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DAEAN HOLDINGS LTD

CHARMAN'S INTRODL CTTON

I am pleased to present the results for the year ended 31st March 2024

This has been a chalienging veur with the Group facing the combined headwinds of sluggish
ceonomic growth, record levels of inflation and rapidiy nsing interest sates. Thoese tactors have
resulted ina loss betore tax for the year of &1 0 million (2022 - 1597 million protit). Sharebolders’
funds have reduced by 1 0% 10 .£1.928.8 mitlion (2022 - 2 9% increasc).

W believe that "underhing profic”, which removes fluctuations in unreatised fair value movements,
presents a better view of the vear on vear performunce of the husiness, AS set out on page 27 and
i1 note 23 o the accounts on page 85, the underlving profic for the yoar was %472 million comparcd
o X539 million in 2022

In the T K we saw growth of 2 % in overall renial income (2022 - 001% reduction)  This arosc
particularly on residential properties where sustained demand has enabled rent increases and
reduced vacancies. The resalts for commercial propertics have been more mixed.

I the LSA we have achieved overall rentat growth of 6.0%. This arose on most properties except tor
those in New York City where the market is restricted by rent controls - Growth in rental income
from our Florida propertics has been particularly encouraging

In both the UK and USA rising interest rates during the period have increased yiclds and depressed
capital values The ane hright spot wis Florida, where the general downward pressure on capital

values wis offset by continuing strong demand,

Or focies will seineiin the
dchicvement of loig terin low visk growth
Fiasset perltee el veiitadd coie,

22

Now that the uncertainty of the Covid 19 pandermiic s largely behind us we hus e recommenced our
programmes of refurbishment and development of residential unies inthe TK I the USA we have

concentrated our imprayvement expenditure on the newer purchases in Florida.

Outlook

The immediate autlook for the UK s tor little or no growth in GDP and 1the possibalits of further rises
in interest rites. inflation seems to be on a downward path albeit slowly Background conditions do

seerm 1o be nore tavourable in the USA

The Covid-19 pandemic » likeh to leave a lasting impact on the demand for commercial property
Working from bome bas become established und shows every sign of contimumg to be widespread
This will incvitably reduce the need which otfice tenants have for space

We will continue to he cauttous i managing the risks which we face while standing ready to seize
the oppartumtics that present themselves. Our focus will remain the achicvement of long werm. low
risk growth in asset value and rental income

As ever.miy thanks go o our hard working staff [or their effonts during the sear

B S FE Freshiwcaler

Chuairan
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Fisasoian HIGHEIGHTS

£90.2 million

£41.0 million

[.OSS PER SHARE

C£1 ® ;2
SHAREHOLDERS FUUNDS

£1,928.8 million

SHAREHOLDERS FUNDS PER SHARE

£118.36%

24.5%*
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STRATEGIC REroRry

Objectives

For many years we bin e focussed on the pursuit of the Group s objective of achicving long term low
tsh o U o et weset vadue und cental invoms, and in prodently wrowang oo dividends.

Strategy

The strategy for achieving our objectives has three prineipal etements

] Manugement of our property portfolio to maximise net rental income and thereby enhance
capital values

| Identification and completion of value enhancing development opportunities within our
portfolio

| Identification and completion of new property acgutsitions which have the potental, through

development or otherwise, for long term enhuncement to net asset value

In pursuing this strtegy we ke the view that properny is a long werm business which does not
abways fit convenently into the annual reporting ovele Development opportunities, m puarticular.
can take many sears from firse ided o first leding and will often involve substanuial imvesiment over
a period of veuars before any gain s achiesed W caretully momtor our ¢xXposure to ¢nsure that the
impact on our resources renains manageable.

Business model

The main activity of the Group, as carried on through its subsidiary companics, v investment in

commercial, industrial and residential properey in the UK and also on the castern seaboard of the TSAL
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The Group generally holds its propertics for the long term in order o generate rental income and
capital appreciation although  the right circumstances am property could be avaitable for sale

The Group operates & substanually ousourced business model Day-to day manggement of the
Group’s properiivs in the UK is carried out by Hhighdorn Co. Limited and Freshwater Property
Management Limited These companics also provide the staff who carry out all of the LK functions
af the Group Further detads ot the relasonshup with these compunics are set out in Note 18 o the
financual statements

Stmilar arrangements with Tocal managing agents operate in the UsA,

Managing risk

Whilst retaining «n entreprencurial culfure. the Group has a low appetite tor risk - This underpins
our approach to all aspects of the business and 1~ appropriate to our strategic objective of delivering
long term, fow risk growth i net asser vidue per share

The Board has undertaken @ robust assessment of the principal and emerging risks facing the Group
by reviewing dewdiled risk reports, including those risks threatening its business model future
performance. solvencey and bquidity.

n relaton o Gnancial instrument risk, the Group operates @ cautious finuncial policy on a non-
speculanve and long term basis in order to ¢nable the Group o carey on us business in confidence
and with strength. The Group aims 1o ensure that the cost of capital s kept to @ mmimum through
the maintenance of its mam long standing relationstups wath leading banks and other financdl
institutions The Group seeks 1o pummise the risk of sudden or unexpected nses in finance costs by
wiy of fiaed rate debt and financial denvative instruments whilst rewaining some tlexibility in
reliion 1o short term interest rates As explained m Note 1(g@) (o che finanaal starements. the Group
docs not hedge account. Note (7 to the finandid statements details the Group s exposare to the
various findncil instrument risks

Managing risk has been central to the success of the Group over many vears and in particular gearing
has been kept at a relittively fow levet for the property indosiry: currently gearing s 24 3% (2022 -
235 6
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The Boird recognises that, in common with all companies. it can only have limited control over many
of the external risks which it faces The largest ot such uncontrollable” factors is the economic oyvcle
whick has 4 major impact on the demand for and price of property and the ability of the Group 1o
achieve its strategic objectsves

The principal nsks facing the Group are deseribed in the following paragraphs together with the
steps which are taken to mitigate and manage then.

External risks
Feonomic owllook

In the UK the economic outlaok is for weak growth at best with interest rates continuing to rise as
the Bank of England struggles to control the rate of inflation which is on a slow downward path. In
the USA it is predicted that GDP growth will decelerate with a risk of recesston in late 20235 or 2024,

Although the restrictions put in place during, the Covid-19 pandemic have now ceased. "working
from home™ hits now become an established feature of business life which will clearly have an impact
on the future demand for office space

We also face poldical uncertainty at both the inwernational and UK levels as a consequence of the
Russian invasion of Ukraine and the prospect of a general election in both the UK and the UsA

The decision by the United Kingdom o leave the Furopean Union continues (o have a negative
mpact an the business

This 15 the background which provides the risks and opportunitics both for our residential tenants
and also tor the businesses of our commercial tenants und their demand for space

Wo oseok to mitigate and manage such risk by,

| Continuous monitoring of the cconomic outloek and asset allocation
| Continucd maintenance of low gearing and the conservanon of cash and bank tacilitics
| Rigorous tenant covenant checks including independent assessments for major lettings. in the

case of smiller properties we undertake such checking as is appropriate

| Fnhanced rent collection effort to mimmise the possibility of bad detns
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Avatlability of [inance on acceptable terms

In order 10 undertake significant acquisitions or projects of development and vaiue enhancement
within our porttoho. the Group relies in part on funding from the UK and USA property inance
market At present our expericnce shows that suitable finance can be obtained on acceptable terms
Nevertheless amy reduction in the availability of finance tor property at an acceptable cost and for
an appropriate period would adversely affect the Group's ability to undertake acquisinons and major
schemes of redevelopment and returbishiment. We are 4t an advanced stage of negotiating new
tacilities which will enable us to repay existing facilidies totalling £275 million which ¢xpire in the
first quirter of 202 4

We seek toomitigate and manage this risk by:

| Ensuring that the propertics which we mvest i are in our opmion. likely to maintain there
value

[ ] Monitoring funding trends and the development of banking regulations

| Sustaming relatonships with our principal financing parineres. both banks and alse other
lendumg mstnutions

[ ] Securing term fidnee freilities to meet our foresceable tequirements

u Frsuring that the maturities of major foan arrangements are spread over a period of yeirs

| Contnuing 1o scck (o use financal instruments to X or cap nterest rtes

Movements in currency rates of exchange

With 31% by value of the Group's property portfolio tocated in the USA any signiticant movement
in the U dotlar/sierling rate of exchange will impact our reported results The fall in the value of
sterling relative to the U s dotlar in the fimancial vear was 67 (2022 - fali of ') This has had the effect
of increasing the reported value of our USA net assets The averiage exchange rute for the vear tell by

L200 (2022 - S's rise) and ity impact on the reported TUSA resudts is not materil

W mitigate and manage this risk by

| Funding U'S asscts by US dollar borrowiags and local retained carnings This means that the
impuact of movements in the exchange rate is limited o accounting adjustments m the Group s
consolidated accounts  An accounting profit of £23 5 mullion (2022 £15 2 nulliony arises
reseryes muenly on the re-translation of the opening net book value of assets in the 1UsA

| Incurring all costs used to generate TS dollar rental mcome in US dollirs




Dagjan HoLoINGS LTD

STRATEGIC REPORT

Regreleation

The present T K Government has announced its mtention to tackle leasehold reform through two
picces of legislavon The Leaschold Reform (Ground Renoy Act 2022 came into foree on 30 June 2022
but s unlihely to Lrave @ nieertal impact on sur business model. Although the government is yet o
publish any sigiificant detail, s thought that the second picee of legislaton will be enacted in the
near future and may adversely affect the pricing and sale of leaschold extensions,

Rent controls in New York City are constraining the rental and capitd value growth of our propertics
i that city

Increased regulation on building or environmental standurds, health and safety or planning matters
could imposc additional costs whiclhh we assess to be immuaterid]l  In particular new coorgs
performance standards will become ohligatary in 2028 for all new esidential bettings, in the UK

We seck to mitigate and manage this risk by

] Carctul monitoring of developments in legistabon with the help of our professional advisers
u Concentrating new agguisitons in areas which are not subject to rent control or ather adverse
regulation

Catastrophic events

The operations of the Group were atfected by the impact of the Covid- 1) pandemic and could in
future be adversely affectad by the tmpact of further such events or a significan: catastrophe such as
extreme weather fire. cyberattach, civil disturbance or terrorism which could result an the Loss of any
of our principal buildings or oftices and the records stored in them.

Mo seek to mitigate and manage thas risk by:

| Maintaining a system of home working to ensure that the Group can continue to function
despite the need tor office closures

Insuring buildings with third parties

Physical huilding security

Fireproot storage of leases and other documents of title

Dispersal of business critical [T systems and enhunced diita scourity measures
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Analysis by property type

Analysis by location




DagaN HoLDINGS LTD

Tenant defaulr

Tenant default constitutes a risk to ncome and. ultimacely. to capiral value. Notwithstanding well
pubticised reports in the media of tenants defaulting on rental arrangements or uniinerally seeking
material rent reductions, we continue 1o receive the substanual swjorty of reatals due under
contractudl arrangements

The mult-tenanted natare of the portfolio. with rertal income derived from numerous propertics.
provides a natural measure of protection against the risk of individual defaute

In additicn, we seek to mitgate and manage this risk by

| Sceking tenants with strong covenants

| Credit checks on new tenants including independent assessments for auyor lettings
| Cuarelul monitoring of tenants showing signs ot financial stress

| Actively using recovery mechamsms for overduce debts

Retail Sector

The contraction or collapse of tugh profile retail chains continued in the year. The change in
shopping patterns and in particular the move 1o onlie shopping which has accelerated during the
Covid-19 pandemic means that the downward pressure on UK shopping centres’ tenant demand and
capital values is likely 1o continue. Parades of shops. an important part of our portfolio. have not so
far suficred 1o the same extent Qur portfolio is noc significantly exposcd 1o the risk of any single
retail tenant

We seck to mitigate and munage this risk hy:

| Close momtoring of developments in the retail sector

| Carcful monitoring of tenants showing signs of financial stress

| Avoiding concentration on any one tenant or retail sector
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Internal risks
Regional concentration in 'K and UN portfolios

Within the UK. the majornity of our properties are sittated in and around the London arca Our porttolio
is therefore significantly impacted by valuadion trends in that arca Historically, our USA portfolio has
been mainly Jocated in New York where i recent vears capital values have been impaired by the
introduction of screre rent controls and restnictions. However following recent acquisitions. the
greater part ot the portfoho w now located in Flonda where property values have benefined trom the
movement of population into the state

C

mnges it aggregiate property value have a dircct impact on the net worth of the Group.

We seek to mitigate and manage this risk by

n Continwng to imvest in the USA, principaily n Florida and other locations outside New York

u Repular monitoring of the property murket for opportunitics. not just in Londoen but
throughaout the UK

| Regular professional revaluations by our independent survevors in the TK and USA

Acquisitions

The Group seeks well priced aequisitions which will meet the strategie objective of adding long werm.
fow risk growtly in net asset value. The Group's oft stated aversion to undue risk means that in g period
of ceonomic and pohitical uncertainty. such as we presenthy face. oppaortunitics for acquisition wili be
approached with extreme cauton  There s nevertheless a risk that an inappropriate or ifl-judged
acquisition could destros value

We seok to mutigate and manage thes risk by

| Rigorous pre-aeguisition screening of all huving opportunities and appropriate due diligence

Decelopment

The Group conunucs to seck development opportumues, principally from within the porttoho but
al~o clsewhere, Development provides an opportunity to enhance income and net asset values but
carries risk s o planmng, construction timing. costs and leiing
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We seck ta mitigate and manage these risks by

m Rigorous screenmg of all development opportunitics including external protessional advice
and. where appropriate, market coseurch to ensure continued tenant demund

u secking fixed price contracts with buailding contractors

n Focusing on a limited number of developments at any one time

[ | Close monitoring, together with our external advisers, of active developments

People

The Group relies heavily on the imolvement of key executive directors in buth strategic and day-to-
dav affairs. Loss of this involvement would be disruptive to business.

We have sought (o mitigate and manage ties risk by

n The establishment of a strong Group manigenent team 1o support the exccutive directors

B The appoinument of dircctors trom the next generation of the Freshwater family both in the
holding and subsidiary companies

Investment properties

A professionad vaduation of all of the Group's propestics was carricd out at 31 March 2023 The 1K
propertics were valued by Colliers International Property Advisers UK LLE Chartered Surmveyors. In
the Usa_ull properties were valued by Jones Lang Lasalle, Cortified General Real Estate Appraiscers

The table helow shows a summuary of the valuation of our imvestunent property at 31 March 2023:

valuation Valuation

March 20235 Muarch 2022
im Am
Commercial property
LR 994.4 1.053%.0
[SA 110.4 1043
Residential property
UK 8729 881 .-+
L 5A 7221 GBAT
Less lease incentives (17.0) (1.0

Total 2.682.8 2705 14
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A more detdiled analvsis of the invesument property portfolio is sct out in Note 9 to the consolidated
financul statements

The changes in value shown i the table o page 18 are ateeibutable to the net gains and losses arisug
on revaluation and movements resudting from putrchases. capital expenditure. disposals and cunges in
CUTTCNCY radies of exchange. This is shown in the analysis below:

2023 2022

Am Lm

Opening vajuaton 2.705.4 256§
New acquisitions 4.0 1
Additions to existing propertics 19.4 14.8
Disposals (5.9 .0
2,722.9 2572

Revaluatson (loss)/gain (90.2) tat.1
Foreign exchange gamn 50.1 321
Closing valuatoion 2,682.8 27054

Qur property portfolio vaiues in the TK el overali by -1 1%, Properey values in the UsA tell by 0 72
in dollar terms Wothin the T Ko our residential properties fell by 1 12% overall whilst our commiercial
propertios fell by 6 8% overall, with falls of 11 4% in the value of oftices and 10 8% in retail properties
being purtiadly ofisct by @ rise of 2, % in keisure and services propertics Our values of our industrial
propertics reoined broadhy fla

En the USA we continued to see value growth my Florida with prices up 6 6% although these gains
wert more than offset by falls in New York of 7 6% and Iosses of 3.0 in other locations

Acquisitions and Developments
Puring the vear we acguired the headlease of Zeeta House, Puiney Since the vear end we have
acquired the frechold of the Strand Palace Hotel

In the UK development work wis concentrated on the crcation of new penthiouse apartmentts 4t our
Bentinek Close, London NW 8 properts and a new biock of flats a1t Goulston Street, London E1 - In the
L 5A our expenditure has been on the recently acquired propertics in Florida.
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Results for the year

The Group recorded a loss betfore taxavon for the vear ended 31 Mareh 2023 of L300 million (2022
- profit of £159.7 milhon) The result includes 2 net valuation loss of £90.2 mullion arising on
investment properues (2022 - gain of 101 1 milliom.

The table below shows the performance of the Group before and after valuation movements:

2023 2022

Lm £m

Total rental and related income from mmvesument property 185.0 1084
Propern operating expenses (104.8) (89 8)
Net rental and related meome from investment properts 80.2 T8O
Profit on disposals of investment property 9.4 15.3
Administritive expenses (18.6) (17.9)
Net aperating profit before net saluation movements 71.0 76.0
Net valumtion (1osses) gilins on investment property (90.2) Lt
Net financing expense (21.8) (17.4)
(Loss) profit before axation (#1.0) 139~

Overall this vear has seen an increase of £16.6 million in rental income cquivalent to 9 9% (2022 -
3070

In the UK demand [or residential property has been strong which has resulted o mereases in rental
levels and a reducton 1o the number of vacant units  Comimercial property income has increased
following the completion of various schemes of refurbishment  However this increase has been
more than oftset by tenant losses as a result of sluggish ceonomic conditions and changes in working
practices  Overall UK rental income incrcascd by 2 8% (2022 - 0 1% decrease)

It the 1 SA our propernies m Florida have emjoyed strong rental growth particularhy those which we
have purchased in the last tew vears. The renr control regime mn New York Ciny has limited growth
i renwal income from our properties in that area Overall UsA rentad meome increased by 6%
(2022 .« 13"
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service charge income represents the recovery of costs incurred on relevant leases. The increase in
the year was mainly attributable to the commencement of new programmes of major works.

[roporty operating cxpenses have meeecased by [ L35 C202Y 0 0.5% reduction) ar constunt exchange
rates. Fhis reflects increased spending on repairs together with the impact of high inflation in both
the UK and USAL These upward pressures were partially offset by the recovery in the UK of past year
overcharging by various local authorities

Profit on disposals derive in the main from the sale of lease extensions in the UK. When long
leascholders extend their lease a premium s paid, the Group has no control over when these
cxtensions may occur

Thus has been a period of rising interest rates and net financing costs have increased in hoth the UK
and the UsA

This vear's fair value movement on tinancial instruments wias a gain of Y13 million (2022
A5 4 million)

.

