
The Ethical Property Company PLC
The Old Music Hall
106-108 Cowley Road
Oxford OX4 1JE 

+44 (0)1865 207 810   
info@ethicalproperty.co.uk
www.ethicalproperty.co.uk  
Company Registration No. 02961327

Ethical 
Property
Annual  
Report

2024/25



Designed by Bounce
Edited by Jane Garton
Printed by Fine Print

Unless otherwise stated, the content of this publication belongs to The Ethical Property PLC ©

Ethical Property  /  Annual Report 2024-2025 Ethical Property  /  Annual Report 2024-2025

Sign up for digital communications, including investor  
updates at:

www.ethicalproperty.co.uk/investment/stay-involved



Ethical Property  /  Annual Report 2024-2025

Contents
Welcome ............................................................................................ 4

Year in Review.....................................................................................6

Environmental Performance............................................................. 12

Social Impact .................................................................................... 14

Board of Directors ........................................................................... 20

Our Community ................................................................................. 16

Annual Report and Financial Statements ......................................... 21



Ethical Property  /  Annual Report 2024-2025

Welcome to our Annual Report 2024-25, 
which provides an overview of our 
performance and impact. 

The priorities for the year have been  
to return to profitability, reduce debt, 
expand our impact and improve  
investor performance. 

Over the past 12 months we have increased 
operating proťts Åy 36ɦ. �e haŒe also 
sold two properties, which has enabled us 
to reduce our debt by just over £5m and 
we continue to work on further disposals. 
However, we still face a number of 
challenges. >igh interest and inŦation rates 
haŒe had an effect on us and on our tenants. 
As a result, we have seen an increase in 
operating costs and a drop in occupancy 
as tenants struggle to respond to higher 
prices alongside a reduction in aid Åudgets. 
Through careful cost control, we have 
mitigated the impact of this on our gross 
proťts. >oweŒerș we still haŒe more work to 
do to improŒe inŒestor performance.

Despite limited resources, we have 
continued to make progress on our impact 
and on the tenant offerș with 92ɦ of tenants 
stating we provide good value for money – 
3ɦ increase from the preŒious year. �e are 
proud that 97ɦ of our tenantsȸ state they 
would recommend us to other organisations. 

Please read on to learn more about our 
performance and impact last year.

Finally, as many of you may know, I have 
taken the decision to step down as 
Tanaging #irector. A will continue to support 
Ethical Property in a new capacity, and I 
am conťdent that the team will carry the 
mission forward with dedication, enthusiasm 
and commitment.

Conrad Peberdy
Managing Director

Welcome
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As we look to the future, our primary 
objective is to return Ethical Property 
to a stronger position of financial 
sustainability. This will be achieved not 
only through the strategic disposal of 
selected assets to reduce our debt, but 
also by further developing our business 
and growing our impact. 

Recognising demands we face in a 
challenging operating environment; we 
are taking the opportunity to increase the 
capacity and skill set of our management 
team. �e will do this through deŒeloping the 
talent and resources we already haŒe. }his 
will sustain our proven resilience whilst we 
improŒe the way we operate. �e will attract 
new purpose-led organisations, develop new 
partnershipsș and encourage innoŒation.  

}hroughout this processș we remain ťrmly 
committed to our founding values, ensuring 
that our social and environmental impact 
continues to Ŧourishș and positiŒely engage 
and inŦuence others along the way. 

Our latest Impact Report available via our 
website outlines the progress we have 
made and highlights some of the positive 
outcomes we have delivered over the past 
year. At also showcases the inspiring work of 
several of our tenants, whose contributions 
exemplify the kind of impact Ethical Property 
eŘists to support.

It is this ongoing commitment to purpose-
driven work that makes Ethical Property such 
a vital organisation, and I am proud to play 
a role in supporting its continued success, 
deliŒering meaningful impact.

Jonathan Davies
Managing Director (Interim)

I am honoured to have been invited by the 
Board to assume the role of Interim Managing 
Director, and it is a privilege to continue the 
excellent work led by Conrad during his tenure.
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Year in 
Review
As we reflect on the past year, it is evident that while we continue to 
face significant challenges that strain our resources, our resilience 
remains unwavering. The dedication and commitment demonstrated by 
our teams, tenants and partners have enabled us to achieve remarkable 
growth in impact across all centres. Through collaborative efforts, 
innovation and a focus on our shared values, we continue to provide vital 
support to our tenants and visitors to our centres.

Celebrating ten years of The Foundry
This year we celebrated the 10th anniversary 
of The Foundry, a true embodiment of 
collaÅoration and impact. 'staÅlished 
through a partnership-driven initiative, The 
Foundry represents a unique structural 
and operational synergy that brings people 
and purpose together under one roof. ZŒer 
the past decade, more than 900 individual 
organisations haŒe used }he 9oundryȸs 
facilities. }he fact that many of them return 
repeatedly is a testament to the value and 
importance of the space. }he 9oundry 
stands not only as a building but as a beacon 
of positive change, offering organisations a 
supportive and empowering environment  
in which to thriŒe.

Revitalising Green Park Station in Bath
In Bath, our local team – ably supported by 
colleagues at head oŨce ȯ made incrediÅle 
strides in overcoming considerable 
bureaucratic and logistical challenges to 
restore Green Park Station to its former 
status as a ŒiÅrant social space. }he proþectș 
often compared by staff to the biblical 
tale of David and Goliath, has been a story 
of perseverance, team spirit and deep 
commitment to regeneration following the 
seŒere damage Åy ťre a few years ago.

Thanks to these efforts, all public areas of 
the centre haŒe now Åeen fully restored. 
Green Park Station has regained its role as 
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a thriving community hub, hosting a wide 
variety of events and weekly markets, and 
supporting a diŒerse miŘ of local retailers. 
The transformation demonstrates what is 
possible with effective teamwork and a belief 
in the Œalue of community-focused spaces.

Enhancing support across our centres
The energy and enthusiasm demonstrated 
in Green Park Station and The Foundry 
is mirrored across all our centres. }his 
year, we have worked hard to ensure our 
spaces continue to offer a fully supportive 
enŒironment for tenants and centre users. 
Our teams are committed to maintaining 
welcoming, functional and inspiring 
enŒironments that adapt to eŒolŒing needs.

In response to changing working patterns 
and increasing technological demands, 
we have continued to prioritise the 
enhancement of our A} infrastructure. 
�ith most tenants now operating hyÅrid 
working models, reliable and robust digital 
connectivity has become not just an added 
Åeneťt Åut a must-haŒe. }o address thisș 
we have rolled out improved connectivity 
solutions across the portfolio, including 
the continued rollout of digital systems, 
enaÅling Åetter communication. �longside 
this we have enhanced our broadband offer, 
ensuring we meet the demand for greater 
Åandwidth in our centres.

Listening and responding:  
staff and tenant feedback
�e are once again humÅled Åy the strong 
and positive response to both our annual 
staff and tenant surŒeys. At is incrediÅly 
encouraging to see so many of our colleagues 
align with our organisational values and 
express their enjoyment at working in an 
'thical qroperty centre. 

�e are heartened that our tenants continue 
to see us as offering value for money, with 
many indicating that they would recommend 
our serŒices to others. An Œiew of this we 
have now launched a referral scheme to 
encourage tenants to put forward prospective 
tenants. 9urther details of the surŒey results 
can be found in our comprehensive Impact 
Report, which provides insight into the 
tangiÅle effects of our work.

We’re committed to 
maintaining welcoming, 
functional and inspiring 

environments that adapt  
to evolving needs.
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Responding to economic  
pressures with flexibility
�e are acutely aware of the economic 
pressures facing many of our tenants, 
particularly in light of recent reductions 
in funding, such as those caused by the 
dismantling of �w�A#. An responseș we 
haŒe adopted a ŦeŘiÅle approach to space 
proŒision. Recognising that needs can 
change rapidly, we have facilitated internal 
moves to smaller spaces within the same 
centres where necessary. }his adaptaÅility 
has provided critical support to tenants 
eŘperiencing ťnancial strainș allowing them 
to remain within our community  
while managing their costs.

To further support this approach, we have 
explored innovative ways of subdividing 
larger spaces to accommodate requests 
to downsiše. �y implementing low-costș 
temporary solutions, we have been able 
to adjust our offerings quickly and cost-
effectively, ensuring our centres remain 
responsiŒe to eŒolŒing tenant needs.

Reinvigorating knowledge sharing:  
the return of Ex(change)rs
The reintroduction of our online  
Ex(change)rs series has been met with 
enthusiasm and growing participation. 
These webinars bring together tenants, 
staff and investors to engage in dynamic 
discussions on a wide range of topics of 
shared interest. 9ocusing on themes of 
positive change, community engagement 
and the power of collaboration, the series 
has once again become an essential platform 
for ideas eŘchange and collectiŒe growth.

Internally, our HR team has launched a series 
of lunchtime webinars to further connect 
our geographically dispersed staff. }hese 
sessions provide opportunities for skills 
development, peer learning and social 
interaction. An an organisation where we 
are spread across different regions, such 
initiatives play a crucial and welcome role 
in fostering a sense of belonging and  
shared purpose.
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HR department support and  
wellbeing initiatives
Over the past year, our HR department has 
focused on enhancing support for teams 
across the UK, with a particular emphasis 
on employee wellÅeing. � key deŒelopment 
has been the review and improvement of 
our Employee Assistance Programme (EAP), 
which ensures that staff have timely access 
to a wide range of support services including 
ťnancial guidanceș counselling and Œarious 
other facilities. }he '�q complements 
our in-house support efforts, forming a 
comprehensive programme that responds  
to the diŒerse needs of our workforce.

The HR team has also introduced a  
number of internal initiatives designed to 
foster connection, communication and 
long-term wellÅeing. }hese include a series 
of webinars aimed at bringing staff together 
across locations, promoting engagement 
and knowledge sharing. Communications 
have strategically focused on topics such as 
mental and emotional health, pensions, and 
planning for the future.

This holistic approach aligns with our 
organisational values and helps us build 
strongerș more resilient teams. �y focusing 
on the health and wellbeing of our people, we 
are not only improving individual outcomes 
but also strengthening our collective ability 
to serve tenants and collaborate effectively 
with partners. }he Åeneťts of these 
initiatives are wide-reaching, fostering a 
supportive culture and ensuring our teams 
are well-eĪuipped to meet future challenges.

Overall, these efforts underscore our 
commitment to supporting staff wellbeing 
and reŦect the Œital role >R plays in shaping 
a positiŒe and productiŒe workplace.

Looking ahead 
As we move forward, we are committed 
to building on the successes and 
lessons of this year. �e understand 
that the world in which we operate 
is constantly changing – politically, 
economically and socially – and we 
must continue to adapt to meet these 
eŒolŒing needs. An these uncertain 
times, the importance and relevance of 
'thical qroperty has neŒer Åeen clearer. 
�e remain dedicated to creating 
spaces that support the vital work of 
impact-driven organisations, while 
upholding the Œalues that deťne us.

Our focus in the coming year will 
include further investment in digital 
infrastructure, exploring new 
sustainable initiatives across our 
buildings, and enhancing tenant 
engagement through both formal 
consultation and informal dialogue. 
�e will also continue to adŒocate 
for ŦeŘiÅleș affordaÅle and impact-
oriented workspaces that enable 
organisations to succeed and grow.

