














The Directors present their Strategic Report for the year 

ended 31 December 2024.

Habitare Homes Limited was incorporated in June 

2019. The Company is a registered provider of social 

housing (“Registered Provider”) with its principal activities 

being the provision of affordable housing to people 

who are in housing need, either via sales under shared 

ownership arrangements, or rentals under affordable rent 

agreements. Our activity is solely in England and Wales.

Habitare Homes has in place a strong board of directors 

who collectively bring a wide range of relevant expertise 

and experience to oversee the Company’s activities. 

The Board’s role is to provide strategic direction for the 

Company, as well as oversight of finance, performance, 

and regulatory compliance, providing both challenge 

and support to those tasked with operational delivery. 

The Board has ultimate responsibility for ensuring the 

Company maintains a system of internal control that is 

appropriate for the various risks it may face given the 

nature of the business and operating environment.

We have established four strategic pillars; resident 

experience, safe and secure homes, social value creation, 

and business resilience, that serve as the foundation 

of our strategy, enabling us to achieve our objectives 

effectively and efficiently. In addition, our strategy is 

based on four key values; resident focused delivery, 

collaboration with stakeholders, accountability, and 

continuous improvement- which guides all aspects of 

our business and interactions with our stakeholders. 

We seek to generate both positive financial returns and 

demonstrable social returns. Our dual objectives of 

creating financial and social returns are complementary 

in creating better outcomes for all stakeholders over the 

long term.

To date Habitare has committed to developing 1,063 

affordable homes across social rent, affordable rent and 

shared ownership. These homes are central to Habitare’s 

commitment to creating social value by building additional 

sustainable homes in areas of poor housing affordability. 

The average house price to median income multiple is 

over 10x in the areas we invest and over 80% of the 

portfolio are low-cost rented homes. In addition, 95% of 

the homes are EPC B or above ensuring that residents 

will experience lower heating costs while enjoying a 

comfortable home. We continue to manage our homes 

by working with local housing associations and these 

associations are critical to our strategy's success, 

enabling excellent customer service for our residents.

As we start delivering new homes, our emphasis has 

expanded from solely concentrating on development risk 

and the provision of quality new homes to prioritising the 

customer by providing excellent services, ensuring homes 

are safe and well managed, and enhancing the lived 

experience within our homes. We continue to listen to 

our residents to improve the service we and our housing 

association partners provide. For example, defects in 

new homes and the remediation of those defects are 

something that residents, especially in shared ownership 

homes, had voiced concern over. Over the past year, 

we have worked with our contracting partners and our 

housing association partners to lower the defect rate and 

to better manage the defects repairs process.

The Company is part of a group of Companies whose 

intermediate parent is Man GPM RI Community Housing 

1 LP (the “Group”) which collectively operates to support 

and complement the strategy of the Company.

During 2024, Habitare Homes continued to operate within 

its existing risk management framework which has been 

designed to effectively identify, manage and mitigate 

risks to the Company. The Audit and Risk Committee (the 

“ARCOM”), established in 2022 as a delegated committee 

of the Board and since February 2024 chaired by a non-

executive member, provided assurance to the Board that 

appropriate systems of internal control, assurance and 

risk management are in place and that legal, statutory, 

and regulatory requirements are properly audited where 

necessary.

In addition, a third-party auditor was engaged to perform 

an internal audit on Habitare Homes’ compliance with the 

Consumer Standards recently introduced under the Social 

Housing (Regulation) Act. The report is provided annually 

and presented to the Board to give assurance on the 

contractual arrangements being effectively administered 

and aligned with the regulatory requirements.
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The Risk Map is presented to the ARCOM on a quarterly 

basis for review, including key risks and the likelihood of 

occurrence with material updates being reported to the 

Board quarterly for their review and approval. Key Risk 

Indicators (“KRIs”) have been defined, and their status 

(including breaches) is reported to both the ARCOM and 

the Board quarterly.

A range of policies and procedures that address the 

risks inherent with operating in the sector are in place 

and contribute to a strong governance framework. In 

2024, we placed particular emphasis on aligning the 

policy review timeline with market standards, ensuring 

it provided the Board with adequate assurance and 

confidence. Particular attention was given to updating 

the policies in line with the newly introduced consumer 

regulatory standards. 

Habitare Homes has been established to deliver 

additional, high-quality affordable housing in areas of 

the country where affordability is stretched. Delivering 

on value for money (“VfM”) is integral to the Company’s 

ability to achieve its strategic objectives and there are 

several measures to ensure the VfM considerations 

are embedded in its business. These include risk 

management, business planning, and a strong 

governance framework to enable the directors to make 

well-informed decisions. As of 31 December 2024, the 

Company had 198 properties that were occupied by 

households. Over the course of 2024, the Company 

contracted on a further development, due to deliver 

108 properties. In addition, the Company approved the 

decision to divest its properties at Chilmington, due to 

the inability to secure a suspension to the S106 liabilities. 

Combined with the developments contracted during 

2020, 2021, 2022 and 2023, Habitare Homes has plans 

under way to deliver a total of 1,063 properties.

The Company is currently not including sector 

benchmarking in the VfM metrics data. As the Company 

is for-profit and the portfolio is primarily made up of stock 

under development and is not yet stabilised, it would be 

unrealistic to compare against sector benchmarks which 

are sourced from stabilised not-for-profit registered 

providers.
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This metric looks at the fixed asset investment 

(development spend) in properties during the year as a 

percentage of the value of total properties held. During 

the year ended 31 December 2024, the Company 

continued to make progress on the development 

sites held. In addition, one new development site was 

acquired in Q4 2024. The 2024 reinvestment rate was 

8%, which is below the target of 33% primarily due to 

the site at Chilmington changing tenure to market sale. 

The lower achieved reinvestment rate results from the 

aforementioned delays, which have impacted Habitare’s 

developments during the year ended 31 December 2024. 

As of 31 December 2023, Habitare was forecasting 366 

handovers during the course of 2024. In reality, Habitare 

took handover of 33 homes, resulting in a lower amount 

of development spend within the year than anticipated. 

Fixed asset investment is expected to reduce next 

year as a number of sites reach practical completion. 

Correspondingly, the fair value of investment property is 

expected to increase, hence the target metric for 2025 

being notably lower than the 2024 target.

This metric considers the number of new housing units 

developed in the year as a proportion of total units 

owned at the end of the year. The Company completed 

33 new homes during the year. Completions were 

impacted by delays on-site, alongside various market 

elements. The insolvency of two developers in 2023 (Ilke 

Homes and Gold Property Developments) continued 

to have an impact on construction programs in 2024. 

However, construction on all impacted sites (Grantham, 

Wellingborough and Coombe Farm) is now progressing 

under updated build contracts with new developers, 

and further completions are expected in 2025. Delays in 

planning and the replacement of Tophat as the contractor 

at Old Malling Farm have also impacted the speed of new 

housing delivery. Across all sites, the Company is seeking 

a replacement contractor to be signed in 2025. The 

Company will continue to engage closely with developers 

to assess progress. These considerations have been 

taken into account for the 2025 targets.

This metric measures drawn debt net of cash balances, 

as a percentage of total fixed assets. At the end of 2024, 

the Company had taken out two development loans 

and held five investment loans against stabilised assets. 

