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Spitfire Bespoke Homes Limited

Strategic report
For the year ended 31 December 2017

The directors present their strategic report for the year ended 31 December 2017.
Principal activity and review of the business

On 1 January 2017, the trade, assets and liabilities of Spitfire Properties LLP were transferred to the Company
as part of a group reorganisation.

The principal activity of the Company is the development of new residential properties from mixed tenure
affordable houses to large executive homes for sale to private individual purchasers, housing associations and
institutional investors.

Key performance indicators

2017 2016*
Turnover £855m  £53.0m
Profit on ordinary activities before tax £4.3m £6.3m
Profit for the financial year £3.5m £6.3m
Plotssold : 146 89
Average selling price (£000's) 585 544
Land with planning (No. of plots) 336 468

* - KPIs when business operating in Spitfire Properties LLP.

The fundamentals underpinning the UK private housing market have remained strong throughout 2017 in the
geographical locations in which Spitfire Bespoke Homes Limited operates. There continues to be strong political
support at the national level to bolster the UK housing market with low interest rates, increasing levels of
mortgage availability, and improvements to the planning system. Demographic changes together with inward net
migration to the UK creates a strong demand for new homes that currently exceeds the levels of output that the
UK housebuilding industry is currently able to meet.

Spitfire Bespoke Homes Limited, through it's Vision and Values, seeks to continually improve its Customer
Satisfaction via enhanced customer service and its Customer Pledge, to minimising its impact upon the
environment whilst promoting and utilising sustainable practices itself and via its supply chain, deliver benefits to
local communities by contributing to infrastructure and community projects, and to constantly evolve to smarter
and more efficient working practices. :

Spitfire Bespoke Homes Limited invests in its employees through ongoing training and development
programmes, with a particular focus on health and safety on development sites to provide both a safe and
supportive work environment.

Spitfire Bespoke Homes Limited continues to invest in both short term consented land and longer term strategic
development opportunities to provide a pipeline of work a period of up to 10 years.



Spitfire Bespoke Homes Limited

Strategic report (continued)
For the year ended 31 December 2017

Monitoring and managing risk

The directors understand that whilst seeking to maximise returns there is a trade off with higher elements of risk
and so processes and procedures are in place to identify, measure, and manage risk to mitigate the negatlve
impact and also take advantage of opportunities presented.

The Company monitors and manages risks in the following key areas: -

Price Risk

Spitfire Bespoke Homes Limited seeks to balance the desire to pre-sell residential properties during the
construction process to provide certainty of locked-in sales prices against the possibility of price inflation
enhancing the potential future sales revenues. In order to manage this risk, Spitfire Bespoke Homes Limited
relies upon the skill and knowledge of its experienced sales management team as regards to both local trading
conditions and the wider macro- economic climate, plus regularly reviewing its strategy on a site-by-site basis
with key local Estate Agencies.

Credit Risk

Turnover is only recognised on legal completion for all house sales, therefore there is no credit risk as all
revenue is managed through the legal conveyancing process. Turnover on the sale of land is recognlsed only on
an unconditional land exchange, where title to the land is retained until cash is paid on subsequent legal
completion, again minimising any credit risk.

Health and Safety

Health and safety is always core to the business’s principles. To address this risk, 2017 has seen a concerted
effort to critically evaluate health and safety procedures against industry standards and best practice, and there
continues to be an on-going improvement process to the safety management systems in place, backed by
independent inspection and audit, necessary to support the rapid expansion of the business and the evolving
regulatory requirements.

Land availability

The availability of consented land for development is critical to the success of the business. Internal controls and
procedures are in place to manage the risk, in order to ensure the pipeline of consented land is monitored and
evaluated against an overall assessment of need as identified in the business plan and longer-term strategy.

Funding availability

The on-going commitment from |.M. Properties Plc to support the funding of the business and to facilitate and
guarantee external lines of credit is fundamental to the development of the business. The risk is mitigated
through representation at board level of Spitfire Bespoke Homes Limited by executive management from within
I.M. Properties Plc, which ensures communication of funding requirements takes place through regular formal
meetings on at least a monthly basis.

Material and labour costs )

A buoyant UK housing market, together with a skills shortage in both key building trades and associated back-
office professional employees has lead to some labour shortages and material price inflation. Risk management
is in the form of establishing and maintaining close relationships with the key trade suppliers and sub-
contractors, a commitment to pay agreed liabilities on or before due dates in all cases, and to provide continuity
of work and a clear vision to the major suppliers and sub-contractors of how the business is expanding.