We understand that the 
world in which we operate is 
constantly changing and we 

must continue to adapt to 
meet these evolving needs.
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Our Regions
North and Midlands
�e saw seŒeral changes in personnel this 
year and welcomed new managers to Green 
Fish in Manchester and Thorn House in 
'dinÅurgh. �uilding improŒements included 
a major overhaul of the stonework at Thorn 
>ouseș while wcotia �orks in wheŨeld 
Åeneťtted from roof repairs and a new 
access and safety system to improve routine 
maintenance.Ɂ�ll the centres now proŒide 
ȷdignity ÅoŘesȸ in the toilet facilitiesț this is 
particularly important at Green Fish and 
wcotia �orksș which hold regular sessions 
for young people. }enants at }horn >ouse 
enjoyed weekly lunchtime walks up
Carlton Hill, a local landmark with 
spectacular views over Edinburgh and the 
9irth of 9orth. wcotia �orks launched 
ȷOunch and Oearnȸș where tenants connect 
and share eŘperiences oŒer lunch. }here 
were Christmas gatherings in all the centres, 
and a summer social at The Old Music Hall 
in ZŘford.

South West and Wales
After years of recovery following the 2020 
works and the ťre in 2023ș :reen qark 
Station in Bath is now fully operational, with 
full-time markets and events back in the 
sĪuare. }his marks a maþor milestone for 
staff and tenants, symbolising resilience and 
renewal. wt qauls Oearning Centreș another 
hub of creativity and community, hosted 
numerous events from December to March 
as part of the City Centre and High Streets 
Culture and 'Œents qrogramme. >ighlights 
included the �ig Community Tealș ťlm 
screenings and creatiŒe workshops. }he 
Garden Project continues to thrive, now 
offering free accredited horticulture courses 
in partnership with Community Oearning. 

A Big Green and Healthy Careers Fair, 
organised Åy ��'ș proŒided career support 

through employer stands and CV workshops, 
as part of the centreȸs Åroader focus on 
improŒing access to work. }here has Åeen 
a noticeable increase in synergy between 
tenants and space hirers. Loint proþects 
like the garden group and Takershedȸs Åird 
boxes and benches, as well as exhibitions 
combining printmaking and poetry, are 
helping people engage with multiple  
serŒices in one place.

Brunswick Court helped fund a new garden 
group for tenants Bristol Drugs Project and 
#eŒeloping >ealth and Andependence. �t 
wtreamlineș we installed a deťÅrillator with 
help from the British Heart Foundation – it 
has already Åeen used once. �oth wtreamline 
and �runswick Court supported whelterȸs 
Christmas Campaign with donations of 
warm clothes and gifts. �t >astings >ouse 
in Cardiffș a maþor ground Ŧoor reťt created 
new communal space which has been 
warmly receiŒed and well used Åy tenants.

South East
There have been a range of upgrades and 
changes to meet tenantsȸ need. �t the 
Brighton Eco Centre, improvements to the 
internal courtyard have provided a relaxing 
outdoor space, while at Brighton Junction we 
repurposed the former servery and reception 
areas as an additional meeting room. }hrough 
the year, centre teams focused on delivering 
a range of synergy events to add value to 

“There has been a noticeable  
increase in synergy between tenants 
and space hirers, with joint projects 
helping people engage with multiple 

services in one place.”
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the tenant offer. �t }he :reen >ouseș we 
collaborated with a local Thai Boxing Academy 
to offer an introduction to the high-energy 
sportș and now plan to run this regularly. 
Tenants continued to enjoy coming together at 
the gardening group led by Urban Organic on 
the roof terrace. �t }he 9oundryș tenants took 
part in various sessions focused on wellbeing, 
including a ȷToŒemeantȸ workshop to improŒe 
posture and mood, and a Reiki class to help 
increase energy and reduce stress.

In October, The Foundry team and The 
Foundry Community Group hosted a 
community gathering, welcoming 84 
tenants, local community members and 
organisations including Oca Community 
Kitchen, Vauxhall Community Centre, 
International Students House and the 
Oondon OiŒing �age 9oundation. At was a 
great opportunity for tenants to showcase 
their work, engage with the local community 
and establish connections for potential 
future collaÅorations. 9or the eighth year 
running, The Foundry partnered with 
>ands Zn Oondon for the ȷ�rap �p Oondonȸ 
initiatiŒe. }hanks to the generosity of our 
community, we collected 118 winter coats for 
people who struggle to stay warm in winter. 
�rap �p Oondon has Åecome one of the 
largest volunteering events in the capital 
and shows just what can be achieved when 
people come together to help those in need.

“Through the year, centre 
teams focused on delivering 

a range of synergy events  
to add value to the  

tenant offer.”

Thorn 
House

St Pauls 
Learning 
Centre

Hastings 
House

Brighton 
Eco Centre
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To promote transparency and 
accountability, we once again 
partnered with Environmental 
Monitoring Solutions (EMS) for 
an independent environmental 
audit covering April 2024 to March 
2025. The EMS team conducted 
on-site assessments at three 
of our centres, identifying 
both successes and areas for 
improvement. The detailed 
findings can be found in our 
Impact Report.

Despite limitations in resources that 
affected the pace of progress toward  
our Net Zero goals, we continued to 
implement impactful measures. �e sourced 
renewable energy for centres where we 
control the energy supply, promoted water 
conservation, and actively encouraged users 
to minimise waste. }hese efforts reŦect 
our ongoing commitment to responsible 
enŒironmental practices.

�e haŒe also seen tenants show an 
increased interest in our environmental 
performance, particularly to assist with their 
own sustainaÅility reporting. �y sharing 
detailed impact reports with each centre, we 
support our tenants to meet their goals and 
foster a culture of shared responsiÅility.

In centres with access to open spaces, the 
last year has seen an increase in staff and 
tenants getting involved outdoors – from 
making their spaces more bee-friendly to 
planting sustainable fruit and vegetables –  
Åeneťtting the enŒironment and supporting 
personal wellÅeing and social connections.

Looking ahead, we plan to strengthen 
our focus on environmental education by 
introducing structured training programmes 
and awareness sessions. }his initiatiŒe will 
deepen knowledge, reinforce best practices 
and support our continued journey toward 
Net ¢ero.

Our impact:

Environmental 
Performance
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We sourced renewable energy for centres 
where we control the energy supply, 
promoted water conservation, and actively 
encouraged users to minimise waste.
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This year has been one of 
connection, collaboration and 
community. Across our centres, 
social impact continues to shape 
our culture – driven by the 
passion of our staff and the 
shared values of our tenants. 
From small acts of kindness to 
coordinated campaigns, every 
action helps to build stronger, 
more inclusive communities.

Zne of the yearȸs highlights was the return of 
Ex(change)rs, our virtual event series which 
originally launched during the pandemic 
as a space to share ideas, knowledge 
and inspiration. �hat Åegan as a lifeline 
for connection has evolved into a vibrant 
platform for dialogue and learning.

}his yearȸs 'Ř(change)rs sessions eŘplored 
powerful themes – from the positive ripple 
effects of volunteering for just a few hours a 
week to using everyday skills for grassroots 
change. � particularly moŒing session 
featured Future Men, long-standing tenant 
at The Foundry, who support boys and young 
men navigating social pressures, toxic 
masculinity and fatherhood. }heir work 
eŘempliťes the kind of impact we striŒe 
to amplify.

Behind the scenes, our dedicated staff 
continue to be the driving force of social 
impact across our centres. }o Åetter capture 
and celebrate their everyday efforts, we 
introduced a new ȷimpact registerȸ ȯ and were 
Ålown away Åy the response. 9rom proŒiding 
dignity boxes and supporting donation 
drives to hosting local events, these staff-
led initiatives have become a cornerstone of 
how we operate.

}ogetherș these moments reŦect a year of 
meaningful action – one where social impact 
isnȸt þust something we talk aÅoutș Åut 
something we liŒe eŒery day.

Our impact:

Social Impact

Impact Report 
For a full overview of our 
environmental performance and  
our social impact, please read our 
Impact Report here:

https://www.ethicalproperty.co.uk/
investment/our-performance
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Social impact isn’t just 
something we talk about,  
but something we live  
every day.
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Our Community
We are proud to host a huge range of changemakers who are working to 
make a difference in their local communities and far beyond. We asked 
three tenants to tell us more about their organisation, and why working  
at an Ethical Property centre is a good fit.
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Evaluation Support Scotland
Thorn House, Edinburgh 

At Evaluation Support Scotland (ESS) we work with third sector 
organisations and funders so that they can measure and explain their 
impact. An increased emphasis on evidence-based policymaking and 
outcome-based funding means evaluation is more important than ever. If 
‘what works’ or ‘why’ isn’t clear, it’s extremely difficult for organisations to 
deliver the best services for those who need them.

In the current climate of increased demand 
and reduced fundingș itȸs more critical than 
ever for organisations to demonstrate their 
impact and use eŒaluation to ensure theyȸre 
meeting usersȸ needs. 'ww offers training 
and workshops, tailored support and a 
catalogue of free resources – including 
support guides, method sheets, webinars 
and case studies. �e recently issued a 
surŒey called the ȷ�ig Oistenȸ to identify how 
we can respond positively to the challenges 
facing the third sector. }he results will 
inform both how we evolve, and the range of 
serŒices we will offer.

�eȸŒe Åeen Åased at }horn >ouse in 
'dinÅurgh for 18 years. �orking from 
an Ethical Property centre allows us to 
be among other social impact driven 
organisations. }his Årings opportunities 
to learn aÅout each otherȸs work and 
collaÅorate ȯ recently weȸŒe worked with 
fellow tenants Culture and Business 
Scotland, and Friends of the Earth 
wcotland. Atȸs important to us that the 
property company we use, and are therefore 
associated with, holds ethically and 
ecologically minded Œalues.

www.evaluationsupportscotland.org.uk

“In the current climate of 
increased demand and reduced 

funding, it’s more critical than ever 
for organisations to demonstrate 

their impact.”
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Bristol Women’s Voice
St Pauls Learning Centre, Bristol

Bristol Women’s Voice is a voice and influence charity that aims to 
make equity a reality for women living, working and studying in Bristol. 
We do this by campaigning on issues women tell us are standing in the 
way of women’s equity and choice; running social actions to bring women 
together and grow a collective voice; and celebrating the achievements 
of women in Bristol. 

Funding is always a challenge in the charity 
sector ȯ eŒen more so in the womenȸs and 
girlsȸ sectorș which only receiŒes 1.8ɦ of 
aŒailaÅle charities grants in the �N. �ith þust 
seŒen part-time staffș we canȸt always take 
on all the proþects and campaigns weȸd like 
to. �s a memÅersȸ organisationș we often 
have to manage competing ideas on the 
direction the charity should take. 

�e plan to continue to grow the collectiŒe 
voice of women in Bristol, supporting 
them to advocate for themselves and have 
access to the most appropriate support 
and networks. �eȸre also deŒeloping 
our intergenerational and intercultural 
programmes, bringing together women of all 
ages and Åackgrounds. 

�eȸre in contact with many of the other 
tenants at St Pauls, including Marmalade 
}rustș OoŒe�ellș �N}ș �'CAO and Tisťts 
Theatre Company, who we work with 
sporadically throughout the year and in 
particular for our Anternational �omenȸs #ay 
celeÅrations in Tarch. 

9or usș itȸs important to Åe somewhere close 
to the city centre and meet the women 
where they are. �e also need a space with 
easy access to meeting rooms, as we hold a 
lot of eŒents throughout the year. 

www.bristolwomensvoice.org.uk

“We work with many of the 
other tenants at St Pauls 

throughout the year, in 
particular for our International 

Women’s Day celebrations.”



The Green House, London

Detention Action works to 
improve the welfare of people in 
immigration detention centres and 
campaign alongside them to keep 
detention on media and political 
agendas. We provide frontline 
support to people in immigration 
detention, and campaign against 
injustice in detention, deportation 
and asylum systems in the UK. 

