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Edenstone Homes Limited

Directors’ report and financial statements
30 April 2017

Directors’ Report

The directors present their report and the audited financial statements for the year ended 30 April 2017. The directors
consider that the company meets all of the criteria to qualify for the exemption from preparing a strategic report.

Principal activities

The company’s principal activity is the construction and sale of residential properties.
The results for the year are set out on page 6.

Business review

The company has delivered a very strong performance in the year, with significant growth in trading performance and
also success in securing several new land deals and planning permissions. Turnover increased by 18% to £8.9m and
retained profits increased to £2.3m from £0.8m. Net assets have increased to £4.8m from £2.5m.

The UK housing market has continued to improve. The housing market fundamentals remain strong with a long
backlog of undersupply of housing continuing to underpin the market. Political uncertainty has not had a significant
effect on the majority of the UK housing market and certainly not in the South Wales/ South West England market in
which the company operates. Each major political party has highlighted the importance of increasing the supply of
housing in the UK and the current Help to Buy scheme has been very successful in supporting buyers onto the housing
ladder.

During the year the company was active on an average of four sites but by the end of the year the company was
operating on six sites. The company secured a number of new development sites, including 50 units at Crudwell,
Wiltshire, 300 units in Morriston, Swansea, 160 units in Lydney, Gloucestershire and 50 units in Dinas Powys, Vale
of Glamorgan. The company also began development activity on a 45 unit development in Abergavenny,
Monmouthshire, 16 units in the village of Horsley in the Cotswolds, 20 units in Cowbridge, Vale of Glamorgan and
27 units in Crickhowell in the Brecon Beacons National Park

The company has moved its head office during the year to new, larger premises and has doubled the size of its
management and operating team in order to support the growth of the business. The company has a strong pipeline
of attractive sites in excellent locations and has developed a product range which is of the highest quality. Its research
and development activities are focussed on improving the environmental credentials of its housing range and it will
shortly be showcasing a zero-carbon product at its Cowbridge development. The company continues to build upon
its excellent reputation in the marketplace and looks forward to another year of significant growth.

Proposed dividend
The directors do not recommend the payment of a dividend for the year (2016: £Nil).

Directors
The directors who held office during the year were as follows:

SJ Rodden
MJ Taylor
JS Taylor
MJH Holden

Disclosure of information to auditor

The directors who held office at the date of approval of this directors’ report confirm that, so far as they are each
aware, there is no relevant audit information of which the company's auditor is unaware; and each director has taken
all the steps that they ought to have taken as a director to make themselves aware of any relevant audit information
and to establish the company's auditor is aware of such information.
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Directors’ Report (continued)

Auditor

Pursuant to Section 487 of the Companies Act 2006, the auditor will be deemed to be reappointed and KPMG LLP
will therefore continue in office.

By order of the board
SJ Rodden Building 102
Director Wales One Business Park
Magor
Monmouthshire
NP26 3DG

7
25 September 2017
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Statement of directors’ responsibilities in respect of the Directors’ Report and the
financial statements

The directors are responsible for preparing 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 financial 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 Practice), including FRS102 “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 company and of the profit or loss of the company for that period. In
preparing these financial statements, the directors are required to:

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

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

m prepare the financial statements on the going concern basis unless it is inappropriate 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 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 irregularities.
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KPMG LLP

3 Assembly Square
Britannia Quay
Cardiff

CF10 4AX

United Kingdom

Independent auditor’s report to the members of Edenstone Homes Limited

We have audited the financial statements of Edenstone Homes Limited for the year ended 30 April 2017 set out on
pages 6 to 16. The financial reporting framework that has been applied in their preparation is applicable law and UK
Accounting Standards (UK Generally Accepted Accounting Practice), including FRS102 “The Financial Reporting
Standard applicable in the UK and Republic of Ireland”.

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.

Respective responsibilities of directors and auditor

As explained more fully in the Directors' Responsibilities Statement set out on page 3, the directors are responsible
for the preparation of the financial statements and for being satisfied that they give a true and fair view. Our
responsibility is to audit, and express an opinion on, the financial statements in accordance with applicable law and
International Standards on Auditing (UK and Ireland). Those standards require us to comply with the Auditing
Practices Board's Ethical Standards for Auditors.