In terms of its own employees to retain skills, Spitfire Bespoke Homes Limited provides a nurturing and
encouraging working environment, paying at or above industry standard salaries, and providing necessary
training and development to maximise employee potential.



Spitfire Bespoke Homes Limited

Strategic report (continued)
For the year ended 31 December 2017

Monitoring and managing risk (continued)

Economic uncertainty

Current economic conditions in the UK provide a positive environment for the housing industry. However, the
industry is susceptible to fluctuations in key factors such as interest rate rises, changes to employment levels,
and general consumer confidence. Of particular concern is the impact on the UK economy following the decision
of the EU referendum of 2016, during the run up to, and period after the UK leaves the EU trading block in March
2019. The risk identified is that a deterioration in the UK economic outlook may have an adverse effect on
demand and prices of new built housing. :

Spitfire Bespoke Homes Limited mitigates this risk by constantly assessing its investment in new land and
development work in relation to market projections, and by diversifying into the rental sector, which has proven to
be counter-cyclical in previous economic downturns when demand for rental properties increases as the demand
for new houses reduces.

This report was approved by the board on 72%¢€ N A @](A‘c 2.¢j ¢ and signed on its behalf.

(4%

R Bryan
Director



Spitfire Bespoke Homes Limited

Directors' report
For the year ended 31 December 2017

The directors present their report and the financial statements for the year ended 31 December 2017.
Directors’ responsibilities statement

The directors are responsible for preparing the Strategic report, 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 the
directors have elected to prepare the financial statements in accordance with United Kingdom Accounting
Standards (United Kingdom Generally Accepted Accounting Practice) and applicable law. Under company law
the directors must not approve the financial statements unless they are satisfied that they give a true and fair
view of the state of affairs of the Company and of the profit or loss of the Company for that period.

In preparing these financial statements, the directors are réquired to:

. select suitable accounting policies and then apply them consistently;
e ' make judgments and accounting estimates that are reasonable and prudent; )
. state whether applicable UK Accounting Standards have been followed, subject to any material departures

disclosed and explained in the financial statements; and

. 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
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.

Results and dividends

The profit for the year, after taxation, amounted to £3,532,815 (2016: loss of £904,474).
The directors have not paid or proposed any dividends during the year (2016: £Nil).
Directors

The directors who served during the year were:

T J Wooldridge

G Hutton

A Clarke

R Bryan (appointed 23 February 2017)
D Jervis (appointed 23 February 2017)

Going concern

The financial statements have been drawn up on a going concern basis which assumes the continued support of
the parent company, |.M. Properties Plc, for a period of at least 12 months from the date of approval of these
financial statements. The directors have received written confirmation from |.M. Properties Plc that such support
will continue to be made available, and on this basis have determined that the company will continue in existence
as a going concern.



Spitfire Bespoke Homes Limited

Directors’ report (continued)
For the year ended 31 December 2017

Disclosure of information to auditor

Each of the persons who are directors at the time when this Directors' report is approved has confirmed that:

. so far as the director is aware, there is no relevant audit information of which the Company's auditor is
unaware, and ’
. the director has taken all the steps that ought to have been taken as a director in order to be aware of any

relevant audit information and to establish that the Company’s auditor is aware of that information.
Post balance sheet events
There have been no significant events affecting the Company since the year end.
Auditor

The auditor, BDO LLP, will be proposed for reappointment in accordance with section 485 of the Companies Act
2006.

This report was approved by the boardon ~ 28C~ A t\xﬁw(j 2.01¢  and signed on its behalf.

o
Aoy~
R Bryan
Director



Spitfire Bespoke Homes Limited

Independent auditor's report to the members of Spitfire Bespoke Homes Limited

Opinion

We have audited the financial statements of Spitfire Bespoke Homes Limited (“the Company”) for the year
ended 31 December 2017 which comprise the Statement of income and retained earnings, the Balance sheet
and notes to the financial statements, including a summary of significant accounting policies. 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 [reland (United Kingdom Generally Accepted Accounting Practice).

In our opinion, the financial statements:

. give a true and fair view of the state of the Company’s affairs as at 31 December 2017 and of its profit for
"~ the year then ended; )

. have. been properly prepared in accordance with United Kingdom Generally Accepted Accounting
Practice; and ’ ‘
o have been prepared in accordance with the requirements of the Companies Act 2006.

