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. Bagnall Court Limited
Directors’ Report for the year ended 31 December 2020

The direclors present their annual rebort and the audited: financial statements of Bagnail Court Limited
(the company”) for the year ended 31 December 2020.

Principal activity
~The principal activity of the company is property investment.

Directors

The directors who served during the year and subsequently were:
» Bridges Fund Management Limited (appomled 27 January 2020)
e S Cox OBE
e S Morrison (resigned 20 August 2020)

Auditor
Each of the persons who is a director at the dale of approval of this report confirms that:

"o - so far as they are aware, there is no relevant audit information of which the company’s auditor is

unaware; and . .

» they have taken ali lhe sleps thal they ought to have taken as a director in order to make
themselves aware of any relevant audit information and lo establish that the company’s auditor is
aware of thal information.

Small company provisions
This report has been prepared in accordance with the provisions appllcable lo compames enlilled to the

small compames exemphon

Approved by the Board and signed dn its behalf by:

I?D. Qt‘f’

P D Richings
Director on behalf of Bridges Fund Management Limited
5 October 2021



Bagnall Court Limited
Statement of Directors’ Responsibilities for the year ended 31 December 2020

The directors are responsmle for preparing the Annual Report and the financial statemems in accordance
with applicable law and regulations. .

Company law requires the directors to prepare financial statements for each financial year. Under that law
the directors have elected to prepare the financial statements in accordance with United Kingdom
Generally Accepted Accounting Practice (United Kingdom Accounting Standards and applicable law).
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 company and of the profit or loss of the company
for that year.

In preparing these financial statements, the directors are required to:
. select suitable accounting policies and then apply them consistently;
. make judgements and accounting estimates that are reasonable and prudent;

«  prepare the financial statements on the going concern basis unless it is mappropnate to
presume that the company will continue in business. :

The directors are responsible for keeping adequate accounting records that are sufficient to show and
explain the .company's transactions and disclose with reasonable accuracy at any time the financial
position of the company and enable them to ensure that the financial statements comply with the
Companies Act 2006. They are also responsible for safeguarding the assets of the company and hence for
taking reasonable steps for the prevention and detection of fraud and other irregularities.



Bagnall Court Limited
Independent Auditor's Report for the year ended 31 December 2020

Opinion

We have audited the financial statements of Bagnall Court Limited (‘the company') for the year ended
31 December 2020 which comprise the Statement of Comprehensive,Income, Statement of Financial
Position and the related notes, including a summary of significant accounting policies. The financial
reporting framework that has been applied in their preparation is. applicable faw and United Kingdom
Accounting Standards, including FRS 102, “The Financial Reporting Standard applicable in the UK and
Republic of Ireland” (United Kingdom Generally Accepted Accounting Practice). :

In our opinion the financial statements:

s give a true and fair view of the state of the company's affairs as at 31 December 2020 and of its loss
for the year then ended;

e have been properly prepared in accordance with United Kingdom Generally Accepted Accounting
Practice;

» . have been prepared in accordance with the requirements of the Companies Act 2006.
Bas:s for opinion

We conducted our audit in accordance with International Standards on Auditing (UK) (ISAs (UK)) and
applicable law. Our responsibilities under those standards are further described in the auditor's
responsibilities for the audit of the financial statements section of our report. We are independent of the
company in accordance with the ethical requirements that are relevant to our audit of the financial
statements in the UK, including the FRC's Ethical Standard, and we have fuifilled our other ethical
responsibilities in accordance with these requirements. We believe that the audit evidence we have
obtained is sufficient and appropriate to provide a basis for our opinion.

Material uncertainty related to going concern

We draw attention to Note 3 in the financial statements, which indicates that the company's going concern
status is dependent on the continued support of a lender. As stated in Note 3, these events or conditions,
along with the other matters as set forth in Note 3, indicate that a material uncertainty exists that may cast
significant doubt on the company's ability to continue as a going concern. Our opinion is not modified in
respect of this matter.