Scope of the audit of the financial statements

A description of the scope of an audit of financial statements is provided on the Financial Reporting Council’s web-
site at www.frc.org.uk/auditscopeukprivate.

Opinion on financial statements

In our opinion the financial statements:

m give a true and fair view of the state of the company's affairs as at 30 April 2017 and of its profit for the year then
ended;

m have been properly prepared in accordance with UK Generally Accepted Accounting Practice; and
m have been prepared in accordance with the requirements of the Companies Act 2006.
Opinion on other matters prescribed by the Companies Act 2006 .

In our opinion the information given in the Directors’ Report for the financial year is consistent with the
financial statements.

Based solely on the work required to be undertaken in the course of the audit of the financial statements and
from reading the Directors’ Report:

¢ we have not identified material misstatements in that report; and

e in our opinion, that report has been prepared in accordance with the Companies Act 2006.



Independent auditor’s report to the members of Edenstone Homes Limited (continued)

Matters on which we are required to report by exception

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

m adequate accounting records have not been kept, or returns- adequate for our audtt have not been received from
branches not visited by us; or

m the financial statements are not in agreement with the accounting records and returns; or
m certain disclosures of directors' remuneration specified by law are not made; or

m we have not received all the information and explanations we require for our audit; or

m the directors were not entltled to take advantage of the small compames exemption from the requlrement to prepare
a strategic report.

Emma Holiday (Senior Statutory Auditor)
for and on behalf of KPMG LLP, Statutory Auditor

Chartered Accountants

3 Assembly Square

Britannia Quay .
-Cardiff ’
CF104AX

. /611 October 2017



Edenstone Homes Limited
Directors’ report and financial statements

30 April 2017
Profit and loss account
for the year ended 30 April 2017
Note Year ended Year ended
30 April 2017 30 April 2016
£000 £000
Turnover 2 8,899 7,523
Cost of sales (7,465) (6,669)
Gross profit 1,434 854
Administrative expenses (1,403) (543)
Other operating income 39 2
Operating profit 3-5 70 313
Interest receivable and similar income 6 1 3
Interest payable and similar charges 7 (22) 10
Profit before taxation 49 326
Taxation on profit 8 2,255 523
2,304 849

Profit for the financial year

No other gains and losses have been recognised in these financial statements other than the results for the financial
years shown above. Accordingly, a separate statement of other comprehensive income has not been presented.

The results above relate wholly to continuing activities.

The notes on pages 9 to 16 form part of the financial statements.
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Balance sheet
at 30 April 2017
Note 2017 2016
£000 £000
Tangible fixed assets 9 31 1
Current assets
Stock 10 10,542 2,353
Debtors (including £2,582,000 (2076: £859,000) due in more
than one year) 11 4,177 3,301
Cash at bank 1,246 972
15,965 6,626
Creditors: amounts falling due within one year 12 (10,979) (3,931)
Net current assets 4,986 2,695
Total assets less current liabilities 5,017 2,696
Creditors: amounts falling due after more than one year 13 (228) 211)
Net assets 4,789 2,485
Capital and reserves
Share capital 15 33,524 33,524
Profit and loss account (28,735) (31,039)
Shareholders’ funds 4,789 2,485

The notes on pages 9 to 16 form part of the financial statements.

These financial statements were approved by the board of directors on [ { September 2017 and were signed on its
behalf by:

Hedf

SJ Rodden
Director

Registered number: 06397071
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Statement of changes in equity
Sfor the year ended 30 April 2017

Called up Share Profit and Loss Total Equity

Capital Account
£000 £000 £000

Balance at 1 May 2015 33,524 (31,888) 1,636
Profit for the financial year, being total - 849 849
comprehensive income for the year
Balance at 30 Apri! 2016 and 1 May 2016 33,524 (31,039) 2,485
Profit for the financial year, being total
comprehensive income for the year - 2,304 2,304
Balance at 30 April 2017 33,524 (28,735) 4,789
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30 April 2017

Notes
(forming part of the financial statements)

1 Accounting policies

Edenstone Homes Ltd (the “Company”) is a company limited by shares and incorporated, domiciled and registered in
the UK (Wales).