Basis for opinion

We conducted our audit in accordance with International Standards on Auditing (UK) (ISAs (UK)) and applicable
law. Our responsibilities under those standards are further described in the Auditor's responsibilities for the audit
of the financial statements section of our report. We are independent of the Company in accordance with the
ethical requirements that are relevant to our audit of the financial statements in the UK, including the FRC's
Ethical Standard, and we have 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.

Conclusions relating to going concern

We have nothing to report in respect of the following matters in relation to which the ISAs (UK) require us to
report to you where:

. the directors' use of the going concern basis of accounting in the preparation of the financial statements is
not appropriate; or

. the directors have not disclosed in the financial statements any identified material uncertainties that may
cast significant doubt about the Company's ability to continue to adopt the going concern basis of
accounting for a period of at least twelve months from the date when the financial statements are
authorised for issue.



Spitfire Bespoke Homes Limited

Independent auditor's report to the members of Spitfire Bespoke Homes Limited (continued)

Other information

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

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

We have nothing to report in this regard.
Opinions on other matters prescribed by the Companies Act 2006
In our opinion, based on the work undertaken in the course of the audit:

. the information given in the Strategic report and the Directors' report for the financial year for which the
financial statements are prepared is consistent with the financial statements; and

. the Strategic report and the Directors' report have been prepared in accordance with applicable legal
requirements.

Matters on which we are required to report by exception

In the light of the knowledge and understanding of the Company and its environment obtained in the course of
the audit, we have not identified material misstatements in the Strategic report and the Directors' report.

We have nothing to report in respect of the following matters in relation to which the Companies Act 2006
requires us to report to you 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
e 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.



Spitfire Bespoke Homes Limited

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

Responsibilities of directors

As explained more fully in the Directors’ responsibilities statement, the directors are responsible for the
preparation of the financial statements and for being satisfied that they give a true and fair view, and for such
internal control as the directors determine is necessary to enable the 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.

Auditor's responéibilities for the audit of the financial statements

. 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.

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

b u

John Everingham (Senior Statutory Auditor)
For and on behalf of BDO LLP, statutory auditor
Gatwick

United Kingdom

Date: & oo iy

BDO LLP is a limited liabili partnership registered in England and Wales (with registered number OC305127).



Spitfire Bespoke Homes Limited

Statement of income and retained earnings
For the year ended 31 December 2017

2017 2016
£ £
Turnover ; -4 85,451,979 -
Cost of sales : (74,214,706) -
Gross profit 11,237,273 -
Administrative expenses (4,557,917) ‘ -
Other operating income 208 -
Operating profit v . .5 6,679,564 -
Interest receivable and similar income 8 2,086 6,096,495
Interest payable and similar charges 9 (2,376,563) (6,096,495)
Profit on ordinary activities before taxation 4,305,087 -
Taxation on profit on ordinary activities 10 (772,272) (904,474)
Profit for the year and total comprehensive income 3,532,815 (904,474)
Retained earnings at the beginning of the year (117,810) 786,664
Total comprehensive income for the year 3,532,815 (904,474)

Retained earnings at the end of the year 3,415,005 (117,810)

The notes on pages 12 to 26 form part of these financial statements.



Spitfire Bespoke Homes Limited

Registered number: 04395875

Balance sheet
As at 31 December 2017

Fixed assets

Tangible assets
Investments

Current assets

Stocks
Debtors: amounts falling due within one year
Cash at bank and in hand

Current liabilities

Creditors: amounts falling due within one year

Net current assets/(liabilities)

Creditors: amounts falling due after more than one year

Net assets/(liabilities)

Capital and reserves

Called up share capital
Merger reserve
Profit and loss account

Note

11
12

13
14
15
16
19

20
20

2017 2016

120,562 -
225 -

120,787 -

86,959,112 -
7,896,397 58,411,108
367,914 -

95,223,423 58,411,108

(55,887,802) (58,528,917)

39,335,621 (117,809)
(36,440,543) -

" 3,015,865 (117,809)

875 1
(400,015) -
3,415005  (117,810)

3,015,865 (117,809)

The financial statements were approved and authorised for issue by the board and were signed on its behalf

on 23 AvQust 201

D>

G Hutton
Director

The notes on pages 12 to 26 form part of these financial statements.