Our responsibilities and the responsibilities of the directors with.respect to going concern are described in
the relevant sections of this report.

Other Information

The Other Information comprises the information included in the annual report, other than the financial
statements and our auditor's report thereon. The directors are responsible for the Other Information. Our
opinion on the financial statements does not cover the Other Information and, except to the extent
otherwise explicitly stated in our report, we do not express any form of assurance conclusion thereon.

In connection with our audit of the financial statements, our responsibility is to read the Other Information
and, in doing so, consider whether the Other information is materially inconsistent with the financial
statements or our knowledge obtained in the audit or otherwise appears to be materially misstated. If we
identify such material inconsistencies or apparent material misstatements, we are required to determine
whether there is a material misstatement in the financial statements or a material misstatement of the
Other Information. If, based on the work we have performed, we conclude that there is a material
misstatement of this Other Information, we are required to report that fact.

We have nothing to report in this regard.



Bagnall Court Limited
Independent Auditor’s Report for the year ended 31 December 2020 (contmued)

Opinions on other matters prescribed by the Companies Act 2006
In.our opinion, based on the work undertaken in the course of the audit:

» the information given in the directors' report for the financial year for which the financial statements are
prepared is consistent with the financial statements; and

e the directors' report has been prepared in accordance with applicable legal requirements.
Matters on which we are required to report by exception

In the light of the knowledge and understanding of the company and its environment obtained in the course
of the audit, we have not identified material misstatements in the directors’ report.

We have nothing to report in respect of the following matters in relatton to which the Companies Act 2006
requires us to report to you if, in our opinion:

e adequale accounting records have not been kept, or returns adequate for our audit have not been
received from branches not visited by us; or

« the financial statements are not in agreement with the accounting records and returns; or
¢ certain disclosures of directors' remuneration specified by law are not made; or
e we have not received all the information and explanations we require for our audit; or

e ' the directors were not entitled to prepare the financial statements in accordance with the small
companies regime and take advantage of the small companies’ exemptions in preparing the directors’
report and from the requirement to prepare a strategic report.

Responsibilities of directors

As explained more fully in the directors' responsibilities statement, the directors are. responsible.for the
preparation of the financial statements and for being satisfied that they give a true and fair view, and for
such internal control as the directors determine is necessary to enable the preparatlon of financial
slatements that are free from material misstatement, whether due to fraud or error.

In preparing the financial statements, the directors are responsible for assessing the 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 the directors either intend to liquidate the company or to cease
operations, or have no realistic alternative but to do so.

Auditor's responsibilities for the audit of the financial statements

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are’
free from material misstatement, whether due to fraud or error, and to issue an auditor's report that
includes our opinion. Reasonable assurance is a high level of assurance, but is not a guarantee that an
" audit conducted in accordance with ISAs (UK) will always detect a material misstatement when it exists.
Misstatements can arise from fraud or error and are considered material if, individually or in the aggregate,

they could reasonably be expected to influence the economic decisions of users taken on the basis _o_f o

these financial statements.

Irregularities, including fraud, are instances of non-compliance with laws and regulations. We design
procedures in line with our responsibilities, outlined above, to detect material misstatements in respect of
‘irregularities, including fraud.



Bagnall Court Limited
Independent Auditor’s Report for the year ended 31 December 2020 (continued)

The extent to which our procedures are capable of detecting irregularities, including fraud is detailed below:

We identified and assessed the risks of material misstatement in respect of irregularities, including fraud
and non-compliance with laws and regulations. Qur procedures included enquiry of management and |
performing analytical review procedures to identify any unusual relationships that may indicate a material
misstatement. We also tested the appropriateness of journals to address the risk of fraud through
management override of controls. We reviewed the valuation of the company’s investment property to
determine if there were any indications of management bias. Relevant laws and regulations, together with
potential fraud risks, were communicated to the audit engagement team at the planning stage to ensure
they remained alert to any indications of fraud or non-compliance with laws and regulations throughout the
audit.