As a dedicated team of just 14, one of our 
biggest challenges is having the capacity to 
tackle all the urgent issues we face, as the 
need continues to grow. ZŒer the past year 
weȸŒe supported more than 400 people in 
immigration detention, helped prevent some 
of the preŒious goŒernmentȸs most egregious 
immigration policies, and strengthened the 
campaign to end indeťnite detention. 

Over the next several years, we plan to 
continue providing lifesaving support to 
people in immigration detention while 
pushing for systemic reforms. �e will focus 
on delivering the best possible support, 
strengthening partnerships and amplifying 
the Œoices of those directly affected. Zur 
primary advocacy aim is to see an end to 
indeťnite detention and a strict time limit 
placed on detention. 

By combining frontline assistance with 
strategic advocacy, we aim to create lasting, 
just change in the immigration system and 
challenge the policies that harm people. 
Our commitment is to build a fairer, more 
humane approach to immigration detention.

�orking at an 'thical qroperty centre 
creates a strong sense of community that 
encourages collaboration and mutual 
support, and aligns with our commitment 
to þustice and eĪuity. At helps strengthen 
our organisational culture, and reinforces 
our accountability to ethical principles in 
eŒerything we do.

“Our commitment is to build a 
fairer, more humane approach to 

immigration detention.”
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Board of Directors

Mark Hannam, Chair
Appointed as Chair,  
4 April 2022.
Mark is interim Chair of the 
Portfolio and Investment 
Committee and is a member 
of both the Governance 
& HR and Audit & Risk 
Committees. 

Juliet Can
Appointed 21 March 2019; 
reappointed 30 March 2022.
Juliet is a member of 
the Portfolio Investment 
Committee.

Arti Bareja
Appointed 3 March 2025.
Standing for election 
weptemÅer 2025 �:T.

Anne-Marie O’Hara
Appointed 21 March 2021; 
reappointed 30 March 2022. 
Anne-Marie is Chair  
of the Governance and  
>R Committee.

Abena Fairweather
Appointed 7 May 2024.
Abena is a member of 
the Portfolio Investment 
Committee.

Conrad Peberdy
Stepped down from the 
Board on 1 July 2025.

Monica Middleton
Stepped down from the Board 
on 31 December 2024.

Jennifer Ekelund
Appointed  
9 November 2023.
Jennifer is Chair of the Audit 
and Risk Committee
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Strategic Report for the year 
ended 31 March 2025

The Directors present their strategic report  
for the year ended 31 March 2025.

Business review
'thical qropertyȸs strategy to improŒe 
ťnancial performance and reduce deÅt is 
making steady progress, building on last 
yearȸs efforts. �e haŒe achieŒed a 36ɦ 
growth in operating proťt compared to 
a 12-month average of the last reporting 
period (which coŒered 18 months). }his is due 
to growth in turnover, tight cost control and 
a reduction in interest payable due to a lower 
loan Åalance and reducing interest rates.

During the year we sold two buildings, 
Brick Yard in London and Green Fish in 
Tanchester. �e leased Åoth these Åuildings 
back from the new owners and continue to 
operate the space. }he proceeds of the sales 
were used to reduce the loan Åy Ɉ5ș041k. 
�e are working to reduce the loan further 
through additional disposals.

�e haŒe a good relationship with Oloyds 
�ankș our lenders. Anterest payments haŒe 
been met as they fall due and the bank loan 
has Åeen eŘtended to 31 �ugust 2025. �e 
continue to work with Lloyds Bank on a 
lending agreement Åeyond this date. 

Variable interest rates have reduced over 
the yearș from 5.24ɦ to 4.49ɦ. }his has 
reduced the cost of deÅt ťnancing and 
supported modest improvements in the 
Œalue of commercial property. >oweŒerș 
other macroeconomic factors are impacting 
us and our tenants. AnŦation is increasing 
more slowly but the Consumer Price 
AndeŘ (CqA) in �pril 2025 was 3.5ɦș which 
make it challenging for tenants with ťŘed 
incomes and grant funding. At also makes 
it challenging for us to manage costs, 
especially as building and maintenance costs 
haŒe Åeen inŦated at a higher rate than CqA. 
Some tenants have been impacted by the 
dismantling of USAID, which has resulted 
in them downsizing or moving out of our 
Åuildings. �dditionallyș the increase to 
employersȸ National Ansurance contriÅutions 
has increased costs for tenants. }his has 
negatively impacted occupancy in our 
Åuildings.

The Board, management and staff team 
remain strongly focused on improving 
proťtaÅility and reducing the loan Åalance 
to ensure that the company is ťnancially 
sustainaÅle. }his has resulted in a proťt 
of Ɉ1ș039k for the reporting year and a 5ɦ 
growth in the Åalance sheet.
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Key Performance Indicators
The KPIs most relevant to our business are 
net lettable area in square feet, occupancy 
(ɦ of maŘimum income)ș gross proťt (proťt 
generated by the core business) and return 
on Åook cost (proťt generated Åy the 
Åuildings as a percentage of their cost).

2024/25 2023/24

Net lettable area 
(ȸ000 sĪuare feet)

171 172

Occupancy (average 
oŒer ťnancial period)

78ɦ 83ɦ

:ross proťt (Ɉȸ000) 
(12-month average)

2,802 2,820

Return on book cost 
(12-month average)

4.1ɦ 4.3ɦ

Our net lettable area has reduced slightly 
due to the sale of Stowe Centre in Bristol 
in #ecemÅer 2022. �lthough we sold two 
Åuildings during the most recent ťnancial 
year, we now lease both buildings and 
continue to let this space.

�Œerage occupancy has reduced Åy 5ɦ 
due to the reduction in demand for larger 
units. }he cities with the largest reduction 
in demand are Oondonș �ristol and Cardiff. 
�e are reŒiewing the Åest ways to increase 
demand and improve marketing to generate 
more enĪuiriesș Œiewings and occupancy. 

}he gross proťt for the year was Ɉ2ș802kș 
a reduction of Ɉ18k (1ɦ) from the 12-month 
eĪuiŒalent last year. Oower occupancy oŒer 
the year has reduced income. �e aim to 
reduce cost of sales in line with occupancy, 
Åut some of these costs are ťŘed and not 
impacted Åy lower occupancy.

The return on book cost has reduced from 
4.3ɦ to 4.1ɦ due to the lower gross proťt. 
The calculation excludes properties that 
we lease; these properties made a material 
contribution to this KPI, so their removal 
also has a negatiŒe impact. }he prior year 
calculation is based on a 12-month average 
so it is comparaÅle.

Results and dividends
}he proťt for the year was Ɉ1ș039k (2023ȥ24 
18 monthsȚ Ɉ15ș994k loss). }he operating 
proťt for the year was Ɉ1ș164k (2023ȥ24 18 
monthsȚ Ɉ1ș281k). �hen comparing with prior 
year performance, the 12-month average has 
Åeen used for 2023ȥ24.

}urnoŒer increased Åy Ɉ420k (7ɦ) when 
compared to the 12-month average for the 
last reporting period. }his is due to Åetter 
recovery of costs and additional income 
streams. Cost of sales increased Åy 13ɦ due 
to the higher cost of cleaning and security 
in the buildings, while some buildings also 
required higher spend on maintenance for 
health and safety reasons. }hese costs were 
passed on to tenants as appropriate.

Administrative expenses decreased by 
Ɉ205k (10ɦ) compared to the 12-month 
aŒerage for 2023ȥ24. }his is due to saŒings 
from improved IT systems, reduced spend on 
marketing and tight cost control throughout 
the Åusiness. 

Other operating income includes dividends 
received from the Social Justice and Human 
Rights Centre, income from consultancy, and 
a successful claim to recover lost income 
from our operations impacted Åy the ťre in 
�ath. :reen qark wtation is now fully open 
and making a good recoŒery.

The Social Justice and Human Rights Centre 
balance sheet has grown through improved 
proťts and an increase in the Œalue of 
the Åuilding. �s a resultș the Œalue of our 
inŒestments increased Åy Ɉ504k.
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Interest payable for the year was £1,752k 
(2023ȥ24 18 monthsȚ Ɉ2ș888k). }he 12-month 
equivalent for last year is £1,925k; this 
reduction in interest payable is due to a 
reduced loan balance and lower interest 
rates. }he interest payaÅle on the lending is 
based on the three-month SONIA rate plus 
2.4ɦ. 

The value of the properties increased by 
£1,145k due to lower interest rates and 
improŒed cost recoŒery in the Åuildings. }he 
cities with the highest growth are Bristol 
and ZŘford. }he Œaluations were assessed 
by Allsop LLP and produced for the balance 
sheet dated 31 Tarch 2025. �here property 
has been marketed, the valuations have been 
adþusted to reŦect offers receiŒed.

No dividends were paid during the reporting 
period (2024Ț nil).

Movements relating to revaluation of 
investment properties and investments do 
not impact cash Ŧows.

Balance sheet
Net assets increased Åy Ɉ1ș038mș owing to 
improŒed proťtaÅility and the reŒaluation of 
the property portfolio. Net asset Œalue per 
share is Ɉ1.48ș which is Ɉ0.07 higher than the 
prior year.

AnŒestment properties decreased Åy Ɉ3ș815k 
due to the sale of two properties, offset 
by the increase in value of the remaining 
portfolio. AnŒestments increased Åy Ɉ452k 
due to the growth in the value of the Social 
Lustice and >uman Rights Centre.

#eÅtors haŒe increased Åy Ɉ352k due to 
prepaid costs receiŒed earlier than usual. 
}his is reŦected in higher trade creditors in 
creditors falling due within one year (note 
16). Cash at Åank and in hand has reduced 
by £229k due to interest payments and 
reduction in Åank loan.

The loan with Lloyds Bank has been 
eŘtended to 31 �ugust 2025 while we work on 
reducing the loan Åalance further. }hereforeș 
the Åank loan Åalance of Ɉ21.2m is shown in 
creditors due within one year.

Cash flow
Cash generated by operating activities was 
Ɉ1ș644kș resulting in a net cash outŦow of 
Ɉ134k after interest of Ɉ1ș752k was paid. 

The sale of Green Fish in Manchester and 
Brick Yard in London was completed, which 
resulted in Ɉ5ș010k cash inŦow. �ank loans 
were repaid Åy Ɉ5ș041k using these funds. 

}he cash Åalance as of 31 Tarch 2025 was 
Ɉ719k. CashŦow modelling and testing haŒe 
been applied to review the resilience of this 
balance in relation to the longer-term effects 
of higher interest rates.

Going concern
�e haŒe a portfolio of good-Īuality 
properties that we see as having a 
successfulș long-term future. �e seek to 
manage risks appropriately and respond 
to the risks that materialise. �e haŒe 
updated our ťnancial forecasts and capital 
expenditure plans to take account of any 
changes in risks, opportunities and market 
conditions. 

The cost of funding our bank debt remains 
challenging. }he key mitigation measures 
available would be to further reduce 
the companyȸs cost Åase and capital 
eŘpenditure. Zther options include issuing 
new share capital for cash, asset sales and 
leasebacks, and obtaining further covenant 
waivers and working with the bank to agree 
mechanisms to ease pressures on cash Ŧow.

Note 1.3 :oing concern to the ťnancial 
statements sets out the material 
uncertainties that the company faces. 
Having reviewed these uncertainties, 
the Board concluded that it remains 



Ethical Property  /  Annual Report 2024-2025

appropriate to adopt the going concern basis 
of accounting in preparing the ťnancial 
statements because the Board has a 
reasonable expectation that the company 
will continue to operate as a going concern 
for at least 18 months from the date of 
approŒal of the ťnancial statements.

