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The Engine Yard Edinburgh Ltd
Report of the Directors
For the year endlng 31 March 2021

The Board of Directors is pleased to present its report and audited financial statements for the year ended 31 March
2021. . .

Principal activities .

The company was establlshed to build and sell housing units at the Englne Yard Project in Edinburgh and is currently
responsnble for the ongoing. development activity. :

Result for the year

Loss on ordinary activity for the year was £2.9h (2020: £3.0m).

Directors

The directors of the company are shown on page 2.

Strategic review disclosure exemption

The directors have taken advantage of the exemption in Companies Act 2006 (section 414b) from including a Strategic
Review statement in the financial statements, on the grounds that the Company is small. :

~ .
Statement of disclosure to the Auditors

At the time of approval of this report:

a) so far as the directors are aware, there is no relevant audit information of which the company s auditor is

unaware, and
b) the directors have taken all steps that they ought to have taken as directors in order to make themselives

aware of any relevant: audit information and to estabiish that the company s auditor is aware of that
lnformatlon



The Engine Yard Edinburgh Ltd . : ' ,
Report of the Directors ‘
For the year ending 31 March 2021

Going concermn

The going concern assessment considers whether it is appropriate to prepare the financial statements on a gaing
concern basis. The global Covid-19 pandemic has inevitably presented a series of unprecedented challenges into aspects -
of all our businesses. The Board continues to monitor the evolving situation, is focussed on mitigating the risks for the
Group and has assessed the going concern in light of the risks raised by the pandemic.

At 31 March 2021 the Places for People Group (Group) had cash and undrawn facilities of £954.6m. The Croup
_continues to actively manage its cash flows in order to mitigate any reductions in income.

The directors, have reviewed the projected cash flows covering a pericd of 12 months from the date of the approval of
the financial statements, which indicate that the ‘Group will be able to operate within the levels of its agreed facilities
and the compliance with debt covenants. For the purposes of both Viability and Going Concern, the Directors have
overlaid several severe but plausible, multi-variant scenarios with specific considerations for the potential impact of the
ongoing Covid-19 pandemic. These. scenarios include a short-term impact on rent collecnon, further closure of Leisure
.centr&s and a downturn of the housing market affectmg property sales.

.As a result of these assumptions, and before any cost reductions are applied, management believe the liquidity of the
Group.at 31 March 2022 would be £750m and £462m at 31 March 2023 |f the Group d|d not raise any additional finance
to that which is currently available.

On the basis described above, .the directors are confident tHat the Group has adequate resources to continue to meet all
liabilities, as and when they fall due, for 12 months from the date of approval of the financial statements and therefore
" consider it appropriate to adopt the going concern basis in preparing these financial statements.

Viability Statement

The UK Corporate Governance Code requires the directors to make a statement with regard to the viability of the Group.
This requires consideration of solvency and liquidity over a longer period than the going concern assessment. The
Group's strategic plan covers a 10-year period, over which the directors have made assumptions regarding revenues,
operating costs and cash requirements.

The projections for the ﬁrst-three years of the plan are based on current opportunities and include an expectation of the
rental incomes. There is inherently less certainty in the projections from years four to ten. Consistent with' prior years,
the directors have therefore determined that three ygafs is an appropriate period for this viability statement.

In assessing the Group's prospects and resilience, the management produced projections which considered the Group’s
current business position and risk appetite. The projections have undergone rigorous single and multi-variate stress
testing through consideration of several events, scenarios and mitigation factors, which identify the mix of extreme
circumstances, that could create challenging conditions for the Group, including a downturn in the housing market. ~
These events and scenarios have been selected from an analysis of the operating environment; policy and politics; the
regulatory framework; the Group risk register; and analysis of economic and financial market trends and risks. The-
results confirmed that the Group would continue to be able to settle projected liabilities as they fall due over a three-
year period.

The directors continue to specifically consider .the impact of the ongoing Covid-19 pandemic. The key financial risks
identified from the Covid-19 pandemic, in the prior year, have been rmitigated thus far. The Board continues to review
and monitor the 'situation closely, to ensure mitigations remain relevant and consistent due to the continuing uncertainty
arising from the Covid-19 pandemic.