A further description of our responsibilities for the audit of the financial statements is located on the
Financial Reporting Council's website at www.frc.org.uk/auditorsresponsibilities. This description forms part
~ of our auditor’s report.

Use of our report

This report is made solely to the company's member, in accordance with chapter 3 of part 16 of the
Companies Act 2006. Our audit work has been undertaken so that we might state to the company's
member those matters we are required lo state to it in an auditor's report and for no other purpose. To the
fullest extent permitted by law, we do not accept or assume responsibility to anyone other than the
company and the companys member, for our audit work for this report, or for the opinions we have
formed.

- Bsc VM (ue) uf

Gary Allen FCA (Senior Statutory Auditor)

- For and on behalf of
BSG Valentine (UK) LLP
Chartered Accountants & Statutory Auditor
Lynton House
7-12 Tavistock Square
London WC1H SBQ
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Bagnall Court Limited

Statement of Comprehensive Income for the year ended 31 December 2020

As Restated

2020 2019
Notes £ £ .

Turnover - : , ' . 776,873 755.972
Administrative expenses : (56.531). (42,7371) -
Fair value loss on investment property - (154,583) (375,417)
Operating profit - 5 565,759 337,824
Interest payable and similar. expénses ' (1,016,738) (982,437)
Other interest receivable and similar income 4 2,015 2801
Result on ordinary activities before tax _‘ (448,964) (641,812)
Tax on result on ordinary activities . (31.576) (37.637)
Retained result for the year and total (480,540) (679,449)

comprehensive income

" All of the company's operations are classed as continuing.

The notes on pages 10 to 14 form an integral part of these financial statements



Bagnall Court Limited
Statement of Financial Position as at 31 December 2020

As Restated

2020 2019
Noto £ £
Fixed assets
Investment property . 6 ' 7.220,000 v 7,374,583_
Current assets
Debtors . 7 "~ 66,094 89,277
"Cash at bank and in hand ' 191,114 183,965
Cash at bank - non-current ' 12 719,744 618.170
976,952 891,412
;Z;::lllors: amounts falling due within one g (8.181,631) (315.922)
Net current (liabilities) / assets : (7,204,679) 575,490
Total assets less current liabilities A 15,321 7,950,073 -
Creditors: amounts falling due after more 9 (6.047.843) (13.502.055).
than one year .
Net liabilities '(6,032,522) ’ (5,551,982)
Capital and reserves
Called up share capital . 100 100
Investment properly reserve (2,592,999) (2.438.416)
Profit and loss account . (3,439,623) (3.113,666)
Shareholder’s funds (6,032,522) (5,551,982)

Thése financial statements have been prepared in accordance with lhe provisions applicable to companies
subject to the small companies' regime and in accordance with Section 1A of FRS 102 The Financial
Reporting Standard applicable in the UK and Republic of Ireland".

The financial statements of Bagnall Court Limited (registered number 05250011) were approved by
the Board of Directors and authorised for issue on 5 October 2021

| Oéﬁ.{,
P D Richings
Director on behalf-of Bridges Fund Management Limited

The notes on pages 10 to 14 form an integral part of these financial statements



Bagnall Court Limited
Notes to the financial statements for the year ended 31 December 2020

1.. General information

Bagnall Court Limited is a private company limited by shares, registered in England and Wales under
the Companies Act 2006 (Registered Number 05250011) The address of the reglstered office is 38
Seymour Street, London, W1H 7BP.

2. Statement of compliance

These financial statements have been prepared in compliance with Section 1A of FRS 102,.'The
Financial Reporting Standard applicable in the UK and the Republic of Ireland’.

3.. Accounting policies

Basis of preparation

The financial statements have been prepared under the historical cost basis, as modified by the
revaluation of investment properties measured at fair value through profit or loss.

The financial statements are prepared in sterling, which is the functional currency of the company.

Going concern

- The company is dependent on the continuing support of a related party in respect of a £6.0m loan. The
directors have received confirmation of ongoing support from the related party.