Whilst the Company had a loan balance of £37.10 million, 

there was also a cash balance of £1.04 million which has 

resulted in gearing of 32%. As at year-end, the Company 

had taken development debt against two of its seven 

live developments, maintaining a conservative approach 

to gearing against the total fixed assets owned by the 

Company.

The 2025 gearing target is based on additional 

development loans being drawn at Wellingborough and 

Old Malling Farm, and several of the existing development 

loans switching to investment loans as the sites reach 

practical completion.

The 2024 targets included an estimate of when properties 

would reach practical completion. During the year ended 

31 December 2024, the portfolio suffered delays across 

many of the projects under construction, including 

those impacted by insolvency back in 2023. In general, 

there have been major delays in the supply of materials 

industry-wide, as well as labour shortages. This has 

impacted the timing of completions within the portfolio, 

and thus, the ability to meet the 2024 targets above.
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This metric measures the level of surplus compared to 

interest payable and reflects the fact that the Company 

has been developing new build homes which are part-

financed with debt on variable interest rates.

For the year ended 31 December 2024, the Company 

achieved an EBITDA MRI of 110%, significantly exceeding 

the target of 97%. The strong operating surplus was 

driven by rental income from leased properties, grant 

income, and sales proceeds from investment properties 

sold during the year, all of which were recorded in the 

Statement of Comprehensive Income. Although interest 

payable remained significant, the higher interest cover 

demonstrates the stabilisation of the portfolio, with the 

operating surplus outweighing the impact of financing 

costs.

The Company will continue to seek housing associations 

to partner with in their new developments to ensure 

maximum property occupation for future property 

completions, which will aim to further increase the 

operating surplus.

*Earnings before Interest, Tax, Depreciation, Amortisation, 

Major Repairs Included (EBITDA MRI) Interest cover %. 

This metric assesses the operating cost per unit, which 

includes costs such as service charges, insurance, lease 

and management fees amongst other costs. For 2024, 

this is £1,878 per unit and only reflects units in those 

schemes where a lease is in place and that are being 

rented. Given that the Company leases the properties 

to housing associations, the costs associated with 

management and maintenance are embedded in the lease 

and the responsibility of our housing association lessee. 

As such the costs will not be directly comparable with the 

sector.

This metric demonstrates the profitability of operating 

assets, with 6a representing the margin on social housing 

lettings and 6b accounting for the overall Company 

portfolio. For the year ended 31 December 2024, the 

Company achieved an Operating Margin of 88% for both 

social housing lettings (6a) and the overall portfolio (6b), 

significantly exceeding the targets of 79% and 33%, 

respectively.

Fair value movements are gains or losses reflected in the 

statement of comprehensive income which directly impact 

the net profit figure. The gains or losses arise from the 

external valuation reflecting the difference between the 

cost of the investment property and its market value as 

determined by the external valuation. In 2023 the market 

value was lower than cost which resulted in a reduction in 

net profit. This ultimately reduces the ratio.

This was driven by social housing lettings, which 

accounted for the full operating surplus. The surplus was 

supported by rental income from existing properties, 

grant income, and proceeds from sales of social housing 

properties, all of which were recorded in the Statement of 

Comprehensive Income.

Fair value movements, while typically a factor, did 

not materially impact the operating margin in 2024. 

The stabilisation of the portfolio and efficient cost 

management ensured that the operating surplus 

outweighed financing and operating costs.

The Company remains focused on maintaining and 

expanding its social housing portfolio, with the 2025 

targets of 93% for social housing lettings and 79% for 

the overall portfolio reflecting expectations of continued 

strong performance as the portfolio matures.

This metric compares the operating surplus to total 

assets less current liabilities and measures the efficient 

use of capital. For the year ended 31 December 2024, 

the Company achieved a ROCE of 5%, up from 2% in the 

prior year. The improvement was driven by income from 

social housing lettings, government grants, and property 

sales proceeds, with strong cost management offsetting 

the impact of fair value losses. As the Company continues 

to grow and complete developments, stabilised income 

streams and reduced costs are expected to drive further 

ROCE improvements.
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This metric demonstrates the additionality of the 

Company’s housing stock in addressing the affordable 

housing challenge. We aim to deliver 50% more 

affordable homes than set out in the local plan or in 

extant s106 agreements. In 2024, 88% of delivered 

stock was “additional” affordable stock, taking the total 

percentage of additional affordable supply delivered to 31 

December 2024 to 77%.

This metric ensures that we are delivering social housing 

as cost effectively as possible. The average level of grant 

subsidy approved per unit is £69,207, up from the 2023 

actual of £48,120.

This metric underscores our commitment to delivering 

social housing in a cost-effective manner, while adapting 

to changes in the Government’s priorities for affordable 

housing and responding to evolving market conditions. 

The average approved grant subsidy per unit has 

increased, reflecting rising input costs due to build cost 

inflation. Furthermore, the increased grant rate includes 

an element which relates to a shift in tenure mix – from 

Affordable to Social Rent – aligning with government 

objectives by enhancing both the supply and quality of 

rented social housing, thereby ensuring we are delivering 

affordable homes to those who need them most.

We have experienced delays in claiming grants due to 

external headwinds, including contractor insolvencies, 

shortage / unavailability of raw materials, delays due 

to statutory authorities including utility providers, and 

a shortage of skilled labour. These challenges have 

necessitated adjustments in project timelines, with the 

2024 grant claims including amounts that were originally 

anticipated for receipt in 2023.
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Positive environmental and social outcomes are central 

to the Company’s strategy. The Board invests in 

developments that have, to the extent commercially 

possible, the following ESG characteristics: a focus on 

placemaking, an improvement in the carbon footprint, 

mixed tenure communities and a demonstrable 

improvement in housing affordability. In delivering tenant 

and asset management services, the Board works with 

housing associations that are rooted in their communities 

and have a focus on delivering for customers and 

community stakeholders.

When the Board selects development schemes for 

investment, they set clear ESG targets that should 

positively affect the lived experience of the future 

residents. To ensure that the Board’s commitment 

to environmental and social outcomes translates into 

practice, the Board underwrites projects in line with 

an impact underwriting framework and then audit the 

projects annually using an impact audit framework and 

impact audit report. These tools have been developed 

together with New Philanthropy Capital (“NPC”) and 

Sheffield Hallam University’s CRESR.

The impact underwriting framework includes an 

assessment of the Board’s partners’ intentions on impact, 

additionality, financial sustainability, environmental 

sustainability and housing quality. Further dimensions 

include our ability to oversee and control intended 

outcomes through contractual terms and governance 

structures.

The impact audit framework assesses how the Board 

performs against the Company's strategic objectives 

each year. The Company has its environmental and social 

outcomes audited independently by the CRESR team. The 

output and outcome indicators for the audit report are 

structured around three key areas: housing affordability, 

residential stability and housing quality (when lived in). 

Output indicators include a quantitative assessment 

that sets out what the Board accomplished versus their 

targets. Outcome data will primarily be captured by 

CRESR through short surveys and focus groups as we 

direct our attention to the lived tenant experience, and 

the resulting data is analysed for inclusion in the annual 

Impact Audit report.