Having, assessed the prospects of the Group, incuding the Group’s current funding, forecast requirements, existing
committed borrowmg facilities, the directors have a reasonable expectation that the Group will be able to continue in
- operation and meet its liabilities as they fall due over the period to March 2024. -

In making this statement the directors understand that there is inherent uncertainty in all business planning and
therefore as a result. it is not possible to consider -every risk and eventuality that the Group may face. The Board is
satisfied that the stress testing that is performed on the Group’s business plan includes all the major risks that the
Group may face and therefore provides strong assurance of the Group’s financial viability.



The Engine Yard Edinburgh Ltd
Report of the Directors
For the year ending 31 March 2021

Statement of Directors’ responsibilities in respect of the Directors’ Report and the Financial Statements .

The directors are responsible for prepanng the Directors’ Report and the-financial statements in accordance with
applicable law and regulations. .

Company law requires the directors to prepare financial statements for each ﬁnancnal year. Under that law they have
elected to prepare the financial statements in accordance with UK accounting standards and applicable law (UK
Generally Accepted Accounting Practlce), including FRS 102 7he Financial Reporting Standard applicable in dm 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 company and of the profit or loss of the company for that period. In
preparing these financial statements, the directors are required to:

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

state whether applicable UK accounting standards have been followed, subject to any material
departures disclosed and explained in the financial statements;

assess the 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 either intend to liquidate the compény or to

cease operations, or have no realistic aiternative but to do so.
The directors are responsible for keeping adequate accounting records that are sufficient to show and explain the
company’s transactions and disdose 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 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
reasonably open to them to safeguard the assets of the company and to prevent and detect fraud and other
irregularifis.

By order of the Board

S Black
- Director



The Engine Yard Edinburgh Ltd
Report of the Independent Auditor
For the year ending 31 March 2021

Independent Auditor’s report to the Members of The Engine Yard Ed_inb'uréh Limited

Opinion

We have audited the financial statements of The Engme Yard Edmburgh Limited (“the company”) for the year ended 31 March 2021
which comprise the Statement of Comprehensive income, the Statement of Changs in Equity, the Statement of Financial Posmon and
-related nates, including the accounting policies in note 1. .
In our opinion the financial statements:

ogive @ ﬁue and fair view of the state of the company’s affairs as at 31 March 2021 and of its loss for the yeér then ended;

* & have been properly prepared in accordance with UK accounting standards, mdudmg FRS 102 The Financial Reporting Standai
applicable in the UK and Republic of Ireland; and

-have been prepared in accordance with the requnrements of the Companies Act 2006.

. Basis for opinion

We conducted our audit in accordance with Intemational Standards on Auditing (UK) (“ISAs (UK)") and applicable law. Our

responsibilities are described below. We have fulfilled our ethical responsibilities under, and are independent of the company in

dccordance with, UK ethical requirements including the FRC Ethical Standard. We believe that the audit evidence we have obtained is
a sufficient and appropriate basis for our opinion.

Going concem

The directors have prepared the financial statements on the going concemn basis as they do not intend to liquidate the company or to
cease its operations, and as they have concluded that 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 its ability to continue as a going concern
for at least a year from the date of approval of the financial statements (“me going concern period").

In our evaluation of the directors’ conclusions, we considered the mherent risks to the company’s business mode! and analysed how
those risks might affect the company’s financial resources or ability to continue operanons over the gomg 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
appropriate;

« we have not identified, and concur with the directors’ assessment that there is not, a material uncertainty refated to events 1
conditions that, individually or collectively, may cast significant doubt on the company’s ability to continue as a going concern for the
going concemn period. .

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

Fraud and breaches of laws and regulations - abflity to detect
Identifying and responding to risks of material misstatement due to fraud

To identify risks of mate;ial misstatement due to fraud (“fraud risks”) we assessed events 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 directors, the Group Audit and Risk Committee,' intermal audit, Group Company Secretary & Legal Services Director as
the Company’s high-level policies and procedures to prevent and detect fraud, as well as whether they have knowledge of any actual,
suspected or alleged fraud.

«Reading Board and Group Audit and Risk Committee minutes.

«Using analytical procedures to identify any usual or unexpected relationships.

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 and the risk of
fraudulent revenue recognition, in particular the risk that income from the sale of properties is recorded in the wrong peried and that
management may be in a position to make inappropriate accounting entries.