Principal risks and uncertainties
Assessing and managing risk is a 
fundamental part of the companyȸs Åusiness 
strategy and a core competency for its 
staff and #irectors. �ith the oŒersight of 
the Audit and Risk Committee, we regularly 
monitor and manage our risks to ensure we 
are aware of any key concerns. }he #irectors 
are responsible for overall risk management 
and determine the level of risk the business 
can take to meet its strategic oÅþectiŒes. 

Risk Mitigation 

Reducing debt and refinancing the 
remaining loan balance.

Continue with plan to sell assets and  
repay the loan. �ork closely with the Åank 
on this plan.

High interest rates impacting the business 
model and ability to return to profit.

Review portfolio and strive for better 
ťnancial performance. Ancrease rent and 
improŒe cost recoŒery where appropriate. 
Investigate business opportunities with 
lower capital outlays.

Major health and safety incident  
at a building.

Maintain updated risk assessments for 
each building and take prompt action on all 
identiťed key risks. Continuous reŒiew of 
policies and procedures.

Decline in property standards. Regular maintenance reviews conducted, 
Åudget to improŒe standards increased. 
Annual tenant survey completed, and 
regular tenant meetings held where 
concerns are raised and addressed.

Staff wellbeing, health and retention.  
Rising inflation costs increase the risk 
of staff needing to find better-paid jobs 
or take on second jobs.

All staff completed a personal risk 
assessment. 'mployee assistance 
programme available to all staff, giving 
access to external advice, support and 
mental wellÅeing tools. walary reŒiew and 
Åenchmarking completed in Tarch 2025.
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Risk Mitigation 

Failure of IT support for staff and tenants. Cloud computing implementedș ťrewalls 
and protection installed. }wo-factor 
authentication is enaÅled. qenetration 
testing performed Åy eŘternal company. 
Staff are advised on data protection 
compliance.

MEES (minimum energy efficiency 
standards) regulations will make it  
difficult to let properties which have an 
EPC rating below C from 2027, and below  
B from 2030. 

Strategy for each property to include plans 
to inŒest  in energy eŨciency or to sell 
the property before  values are negatively 
impacted Åy the deadline.

Failure to meet investor requirements. Improved communication with investors, 
including regular reporting. �ll shareholder 
enĪuiries addressed as a high priority.

Skill mix for the Board and senior  
management team insufficient for 
changing business environment; risk  
of skill gaps during retirement and  
recruitment of Directors.

Recruitment of new non-executive 
Directors and Independent Committee 
Members on our Board committees  ahead 
of anticipated �oard retirements. �nnual 
skills reŒiew conducted Åy the Chair.

High levels of inflation increasing costs. Costs are controlled and monitored with 
Åudgets. Costs which are recoŒeraÅle from 
tenants are passed on. wpend is focused on 
high-priority and high-impact proþects.

Economic slowdown leading to a fall in 
property values nationally, labour and  
material supply issues, and rising costs.

Regular monitoring of property Œalues. 
Careful monitoring and control of budgets, 
passing costs on to tenants where 
appropriate. No signiťcant construction 
proþects planned in the short term.

Changes in workspace needs in the longer 
term, such as a drop in customer base or 
reduction in supply of cheap space.

Conduct regular reŒiews of tenantsȸ needs 
and reĪuirementsș e.g. Œia the annual tenant 
surŒey. 'nsure that staff are aÅle to proŒide 
feedback on changes in the space needs 
of potential and eŘisting tenants. 'nhance 
and promote the Åeneťts of oŨce workingș 
such as synergy and networks, and lower 
carÅon footprint from heating one oŨce 
rather than seŒeral homes.
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Section 172(1) statement
The Ethical Property Company is committed 
to operating as a responsible and sustainable 
business, recognising our obligations 
to various stakeholders: tenants and 
building users, shareholders, suppliers, the 
enŒironment and the local community. �e 
understand that our success is intrinsically 
linked to the wellbeing and interests of these 
groupsș and as suchș we aim to fulťl our 
statutory duties in accordance with Section 
172 of the Companies �ct 2006.

Our obligations to stakeholders
Tenants and building users:
• Providing a safe, comfortable and healthy 

work environment which encourages 
collaborative working and networking to 
increase impact in the sector.

• Ensuring fair and transparent leasing 
agreementsș with ŦeŘiÅle lease terms.

• Addressing any concerns or issues 
promptly through the centre 
management team on site and the centre 
management group.

• Promoting community and tenant 
engagement with activities suitable for 
Åoth groups.

Shareholders:
• #eliŒering sustainaÅle ťnancial 

performance.
• Regular reporting and updates, and 

timely responses to Īueries.
• Transparent communication of company 

oÅþectiŒes and performance.
• Maintaining a strong corporate 

goŒernance framework.

Suppliers:
• Encouraging ethical and responsible 

supply chain practices, including paying 
staff at least the OiŒing �age.

• qaying suppliers fairly and on time.

The environment:
• Reducing the environmental impact of 

our operations.
• Implementing sustainable practices 

to minimise energy and resource 
consumption.

• Sourcing renewable energy and biogas to 
reduce carÅon emissions.

• Maximising recycling of waste for tenants 
and Åuilding users.

Local community:
• Engaging with the local community 

through outreach programmes and 
eŒents.

• Contributing to the local economy and 
þoÅ creation.

• Minimising any negative impacts of our 
Åusiness on the community.

Our approach
�e uphold the following key principles and 
actions to demonstrate our commitment to 
Section 172:
• Informed decision making: �e consider 

the interests of all stakeholders when 
making strategic decisions, taking 
into account their unique needs and 
priorities.

• Sustainability and responsibility: 
�e are committed to enŒironmental 
sustainability, ethical business practices 
and positiŒe social impact. }his includes 
reducing our carbon footprint, improving 
energy eŨciency and promoting social 
impact actiŒities.

• Communication and engagement: �e 
actively engage with our stakeholders 
through open and transparent 
communication. �e listen to their 
feedback and concerns, and we seek to 
address these appropriately.

• Financial performance: �e aim 
to provide long-term value to our 
shareholders by maintaining a strong 
ťnancial performanceș while Åalancing 
this with the interests of other 
stakeholders.
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• Compliance: �e adhere to all releŒant 
legal and regulatory requirements, 
ensuring that our actions are in 
compliance with the law.

Governance
The Board meets quarterly to assess 
the progress of the business and holds 
additional meetings when necessary to 
deal with urgent matters. TemÅers of the 
Senior Management Team regularly attend 
Board meetings to provide information and 
insight that contribute to and support the 
Īuality of the �oardȸs decision making. }his 
year, the main focus of the Board has been 
oŒersight of the property disposal process. 
In addition, the Board has spent more time 
on the development of a new partnership 
approach to business growth, and is working 
on a new set of metrics with which to assess 
the oŒerall performance of the company.

The Board has three committees that 
meet during the year, and whose Terms of 
Reference have been reviewed to ensure that 
they cover all the important aspects of the 
companyȸs actiŒities. 'ach committee has 
at least two Board Directors as members, 
and each also draws on expert advice from 
Andependent Committee TemÅers. }he three 
committees are:

• Audit and Risk Committee, chaired by 
Lennifer 'kelund.

• Governance and Human Resources 
Committee, chaired by Anne-Marie 
Zȸ>ara.

• Portfolio Investment Committee, chaired 
Åy Tark >annam.

Following the departure of Monica Middleton 
as Board Director in December 2024, 
the Board appointed Arti Bareja as a new 
Director in March 2025 and Cate Teideman, 
9inance #irector in Tay 2025. }he �oard 
would like to extend its thanks to Monica 
Middleton for many years of service to  
the company. 

Looking ahead
The Ethical Property Company will continue 
to work towards its key goals over the next 12 
months:

1. Reducing debt and securing new lending.
• Complete planned asset sales and reduce 

deÅt.
• Reťnance deÅt with signiťcantly 

decreased leŒerage. 

2. Improving our investor performance.
• Begin a series of regular share  

buybacks to improve share trading  
prices and liĪuidity.

• Return to regular diŒidend payments.

3. Maintain appropriate levels of 
profitability.
• Improve income generated by the 

portfolio with higher occupancy and 
improŒed cost recoŒery.

• Dispose of buildings which are not able to 
generate reĪuired leŒels of proťt.

• Secure better returns from investments 
and/or redeploy capital into better 
performing inŒestments or proþects.

• Investigate new income streams using 
our eŘisting skill set.

4. Start to roll out our place-based strategy.
• Build networks with new partners that 

haŒe similar goals.
• Develop a consultancy service around 

using Åuildings for impact.

On behalf of the Board: 

M Hannam (Chair)
Director 
Date: 1 August 2025
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The Directors present their annual report and financial statements 
for the year ended 31 March 2025.

Principal activities
The principal activity of the company  
aims to be that of supporting charities, 
co-operatives, community and campaign 
groups and ethical businesses by developing 
and running centres that are focal points for 
social change. �t these centres the tenant 
organisations Åeneťt from reasonaÅle rentsș 
ŦeŘiÅle tenancy terms and oŨce space 
facilities designed to meet their needs. 
They also become part of a working 
community where they can exchange 
skills and ideas under one roof. }he 'thical 
Property Company offers investors the 
opportunity to make an ethical investment 
in property that supports groups working for 
social change.

Results and dividends
The results for the year are set out on page 
page 36.

No ordinary diŒidends were paid. 
The Directors do not recommend payment  
of a ťnal diŒidend.

Directors
}he #irectors who held oŨce during the 
year and up to the date of signature of the 
ťnancial statements were as followsȚ

J Can

T Tiddleton (Resigned 31 #ecemÅer 2024)

A O'Hara

C Peberdy (Resigned 1 July 2025)

M Hannam (Chair)

J Ekelund

A Fairweather (Appointed 7 May 2024)

� �areþa (�ppointed 3 Tarch 2025)

C Teideman (Appointed 1 May 2025)

Directors’ interests
The Directors who served during the period 
and their Åeneťcial interests in the company 
are stated below:

Ordinary shares of 50p each

2025 2024

J Can 5,000 5,000

M Hannam 5,500 5,500

Directors’ Report for the year 
ended 31 March 2025
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Qualifying third party indemnity provisions
The company has made qualifying third party 
indemnity proŒisions for the Åeneťt of its 
#irectors during the year. }hese proŒisions 
remain in force at the reporting date.

Auditor
An accordance with the companyȸs articlesș 
a resolution proposing that Moore Kingston 
Smith LLP be reappointed as auditor of the 
company will Åe put at a :eneral Teeting.

Statement of Directors’ responsibilities
The Directors are responsible for preparing 
the annual report and the ťnancial 
statements in accordance with applicable 
law and regulations.

Company law requires the Directors to 
prepare ťnancial statements for each 
ťnancial year. �nder that law the #irectors 
haŒe elected to prepare the ťnancial 
statements in accordance with United 
Kingdom Generally Accepted Accounting 
Practice (United Kingdom Accounting 
wtandards and applicaÅle law). �nder 
company law the Directors must not approve 
the ťnancial statements unless they are 
satisťed that they giŒe a true and fair Œiew of 
the state of affairs of the company and of the 
proťt or loss of the company for that period. 
An preparing these ťnancial statementsș the 
Directors are required to:

• select suitable accounting policies and 
then apply them consistently;

• make judgements and accounting 
estimates that are reasonable and 
prudent;

• state whether applicable UK Accounting 
Standards have been followed, subject 
to any material departures disclosed and 
eŘplained in the ťnancial statementsț

• prepare the ťnancial statements on 
the going concern basis unless it is 
inappropriate to presume that the 
company will continue in Åusiness.