10



Spitfire Bespoke Homes Limited

Statement of changes in equity’
For the year ended 31 December 2017

Called up Merger Profit and
share capital reserve loss account Total equity
‘ £ £ £ £
At 1 January 2017 ' 1 ' - (117,810) (117,809)

Compréhensive income for the year

Profit for the year - - 3,532,815 3,532,815
Total comprehensive income for the year - - - 3,532,815 3,532,815
Shares issued during the year 874 - - . 874
Transfer of trade and net assets from Spitfire

Properties LLP : _ - (400,015) - (400,015)
Total transactions with owners . 874 (400,015) - (399,141)
At 31 December 2017 A : 875 (400,015) 3,415,005 3,015,865

Statement of changes in equity
For the year ended 31 December 2016

Called up Profit and
share capital loss account Total equity

£ £ £
At 1 January 2016 : 1 786,664 786,665
Comprehensive income for the year _
Loss for the year : - (904,474) (904,474)
Total comprehensi\}e income for the year - - (904,474) (904,474)
At 31 December 2016 o 1 ’ (1;I7,810) (117,809)

The notes on pages 12 to 26 form part of these financial statements.

11



Spitfire Bespoke Homes Limited

Notes to the financial statements
For the year ended 31 December 2017

1.

General information

Spitfire Bespoke Homes Limited is a private company incorporated in England and Wales under the
Companies Act. It is a company limited by shares. The address of the registered office is given on the
company information page. The principal activity of the Company is development of residential property.

Accounting policies

21

2.2

23

Basis of preparation of financial statements

The financial statements have been prepared under the historical cost convention unless otherwise
specified within these accounting policies and in accordance with Financial Reporting Standard 102,
the Financial Reporting Standard applicable in the UK and the Republic of Ireland and the
Companies Act 2006.

The preparation of financial statements in compliance with FRS 102 requires the use of certain
critical accounting estimates. It also requires management to exercise judgement in applying the
Company's accounting policies (see note 3).

The financial statements are drawn up to the nearest whole £, except where otherwise indicated.

The following principal accounting policies have been applied:

Financial Reporting Standard 102 - reduced disclosure exemptions

The Company has taken advantage of the following disclosure exemptions in preparing these

financial statements, as permitted by the FRS 102 "The Financial Reporting Standard applicable in
the UK and Republic of Ireland":

. the requirements of Section 4 Statement of Financial Position paragraph 4.12(a)(iv);
. the requirements of Section 7 Statement of Cash Flows;
. the requirements of Section 3 Financial Statement Presentation paragraph 3.17(d);

. the requirements of Section 11 Financial Instruments paragraphs 11.41(b), 11.41(c), 11.41(e),
11.41(f), 11.42, 11.44 to 11.45, 11.47, 11.48(a)(iii), 11.48(a)(iv), 11.48(b) and 11.48(c),

. the requirements of Section 12 Other Financial Instruments paragraphs 12.26 to 12.27,
12.29(a), 12.29(b) and 12.29A;

. the requirements of Section 26 Share-based Payment péragraphs 26.18(b), 26.19 to 26.21
and 26.23;

. the requirements of Section 33 Related Paﬁy Disclosures paragraph 33.7.

This information is included in the consolidated financial statements of I.M. Properties Plc as at 31
December 2017 and these financial statements may be obtained from Companies House.

-Consolidated financial statements

The financial statements contain information about Spitfire Bespoke Homes Limited as an individual
company and do not contain consolidated financial information as the parent of a group. The
Company has taken advantage of the exemption conferred by section 400 of the Companies Act
2006 not to produce consolidated financial statements as it is included in EEA group financial
statements of a larger group.

12



Spitfire Bespoke Homes Limited

Notes to the financial statements
For the year ended 31 December 2017

Accounting policies (continued)

24

25

2.6

27

28

Going concern

The financial statements have been drawn up on a going concern basis which assumes the
continued support of the parent company, |.M. Properties Plc, for a period of at least 12 months from
the date of approval of these financial statements. The directors have received written confirmation
from |.M. Properties Plc that such support will continue to be made available, and on this basis have
determined that the company will continue in existence as a going concern.

Turnover

Turnover represents sales of residential property and is recognised on legal completion.

Sales of land are recognised on the date of completion or on the date of exchange if an unconditional
binding agreement is in place and where it is reasonable to assume at the balance sheet date that
completion will occur.

Interest income

Interest income is recognised in the Statement of income and retained earnings using the effective
interest method.

Borrowing costs

All borrowing costs are recognised in the Statement of income and retained earnings in the year in
which they are incurred.

Current and deferred taxation

The tax expense for the year comprises current and deferred tax. Tax is recognised in the Statement
of income and retained earnings, except that a charge attributable to an item of income and expense
recognised as other comprehensive income or to an item recognised directly in equity is also
recognised in other comprehensive income or directly in equity respectively.