The 2024 report, due in quarter 2 2025, relates to the 

fourth year in which homes have been developed by 

the Company and, as significantly more homes have 

been developed and are now occupied, the Company’s 

activities can be assessed against a broader range 

of output, outcome and other metrics. CRESR has 

observed a strong delivery trajectory, with planned 

homes exceeding baseline targets for energy efficiency 

and sustainability, demonstrating investment beyond 

development norms. Qualitative insights from resident 

surveys and interviews show mixed satisfaction levels, 

with positive feedback on community-building efforts, 

green spaces, and home quality.

However, challenges were identified, including defects 

management and delays in repairs, which have tempered 

enthusiasm about perceived housing quality. The 

weighted survey results indicate a satisfaction rate of 

77%, up from the unweighted 49%, but dissatisfaction 

remains concentrated in specific schemes, such as Lewes 

and Towergate, due to issues with snagging and housing 

manager responsiveness. Efforts are underway to address 

these concerns through improved handover processes 

and defect resolution systems.

In 2024, Habitare volunteered to be part of the Tenant 

Satisfaction Measures (TSM) small provider pilot program. 

The program is operated by the Regulator and aims 

to understand the experience of collecting TSMs from 

providers with fewer than 1,000 homes, as well as any 

issues they may have encountered. This will provide 

further insight into our homes and will provide the first 

report which will be publicly available on the services 

provided within our homes.

We are reviewing our TSM scores with our managing 

agents to understand where there is a delta between 

our scores and those received through their survey. 

This review will help us understand whether we need 

to make any changes to service delivery, or the roles 

being undertaken by our managing agents. We will also 

benchmark the 2024 scores with our 2025 survey.
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The Board is aware of the pressures on residents due to 

the continued cost of living crisis in the UK; we strive to 

help alleviate the issues faced by different communities 

across the country due to challenges in affordability 

through the Company's range of affordable, energy 

efficient and sustainable housing.

We consider the following to be the principal risks and 

uncertainties that could impact Habitare Homes’ activity 

and ability to meet its long-term objectives:

Ensuring that complaints are adequately managed 

is of fundamental importance for Habitare Homes to 

maintain customers’ trust and satisfaction. Additionally, 

Habitare Homes would suffer reputational risks as well as 

potential intervention by the Regulator. If not resolved in 

a timely manner, this may result in referral to the Housing 

Ombudsman and/or the Regulator. If disrepair claims 

are not resolved in a timely manner, it could lead to 

potentially expensive litigation costs.

The UK housing market remains stressed with sales rates 

materially lower than expected and interest rates still at 

elevated levels relative to pre-Covid levels. These supply 

and demand headwinds have resulted in greater financial 

pressure on contractors and housebuilders. Following 

the default of two developers in 2023, Habitare Homes 

has worked to effectively mitigate the impact that the 

developers’ default may have had on the construction 

delays and increase in development costs. The sites at 

Coombe Farm and Wellingborough are well underway and 

we expect those developments to complete in 2025 and 

2027 respectively.

Habitare Homes has entered into lease and management 

agreements with housing associations to manage and 

maintain the Company’s homes. While the organisations 

we have selected have the highest level of governance 

rating, G1, by the Regulator, there is a risk that they 

underperform with respect to their housing maintenance 

and management obligations. This would not only 

potentially undermine customer safety and satisfaction, 

but also impact the Company’s reputation, resulting in 

fines from the Housing Ombudsman or fines and censure 

by the Regulator.

To mitigate these risks, we have a close working 

relationship with each of our housing association partners 

and regularly monitor their performance through KPIs, 

reporting, annual audits and ad-hoc discussions. As a 

last resort, the Company can terminate the agreement 

with the housing association for poor performance. Over 

the course of 2024, we have worked closely together with 

the housing associations to improve the workflow and 

enhance the quality of data.

In 2022, Habitare Homes completed a financing facility 

with HSBC to support the delivery of more homes, 

both at development and stabilisation phase. However, 

the elevated high-interest rate environment could 

pose challenges during refinancing, increasing the 

risk of securing unfavourable terms. The risk has been 

deemed of medium impact and likelihood, taking into 

consideration the Bank of England’s signals of potential 

rate decreases, and the anticipated refinancing timeline 

set for November 2026.

In 2024, the likelihood of the risk associated with central 

government updates to the affordable housing grant 

programme has been reassessed and increased to 4, 

elevating it to a key risk. This change reflects recent 

challenges with Homes England grants, which may not 

be delivered as expected. The team is actively monitoring 

government developments and engaging with relevant 

stakeholders to ensure appropriate controls are in place.

Please refer to note 20 for further disclosure regarding 

financial risks considered by the Company.
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During 2021, and since its registration as a Registered 

Provider in April 2021, the Company adopted the NHF 

Code of Governance 2015. The 2015 code remained 

in effect in 2024 due to its continued relevance. For 

the financial year ended 31 December 2024, the Board 

reviewed the Company’s self-assessment against the 

NHF Code of Governance 2015 and concluded that the 

Company was compliant with the principles of the Code 

of Governance where applicable.

However, it is to be noted that with the introduction 

of the British Property Federation (BPF) Code and the 

more recent 2020 NHF Code of Governance, a detailed 

gap analysis was conducted in 2024. The analysis 

concluded that while the 2020 NHF Code of Governance 

is more streamlined than the 2015 version, it overlooks 

certain governance aspects relevant to Habitare, such 

as the absence of a CEO. Conversely, the BPF code is 

specifically designed for the for-profit sector building 

on the NHF code while addressing unique governance 

challenges and commercial realities, with a focus on 

culture, group structures, outsourced delivery, and board 

composition and diversity.

Based on the gap analysis conducted, the BPF appeared 

to be more suitable for the Company's structure and 

governance and, as a result, the Board has resolved to 

adopt it for 2025.

We are fully committed to delivering homes within 

the regulatory standards set by the Regulator and to 

operating within a robust governance framework.

As a Registered Provider of Social Housing, the Company 

is required to comply with the Economic and Consumer 

Standards set out by the Regulator and to formally certify 

compliance with the Governance and Financial Viability 

Standard and the accompanying code of practice.

For the financial year ended 31 December 2024, 

the Company carried out a review and the Board is 

satisfied that Habitare Homes was in compliance with 

the Regulator’s Economic and Consumer standards. 

The Company has also undertaken an annual review of 

compliance, and the Board is assured that the Company 

is compliant with the Regulator’s regulatory expectations 

in the Governance and Financial Viability Standard and its 

accompanying code of practice.

Subsequent to end of the reporting period, management 

have approved the transfer to In Place (CG) Limited of 

affordable property units under the Chilmington scheme 

which are currently held by other group undertakings, 

specifically the Company and In Place (CG)LP. Once 

the transfer is completed, In Place (CG) Limited will hold 

these units as inventories, with the aim to market them to 

individual buyers.

On 29 January 2025, 6 units held by In Place (Dysart) 

LP as development units held as inventory were 

transferred to the Company at a market value price of 

£1,480,000. The associated outstanding commitments on 

development agreements related to property development 

activities were also transferred to the Company together 

with the assets.

On 12 February 2025, the Company made a share 

capital reduction to GPM CH REIT Limited of a total of 

34,331,598 shares at £1 per share.