Our realised profits are subject 1o tax in the UK ar 9% and in the USA at 28.3%. Provision for
deferred tax is then made for items recognised in the accounts but nol realised for Tax purposes.
principally property revialuation surpluses  This provision is calculated at the rates which are
cxpected to apply in the future. In the UK, the funiire mx rate has been increased to 25% and a small
increase applics in the USA Our overall effective tax rate is 24% which s consistent with the
N[il{Lit()I’}' tax rates

Earnings per share

The Group recorded a loss per share of £1 92 (2022 - carmings £3.53). which represents a fall of
&35.1% per share (2022 - 18 pence increase).
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U nderlyving profit before tax

The profit reported in the financial statements has for some yeurs wcuded property resaluation
movements and fair value adjustments to finaocial mstruments.  In addition to this measure of
performance we also focus on underhing profit hefore tax which does not include these valuation
wems, Underlying profit betore tax for the last two vears is set out below

2023 20022

£m £m

(Loss) profit before tax per the income statement (+1.0) 1597
Property valuation defictt (surplus) 90.2 (101 1)
Financial instruments fair value adjustments (.3 (35 %)
Adjustment to measurement of disposal profits 2.3 006
U nderlving profit before tax 37.2 539

This vear s underlying profit betore tix ot £47.2 million represents a decrease of x6.7 million on the
underlving profit of £53 9 million in the previous vear The decrease s mainky due 1o the reduction
ot profit on disposal of propertics as List vaar two large buildings were sold

Underlying profit before tax represents thut clement of our reported results which has actuallys been
redlised and is not dependent on yvaluavon judgements It represents the performance of our core
rental business together with disposal profits which tend to fluctuate from year to year

[t t» our underlying profit before tax which generates the cash we use 1o reamvest in the business
and to pay dividends and tixes.

Gearing

Gearing. the rutio between our loans and borrowings and the value of our total asscts,is 21 3% (2022
- 23 Gri) for the Group as i whole Tn the UK the ratioas 16 6% (2022 - 16 2% whilst in the USA,
whiere cach property s financed separatcly on a ringtenced basis itis 82 95 (2022 - 42 390

Sharebolders’ funds
At 31 Mareh 2023 sharchoiders funds umounted 1o X1 928 8 million a fall of 1 4% on last year's Agure
of L1 955 6 muthon (2022 increasc of 2 9% sharcholders’ funds in recent sears have been as tollows:
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Outlook

The Chairman’s Introduction on page 2 and the section dealing with external risks on page 8
describe the ceonmie and political Gactors wineh will affecr the Group in the cotming year

In the (K the immediate future will be dominated by high rates of interest and inflation, The Bank
of Englund is determined to bring inflation under control and has torecast that the annual rate will
not return 1o the long term target of 2% umiil 2025, In consequence, for the short term, interest rates
are likely to contipue to rise. The economic outlook iy for weak growth at best and the risk of
slipping into recession,

The outlook in the TSA s somewhat more positve with inflation much reduced however interest
rates remain high and there 5 concern that cconomic groweh may come to a halt.

An clement of political upcertainty arises from rthe fact thar General Electrons will be held mn both
the UK and USA m 2024

Against this background we will continue to conserve and enhance our financial resources so that
we remain well placed 1 tahe advaniage of opporwenities as they arise,

It is the nature of programmes of development and enhancement that they tend o span more than
one accounting period and may take some timce to bring e fruition: we are comfortable taking a tong
term. low risk approach o growing net asser vatue.  We continue to explore development
opportunitics within our existing portfolio; the timing and speed with which these are pursued will
be influenced by general coonomic. political and market conditions

in the USA we continue to seck acquisition opportunitics in faveurabie locations, mainly outside
New York and. whenever possibic, to refinance existing propertics at more advantageous rates. There
is strong competition for worthw hile opporunitics but we stick to our rigorous sclection criteria
and are prepared to wait for the right transaction

Employees

The das-to-day activitics are outsourced to management companics which are responsible for the
provision of the services of the staft on whom woe rely o run the business. As part of the
arcangements with the management companics in the UK those individels engaged on the Group s
affuirs hold joint emploviment contracts but the management companios resun sofe responsibilicy for
sciting recruitment. emplosment. training, bealth and satety, diversity and human rights pohcies for
therr staff. Whilst the Group supports and encourages good practice i all of these arcas, detwled
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responsibility for the establishment and exceution of such policics lics wath the management
companics  As s result this report does not contam the kind of information mentioned in the
Companics Act 2006 s 1 1C (T and i)

All Direcrors of the Company are muale and no new recruitment to the Board is presently planned 1o
addition, there are 20 other directors of the Company s UK subsidiarics. of wlom 12 or 60% arc
female and 8 or #w are mule W hen the need for recruitment arses equal consideration is given to
alt candidates, regardless of gender rehgion or ethaudity

Health and Safery

Su far as heulth and safety is concerned the Board cecognises the importance of ensuring that our
properties provide a sate and healthy environment for all users. With this 1 mind the Board has
requested that the management companics ensure that,

= All their emplovees recerve appropridte training in the identification and nmnageaent of
health and safety risks  Evers emplovee 1s required 1o be familiar with health and safety
policies and hus responsibility for ensuring that they are followed in their arca of work.

a Regular ovelical rish assessments are undertakess by external consultants on all propenies for
which the Group has responsibility: A dedicuted team is tusked with resolving ssues raised by
suchyassessments and with monitoring policy compliance.

] During the Covid-19 pandemic secure workplaces and practices were established for all
employees This has involved enabling working from home where appropriate as well as deep
cleaning of offices und the provision of sanitising materials

T etsure that an awstreness of the importance of this issue continues at the highest level wichin the
Group. health and safety reviews are periodically presented at Board level

Community

The Group has long recognised the importance of suppornng the comununities in which we operate
Muany companies encourage and facilitate their emplovees to donate their dme and efforts 1o
communicy projects: because our statfing is outsotrced this route s not availahle to us OQur suppaort
therefore takes the following forms:

| | Donations largely 1o educational chanties, suhich this vear amounted tao 173487 (2022 -

XT5.522)
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| Dividends on donated shares tollowing the donation some years ago 1o charities of shares
representing 6.3% of the capital of the Company with dividend payments in the yeur of
£1.198.242 (2022 - £1.156.923) being passed to charitable compames,

Environment

As mentioned on page 28, all the staff engaged in the busimess and who control our buildings are
provided by management companics. We do not bave responsibility for the greenhouse gas
cmissions related to the employment of those people. The greenhouse gus emissions arising from
our let propertics are the responsibility of our tenants,

Pursuant to Part "A 20F (3) of large and Mediumsized Companics and Groups (Accounts and
Reports) Regulations 2008, the Company is exempt from the disclosures requured in Parl 7 regarding
greenhouse gas enussions, cnergy consumption and energy elficiency action,

The scope for enhancing the enviconmental standards across the majority of our properties is
limited  In the main they were constructed before the advent of modern standards and it would be
neither practicaih nor cconomically feasible to undertabhe a complete upgrade to mect modern
requirements  However, we da Luke the opportuniues which arise each year as part of programmes
of reparr and returbishmenst to improve the encergy efficiency of our buildings and the plant therein.
Where appropriate we also sevk to take inte account the likelihood of future tighiening of
crvironmental standards.

W hen we undertake new developments or major schemes of refurbishment we strive to achicve the
highest eovironmental und sustainability standards consistent sch the nature of the buildig and the
scheme being undertihen.

Section 172(1) statcment

The Directors have acted in the winy that they conmsidered. in good taith, would be most hkely 1o
promote the success of the Company for the benetit of its members as a whole and in doing so had
regard (0 the matters set out in Section 172 (1) Ga) to (0 of the Companics Act 2000,

The Board considers the Groups key stakeholders 1o be the Group s lenders. shareholders, staff
provided by management companics. supplicres and tenants The Board impress the need for an
open. fair honest and respectiul workplace culture on semor management who ensure that all whao
work tor the Group are aligned to these values  This enables the Group o forge strong long term
relationships with its key stakeholders, whiclt s critical to the success of the business and its stated
abjecuve of the pursuit of fong tern low sk groweh in oot asset value and rental income as
explained on page 4 The executive directors wm o mect with many of the Group'™s ke
stakeholders cach year and it s an important part of the role of serior management to meet with and
foster business relatonships with lenders, suppliers. tenants and other stakeholders Higlh standards
of business conduct are demanded from all those who represent the Group whether they are
members of the Board, staft provided by muanagenwent companes or thind party advesers. agents or
other representatives.

Viability review

The Directors hive appointed a team led by senior management to assist the Bourd m undertaking @
viahtlity assessment A thorough review has been undertaken of the Group's current financral.
strategic and operational positon. the Board » future plans for the business and the prncipal and
emergimg risks faced by the Group, deseribed on pages 7 1o 20 of the strategie Report.

The Birectors consider that five years remains an appropriate tme horvson for assessing the longer
term viability of the business and this is consistent with the pertod which has been used for strategic
planning

] The Grroup has a Jow risk. balanced portfolio of propertics with many commerciad propertics
acveupied by wenunes with long leases Based on current trends and notwithstanding the high
inflationary ¢nvironment and the challenging cconomie outtook in the UK and TSAL the
[rrectors contunue o believe that the Group will be able to grang short werm leases on
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residentidl propertics and new leases on commercial properties at comparable rents ovenall for
at least tive years

| The Group utilises external funding und its policy is to have availabie and commuitted facilities

which are spread over a period of vears. Most bank tinanee is available for a term of five yeurs,
As explained further in Note 16 whilst the Group has some £275 million of bank loans which
are repavable within one vear at the date of signing this report the Group had received heads
ol terms or were in advianced discussions with lenders for new loans totalling £325 million In
addition. other potential funding aptions are avadable including an extension to 2025 on 1
£225 million loan and majer new loans from other financial institutions. The Group has
ongoimng discussions with incumbent and potenual lenders regardimg the renewal or
replacement of facilivies well in advance of their maturity Based on these discussions the
Bodrd remains confident that the Group will be abie o replace existing facilities when they
mature on competitive and aftordable terms

Assessment of the Group's viability over the next five vears incladed stress testing kev business
mutrics wiath what is considered the plausible worst-case potential impact of the principal and
emerging cisks, Particukurc anention was paid 1o the availability and oxpected cost of loan finance,
interest rate caps and swaps Whilst carrying out this assessment, the strength and effectiveness of
the controls in place to nutigate risks were considered,

4

The diveciors confirin that, e
e the analyses, they fave a reasosnble
CNfECRA T et the € PYOUS CHIL OO e [0 opendle
andd mieet is liibilities as they fall due over the
frve=year period of the wsesinent,

22

In determinimg what should be regarded us the plausibie worstcase unpact. the Bouard and senior
munagenwent cecam have considered in detail and sought advice on torecasts for UK property prices.
demand tor UK property and the associated impact on rents and yvields and the willingness of
financial mstirations (o lend to UK properts companics. Testing included assuming that one of the
three fenders with whom we are m advanced negotiations regarding new and replacement {oans
decides against lending 1o the Group and that the proporuon of UK rent collected talls to 80%, down
from 98.9% which is the percentage of UK reat for the vear ended 31 March 2023 that had been
collected at the date of sigming this report. Notw ithstanding the reduction in forecast cash collected.
admimistranion and operatnyg Costs wore assumed to remain the same in real terms Headroom on
loan covenants has been stress-tested. the maturitics of Ioan agreements review od and o fiveveuar

cdash flow forccast produeced

The Directors contirm that. bused on the analysis. they have 4 reasonable expecration that the Group
can conunue o operite and meet ats labilsties as thes tall due over the fivevear penod of their

dssessmoent

By order of the Board

Ty Southgate i
Company Seeretars

2O Neptember 20023
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Strategic Report

The Company’s Strategic Report for the year ended 31 March 2023 is set out on pages 4 10 34 and
contains the following information:

L The principal activities of the Group

B The business review of the Group

B Anindication of the future developments of the Group

n The principal risks and uncertaintics facing the business, including those relating to financial

instiwnenty

n Employee and environmental disclosures including those related to greenhouse gas emissions

Results and Dividend

The loss for the year amounted to £31.1 million (2022 - profit of £57.6 million). A first interim
dividend of 58p per share was approved on 3 August 2022 and a second interim dividend on both
A Shares and B Shares of 58p per share was approved on 28 March 2023. The Directors do not
recommend the payment of a final dividend.

Directors

The Directors who served throughout the year and up to the date of this report were:
Mr B § E Freshwater

Mr 5 | Freshwater

Mr D Davis

Mr A M Freshwater

Mr C B Freshwater

Mr R E Freshwater

Brief biographies of the Directors are as follows:

Mr B § E Freshwater. Aged 75 - Joined the Board in December 1971 with primary responsibility for
the Group's finances. [n July 1976 he was appointed Managing Director and, additionally, became
Chairman in July 1980,

Mr § 1 Freshwater. Aged 73 - Directs the Group’s operations in the USA and also has responsibility
for the Group's UK sales division. e has been a Director of the Company since January 1986

Mr 1) Davis. Aged 88 - Previously a partner in Cohen Arnold, the Group's consulting accountants. He
relinguished his partnership in 1971 in order to devote more time o his numerous business and
uther interests. He has been 4 non-executive Director of the Company since December 1971

Mr A M Freshwater. Aged 32 - He is resident in the UK and sits as an Arbitrator in complex
cominercial disputes. He is an actual and potential beneficiary of trusts and a trustee of certain other
trusts with substantial holdings of the Company's equity. He was appointed to the Board as a non-
executive director in July 2010,

Mr ¢ B Freshwater, Aged 51 - Was appointed to the Board as a non-executive Dircctor in July
2017, He currently lectures at a London college. He is an actual and a poteatial beneficiary of
trusts and a trustee of certain other trusts with substantial holdings of the Company's equity.
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Mr R E Freshwater. Aged 53 - He is currently pursuing an academic carecr and lectures to graduate
students. He is an actual and a potential beneficiary of trusts and a trustee of certain other trusts
with substantial holdings of the Company’s equity. Ile was appointed to the Board as a non-
executive director in July 2010,

The powers of the directors of the Company are as set out in the Company's articles of association.
During the year the Company did not purchase any shares.

Direclors™ Interests in Transactions

Day-to-day management of the Group's properties and its opcrations in the UK is mainly carried out
by Highdorn Co.Limited and by Freshwater Property Management Limited. Mr B S E Freshwater and
Mr 5 [ Freshwater are directors of both companies. They have no direct beneficial interest in the
share capital of Highdorn Co. Limited. Mr B § E Freshwater, Mr § | Freshwater and Mr D Davis are
alsg directors of the parent company ol Freshwater Property Management Limited but have no
beneficial interest in cither company. Mr C B Freshwater and Mr R E Freshwater have a beneficial
interest in a trust helding interests in shares in Highdorn Co. Limited.

stutements.

Share Capital and Substantial Divectors’ and other Shareboldings

The structure of the Company's share capital, including the rights and obligations attaching to the
shares, is given in Note 14 to the financial statements. At 31 March 2023, the Company had 3,347,364
A shares and 12,947,993 B shares (2022 - 16,295,337 ordinary shares) in issue and, with the
exception of 763 B shares (2022 - 763 ordinary shares) beneficially owned by Mr D Davis, all shares
were controlled by or held in trusts on behalf of members of the Freshwater family. On 19 June 2023
the Company completed a scheme of reconstruction following which the Company is wholly owned
by Dacjan Group Holdings Limited. Further details are provided in Note 23 an page 86

Dircctors’ interests in the share capital of the Company are as follows:
Non-beneficial

Beneficial interest interest

31 March 31 March 31 March 31 March
o 2023 2022 2023 2022
B % E Freshwater 457,683 457.083 12,245,617 12,245,617
S T Freshwater 206,920 206,920 8,332,941 8332941
D Davis 763 763 - -
A M Freshwater 2,591,294 2501.2904 962,323 062323
€. B Freshwater 2,591,294 2.591.294 - -
R E Freshwater 2,591,294 2,591.294 1,034,566 1.034.566

Nates:

t Beneficial intercsts of B % E Freshwater and S [ Freshwater includes shares held by (1) a company owned 5(0%
by B § E Freshwater and 50% by 3 | Freshwater: and (ir) B $ € Freshwater and 5 | Freshwater jointl peasion
scheme

2 Benehaial interests of & M Freshwater. C B Freshwater and R E Freshwater include shares held by trusts in
which they are cach one of a lurge class of beneficiaries

3 Non-beneficial interests relate wo shares hekd by trusts. charities and bodies corporite owned by family truses
where the director is a trustee or director.
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Included in the directors’ holdings shown in the table on the previous page are the following
holdings at 31 March 2023, each amounting to 3% or more of the Company'’s issued share capital:

Number

of shares %
Daock Newco Limited A Shares 3.347.301 205
Henry Davies (Holborn) Limited B Shares 1,934,090 11.9
Trustees of the § I Freshwater Settlement B Shares 1,560,000 9.6
Distinctive Investments Limited B Shares 1,464,530 9.0
Quoted Securities Limited B sharcs 1,305,631 8.0
Centremanor Limited B Shares 1.000,000 6.1
Valand Investments Limited B Shares 1,000,000 6.1
Silda 2 Limiced B Shares 705,000 4.3
Mayfair Charities Limited B Shares 365,000 3.5
Tabard Property Investment Company Limited B Shares 500,000 3.1

As explained in Note 25 on page 86,0n 19 June 2023 all B shares were cancelled and simultaneously
reissued to Dock Newco Limited as part of a scheme of reconstruction. There have been no further
changes to the shareholder’s interests from 31 March 2023 up to the date of signing this report.

Corporale Governance

This report combines by reference the Corporate Governance Report on pages 40 to 42

Change of Control

Part 6 of Schedule 7 of the Large and Medium-sized Companies and Groups (Accounts and Reports)
Regulations 2008 requires the Company to identify those significant agreements to which the
Company is party that take effect, alter or terminate upon a change of control of the Company
following a takeover bid and the cffects of any such agreements.