We did not identify any additional fraud risks.
We performed procedures including:

¢ Identifying journal entries and Jother adjustments to test based on risk criteria and comparing the identified entries to supportir
documentation. These included those posted by unexpected individuals, journals containing specific words, journals posted to seldom
used accounts, and journals posted to cash and turnover that were considered outside of the normal course of business.

«Assessing whether revenue transactions either side of the year end were recognised in the correct period.
Identifying and rspond/ng to risks of material 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 effect 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. lndlcauons of non—compllance
throughout the audit.

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



The Engine-Yard Edinburgh Ltd
Report of the Independent Auditor
For the year ending 31 March 2021

Firstly, the Company is sub]ect to laws and regulanons that directly affect the financial statements mcludlng financial reporting
legislation (including related company legislation) 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.
Secandly, the Company is subject to many other laws and regulations where the consequences -of non-compllance could have a
material effect on amounts or disclosures in the financial statements. We identified the following areas as those most likely to have
such an effect: health and safety, anti-bribery, employment law and certain aspects of company legislation recognising the nature of
the Company’s activities and its legal form, Auditing standards limit the required audit procedures to identify non-compliance with
these laws and regulations to enquiry of the directors 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 b/eadws 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 finandal statements, even though we have properly 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 financiai
statements, the less likely the inherently limited procedures required by auditing standards would identify it.
In addition, 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 internal 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 non-compliance with
all laws and regulations.
Directors’ report
The directors are responsible for the directors’ report. Our opinion on the ﬁnanc:al statements does not cover that reporls and we do
not express an audit opinion thereon.

Our responsibility is to read the directors’ report and, in doing so, consider whether, based on our financial statements audit work, the
information therem is materially mlsstated or inconsistent with the financial statements or our audit knowledge. Based solely on that
wark:

swe have not identified material misstatements in the directors’ report

«in our opinion the information given in that report for the financial year is consistent with the ﬁnanaal statements; and
#in our opinion that report has been prepared in accordance with the Companies Act 2006.
Matters on which we are required to report by exception T
Under the Companies Act 2006 we are required to report to you if, in our opinion:
~ » adequate accounting records have not been kept, or retums adequaté for our audit have not been received from branches not visite
by us; or . . ] ’
sthe financial statements are not in agreement with the accounting records and returns; or .
ecertain disclosures of directors’ remuneration specified by law are not ﬁ1ade; or
swe have not received all the information and explanations we require for our audit.
We have ncmmg to report in these rspects
Dlrectors recpons:bllms

As' explained more fully in their statement set out on page 5, the directors are responsible for: the preparation of the financial
statements and for being satisfied that they give a true and fair view; such internal contral as they determine is necessary to enable
the preparation of financial statements that are free from material misstatement, whether due to fraud or error; assessing the
company’s ability to continue as a going concern, disciosing, as applicable, matters related to going concem; and using .the going
cancern basis of accounting unless they either intend to liquidate the company or to cease operations,-or have no realistic alternative
but to do so.

Auditor’s responsibilities

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 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 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 aggregate, they could
reasonably be expected to influence the ecanomic decisions of users taken on the basis of the financial statements. -

A fuller description of our responsnbllms is provuded on the FRC's website at www.frc.org. uk/audltorsraponsmllmes

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 2006.
Our audit work has been undertaken so that we might state to the company’s members those matters we are required to state to them
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 company’s members, as a body, for our audit work, for this report, or for the opinions we

have formed.

Harry Mears (._':/._ e

for and on behalf of KPMG LLP Statutory Auditor
Chartered Accountants

1S Canada Square

London

E14 5GL
17 September 2021



Thé Engine Yard Edinburgh Ltd
Statement of Comprehensive income
For the year ending 31 March 2021

2021 2020

“Notes .o . £o000  £000
Turnover T a8 mes
Operating costs ' o ‘ | ) | (2,299) (24,558)
Operating lass A : S (392) (577)
Interest payable = . o . © (2,596) | (2,460)
Loss before taxation - ‘ , (2,988) 4 ' (3,037)
Taaton 4 ‘_ 105 2
Lbss after ﬁxaﬁon apd total comprehensive income o L (2,883) . (3,005) -

Thé notes on pages 11.to 16 form ari integral part of these ﬁhancial statements.