The Directors are responsible for keeping 
adequate accounting records that are 
suŨcient to show and eŘplain the companyȸs 
transactions and disclose with reasonable 
accuracy at any time the ťnancial position 
of the company and enable them to ensure 
that the ťnancial statements comply with 
the Companies �ct 2006. }hey 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.

Statement of disclosure to auditor
So far as each person who was a Director at the 
date of approving this report is aware, there 
is no relevant audit information of which the 
companyȸs auditor is unaware. �dditionallyș 
the Directors individually have taken all the 
necessary steps that they ought to have taken 
as Directors in order to make themselves 
aware of all relevant audit information and to 
estaÅlish that the companyȸs auditor is aware 
of that information. 

On behalf of the Board: 

M Hannam (Chair)
Director 
Date: 1 August 2025
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Opinion
�e haŒe audited the ťnancial statements 
of The Ethical Property Company PLC (the 
ȷcompanyȸ) for the year ended 31 Tarch 
2025 which comprise the Statement of 
Comprehensive Income, the Balance Sheet, 
the Statement of Changes in Equity, the 
Statement of Cash Flows and notes to the 
ťnancial statementsș including signiťcant 
accounting policies. }he ťnancial reporting 
framework that has been applied in their 
preparation is applicable law and United 
Kingdom Accounting Standards, including 
FRS 102 The Financial Reporting Standard 
applicable in the UK and Republic of Ireland 
(United Kingdom Generally Accepted 
�ccounting qractice).

An our opinion the ťnancial statementsȚ

• give a true and fair view of the state of 
the companyȸs affairs as at 31 Tarch 2025 
and of its proťt for the year then endedț

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

• have been prepared in accordance with 
the requirements of the Companies  
�ct 2006.

Basis for opinion
�e conducted our audit in accordance 
with International Standards on Auditing 
(�N) (Aw�s (�N)) and applicaÅle law. Zur 
responsibilities under those standards 
are further descriÅed in the �uditorȸs 
responsiÅilities for the audit of the ťnancial 
statements section of our report. �e are 
independent of the company in accordance 

with the ethical requirements that are relevant 
to our audit of the ťnancial statements in 
the �Nș including the 9RCȸs 'thical wtandardș 
and we haŒe fulťlled our other ethical 
responsibilities in accordance with these 
reĪuirements. �e ÅelieŒe that the audit 
eŒidence we haŒe oÅtained is suŨcient and 
appropriate to proŒide a Åasis for our opinion.

Material uncertainty relating to  
going concern
�e draw attention to note 1.3 in the ťnancial 
statements which explains that the company 
has entered into a standstill agreement with 
the Lloyds Bank as it has breached the terms 
of its facility agreement. }he terms of the 
standstill agreement require the company 
to sell properties in order to repay bank 
loans totalling Ɉ21ș208ș781. �hilst the sale of 
properties is progressing, the timing of the 
completion of the transactions are uncertain 
and as a result the company is reliant on 
an extension of the existing standstill 
agreement with the bank, which currently 
eŘpires on 31 �ugust 2025. 

�s stated in note 1.3 these eŒents and 
conditions, along with the other matters as 
detailed in note 1.3 indicate that a material 
uncertainty eŘists that may cast signiťcant 
douÅt on the companyȸs aÅility to continue as 
a going concern. Zur opinion is not modiťed 
in respect of this matter.

An auditing the ťnancial statementsș we 
haŒe concluded that the #irectorsȸ use of 
the going concern basis of accounting in the 
preparation of the ťnancial statements 
is appropriate.

Independent Auditor’s  
Report for the year ended  
31 March 2025
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Our responsibilities and the responsibilities 
of the Directors with respect to going 
concern are described in the relevant 
sections of this report.

Other information
The Directors are responsible for the 
other information. }he other information 
comprises the information included in 
the annual reportș other than the ťnancial 
statements and our auditorȸs report thereon. 
Zur opinion on the ťnancial 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.

An connection with our audit of the ťnancial 
statements, our responsibility is to read the 
other information and, in doing so, consider 
whether the other information is materially 
inconsistent with the ťnancial statements 
or our knowledge obtained in the audit or 
otherwise appears to Åe 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 ťnancial 
statements or a material misstatement of 
the other information. Afș Åased 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.

�e haŒe 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 our audit:

• the information given in the Strategic 
Report and the #irectorsȸ Report for the 
ťnancial year for which the ťnancial 
statements are prepared is consistent 
with the ťnancial statementsț and

• the wtrategic Report and the #irectorsȸ 
Report have been prepared in 
accordance with applicable legal 
reĪuirements.

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 auditș we haŒe not identiťed material 
misstatements in the Strategic Report and 
the #irectorsȸ Report.

�e haŒe nothing to report in respect of the 
following matters where the Companies  
�ct 2006 reĪuires us to report to you ifș 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 ťnancial statements are not in 
agreement with the accounting records 
and returns; or

• certain disclosures of #irectorsȸ 
remuneration speciťed Åy law are not 
made; or 

• we have not received all the information 
and eŘplanations we reĪuire for our audit.

Responsibilities of Directors
�s eŘplained more fully in the #irectorsȸ 
Responsibilities Statement, the Directors 
are responsible for the preparation of the 
ťnancial statements and for Åeing satisťed 
that they give a true and fair view, and 
for such internal control as the Directors 
determine is necessary to enable the 
preparation of ťnancial statements that are 
free from material misstatement, whether 
due to fraud or error.

An preparing the ťnancial statementsș the 
Directors are responsible for assessing the 
companyȸs aÅility to continue as a going 
concern, disclosing, as applicable, matters 
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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 alternatiŒe Åut to do so.

Auditor’s responsibilities for the audit of 
the financial statements
Our objectives are to obtain reasonable 
assurance aÅout whether the ťnancial 
statements as a whole are free from 
material misstatement, whether due to 
fraud or errorș and to issue an auditorȸs 
report that includes our opinion. ReasonaÅle 
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 eŘists. 
Misstatements can arise from fraud or error 
and are considered material if, individually 
or in the aggregate, they could reasonably 
Åe eŘpected to inŦuence the economic 
decisions of users taken on the basis of 
these ťnancial statements.

As part of an audit in accordance with ISAs 
(UK) we exercise professional judgement and 
maintain professional scepticism throughout 
the audit. �e alsoȚ

• Identify and assess the risks of 
material misstatement of the ťnancial 
statements, whether due to fraud 
or error, design and perform audit 
procedures responsive to those risks, 
and obtain audit evidence that is 
suŨcient and appropriate to proŒide 
a Åasis for our opinion. }he risk of not 
detecting a material misstatement 
resulting from fraud is higher than for one 
resulting from error, as fraud may involve 
collusion, forgery, intentional omissions, 
misrepresentations, or the override of 
internal control.

• Obtain an understanding of internal 
control relevant to the audit in order 
to design audit procedures that are 
appropriate in the circumstances, but not 

for the purposes of expressing an opinion 
on the effectiŒeness of the companyȸs 
internal control. 

• Evaluate the appropriateness of accounting 
policies used and the reasonableness 
of accounting estimates and related 
disclosures made Åy the #irectors. 

• Conclude on the appropriateness of 
the #irectorsȸ use of the going concern 
basis of accounting and, based on the 
audit evidence obtained, whether a 
material uncertainty exists related to 
events or conditions that may cast 
signiťcant douÅt on the companyȸs 
aÅility to continue as a going concern. Af 
we conclude that a material uncertainty 
exists, we are required to draw attention 
in our auditorȸs report to the related 
disclosures in the ťnancial statements 
or, if such disclosures are inadequate, to 
modify our opinion. Zur conclusions are 
based on the audit evidence obtained 
up to the date of our auditorȸs report. 
However, future events or conditions may 
cause the company to cease to continue 
as a going concern.

• Evaluate the overall presentation, 
structure and content of the ťnancial 
statements, including the disclosures, 
and whether the ťnancial statements 
represent the underlying transactions 
and events in a manner that achieves fair 
presentation. 

�e communicate with those charged with 
governance regarding, among other matters, 
the planned scope and timing of the audit 
and signiťcant audit ťndingsș including any 
signiťcant deťciencies in internal control 
that we identify during our audit. 

Explanation as to what extent the audit 
was considered capable of detecting 
irregularities, including fraud
Irregularities, including fraud, are 
instances of non-compliance with laws and 
regulations. �e design procedures in line 
with our responsibilities, outlined above, to 
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detect material misstatements in respect of 
irregularitiesș including fraud. }he eŘtent to 
which our procedures are capable of detecting 
irregularitiesș including fraud is detailed Åelow.

The objectives of our audit in respect of fraud, 
are: to identify and assess the risks of material 
misstatement of the ťnancial statements 
due to fraudț to oÅtain suŨcient appropriate 
audit evidence regarding the assessed risks of 
material misstatement due to fraud, through 
designing and implementing appropriate 
responses to those assessed risks; and to 
respond appropriately to instances of fraud 
or suspected fraud identiťed during the 
audit. >oweŒerș the primary responsiÅility for 
the prevention and detection of fraud rests 
with both management and those charged 
with goŒernance of the company.

Our approach was as follows:

• �e oÅtained an understanding of the legal 
and regulatory requirements applicable 
to the company and considered that the 
most signiťcant are the Companies �ct 
2006ș �N ťnancial reporting standards as 
issued by the Financial Reporting Council, 
and �N taŘation legislation.

• �e oÅtained an understanding of how the 
company complies with these requirements 
by discussions with management and those 
charged with goŒernance.

• �e assessed the risk of material 
misstatement of the ťnancial 
statements, including the risk of material 
misstatement due to fraud and how it 
might occur, by holding discussions  
with management and those charged 
with goŒernance.

• �e inĪuired of management and those 
charged with governance as to any 
known instances of non-compliance or 
suspected non-compliance with laws  
and regulations.

• Based on this understanding, we 
designed speciťc appropriate audit 
procedures to identify instances of  

non-compliance with laws and 
regulations. }his included making 
enquiries of management and those 
charged with governance and obtaining 
additional corroborative evidence  
as reĪuired.

There are inherent limitations in the audit 
procedures descriÅed aÅoŒe. �e are less 
likely to become aware of instances of 
non-compliance with laws and regulations 
that are not closely related to events and 
transactions reŦected in the ťnancial 
statements. �lsoș the risk of not detecting a 
material misstatement due to fraud is higher 
than the risk of not detecting one resulting 
from error, as fraud may involve deliberate 
concealment by, for example, forgery or 
intentional misrepresentations, or  
through collusion.

Use of our report
}his report is made solely to the companyȸs 
members, as a body, in accordance with 
Chapter 3 of qart 16 of the Companies �ct 
2006. Zur audit work has Åeen undertaken 
so that we might state to the companyȸs 
members those matters we are required 
to state to them in an auditorȸs report and 
for no other purpose. }o the fullest eŘtent 
permitted by law, we do not accept or 
assume responsibility to anyone other than 
the company and the companyȸs memÅers as 
a body, for our audit work, for this report, or 
for the opinions we haŒe formed.