The current income tax charge is calculated on the basis of tax rates and laws that have been
enacted or substantively enacted by the balance sheet date in the countries where the Company
operates and generates income.

Deferred tax balances are recognised in respect of all timing differences that have originated but not
reversed by the balance sheet date, except that:

. The recognition of deferred tax assets is limited to the extent that it is probable that they will be
recovered against the reversal of deferred tax liabilities or other future taxable profits; and
. Any deferred tax balances are reversed if and when all conditions for retaining associated tax

allowances have been met.

Deferred tax balances are not recognised in respect of permanent differences except in respect of
business combinations, when deferred tax is recognised on the differences between the fair values of
assets acquired and the future tax deductions available for them and the differences between the fair
values of liabilities acquired and the amount that will be assessed for tax. Deferred tax is determined
using tax rates and laws that have been enacted or substantively enacted by the balance sheet date.

13



Spitfire Bespoke Homes Limited

Notes to the financial statements
- For the year ended 31 December 2017

2,

Accounting policies (continued)

2.9 Tangible fixed assets

Tangible fixed assets under the cost model are stated at historical cost less accumulated
depreciation and any accumulated impairment losses. Historical cost includes expenditure that is
directly attributable to bringing the asset to the location and condition necessary for it to be capable of
operating in the manner intended by management.

Depreciation is charged so as to allocate the cost of assets less their residual value over their
estimated useful lives, on a reducing balance basis.

Depreciation is provided on the following basis:

Motor vehicles - '25%
Office equipment - 33%
Computer equipment - 33%

The assets' residual values, useful lives and depreciation methods are reviewed, and adjusted
prospectively if appropriate, or if there is an indication of a significant change since the last reporting
date.

Gains and losses on disposals are determined by comparing the proceeds with the carrying amount
and are recognised in the Statement of income and retained earnings.

2.10 Valuation of investments

Investments in subsidiaries are measured at cost less accumulated impairment.

2.11 Stocks

Stocks and land under development are stated at cost, including attributable direct overheads,
reduced to estimated net realisable value where appropriate.

Work in progress represents work that has been performed in relation to which turnover will be
recognised in a later period. It is recognised at the lower of cost and net realisable value.

Progress payments received against construction costs are deducted from work in progress.

2.12 Debtors

Short term debtors are measured at transaction price, less any impairment. Loans receivable are
measured initially at fair value, net of transaction costs, and are measured subsequently at amortised
cost using the effective interest method, less any impairment.

2.13 Cash and cash equivalents

Cash is represented by cash in hand and deposits with financial institutions repayable without penalty
on notice of not more than 24 hours. Cash equivalents are highly liquid investments that mature in no
more than three months from the date of acquisition and that are readily convertible to known
amounts of cash with insignificant risk of change in value.

14



Spitfire Bespoke Homes Limited

Notes to the financial statements
For the year ended 31 December 2017

2. Accounting policies (continued)
2.14 Creditors

Short term creditors are measured at the transaction price. Other financial liabilities, including bank
loans, are measured initially at fair value, net of transaction costs, and are measured subsequently at
amortised cost using the effective interest method.

2.15 Financial instruments

The Company only enters into basic financial instruments transactions that result in the recognition of
financial assets and liabilities like trade and other debtors and creditors, loans from banks and other
third parties and loans to related parties.

Debt instruments (other than those wholly repayable or receivable within one year), including loans
and other accounts receivable and payable, are initially measured at present value of the future cash
flows and subsequently at amortised cost using the effective interest method. Debt instruments that
are payable or receivable within one year, typically trade debtors and creditors, are measured, initially
and subsequently, at the undiscounted amount of the cash or other consideration expected to be paid
or received. However, if the arrangements of a short-term instrument constitute a financing
transaction, like the payment of a trade debt deferred beyond normal business terms or financed at a
rate of interest that is not a market rate or in the case of an out-right short-term loan not at market
rate, the financial asset or liability is measured, initially, at the present value of the future cash flow
discounted at a market rate of interest for a similar debt instrument and subsequently at amortised
cost.

Financial assets that are measured at cost and amortised cost are assessed at the end of each
reporting period for objective evidence of impairment. If objective evidence of impairment is found, an
impairment loss is recognised in the Statement of income and retained earnings.