On 24 March 2025 the Company issued a further 

£2,343,000 of called up share capital to GPM CH REIT 

Limited, the Company's immediate parent. Further share 

capital will be issued to GPM CH REIT Limited as and 

when it is required to support the investment objective of 

the Company.

On 31 March 2025, out of a total of 146 units held 

under the Wellingborough scheme by In Place (Glenvale) 

Limited, a total of 141 units were transferred at a cost of 

£14,570,215 to the Company, together with all remaining 

associated outstanding capital commitments.
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The Directors present their annual report and audited 

financial statements for Habitare Homes Limited (the 

“Company”) for the year ended 31 December 2024.

The Company is a registered provider of social housing 

with its principal activities being the provision of 

affordable housing to people who are in housing need, 

either via sales under shared ownership arrangements, or 

rentals under affordable rental agreements with activity 

solely in England and Wales.

The Company has in place a strong board of directors, 

with the directors collectively bringing a wide range 

of relevant expertise and experience to oversee the 

Company’s activity. The Board’s role is to provide 

strategic direction for the Company, as well as oversight 

of finance, and performance and regulatory compliance, 

providing both challenge and support to those tasked 

with operational delivery. The Board has ultimate 

responsibility for the Registered Provider.

The Directors who served during the year and up to the 

date of approval of this report were:

K A Laud 

G M Berring 

D K Gannicott  

N J Singh 

E Burl 

M Sayer  Appointed on 2 September 2024 

M Noaro Appointed on 3 March 2025 

The Directors are responsible for preparing the 

Directors’ Report and the audited financial statements in 

accordance with applicable law and regulations.

The financial statements have been prepared in 

accordance with applicable law and United Kingdom 

(“UK”) accounting standards (UK Generally Accepted 

Accounting Practice), “The Financial Reporting Standard 

applicable in the UK and the Republic of Ireland” (“FRS 

102”), the Statement of Recommended Practice (“SORP”) 

for Registered Social Housing Providers 2018, the 

Accounting Direction for Private Registered Providers of 

Social Housing 2022 and the Companies Act 2006.

In preparing these audited financial statements, the 

Directors are required to and have:

• selected suitable accounting policies for the 

Company’s financial statements and then applied 

them consistently;

• made judgements and accounting estimates that are 

reasonable and prudent;

• presented information, including accounting 

policies, in a manner that provides relevant, reliable, 

comparable and understandable information;

• provided additional disclosures when compliance 

with the specific requirements in FRS 102 is 

insufficient to enable users to understand the 

impact of particular transactions, other events and 

conditions on the Company's financial position and 

financial performance;

• in respect of the financial statements, stated 

whether applicable UK Accounting Standards, 

including FRS 102 have been followed, subject to 

any material departures disclosed and explained in 

the financial statements; and

• prepared the financial statements on the going 

concern basis unless it is inappropriate to presume 

that the Company will continue in business.
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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, the 

Accounting Direction for Private Registered Providers of 

Social Housing 2022 and the Housing and Regeneration 

Act 2008. 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.

Under applicable law and regulations, the Directors are 

also responsible for preparing a Directors’ Report that 

complies with that law and those regulations.

The Directors confirm, to the best of their knowledge, that 

they have adhered to their responsibilities detailed above.

Deloitte LLP has served as the Company's auditor 

throughout the year and have indicated their willingness 

to continue in office.

In accordance with section 414C(11) of the Companies 

Act, certain matters required to be detailed in the 

Directors’ Report are detailed in the Strategic Report 

where the Directors consider them to be of strategic 

importance to the Company.

The Company has provided an indemnity for its Directors, 

which is a qualifying third-party indemnity provision for 

the purposes of the Companies Act 2006.

In preparing the Company’s 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 to cease 

operations, or have no realistic alternative but to do so. 

At 31 December 2024 ('reporting date'), the Company 

has a net current asset position of £33,491,435 (2023: 

£17,831,625). During the year, the Company entered 

into an interest-free loan arrangement with the Main 

Fund which allows the Company to only draw down cash 

when required and in a manner that minimises interest 

income and therefore residual income for REIT balance 

of business test purposes. As the Company is a part of 

a REIT group, interest earned on cash balances puts the 

group at risk of failing the REIT balance of business test 

as it creates residual income. The intercompany loan 

between the Company and the Main Fund is utilised to 

draw cash into the Company as required to settle the 

obligations of the Company, but to avoid holding excess 

cash within the REIT group.

The Company relies on funding from the intermediate 

parent, MAN GPM RI Community Housing 1 LP (the 

“Main Fund”) to finance its capital commitments. As 

detailed in note 23, the Company has outstanding capital 

commitments of £115,736,567 (2023: £111,676,805) 

related to its property investment activities. The 

Company’s intermediate parent, the Main Fund, has 

confirmed its intention to provide support or assistance, 

which may include financial support, to the Company for 

the period of 12 months from the date of approval of the 

financial statements. This will provide sufficient liquidity to 

the Company to settle its obligations and commitments 

within the next 12 months after these financial statements 

are available to be issued.
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In our opinion the financial statements of Habitare Homes 

Limited (the ‘company’):

• give a true and fair view of the state of the 

company’s affairs as at 31 December 2024 and of 

its loss for the year then ended; 

• have been properly prepared in accordance with 

United Kingdom Generally Accepted Accounting 

Practice, including (Financial Reporting Standard 

102) The Financial Reporting Standard applicable in 

the UK and Republic of Ireland; 

• have been prepared in accordance with the 

requirements of the Statement of Recommended 

Practice (SORP) for Registered Social Housing 

Providers 2018;

• have been prepared in accordance with the 

requirements of the Accounting Direction for Private 

Registered Providers of Social Housing 2022 and 

Housing and Regeneration Act 2008; and

• have been prepared in accordance with the 

requirements of the Companies Act 2006.

We have audited the financial statements which comprise:

• the statement of comprehensive income;

• the statement of financial position;

• the statement of changes in equity; and

• the related notes 1 to 29.

The financial reporting framework that has been applied 

in their preparation is applicable law and United Kingdom 

Accounting Standards, including Financial Reporting 

Standard 102, The Financial Reporting Standard 

applicable in the UK and Republic of Ireland (United 

Kingdom Generally Accepted Accounting Practice).

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 Financial 

Reporting Council’s (the ‘FRC’s’) Ethical Standard, 

and we have fulfilled 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.

In auditing the financial statements, we have concluded 

that the directors’ use of the going concern basis of 

accounting in the preparation of the financial statements 

is appropriate. 

Based on the work we have performed, we have not 

identified any material uncertainties relating to events 

or conditions that, individually or collectively, may cast 

significant doubt on the company’s ability to continue as 

a going concern for a period of at least twelve months 

from when the financial statements are authorised for 

issue. 

Our responsibilities and the responsibilities of the 

directors with respect to going concern are described in 

the relevant sections of this report.
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The other information comprises the information 

included in the directors’ report, other than the financial 

statements and our auditor’s report thereon. The 

directors are responsible for the other information 

contained within the Director’s Report. 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.

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 course of 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 this gives rise to a material misstatement in the 

financial statements themselves. 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.

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 preparation of financial statements 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.

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 of these financial statements.

A further description of our responsibilities for the audit  

of the financial statements is located on the FRC’s 

website at: www.frc.org.uk/auditorsresponsibilities.  