The Group has seven bank loan and mortgage facilitics which contain change-of-control clauses. Five
of these facilities in certain circumstances require the prior written consent of the lender to a change
of control over the parent company, without which such change of control would constitute an
event of default. A change of control under the other two facilities would similarly constitute an
event of default but no provision is made for the prior written consent of the lender. At 3] March
2023, these facilities represented £106.9 million (2022 - £108.0 mildon) of the loans and borrowings
in the financial statements and undrawn facilities of £30.0 million (2022 - £30.0 million).

Going Concern

The Group's business activities, together with the factors likely to affect its future development,
performance and position are sct out in the Strategic Report on pages 4 1o 34, which also refers to
the financial position of the Group, its cash flows, liquidity position and borrowing facilities. In
addition. Note 17 to the financial statements includes the Group's objectives, policies and processes
for managing its financial risks, together with details of its financial instruments, hedging activitics
and exposures to credit, Hquidity and market risks.
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The Group generated cash {rom operating activities of X66.3 million during the year (2022
246 6 million). Gearing, on the basis of gross debt to total assets. wus 2-4.5% (2022 - 23.6%). Reported
net debt (total loans and borrowings kess cash and cash equivalents) increased to &609.0 million (2022

- X592.5 million) but tell by &1.7 million in comstant currency terms. The Group had undrusn
committed facilities of £35.0 million at the balance sheet date (2022 - £55 0 million).

The Group has undertuken a detailed and robust assessment of its projected future fimncial
position. As the Group has some £275 million of bank loans that mature within one vear. the Board
carefully  considered the ltest status of the negotations with lenders regarding new and
replacement loans. The assessment also considered the Group's ability o meet its debts, the
potential impact on property prices. demand for property and the associated impact on rents and
vields of the current macroeconomic and political climate in the UK and USA

The Group is now close 1o signing new loan agreements with three major banks in the UK for new
or replicement loans and continues to have discussions with other lenders In the unexpected
event that one of these three banks decided against lending. the Group would still have sufficient
cash resources to meet its labilities as they fall due and the discussions with other potentiul lenders
would be accelerated. The Board is confident that the borrowing options that the Group currently
has are more than adequate. During the year the Group generated over £60 million of cash from
operations before ax and inerest. If rent collection in the UK fell to 802 of rent demanded, down
from 98.9% which is the percentage of UK rent for the year ended 31 March 2023 that had been
collected at the date of signing this report. the Group would still have sutficient cash to operate. The
abitiny o reduce expenditure guickly on development costs and dividends provide further sceurity.

The net current liability position of the Group is not considered to be 4 matter of concern.

The Board is satisfied that even in the pliusible worst-case scenario. the Group will have sufficient

resources to be able w continue to operate and there are no breaches of any of its loan covenants.

Consequently. the Directors have o reasonable expectation that the Group has adeguitte resources
to continue in operational existence for at least twelve months from the dare of approving this
Anmual Report & Accounts, Thus they continue to adopt the going concern basis of accounting in
preparing the financial statements.

Ateclitor

The Company's auditor. KPMG LLE has expressed its willingness to continue in office and pursuant
1o section 487 of the Companies Act 2006, the auditor will be deemed to be reappointed as the
Company s auditor.

Statement of Disclosure of fiformeation to the Audifor

The Directors who held office at the date ot approval of this Directors” Report confirm that. so far
as they cach are aware there is no relevant audit intormation of which the Company’s auditor is
unawire, and cach Director has taken all the steps he ought to have taken as a Director (o make
himself aware of any reles ant sudit information and to establish that the Company s auditor is aware

of that information
By order of the Board

J 5 Southgate
seoretary

29 seprember 2023
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Overview

The Board has long recognised the benefits of strong corporate governance and its link to enhanced
business performance. Strong corporate governance supports high levels of accountability and
robust, informed and transparent deciston-making which benefits the Group’'s major stakeholders. It
also gives confidence and reassurance to our stakcholders that we operate with honesty, integrity
and in a socially responsible way.

Each year, the Board reviews the Group's approach to corporate govermance and considers any
changes which might be necessary in light of developments in best practice and in the context of
the needs of the Group’s business. The Board’s assessment of the Group's governance framework
included consideration of the Wates Corporate Governance Principles for Large Private Companies
issucd in December 2018 and endorsed by the Financial Reporting Council. As it is privately-owned,
the Group is not required to apply the 2018 UK Corporate Governance Code, but has considered the
principles included in this Code.

7he Board

The Group is controlled through the Company’s Board of Directors. The Board's main roles are to
create vatue for shareholders, to provide entreprencurial leadership of the Group, to approve the

Group s strategie objectives and to ensure that the necessary financial and other resources are made
available to enable those objectives to be met.

The Board meets regularly throughout the year on both a formal and an informal basis.
Comprehensive management information covering all aspects of the Group's business is supplied o
the Board in a timely manner and in a form and quality which enables it to discharge its duties. The
Board's principal focus, in accordance with the formal schedule of matters referred to it for decision,
is on the formation of strategy and the monitoring and control of operations and financial
performance. The performance of the Board and individual directors is kept under constant review
by the Chairman and therefore it is not considered necessary to undertake 4 more formal process of
evaluation. cither internally or externally. All directors have access to the Company Secretaries who
are responsible for ensuring compliance with the Board procedures. The Board has agreed a
procedure for directors in the furtherance of their duties to take independent professional advice, if
necessary. at the Company's expensce. All directors are briefed by the Chairman of the views, and any
changes to them, of the major shareholders.

Directors and Direclors’ Independence

During the year the Board comprised the Chairman, who acts in an exccutive capacity, one further
executive director and four non-executive directors. The names of the directors together with their
biographical details are set out on pages 36 and 37, The directors are all members of the Freshwarter
family with the exception of Mr D Davis who, due to his length of service, is not considered o be
independent. Given the Freshwater family are the sharcholders of the Company, the Board reflects
this.
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Financial Reporting

The Board has ultimate responsibility for all aspects of the Group's financial reporting obligations.
The key aspects of these obligations are as follows:

Accounting and significant areas of judgement

It is essential to the standard of the Group's financial reporting that appropriate accounting policies
are adopted and applied on 4 consistent basis. The Board is updated by management of the impact
of new and emerging accounting standards and keeps under carcful review those areas of its
accounting policies requiring subjective or complex judgements or estimates. These areas,
particularly in relation to fair value measurements of investment property dre set out in Note 1(u) o
the financial statements. As part of their review of the accounts. the Board also considers the
valuation reports and discusses these with its valuers.

External auditor

KPMG LLP and its predecessor entities have been the Group’s statutory auditor since the Group in
its current form was created by reverse takcover in 1959, The Board keep under careful review the
independence of the auditor and the quality of its services to the Group and is satisfied that KPMG
LLP and Richard Kelly who has been the Scnior Statutory Auditor since 2015 provide an objective
service, from the spound base of their understanding of the Group's business.

Whilst there are no legal restrictions on the length of time an auditor can continue as the auditor of
4 private company, in line with good corporate governance the Board are copsidering tender options
for the Group’s audic.

‘The Board has 4 policy of using KPMG LLP 1o provide non-audit services to the Group only in relation
to matters closcly associated with the audit and maintains close scrutiny of its non-gudit services and
fees in order to safeguard objectivity and independence.

frterndal Controls

The Baoard is ultimately responsible for the Group's system of internal control and for reviewing its
cffectiveness. However. such a system is designed to manage rather than eliminate the risk of failure
to achieve business objectives and can provide only reasonable and not absolute assurance against
matetial misstatement or loss.

The Directors review the effectiveness of the Group's system of internal controls, covering financial,
operational and compliance controls and risk management. 'The Board confirms that there is an
ongoing process for identifying, evaluating and managing the significant business risks faced by the
Group and the internal control systems. and that this process has been in place for the yvear under
review and up 1o the date of approval of the Annual Report & Accounts This process was considered
by the Board at regular intervals

The Board has considered the benefits likely to arise from the appointment of an internal audit
function and has concluded that this is not currently necessary having regard to other controls
which operate within the Group.

Key elements of the Group’s system of internal controls

These are as follows:

Contral environment: The Group is committed to the highest standards of business conduct and
secks to maintain these standards across all its operations. The Group has a clear organisational
structure for planning. executing and monitoring business operations in order to achicve the Group's
objectives. Lines of responsibility and delegation of authority are well defined.
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Risk identification and evaluation. Management is responsible for the identification and
evaluation of key risks applicable to the areas of the property market which impact its objectives.
These risks are assessed on a continudl basis, are subject to a robust annual assessment and may be
associated with a variety of internal and external sources. The Board considers the risk implications
of business decisions including those affecting all major transactions.

Information and communication: Periodic strategic reviews are carried out which include the
consideration of long term financial projections. Financial performance is actively monitored at
Board level. Through these mechanisms group performance is monitored, risks identified in a timely
manner, their implications assesscd, control procedures re-evaluated and corrective actions agreed
and implemented.

Control procedures: The Group has implemented control procedures designed to ensure complete
and accurate accounting for financial transactions and to limit the potential exposure 1o loss of assets
or fruud  Measures include physical controls. segregation of duties. use of external experts and
advisers where beneficial, reviews by management and reviews by the Company's external auditor
to the extent necessary Lo arrive at their audit opinion.

Monitoring and corrective action: The Board met regularly. tormally and informally, throughout the
year to review the internal controls. This process includes a detailed annual review of the significant
business risks and formal considcration of the scope and effectivencess of the Group's system of
internal control.  In addition, the executive directors and senior management have a close
involvement in the day-to-day operations of the Group and as such, the controls are subject to
ongoing monitoring. The Board is satisficd with the scope and effectiveness of the internal controls.
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Directors’ Remuneration Policy

Included in this report is the remuneration strategy and policy together with other relevant
information about the terms and conditions applicable to executive directors of the Group:

Overview

The remuneration strategy is designed to be simple and transparent.  In setting levels of
remunegration it is important to:

| Reflect the interests and expectations of sharcholders and other stakeholders
| Tuke account of pay and employment conditions of employees in the Group

] Reward the sustained growth and profitability of the business
|

Encourage management to adopt a level of risk which is in line with the risk profile of the
business as approved by the Board

u Ensure there is no reward for failure by having a contractual entitlement to compensation for
loss of office

Executive directors’ potential remuneration

Exccutive directors normally receive basic pay only. There are no formal bonus or incentive schemes
in operation or any form of share option scheme or long term incentive plan, although the executive
directors were cach paid an additional fee in both the current and prior financial year in recognition
of their exceptional contribution to the Group. The executive directors are incentivised by virtue of
all shares in issue, with the exception of the 763 shares beneficially owned by Mr D Davis, being held
by or on behalf of themselves, other members of their families and their charitable interests.

Strategy

Purpose
The salary is set o be competitive, relative to other compantes operating in the same sector.

Annual review
A review of executive directors’ salaries is carried out each year once the results for the year are

known and with reference to a comprehensive peer group of similar companics.

The annual review takes into consideration:

| Individual responsibilities, experience and performance

| Salary levels for similar positions in comparable businesses

| The level of pay increases awarded to staff whose scervices are provided by management
companies

| Economic and market conditions

a Overall performance of the business

There is no overall limit te maximum increases save as to comply with the strategy outlined above.

Benefits

There are no additional benefits granted to any director over and above basic pay and additional fee
for their services 1o the Company. Mr A M Freshwater and Mr R E Freshwater received medical
insurance for themselves and their family as part of their remuncration for their directorship of
subsidiary companies.
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Pension

The Group does not operate a pension scheme for the directors and therefore they do not receive
cither pension contributions or entitlement ro pension benefits as part of their remuneration by the
Group.

Recruitment of executive directors

No new appointments of exccutive directors have been made for many years but if an appointment
were made, salary would wake inte account market data for the relevant role, the individual's
experience and the responsibilities expected of them.

Service contracts

No director has a service contract. Company policy is to employ executive directors at will, with no
contractual entitlement to compensation for loss of office. Mr B § E Freshwater has served as a
director since 1971 and Mr $ I Freshwater has served as a director since 1986,

The non-executive directors are not appointed for a fixed term but are subject to periodic reviews.
Mr D Davis was appointed in 1971, Mr A M Freshwater and Mr R E Freshwater were appointed in
2010. Mr C B Freshwater was appointed in 2017, They are all remunerated by a fixed director’s fee.

Annual Report on Remuneration

This section describes all payments to directors in connection with the year under review.

Total directors’ remuneration
Details of cach individual director's remuncration are set out below on an accruals basis:

Base Additional Other

Salary fee benefits Total

2023 _ ) i & ) 5 B % £
Mr B S E Freshwater 1,500,000 750,000 - 2,250,000
Mr S I Freshwater 1,500,000 750,000 - 2,250,000
Mr I Davis 20,000 - - 20,000
Mr A M Freshwater 100,000 - 7,051 107,051
Mr C B Freshwater 20,000 - - 20,000
Mr R E Freshwater 100,000 - 7,686 107,686
S 3,240,000 1,500,000 14,737 4,754,737
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Salary fee Total

2022 N - . E X o &
Mr B S E Freshwater 1.400.000 1,500,000 2,900,000
Mt 5 1 Freshwater 1,400,000 1,500,000 2,900,000
Mr DD Davis 20,000 - 20.000
Mr A M Freshwater 85,000 - 85,000
Mr C B Freshwater 201,000 - 20,000
Mr R E Freshwater 85,001} - 85004
a 3,010,000 3,000,000 6,010,000

In addition to the amoeunts included in the tables on page 44 and above were the following payments
from USA based subsidiaries under a consultancy agreement: Mr B 8 E Freshwater US8830,000
(cquivalent to £688,454) (2022 - USSNID and Mr 8 1 Freshwater LiS$165,000 (equivalent to
L136,861) (2022 - US$NIl).

The Group maintains comprehensive liability insurance for its directors and officers.

Changes in the year
Mr D Davis s the senior non-executive Director and has responsibility for changes to the executive

directors’ remuneration

Mr B $ E Freshwater and Mr § [ Freshwater cach reccived an increasce in basic salary of £100,000 per
annum during the year (2022 -~ £50,000). cquivalent to 7.1% (2022 - 3.7%). The increases were
approved by the Board.

The total staff costs borne by the Group under its arrangements with its management companics and
the salary costs of dircctors of subsidiaries in the UK increased by 12.9% (2022 - decrease of 3.7%).
The increase in total staff costs for the vear reflects: pay rises for employees given by the
management companies, which for the final quarter of the vear inctuded many high single digit
percentage increases; an increase in staff numbers reversing the reduction reported in 2022, a full
vear's charge of the fee increases awarded in January 2022 to the directors of subsidiary companies:
and other benefits payable for the directors of subsidiary companies. Since such staff are employed
under these arrangements, no  consultations regarding  directors’ remunceration  policy  or
implementation have been held.

Non-executive directors’ remuneration

Non-exccutive directors of the Company cach reccive a base fee of £20.000 per annum which is
reviewed periodically, pro-rated for his or her period of service in any one vear This enritlement has
not changed in recent years,

Included in the tables on page 44 and above for both Mr A M Freshwater and R E Freshwater are
director's fees of £80,000 (2022 - £635.0000) and other benefits of £7.031 (2022 - &£nil) and £7,686
(2022 - A&nil) respectively from subsidiary companies. Additionally, other directors of subsidiary
companies received fees of £1.600,000 (2022 - £1,270.000) and other benefits of £39 461 (2022 -
LNID: these amounts are not included in the ables on pages 4% and above as the recipients are not
directors of the Company.
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Relative importance of spend on pay

The table below demonstrates the relative amounts expended by the Group on staff costs, Directors’
remuneration and dividends to shareholders. The Company did not buy back any shares during the
YCUr.

Directors’ Dividends to

Staff costs remuneration shareholders
£000 % of total £000 % of total £000 % of total
2023 9,175 27.9 4,755 14.5 18,903 57.6
2022 8,120 25.1 G010 18.6 18,251 56.3

Statement of directors’ shareholdings and share interests
There is no minimum shareholding requirement for executive or non-executive directors. The
directors’ share interests are complex and are set out in the Directors’ Report on pages 37 and 38.

The basic pay of the Chairman and Managing Director who is also the highest paid director over the
past ten years is shown as a single figure in the table below:

Mr B § E Freshwater ) &
2014 870,000
2015 1,000,000
2016 1,100,000
2017 1,130,000
2018 1.200,000
2019 1,250,000
2020 1,300,000
2021 1.350.000
2022 2.900.000

2023 2,250,000
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IVIRECTORS RESPONSIBITHITES STATTMENT

The directors are responsible for preparing the Annual Report and the Group and parent Company
financial statements in accordance with applicable law and regulations.

Company law requires the directors to prepare Group and parent Company financial statements for
each financial year Under that law they have elected to prepare the Group financial statements in
accordance with UK-adopted international accounting standards and applicable law and have
elected to prepare the parent Company financial statements in accordance with the UK accounting
standards, and applicable law (UK Generally Accepted Accounting Practice), including FRS 102 The
Financial Reporting Standard applicable in the UK and Republic of Ireland.

Under company law the directors must not approve the financial statements unless they are satisfied
that they give a true and fair view of the state of affairs of the Group and parent Company and of
their profit or loss for that period. In preparing cach of the Group and parent Company financial
statements, the directors are required to:

select suitable accounting policies and then apply them consistently;
make judgements and estimates that are reasonable, relevant and reliable;

for the Group financial statements state whether they have been prepared in accordance with
UK adopted international accounting standards;

[ ] for the purent Company financial statements, state whether applicable UK accounting
standards have been followed, subject to any material departures disclosed and explained in
the parent company financial statements,

| assess the Group and parent Company's ability to continue as a going concern, disclosing, as
applicable. matters related to going concern; and

|| use the going concern basis of accounting unless they cither intend o liquidate the Group or
the parent Company or to cease operations. or have no realistic alternauve but 1o do so.

The directors are responsible for keeping adequate accounting records that are sufficient to show
and explain the parent Company's transactions and disclose with reasonable accuracy at any time
the financial position of the parent Company and ¢nable them o ensure that its financial statements
comply with the Companies Act 2006. They are responsible for such internal control as they
determine is necessary to enable the preparation of financial statements that are free from material
misstatement, whether due to fraud or error, and have general responsibility for taking such steps as
are redsonably open to them to safeguard the assets of the Group and to prevent and detect fraud
and other irregularitics

The dircctors are responsible for the maintenance and integrity of the corporate and financiai
information included on the company's website. Legislation in the UK governing the preparation
and dissemination of financial statements may ditfer from legislation in other jurisdictions
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DirtCTORS RESPONSIBILIVILS STATENMENT

Responsibility statement of the directors in respect of the annual financial report
We confirm that to the best of our knowledge:

| the financial staternents, prepared in accordance with the applicable set of accounting
standards, give a true and fair view of the asscts, liabilitics, financial position and profit or loss
of the company and the undertakings included in the consolidation taken as a whole; and

| the strategic report includes a fair review of the development and performance of the business
and the position of the issuer and the undertakings included in the consclidation taken as a
whole, together with a description of the principal risks and uncertaintics that they facce.