Jonathan Seymour
Senior Statutory Auditor for and on behalf of 
Moore Kingston Smith LLP 
Chartered Accountants 
Date: 11 August 2025

Statutory Auditor 
6th 9loor
9 Appold Street 
London 
EC2A 2AP
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Year ended 
31 March 

2025

Period ended 
31 March 

2024
Notes £’000 £’000

Turnover 3 6ș692 9,408

Cost of sales (3ș890) (5,178)

Gross profit 2,802 4ș230
Administrative expenses (1,902) (3ș160)

Other operating income 264 211

Operating profit 4 1ș164 1,281
qroťtȥ(loss) on disposal of inŒestments - (4)

Movement on revaluation on investments 504 287

Other interest receivable and similar income - 4

Movement in fair value interest rate swap - (256)

Other interest payable and similar expenses 7 (1,752) (2,888)

Movement in the revaluation of investment 
properties

1,145 (14ș360)

qroťtȥ(loss) on sale of inŒestment property 30 4

Profit/(loss) before taxation 1,091 (15ș932)
}aŘ on proťtȥ(loss) 9 - -

Profit/(loss) for the financial year 1,091 (15ș932)
Other comprehensive income

Currency translation loss taken to retained earnings (52) (62)

Total comprehensive income for the year  1ș039 (15,994)

Earnings per share (pence) 20 (4.1) (10.8)
Earnings per share including valuation 
movement (pence)

20 7.0 (107.3)

}he qroťt and Ooss �ccount has Åeen prepared on the Åasis that all operations are 
continuing operations.

Statement of Comprehensive 
Income for the year ended  
31 March 2025



Ethical Property  /  Annual Report 2024-2025

2025 2024

Notes £’000 £’000 £’000 £’000

Fixed assets

Tangible assets 10 186 258

Investment properties 11 36ș085 39ș900

Investments 12 7ș696 7,244

43ș967 47,402

Current assets

Debtors 15 742 390

Cash at bank and in hand 719 948

1ș461 1ș338

Creditors: amounts falling due  
within one year

16 (23ș311) (27ș661)

Net current liabilities (21,850) (26ș323)

Net assets 22,117 21,079

Capital and reserves
Called up share capital 19 7,455 7,455

Share premium account 2,859 2,859

Revaluation reserve 6ș780 7,191

Capital redemption reserve 531 531

qroťt and loss reserŒes 4,492 3ș043

Total equity 22,117 21,079

Balance Sheet  
as at 31 March 2025

M Hannam (Chair)
Director

Company Registration No. 02961327

}he ťnancial statements were approŒed Åy the Åoard of directors and authorised for issue on 
1 August 2025 and are signed on its behalf by:



Ethical Property  /  Annual Report 2024-2025

Share capital 
reserves

Share 
prem

ium
 

account

Revaluation  
reserve

Capital 
redem

ption 
reserve 

Profit and 
loss reserves 

Total

£’000 £’000 £’000 £’000 £’000 £’000
Balance at 1 October 2022 7,455 2,859 11,157 531 15,071 37ș073

Period ended 31 March 2024:

Loss for the period - - - - (15ș932) (15ș932)

Other comprehensive income:

Currency translation differences - - - - (62) (62)

Total comprehensive income for 
the period - - - - (15,994) (15,994)

Transfers - - (3ș966) - 3ș966 -

Balance at 31 March 2024 7,455 2,859 7,191 531 3ș043 21,079

Year ended 31 March 2025:

qroťt for the year - - - - 1,091 1,091

Other comprehensive income:

Currency translation differences - - - - (52) (52)

Total comprehensive income for 
the year

- - - - 1ș039 1ș039

Transfers - - (411) - 411 -

Balance at 31 March 2025  7,455 2,859 6ș780 531  4,492 22,117

Statement of Changes in Equity  
for the year ended 31 March 2025
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Statement of Cash Flows for the 
year ended 31 March 2025

2025 2024

Notes £’000 £’000 £’000 £’000

Cash flows from operating activities

Cash generated from operations 26 1ș644 1,797

Dividends received (26) (37)

Interest paid (1,752) (2,888)

Net cash outflow from operating activities (134) (1,128)

Investing activities

qurchase of tangiÅle ťŘed assets (41) (66)

qroceeds from disposal of tangiÅle ťŘed 
assets

1 2

Improvements to investment property (50) -

Proceeds from disposal of investment 
property

5,010 1ș486

Proceeds on disposal of investments - 28

Interest received - 4

Dividends received 26 37

Net cash generated from investing activities 4ș946 1,491

Financing activities

Repayment of bank loans (5,041) (656)

Net cash used in financing activities (5,041) (656)

Net decrease in cash and cash equivalents (229) (293)

Cash and cash equivalents at beginning of year 948 1,241

Cash and cash equivalents at end of year 719 948
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Notes to the Financial 
Statements for the year ended 
31 March 2025
1 Accounting policies
Company information
The Ethical Property Company PLC is a public 
company limited by shares incorporated in 
'ngland and �ales. }he registered oŨce is 
The Old Music Hall, Oxford, United Kingdom, 
Z�4 1L'. 

1.1 Reporting period
The comparative amounts presented in the 
ťnancial statements are for an eŘtended 
period of 18 months to 31 Tarch 2024 and 
therefore not entirely comparaÅle.

1.2 Accounting convention
}hese ťnancial statements haŒe Åeen 
prepared in accordance with FRS 102 “The 
Financial Reporting Standard applicable in the 
UK and Republic of Ireland” (“FRS 102”) and the 
reĪuirements of the Companies �ct 2006.

}he ťnancial statements are prepared in 
pounds sterling, which is the functional 
currency of the company. Tonetary amounts 
in these ťnancial statements are rounded to 
the nearest thousand pounds.

}he ťnancial statements haŒe Åeen prepared 
under the historical cost conŒentionș modiťed 
to include inŒestment properties at fair Œalue. 
The principal accounting policies adopted are 
set out Åelow.

1.3 Going concern
The Directors have reviewed forecasts and 
Åudgets for the period to 31 ZctoÅer 2026ș 
which have been drawn up with appropriate 
regard for the current economic environment 
and the particular circumstances in which the 

company operates. }hese were prepared with 
reference to historical and current industry 
knowledge, taking into account the future 
strategy of the company.

#uring the prior ťnancial period the company 
Åreached the ťnancial coŒenants of its Åank 
facility agreement with Lloyds Bank, although 
all interest has Åeen paid when falling due. 
�s a result the loan outstanding of Ɉ26ș250k 
Åecame repayaÅle. 

As the company was unable to repay the 
outstanding loans on 31 Lanuary 2024ș under 
the terms of the facility agreement it entered 
into a standstill agreement with the Åank. }his 
agreement was originally for the period ended 
31 Tay 2024ș Åut was suÅseĪuently eŘtended 
until 31 �ugust 2025. }his agreement allows 
the company time to progress sales of 
properties, to repay debt, and remedy the 
Åreach of the ťnancial coŒenants.

#uring the year end 31 Tarch 2025 two 
properties were sold and the bank loan 
balance has been reduced to £21,209k as 
at the Åalance sheet date. qost year end a 
further property has been sold and the bank 
loan account will be reduced by a further 
Ɉ450k.

�s at the date of approŒal of the ťnancial 
statements the sales of other properties are 
in progress and planned. }he #irectors are 
conťdent that the Åank will eŘtend the period 
of the standstill agreement and the sale of 
properties will proceed within the anticipated 
time period, which will allow the company 
to repay agreed leŒels of deÅt to the Åank. 
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So far the bank has extended the standstill 
agreement from 31 Tay 2024 to 31 Luly 2024ș 
30 weptemÅer 2024ș 15 Luly 2025 and then to 
31 �ugust 2025.

As a result of these considerations, at the 
time of approŒing the ťnancial statementsș 
the Directors consider that the company has 
suŨcient resources to continue in operational 
eŘistence for the foreseeaÅle future. >oweŒerș 
given that a degree of uncertainty exists in the 
timing of future sales, there exists a material 
uncertainty in relation to the going concern 
basis adopted in the preparation of the 
ťnancial statements.

1.4 Turnover
Turnover comprises rents, service charges, 
management fees and consultancy fees 
receivable by the company, exclusive of value 
added taŘ.

1.5 Tangible fixed assets
}angiÅle ťŘed assets are initially measured 
at cost and subsequently measured at cost 
or valuation, net of depreciation and any 
impairment losses.

Depreciation is recognised so as to write 
off the cost or valuation of assets less their 
residual values over their useful lives on the 
following bases:

9iŘtures and ťttings three to ťŒe years
Computer eĪuipment four to ťŒe years

The gain or loss arising on the disposal of 
an asset is determined as the difference 
between the sale proceeds and the carrying 
value of the asset, and is credited or charged 
to proťt or loss.

1.6 Capitalisation of finance costs
Interest is capitalised on investment 
properties where refurbishment/
redevelopment expenditure is required before 
the asset can Åe Årought into use. �orrowing 
costs capitalised are calculated by reference 
to the actual interest rate payable on 
property-speciťc Åorrowingsș or if ťnanced 

out of general borrowings by reference to the 
average rate payable on funding the assets 
employed by the company and applied to 
the expenditure on the property undergoing 
redeŒelopment.

Interest is capitalised from the date 
of acquisition of the property under 
refurbishment or redevelopment until the 
date when substantially all the activities 
necessary to prepare the asset for its 
intended use are complete. 9or a phased 
completion, capitalisation of interest costs 
is reduced by the proportion of Net Lettable 
Area of the whole building made available at 
each stage.

If the total amounts calculated to be 
capitalised exceed total interest costs then 
only an amount equal to actual interest costs 
incurred is capitalised, and general borrowing 
costs are allocated to multiple projects 
pro-rata to their use of general Åorrowings.

1.7 Investment properties
Investment properties are stated at market 
value, with independent valuations taking 
place at least eŒery three years. }he 
properties were last independently valued 
in Tarch 2025. }he #irectors reŒiewed the 
valuation calculations and updated the 
assumptions as 31 Tarch 2025ș as descriÅed 
in notes 2 and 11.

�ny surplus or deťcit on reŒaluation is 
reported in the statement of comprehensive 
income and is transferred to the revaluation 
reserŒe unless a deťcit Åelow original costș or 
its reŒersal. 

Although the Companies Act would normally 
reĪuire the systematic depreciation of ťŘed 
assets, the Directors believe that the policy 
of not providing for depreciation is necessary 
in order for the ťnancial statements to giŒe 
a true and fair view, since current value of 
investment properties, and changes to the 
current value, are of prime importance rather 
than a calculation of annual depreciation.
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Properties undergoing refurbishment or 
redevelopment are valued by deducting the 
costs to complete the works from the open 
market Œalue of the completed Åuilding.

1.8 Fixed asset investments
Associated companies are those in which the 
company holds Åetween 20ɦ and 50ɦ of the 
share capitalș oŒer which it has signiťcant 
inŦuence Åut not control. AnŒestments in 
associated companies are stated at the 
#irectorsȸ estimate of fair Œalue where this is 
materially different from cost. }his is Åased 
on the results reported in the latest available 
ťnancial statements and further information 
aŒailaÅle from the local �oards. �ny surplus or 
deťcit is transferred to the reŒaluation reserŒe.

1.9 Impairment of fixed assets
At each reporting period end date, the 
company reviews the carrying amounts of its 
tangible and intangible assets to determine 
whether there is any indication that those 
assets haŒe suffered an impairment loss. Af 
any such indication exists, the recoverable 
amount of the asset is estimated in order to 
determine the extent of the impairment loss 
(if any). �here it is not possiÅle to estimate 
the recoverable amount of an individual asset, 
the company estimates the recoverable 
amount of the cash-generating unit to which 
the asset Åelongs.

Recoverable amount is the higher of fair value 
less costs to sell and Œalue in use. An assessing 
Œalue in useș the estimated future cash Ŧows 
are discounted to their present value using 
a pre-taŘ discount rate that reŦects current 
market assessments of the time value of 
money and the risks speciťc to the asset for 
which the estimates of future cash Ŧows haŒe 
not Åeen adþusted.