These financial statements were prepared in accordance with Financial Reporting Standard 102 The Financial Reporting
Standard applicable in the UK and Republic of Ireland (“FRS 102”) as issued in August 2014. The amendments to FRS
102 issued in July 2015 and effective immediately have been applied. The presentation currency of these financial
statements is sterling. All amounts in the financial statements have been rounded to the nearest £1,000.

The Company’s ultimate parent undertaking, Edenstone Holdings Ltd, includes the Company in its consolidated
financial statements. The consolidated financial statements of Edenstone Holdings Ltd are available to the public and
may be obtained from Building 102, Wales One Business Park, Magor, NP26 3DG. In these financial statements, the
company is considered to be a qualifying entity (for the purposes of this FRS) and has applied the exemptions available
under FRS 102 in respect of the following disclosures:

e Reconciliation of the number of shares outstanding from the beginning to end of the period;
e (Cash Flow Statement and related notes; and

e Key Management Personnel compensation.

As the consolidated financial statements of Edenstone Holdings Limited include the equivalent disclosures, the
Company has also taken the exemptions under FRS 102 available in respect of the disclosures required by FRS 102.11
Basic Financial Instruments and FRS 102.12 Other Financial Instrument Issues in respect of financial instruments not
falling within the fair value accounting rules of Paragraph 36(4) of Schedule 1.

Judgements made by the directors in the application of these accounting policies that have significant effect on the
financial statements and estimates with a significant risk of material adjustment in the next year are discussed in note

18.

The accounting policies set out below have, unless otherwise stated, been applied consistently to all periods presented
in these financial statements.

Measurement convention

The financial statements have been prepared in accordance with the historical cost convention.

Going concern

The financial statements have been prepared on a going concern basis as the directors consider that the company has
sufficient assets to settle its liabilities as they fall due, based on the results and forecasts for the next 2 years. Also, the
company’s parent undertaking, Edenstone Holdings Limited, has provided the Company with an undertaking that, for
at least 12 months from the date of approval of these financial statements, it intends to make available such funds as are
needed by the Company should the need arise and will not require repayment of amounts owed to it by the Company.
Accordingly, the directors have concluded that the Company will continue in operational existence for the foreseeable
future and for at least 12 months from the signing of these financial statements.

Trade and other debtors/ creditors

Trade and other debtors are recognised initially at transaction price less attributable transaction costs. Trade and other
creditors are recognised initially at transaction price plus attributable transaction costs. Subsequent to initial recognition
they are measured at amortised cost using the effective interest method. If the arrangement constitutes a financing
transaction, for example if payment is deferred beyond normal business terms, then it is measured at the present value
of future payments discounted at a market rate of interest for a similar debt instrument.

Interest-bearing borrowings

Interest-bearing borrowings are recognised initially at the present value of future payments discounted at a market rate
of interest. Subsequent to initial recognition, interest-bearing borrowings are stated at amortised cost using the effective
interest method, less any impairment losses.
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Notes (continued)
1 Accounting policies (continued)

Stocks

Stocks and work in progress are stated at the lower of cost and estimated selling price (less costs to complete and sell).
Cost comprises land, site development and construction costs and finance costs.

Provisions

A provision is recognised in the balance sheet when the Company has a present legal or constructive obligation as a
result of a past event, that can be reliably measured and it is probable that an outflow of economic benefits will be
required to settle the obligation. Provisions are recognised at the best estimate of the amount required to settle the
obligation at the reporting date.

Turnover

Turmover comprises the fair value received and receivable in respect of the sale of residential properties and land and
also comprises the fair value received and receivable in respect of work carried out on residential developments under
building contracts. Turnover is recognised when unconditional exchange of contracts for each property sale takes place,
or when the work has been carried out on residential developments.

Interest payable

Finance costs that are directly attributable to the development of residential housing are capitalised within work in
progress and expensed within cost of sales on the sale of each property included in the residential development. Other
finance costs are expensed as incurred.

Taxation

Tax on the profit or loss for the year comprises current and deferred tax. Tax is recognised in the profit and loss account
except to the extent that it relates to items recognised directly in equity or other comprehensive income, in which case
it is recognised directly in equity or other comprehensive income.