We consider the Annual Report and Accounts, taken as a whole, is fair, balanced and understandable

performance, business model and strategy.

B S E Fresbwater fk /
[ Vo A, W \J"\___,..—

Chairman

29 September 2023
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INODEPENDINT AUDITOR s REror|

To the members of Daejan Holdings Limited

Opinion

We have audited the financial statements of Daejan Holdings Limited ("the Company ™) for the year ended 31 March 2023 which
comprise the Consolidated Income Statement. Consolidated Statement of Comprehensive Income, Consolidated Statement of
Changes in Equity, Company $tatcment of Changes in Equity, Consolidated Balance Sheet. Company Balance Sheet, Consolidated
Statement of Cash Flows, and related notes, including the accounting policies in note 1.

In our opinion:

u the financial statements give a true and fair view of the state of the Group's and of the parent Company's affairs as at
31 March 2023 and of the Group’s loss for the year then ended:

u the Group financial statements have been properly prepared in accordance with UK-adopted international accounting
standards;
| the parent Company financial statements have been properly prepared in accordance with UK accounting standards,

including FRS 102 The Financial Reporting Standard applicable in the UK and Republic of Ireland; and
L the financial statements have been prepared in accordance with the requirements of the Companies Act 2006

Basis for opinion

We conducted our audit in accordance with International $tandards on Auditing (UK) (*ISAs (UK)™) and applicable law. Our
responsibilities are described below. We have tulfilled our ethical responsibilities under. and are independent of the Group in
accordance with, UK crhical requirements including the FRC Ethical Standard. We belicve that the audit evidence we have
obtained is 4 sufficicnt and appropriate basis for our opinion.

Going concern

The dircctors have prepared the financial statements on the going concern basis as they do not intend to liquidate the Group
or the Company or to cease their operations, and as they have concluded that the Group and the Company's financial position
means that this is realistic. They have also concluded that there are no material uncertainties that could have cast significant
doubt over their ability to continue as a going concern for at least a year from the date of approval of the financial statements
("the going concern period ™).

In our evaluation of the directors conclusions, we considered the inherent risks to the Group's business model and analysed

how those risks might affect the Group and Company’s financial resources or ability to continue operations over the going

concern period,

Our conclusions based on this work:

] we consider that the directors’ use of the going concern basis of accounting in the preparation of the financial statements
is appropriate;

a we have not identified. and concur with the directors” assessment that there is not. a material uncertainty related 10
events or conditions that, individually or collectively, may cast signiticant doubt on the Group or the Company's ability
to continue as a going concern for the going concern period.

However, as we cannot predict all future events or conditions and as subsequent cvents may result in outcomes that are
inconsistent with judgements that were reasonable at the time they were made, the above conclusions are not a guarantee that
the Group or the Company will continug in operation.

Fraud and breaches of laws and regulations — ability to detect
fdentifying and responding to risks of material misstatement due to fraud

To identify risks of material misstatement due to fraud ¢'fraud risks™) we assessed cvents or conditions that could indicate an
incentive or pressure to commit fraud or provide an opportunity to commit fraud. Our risk assessment procedures included:

] Enquiring of the directors of whether they are aware of fraud and of the company s high-level policies and procedures
to prevent and detect fraud;

] Reading Board minutes. and

| Considering remuneration incentive schemes and performance targets for management.
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INDEPENDENT AU DITOR S REPPOR

We communicated identified fraud risks throughout the audit team and remained alert to any indications of fraud throughout
the audit

As required by auditing standards, we perform procedures to address the risk of management override of controls, in particular
the risk that management may be in a position to make inappropriate accounting entries and the risk of bias in accounting
estimates and judgements such as investment property valuations.

We did not identify any additional fraud risks.

On this audit we do not believe there is a fraud risk related to revenue recognition because the company’s income primarily
ariscs from operating lease contracts with fixed, or highly predictable, periodic payments,

We also performed procedures including:

a wenutying journal entries to test based on a risk criteria and comparing the identified entries Lo supporting
documentation. These included those containing certain key words, posted by unauthorized users, posted with
unexpected account combination and those posted to unusual accounts.

Identifying and responding to risks of maiterial misstatement due to non-compliance with laws and regulations

We identified areas of laws and regulations that could reasonably be expected to have a material ¢ffect on the financial
statements from our general commercial and sector experience and through discussion with the directors (as required by
auditing standards) and discussed with the directors the policies and procedures regarding compliance with laws and
regulations.

We communicated identified laws and regulations throughout our team and remained alert to any indications of
noncompliance throughout the audit.

The potential effect of these laws and regulations on the financial statements varies considerably.

Firstly. the company is subject to laws and regulations that directly affect the financial statements including financial reporting
legislation (including related companies’ legislation}, distributable profits and taxation legislation. We assessed the extent of
compliance with these laws and regulations as part of our procedures on the related financial statement items.

Secondly. the company is subject to many other laws and regulations where the consequences of non-compliance could have
a material effect on amounts or disclosures in the financial statements, for instance through the imposition of fines or litigation.
We identified the following areas as those most likely to have such an effect: landlord and tenaat legislation, property laws and
building legislation, recognizing the nature of the Group's activities.

Auditing standards limit the required audit procedures to identify non-compliance with these laws and regulations to enquiry
of the directors and other management and inspection of regulatory and legal correspondence, if any. Therefore, if a breach
of operational regulations is not disclosed to us or evident from relevant correspondence, an audit will not detect that breach

Context of the ability of the audit to detect fraud or breaches of law or regulation

Owing to the inherent limitations of an audit, there is an unavoidable risk that we may not have detected some material
misstatements in the financial statements. even though we have property planned and performed our audit in accordance with
auditing standards, For example. the further removed non-compliance with laws and regulations is from the events and
transactions reflected in the financial statements. the less likely the inhereatly limited procedures required by auditing
standards would ideatify it.

In addjtion, as with any audit, there remained a higher risk of non-detection of fraud, as these may involve collusion, forgery,
intentional omissions, misrepresentations, or the override of inteenal controls. Our audit procedures are designed to detect
material misstatement. We are not responsible for preventing non-compliance or fraud and cannot be expected to detect
nencompliance with all laws or regulation.

Other information

The dircctors are responsible for the other information, which comprises the strategic report, directors’ report, the corporate
governance report, and the director’s remuncration report. OQur opinion on the financial statements does not cover the other
information and we do not express an audit opimion thereon.
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Qur responsibility is to read the other information and, in doing so, consider whether, based on our financial statements audit
work, the information therein is materially misstated or inconsistent with the financial statements or our audit knowledge.
Based solely on that work:

| we have not identificd material misstatements in the other information;

| in our opinien the information given in the strategic and the directors’ report for the financial year is consistent with the
financial statements: and

a in our opinion those reports have been prepared in accordance with the Companics Act 2006.

Matters on which we are required to report by exception
Under the Companies Act 2000, we are required to report to you if, in our opinion:

L adequate accounting records have not been kept by the parent Company, or returns adequate for our audit have not been
received from branches not visited by us; or

| the parent Company financial statements are not in agreement with the accounting records and returns; or

u certain disclosures of dircctors’ remuneration specified by law are not made; or

n we have not received all the information and explanations we require for our audit

We have nothing to report in these respects

Directors’ responsibilities

As ¢xplained maore fully in their statement sct out on page 47. the directors are responsible for: the preparation of the financiat
statements and for being satisfied that they give a true and fair view; such internal control as they determine is ncecessary to
cnable the preparation of financial statements that are free from material misstatement, whether due to fraud or error:assessing
the Group and parent Company’s ability to continue as a going concern, disclosing. as applicable, matters related to going
concern; and using the going concern basis of accounting unless they either intend to liquidate the Group or the parent
Company or to cease operations, or have no realistic alternative but to do so.

Auditor’s responsibilitics

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are free from material
misstatement, whether duc to fraud or error, and to issuc our opinion in an auditor's report. Reasonable assurance is a high
level of assurance, but does not guarantee that an audit conducted in accordance with [SAs (UK) will always detect a material
misstatement when it exists. Misstatements can arise from fraud or error and are considered matcerial if, individually or in
aggregate, they could reasonably be expected to influence the economic decisions of users taken on the basis of the financial
statements.

A fuller description of our responsibilities is provided on the FRC's website at www.fre.org uk/auditorsresponsibilities.

The purpose of our audit work and to whom we owe our responsibilities

This report is made solely to the Company's members, as a body, in accordance with Chapter 3 of Part 16 of the Companies
Act 2000, Our gudit work has been undertaken so that we might state to the Company’s members those matters we are
required to stape to them in an auditor’s report and for no other purpose. ‘To the fullest excent permitted by law, we do not
accept or assume responsibility 1o anvone other than the Company and the Company's members. as a body, for our audit work.
for this report. or for the opinions we have formed. % -

Richard Kelly (Senior Statutory Auditor)

for and on behalf of KPMG LLP, Statutory Auditor

Chartered Accountants

15 Canada Square,
London, ELt SGL

29 Seprember 2023
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CONSOLIDATLD INCOMP STAUENTEN

Year ended  Ycar ended

31 March 31 March

L Z Notes 2023 2022

£000 000

Gross rental income 168,908 153,632
Service charge income 16,069 14,734
Total rental and related income from investment property 2 184,977 168,386
Property operiting €xpenscs 3 (104,847) (89,8407
Net rental and related income from investment property 80,130 78,546
Profit on disposal of investment property 9,352 15,344
Net valuation (losses)/gains on investment property 9 (90,169) 101,072
Administrative expenses 4 (18,610) (17.871)

Net operating (loss)/profit before net financing costs (19,297) 177,091
Fair valug gains on derivative financial instruments 4,271 5.298
Other finance income 5 6,508 3,677
Finance expenses 5 (32,520) (26,407)
Net financing costs (21,741) (17,432)
(Loss)/profit before taxation (41,038) 159,059
Income tax credit/(charge) G 9,944 (102,011}
(Loss)/profit for the year (31,094) 57,648
Attributable to:

Equity holders of the parent (31,308) 57.510
Minority interest 214 138
(Loss)/profit for the year (31,094) 57.648
Basic diluted (loss)/earnings per share 7 5(1.92) 353
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CONSOLIDU D STovieaeNtT oF COMPREITENSIVE TNCONE

Year ended  Year ended

31 March 31 March

2023 2022

%000 L2000

(Louss)/profit for the year (31,094) 57,648

Foreign exchange translation differences 23,495 15,171

Total comprehensive (loss)y/income for the year (7,599) “2.819
Attributable to:

Equity holders of the parent (7.869) 2,655

Minority interest 270 184

‘Total comprehensive (loss)/income for the vear (7,599 ~2.819

All comprehensive income may be reclassificd as profit and loss when realised 1o the future.

CONSOLIDATED STVTENDENT OF Cranais N Bot

Issued Share Equity
share premium - Translation Rctained  sharcholders”  Minority Total
capital account reserve earnings funds interest cyuity
AN00 2000 A000 000 L0000 000 000
Balance ar 1 April 2021 1074 555 it.o12 1.851.935 1901 176 920 1962102
Profit for the year - - - 57510 57510 158 37,048
Foreign exchange translaton
differences - - 15,125 - 13,125 40 15,171
Distributions to minority interest - - - - - [Shb (171
Dividends to equity shareholders - - - (18.251» (18,251) - (18.251)
Balance at 31 March 2022 +.07 353 39737 1.891.194 1.955,560 239 1,956, 199
Balance at 1 April 2022 1,071 9339 59,737 1.891,194 1.955.560 939 1 950, +99
(Lossy/profit for the vear - - - €31.308) (31 308) 214 (31091
Foreign exchange translaton
differences - - 23,439 - 23,439 56 23495
Dividends 1o equity shareholders - - - (18003 (18,905) - (18.U03)

Balance at 31 March 2023 +,074 555 83,176 1,840,983 1,928,788 1,209 1,929,997
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CONSOLIDAVEED BAarb oo SHoe

31 March 31 March
Notes 2023 20022
£000 2000

Assets
Investment property 9 2,682,837 2,705,411
Deferred tax assets 10 — 118
Loan to a related party 11 225,000 225,000
Total non-current assets 2,907,837 2,930,562
Trade and other receivables 17 101,039 90.814
Current investments 131 132
Cash and cash equivalents 12 167,746 157.505
‘Total current assets 268,216 248.451
Total assets 3,176,753 3,179,013

Equity
Share capital 14 4,074 4,071
Share premium 555 355
Translation reserve 83,176 59,737
Retained earnings 1,840,983 1.891.194

Total equity attributable to equity holders

of the parent 1,928,788 1,955.500

Non-controlling interest 1,209 939

Total equity 1,929,997 1,956,499

Liabilities

Loans and borrowings 16 496,675 744.109
Deferred tax liabilities 10 391,442 399,225
Lease obligations pavable 9 8,185 8,234
Total non-current liabilities 896,302 1,151,568
Loans and borrowings 16 280,113 5,929
Trade and other payables 15 70.341 63,770
Taxation - 1,247
Total current liabilities 350,454 0,946
Total liabilities 1,246,756 1,222514
Total equity and liabilities 3,176,753 3179013

The financial statements on pages 52 o 80 were approved by the Board of Directors on
29 September 2023 and were signed on its behalf by:

Tkk\- 4\“-\"‘&)\"

8 S E Freshweater Director
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CONSOLIDATLD STATEMENT oF Castt Frows

31 March 31 March
2023 2022
5000 £000 000 OO0
Cash flows from operating
activities
Net cash generated from
operations (Note 21) 60,250 46,613
Interest received 6,441 7.976
Interest paid (31,456) (26,163
Tax paid (8,437) €3.750)

Net cash generated from
operating activities 26,798 24,676
Cash flows from investing activities
Acquisition and development of
investment property (23.405) (14,71%5)
Proceeds trom sale of investment

property 17,202 29.658

Net cash (absoarbed by)generated
from investing activities (6,203) 14.913

Cash flows from financing

activities
Loan to related party - (2.307)
Repaymernt of bank loans {508) (758)
Repayment of mortgages (36,328) (53.433%)
New mortgages 39,109 57,096
Dividends paid to equity holders of

the parent {18,903) (18.251)

Payments to non<corttrolling interest - (171)

Net cash absorbed by financing
activities (16,630) (17.824)

Net increase in cash and cash

equivalents 3,965 21,795
Cash and cash equivalents brought

forward 157,505 132,120
Effect of exchange rate fluctuations

on cash held 6,276 3.590

Cash and cash equivalents (Note 12) 167,746 157,505
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NOTES 1O UHE CONSOBIDATLD PINANCIAL STATEMENTS

1. Significant Accounting Policies

Daejan Holdings Limited is a company domiciled in the United Kingdom. The consolidated financial
stements of the Company tor the year ended 31 March 2024 comprise the Company and its
subsidiaries (together referred to as “the Group™).

The consolidated financial statements were authorised for issuance on 29 September 2023,

(@) Statement of compliance

The consolidated Financial Statements have been prepared in accordance with UK-adopted
international accounting standards ("TFRS").

The Company has clected to prepare its parent company financial statements in accordance with
Financial Reporting Standard 102 The Financial Reporting Standard applicable in the UK and
Republic of reland and these are presented on pages 87 1o 92,

(by Basis of preparation

The consaolidated financial statements are presented in sterling, the Company’s functional currency
and the Group's presentational currency. rounded to the nearest thousand. They are prepared on the
historical cost basis except that the following assets and liabilities are stated at their fair value:
investment property, derivative financial instruments. current asset investments and properties held
for sale.

The Group has undertaken a detailed and robust assessment of its projected future financial position.
As the Group has some £275 million of bank lpans that mature within onc year, the Board carefully
considercd the latest status of the negotiations with lenders regarding new and replacement loans.
The assessment also considered the Group's ability to meet its debts, the potential impact on
property prices, demand for property and the associated impact on rents and yields of the current
macrocconomic and political climate in the UK and USA.

The Group is now close to signing new loan agreements with three major banks in the UK for new
or replacement loans and continues to have discussions with other lenders. In the unexpected event
that one of these three banks decided against lending, the Group would still have sufficient cash
resources to meet its liabilities as they fall due and the discussions with other potential lenders
would be accelerated. The Board is confident that the borrowing options that the Group currently
has are more than adequate. During the year, the Group generated over £60 million of cash from
operations before tax and interest. If cent collection in the UK fell to 80% of rent demanded, down
from Y8.9% which is the percentage of UK rent for the year ended 31 March 2023 that had been
collected at the date of signing this report. the Group would still have sufficient cash to operate. The
ability to reduce expenditure quickly on development costs and dividends provide further security.
The net curreat liability position of the Group is not considered to be a matter of concern.

The Board is satisfied that even in the plausible worst<ase scenario, the Group will have sufficient
resources 1o be able to continue to operate and there would be no material breaches of any of its
loan covenants.

Conscquently, the Directors have a reasonable expectation that the Group has adequate resources to
continue in operational existence for at least twelve months from the date of approving this Annual
Report & Accounts. Thus they continuc to adopt the going concern basis of accounting in preparing

the financial statements.

The preparation of financial statements in conformity with IFRS requires management to makco
judgements, estimates and assumptions that affect the application of policies and reported amounts
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of asscts and liabilities, income and expenses. Although these estimates are based on management’s
best knowledge of the events or amounts involved, actual results ultimately may differ from those
estimates. The areas involving a higher degree of complexity, judgement or estimation are set out in
Note 1{u) on page 61

The accounting policics sct out in this Note 1 have been applied consistently throughout the Group
to all periods presented in the consolidated financial statemeats, except as described below.
Accounting standard changes

The Group has applied the following amendments to [FRSs during the year:

. Annual improvements to IFRS standards 2018-2020
. Property, plant and equipment proceeds before intended use - Amendments to IFRS 16
. References to the conceptual framework - Amendments to IFRS 3

The adoption of these amendments has not had a material impact on the consolidated financial
statements.