If the recoverable amount of an asset (or 
cash-generating unit) is estimated to be 
less than its carrying amount, the carrying 
amount of the asset (or cash-generating unit) 
is reduced to its recoŒeraÅle amount. �n 
impairment loss is recognised immediately 

in proťt or lossș unless the releŒant asset is 
carried at a revalued amount, in which case 
the impairment loss is treated as a revaluation 
decrease.

Recognised impairment losses are reversed 
if, and only if, the reasons for the impairment 
loss haŒe ceased to apply. �here an 
impairment loss subsequently reverses, 
the carrying amount of the asset (or cash-
generating unit) is increased to the revised 
estimate of its recoverable amount, but so 
that the increased carrying amount does 
not exceed the carrying amount that would 
have been determined had no impairment 
loss been recognised for the asset (or cash-
generating unit) in prior years. � reŒersal of an 
impairment loss is recognised immediately 
in proťt or lossș unless the releŒant asset is 
carried at a revalued amount, in which case 
the reversal of the impairment loss is treated 
as a reŒaluation increase.

1.10 Cash and cash equivalents
Cash at Åank and in hand are Åasic ťnancial 
assets and include cash in hand, deposits held 
at call with banks and other short-term liquid 
investments with original maturities of three 
months or less.

1.11 Financial instruments
The company has elected to apply the 
provisions of Section 11 ‘Basic Financial 
Anstrumentsȸ and wection 12 ȷZther 9inancial 
Anstruments Assuesȸ of 9Rw 102 to all of its 
ťnancial instruments. 

Financial instruments are recognised in the 
companyȸs Åalance sheet when the company 
becomes party to the contractual provisions 
of the instrument.

Financial assets and liabilities are offset, 
with the net amounts presented in the 
ťnancial statementsș when there is a legally 
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 liaÅility simultaneously.
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Other financial assets
Zther ťnancial assetsș including inŒestments 
in equity instruments which are not 
subsidiaries, associates or joint ventures, 
are initially measured at fair value, which is 
normally the transaction price. wuch assets 
are subsequently carried at fair value and the 
changes in fair Œalue are recognised in proťt 
or loss, except that investments in equity 
instruments that are not publicly traded and 
whose fair values cannot be measured reliably 
are measured at cost less impairment.

Impairment of financial assets
Financial assets, other than those held at fair 
Œalue through proťt and lossș are assessed 
for indicators of impairment at each reporting 
end date.

Financial assets are impaired where there 
is objective evidence that, as a result of 
one or more events that occurred after the 
initial recognition of the ťnancial assetș 
the estimated future cash Ŧows haŒe 
Åeen affected. Af an asset is impairedș the 
impairment loss is the difference between 
the carrying amount and the present value of 
the estimated cash Ŧows discounted at the 
assetȸs original effectiŒe interest rate. }he 
impairment loss is recognised in proťt or loss.

If there is a decrease in the impairment loss 
arising from an event occurring after the 
impairment was recognised, the impairment 
is reŒersed. }he reŒersal is such that the 
current carrying amount does not exceed 
what the carrying amount would have been, 
had the impairment not previously been 
recognised. }he impairment reŒersal is 
recognised in proťt or loss.

Derecognition of financial assets
Financial assets are derecognised only when 
the contractual rights to the cash Ŧows 
from the asset expire or are settled, or when 
the company transfers the ťnancial asset 
and substantially all the risks and rewards 
of ownership to another entity, or if some 
signiťcant risks and rewards of ownership 

are retained but control of the asset has 
transferred to another party that is able to sell 
the asset in its entirety to an unrelated third 
party.

Classification of financial liabilities
Derivatives, including interest rate swaps and 
forward foreign exchange contracts, are not 
Åasic ťnancial instruments. #eriŒatiŒes are 
initially recognised at fair value on the date 
a derivative contract is entered into and are 
suÅseĪuently remeasured at their fair Œalue. 
Changes in the fair value of derivatives are 
recognised in proťt or loss in ťnance costs or 
ťnance income as appropriateș unless hedge 
accounting is applied and the hedge is a cash 
Ŧow hedge.

Debt instruments that do not meet the 
conditions in 9Rw 102 paragraph 11.9 are 
subsequently measured at fair value through 
proťt or loss. #eÅt instruments may Åe 
designated as being measured at fair value 
through proťt or loss to eliminate or reduce 
an accounting mismatch or if the instruments 
are measured and their performance 
evaluated on a fair value basis in accordance 
with a documented risk management or 
inŒestment strategy.

Derecognition of financial liabilities
Financial liabilities are derecognised when the 
companyȸs contractual oÅligations eŘpire or 
are discharged or cancelled.

1.12 Equity instruments
Share capital issued by the company is 
recorded at the proceeds received, net of 
direct issue costs. #iŒidends payaÅle on share 
capital are recognised as liabilities once 
they are no longer at the discretion of the 
company.

1.13  Employee benefits
}he costs of short-term employee Åeneťts 
are recognised as a liability and an expense, 
unless those costs are required to be 
recognised as part of the cost of investment 
properties in the course of construction.  
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The cost of any unused holiday entitlement 
is recognised in the period in which the 
employeeȸs serŒices are receiŒed.

}ermination Åeneťts are recognised 
immediately as an expense when the company 
is demonstrably committed to terminate the 
employment of an employee or to provide 
termination Åeneťts.

1.14  Retirement benefits
}he company operates two deťned 
contriÅution retirement Åeneťt schemes and 
the pension charge represents the amounts 
payable by the company to the funds in 
respect of the year.

1.15 Leases
Rentals payable under operating leases, 
including any lease incentives received, are 
charged to proťt or loss on a straight line 
basis over the term of the relevant lease 
except where another more systematic basis 
is more representative of the time pattern 
in which economic Åeneťts from the leases 
asset are consumed. 

1.16 Government grants
ReŒenue grants are recognised in the proťt 
and loss account on a systematic basis over 
the period in which the company recognises 
expenses for the related costs for which the 
grants are intended to compensate.

1.17 Foreign exchange
Transactions in currencies other than pounds 
sterling are recorded at the rates of exchange 
preŒailing at the dates of the transactions. 
At each reporting end date, monetary assets 
and liabilities that are denominated in foreign 
currencies are retranslated at the rates 
preŒailing on the reporting end date. :ains 
and losses arising on translation are included 
in the statement of comprehensive income for 
the period.

2 Judgements and key sources 
of estimation uncertainty

An the application of the companyȸs 
accounting policies, the Directors are 
required to make judgements, estimates 
and assumptions about the carrying amount 
of assets and liabilities that are not readily 
apparent from other sources. }he estimates 
and associated assumptions are based on 
historical experience and other factors that 
are considered to Åe releŒant. �ctual results 
may differ from these estimates.

The measurement of fair value and carrying 
inŒestments at fair Œalue through proťt 
and loss constitutes the principal areas of 
estimates and judgement exercised by the 
#irectors in the preparation of these ťnancial 
statements.

The valuations of properties are carried out 
by the Directors with reference to external 
advisers who the Directors consider to be 
suitaÅly Īualiťed to carry out such Œaluations. 
The primary source of evidence for the 
property valuations is recent, comparable 
market transactions on armȸs length terms. 
However, the valuation of properties is 
inherently subjective, and may not prove to 
be accurate, particularly where there are few 
comparaÅle transactions. Ney assumptionsș 
which are also the major sources of 
uncertainty used in the valuation, include the 
value of future rental income, rental yields, 
the outcome of rent reviews and the rate and 
length of Œoids.

Investments in joint ventures and associates 
are Œalued at the companyȸs share of net 
assets, translated to sterling for foreign 
currency amounts. }he carrying Œalues 
are reviewed for impairment when events 
or changes in circumstances indicate the 
carrying Œalue may not Åe recoŒeraÅle.

Interest rate swaps are determined by 
reference to the market-to-market valuations 
proŒided Åy the deriŒatiŒe proŒider.
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3 Turnover and other revenue

4 Operating profit

5 Employees
The average monthly number of persons (including Directors) employed by the company 
during the year was:

2025 2024
£’000 £’000

Turnover analysed by class of business
Rental and recharges income 6ș692 9,408

2025 2024
£’000 £’000

Other significant revenue
Interest income - 4

2025 2024
Zperating proťt for the year is stated after chargingȚ £’000 £’000
Auditor's remuneration - the audit of the company's  
annual accounts

51 49

Payments to auditor for corporation tax and other services 5 5
#epreciation of owned tangiÅle ťŘed assets 114 209

2025 2024
Number Number

Administration staff 69 64
Management staff 30 28
Total 99  92
Full-time equivalent head count of operation staff 61 61

Their aggregate remuneration comprised: 2025 2024
£’000 £’000

�ages and salaries 2ș296 3ș254
Social security costs 205 291
Pension costs 131 191

2ș632 3ș376
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6 Directors’ remuneration

#uring the periodș retirement Åeneťts in respect of a money purchase scheme were accruing 
to one (2024Ț one) #irector.

9ees of Ɉ40k (2024Ț Ɉ59k) were paid to Non-'ŘecutiŒe #irectors. Ney management 
compensation during the period totalled Ɉ324k (2024Ț Ɉ522k). Ney management includes the 
'ŘecutiŒe #irector and the senior managers.

7 Interest payable and similar expenses

2025 2024
Number Number

Remuneration for qualifying services 134 193
Company pension contriÅutions to deťned contriÅution 
schemes

7 9

Total 141  202

2025 2024
£’000 £’000

Interest on financial liabilities measured at amortised cost:
Interest on bank overdrafts and loans 1,752 2,888

Disclosed on the profit and loss account as follows:
Other interest payable and similar expenses 1,752 2,888

2025 2024
£’000 £’000

Fair value gains/(losses) on financial instruments
Reclassiťcation of gainsȥlosses on cash Ŧow hedge to 
proťt or loss

- (256)

Other gains/(losses)
Changes in the fair value of investment properties 1,145 (14ș360)

1,145 (14ș616)

8 Fair value gains and losses



Ethical Property  /  Annual Report 2024-2025

9 Taxation
The actual charge for the year can be reconciled to the expected charge/(credit) for the year 
Åased on the proťt or loss and the standard rate of taŘ as followsȚ

2025 2024
£’000 £’000

qroťtȥ(loss) Åefore taŘation 1,091 (15ș932)

Expected tax charge/(credit) based on the standard rate of 
corporation taŘ in the �N of 25.00ɦ (2024Ț 23.01ɦ)

273 (3ș666)

Tax effect of expenses that are not deductible in determining 
taŘaÅle proťt

2 -

}aŘ effect of income not taŘaÅle in determining taŘaÅle proťt (413) -
Other non-reversing timing differences (7) 3ș363
Deferred tax adjustments in respect of prior years - (804)
Dividend income (7) (9)
Effect of capital gain/(loss) 478 -
Movement in deferred tax not recognised (326) 1ș143
Remeasurement of deferred tax for changes in tax rates - (27)
Taxation charge for the year - -

�s at 31 Tarch 2025 the company had estimated property taŘ losses of Ɉ3ș434k 
(2024Ț Ɉ3ș434k) and non-trade loan relationship deťcit of Ɉ5ș069k (2024Ț Ɉ5ș499k) 
aŒailaÅle to carry forward against income arising in future years.

Deferred tax timing differences mainly arise from temporary differences between the 
carrying amount and tax base of investment properties, investments, computer equipment 
and ťŘtures.