This description forms part of our auditor’s report.

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. The extent to which 

our procedures are capable of detecting irregularities, 

including fraud is detailed below. 

We considered the nature of the company’s industry and 

its control environment, and reviewed the company’s 

documentation of their policies and procedures relating 

to fraud and compliance with laws and regulations. We 

also enquired of management and the directors about 

their own identification and assessment of the risks of 

irregularities, including those that are specific to the 

company’s business sector.
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We obtained an understanding of the legal and regulatory 

framework that the company operates in, and identified 

the key laws and regulations that: 

• had a direct effect on the determination of material 

amounts and disclosures in the financial statements. 

This included the Accounting Direction for Private 

Registered Providers of Social Housing 2022, the 

Housing and Regeneration Act 2008 and the UK 

Companies Act 2006; and

• do not have a direct effect on the financial 

statements but compliance with which may be 

fundamental to the company’s ability to operate or 

to avoid a material penalty.

We discussed among the audit engagement team, 

including relevant internal specialists such as valuations 

specialists, regarding the opportunities and incentives 

that may exist within the organisation for fraud and how 

and where fraud might occur in the financial statements.

As a result of performing the above, we identified the 

greatest potential for fraud in the following area, and our 

procedures performed to address it are described below:

• Valuation of investment properties is the key driver 

of the company’s net asset value. Valuations 

are inherently complex and require significant 

judgement and estimation around the key inputs and 

assumptions. The valuation is determined using a 

discounted cashflow model; we have pinpointed the 

main judgements within the discounted cashflows, 

being the equivalent yields, estimated rent and profit 

on cost (for properties under development). 

• Valuation of inventory is calculated as 40% of the 

lower of cost and net realisable value (NRV) of 

shared ownership properties which have not yet 

been through a first tranche sale. NRV is determined 

from the independent property valuations which 

are inherently complex and require significant 

judgement and estimation around the key inputs and 

assumptions.

Our specific procedures performed in response to these 

significant risks in addition to the above discussions with 

internal specialists include, challenging the assumptions, 

judgments, and methodologies of the valuations. We have 

identified relevant inputs to the valuation and on a sample 

basis substantively tested these inputs to supporting 

information.

In common with all audits under ISAs (UK), we are also 

required to perform specific procedures to respond 

to the risk of management override. In addressing the 

risk of fraud through management override of controls, 

we tested the appropriateness of journal entries and 

other adjustments; assessed whether the judgements 

made in making accounting estimates are indicative of a 

potential bias; and evaluated the business rationale of any 

significant transactions that are unusual or outside the 

normal course of business.

In addition to the above, our procedures to respond to 

the risks identified included the following:

• reviewing financial statement disclosures by testing 

to supporting documentation to assess compliance 

with provisions of relevant laws and regulations 

described as having a direct effect on the financial 

statements;

• performing analytical procedures to identify any 

unusual or unexpected relationships that may 

indicate risks of material misstatement due to fraud; 

• enquiring of management and internal legal counsel 

concerning actual and potential litigation and claims, 

and instances of non-compliance with laws and 

regulations; and 

• reading minutes of meetings of those charged with 

governance.
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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

• the directors’ report has been prepared in 

accordance with applicable legal requirements.

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 any material 

misstatements in the directors’ report.

Under the Companies Act 2006 we are required to report 

in respect of the following matters if, in our opinion:

• adequate 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

• we have not received all the information and 

explanations we require for our audit; or

• 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.

We have nothing to report in respect of these matters.

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.
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Habitare Homes Limited (the “Company”) is a private 

Company limited by shares incorporated in England and 

Wales under the Companies Act 2006. The registered 

office is given on page 3 of these financial statements and 

the principal activities are given in the Directors’ Report. 

In April 2021, the Company registered as a for profit 

registered social housing provider with the Regulator.

The financial statements have been prepared in 

accordance with applicable law and United Kingdom 

(“UK”) accounting standards (UK Generally Accepted 

Accounting Practice), “The Financial Reporting Standard 

applicable in the UK and the Republic of Ireland” (“FRS 

102”), the Statement of Recommended Practice (SORP) 

for Registered Social Housing Providers 2018, the 

Accounting Direction for Private Registered Providers 

of Social Housing 2022 and in accordance with the 

Companies Act 2006.

The Company has also taken advantage of the small 

companies exemptions in section 415A of the Companies 

Act 2006 in respect of their Directors’ Report only.

The accounts are prepared under the historical cost 

basis except for the modification to a fair value basis for 

certain financial instruments and investment properties as 

specified in the accounting policies below.

The preparation of financial statements in compliance with 

FRS 102 requires the use of certain critical accounting 

estimates. It also requires the Board to exercise 

judgement in applying the Company’s accounting policies 

(see note 3).

The functional and presentational currency of the financial 

statements is Great Britain Pound Sterling (“£”) and all 

amounts are rounded to the nearest £1.

The following principal accounting policies have been 

applied: 

In preparing the Company’s 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 to cease 

operations, or have no realistic alternative but to do so. 

At 31 December 2024 ('reporting date'), the Company 

has a net current asset position of £33,491,435 (2023: 

£17,831,625). During the year, the Company entered 

into an interest-free loan arrangement with the Main 

Fund which allows the Company to only draw down cash 

when required and in a manner that minimises interest 

income and therefore residual income for REIT balance 

of business test purposes. As the Company is a part of 

a REIT group, interest earned on cash balances puts the 

group at risk of failing the REIT balance of business test 

as it creates residual income. The intercompany loan 

between the Company and the Main Fund is utilised to 

draw cash into the Company as required to settle the 

obligations of the Company, but to avoid holding excess 

cash within the REIT group.

The Company relies on funding from the intermediate 

parent, MAN GPM RI Community Housing 1 LP (the 

“Main Fund”) to finance its capital commitments. As 

detailed in note 23, the Company has outstanding capital 

commitments of £115,736,567 (2023: £111,676,805) 

related to its property investment activities. The 

Company’s intermediate parent, the Main Fund, has 

confirmed its intention to provide support or assistance, 

which may include financial support, to the Company for 

the period of 12 months from the date of approval of the 

financial statements. This will provide sufficient liquidity to 

the Company to settle its obligations and commitments 

within the next 12 months after these financial statements 

are available to be issued.

During the year, the Company issued a further 

£3,050,000 of called up share capital to GPM CH REIT 

Limited, the Company’s immediate parent. Further share 

capital will be issued to GPM CH REIT Limited as and 

when it is required to support the investment objective of 

the Company.
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Management is adopting quarterly reporting (and 

therefore valuation) periods in line with their management 

reporting. Investment property will be held at fair value as 

management consider that they can determine fair value 

of Investment Property reliably on a continuing basis, 

including Investment Property under construction.

Changes in the fair value are recognised in the Statement 

of Comprehensive Income in the year in which they arise.

Interest payable on borrowing which has been drawn in 

order to finance the relevant construction or acquisition 

is capitalised. Where properties are in the course of 

construction, finance costs are only capitalised where 

construction is ongoing and has not been interrupted or 

terminated.