For financial assets measured at amortised cost, the impairment loss is measured as the difference
between an asset's carrying amount and the present value of estimated cash flows discounted at the
asset's original effective interest rate. If a financial asset has a variable interest rate, the discount rate
for measuring any impairment loss is the current effective interest rate determined under the
contract.

For financial assets measured at cost less impairment, the impairment loss is measured as the
difference between an asset's carrying amount and best estimate of the recoverable amount, which is
an approximation of the amount that the Company would receive for the asset if it were to be sold at
the balance sheet date.

Financial assets and liabilities are offset and the net amount reported in the balance sheet when
there is an enforceable right to set off the recognised amounts and there is an intention to settle on a
net basis or to realise the asset and settle the liability simultaneously. '
2.16 Pensions

Defined contribution pension plan

The Company operates a defined contribution plan for its employees. A defined contribution plan is a
pension plan under which the Company pays fixed contributions into a separate entity. Once the
contributions have been paid the Company has no further payment obligations.

The contributions are recognised as an expense in the Statement of income and retained earnings

when they fall due. Amounts not paid are shown in accruals as a liability in the balance sheet. The
assets of the plan are held separately from the Company in independently administered funds.

15



Spitfire Bespoke Homes: Limited

Notes to the financial statements
For the year ended 31 December 2017

Judgements in applying accounting policies and key sources of estimation uncertainty
In preparing the financial statements, the directors have made the following judgements:

. determine whether there are any indications of impairment of the amounts: due from group
undertakings. Factors taken into consideration in reaching such a decision include the financial
position and the expected future financial performance of that entity.

. determine whether there are any indications of impairment of the carrying value of property held as
trading stock. Professional judgement is applied in determining whether the carrying value of stock
is in excess of the net realisable value. Factors taken into consideration in reaching such a decision
include the development potential, planning prospects and prevailing market conditions.

Turnover

Turnover is wholly attributable to the principal activity of property sales and arises solely within the United
Kingdom.

Operating profit

The operating profit is stated after charging:

2017 2016
£ £
Depreciation of tangible fixed assets 79,000 -
Defined contribution pension cost 330,542 -
Operating lease payments recognised as an expense 120,036 -
Cost of stocks recognised as an expense 71,285,614 -
Auditor's remuneration:
- Audit services 38,300 -

- Non-audit services 1,900 -

16



Spitfire Bespoke Homes Limited

Notes to the financial statements
For the year ended 31 December 2017

Employees

Staff costs, including directors' remuneration, were as follows:

2017 2016

£ £
Wages and salaries 5,278,655 -
Sacial security costs 626,379 -
Cost of defined contribution scheme 330,542 -

6,235,576 -

The average monthly number of employees, including the directors, during the year was as follows:

2017 2016
No. No.
Administrative 59 3
Construction 23 -
82 3
Directors' remuneration
2017 2016
£ £
Directors' emoluments : 275,425 -
Cost of defined contribution scheme . 19,360 -
294,785 -

During the year retirement benefits were accruing to 2 directors (2016: NIL) in respect of defined
contribution pension schemes.

The highest paid director received remuneration of £150,409 (2016: £NIL).
The value of the company's contributions paid to a defined contribution pension scheme in respect of the

highest paid director amounted to £12,000 (2016: £NIL).

Interest receivable and similar income

2017 2016
£ £
Interest receivable from group companies - 6,096,495

Other interest receivable 2,086 -
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Spitfire Bespoke Homes Limited

Notes to the financial statements
For the year ended 31 December 2017

10.

Interest payable and similar charges

Bank interest payable

Interest payable to group undertakings
Finance arrangement fee

Other interest payable

Taxation

Corppration tax

Current tax on profits for the year
Adjustments in respect of prior periods

Group taxation relief

Total current tax
Deferred tax

Origination and reversal of timing differences

Taxation on profit on ordinary activities

18

2017 2016

£ £
495,607 -

1,818,039 6,096,495
40,000 -
22,917 -

2,376,563 6,096,495

2017 2016

£ £

- 117,518

(107,518) 786,956
895,766 -

788,248 904,474
(15,976) -

772,272 904,474



Spitfire Bespoke Homes Limited

Notes to the financial statements
For the year ended 31 December 2017

10.