The following amendments to standards and interpretations relevant to the Group have been issued
but are not yet eftective. None of these have been early-adopted by the Group and, based on the
Group's ongoing assessment of each of them, nonc are expected to have a material impact on the
Group's financial statcments:

- Classification of liabilities as current or non-current - Amendments to TAS 1

. Disclosure of accounting policics - Amendments to 1AS 1

. Definition of accounting estimates - Amendments to [AS 8

. Deferred tax related to assets and liabilities arising from a single transaction - Amendments
to IAS 12

(c) Subsidiaries

Subsidiaries are those entities controlled by the Company. Control exists when the Company has the
power, directly or indirectly, to direct relevant activities of an entity and an exposure to variable
returns so as to obtain benefits from its activitics. In assessing control, potential voting rights that
presently are exercisable are taken into account.

(d)  Transactions eliminated on consolidation

Intra-group balances and any unrealised gains and losses arising from intra-group transactions are
climinated in preparing the consolidated financial statements.

(e) Income available for distribution

Under the articles of association of certain Group investment undertakings, realised capital surpluses
are not available for distribution as dividends.

(f  Foreign currency translation

The assets and liabilities of foreign operations are translated to sterling at the foreign ¢xchange rate
ruling ar the balunce sheet date. The revenues and expenses of foreign operations are translated to
sterling at rates approximating to the foreign exchange rates ruling at the dates of the transactions
Foreign exchange differences arising on re-translation are recognised directly in a separate
component of equity. The cumulative translation difference for all foreign operations was deemed to
be zero as at the date of transition to IFRS. The year end and average rates used for these purposes
wore as follows:
Year end Average
2023 2022 2023 2022

S Dollar 1.23 1.32 1.21 1.37
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NOTES FGAIE CONSOLIDATTED FINAONCTAL STATENMENTS

(g} Derivative financial instruments

The Group uses derivative financial instruments to hedge its exposure to interest rate risk arising
from operational and financing activities. As these derivatives do not qualify for hedge accounting,
they are accounted for as trading instruments.  Derivadve financial instruments arce initially
recognised, and subsequently recorded, at fair value. The fair value of interest rate swaps and caps is
the estimated amount that the Group would recover or pay to terminate the swap or cap at the
balance sheet date, taking into account current interest rates and the credit worthiness of the swap
ot cap counterpartics.  The gain or loss on re-measurement to fair value is recognised immediately
in the income statement.,

th) Investment property and properties held for sale

IFRS defines investment properties as those which are held either to earn rental income or for capital
appreciation or both. All of the Group's property falls within this definition. Investment property is
initially recognised at cost and subsequently recorded at fair value. Properties held for sale are
recorded at fair value.

External, independent valuation firms having appropriate recognised professional qualifications and
recent relevant experience in the tocation and category of property being valued, value the portfolio
annually at the Company’s year end. The fair values are based on market values, being the estimated
amount for which a property could be exchanged on the date of valuation between a willing buyer
and a willing seller in an arm’s length transaction after proper marketing wherein the parties had
each acted knowledgeably, prudently and without compulsion. The valuations are prepared c¢ither
by considering the aggregate of the net annual operating income from the properties using a market
vield/capitalisation rate which reflects the risks inherent in the net cash flow which is then applied
to the net annual operating income, or on a sales comparison basis. Any gains aor losses arising from
a change in fair value are recognised in the income statement

investment property, the property continues to be treated as an investment property, and is measured
hased on the fair value model. Interest is capitalised on such developments to the extent that such
interest is directly attributable to the cost of redevelopment.

The Group's interest in some of its investment propertics are in the form of a long lease as opposed
to frechold ownership. Following the adoption of IFRS 16 Leasces, the Group recognises as liabilities
amounts payable under head leases and a corresponding right of use asset, which is included in
investment property. These leased investment properties are initially recorded at the present value
of the remaining lease payments and are then subsequently carried at fair value. In calculating the
present value of lease payments, the Group uses the incremental borrowing rate at the lease
commencement date if the interest rate implicit in the lease is not readily determinable. Leases held
at the date of ransition were discounted using the Group's incremental borrowing cost at that date.
Properties arc classified as being held for sale when it is considered highly probable that a sale will
be completed within one veadr of the classification date.

Acquisitions and disposals are recognised on the date that the significant risks and rewards of
ownership have been transferred. Any resulting gain or loss based on the difference between sale
proceeds and valuation is included in the income statement and taxation applicable thereto is shown
as part of the taxation charge.

(i) current investments

Investments comprise equity securitics and other investments held for trading and classified as
current assets stated art fair value, with any resultant gain or loss recognised in the income statement.




Daglan HoLDINGs LTD

(jy  Tradc and other receivables

‘Irade and other receivables are initially stated at fair value and subsequently carried at amortised cost
less an allowance for impairment. These assets are not discounted as the effect is deemed immaterial.

(k) Cash and cash equivalents

Cash and cash equivalents comprise cash balances and short term deposits and investments. These
short term deposits and investments are highly liquid investments that are readily convertible to
known amounts of cash and which are subject to an insignificant risk of changes in value. Bank
overdrafts are repayable on demand and form an integral part of the Group's cash management. Bank
overdrafts when utilised are therefore included as a component of cash and cash equivalents for the
purpoese of the statement of cash flows.

n Dividends

Dividends are recognised as a liability in the period in which they are approved.

(m) Trade and other payables

Trade and other payablcs are initially stated at fair value and subsequently carried at amortised cost.
(n) Nect rental income

Net renaal income comprises rent, service charges and other property related income receivable less
applicable provisions and costs associated with the properties. Rental income from investment
property lcased out under operating leases is recognised in the income statement on 4 straight-line
basis over the certain term of the lease Lease incentives granted are recognised as an integral part
of the total rental income, If a rent review is due but not vet agreed with the tenant any expected
rent increase is only recognised when receipt is highly probable.  Service charge income is
recognised as the services are provided. Net rental incomc is stated net of recoverable VAT

The cost of repairs is written off to the income statement in the year in which the expenditure was
incurred. Lease payments under operating keases are recognised in the income statement on a
straight-line basis over the term of the lease.

(o) Dividend income

Dividend income is recognised in the income statement on the date the entity's right 1o receive
payments is established which, in the case of quoted sccurities, is the ex-dividend date.

(p) Taxation

Income tax on the profit or loss for the year comprises current and deferred tax. The tax charge for
the year is recognised in the income statement, the statement of comprehensive income or directly
in equity. depending on the accounting treatment of the related transaction.

Current tax is the expected tax payable on the taxable income for the year, using tax rates enacted
or substantively enacted at the balance sheet date. and any adjustment to tax payable in respect of
previous years

Deferred tax is provided wsing the balance sheet liability method. providing for temporary
differences between the carryving amounts of assets and liabilitics for financial reporting purposcs
and the amounts used for taxation purposes. The amount of defecred tax provided is based on the
expected manner of realisation or settlement of the carrving amount of assets and liahilities (which.
in the case of investment property. is assumed to be through sale). using tax rates enacted or
substantively enacted at the halance sheet date
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A deferred tax asset is recognised only to the extent that it is probable that future taxable profits will
be available against which the asset can be utilised.

(q) Segmental reporting

The Company has identified its operating segments on the basis of these components of the Group
which engage in business activities from which they may earn revenues and incur expenses. and for
which discrete financial information is available and regularly reviewed by the Chief Operating
Decision Maker in order to allocate resources and assess performance. The Group has determined
the Chicf Operating Decision Maker to be the Board ot Directors.

(r) Impairment

The carrying amounts of the Group’s assets, other than investment property and properties held for
sale (see Note [(h)) and deferred tax assets (see Note 1(p)), are reviewed at cach balance shect date
to determine whether there is any indication of impairment. If any such indication exists the asser’s
recoverable amount is estimated and an impairment loss recognised whenever the carrying amount
of the asset exceeds its recoverable amount.

The recoverable amount of an assct is the greater of its fair value less costs to scll and its valuc-in-use.
The value-in-use is determined as the net present value of the future cash flows expected to be
derived from the asset, discounted using a pre-tax discount rate that reflects current market
assessments of the time value of money and the risks specific to the asset.

The Group makes a provision for impairment for the expected credit losses associated with its trade
and other receivables reflecting historic credit loss experience, informed credit assessments and
forward looking information.

The Group makes provisions of an amount equal to litetime expected credit loss ("ECL"), except for
debt securities and bank balances for which credit risk has not increased significantly since initdal
recognition which are measured as 12-month ECL. When determining whether the credit risk of a
financial asset has increased significantly since initial recognition and when estimating ECL, the
Company considers reasonable and supportable informartion that is relevant and available without
undue cost or effort. Lifetime ECLs are the ECLs that result from all possible default events over the
expected life of a financial instrument. Credit losses are measured as the present value of all cash
shortfalls and are discounted at the cffective interest rate of the financial asset.

(8)  Provisions

A provision is recognised in the balance sheet when the Group has a legal or constructive obligation
as a result of 4 past event, and it is probable that an outflow of cconontic benefits will be required
to scttle the obligation. If the effect is material, provisions arc determined by discounting the
expected future cash flows at a pretax rate that reflects current market assessments of the time
value of money and. where appropriate, the risks specific to the liability.

(1) Loans and borrowings

Floating rate and fixed rate loans and borrowings arc initially recognisced at fair value and are
subsequently recorded at amortised cost. “Iransaction costs are deducted from the fair value ai
recognition and any differences berween the amount initially recognised and the redemption value
is recognised in the income statement over the period of the borrowings on an effective interest rate
basis. When mortgages are refinanced, any redemption costs are immediacely recognised in the
income statement.
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(u) Significanmt judgements, key assumptions and estimates

The Group’s significant accounting policies are set out in 1{a) to 1(t) on pages 36 to 60. Not all of
these policies require management to make subjective or complex judgements or estimates. The
following is intended to provide further detail relating to the accounting policy that management
considers particularly significant because of the level of complexity and estimation involved in its
application and its impact on the consolidated financial statements.

Property valuations

The valuation of the Group's property portfolio is inherently subjective, depending on many faciors,
including the individual nature of cach property, its location and expected future net rental values,
market vields and comparable market transactions (as set out in Note 9). Therefore the valuations
are subject to a degree of uncertainty and are made on the basis of assumptions which may not prove
tc be accurate. particularly in periods of difficult market or economic conditions. As noted in
Note L(h), all the Group's properties are valued by external valuers with appropriate qualifications
and experience.
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2. Segmental Analysis

The Group is managed through two discrete geographical divisions and has only one product or
service, heing investment in property for the generation of rental income and/or capital
appreciation. This is reflected in the Group's structure and in the segment information reviewed by

the Board.

UK UUSA  Eliminations Total
Sor the year ended 31 March 2023 £000 £000 £000 £000
Rental and related income 106,116 78,861 - 184,977
Property operating expensces (57,622) (47,225) - (104.847)
Profit on disposal of investment property 9,521 31 - 9,352
Net valuation movements on propetty (78.307) {11,862) — (90,169)
Administrative expenses (15,688) (2,922) - (18,610)
Profit before finance costs (36,180) 16,883 - (19,297)
Fair value gains 4,271 - — 4,271
Other finance income 4,777 1,930 (199) 6,508
Finance expenses (15,322) (17,397) 199 (32,520)
(Loss)/profit before taxation (42,454) 1,416 - (41,038)
Income tax credit/(charge) 10,873 (929) - 9,944
(Loss)/profit for the year (31,581) 487 - (31,094)
Capital expenditure 16,069 7,308 - 23,377
Investment property 1,853,960 828,877 - 2,682,837
Other assets 356,724 150,404 (13.212) 4939106
Total scgment asscis 2,210,684 979,281 (13,212) 3,176,753
Total scgment liabilitics (689,504) (570,404) 13,212  (1,246,7506)
Capital emploved 1,521,180 408,817 - 1,929,997
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UK USA  FEliminations Total
for the year ended 31 March 2022 £000 £000 £000 5000
Rental and related income 102.623 65.763 - 168,386
Property operating, ¢xpenscs (52,316) (37.324) - (89,840)
Profit on disposal of property 15,941 39™) - 15,344
Net valuation movements on property 4,124 26,948 - 101,072
Administrative expenses (16,394} (1,477 - (17,871)
Profit before finance costs 123,778 53,313 - 177,091
Fair valuc gains 3,298 - - 5,298
Cther finance income 3,392 401 (176) 3677
Finance expenses (11,430) (15,147) 176 (26,407)
Profit before taxation 121.0%2 38,627 - 159,659
Income tax charge (87,352> (14,659 - (102,011>
Profit tor the year 33,680 23,908 - 57,648
Capital expenditure 9.935 5.052 - 14,987
Investment property 1,920,620 784,824 - 2,705 444
Other assets 355,697 130,109 (12.237) 173,569
Total segment asscts 2,276,317 914,933 (12,237) 3,179,013
Total scgment liabilitics (703.925) (530,826) 12,237 (1,222,514)
Capital emploved 1,572,392 384.107 - 1.956.499

No single lessee accounted for more than 3% of the Group's rental and related meome in either year.

3. Property Operating Expenses

Movement in bad debt provision
Porterage, cleaning and repairs
Insurance

Building services

Other management costs

2023
5000

(178)

50,208

8,541
29,199
17,077

104,847

2022
000

540
39710
7.009
26,941
15.640

89,840

Of the property operating expenses shown above, an amount of £1, 150000 (2022 - £1,238.0000)

related to properties which generated no income during the year.
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4. Administrative Expenses

2023 2022

%000 L0040
Staff costs 7,516 6,856
Remuneration of directors of Dacjan Holdings Limited 4,755 6,010
Remuneration of directors of subsidiary companies 1,659 1.270
Audit and accountancy 995 986
Legal and other administrative expenses 3,685 2,749

18,610 17,871

Auditor’s remuneration:

For the vear, the fees payable to KPMG LLP were £50,000 (2022 - £50,000) for the audit of the
Company and £800,000 (2022 - £850,000) for the audit of Group subsidiary companics, together
with £Nil (2022 - £Nil) for audit related assurance services and £Nil (2022 - &Nil) for other services.

In the UK, the average number of staff provided by the property dand administrative management
companics who performed roles for the Group totalled 178 (2022 - 172). The average number of
full time equivalents whose staft costs were borne by the Group during the year was 1206 (2022 -
120). The aggregate staff cost of these persons is shown above and can be analysed as follows:

2023 2022
%000 £O00
Salaries i i 5.840 5,400
NI contributions 633 559
Pensions 1,043 897

7,516 6.856

In addition the property and administrative management companies provide, under agency
arrangements, staff to perform various carctaking roles.  Those costs totalling £895,.000
(2022 - £892.000) are included within property operating expenses (Note 3) under porterage,
cleaning and repairs.

Details of Directors’ remuneration are set out in the Directors’ Remuneration Report.

5. Finance ncome and Expenses

2023 2022
2000 Lo0o
Finance income:
Bank interest receivable 2,033 _
Other finance income 4,475 3677

6,508 3.677

Finance expenses:

Interest payable on bank loans 13,049 9,099
Interest payable on mortgages 18,974 16,529
Interest on lease obligation payable 496 499
Other interest payable 1 280

32,520 20,407
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6. Taxation

Taxation based on the profit for the year of the Company and its subsidiaries:

2023 2022
£000 £000
UK corporation 1ax 5,937 7.973
UK prior yedr items (663) (399
5,274 7.574
Overseas axatuon B75 792
Total current tax 6,149 8,366
Deferred tax (16,093) 31,050
Deferred tax - increase in future 1ax rate - 62,595
Total deferred 1ax (16,093) 93.645
Total tax (credit)/charge (9,944) 102011
Reconciliation of tax expense
(Loss)/profit before taxation (41,038) 159,659
Corporation tax at the standard UK rate of 19% (2022 - 19%) (7,797) 30,335
Increase in future (ax ratc - 62,595
Prior year items (663) 309)
Impact of different ax rates (3,988) 8,972
Indexation and non-taxable items 1,738 -
Non-allowable expenses 766 666
Other - 352
Total tax (credit)/charge (9,944) 102011

The rate of UK corporation tax throughout the current and prior year was 19%. The rate increased
to 25% from 1 April 2023, a change that was enacted in the summer of 2021, Last year we therefore
recalculated our UK deferred tax balances at 25%, the rate expected to apply when profits arc
realised and this resulted last year in a one-off tax charge of £39.345.000. (n the USA, our USA results
are subject to Federal and State taxes at a rate of 28 3%. This USA rate increased last year and the
recalculation of our USA deferred tax halances last year resulted in a one-oft deferred tax charge of

£3,250,000.

The Group's effective tax rate for the current year was 24% (2022 - 64%). Last year. removing the
recalculation of the deferred tax libilities due 1o tax rate changes (£62.595.000) and prior tax

credits of £509.000 our effective tax rate in the UK was 23.5% and in the USA 29.8%.

7. (Loss)/Earnings per Share

Earnings per share is calculated on the loss, after taxation and non-controlling interests, of
£31.308,000 (2022 - profit of £57,51(,000) and the weighted average shares in issuc during the year

of 10,295,357 (2022 - 16.295 357)
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8. Dividends
2023 20022
£000 L2000
Amounts recognised as distributions to equity holders in the year:
First interim dividend for the year ended 31 March 2022,
approved 18 August 2021 @ S6p per share - 9.12%
$econd interim dividend for the year ended 31 March 2022,
approved 7 March 2022 @ 56p per share - 9,126
First interim dividend for the year ended 31 March 2023,
approved 3 August 2022 @ 58p per share 9,451 -
second interim dividend for the year ended 31 March 2023,
approved 28 March 2023 @ 58p per A share and 58p per B share 9,452 -
18,903 18,251
9. Investmen! Properly
Long Short Total Total
Freebold leasebold  leasebold 2023 2022
£000 2000 £000

£000 000

Balance at 1 April 2,189,900  487.221 28.325 2,705,444 2,564,445
7.1

Disposals (3,331 (2,580 - (5,911) (7,133
New acquisitions 3.893 62 - 3,955 138
Additions to existing properties 13,881 3,538 - 19,422 14,849
Revaluation (recognised in profit) (83,811) (4,748) (1,610)  (90,169) 101,072
Forcign exchange movements 44,661 5,435 - 50,096 32,073
Balance at 31 March 2,165,196 490,928 26,713 2,682,837 2,705,444

External, independent professional valuations of all the Group's UK investment propertics were
carried out by Collicrs International Property Advisers UK LLP. RICS Registered Valuers at
31 March 2023, The aggregate amount of £1,859.2 million (2022 - £1,9206.4 million) is based on
open market values. assessed in accordance with the RICS Valuation ~ Current Global Suandards
(incorporating the International Valuation Standards). The Group’s USA investment properties were
independently professionally valued at 31 March 2023 by Jones Lang Lasalle, USA Certified Real
Estate Appraisers ("JLL). JLL acquired Metropolitan Valuation Services, Inc., which valued the
Group's USA investment properties at 31 March 2022 on 6 July 2022 The aggregate amount of
£832.4 million (2022 - £787 7 million) is based on open market values, assessed in accordance with
the Standards of Professional Appraisal Practice of the Appraisal Institute. Both valuers have recent
experience tn the location and category of the propertics being valued.