The Company has appointed Jones Lang LaSalle Limited 

to act as an external valuer to provide an independent 

professional opinion of the value of the subject properties 

as at the valuation date. The valuation has been 

prepared in accordance with the latest version of the 

RICS Valuation – Global Standards (incorporating the 

International Valuation Standards) and the UK national 

supplement (the “Red Book”). The valuation of the 

properties is on the basis that the gross development 

value is subject to the restrictions of title and is in 

accordance with FRS102. The gross development value 

assumes the units are built as at the valuation date, 

however a risk margin is deducted for properties under 

development based on the percentage of remaining 

costs.

Once completed, assets are held at fair value which is 

based on the Existing Use Value for Social Housing (EUV-

SH). The Independent Pricing Committee was provided 

with the Jones Lang LaSalle Limited valuation report and 

determined the fair value to apply to the properties in the 

Net Asset Value of the Company.

Expenditure on shared ownership properties is split 

proportionately between current and fixed assets based 

on the element relating to expected first tranche sales. 

The first tranche proportion is classed as a current asset 

and relates to sales proceeds included in turnover, and 

the remaining element is classed as a fixed asset and 

included in investment properties at fair value.

The Company holds a head-lease arrangement with 

various Housing Associations. Under all head-leases 

the Housing Associations are obligated to maintain the 

premises in a lettable standard, incorporating all repairs 

and maintenance. Habitare Homes Limited releases 

liability for all repairs and maintenance at the time of 

handover.

The Company has in place management agreements with 

Housing Associations to manage the Shared Ownership 

properties. The homes are sold in accordance with the 

Capital Funding Guide using the model lease. This passes 

the repairing responsibility on to the shared owner at 

the point of sale. Depending on the grant funding used, 

Habitare may be required to meet the first £500 of repair 

costs in any year for the first 10 years. This is monitored 

and administered within the Management Agreement.

Assets held for sale in the ordinary course of business do 

not meet the Investment Property definition in FRS102 

or IAS 40. They are stock and will be accounted for as 

inventory. Inventory will be recognised and measured in 

accordance with the Housing SORP 2018 and FRS102.

Shared ownership costs relating to the estimated 

first tranche sale proportion will therefore be held as 

inventory until the unit is sold. Costs comprise materials, 

direct labour and direct development overheads. Costs 

will be allocated between the estimated first tranche 

sale proportion and the element to be retained as 

investment property. The allocation will take into account 

market conditions, scheme appraisals, and valuation 

assumptions to arrive at the likely percentage to be sold 

and retained.

In accordance with the Housing SORP 2018, section 

8.42, assets held as inventory will be held at the lower 

of costs and Net Realisable Value (NRV) and impaired 

annually as required.
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the UK and elsewhere (the “Tax-Exempt Business”). As 

a result, no deferred tax provision has been recognised 

at the balance sheet date in respect of property assets 

or carried forward losses on the basis there will be no 

future profit against which the balances will unwind. 

UK corporation tax remains payable in the normal way 

in respect of income and gains from the Company’s 

business (generally including any property trading 

business) not included in the Tax-Exempt Business (the 

“Residual Business”).

The Company only holds unrestricted funds.

The Company holds a revaluation reserve representing 

the cumulative gain on revaluation on investment 

properties, which is not distributable. Losses on 

revaluation are recognised in the profit and loss reserve 

unless they reverse a gain previously recognised in the 

Revaluation reserve within the Statement of Financial 

Position.

The Company charges Value Added Tax (VAT) on some of 

its income and is able to recover part of the VAT it incurs 

on expenditure. The financial statements include VAT 

to the extent that it is suffered by the Company and not 

recoverable from HM Revenue and Customs. Recoverable 

VAT arises from partially exempt activities and is credited 

to the Statement of Comprehensive Income.

In preparing these financial statements, key judgements 

have been made in respect of the following:

•

Under shared ownership arrangements, the 

Company disposes of a long lease on shared 

ownership housing units for a share of the property 

ranging between 10% and 75% of value. The Buyer 

has the right to purchase further proportions up 

to 100% based on the market valuation of the 

property at the time each purchase transaction is 

completed after the first tranche sales portion. Sales 

of subsequent tranches after the first tranche, are 

treated as a part disposal of investment property 

and included in operating surplus.

The first tranche sales portion has been estimated 

to be 40% of the cost of the shared ownership 

housing units. This is a judgement made by the 

Directors and is based upon the expectation set 

through experience of committed sales to date 

and in consideration of industry research. When 

shared ownership properties are sold, the cost of 

the shared ownership is allocated in line with the 

proportion of the property sold. This is deemed a 

fair method of cost allocation.

Any difference between the estimated first tranche 

sale percentage and the actual amount purchased 

by the homeowner upon exchange of the shared 

ownership housing unit will be a transfer between 

investment property and inventory with the 

movement being reflected through the Statement of 

Comprehensive Income.

Government grants received from Homes England 

are repayable once the scheme leaves social 

housing, and a liability is recognised once the 

conditions for repayment have been met. The 

Company therefore tracks the sales, and at year 

end, judges that no such liability exists.

•

Classification of social housing properties depends 

on the intended use of the property and to what 

extent it can be attributable to providing a social 

benefit to the wider community versus other 

motives, most notably profit.

—  Habitare Homes is a for-profit registered 

provider;

—  Its ultimate parent is GPM RI Community Housing 

Fund 1 LP;

—  It holds property to earn profitable rentals and 

capital appreciation, in order to provide a return 

on investment, including where rent is set at a 

level below market value;
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vacant possession within the ordinary course of 

business, the property is classified as inventory.

Where the intention is to hold the property for its 

long-term rental yield and/or capital appreciation, 

the property is classified as an investment property. 

The classification of the Company’s properties is 

a significant judgement which directly impacts the 

statutory net asset position, as inventories are held 

at the lower of cost and net realisable value, whilst 

investment properties are held at fair value, with 

gains or losses taken through the Statement of 

Comprehensive Income. The Company continually 

reviews properties for changes in use that could 

subsequently change the classification of properties. 

A change in use occurs if property meets, or ceases 

to meet, the definition of investment property 

which is more than a change in management’s 

intentions. The fact patterns associated with 

changes in the way in which properties are utilised 

are considered on a case by case basis and to the 

extent that a change in use is established, property 

reclassifications are reflected appropriately.

•

Determining whether there are indicators of 

impairment of the Company’s inventory requires 

judgement. Potential indicators of impairment are 

considered and reviews carried out as required. 

As at 31 December 2024 an independent valuer 

assessed the fair value of the investment property, 

which for the portion of the properties held as 

inventory is taken to be net realisable value. A 

review of current year inventory has determined that 

investments should be impaired to the lower of cost 

and net realisable value, resulting in an impairment 

loss of £1,982 (2023: £374,723).

Areas of estimation uncertainty:

As at 31 December 2024 an independent valuer, 

Jones Lang LaSalle, assessed the fair value of 

the investment property. Fair value measurements 

were applied to investment properties in the year. 

See note 12 for details of the estimates and their 

methodology.

—  It does not hold social housing assets purely for 

social benefit;

—  Therefore, in accordance with Section 16 

FRS102, properties are classified as Investment 

Property and will be accounted for at fair value.