Taxation (continued)

Factors affecting tax charge for the year

The tax assessed for the year is lower than (2016 - higher than) the standard rate of corporation tax in

the UK of 19.25% (2016 - 20%). The differences are explained below:

2017 2016
£ £
Profit on ordinary activities before tax 4,305,087 -
Profit on ordinary activities muitiplied by standard rate of corporation tax in
the UK of 19.25% (2016 -20%) 828,582 -
Effects of:
Expenses not deductible for tax purposes 36,827 40,789
Adjustments to tax charge in respect of prior periods (107,518) 786,956
Transfer pricing adjustments 12,270 76,729
Adjust closing deferred tax to average rate of 19.25% 2,11 -
Total tax charge for the year : 772,272 904,474

Factors that may affect future tax charges

There were no factors that may affect future tax charges.
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Spitfire Bespoke Homes Limited

Notes to the financial statements
For the year ended 31 December 2017

1.

Tangible fixed assets

Cost
At 1 January 2017
Additions

Transferred from group undertaking at cost .

At 31 Decehber 2017

Depreciation

At 1 January 2017

Charge for the year

Transferred from group undertaking at cost

At 31 December 2017

Net book value

At 31 December 2017

At 31 December 2016

Motor Computer Office
vehicles software equipment Total
£ £ £ £
14,383 - 65,200 79,583
11,282 16,750 164,015 192,047
- 25,665 16,750 229,215 271,630
3,720 5,580 69,700 79,000
1,880 - 3,312 66,876 72,068
5,600 8,892 "136,576 151,068
20,065 7,858 92,639 120,562
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Spitfire Bespoke Homes Limited

Notes to the financial statements
For the year ended 31 December 2017

12.

13.

Fixed asset investments

Cost or valuation

At 1 January 2017

Additions

Transferred from group undertaking at cost

At 31 December 2017

Net book value

At 31 December 2017

At 31 December 2016

Subsidiary undertakings

The following were subsidiary undertakings of the Company:

Class of
Name shares Holding Principal activity
Spitfire Properties (Newhall) Limited  Ordinary 100% Property development
Spitfire Properties 2 Limited Ordinary 100% Dormant

—~

Investments
in subsidiary
companies

£

125
100

225

225

The registered office of both subsidiaries is |.M. House, South Drive, Coleshill, Birmingham, B46 1DF,

United Kingdom.

Stocks

Work in progress

21

2017
£

86,959,112
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Spitfire Bespoke Homes Limited

Notes to the financial statements
For the year ended 31 December 2017

14.

15.

16.

Debtors

Trade debtors

Amounts owed by group undertakings
Other debtors

Prepayments and accrued income
Deferred taxation

2017 2016

£ £
4,827,299 -

- 58,411,108
2,286,903 -
766,219 -
15,976 -

7,896,397

Except for the deferred tax asset amounting to £15,976 (2016: £Nil), all amounts shown

fall due for payment within one year.

Creditors: Amounts falling due within one year
Trade creditors

Amounts owed to group undertakings

Corporation tax

Other creditors
Accruals and deferred income

Creditors: Amounts falling due after more than one year

Bank loans (secured)
Loan from group undertaking

22

58,411,108

under debtors

36,440,543

2017 2016

£ £
3,068,109 -

50,406,544 58,411,399

. 117,518
1,463,032 -
950,117 -

55,887,802 58,528,917

2017 2016

£ £
16,440,543 -
20,000,000 -



Spitfire Bespoke Homes Limited

Notes to the financial statements
For the year ended 31 December 2017

17.

18.

Loans

Analysis of the maturity of loans is given below:

Amounts falling due 1-2 years

Loans from group undertaking
Amounts falling due 2-5 years

Bank loans

2017 2016

20,000,000 -

16,440,543 -

36,440,543 .

The bank loan is secured by way of a fixed charge over certain residential development sites, with a
carrying value of £25,645,308 held in 'Work in progress' at year-end. Interest is charged at LIBOR
+2.25%. Repayment is due in full on the maturity date of the loan, or where a property is sold on the site
funded by the loan, by a repayment of a portion of the loan relating to the sales price of the related

property.

Deferred taxation

Charged to profit or loss

At end of year

The deferred tax asset is made up as follows:

Accelerated capital allowances

23

2017

15,976

15,976

2017 2016

15,976 -
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19.

20.

21.

Share capital

2017 2016
£ £
Allotted, called up and fully paid
75,000 Ordinary A shares of £0.01 each 750 -
12,500 Ordinary B shares of £0.01 each 125 -
1 Ordinary share of £1 - - - 1

875 1

During the year, the Company re-designated 1 Ordinary share of £1 to 100 Ordinary A shares of £0.01
each.