The aggregate professional valuations included in the above table have been reduced by an amount
of £17.0 million (2022 - %17 0 million), relating to lease incentives included in Trade and other
receivables and increased by an amount of £4.2 million (2022 - £8 3 million) relating to lease
obligations.
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Valuation techniques and key inputs

The valuation techniques used are set out below and the key inputs used in these valuation
techniques are set out in the tables over the page.

Most UK commercial property was valued using the income capitalisation method, requiring the
application of the appropriate market based yield to net operating income. Adjustments are made
to allow for voids when less than five years are left under the current tenancy and to reflect market
rent at the point of lease expiry or rent review, Estimated fair value is sensitive to and would increase
if cither net operating income increased or estimated yield decreased. The valuation of hotels
incorporates the reversionary value subsequent to the expiry of the cxisting lease. Development
schemes, where planning consent has been obtained, are valued on a residual basis.

UK residential property was valued using a sales valuation approach, derived from recent comparable
transactions in the marker, adjusted by applying discounts to reflect the status of occupation and
condition. The largest discounts for the status of occupation were applied to those properties subject
to registered tenancies, reflecting the relative difference in security of tenure, whilst the smallest
discounts were applied to those propertics subject to assured shorthold tenancies. The base discount
tor condition was maintained at 10% in 2023 retlecting current estimates of costs being incurred. Tt is
estimated that an increase of one percentage point in this discount would result in a decrease of
£10.0 million (2022 - £9.5 million) in the value of investment property. Estimated fair value is sensitive
to and would increase if the sales values increased.

USA commercial and residential properties (excluding co-operative apartments) have been valued
using the application of a capitalisation rate, based on recent arm's length transactions, to an
assessment of stabilised net income, and for residential properties the values are cross-checked to
recent comparative sales evidence. USA commercial and residential estimated fair value is sensitive
to and would increase if either capitalisation rates decreased or estimated rental values increased.

L'SA co-operative residential apartments have been valued vsing the application of a discount rate,
based on recent arm’s length transactions, to an assessment of net income over the period to tull
reversion, cross-checked to recent comparative sales evidence. USA unsold co-operative residential
apartments estimated fair value is sensitive to and would increase if cither discount rates decreased,
estimated rental values increased or estimated sales values increased.
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2023 Fair value

000G

UK vunaucavial

Office units

Rental vaiue £ per sq {1
Low Average High

Equivalent yield %
Low Average High

Greater London 283,174 75 539 750 +.T% 5.7%  14.9%
UK - South 27,404 20 16.0 33.2 6.0% 04% 22.6%
UK - North 7977 3.4 11.0 18.7 7.5% 11.1%  14.9%
Retail units
Greater London 197,706 5.8 278 78.2 1.0% T 1%  152%
UK - South 109,787 0.2 14.8 373 2.2% 8.8% 25.8%
UK MNorth 19,470 2.1 10.0 28.0 8.0% 10.9% 14.5%
Industrial units
Al UK 71,458 2.0 9.5 33.1 4.9% 7.2%  10.0%
Leisure and service units
Al UK 272490 4.1 18.1 6.2 5.9% 60.9% 150%
Land and development
All UK 2910 - - - - - -
Total UK commercial 994,376
UK residential Sales value £ per sy ft
CGireater London 779,110 381 629 1,788 - - -
UK - South 80 268 137 338 586 - - -
UK - North 4,520} 164 203 320 - - -
Total UK residential 872,898
Total UK 1,867,274
USA commercial Rental value L per sq ft Capitalisation rate %
Massachusetts, Philadelphia
and New Jersey 110,391 89 33.0 38.0 5.5% 5.6%  6.8%
Total USA commercial 110,391
USA residential apartments Renlal vatue £ per sq fi Capitalisation rate %
New York City 158,743 89 121 28.0 4.5% 5.7% 6.0%
Florida 348,263 9.1 12.2 137 5.5% 5.8% 6.8%
Other States 129910 11.6 13.0 15.1 4.5% 3.0% 6.0%
New York City - unsold Discount rate %
co-operative 85.221 37 150 70.1 9.0%  10.6%  13.0%
Total USA residential 722,137
Total USA 832,528
Total Group 2,699,802
Less lease incentives (16.965)

2,682,837
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2022 Fair value Rental value £ per sq [t Fquivalent yield %
2000 Low Average High Low Average High
UK commercial
Office units
Greater London 310,407 8.0 S54.1 685 1.0% 3.0%  12.8%
UK - South 34,723 2.0 10.5 527 3.0% 9.4%  2001%
UK - Nurth 5917 34 11.3 17.5 0%  10.7%  14.0%
Retail units
Greater [London 232392 58 263 G6.0 1.0% 6.7%  45.0%
UK - South 108,904 0.2 14.4 372 2.2% 8.4%  20.7%
UK - North [9.238 2.1 99 28.6 6% [1.4% 14.6%
Industrial units
All UK 70,727 2.0 99 33.1 3.5% 6.1% 10.1%
Leisure and service units
All UK 206.001 4.4 192 40.2 3.1% G.6% 15.0%
Land and development
All UK 1,510 - - - - - -
Total UK commercial 1,053,019
UK residential Sates value £ per sq ft
Greater London 785,382 337 803 1,541
UK - South 91,502 133 534 505
UK - North 4.964 116 189 241
Total UK residential 881,448
Total UK 1,934,467
USA commercial Rental value £ per sq ft capitatisation rdate %
Massachusetts. Philadelphia
and New Jersey 104,270 8.1 30.1 35.0 5.0% 5.1% 6.8%
Total USA commercial 104,270
USA residential apartments Rental value £ per sq ft Capitalisation rate %
New York City 163,026 8.3 11.4 26.3 3 8% 5.0% 3.5%
Florida 307,025 8.6 (1.4 128 53%  54%  6O%
Other States 128,625 109 12.2 14.2 4 3% 3.1% 5.5%
New York City - unsold Discount rate %
co-operative 85,051 35 1i.4 9.1 8.0% 2.6% 12.0%
Total USA residential 683,727
Total USA 787,997
Total Group 2,722,464
Less lease incentives (17.020)

2,705,444
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There are interrelationships between the groups of inputs as they are determined by markcet
conditions. Movements in more than one input having the effect of increasing fair value could give
rise to a magnifying effect on the valuation. Due to the number of properties included in the Group’s
valuations, it is impractcable to disclose the extent of the possible effects of each assumption and it
is possible that outcomes that are different from the current assumptions could result in a material
adjustment to the valuation.

As explained in Note 1{u), property valuations are inherently subjective, depending on many factors,
including the individual nature of cach property, its location and expected future net rental valucs,
market vields and comparable market transactions. These fair value measurements are unrealised and
investment property is classified as Level 3 as defined by IFRS 13 Fair Value Measurement. There
have been no trnsfers between the levels of fair value hierarchy during the year

Future minimum lease payments

The present value of future minimum lease payments in relation to leasehold investment properties
is £8.2 million at 31 March 2023 (2022 - £8.3 million). In determining the present valae, the Group
used the estimated incremental borrowing cost at the date of transition as the discount rate. In
accordance with the accounting policy described in Note 1¢h) following the introduction of IFRS 16
Leases, a right of use asset has been recognised in the property valuation.

Reconciliation between the total of future minimum lease payments and their present
capital values

2023 20022
Present Present
Minimum Interest value  Minimum Interest value
lease on lease  of lease lease  on lease of lease

payments  payments liabilities  payments payments liabilities

£000 £000 £000 L0000 L0000 £000
Due within one year 539 (494) 45 538 (496) 42
Duc within two to five years 2,155 (1,947) 206 2.151 €1,960) 191
Duc after more than five years 41,466 (33,487) 7,979 42,116 (34073 8.043

44,158 (35,928) 8,230 44,805 (306.529) 8.276

Capital commitments, arising from contractual obligations not yet invoiced or paid. for the purchase,
construction, development or enhancement of investment properties, amounted to £3 8 million at
31 March 2023 (2022 - £3.7 million).
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10. Deferred Tax Assels and Liabilities

2023 2022

Assets  Liabilities Net Assets  Liabilities et
£000 £000 £000 L0 ES31000)] E000
Investment property - (342,739)(342,739) - (357.081) (357.081)
Accelerated tax depreciation — (46,618) (46,618) - (il,009) (41,009
Financial instruments - (2,085) (2,085) 18 (5135 (1,017
- (391,442)(391,442) 118 (399,225) (399,107)

The movement in deferred tax is as follows:

Accelerated

tax Financial

Investment depreci- instru- Toral Total

property ation ments 2023 2022

£000 £000 £000 %000 £000

Balance at 1 April (357,081) (41,009) (1,017) (399,107) (300,483)
Recognised in income 20,716 (3,555) (1,068) 16,093 (93,645)
Forcign exchange movements (6,374) (2,054) - (8,428) (+.979)

Balance at 31 March (342,739) (46,618) (2,085)(391,442) (399.10™
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11, Trade and Other Keceivables

2023 2022
£000 L0
Non-current assets
Loan to a related party 225,000 225,000
Further detail is provided in Note 18 and Note 25,
2023 2022
£000 L0000
Current assets
Rent and service charges debtor 40,657 41,914
Rent and service charges accrued 3,053 3,237
Other debtors and prepayments 47,010 40,204
Derivative financial instruments 8,340 1,539
Mortgages granted repayable within one year 633 613
Corporation tax recoverable 1,346 305
101,039 91814
The ageing of rent and service charge receivables was as follows:
2023 2022
£000 000
Not past duc 23,704  25.615
Past due by less than one month 4,228 5,932
Past due by onc to three months 2,059 3,631
Past due by three to six months 1,571 1,698
Past due by more than six months 21,610 19,912
53,172 56.788
Impairment (9.462) (11.637)
Net 43,710  145.151

The movement in the allowance for impairment in respect of trade and other receivables during the

year was a8 follows:

2023

000
Balance at 1 April 11,637
Amounts written off (1,997)
Movement in allowance for impairment (178)

Balance at 31 March 9,462

2022
£000
12,177

(1,080)
540

11,637
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12, Cash and Cash Equivalents

2023 2022
£000 £000
Bank balances 64,603 157,286
Short term deposits and investments 103,143 219
Cash and cash equivalents 167,746 157,505

Included within bank balances are tenants’ deposits of £4,809,000 (2022 ~ £4.608,000) in the UK and
£3,339.000 (2022 - £3.202,000) in the USA, which cannot be used in the ordinary course of business.
Included within short term deposits and investments are £72.924 000 (2022 - £nil) of USA Trcaaury
Bills.

13. Properties held for sale

Properties held for sale are recorded at their fair value. The fair value is a Level 3 valuation as defined
by IFRS 13 and is based on offers received discounted for risks of completion. There were no
properties held for sale at the end of the current or previous financial year.

14.  Share Capital

2023 2023 20022 2022
Number L0090 Number £000

Allotted. called up and fully paid:
Qrdinary shares of 25 pence per share - - 16,295,357 4,074
Ordinary A shares of 25 pence per share 3,347,364 837 - -
Ordinary B shares of 25 pence per share 12,947,993 3,237 - -
Ordinary shares of 25 pence per share 16,295,357 4,074 16,295,357 4,074

In November 2022, the Company teclassified the 3,347,304 ordinary shares that were ownced by
Dock Newco Limited to Ordinary A shares. The remaining 12947993 ordinary shares were
reclassified to Ordinary B shares.

None of the shares have or had any special rights or rights to fixed income in the current or previous

vear. There are and have been no restrictions on the transfer of these shares of restrictions on voting

rights in either the current or previous year.

15, Trade and Other Payables

2023 2022
X000 £000
Rent and service charges charged in advance 28,822 26,859
Other creditors and accruals 41,474 36.399
Derivative financial instruments - 70
Lease obligations payable 45 42

70,341 63770
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16.  Loans and Borrowings

2023 222
£000 000
Non-current liabilities
Mortgages 432,175 405,208
Bank loans 64,500 338901

496,675 744,109

Current liabilities
Maortgages 4,683 4,393
Bank luans 275,430 1,536

280,113 5,929

Total loans and borrowings
Mortgages 436,858 {09,601
Bank loans 339,930 340,437

776,788 750,038

All mortgages and bank loans are sccured on specific investment properties owned by subsidiary
undertakings.

The maturity profile of the Group’s loans and barrowings was as follows:

2023 2022

Bank loans Mortgages Total Total

2000 £000 £000 L0000

Due within one year 275,430 4,683 280,113 5.929
Due within one to two years 64,500 5,246 69,746 37373
Due within two to five years - 41,039 41,039 321.629
Due after more than five years - 385,890 385,890 365,107
339,930 436,858 776,788 730,038

The risk profile of the Group's loans and burrowings after taking account of interest rate swaps, was
as follows:

2023 2022
Fixed Floating Total Fixed  Floating Total
£000 £000 £000 2000 £000 L0000
Sterling 56,792 309,930 366,722 58,005 310,437 308442
LS Dollar 410,066 - 410,066 381,396 - 381.590

466,858 309,930 776,788 439,601 310,437 750.038

[nctuded in the bank loans due within one vear in the table above is £225 million which is due for
repayment in Lite February 2024 and £50 million which is due for repayment at the end of March 2024,

At the date of signing this report, the Group had signed heads of terms for a new £100 million five
year loan from a major global bank. The Group also had draft heads of terms from two other banks
for tive year loans of £125 million and £100 million. Additionally, the loan agreement for the £225
million allows for the Group o request a one year extension. Less advanced discussions continug
with other financial institutions.
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The Group therefore has multiple funding options with the aggregate amount well in excess of
expected needs. Whilst the recent rises in interest rates will inevitably increase the cost of the
interest rate caps and swaps, the Board considers the overall expected cost of available finance to be
entirely affordable. During the year ended 31 March 2022, the reference rate on UK floating rate
bank loans transitioned from LIBOR to an equivalent SONJA plus a credit adjustment spread. The
Group's interest rate cap and swaps are sct out in Note 17 on page 78 The interest rate profile of
the Group’s fixed rate mortgages was as follows:

2023 2022
£000 L000

Per cent.
2530 48,717 45,729
3.0-3.5 99,301 127,974
3.5-4.0 115,984 119074
4.0-4.5 69,422 44,283
4.5-5.0 67,656 44,535
5.055 12,544 12.846
5.56.0 15,677 6,809
6065 7,557 8,351

436,858 409,601

The weighted average rate and the weighted average term of the Group's fixed rate loans and
borrowings (after taking account of interest rate swaps) were as follows:

2023 2022 2023 2022

% “a Years Ycars

Sterling 5.71 3.60 9.4 8.1
U$ Dollar 3.81 3.65 7.2 T 7

17, Financial Assets and Liabilities

The Group’s financial instruments are analysed into categories as follows:

2023 2022

Financing Financing

Carrying income/ Carrying income/

amount {expense) amount {expense)

£000 £000 £000 5000

Current dasset investments 131 - 132 -

Derivative financial instruments 8,340 4,271 1,069 5,298

Current assets at fair value through

profit or loss 8,471 4,271 4.671 3953

Current liabilities at fair value - - (47 1,345

Trade and other receivables 317,699 4,475 311,275 3677

Cash and cash equivalents 167,746 2,033 157,505 -

Assets at amortised cost 485,445 6,508 168,780 3677

Trade and other payables (70,296) (1) (063,238) (280)

Lease obligations payable (8,230) (496) (8,276) 499)

Floating rate loans and borrowings (339.930) (13,049) (340,437) (9.099)

Fixed rate loans and borrowings (436,858) (18,974) (#09,601) (16.529)
Current and non-current liabilities at

amortised cost (855,314) (32,520) (821572 (26.407)

Total financial instruments (369.869) (21,741) (348,591) (17.432)
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The finance income of £4,271.000 (2022 - £5,298,000) relating 1o derivative financial instruments is
stated net of £110,000 expenses (2022 - £113,000) relating co credit risk movenients.

Tuir values of financial instruments

With the exception of fixed rate loans and borrowings. the Group's financial instruments are shown
in the table on page 75 ad fair value. Fixed rate loans and borrowings are stated at amortised cost as
shown in the table on page 75 and as explained in Note 1(). The fair value of fixed rate loans and
borrowings was £387.462,000 (2022 - £401,982,000). At both the current and preceding year end
there were no non-recurring fair value measurements.

The Group does not hedge account and all its interest rate swaps and caps are initially recognised,
and subscquently recorded. ar fair value, with any movement heing recorded in the consolidated
income statement. The fair values of all interest rate swaps, caps and fixed rate loans and borrowings
are determined by reference to observable inputs that are classified as Level 2 in the fair vaiue
hierarchy set out in 1FRS 13 Fair Value Measurerneni Fair values have been determined by
discounting expected future cash flows using market interest rates and yield curves over the
remaining term of the instrument, as adjusted to reflect the credit risk attributable to the Group and,

where relevant, its counterparty.

Financial instrument risk management
In common with all businesscs, the Group is exposced to the following types of risk which arise from

its use of financial instruments:
+ Credit risk » Liquidity risk » Marken risk

This note presents information about the nature of the Group's exposure to such risks, its objectives,
policics and processes for measuring and managing risk and the Group’s management of capital.
Reference to disclosures given elsewhere in the financial statements is included as appropriate.

The Board has overall responsibility for determining the Group's risk management objectives and
policics and, whilst retaining ultimate responsibility for them, has delegated to the finance function
the authority for designing and operating processes that ensure the effective implementation of
those objectives. The overall objectives of the Board are to set policies that seek to reduce risk as far
as possible without unduly affecting the Group’s competitiveness and flexibility.

Credit risk

The Group's exposure to credit risk arises from the potential financial loss if 4 tenant or counterparty
to a financial instrument fails o meet its contractual obligations and arises principally from the
Group's trade receivables from tenants and from a loan made to a connected company.

