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Barchester Propco (Maidstone Two) Limited

Directors' Report for the Year Ended 31 December 2024

The Directors present their report and the financial statements for the year ended 31 December 2024. -

Principal activity
The principal activity of Barchester Propco (Maidstone Two) Limited ("the Company") is the construction and
subsequent leasing of care home facilities to other companies within the Grove Limited group (the "Group").

Fair review of the business
The results for the period are set out in the profit and loss account on page 10. The Directors are satisfied with
the Company's resuits.

Directors of the Company

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

Mark Hazlewood

Michael O'Reilly - Company secretary and director
Dividends

The Directors recommend no final dividend payment be made in respect of the financial year ended 31
December 2024. '

Going concern

The Directors have reasonable expectation that the Group and Company have adequate resources to continue in - -

operation for at least 12 months from the date of approval of these financial statements. The Directors believe
that it is appropriate to prepare the financial statements on a going concern basis. Further details are in note 2 to
the financial statements.
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Barchester Propco (Maidstone Two) Limited

Directors' Report for the Year Ended 31 December 2024 (continued)

Disclosure of information to the auditor
Each Director has taken steps that they ought to have taken as a Director in order to make themselves aware of -

any relevant audit information and to establish that the Company's auditor is aware of that information. The
Directors confirm that there is no relevant information that they know of and of which they know the auditor is

unaware.

Approved by the Board on 25 June 2025 and signed on its behalf by:

Mark Hazlewood
Director
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Barchester Propco (Maidstone Two) Limited

Statement of Directors' Responsibilities in respect of the Directors' Report and the
Financial Statements

The Directors are responsible for preparing the Directors' Report and the financial statements in accordance with
applicable law and regulations.

Company law requires the Directors to prepare financial statements for each financial year. Under that law the
Directors have elected to prepare the financial statements in accordance with UK Accounting Standards and
applicable law (UK Generally Accepted Accounting Practice), including FRS 102 The Financial Reporting
Standard applicable in the UK and the Republic of Ireland.

Under company law the Directors must not approve the financial statements unless they are satisfied that they
give a true and fair view of the state of affairs of the Company and of the profit or loss of the Company for that
period. In preparing these financial statements, the Directors are required to:

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

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

« assess the Company’s ability to continue as a going concern, disclosing, as applicable, matters related to
going concern; and

« use the going concern basis of accounting unless they either intend to liquidate the Company or to cease
operations, or have no realistic alternative but to do so.

The Directors are responsible for keeping adequate accounting records that are sufficient to show and explain
the Company's transactions and disclose with reasonable accuracy at any time the financial position of the
Company and enable them to ensure that the financial statements comply with the Companies Act 2006. They
are responsible for such internal control as they determine is necessary to enable the preparation of financial
statements that are free from material misstatement, whether due to fraud or error, and have general
responsibility for taking such steps as are reasonably open to them to safeguard the assets of the Company and
to prevent and detect fraud and other irregularities.
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Barchester Propco (Maidstone Two) Limited

Independent Auditor's Report to the Members of Barchester Propco (Maidstone Two)
Limited

Opinion

We have audited the financial statements of Barchester Propco (Maidstone Two) Limited (the 'Company') for
the year ended 31 December 2024, which comprise the Profit and Loss Account, Statement of Comprehensive
Income, Balance Sheet, Statement of Changes in Equity, and related notes, including the accounting policies in
note 2.

In our opinion the financial statements:

 give a true and fair view of the state of the Company's affairs as at 31 December 2024 and of its profit for the
year then ended,;

= have been properly prepared in accordance with UK accounting standards, including FRS 102 The Financial
Reporting Standard applicable in the UK and Republic of Ireland; and

« have been prepared in accordance with the requirements of the Companies Act 2006.

Basis for opinion - o :

We conducted our audit in accordance with International Standards on Auditing (UK) ("ISAs (UK)") and
applicable law. Our responsibilities are described below. We have fulfilled our ethical responsibilities under,
and are independent of the Company in accordance with, UK ethical requirements including the FRC Ethical
Standard. We believe that the audit evidence we have obtained is a sufficient and appropriate basis for our
opinion.