Current tax is the expected tax payable or receivable on the taxable income or loss 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 on timing differences which arise from the inclusion of income and expenses in tax assessments
in periods different from those in which they are recognised in the financial statements. Deferred tax is not recognised on
permanent differences arising because certain types of income or expense 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. Deferred tax balances are not discounted.

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

10



Edenstone Homes Limited
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30 April 2017
Notes (continued)
2 Turnover
Turnover is derived solely from the development and sale of residential property within the UK.
3 Expenses and auditor’s remuneration
2017 2016
£000 £000
Included within profit/ loss are the following
Audit fees for this company 7 7
Other income 39) )

The company also incurred audit fees of £11,000 (2016: £13,000) on behalf of other companies within its group.

Other income is made up of rental income and profit from the sale of incidental extras packages.

4 Directors

Directors’ emoluments were £34,000 (2016: £36,000). The company contributed £nil (2016: £1,000) to pension plans
on behalf of the directors during the year.

) Staff numbers and costs

The average number of persons employed by the company (including directors) during the year, analysed by category,

was as follows:
Number of employces

2017 2016
Management 6 3
Administration 12 8
Operations 22 6
40 17

The aggregate payroll costs of these persons were as follows:
2017 2016
£000 £000
Wages and salaries ) 1,312 496
Social security costs 142 51
Other pension costs 4 18

1,458 565

11
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30 April 2017
Notes (continued)
6 Interest receivable and similar income
Interest receivable and similar income is made up of bank interest receivable.
7 Interest payable and similar charges
Year ended Year ended
30 April 2017 30 April 2016
£000 £000
Net (gain)/ loss on financial liabilities measured at fair value through profit 17 a7
or loss
Interest on bank loans 5 7
22 (10
8 Taxation
Total tax expense/ (credit) recognised in the profit and loss account
2017 2016
£000 £000
UK Corporation tax for the year - -
Deferred tax - origination and reversal of timing differences (2,255) (523)
(2,255) (523)
Reconciliation of effective tax rate
2017 2016
£000 £000
Profit for the year 2,304 849
Total tax expense/ (credit) (2,255) (523)
Profit excluding taxation 49 326
Tax using the UK corporation tax rate of 20% (2016: 20%) 10 65
Non-deductible expenses 3 2
Recognition of previously unrecognised tax losses (2,268) (590)
Total tax expense/ (credit) included in profit and loss account (2,255) (523)

At 30 April 2017 the company had tax losses of £17,656,000 (2016: £5,748,000), in relation to which a deferred tax
asset has been recognised; see note 11. At 30 April 2017 there were also further tax losses carried forward of £nil
(2016: £11,966,000). No deferred tax asset was recognised in respect of the further tax losses at 30 April 2016 due to
uncertainty regarding recoverability.
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Notes (continued)
8 Taxation (continued)

Factors that may affect future tax charges

A reduction in the UK corporation tax rate from 21% to 20% (effective from 1 April 2015) was substantively enacted
on 2 July 2013. Further reductions to 19% (effective from 1 April 2017) and to 18% (effective 1 April 2020) were
substantively enacted on 26 October 2015, and an additional reduction to 17% (effective 1 April 2020) was substantively
enacted on 6 September 2016. This will reduce the company's future current tax charge accordingly. The deferred tax
balance at 30 April 2017 has been calculated based on these rates.

9 Tangible fixed assets
Leasehold Office Total
Improvements equipment
£000 £000 £000

Cost
At beginning of year - 13 13
Additions 33 - 33
Atend of year 33 13 46
Depreciation
At beginning of year - 12 12
Charge for the year 1 3
Atend of year 2 13 15
Net book value
At 30 April 2017 31 31

1

|

At 30 April 2016

13
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Notes (continued)

10 Stocks
Stocks consist of land, site development and construction costs.

The total carrying amount of stocks pledged as security for liabilities in the year amounted to £9,942,000 (201/6:
£1,307,000). Stocks include capitalised finance costs of £380,000 (2016: £70,000). Total borrowing costs capitalised
during the year was £758,000.