Ethical Property tax policy
Ethical Property is committed to paying all the taxes owed in accordance with the spirit of all 
taŘ laws that apply to our operations. qaying our taŘes in this way is the clearest indication 
the company can giŒe of Åeing responsiÅle participants in society. }he company will fulťl the 
commitment to paying the appropriate taxes owed by seeking to pay the right amount of tax, 
in the right place, and at the right time, ensuring that our tax affairs are reported in ways that 
reŦect the economic reality of the transactions that are undertaken during the course of our 
Åusiness. 

The company is committed to not seek out options made available in tax law, or the 
allowances and reliefs that it provides, in ways that are contrary to the spirit of the law, nor 
undertake speciťc transactions with the sole or main aim of securing taŘ adŒantages that 
would otherwise not Åe aŒailaÅle to us Åased on the reality of the trade that is undertaken. 
}ransactions will neŒer Åe undertaken that would reĪuire notiťcation to >T ReŒenue 
& Customs under the Disclosure of Tax Avoidance Schemes Regulations, nor will we 
participate in any arrangement to which it might Åe reasonaÅly anticipated that the �Nȸs 
:eneral �nti-�Åuse Rule might apply. 
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}he company ÅelieŒes taŘ haŒens undermine the �Nȸs taŘ system. �e aim not to trade 
with customers and suppliers located in places considered to be tax havens, but if some 
customers and suppliers are genuinely located in places considered to be tax havens, no 
attempt will be made to use those places to secure a tax advantage, nor take advantage of 
the secrecy that many such þurisdictions proŒide for transactions recorded within them. }he 
companyȸs accounts will Åe prepared in compliance with this policy and will seek to proŒide 
all the information that users, including HM Revenue & Customs, might need to properly 
appraise our taŘ position.

10 Tangible fixed assets
Fixtures 

and 
fittings

Computer 
equipment

Total

£’000 £’000 £’000

Cost or valuation
At 1 April 2024 406 1ș056 1ș462
Additions 2 39 41
Disposals (4) (0) (4)
�t 31 Tarch 2025 404 1,095 1,499

Depreciation and impairment
At 1 April 2024 322 882 1,204
Depreciation charged in the year 33 82 115
Eliminated in respect of disposals (5) (1) (6)
�t 31 Tarch 2025 350 963 1ș313

Carrying amount
�t 31 Tarch 2025 54 132 186
�t 31 Tarch 2024 84 174 258

2025
£’000

Cost or valuation
At 1 April 2024 39ș900
Additions 50
Disposals (5,010)
Net gains or losses through fair value adjustments 1,145
�t 31 Tarch 2025 36ș085

11 Investment property
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}he companyȾs freehold properties and long leasehold properties comprising of oŨce spaces 
were Œalued on 31 Tarch 2025 Åy �llsop OOqș an independent Œaluer with eŘperience in the 
location and class of the inŒestment properties Åeing Œalued. �here property has Åeen 
marketed during the periodș Œaluations haŒe Åeen Åased on offers receiŒed less cost of sale.

The valuation of the properties was on the basis of Market Value and that any investment 
properties would Åe sold suÅþect to any eŘisting leases and tenancies.

}he Tarket �alue of the properties as at 31 Tarch 2025 was Ɉ36ș085k (2024Ț Ɉ39ș900k). An the 
#irectorsȸ opinionș the fair Œalue of the inŒestment properties undertaken Åy the independent 
Œaluer does not materially differ from the carrying Œalue as at the Åalance sheet date.

}he original cost of the inŒestment properties was Ɉ54ș727k (2024Ț Ɉ58ș265k). }he Œalue 
of long leasehold properties included within investment properties was £5,505k (2024: 
Ɉ5ș890k).

#uring the year nil (2024Ț Ɉnil) of interest costs directly attriÅutaÅle to the ťnancing of 
freehold property developments were capitalised at the weighted average cost of the related 
Åorrowings. }he total capitalised interest at 31 Tarch 2025 was Ɉ1ș380k (2024Ț Ɉ1ș380k).

2025 2024
Notes £’000 £’000

Investments in joint ventures and associates 13 7ș696 7,244

Movements in fixed asset investments
Shares in joint ventures and 

associates
Movements in fixed asset investments £’000

Cost or valuation
At 1 April 2024 7,244
Valuation changes 504
Foreign exchange movements (52)
�t 31 Tarch 2025 7ș696

Carrying amount
�t 31 Tarch 2025 7ș696
�t 31 Tarch 2024 7,244

12 Joint ventures and associates
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Name of undertaking Registered office Interest held % Held direct
Social Justice and Human 
Rights Centre

The Old Music Hall,  
106-108 Cowley Roadș 
Oxford, Oxfordshire,  
OX4 1JE

Ordinary 41.93

Mundo Lab SA (formerly 
Ethical Property Europe)

Avenue des Arts 7-8,  
1210 Brussels, Belgium

Ordinary 19.32

13 Joint ventures and associates
#etails of the companyȸs þoint Œentures and associates at 31 Tarch 2025 are as followsȚ

14 Financial instruments

15 Debtors

#eÅt instruments comprise trade deÅtorsș deriŒatiŒe ťnancial instruments and other deÅtors 
(note 15).

In the prior year the company had an interest rate swap as at the year end in relation to the 
Åank loan. }he company agreed to swap the ŒariaÅle interest payments on the loanș Åeing the 
three-month wZNA�ș and ťŘ its interest payments on the loan at 1.499ɦ.

Financial liabilities measured at amortised cost comprise trade creditors, other creditors, 
accrualsș deferred and Åank loans income (note 16).

2025 2024
£’000 £’000

Carrying amount of financial assets
Debt instruments measured at amortised cost 163 117
Carrying amount of financial liabilities
Measured at amortised cost 22ș646 27ș434

2025 2024
Amounts falling due within one year: £’000 £’000
Trade debtors 60 103
Other debtors 103 14
Prepayments and accrued income 579 273

742 390
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16 Creditors

17 Loans and overdrafts

18  Retirement benefit schemes

#uring 2024ș the eŘisting loans were reťnanced into a new loan facility and the loan Åecame 
repayaÅle on demand Åy 30 weptemÅer 2024. }his is coŒered Åy a eŘisting standstill agreement 
which ends on 31 �ugust 2025.

The rate of interest applicable on the loans as at the year end is as follows:

Ooan facility 2.4ɦ aÅoŒe three-month wZNA�

The bank loan is sustainability linked with a reduction on the margin linked with the achievement 
of enŒironmental NqAs. }he loan is secured under a ťŘed charge oŒer the properties.

}he company operates two deťned contriÅution pension schemes for all Īualifying employees. 
The assets of the schemes are held separately from those of the company in independently 
administered funds.

2025 2024
Amounts falling due within one year: Notes £’000 £’000

Bank loans 17 21,209 26ș250
Trade creditors 478 108
Taxation and social security 665 227
Other creditors 451 472
Accruals and deferred income 508 604

23ș331 27ș661

2025 2024
£’000 £’000

Bank loans 21,209 26ș250
Payable within one year 21,209 26ș250

2025 2024

Defined contribution schemes £’000 £’000

Charge to proťt or loss in respect of deťned contriÅution 
schemes 131 191
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19 Share capital

21 Operating lease commitments
Lessee
At the reporting end date the company had outstanding commitments for future minimum 
lease payments under non-cancellable operating leases, which fall due as follows:

20 Earnings per share
The calculations of basic and diluted earnings per share are based on earnings as set out 
below and on 14,901,708 (2024: 14,910,708) ordinary shares, being the weighted average 
numÅer of ordinary shares in issue during the year.

The calculations of basic and diluted earnings per share after accounting for exceptional 
itemsș taŘationș fair Œalue interest swap and inŒestment moŒements is Åased on proťt of 
Ɉ1ș039k (2024Ț (Ɉ15ș994k)) and on 14ș910ș708 (2024Ț 14ș910ș708) ordinary sharesș Åeing the 
weighted aŒerage numÅer of ordinary shares in issue during the year.

In the opinion of the Directors the earnings per share excluding exceptional items, taxation, 
fair value interest swap and investment movements is a more suitable measure of the 
underlying performance of the company.

2025 2024 2025 2024
Number Number £'000 £'000

Ordinary share capital issued 
and fully paid of 50p each 14,910,708 14,910,708 7,455 7,455

2025 2024
£ £

qroťtȥ(loss) on ordinary actiŒities Åefore eŘceptional itemsș 
taxation, fair value interest swap and investment movements  (610) (1ș607)

2025 2024
£’000 £’000

�ithin one year 343 6

�etween two and ťŒe years 1ș614 4
An oŒer ťŒe years 315 -

2,272 10

Lessor
wtandard leases to third parties haŒe a Åreak clause of less than one year. }hree leases with 
Åreak clauses oŒer one year haŒe Åeen identiťed. �ll three leases haŒe an end date of 31 Luly 
2026. �ll of the leases include a proŒision for upward rent reŒiews according to preŒailing 
market conditions. }here are no options in place for either party to eŘtend the lease terms.
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21 Operating lease commitments  (Continued)
At the reporting end date the company had contracted with tenants for the following 
minimum lease payments:

22 Related party transactions
During the year the company made the following related party transactions: 

Social Justice and Human Rights Centre Limited 

(joint venture with Trust for London, Joseph Rowntree Charitable Trust, The Barrow Cadbury 
}rust and Oankelly Chase 9oundation).

The Ethical Property Company manages the company and all of its transactions, including 
payment of management fees. �t the period end the Œalue of the companyȸs inŒestment in 
the share capital of wocial Lustice and >uman Rights Centre Oimited was Ɉ5ș354k (2024Ț 
Ɉ4ș822k). }he company raised inŒoices to wocial Lustice and >uman Rights Centre Oimited 
during the period amounting to Ɉ506k (2024Ț Ɉ730k) for management fees. �t the Åalance 
sheet date included within debtors,  the amount due from Social Justice and Humans Rights 
Centre Oimited was Ɉnil (2024Ț Ɉnil). �t the Åalance sheet date included within creditorsș the 
amount due to wocial Lustice and >uman Rights Centre Oimited was Ɉnil (2024Ț Ɉnil). �lso 
during the period, The Ethical Property Company purchased services totalling £2k (2024: 
Ɉ2k). �ll transactions were carried out in the normal course of Åusiness. }he company paid a 
diŒidend of Ɉ22k (2024Ț Ɉ22k) to }he 'thical qroperty Company in the period.

23 Events after the reporting date
Zn 10 Luly 2025ș a property was sold at auction for Ɉ910k.

24 Ultimate controlling party
}here was no oŒerall controlling shareholder.

25 Analysis of changes in net debt

2025 2024
£’000 £’000

�ithin one year 138 192

�etween two and ťŒe years 46 47
184 239

1 April 
2024

Cash 
flows

31 
March 

2025
£’000 £’000 £’000

Cash at bank and in hand 948 (229) 719
Borrowings excluding overdrafts (26ș250) 5,041 (21,209)

(25ș302) 4,812 (20,490)
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26 Cash generated from operations

2025 2024
£'000 £'000

qroťtȥ(loss) for the year after taŘ 1,091 (15ș932)
Adjustments for:
Finance costs 1,752 2,888
Investment income - (4)
(qroťt)ȥloss on disposal of inŒestments - 4
Movement on revaluation of investments (504) (287)
Change in fair value on interest rate swap - 256
Movement on revaluation of investment properties (1,145) 14ș360
#epreciation and impairment of tangiÅle ťŘed assets 114 209
(qroťt)ȥloss on sale of inŒestment property (30) (4)
Movements in working capital:
(Increase)/decrease in debtors (352) 134
Increase in creditors 718 173
Cash generated from operations 1ș644 1,797
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