Trade receivables

The majority of the Group’s commercial rental income is demanded quarterly in advance and its
residential rental income is demanded monthly in advance. Demands are sent out prior to the due
date, although the Group did agree to some temporary variations to this for 4 small number of
commercial tenants during the height of the Covid-19 pandemic.  Management monitors arrears
continually and prompt action is taken to address potential defaults as appropriatc. The credit
worthiness of cach tenant is assessed prior to the agreement of the lease. Where appropriate,
collateral is required by the Group to support lease obligations. [n many cases this takes the form of
a tenant security deposit but also includes parent company guarantees, bank or other guarantees
where appropriate. Provision is made based upon an expected credit loss model, with full provision
for impairment usually being made where a tenant is in arrcars for more than a year. Details of the
Group’s trade receivables and the extent of impairment provisions against them are set out in Note 11
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Due to the large number of tenants across various sectors and geographical locations, the Board does
not consider there to be a significant concentration of credit risk.

Other receivables

Inciuded in other receivables in Note 11 is 2 material [oan made to a connected company which is
wholly controlled by the Freshwater family. The risk of default is considered remote.

Cash and derivative financial instruments

The credit rating of counterparties to financial instruments is kept under review. The Group's
interest rate swaps arc with major financial institutions and the Greup does not consider
counterparty risk on swaps to represent a major risk at the current time. The Group's interest rate
caps are also with major financial institutions and are linked to borrowings provided to the Group
by the same financial institutions. The counterparty risk on cash and shortterm deposits is managed
by limiting the aggregate exposure to any institution by reference to their credit rating. Such
balances are generally placed with major financial institutions where credit risk is not considered
significant.

Maximum exposure

The aggregate carrying amounts of the Group's financial assets. which are stated net of impairment
provisions, represents the Group's maximum exposure to credit risk, before taking into account the
value of the tenant security deposits held and other collateral.

Liquidity risk

Liquidity risk is the risk that the Group will encounter difficulty in meeting its financial obligations
as they fall due and arises from the Group's management of its working capital and the finance
charges and amortisation of its loans and borrowings.

The Group’s policy is to scek to maintain cash balances to meet all short and medium term
requirements. The Group has a low level of gearing relative to the property investment Scctor as a
whaole and has long standing relationships with many leading banks and financial institutions from
which the Board expect to be able to raise further funds if required. At 31 March 2023 gearing was
24.5% (2022 - 23.6%) (sce note 23). Cash and short-term deposits and investments at 31 March 2023
were £167.7 million (2022 ~ £157.5 million) and £280.1 million of loans and borrowings werc
repayable within one year (2022 - £5.9 million). In addition. at the same date. the Group had
undrawn committed facilities of £55.0 million (2022 - £55.0 million). which expire in 2024 As
explained in Note 16 on pages 74 and 7S, the Group has multiple funding options available to ¢nablc
it to meet its financial obligations as they fall due
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The maturity analysis of the undiscounted cash flows arising from the Group's financial liabilities at
31 March 2023 was as follows:

2023
Aggregate Due Thie Due Due after
Carrying undiscounted within within within more than
amount cash flows one year 1-2years 2.5 years 5 years
£000 %000 £000 ] 5000 £000 £000
Bank loans 339,930 339,930 275,430 64,500 - -
Mortgages 436,858 436,858 4,683 5,246 41,039 385,890
Interest - 154,130 34,381 17,731 51,461 50,557
Leasc obligations payable 8,230 44,157 538 538 1,615 41,466
Trade and other payables 70,341 70,341 70,341 - - -
855,359 1,045,416 385,373 88,015 94,115 477,913

2022
Aggregate Due Lue Due Due after
Carrying undiscounted within within within more than
amonn! cash flows one year I-2 years 2-5 years 5 years
A000 L0040 S04 000 S000 00
Bank loans 340,437 340,437 1536 49,609 289,292 -
Mortgages 409,601 409 601 4,393 7,704 32,337 363,107
Interest - 113,241 23.760 23,491 50.807 15,180
Interest rate swaps 470 2.855 455 455 1.278 667
Lease obligations payable 8,276 44,805 538 338 1,613 42,116
Trade and other payables (3,258 63,258 63,258 - - -
822,042 974,197 93,940 81,860 375,327 423,070

Market risk

Market risk arises mainly from the impact that changes in interest rates might have on the cost of
Group borrowing and the impact that changes in the US dollar/sterling rare of exchange might have
on the Group's recognition of its USA net assets.

Interest rates

The Group seeks to reduce the interest rae risk by fixing rates on a majority of its loans and
borrowings, whilst maintaining some loans at floating rates in order to retain flexibility in relation to
short term interest rates. Interest rates are {ixed either through the use of fixed rate mortgage
finance or through interest rate swaps. On the £225 million borrowing. the Group capped its
exposure Lo interest rate movements by entering into £223 million of 0.5% interest caps with a
reducing notional. The Group doces not speculate in treasury products but uses these only o limit
cxposure to potential interest rate fluctuations The interest rate profile of the Group's loans and

horrowings is s¢t out in Note 16

It is estimated that a general increase of one percentage point in interest rates would decrease the
Group's profit before taxation by approximately £1.5 million per annum, on the basis of the floating
rate debt outstanding at 31 March 2023 after taking account of the interest swaps and caps in place.

There also exists a risk to the income statement arising from the recognition and re-measurement of
interest rate swaps at fair value. It is estimated that a gencral increase of one pereentage point in
interest rates would give rise 1o an increase in the fair value of interest rate swups outstanding at
31 March 2023 of £1.4 million, tegether with a corresponding reduction in the Group's loss before

raxation.
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Derivative financial instruments

The derivative financial instruments held by the Group at the year cad were as follows:

Conitracted rate Notivnal principal Fair value
2023 2022 2023 2022 2023 2022
B Class % Yo £000 £O00 5000 £000
Maturing within one year  Cap 0.5 05 150,000 175000 5,342 4,539
Maturing within 2 - 5 years Swap 1.2 - 5,000 - 2,619 -
Maturing after 5 years Swap 1.7 1.6 25,000 30,000 379 (170)

180,000 205,000 8,340 4,069

Foreign exchange rates

The Group seeks to reduce its exposure 1o foreign currency risk in relation to its USA net assets by
funding its USA investment property with US dollar denominated loans and borrowings. As the
Group's investment in USA assets are held for the long term and funds are not usually returned to
the UK, the Group's policy is nor to hedge its residual exposure. Management monitors exchange
rates on 4 regular basis and elects to transfer funds only when the nite is favourable to do so.

It is estimated that a ten percentage point decrease in the value of the US dollar against sterling
would result in a decrease in the sterling value of the Group’s USA net assets of £37.3 million.

Capital management

The capital structure of the Group consists of equity attributable to equity holders of the parent
together with net debt. This is kept under constant review to ensure the Group has sufficient capital
1o fund its operations and that the Group's strategy of low gearing is maintained. The Group secks 1o
maintdin a balance between longerterm finance appropriate to fund its longtlerm investment
property holding strategy and medium-term finance which provides a more cost effective source of
finance.  Equity comprises issued share capital, reserves and retained earnings as sct out in the
consolidared statement of changes in equity. Net debt comprises a mix of fixed rate mortgages and
shorter-term bank loans 4s set out in Note 16 and cash and short term deposits and investnmients as sct
out in Note 12. All loans and borrowings are secured against investment property and the bank foans
are drawn against committed facilitics.

18 Related Party Transactions

Day-to-day management of the Group's properties and its operations in the UK is mainly carried out
by Highdorn Co. Limited ("Highdorn™) and by Freshwater Property Management Limited ("FPM™).
Mr B 5 E Freshwater and Mr S I Freshwaater are Directors of both companies. They have no beneficial
interest in the share capital of Highdorn. Mr B § E Freshwater. Mr S 1 Freshwater and Mr D Davis are
Directors of the parent company of FPM but have no beneficial interest in either company.
Mr C B Freshwater and Mr R E Freshwater have a beneficial interest in a trust holding intcrests in
shares in Highdorn.

[n their capacity as property managing agents, Highdorn and FFM collect rents and incur direct
property expenses on behalf of the Group. Additionally Highdorn leases offices, from which it
operates. from the Group. At 31 March 2023, the aggregate net amounts due to the Group from
Highdorn and FPM was £14.7 million (2022 ~ £12.2 million due to the Group from Highdorn and
EPM). These amounts are not secured and are payable on demand. No guarantees have been given
or received and the amounts are scttled in cash.
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Included in the balance above are amounts paid and payable by the Group for the provision of
property and other management services to Highdorn and FPM, which were as follows:

2023 2022
5000 2000
Balance due to related party managing agents at | April 3,156 2,129
Charged during the year 6,070 5.089
Paid during the year (7,468) (4,062)
Balance due to related party managing agents at 31 March 1,758 3,156

Mr B S E Freshwater, Mr 8 1 Freshwater and Mr D Davis are trustees of two charities that owned 6.3%
of the share capital of the Company throughout the year. These charities have received dividend
pavments in the year of £1,198,242 (2022 - £1,156,923). The Directors’interests in the Company and
the principal sharcholders are described on pages 37 and 38. The Board considers that the Directors
are the key management personnel of the Group and their remuneration is disclosed on pages 44 and
45.

At 31 March 2023, the Group was owed £4,690,000 (2022 - £4,559.000) by Centremanor Limited, a
company that Mr B § E Freshwater and Mr D Davis are directors of The balance is repayablc on
demand.

In June 2020 the Group lent £225 000,000 to Daejan Group Holdings Limited (formerly Dock Newco
Limited) at a commercial arm's length interest rate of LIBOR plus 1.85%. Following the transition from
LIBOR to SONIA on UK floating rate bank loans during the prior year, the interest rate is now
calculated with reference to SONIA plus a credit adjustment spread. There has been no material gain
or loss of this change to the Group. The loan is due tor repayment on 21 February 2025 MrB S E
Freshwater and Mr 8 I Freshwater were directors of Dacjan Group tHoldings Limited throughout the
year They had no beneficial interest in the share capital of the company or of its ultimate holding
companics during the vear Linnet Limited, which was the ultimate parent of Dacjan Group Holdings
Limited for part of the year disposed of Dacjan Group Holdings Limited in November 2022 and it was
acquired by two companics whose directors include Mr A M Freshwater, Mr B S E Freshwater, Mr C B
Freshwater and Mr R E Freshwater, Mr A M Freshwater, Mr C B Freshwater and Mr R E Freshwater arc
beneficiarics of trusts that ultimately own these two companies. At 31 March 2023 Daejan Group
Holdings Limited owned 20.5% of the shate capital of Daejan Holdings Limited. During the year the
Group charged Daejan Group Holdings Limited 4,347,855 (2022 - £3.325.000) in interest and
associated fees (included in other finance income, note ) and as at the ¢nd of both the current and
preceding year Dacjan Group Holdings Limited owed the Group £225 million (included in non-
current asscts, note 11}, As explained in Note 25, Dacjan Group Holdings Limited became the sole
sharcholder of the Company in June 2023.

19, Contingent Liabilities

The Group is from time to time party to legal actions arising in the ordinary course of business. The
Dircctors are not aware of any current actions which could have a material adverse effect on the

financial position of the Group.

20, Operaling Lease Agreements

The Group carns rental income by leasing its investment propertics to tenants under operating leases
which vary in teems and provisions between type of property and type of tenure. Leases providing
for contingent remnts are rare within the Group's property portfolic and no amounts for contingent
refits are tncluded in rental income for the year (2022 - £Nil).
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At the balance sheet date, future minimum lease payments reccivable by the Group under operating
leases were as follows:

2023 2022
£000 L0000
Due within one vear 117,363 61,726
IJue within onc to two years 62,916 51.066
Due within two to five vears 119,706 111 432
Due after more than five years 293,003 313,959

592,988 538,183

Many of the Group's residential properties are let under assured shorthold enuncies which typically
are for initial terms of 12 months or less, whereafter they are canceliable at short notice. The Group's
experience is that a significant proportion of such tenancies are held over after the expiry of their
initial term.

21. Notes to the Consolidated Statement of Cash Flows

Cash generated from operations

2023 2022
£000 £000
Net operating (loss)/profit before net financing costs (19,297) 177,091
Adjusted for:
Net valuation loss/(gain) on investment property (Note 9) 90,169 (101.072)
Net gain on sale of investment property (9,3%2) (15340
Cash flows from operations hefore changes in working capital 61,520 60,675
Changes in working capital:
Change in trade and other receivables (6,083) (6,787)
Change in trade and other payables 4,813 (7.27%)

Working capital movement (1,270)  (14.062)

Cash generated from continuing operations 60,250 46.613

Change in liabilities during the year relating to financing activities

2023 2022

000 L000

Total loans and borrowings at 1 April (Note 16) 750,038 731,177
Repayment of bank leans (508) (T38)
Repavment of mortgages (36,328) (53.43%)
New mortgages 39.109 37,096
Foreign exchange impact 24,477 15.956

Total loans and borrowings at 31 March (Note 16) 776,788 750,038
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22, Subsidiary Underfakings

At 31 March 2023, except where indicated. the following were indirect subsidiaries of the Company,
where the Company’s direct and indirect interest 15 i ordinary shares. Al were wholly owned,

except as indicared, and are included in the consolidated financial statements.

Dacjan Holdings Limited has guaranteed ehe liabilitics of certain subsidiarics under Sections -i79A
and 479C of the Companies Act (2000).

Those companies on pages 82 and 83 marked by 4 will take advantage of the audit exemption set
out within Scction 479 of the Companics Act (2000) for the year ended 31 March 2023 The asscts,

tiabilitics and results for the year of these companies have been audited as part of the group audit

however these cotppanies me excpt from having their own fnancial statements audited.

Incorporated in Great Britain and registeved in England and Wales
Registered office: Freshwater House, 158 — 162 Shaftesbury Avenue, London WC2H 8HR

Company naumber Company number
Agecroft Estates Lid 437090 Coinspesr Limited” 6730037
Alsam Limired 401238 Coinsun Limited”® 1204282
Astral Estates (London)y Limited 427044 Consbrix Developments Limited S13110
Bagnight Limited” 1409963 Cromiech Property Co. Limited (The)™ 613900
Bampton (B&B)Y Limited 2708348  Crozera Limited 1269708
Bampton (Redbridge )y Limited® 8521506 Ducjan (Brentford) Limited? 3660085
Bampton Holdings Limited® 898791 Daejan (Brighton) Limited'” 2363357
Bampton Homes Limited 801061 Daejan (Cambridge) Limited ® 5i39513
Bampton Mianagement Limited 9i1502 Dacjan (Carditt) Limited” 2887383
Bampton Property Group Limited (The) 047921 Daejan (Care Homes)y Limited” 0665981
Brickficld Properties Limited 741218 Dacjan (Darttord) Limited 2620091
Chilon Invesuncent Co. Limited 617017 Daejan (Design & Build) Limited ™ TOE5 186
City and Country (Londonderry House) Daejan (Durham) Limited 23552073
Limited HAG350 Dacjan (FH 1998) Limited AO03328
City and Country Properties Dacjan (FHNV 1998) Limited AOLA818
(Birmingham) Limited”® T50135 Dacjan (Hanger Hilh Limited” AOTYT 42
City and Country Propettics Dacjan (High Wycombe) Limited” 2084725
(Camberley) Limited® 876206  Dacjan (Kingston) Limited:” 2022396
City and Country Propertics (Estates) Daejan (Lauderdaly) Limited 2347187
Limited 351303 Dacjan (Norwich)y Limited 387190
City and Country Properties (Gillingham) Dacjan (NUNV) Lintited 3375782
Limited 922908 Dacian (NUVY Limited” 3381013
City and Country Properties (Leeds) [acjan (PF) Limited 896862
Limited 51 483 Ducjan (Reading) Limited” 26205006
City and Country Propertics (Midlands) Daejan Chaanton) Limited® 2603491
Limitcd 458931 Daejan (1K) Limited™ 42003384
City and Country Properties Limited 632613 Daepn (US) Limited - 4204270
Coindragon Limited' * 67500835 Dacjan (Warwick) Limited” 2550013
Coincagle Limited™ 6730177 Dacjan (Watford) Limited TORNOSLSR
Coinface Limited TOH44009  Dacim (Wimbledon) Limited® TO T 04
Coinmiud Limited® TO4 1633 Dacjin (Woreester) Limited® 26830445
Coinmuat Limited” 07350062 Daecjan Commuercial Properties
Comnorbit Limited” 6750156 Limuted 3135225
Compilot Limited” 0730137 Daejan Developments Limited” GIIET6
Coinrcach Limited’ SO 1736 Dacjan Enterprises Limited 3316239
Coimsmart Limited® T4 003 12acjan Estates Limiecd 4121

T Lirecty awned C Compais exempted trom audit
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Company number
Dacjan Investments (Grove Halb

Limired 641208
Daejan Investments (Harrow) Limited ™ 638151
Pacjan Investments (Park) Limited” B384
Dacjan Investments Limited 629395
D AMetropolitin Investments

Litniced™ Til216
Dacjun Propertics Limited 629396
Dacjun Retail Propertics Limiced 30871060
Daejan Securiues Limited*® 1340920
Dacjan Sceevices Limited*” 1710219
Nacjan Traders Limited® 4211201
Daneryva Limited 13535633
Derlingrange Limited® 1268416
Ealux Limited 329109
Endell Developments Limited® 04314585
Endell Properties Limited”” 6434799
Eadell Real Estate Limited! (334801
Esslock Limited +60091
Fifth Charles Investments Limited® t295017
First Churles Investments Limiced- 1293651
Foredile Limited?® 1124135
Gershrix Developments Limited 6GR3i91
Cerapeseal Limited” 17707
Halliurd Property Co. Limited (The) 6138306
Hampstead Way Investments Limited® 751083
Inputstock Limited +1YT038

Drreedy owned
b Company exempred trom audic

Incorporated in Guernsey

Company number

nputstripe Limited
[nsworth [nvestments Limired®

Johnsbrix Developments Limited

Kingforge Limited*

Kintsilk Investments Limiced®
Lawnstamp Limited®

Lesbrix Developments Limited
Limebridge Co. Limited”
Lookstate Limited”

Lyme & Farrar Limited
Marfred Limited

Mineral and General lnvestments
Limieed

Modboon Limited”®

Mont Investments Limited
Offers orld Limited

Pegasus [nvestment Company Linnted”

Ronend Proportics Limited”

Roscehet Holdings Limited®

scaglen Investments Limited®
semiark Limited*”

similock Limited

St Leonards Properties Limited
Strand Palace Hotel Limited®
Summerseas [Investment Co, Limited®
Wisehourne Limited®

Workyvideo Limited”

44973506
[3735 1306
812705
1273663
THY249
5315719
T89658
8GR81™
1993911
402783
6936

391604
1366107
325225
2476200
315280
1147295
(SR AD!
G1G559
68338006
115959
TOO80 1
3676173
G1O96Y
Q40842
4204199

Registered office: Bordage House. Le Bordage. St Peter Port, Guernsey GYI 1BU

Daejan Financing Limited
Three Dials Limited
Four Dials Limited

Incorporated in the Isle of Man

Eight Dials Limited
Nite Dials Limited
Ten Dials Limited

Registered affice: 8 St George's Street Douglas IM1 1AH

Temple [Inyestments Limited

Incorporated in Curacao

Registered office: Schottegatweg Oost 44, Curacao

Daejan Holdings NV
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Incorporated in the USA
Registered office, except as noted in (i} to (vii) at end of this note: 1651 Coney Island
Avenuo, Brooklyn, NV 11230

2204 Collier Avenue LLC Dacjun Hidden Palms LLC?

TTNW LLC Dacjun Holdings (1.5 [nc. o0

200 Portland LLC Dacjun Inverrary LLC

200 Realty Associates™ Dacjan Lauderhill fnc.

427 West 5st Strecet Owners Corp. Dacjin Lycoming LLC. Inc,

611 West 1581h Streer Corp. Dacjan N.Y Ld.

670 River Realty Corp. Dacejan Oak Manor inc

730 G Realty Corp. Dacjan Portland. Inc.

1750 GC LLC DIN Crossroad, Inc.

3380 Nostrand LLC DJN Greenwich Inc.

Ace 2160 Wallace TLC DIN Raritan LLC

Ace 2180 Wallace LLC [vory 1130 Concourse Corp.