Going concern

The Directors have prepared the financial statements on the going concern basis as they do not intend to
liquidate the Company or to cease its operations, and as they have concluded that the Company’s financial
position means that this is realistic. They have also concluded that there are no material uncertainties that could
have cast significant doubt over its ability to continue as a going concern for at least a year from the date of
approval of the financial statements (“the going concern period”).

In our evaluation of the Directors’ conclusions, we considered the inherent risks to the Company’s business
model and analysed how those risks might affect the Company’s financial resources or ability to continue
operations over the going concern period.

Our conclusions based on this work:

« we consider that the Directors’ use of the going concern basis of accounting in the preparation of the financial
statements is appropriate;

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

However, as we cannot predict all future events or conditions and as subsequent events may result in outcomes

that are inconsistent with judgements that were reasonable at the time they were made, the above conclusions
are not a guarantee that the Company will continue in operation.
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Barchester Propco (Maidstone Two) Limited

Independent Auditor's Report to the Members of Barchester Propco (Maidstone Two)
Limited (continued)

Fraud and breaches of laws and regulations - ability to detect

Identifying and responding to risks of material misstatement due to fraud

To identify risks of material misstatement due to fraud (“fraud risks”) we assessed events or conditions that
could indicate an incentive or pressure to commit fraud or provide an opportunity to commit fraud. Our risk
assessment procedures included:

* Enquiring of Directors as to the Company and Group’s high-level policies and procedures to prevent and
detect fraud, as well as whether they have knowledge of any actual, suspected or alleged fraud.

» Reading Group Board minutes.

We communicated identified fraud risks throughout the audit team and remained alert to any indications of
fraud throughout the audit.

As required by auditing standards, we perform procedures to address the risk of management override of
controls, in particular the risk that management may be in a position to make inappropriate accounting entries.
On this audit we do not believe there is a fraud risk related to revenue recognition because there is limited
incentive or opportunity to recognise revenue fraudulently.

We did not identify any additional fraud risks.

In determining the audit procedures we took into account the results of our evaluation and testing of the
operating effectiveness of some of the Company-wide fraud risk management controls.

We performed procedures including:

+ Identifying journal entries to test based on risk criteria and comparing the identified entries to supporting
documentation. These included those posted to unusual accounts combinations.
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Barchester Propco (Maidstone Two) Limited

Independent Auditor's Report to the Members of Barchester Propco (Maidstone Two)
Limited (continued)

Identifying and responding to risks of material misstatement due to non-compliance with laws and regulations

We identified areas of laws and regulations that could reasonably be expected to have a material effect on the
financial statements from our general commercial and sector experience and through discussion with the
Directors and other management (as required by auditing standards), and discussed with the Directors and other
management the policies and procedures regarding compliance with laws and regulations.

We communicated identified laws and regulations throughout our team and remained alert to any indications of
non-compliance throughout the audit.

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

Firstly, the Company is subject to laws and regulations that directly affect the financial statements including
financial reporting legislation (including related companies legislation), and taxation legislation and we assessed
the extent of compliance with. these laws. and regulations. as part of our-procedures on the related financial
statement items.

Secondly, the Company is subject to many other laws and regulations where the consequences of
non-compliance could have a material effect on amounts or disclosures in the financial statements, for instance
through the imposition of fines or litigation. We identified the following areas as those most likely to have such
an effect: money laundering, anti-bribery and certain aspects of company legislation recognising the nature of
the Company’s activities. Auditing standards limit the required audit procedures to identify non-compliance
with these laws and regulations to enquiry of the Directors and other management and inspection of regulatory
and legal correspondence, if any. Therefore if a breach of operational regulations is not disclosed to us or
evident from relevant correspondence, an audit will not detect that breach.

Context of the ability of the audit to detect fraud or breaches of law or regulation

Owing to the inherent limitations of an audit, there is an unavoidable risk that we may not have detected some
material misstatements in the financial statements, even though we have properly planned and performed our
audit in accordance with auditing standards. For example, the further removed non-compliance with laws and
regulations is from the events and transactions reflected in the financial statements, the less likely the inherently
limited procedures required by auditing standards would identify it.