The company is in breach of a loan covenant in respect of a bank loan of £7.6m. The loan is now
technically repayable on'demand, and has been reclassified as a creditor payable within one year. The
company continues to make loan repayments in accordance with the terms of the loan agreemem and
the directors are in contact with the lender to resolve the situation. However, the company's going
concern status is dependent on the continued support of the lender. The directors have therefore
identified a material uncertainty related to events or conditions that may cast significant doubt on the
entity's ability to continue as a going concern for the foreseeable future, and therefore the company
might be unable to realise its assets and discharge its liabilities in the normal course of business.

Critical accounting judgements and key sources of estimation uncertainty

In the application of the company's accounting policies, which are described in this Note 3, the
directors are required to make judgements (other than those involving estimations) that have a
significant impact orethe amounts recognised and to make estimates and assumptions about the -
carrying amounts of assets and liabilities that are not readily apparent from other sources.

The directors deem the key area of estimation to be the fair value of the investments included in the
Statement of Financial Position. Please see Note 6 for further details.

The directors do not believe that at the reporting date there exist any other key assumbtions.
Cash Flow Statement ’
In accordance with Section 1A of Financial Reporting Standard 102, the company has not prepared a
cash flow statement, on the grounds that it qualifies as a small company.
" -Statement of Chénges in Equity

In accordance with Section 1A of Financial Reporting Standard 102, the company has not prepared a
Statement of Changes in Equity, on the grounds that it qualifies as a small company.

Revenue recognition

The rental income of the company for the year has beeh derived from its principal activity wholly
undertaken in the United Kingdom, and is stated net of Value Added Tax. The rental income is
recognised on an accruals basis as rent becomes due in accordance with the lease.

10



Bagnall Court Limited
Notes to the financial statements for the year ended 31 December 2020 (continued)

3. Accounting policies (continued)

Administrative expenses

Expenses are accounted for on an accruals basis and charged through the Stalement of
Comprehensive Income.

Corporation tax

The taxation expense represents the aggregate amount of current and deferred tax recognised in the
reporting period. Tax is recognised in Statement of Comprehensive Income, except to the extent that it
relates to items recognised in Other Comprehensive Income or directly in equity. In this case, tax is
recognised in Other Comprehensive Income or directly in equity, respectively.

Fixed assets

All fixed assets are initially recorded at cost.

Investment property

Investment property is shown at its fair value at each reporting date. The surplus or deficit arising from
periodic revaluations is recognised in the Statement of Comprehensive Income for the year. -

Financial instruments

Fihancial instruments are classified and accounted for according to the substance of the contractual
arrangement, as financial assets, financial liabilities or equity instruments. An equity instrument is any
contract that evidences a residual interest in the assets of the company after deducting all of its
liabilities. :

Cost of Ioah finance

The costs associated with raising loan finance are capitalised and offset against the related loan
balance. These costs are amortised to the Statement of Comprehensive Income over the life of the
loan. ' ' ‘

Ji

=i

Following an amendment in 2013 to the terms of the company’s bank loan, an exit-fee on the loan was
introduced, and should have been accrued in the Statement of Comprehensive Income. This expense
was not recognised, and as a consequence interest and similar expenses, the profit and loss accounts,
and -creditors: amounts. falling due after more than one year have been mis-stated. The errors have
been corrected by restating the affected amounts in the prior period comparative figures.

, 1
Prior Year Re"s‘:tétement

The effects of the prior period adjustment are summarised below:
Statement of Comprehensive Income:

As previously As Restated

- reported Adjusfments 2019

i ' : v £ ' £ £
Interest payable and similar expenses ' (943,447) " (38,990) ©(982,437)
Result on ordinary activities before tax {602,822) (38,990) (641,812)
Retained result for the year and total (640,459) (38,990) (679,449)

comprehensive income

11



BagnaICounlJmned
Notes to the financial statements for the year ended 31 December 2020 (contlnued)

6.