Ace 2181 Barnes LLC [vory 1166 G.CRealey Corp.

Ace 2181 Wallace 1LLC Ivory 3045 Grand Concourse Com.
CM Bucks Landing 120 LLC Ivory 3391 Bainbridge Corp.

Dacjan 1010 Regency LLC™ [vory 3780 Bronx Blvd. Corp.

Dacjan 11 E Chase LLC™ Ivory 3908 Bronx Realty Corp.

Dacjan 77 Inc.m [vory 780 Grand Corp.

IDaejan 3120 Court LLC™ Ivory 790 G.C. Corp.

Duejan Astoria LLC Madison Oaks Apartment Homes LLC™
Duejan Baltimore Inc. New Franconia Associates™*

Dacjan Chesterlield LLC™ Newport Coleny Apartment Homes LLO ™
aejan Crossroacds LLC Sevens G.C. Realry Corp.

Dacjan Enterprises Inc. Tampia Sunscape nc.

Dacjan Fisherman's Landing LLC™ Warerford Park Apartment Homes LLCo

Dacjan Greenwich Commeons LLC?

Regastered offtces (1) 6800 Liberty Road, Baltmore MD 21207 010 4200 Tnvereary Bivd Lauderhill FLo 43519,

(Hity 14335 Bruce [ Downs Bhd Tampa, FL 33613,Gv) 14008 137 SstrceCTampa FL 35815 (0 5105 Mission Hills Ave, Tampa,
FL 33017 (vip L1035 Nortl Market Street Wilnnngton 2 19899 ¢4 1i) 65 Frankhn Strect, Suite 101 Buston, MA 02114

T Inrectls omoned

5% owned

IO owned
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23.  Alternative Performarnce Measures

The directors use a number of alternative performance measures within this Annual Report to
provide more relevant explanations of the Group's financial position and performance. Provided
below are explanations for each such measure and reconciliations to relevant IFRS balances.

Underlying profit before tax

The directors consider “underlying profit before tax” which excludes unrealised changes in the
valuation of property and certain financial instruments to be a useful measure as it represents the
element of our results that has actually been realised. It represents the performance of our core
rental business together with disposal profits which tend to fluctuate from year to year. It is our
underlying profit before tax which generates the cash we use to re-invest in the business and to pay
dividends and taxes.

2023 2022

£000 A000
{Loss)/profit before tax per the income statement (41,038) 159659
Property valuation [osses/(gains) 90,169 (101,072}
Financial instruments fair value gains (4,271) (5,298)
Realised valuation fosses on property disposals 2,308 569
Underlying profit before tax 47,168 33 858

Shareholders’ funds per share

The directors consider that shareholders’ funds per share is a usetul measure as it reflects the fair
value of the investment property we held and is a common measure uscd across the property
industry. It is calculated by dividing the total equity attributable to equity holders of the parent by
the weighted average number of shares in issue during the period.

2023 2022
Total equity attributable to equity holders of the parent (£000) 1,928,788 1,955,560
Weighted average number of shares in issue during the year 16,295,357 16,295,357
Sharcholders funds per share (&) 118.36 120.01

Gearing

The Group considers gearing to be the ratio of our loans and borrowings 1o the value of our total
asscts. As the majority of our loans and borrowings are sccured on our iNVEStMent property assets.
our gearing ratio is useful as it indicates our capacity to borrow further to invest in our business and
also shows the level of headroom we have in case of adverse property valuation moverments.

2023 2023 2023 2022 2022 20022
UK USA Total K I5A Total
L000 5000 £000 K00 LK) L0060

Loans and borrowing
{Note 16) 366,722 410,066 776,788 368,142 381.5906 750,038
Total asscts 2,210,684 966,069 3,176,753 2276317 902,690 3.179.013

Gearing 16.6% 42.4% 24.5% 16 2% 42.3% 23.6%
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Valuation of investment properties

Valuation gains or losses on investment propertics is a key metric for propenty companices and is presented
onthe face of the income statement. To assist 4 reader’s understanding, we also express the net revaluation
gains or losses recognised during the year as a percentage of the value of investment property at the start
of the vear. Where a property’s value is not denominated in sterling, such as those in the USA the opening
value is first adjusted for the impact of movements in exchange rates during the year.

2023 2023 2023 2022 2022 2022
'K [AY: ) Total UK U5A Total
£000 £000 5000 2000 £000 £000
Carrying value at 1 April
(Note 9 1,920,620 784,824 2,705,441 1,841,368 723,077 2,564,145
Foreign exchange movements - 50,096 50,096 - 32,073 32,075
Value at 1 April at year end
exchange rate 1,920,620 834,920 2,755,540 1,841,368 755.150 2,596,518
Acquisitions 3,955 - 3,955 138 - 138
Additions to existing
propertics 12,115 7,307 19,422 9,797 5,052 14,849
Disposals (4,423) (1,488) (3,911)  (4807)  (2,326)  (7.133)
Revaluation (78,307) (11,862) (90,169)  7i 124 26948 101,072
Carrving value at 31 March
(Note ) 1,853,960 828,877 2,682,837 1920620  7R4.824 2705444
Valuation (loss)/gain
pereentage (4.1%) (1.4%) (3.3%) 1.0% 3.6% 3.9%

24, Ultimate controlling party

The Freshwater Family are considered to be the ultimate controtling party by virtue of all shares in
issuc, with the exception of the 763 shares beneficially owned by Mr [D Davis, being held by or on behalt

of themselves, other members of their tamilies and their charitable interests.

25, Fvents after the reporfing period

On 19 June 2023 following approval from sharcholders, the Company completed a scheme of
reconstruction under which the total issued share capital of the Company was reduced from
£4,073.839 to £836,841 by cancelling the 12,947,993 Ordinary B shares of 25 pence each in issue
(see Note 14 on page 73 for details of sharcholdings at 31 March 2023). The Company
simultancously issucd 12,947,993 new Ordinary B shares of 25 pence cach to Dock Newceo Limited:
Dock Newco Limited then issued 12,947.993 of its own sharcs to the original Ordinary B
shareholders of the Company. This resulted in the entire share capital of the Company being owned
by Dock Newcoe Limited and the former B shareholders of the Company owning the same number
of shares and proportion of Dock Newco Limited as they did in the Company. There was therefore
no material financial effect to the Company or its shareholders from this reconstruction. Dock
Newceo Limited subsequently changed its name to Dacjan Group Holdings Limited on 28 June 2023,
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SHET

as at 31 March 2023

Notes 2023
£000 £000
Fixed assets
[nvestment in subsidiary
underiakings 4 1,199,359
Deferred tax assets -

Loan to a related party 225,000
1,424,359
Current assets
Debtors 22,925
Cash at bank 32,849
55,774
Creditors: amounts falling
due within one vear 5 (324,025)
Net current liabilities (268,251)
Total assets less current
liabilitics 1,156,108
Creditors: amounts falling due
after more than one year 6 (12,225)
Deferred tax liability (756)
Net assets 1,143,133

2022
L000 L000

1.198.822

10,086
44.656

34,742

(255,938)

(201,196)

(62,363}

1,160,381

Capital and reserves

Catled up share capital 7 4,074
Share premium account 555
Other reserves 893
Profit and loss account 1,157,611
Equity shareholders’ funds 1,143,133

4,074
535

893
1.154.859

1.160.381

The Company’s profit for the vear after taxation was £2.382,000 (2022 - loss of £1 448,000,

The financial statements of Dacjan Holdings Limited (Company number 305105) on pages 87 Lo 92
were approved by the Board of Directors on 29 September 2023 and were signed on its behalf by:

ﬂ(g\.,,u_\u/u\_..

B 8 E Fresbwater
Director
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Issued Share Eqruity

share premium Cither Retained sharcholders’

capital account reserves eqarnings funds

L0000 L0000 L0000 L000) £000

Balancc at 1 April 2021 4,074 355 893 1,174,558 1,180,080
Loss for the vear - - - (1,-448) (1,418)
Dividends to equity shareholders - - - (18.251) (18,251}
Balance at 1 April 2022 4,074 555 HY5 1,154 859 1,160,381
Profit for the year - - - 2382 2,582
Foreign exchange translation differences - - - {727 (727
1hvidends to equity sharcholders - - - (18.903) (18.903)
Balance at 31 March 2023 4,074 555 893 1,137,611 1,143,133




DagiaN HOLDINGS LTG

NOTESTO FHE Cosapany Finasnora

SEAVIENMENTS

1. Accounting Policies

The following accounting policies have heen applied consistently in dealing with jtems which are
considercd material in relation to the Company's financial statements.

(a)  Basis of preparation

The Company financial statements have been prepared in accorddance with Financial Reporting
Standard 102, The Financial Reporting Standards applicable in the UK and Republic of treland
(“FRS 102"). The Company has adopted the following disclosure exemptions permitted by FRS 102
1.12 (b), (¢) and (&) The requirement to present a statement of cash flows: the requirement to
disclose the terms and conditions of long term debt: and the requirement to disclose key
management personnel compensation in total.

As permitted by Section 408 of the Companies Act 2006, a separate profit and loss account dealing
with the resnlrs of the Company has not been presented.

(b) Invcsiments in subsidiary undertakings

Investments in subsidiary undertakings comprise shares in and loans to those undertakings and are
stated at cost less any provision for impairment.

(c) Financial instruments

Financial liabilitics and equity instruments are classified according to the substance of the
contractual arrangements entered into. An equity instrument is any contract that evidences a residual
interest in the assets of the entity after deducting all financial liabilities.

Basic financial instruments

(i) Trade and other debtors and trade and other creditors

Trade and other deblors are recognised initially at transaction price plus autributablie transaction
costs. Trade and other creditors are recognised initially at transaction price iess attributable
transaction costs. Subsequent (o initial recognition they are measured ar amortised cost using the
effective interest method less any impairment losses in the case of trade and other debtors. If the
arrangement constitutes a financing transaction, for example i payment is deferred beyond normal
business terms, then it is measured at the present value of future payments discounted at a market
rate for a similar debt instrument.

(ii) Loans and borrowings

Loans and borrowings are initially recognised at fair value and are subsequently recorded at
amortised cost. Transaction costs are deducted from the fair value as recognition and any differences
berween the amount initially recognised and the redemption value is recognised in the income
statement over the period of the borrowings on an effective interest rate basis.

Derivative financial instruments

The Company uses derivative financial instruments to hedge its exposure to interest rate risk arising
from opcrational and financing activitics. As these derivatives do not qualify for hedge accounting.
they are accounted for as trading instruments. Derivative financial instruments are initially
recognised, and subsequently recorded, at fair value. The fair value of interest rate swaps is the
estimated amount that the Company would recover or pay to terminate the swap at the balance
sheet date. taking into account current interest rates and the credit worthiness of the swap
counterpacties. The gain or loss on re-measurement o fair value is recognised immediarely in the
profit and loss account.
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(d)y Deferred tax

Deferred tax is provided on timing differences which arise from the inclusion of income and
expenses in rax assessments in periods diffoent from chose in which they are recognised i the
financial statements, Deferred tax is not recognised on permanent differences arising because
certain types of income or expenses are non-taxable or are disallowable for tax or because certain
tax charges or allowances are greater or smaller than the corresponding income or expense.

Deferred tax is measured at the tax rate that is expected to apply to the reversal of the related
difference, using tax rates enacted or substantively enacted at the balance sheet date.

Unrelieved tax losses and other deferred tax assets are recognised only to the extent that it is
probdble that they will be recovered against the reversal of deferred tax liabilities or other future
taxabie profits.

(e) TForeign currencices

Transactions in forcign currencies are recorded using the rate of exchange ruling at the date of the
transaction and gains and [osses on translation are included in the profit and loss account. Debtors
and creditors are retranslated using the rate of exchange at the balance sheet date.

2. Loss on Ordinary Activities hefore Taxation

‘The Company has no employees other than its Directors and their remuneration is set out on
pages 44 and 46 of the Group accounts. The parent company audit fee is disclosed on page 64 of
the Group accounts.

3. Dividends
2023 2022
£000 £000

Amounts recognised as distributions to equity holders in the year:
First interim dividend for the year ended 31 March 2022,

approved 18 August 2021 @ 56p per share - 9.125
Second interim dividend for the year ended 31 March 2022,

approved 7 March 2022 @ S6p per share - 9,126
First interim dividend for the year ¢nded 31 March 2023,

approved 3 August 2022 @ 38p per share 9,451 -
Sccond interim dividend for the year ended 31 March 2023,

approved 28 March 2023 @ 58p per A share and 58p per B share 9,452 -

18,903 18.251

4. Investments in Subsidiary Undertakings

Shares al
cost lLoans Total
£000 L000 L0000
At 1 April 2022 992 205 206,617 1.198.822
Loans - 537 537

At 31 March 2023 992,205 207,154 1,199,359
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5. Creditors: Amounis falling due within one year

2023 2022

£000 £000
Bank loans and overdrafts 50,139 136
Amounts owed to subsidiary undertakings 272,572 254,689
Other creditors and accruals 1,314 643
Drerivative financial instruments - 470
324,025 255,938
6. Creditors: Amaounts falling due after more than one year
2023 2022
£000 000
Secured bank loans 12,225 602,363
7. Share Capilal
2023 2023 2022 2022
Number £000 Number £000
Allotted, called up and fully paid:
Ordinary shares of 25 pence per share - - 16,295,357 40714
Ordinary A shares of 25 pence per share 3.347.364 837 - -
Ordinary B shares of 2% pence per share 12,947,993 3,237 - -
Ordinary shares of 25 pence per share 16,295,357 4,074  10.295,357 4.074

In November 2022, the Compuany reclassified the 3,347,364 ordinary shares that were owned by
Dock Newco Limited to Ordinary A shares. The remaining 12,947,993 ordinary shares were
reclassified to Ordinary B shares.

None of the shares have or had any special rights or rights to fixed income in the current or previous
vear. There are and have been no restrictions on the transfer of these shares or restrictions on voting
rights in either the current or previous year.

8 Profit and Loss Reserve

The Company previously sold its sharcholdings in certain subsidiary undertakings to intermediate
holding companics. As a result of that transaction. the parent company transferred £645 .1 million of
revaluation gains relating to these investments to the profit and loss reserve As the transfer of these
revaluation gains arose as a result of a sale of assets within the Group, it is unlikely that the Company
will seek to treat the profit and loss reserve thus arising as distributable.

Under the articles of association of certain Group investment undertakings, realised capital surpluses
are rren available for distribution as dividends.
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9. Evenis afler the reporting period

On 19 June 2023 following approval from shareholders, the Company completed a scheme of
riconstiuclion under which the total issued share capual of the Company was reduced from
£4,073.839 to £836,841 by cancelling the 12,947,993 Ordinary B shares of 23 pence cach in issuc
(see Note 14 on page 73 for details of shareholdings at 31 March 2023). The Company
simultancously issued 12,947,993 new Ordinary B shares of 25 pence each to Dock Newceo Limited;
Dock Newco Limited then issued 12,947,993 of its own shares to the original Ordinary B
shareholders of the Company. This resulted in the entire share capital of the Company being owned
by Dock Newco Limited and the former B shareholders of the Company owning the same number
of shares and proportion of Dock Newceo Limited as they did in the Company. There was therefore
no material financial effect o the Company or its sharcholders {rom this reconstruction. Dock
Newco Limited subsequently changed its name to Dacjan Group Holdings Limited on 28 June 2023,
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GROUP TINVESYEAR RECORD 8 NAUDEEEDS

2019 2020 2021 2022 2023
£000 000 £000 £000 £000
Total reatal and related income 156161 166,143 162,457 168,386 184,977
Property operating expenscs (79.580)  (91,094) (91.639) (89,840) (104,847)
Net rental and related income 76,581 75,049 70,798 78,546 80,130
Profit on disposal of investment properties 12,203 15.775 3,248 15,344 9,352
Net valuation gains/(losses) on investment
propertics #3928 (90,191 33817 101,072 (90,169)
Administrative expenses
Recurring (13904) (14,259 (14984) (17,871) (18,610)
Non-recurring arising from Scheme
of Arrangement - - (3,259) - -
Total administrative expenses (13,904) (14,254 (18,243 (17.871) (18,610)
Net operdting profit/(loss) before net
financing costs 158,808  (13,924) 89,620 177,091 (19,297)
Net financing expense £20,976)  (19.227  {17.646) (17.432) (21,741)
Profit/(loss) before taxation 137,832 (33,151 ~T197% 159,659 (41,038)
Income tax (charge)/credic (17833 (13,441 (17,518) (102,011 9,944
Profit/(loss) for the year 119,979 (46,592) 54,430 37.648  (31,094)
Earnings/(loss) per share £7.306 £(2.92) £3.35 £3.53 £(1.92)
Total assets 2.766,503% 2,756,597 3011.216 3,179,013 3,176,753
Equity sharcholders’ funds 1,940,521 1,897 168 1902102 1,956,499 1,928,788

Equity sharehotders” funds per share L119.067  £116.35 £11667 £12001 £118.36
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