During the year, the Company issued 74,900 Ordinary A shares of £0.01 each at par.
During the year, the Company issued 12,500 Ordinary B shares of £0.01 each at par.
The voting rights of the Ordinary A shares and Ordinary B shares rank pari passu.

Profits shall be allocated to the holders of the Ordinary A shares and Ordinary B shares in order of priority
as set out the Articles of Association.

On the occurrence of an Exit the surplus assets shall be distributed to the holders of the Ordinary A
shares and Ordinary B shares in order of priority as set out the Articles of Association.

Reserves
Share capital represents the nominal value of shares in issue.
The merger reserve was created as follows:

On 1 January 2017 the Company acquired the net liabilities amounting to £400,015 and trade of Spitfire
Properties LLP as a result of a group reconstruction involving entities with common controlling
shareholders. The consideration was £1. As the transaction is not an acquisition it would not be
appropriate to account any goodwill or fair value adjustments to the net assets acquired. Accordingly the
net assets have been recognised at book value prior to transfer and the difference between the
consideration paid and the book value of the assets acquired has been recognised as a merger reserve.

The profit and loss account is the cumulative comprehensive income less items recognised in other equity
reserves. .

Contingent liabilities

During 2016 Spitfire Properties LLP sold land at Holt Lane, Bradford on Avon to a major national

housebuilder and an adjacent piece of land to a local engineering firm. The housebuilder has an obligation

as part of the sale contract to provide an access road across its land to the engineering firm at its own

cost. Should the housebuilder fail in this obligation, the engineering firm have the right to step in and -
construct the access at a cost to Spitfire Properties LLP of up to a maximum of £300,000. The obligation

was novated from Spitfire Properties LLP to Spitfire Bespoke Homes Limited on 1 January 2017 as part of

the transfer of trade and assets. This sum of money is being held by legal representatives on behalf of the

engineering firm, and is included in other debtors in the Balance sheet at 31 December 2017.
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22,

23.

Commitments under operating leases -

At 31 December 2017 the Company had future minimum lease payments under non-cancellable
operating leases as follows:

2017 2016
£ £
Land and buildings
Not later than 1 year 120,036 -
Later than 1 year and not later thah 5 years 39,793 -
Later than 5 years - -

159,829 -

Related party disclosures

On 1 January 2017, the Company purchased the net assets and business of Spitfire Properties LLP for
consideration of £1.

During the year the Company loaned funds of £Nil (2016 - £9,150,000) to Spitfire Properties LLP (the
“LLP") in order to finance the acquisition and development of properties as well as providing working
capital. Notional interest was charged on this loan at rates of 3.75% and 20% in 2016 resulting in an
interest charge for that year of £6,705,147, this was the Company's profit allocation as per the members'
agreement. A management fee was also charged by the Company of £203,240 in 2016 for management
and finance services. At the year end the amount owed to the Company was £Nil (2016 - £57,620,689).

During the year the Company borrowed funds from IM Properties plc in order to finance the acquisition
and development of properties as well as provide working capital. Notional interest was charged on the
financing element of this loan at a rate of 3.75% resulting in an interest charge of £1,068,039 for the year.
The working capital element is repayable on demand and is interest free. At the end of the year the
amount owed by the Company was £47,437,101.

During the year the Company borrowed funds from IM Group Limited in order to finance the acquisition
and development of properties. Interest was charged on this loan at a rate of 3.75% resulting in an
interest charge of £750,000 for the year. At the end of the year the amount owed by the Company was
£20,252,471.

The Company acts as banker to its subsidiary undertaking, Spitfire Properties (Newhall) Limited. At the
end of the year the amount owed by the Company was £2,716,972.

During the year the Company sold a property at one of its residential developments to a member of key
management and a director, for £651,000.

D Jervis is a director of both Spitfire Bespoke Homes Limited and Spitfire Property Group Limited. During

the year, Spitfire Property Group Limited received £210,000 plus VAT for consultancy services relating to
a property held by I.M. Properties plc.
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Ultimate parent company and parent undertaking of larger group

The Company is a subsidiary of .M. Group Limited which is the ultimate parent company incorporated in
England and Wales.

The largest group in which the results of the Company are consolidated is that headed by I.M. Group
Limited, incorporated in England and Wales. The smallest group in which they are consolidated is that
headed by I.M. Properties Plc, incorporated in England and Wales. The consolidated financial statements
are available to the public and may be obtained from Companies Registration Office, Companies House,
Crown Way, Maindy, Cardiff, CF14 3UZ.
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