11 Debtors
2017 2016
£000 £000
Trade debtors 157 357
Prepayments 82 46
Other debtors 44 111
Amounts due from group undertakings 535 1,683
Deferred tax asset 3,359 1,104
4,177 3,301

Included within the deferred tax asset is £2,613,000 (20]6: £859,000) due after more than one year. The deferred tax
asset in each year is attributable entirely to unused tax losses.

12 Creditors: amounts falling due within one year
2017 2016
£000 £000
Trade creditors 959 770
Other creditors and accruals 230 132
Amounts due to group undertakings 2,569 2,399
Development finance loans 7,221 630
10,979 3,931

Development finance loans of £7,221,000 are owed to Ultimate I Sarl. These loans are priced at a margin over LIBOR
and are secured against the assets of the project to which they relate. They are repayable out of the sales proceeds of
the project to which they relate.

13 Creditors: amounts falling due after more than one year
2017 2016
£000 £000
Bank loan 98 98
Other financial liabilities (see note 14) 130 113
228 211

The bank loan is repayable in 2033, bears interest at the standard variable rate of the Monmouthshire Building Society
and is secured on an individual property.

14
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Notes (continued)
14 Other financial liabilities
2017 2016
£000 £000
Amounts falling due after more than one year
Financial liabilities designated as fair value through profit or loss 130 113

The other financial liabilities relate to a loan held by JS Taylor, a director of the company. The nominal value of the
loan is £150,000 and the loan is non-interest bearing and due for repayment in April 2020. The loan has been
discounted to its fair value. The interest rate which has been used to discount the estimated cash flows is 15%, based
on similar loans available in the open market.

15 Share capital
2017 2016
£000 £000
Allotted, called up and fully paid

33,524,258 ordinary shares of £1 each 33,524 33,524

The holders of ordinary shares are entitled to receive dividends as declared from time to time and are entitled to one
vote per share at meetings of the Company.

16 Ultimate parent undertaking

The company is a wholly owned subsidiary of Edenstone Limited and the ultimate parent undertaking is Edenstone
Holdings Limited. Both companies are registered in England and Wales and have their registered office at Building
102, Wales One Business Park, Magor, NP26 3DG. Consolidated accounts for Edenstone Holdings Limited (which
heads the only group of undertakings for which group financial statements are drawn up and of which the company is a
member) are available to the public and can be obtained from the registered office.

17 Related party disclosures

Rental payments of £19,000 (2016: £38,000) were made by the company to certain of its directors (Martin Taylor and
Jeffrey Taylor), for use of office premises owned by them. No amounts were due in relation to these transactions at
either year end.

A loan of £150,000 (2016: £150,000) is held by JS Taylor who is a director of the company at the year end.

A loan of £7,221,000 (2016: £648,000) is held by Ultimate I Sarl, a company of which MJH Holden is a director and
shareholder. The movement reflects increased use of an existing credit facility.

Monitoring fees of £157,000 accrued to Holden Family Limited, a company of which MJH Holden is a director and
shareholder. This accrued amount is included in other creditors and accruals (see note 12).

15
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Notes (continued)

18 Accounting estimates and judgements

Estimates and judgements are continually evaluated and are based on historical experience and other factors, including
expectations of future events that are believed to be reasonable under the circumstances. Management considers the key
sources of estimation uncertainty and critical accounting judgements relate to:

Recoverability of deferred tax assets

The recoverability of deferred tax assets in respect of tax losses (see note 8) is related to the ability of the Company to
generate taxable profits in future periods. An asset is recognised to the extent that it is probable that the losses will be
recovered against the reversal of deferred tax liabilities or other future taxable profits. It is routinely necessary for
management to estimate future profitability of the Company based on forecast developments, development costs to
complete and future sales incomes.

A full review of the costs to complete and expected sales incomes was undertaken by the Company as at 30 April 2017.

19 Operating leases
Non-cancellable operating lease rentals are payable by the company as follows:
2017 2016
Land and Other Land and Other
buildings buildings
£000 £000 £000 £000
Less than one year 59 86 - 1
Between one and five years 235 75 - 3
More than five years 24 - - -
318 161 - 4

16