In addition, as with any audit, there remained a higher risk of non-detection of fraud, as these may involve
collusion, forgery, intentional omissions, misrepresentations, or the override of internal controls. Our audit
procedures are designed to detect material misstatement. We are not responsible for preventing non-compliance
or fraud and cannot be expected to detect non-compliance with all laws and regulations.
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Barchester Propco (Maidstone Two) Limited

Independent Auditor's Report to the Members of Barchester Propco (Maidstone Two)
' Limited (continued)

Directors' report
The Directors are responsible for the Directors’ report. Our opinion on the financial statements does not cover
that report and we do not express an audit opinion thereon.

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

» we have not identified material misstatements in the Directors’ report;

+ in our opinion the information given in that report for the financial year is consistent with the financial
statements; and

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

Matters on which we are required to report by exception
Under the Companies Act 2006 we are required to report to you if, in our opinion:

+ adequate accounting records have not been kept, or returns adequate for our audit have not been received
from branches not visited by us; or

+ certain disclosures of directors’ remuneration specified by law are not made; or
« the financial statements are not in agreement with the accounting records and returns; or
» we have not received all the information and explanations we require for our audit; or

« the Directors were not entitled to take advantage of the small companies exemption from the requirement to
prepare a strategic report.

We have nothing to report in these respects.
Directors' responsibilities

As explained more fully in their statement set out on page 4, the Directors are responsible for: the preparation of
the financial statements and for being satisfied that they give a true and. fair view; such internal control as they
determine is necessary to enable the preparation of financial statements that are free from material misstatement,
whether due to fraud or error; assessing the Company’s ability to continue as a going concem, disclosing, as
applicable, matters related to going concern; and using the going concern basis of accounting unless they either
intend to liquidate the Company or to cease operations, or have no realistic alternative but to do so.

Auditor’s responsibilities ‘

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are free
from material misstatement, whether due to fraud or error, and to issue our opinion in an auditor’s report.
Reasonable assurance is a high level of assurance, but does not guarantee that an audit conducted in accordance
with ISAs (UK) will always detect a material misstatement when it exists. Misstatements can arise from fraud or
error and are considered material if, individually or in aggregate, they could reasonably be expected to influence
the economic decisions of users taken on the basis of the financial statements.

A fuller description of our responsibilities is provided on the FRC’s website at
www.frc.org.uk/auditorsresponsibilities.
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Barchester Propco (Maidstone Two) Limited

Independent Auditor's Report to the Members of Barchester Propco (Maidstone th))
Limited (continued)

The purpose of our audit work and to whom we owe our responsibilities

This report is made solely to the Company’s members, as a body, in accordance with Chapter 3 of Part 16 of the
Companies Act 2006. Our audit work has been undertaken so that we might state to the Company’s members
those matters we are required to state to them in an auditor’s report and for no other purpose. To the fullest
extent permitted by law, we do not accept or assume responsibility to anyone other than the Company and the
Company’s members, as a body, for our audit work, for this report, or for the opinions we have formed.

Tara Stonehouse (Senior Statutory Auditor)

For and on behalf of KPMG LLP, Statutory Auditor
Chartered Accountants

Quayside House
110 Quayside

Newcastle upon Tyne
NE1 3DX

Date: 26 June 2025
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Barchester Propco (Maidstone Two) Limited

Profit and Loss Account for the Year Ended 31 December 2024

2024 2023
Note £ 000 £ 000
Turnover 3 632 -
Administrative expenses (5) (9
Operating profit/(loss) 627 9)
Gain on revaluation of investment property 1,493 ] -
Other interest receivable and similar income 4 12 9
1,505 9
Profit before tax ) 2,132 -
Taxation 7 (198) 311
Profit for the financial year. o : 1,934 311

The above results were derived from continuing operations.

The notes on pages 14 to 21 form an integral part of these financial statements.
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Barchester Propco (Maidstone Two) Limited

Statement of Comprehensive Income for the Year Ended 31 December 2024

2024 2023

£000 £000
Profit for the year 1,934 311
Total comprehensive income for the year 1,934 311

The notes on pages 14 to 21 form an integral part of these financial statements.
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Barchester Propco (Maidstone Two) Limited

(Registration number: 12791106)
Balance Sheet as at 31 December 2024

Fixed assets
Tangible assets
Investment property

Current assets
Debtors
Cash at bank and in hand

Creditors: Amounts falling due within one year
Net current liabilities

Total assets less current liabilities

Provisions for liabilities

Net assets

Capital and reserves
Called up share capital .
Profit and loss account

Total equity

Approved and authorised by the Board on 25 June 2025 and signed on its behalf by:

Mark Hazlewood
Director

The notes on pages 14 to 21 form an integral part of these financial statements.
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Note

10

11

12

13

2024 2023
£ 000 £000

2 13,554
17,000 -
17,002 13,554
320. 779

. 320 24
640 803
(15,206) (14,053)
(14,566) (13,250)
2,436 304
(198) -
2,238 304
2,238 304
2,238 304




Barchester Propco (Maidstone Two) Limited
Statement of Changes in Equity for the Year Ended 31 December 2024

Profit and loss

Share capital account - Total

£000 ‘ . £000 : . £000

At 1 January 2024 - 304 304
Profit for the year ’ - 1,934 1,934
At 31 December 2024 - : 2,238 2,238

Profit and loss

Share capital account Total

£000 £000 £000

At 1 January 2023 - (7 (7
Profit for the year - 311 311
Total comprehensive income -~ - . - 311 311
At 31 December 2023 : - 304 304

The notes on pages 14 to 21 form an integral part of these financial statements.
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Barchester Propco (Maidstone Two) Limited

Notes to the Financial Statements for the Year Ended 31 December 2024

1 General information

The company is a private company limited by share capital, incorporated in England and Wales.

2 Accounting policies

Summary of significant accounting policies and key accounting estimates -
The principal accounting policies applied in the preparation of these financial statements are set out below.

Statement of compliance

These financial statements were prepared in accordance with Financial Reporting Standard 102 'The Financial
Reporting Standard applicable in the UK and Republic of Ireland'. The functional and presentation currency of
these financial statements is sterling. All amounts in the financial statements have been rounded to the nearest
£'000. '
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Barchester Propco (Maidstone Two) Limited

Notes to the Financial Statements for the Year Ended 31 December 2024 (continued)

2 Accounting policies (continued)

Basis of preparation
These financial statements have been prepared using the historical cost conventlon except that as disclosed in
the accounting policies certain items are shown at fair value. !

There were no judgements or material estimation uncertainties affectmg the reported financial performance in
the current or prior period. :

Notwithstanding net current liabilities of £14,566,000 as at 31 December 2024, the financial statements have
been prepared on a going concern basis which the Directors consider to be appropriate for the following reasons.

The Directors of Grove Limited (the "Grove Board"), the Company’s ultimate parent undertaking, have
prepared cash flow forecasts for Grove Limited and its subsidiaries (the "Grove Group"), of which this company
is a member, for a period of 30 months from the date of approval of these financial statements.

The Grove Group meets its day to day working capital requirements through its cash reserves, a modest level of
borrowings and a revolving credit facility. The Grove Board have prepared cash forecasts for the remainder of
2025, the twelve months ended 31 December 2026 and the twelve months ended 31 December 2027. These
forecasts take into account expectations in relation to occupancy, fee rates, resident mix, labour hours and costs
(including agency), other costs and a full programme of capital expenditure and new developments. The Grove
Board has also modelled several forecasts inclusive of downside sensitivities.

All forecasts, including the downside sensitivities indicate that the Grove Group will have sufficient cash
resources for the forecast period through to December 2027. In addition, there are a number of areas of -
discretionary expenditure which could be reduced if necessary and sufficient assets on the balance sheet that
could be used to raise additional debt if required.

Furthermore, the Company is dependent on the Company’s ultimate parent company (Grove Limited) and the
Company’s fellow subsidiaries not seeking repayment of the amounts currently due to the Group which at 31
December 2024 amounted to £14,816,000. Grove Limited and the Company’s fellow subsidiaries have indicated
that they do not intend to seek repayment of these amounts during the next 12 months. As with any company
placing reliance on other group entities for financial support, the Directors acknowledge that there can be no
certainty that this support will continue.although, at the date of approval of these financial statements, they have
no reason to believe that it will not do so.