" Operating profit is stated after charging:

Statement of Financial Position:

As previously

As Restated

reported Adjustments 2019
£ £. _ £
Créditors: amounts falling due after . (13,224,303) (277,752) {13.502,055)
more than one year . .
Net liabilities (5,274,230) (277,752) {5,551,982)
Capital and reserves
Profit and loss account (2,835,914) (277,752) (3,113,666)
Shareholder’s funds : (5,274,230) (277,752) (5,551,982)

Directors and employees

No remuneration was paid to the directors by the company (2019: Eml) The company had no

employees (2019: nil).

Operating profit

2020 2019

£ £
Auditor’s fees ‘ 5,160 6,120

Investment property

* The valuation represents the directors’ best estimate of the fair value of the property as at 31

December 2020 and reflects a valuation undertaken by an external qualified Chartered Surveyor as at

July 20;% as well as the length of the current occupational leases. S
AR , T
Pk 2020 Tk 2019
£ ' £
Fair value brought forward ) 7,374,583 7.750,000
Revaluation movement during the year (154,583) . (375.417)
Fair value carried forward - 7,220,000 . 7,374,583

The property has been valued on the assumption that a new lease will be negotiated with the current
landlord. The directars judge that this is probable and that this is a reasonable assumption to make.

The estimated market value should a new lease not be entered into is £6.7m.

. . Debtors J :
‘ : 2020 : 2019
£ £
Accrued income _ 62,484 85,698
Prepayments ’ _ 3,610 3.579
- © 66,094 89,277

12



Bagnall Court Limited
Notes to the financial statements for the year ended 31 December 2020 (contlnued)

8. Creditors: amounts falling due within one year

2020 - 2019

£ £

Bank loans o 7.640,092 100,000
Trade creditors 11,325 4,000
Accruals and deferred income 461,000 - 144,616
Amounts owed to group undertakings - 29,668
Corporation Tax 69,214 37,638
i 8,181,631 315,922

The followmg liabilities dlsclosed under Creditors: amounts falling due within one year are secured by the
company: .

2020 2019

£ T

Bank loans including accrued interest ‘ 8,087,762 231,286

9. Creditors: Amounts falling due after more than one year
As
Restated
, 2020 2019
£ £
Bank loans | . 7,914,782
Amounts owed to group undertakings : 6,047,843 - 5,587,273
: ‘ , . 6,047,843 ' 13,502.055
:‘J-“ . i :.:/ 4

]

The feli'ewing liabilities disclosed under Creditors: Amounts falling due after more than one year are
secured by the company: '

AAs

Restated

2020 12019

£ Y

Bank loans - ' . - . 7.914,782

Bank loans, mcludlng those falling due within one year, are secured by a fixed charge over the investment
.property and by a debenture over the company's other assets. .

10. Related party transactions

" At the year end, the company owed £6,047,843 (2019: £5,587,273) to its shareholder in relation to a loan.
Included within interest payable is an amount of £460,571 (2019: £425,496) in respect of that loan.

13



Bagnall Court Limited
Notes to the financial statements for the year ended 31 December 2020 (continued)

Monitoring fees of £7,200 (2019: £7,200) are included within Administrative Expenses, which are payable
to the ultimate controlling party. As at the year end, £10,210 of monitoring fees are unpaid (2019: £3,010).

11. Ultimate holding and controlling parties .

The irﬁmediate parent undertaking is Bridges Community Ventures Nominees Limited, on behalf of Bridges
Community Development Venture Fund Il LP.

In the opinion of the directors, the immediate controlling party is Bridges CDV Fund |i (General Partner)
Limited, and the ultimate controlling party is Bridges Fund Management Limited.

12, Cash at bank
Cash at bank includes restricted amounts of £719,744 which are held in a bank deposit account and may

only be used for large building works, settling future Corporation Tax liabilities and other administrative
expenses, or for settling the company's loan borrowings, until the bank loan is repaid.
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