Accordingly, the following properties are classified 

as Investment Property:

—  Rental completed units

— Rental units under construction

— Rental units held for affordable rent

—  Retained equity of completed shared ownership 

units

—  Estimated retained equity of shared ownership 

under construction;

Property that will be disposed of in the ordinary course of 

business, including costs related to first tranche sales of 

shared ownership properties, are classified as inventory, 

in accordance with Chapter 8 of the SORP 2018.

Classification of social housing properties depends 

on the intended use of the property and to what 

extent it can be attributable to providing a social 

benefit to the wider community versus other 

motives, most notably profit. It holds property to 

earn profitable rentals and capital appreciation, in 

order to provide a return on investment including 

where rent is set at a level below market value; 

Therefore, in accordance with Section 16 FRS102, 

properties are classified as Investment Property and 

will be accounted for at fair value.

Property that will be disposed of in the ordinary 

course of business, including costs related to first 

tranche sales of shared ownership properties, are 

classified as inventory, in accordance with Chapter 

8 of the SORP 2018. The Company considers 

the intention at the outset when each property is 

acquired in order to classify the property as either 

an investment property or an inventory. Where the 

intention is either to trade the property or where the 

property is held for immediate sale upon receiving 
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Rental income consists of rental revenue and service charge income, net of service charge expenses. All social 

housing lettings relate to general needs housing.
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1 property (2023 – 39) was impaired in the year.
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As at the reporting date, the Company had no full-time property management or corporate employees.

The Company has entered into service level agreements with external third party providers, to provide property 

management and corporate functions to the Company. The Company is charged an annual fee per unit for these 

services. This arrangement is expected to be in place until such time as the homes under management within the 

Company constitute a sufficient number to make employing their own in-house property management and corporate 

functions financially efficient.

The Directors received remuneration and benefits from the Company of £46,500 (2023: £39,000). By year end all 

Directors fees had been paid (2023: £31,000 remained payable). Key management personnel are considered to  

be the Directors.

The highest paid director received fees of £15,000 (2023: £15,000) and no other remuneration or pension benefits.

The agreed annual remuneration of each of the Directors is indicated below:

The Company does not operate a pension scheme.

The Board of Directors is represented by the executive and non-executive directors. The Board were reimbursed for 

expenses of £1,073 (2023: £925).

*M Noaro was appointed on 3 March 2025.
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Image depicting completed homes in the Chilmington development.
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During the year ended 31 December 2022, the immediate parent company GPM CH REIT limited registered under 

the Real Estate Investment Trust (REIT) regime. Therefore, no future taxable profits will arise for the Company against 

which any previously carried forward tax losses in respect of pre-trading expenses can unwind. All deferred tax assets 

have been unwound and there will be no further deferred tax assets recognised in the future.

Upon the immediate parent company’s REIT registration, the Company’s income and gains arising from its property 

rental and shared ownership property business are exempt from UK tax. Corporation tax will be payable on future 

profits and gains from any other activities.

For the year ended 31 December 2024, the UK Corporation tax rate was at 25% (2023: 25%) and effective tax rate 

remained at 25% (2023: 23.52%). The tax assessed for the year is same as (2023: lower than) the effective/standard 

rate of corporation tax in the UK of 25%. 
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Completed housing properties are stated at Existing Use Value for Social Housing (EUV-SH), including notional directly 

attributable acquisition costs. Additions during the year relate to costs paid towards units that achieved golden brick 

stage.

As at 31 December 2024, the Company’s social housing properties have been valued by Jones Lang LaSalle Limited, 

professional external valuers.

In valuing housing properties, discounted cash flow methodology was adopted with the following key assumptions: 

Discount rate: 7.38% to 7.70% 

Level of long-term annual rent increase: 0.50% to 1.00%

The impact of changes to key assumptions is considered for the valuation of property assets and the net realisable 

value of investment properties using a range of reasonable changes and have been applied to asset categories where 

sensitivities could have the largest impact. As at 31 December 2024, an upward change in the discount rate by 0.5% 

would result in a downward change in property valuation by £6,731,775. A downward change in the discount rate by 

0.5% would result in a upward change in property valuation by £7,432,294.

An increase of 0.5% in rental growth rate would increase the valuation of properties by £8,242,378 and a downward 

change of 0.5% would decrease the valuations by £7,219,868. This sensitivity analysis is based on the Directors’ 

reasonable estimate of possible shift in the discount rate and with all other variables remaining constant. Actual results 

may be different and the difference could be material.

If the investment properties were held at historic cost, their net book value would be £166,245,708 (2023: and the 

depreciation charge in the year would be £1,082,978 (2023: £532,228).
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The revaluation in the current year comprises:

Interest of £1,016,414 (2023: £928,796) was capitalised in the period. Interest on the development loans was fully 

capitalised.

Derivative financial instruments are measured at fair value through profit or loss and comprise of an interest rate cap 

arrangement to hedge a portion of external debt in order to mitigate the Company's exposure to rising interest rates. 

£14,685,988 (2023: £9,719,488) of external debt was hedged via a floating SONIA interest rate cap in which the 

Company has a capped the interest rate at 4% per annum, payable on a quarterly basis until the termination date. The 

effective date of the cap was 8 December 2022 with a termination date of 11 November 2027. During the year, the 

Company has entered into a second interest rate cap arrangement with effective date of 31 July 2024 and termination 

date of 11 November 2027. As at 31 December 2024, the fair value of the interest rate caps was £234,449 (2023: 

£253,104) and the fair value loss recognised in the Statement of Comprehensive Income during the year was £74,969 

(2023: £257,409). Income recognised in the year was £125,448 (2023: £74,531).
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Inventory is stated at the lower of cost and net realisable value, which is taken to be EUV-SH, including notional 

directly attributable acquisition costs. As at 31 December 2024, the Company's housing properties, from which  

a portion have been classified as inventory, have been valued by Jones Lang LaSalle Limited, professional external 

valuers.

In valuing housing properties, discounted cash flow methodology was adopted with the key assumptions disclosed  

in note 12.

A review of current year inventory has determined that investments should be impaired to the lower of cost and  

net realisable value, resulting in an impairment loss of £1,982 (2023: £374,723).

The deposit relates to monies paid as a deposit for work that has not yet taken place.
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At the year end there were no material rent arrears. No expense (2023: £Nil) was recognised in the Statement of 

Comprehensive Income in relation to bad or doubtful rental debtors.

Amounts owed to group undertakings are unsecured, interest free, and repayable on demand.

The loan is secured on the investment properties at Brooks Road – Lewes, Alconbury, Towergate, Tattenhoe, Coombe 

Farm, Campbell Wharf and Aldershot, and attracts interest at 2.9% above SONIA, which is subject to an interest rate 

cap of 4% (see note 13). It is due for repayment in 2027. At the year end, the loan is held net of fees of £373,630 

(2023: £519,850) and the amortisation charged to the Statement of Comprehensive Income in the year in respect of 

these fees was £160,470 (2023: £182,066). The Company is not in breach of its loan covenants at the reporting date.
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Grants will be utilised against capital expenditure and recognised as income in the Statement of Comprehensive 

Income in full on completion of the properties.

The deferred capital grant is repayable to Homes England and the Combined Authority for Cambridgeshire and 

Peterborough when the final sale is completed or the units are sold to a company that is not a registered provider.  

A contingent liability has been disclosed in respect of capital grant recognised as income (see note 24). 