The above results are derived from cohtinuing operations



The Engine Yard Edinburgh Ltd
Statement of Financial Position
As at 31 March 2021

* Registered number: 08085530

Fixed assets
Fixed asset investments
Other fixed assets

Current assets
" Stock
Debtars
‘Cash at bank and in hand

Creditors: amounts falling due within one year

Net current assets . .

Total asséts less current liabilities

Creditors: amounts falling due after more than-one year.

Net liabilities

Capital and reserves

Share capital

Revenue reserves

Deficit an equity shareholders’ funds

10

11

12

13

2021 2020
£'000° £000 .
7,792 8,111
/3,929 13,884
11,721 11,995
29,726 20,998
595 560
180 41
.30,501 21,599
(1,388) (864)
29,113 20,735.
. 40,834 32,730
(49,813) (38,826)
(8,979) (6,096) °
(8,979) - (6,096)
(6,096)

(8,979)

The financial statements on pages 8 to 16 were approved by the Board of Directors.on 1 Séptember 2021 and signed on.

its behalf by:

S Black
' Director .-



The Engine Yard Edinburgh Ltd

4 ~ Statement of Changes in Equity

For the year ending 31 March 2021

Balance at 1 April 2020
Loss for the year

Balance at 31 March 2021

The notes on pages 11 to 16 form an integral part of these financial statements.

10

Revenue
Reserves
£'000

(6,096)

(2,883)

: (8,979)
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The Engine Yard 'Eriinburgh Ltd .r
Notes to the Financial Statements
For the year ending 31 March 2021

B

ACCOUNTING POLICIES (CONTINUED)

Turnover .
Turriover'repr_sents property sales.
All turnover arises from activities within the United Kingdom.

Corporation tax : .
The Company is liable to United Kingdom Corporation Tax.

The charge for taxation for the year is based on the profit for U’le year end and .includes current tax on the taxable profit for
the year and deferred taxation. Deferred-taxation is recognised in respect of all timing differences between the treatment of
certain items for taxation and for accounting purposes which have arisen but not reversed by the statement of financial
position date. .

Other fixed assets

Other fixed assets are recognised initially at cost and subsequently held at the lower of deprecnated cost or-its recoverable -
amount.

’

Fixed asset investments
Fixed asset investments are measured at cost. An annual review is carried- out by management to assess if there are any
triggers that would lead to an impairment review. In the event of any impairment, the |r|vestment is measured at the lower of
its recoverable amount or its value in use.

Stock .

Properties purchased for improvement for sale are treated as current assets and all other housing properties are treated as

tangible fixed assets. Properties held as current assets are stated at the lower of cost and estimated selling price less costs to
complete and sell.

Stock includes land and property held with the intention to sell induding assets construction and those purchased for

improvement prior to sale. Stock is stated at the lower of cost and estimated selling price less costs to complete and sell with

any provisions being charged to cost of sales. The-cost of stock is the purchase pm.e together with costs of acquisition and

attributable overhead costs.

: F‘nanaal Instruments

Cash at bank and in hand in the statement of ﬁnancral posrt:on comprises all cash and cash equnvalens that mature or are
convertible within three months or less. .

Other debtors, including tenant arrears, and creditors with no stated interest rate and recelvable or payable within one year
are recorded at transaction price. Any losses arising from impairment are recogmsed in the statement of comprehensive
income..

Investment Properties .

" Private sector rented properties are shown in inve.étment properties and were valued externally at the date of transition to FRS

102 (1 April 2014) by a qualified RICS chartered surveyar. Valuations are re-assessed on an annual basis.

Commercial properties are shown in investment préperties and " valuations are completed by a qualified RICS chartered
surveyor using detailed rental income stream and yield information.

Investment properties are held at fair value with changes in fair value recognised in profit and Inss.

12



The Engine Yard Edinburgh Lid
- Notes to the Financial;Statenients
For the year ending 31 March 2021

2. INTEREST PAYABLE

2021 .. 2020
£'000 £000
Loans from related undertakings =~ : o - 2,596 . 2,460

3. LOSS ON ORDINARY ACTIVITIES

Auditor's remuneration relating to audit services charged during the year was £3,090 (2020: £3,000).