Total accumulated government grant received to date, including grant receivable at the year end is £17,068,250 

(2023: £14,580,500) of which a total of £13,267,798 (2023: £7,812,500) has been recognised in the Statement of 

Comprehensive Income since the Company has been in operation.

Financial assets held at fair value through profit and loss comprises the interest rate cap (see note 13).

Financial assets measured at amortised cost include cash at bank and in hand, trade receivables, and government 

grants receivable. Related income is shown in note 9.

Financial liabilities measured at amortised cost include loans, trade creditors, accruals, other creditors, and amounts 

owed to group undertakings. Related expenses are shown in note 10.
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The Company considers the below to be the main 

financial risks:

The Company’s financial assets and liabilities do not 

create any material exposure to price, foreign exchange 

or counterparty risk.

Liquidity risk is the risk that the Company will encounter 

difficulty in meeting the obligations associated with its 

financial liabilities that are settled by delivering cash or 

another financial asset.

The Company’s operations are financed through a 

mixture of investment injections, external debt, generated 

cashflows and government grants for development 

activities.

It is considered that the Company, via the Group and 

external debt funding, has sufficient financial resources 

to meet its financial obligations, and therefore the risk is 

considered to be low.

Credit risk is the risk of financial loss to the Company if a 

counterparty fails to meet its contractual obligations and 

arises principally from the Company’s tenant (in respect 

of trade receivables arising under operating leases).

The Company has entered into lease and management 

agreements with housing associations to manage and 

maintain the Company’s homes including letting and 

collection of underlying rent from shared owners. The 

organisations selected to partner with the Company 

have the highest level of governance rating, G1, by the 

Regulator.

Future consideration in relation to affordable housing 

following the introduction of Welfare Reform and Universal 

Credit changes, specifically the government’s decision 

to transfer benefit payment directly to some tenants will 

be considered by the Board upon the transfer of the 

affordable housing to the Company.

Detailed scenario planning will be used to estimate the 

impact of any government policy changes on future 

tenancies. The business plan takes account of these 

changes in setting future levels of tenant indebtedness.

The risk is mitigated with the mechanisms established to 

support and sustain tenancies and focus on affordability 

as part of the tenancy allocation processes.

Interest rate risk is the risk that the fair value or future 

cash flows of the external debt repayments and related 

interest expense will fluctuate because of volatility in 

market interest rates.

The Company has entered into an interest rate cap 

arrangement to hedge its interest rate exposure. The 

interest rate fluctuations continue to be monitored and 

the resultant impact of the interest rate caps will also be 

reviewed continuously.
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The Company has one class of ordinary shares which entitle holders to voting rights and carry no rights to fixed 

income.

During the year the Company made the following share issues of ordinary shares to its immediate parent company,  

all at par:

The profit and loss account represents cumulative profits or losses, net of dividends paid and other adjustments.

The Company holds a revaluation reserve representing the cumulative gain on revaluation on investment properties, 

which is not distributable. Losses on revaluation are recognised in the profit and loss reserve unless they reverse a 

gain previously recognised in the revaluation reserve.
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The Company’s total outstanding commitments are financed through a mixture of investment injections, external debt, 

generated cash flows and government grants for development activities.

The Company has received grants totalling £17,068,250 (2023: £14,580,500). £13,267,798 (2023: £7,812,500) 

of these grants have been released to the Statement of Comprehensive Income following the practical completion 

of units in accordance with the Housing SORP. The Company has a contingent liability of £17,068,250 (2023: 

£5,710,000) for grant amounts recognised in the Statement of Comprehensive Income as these may be repayable to 

the grant providers should there be a change of use of relevant in housing units. The same repayment requirements 

also impact the deferred grant amounts currently included in the Statement of Financial Position of £3,800,452 (2023: 

£6,768,000) for assets that have not yet met practical completion.

In December 2024, the Company entered into a binding agreement with Persimmon Homes Limited to acquire the 

completed development sites at Wantage Grove for a purchase price of £33,823,660. As of 31 December 2024, the 

site had not yet achieved practical completion and therefore the Company does not exercise control. Consequently, 

the obligation to remit the purchase price has not been triggered and the Wantage Grove sites are not recognised as 

assets in these financial statements.

There were no other contingent liabilities or commitments other than those already disclosed in these financial 

statements as at 31 December 2024 and 31 December 2023.

48

Annual Report and Accounts 2024



The future minimum lease payments under non-cancellable operating leases for rental income are as follows:

The rental income on leases above relates to 5 year leases under the affordable rent model.

The Company also has rent receivable under 125 – year leases under the shared ownership model, however, since  

the tenant could choose to increase their ownership %, there is no minimum future rent payment.

The Company has not recognised any (2023: £Nil) contingent rent as income in the year.

Other movements are made up of the commitment fee of £16,842 (2023: £133,924) capitalised and added to the loan 

balance.
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The immediate parent of the Company is GPM CH REIT 

Limited, a company registered in Guernsey.

The intermediate parent is Man GPM RI Community Housing 

1 LP, a private fund limited partnership registered in 

Guernsey.

The ultimate parent of the Company is Conyers Trust 

Company (Bermuda) Ltd, a company registered in Bermuda.

The smallest and largest group of undertaking which the 

results of the Company are consolidated is Man GPM RI 

Community Housing 1 LP. The consolidated accounts are 

not publicly available and the entity’s registered office is PO 

Box 286 Floor 2, Trafalgar Court, Les Banques,  

St Peter Port, Guernsey, GY1 4LY.

Subsequent to end of reporting period, management have 

approved the transfer to In Place (CG) Limited, of affordable 

property units under the Chilmington scheme which are 

currently held by other group undertakings, specifically 

the Company and In place (CG)LP. Once the transfer is 

completed, In Place (CG) Limited will hold these units as 

inventories, with aim to market them to individual or bulk 

buyers.

On 29 January 2025, 6 units held by the In Place (Dysart) 

LP as development units held as inventory were transferred 

to the Company at a market value price of £1,480,000. 

The associated outstanding commitments on development 

agreements related to property development activities were 

also transferred to the Company together with the assets.

On 12 February 2025, the Company made a share 

capital reduction to GPM CH REIT Limited of a total of 

34,331,598 shares of £1 per share. 

On 24 March 2025 the Company issued a further 

£2,343,000 of called up share capital to GPM CH REIT 

Limited, the Company's immediate parent. Further share 

capital will be issued to GPM CH REIT Limited as and 

when it is required to support the investment objective of 

the Company.

On 31 March 2025, out of a total of 146 units held under 

the Wellingborough scheme by the In place (Glenvale) 

Limited, a total of 141 units were transferred at a cost 

£14,570,215 to the Company, together with all remaining 

associated outstanding capital commitments.

On 7 April 2025, all of the 30 units held by In Place 

(Coombe) Limited under the Coombe Farm property were 

transferred to the Company at a cost of £12,442,625. 

At as end of April 2025, all remaining HSBC loan and 

commitments held by In Place (Coombe) Limited with 

HSBC Bank PLC have been transferred to the Company.

On 2 June 2025 the Board approved that the 

Wellingborough development be added to the loan 

facility held with HSBC. On the same date the Board also 

approved an extension to the loan facility limit and term 

by 2 years.
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