4. TAX ON LOSS ON ORDINARY ACTIVITIES

. ' . - 2021 2020
(a) Analysis of credit in the period ' . £'000 £'000
" Current tax . ] ‘ . . A
Group relief , . , - "~ (105) (76)
Adjustments in respect of prior periods ‘ C .- 4“4
Tax on lps's on ordinai'y activities (note 4b) - ) B (105) . (32)
. ] . 2021 - -2020
(b) Factors affecting tax'credit for period: Co : o ) £'000 £'000
. The tax assessed is different to the standard rate of corporation tax in the UK of 19%.
Loss on ordinary activities before tax , ' - (2,988) (3,037)
Loss on ordinary activities multiplied by the standard : )
rate of corporation tax in the UK of 19% (2020: 19%). o . (568) (577)
Effects of: . ' ‘ | |
Adjustments to tax charge in respect of prior periods ) ' ) ‘ - 295
Deferred tax not recognised ' o ' E : 4 (200)
Expens_es not deductible/income not taxable . : . 459 450
Current tax credit for period (note 4a) (105) (32)




The Engine Yard Edinburgh Ltd
Notes to the Finani:_ial Statements

-For the year ending 31 March 2021 .

7.

DIRECTORS' EMOLUMENTS

The directors emoluments during the year were met by Places for People Group lelted They do not I‘ECEIVE

remuneration for thelr duties as directors of the company.

EMPLOYEES

The company had no employees during the period. Admlnlstratlve services were provided by Places for People

Group Limited and recharged to the company.

FIXED ASSET INVESTMENTS |

External investments and investment in related undertaklngs (a)

"Investment property (b)

Total fixed asset investments

(a) Ext'emal‘ihvestments and investment in related undertakings‘

Equity investments in related undertakings
Amounts due from refated undertakings

‘The company's equity investments at cost are analysed as follows:

Investments in related undertakings

" Shrubhill NHT LLP

(b) Investment Properties.

At 1 April 2020
Additions

Change of tenure ]
At 31 March 2021

OTHER FIXED ASSETS
J M

Cost

At 1 April 2020

Additions
At 31 March 2021

Net book value at 31 March 2020

14

2021

2020

£000 © £000
2,277 7,277
515 834
7,792 8,111 -
"2021 2020 -
- £'000 £000
6,175 6,175
1,102 1,102
7,277 7,277
2021 2020
£000 £000
6,175 6,175
£000

834

196

(515)

515

Freehold

- £'000

3,884

45

3,929

3,884



The Engine Yard Edinburgh Ltd
Notes to the Financial Statements
For the year ending 31 March 2021

9. STOCK

Buildings - In progress
Buildings - Completed

10. DEBTORS

Other taxes
Corporation tax
Development debtor
Other debtors

11. CREDITORS - amounts falling due within one year

" Amounts due to related undertakings
" Development creditors
- Other creditors and accruals

12. CREDITORS - amounts falling due after more than one year

- Loans from related undertaking

Analysis of debt and other financial liabilities

-The loan is repayable as follows:-

In five years or more, not by;instalments

‘Loans are repayabie at a rate of interest of 6.0% and 6.5%.

15

2021 2020
£'000 £000
28,071 20,998
1,655 -
29,726 20,998
2021 2020°
£000 £000
16 39
61 32
43s 435
83 54
595 560
2021 2020
£'000 £000
114 60
1,067 760
207 “
1,388 - 864
2021 2020
£'000 £000
49,813 38,826
2021 2020
£000 £000
49,813 38,826
49,813 38,826




. The Engine Yard Edinburgh Ltd
Notes to the Financial Statements
For the year ending 31 March 2021"

13. SHARE CAPITAL .
2021 2020

. £ £
‘Authorised ‘ . .
Ordinary shares of £1 each A ' ' 101 . 101
Allotted, called up and fully paid ’
101 Ordinary shares of £1 each . o A 101 : 101

Ordinary Shares - The shares have attached to them full voting rights and they do not confer any nghts of
redemption. . .

14,  RELATED PARTIES AND ULTIMATE PARENT UNDERTAKING

The Engine Yard Edinburgh Ltd is a subsidiary of Places for People Group Limited, 80 Cheapside, London, EC2V
6EE, which is the uitimate parent company. As the ultimate parent company publishes consolidated group
accounts, the company has taken advantage of the exemption not to report transacnons with other group
members as permitted in FRS 102 section 33.1 A.
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