Consequently, the Directors are confident that the Company will have sufficient funds to continue to meet its

liabilities as they fall due for at least 12 months from the date of approval of the financial statements and
therefore have prepared the financial statements on a going concern basis.
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Barchester Propco (Maidstone Two) Limited

Notes to the Financial Statements for the Year Ended 31 December 2024 (continued)

2 Accounting policies (continued)

Summary of disclosure exemptions .
As the Company is a wholly owned subsidiary of Grove Limited the Company has taken advantage of the
disclosure exemptions contained in FRS 102 Section 1.12. By virtue of FRS 102 Section 33.1A the Company
has not disclosed transactions or balances with wholly owned entities which form part of the Group.

Name of parent of group
These financial statements are consolidated in the financial statements of Grove Limited.

The financial statements of Grove Limited may be obtained from www.jerseyfsc.org.

Revenue recognition
Turnover is derived from the leasing of property and equipment to related undertakings under operating leases
and is recognised on a straght.line basis over the period.of the lease.

Tax

The tax expense for the period comprises current and deferred tax. Tax is recognised in profit or loss, except that
a change attributable to an item of income or expense recognised as other comprehensive income is also
recognised directly in other comprehensive income.

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

Deferred tax is recognised in respect of all timing differences between taxable profits and profits reported in the
‘financial statements.

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

Deferred tax is measured using the tax rates and laws that have been enacted or substantively enacted by the
reporting date and that are expected to apply to the reversal of the timing difference.

Tangible assets
Tangible assets are stated in the statement of financial position at cost, less any subsequent accumulated
depreciation and subsequent accumulated impairment losses.

The cost of tangible assets includes directly attributable incremental costs incurred in their acquisition and
installation.

Depreciation
Depreciation is charged so as to write off the cost of assets, other than land and properties under construction
over their estimated useful lives, as follows:

Asset class Depreciation method and rate
Fixtures and fittings straight line over 10 years

Investment property

Investment property is carried at fair value, derived from the current market prices for comparable real estate
determined annually by external valuers. The valuers use observable market prices, adjusted if necessary for any
difference in the nature, location or condition of the specific asset. Changes in fair value are recognised in profit
or loss.
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Barchester Propco (Maidstone Two) Limited

Notes to the Financial Statements for the Year Ended 31 December 2024 (cqntinu,ed)

2 Accounting policies (continueﬂ) .

Share capital

Ordinary shares are classified as equity. Equity instruments are measured at the fair value of the cash or other
resources received or receivable, net of the direct costs of issuing the equity instruments. If payment is deferred
and the time value of money is material, the initial measurement is on a present value basis.

3 Turnover

The analysis of the Company's revenue for the year from continuing operations is as follows:

2024
£000
Rental income from investment property - ‘ 632
4  Other interest receivable and similar income
2024 2023
’ £000 £000
Interest income on bank deposits : 12 : 9
5 Directors' remuneration .
The Directors' remuneration for the-year was as follows: -
2024 2023
£000 £000
Remuneration 3 6

The Directors were employed by another company within the Grove Limited Group in both the current year and
the prior year. The proportion of their remuneration attributable to their services to Barchester Propco
(Maidstone Two) Limited is shown in the table above.

The Company had no employees other than Directors (2023: nil).

6 Auditor's remuneration

The remuneration of the auditor in the current year was borne by another Group company. The estimate for the
current year is £6,000 (2023: £5,000).

7 Taxation

Tax charged/(credited) in the profit and loss account
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Barchester Propco (Maidstone Two) Limited

Notes to the Financial Statements for the Year Ended 31 December 2024 (continued)

7 Taxation (continued)

2024 2023
£000 £000
Current taxation
UK corporation tax - -
Group relief credit - (311)
Total current income tax - (311)
Deferred taxation
Arising from origination and reversal of timing differences 198 -
Tax expense/(receipt) in the profit and loss account 198 (311)

The tax on profit before tax for the year is lower than the standard rate of corporation tax in the UK (2023 -
lower than the standard rate of corporation tax in the UK) of 25% (2023 - 23.5%).

The differences are reconciled below:

2024 2023

£000 £000
Profit before tax . : 2,132 .
Corporation tax at standard rate 533 T
Tax increase arising from group relief 1,170 -
Tax decrease from transfer pricing adjustments (476) 311)
Tax decrease from other tax effects (1,029) -
Total tax charge/(credit) 198 (311)

Deferred tax
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Barchester Propco (Maidstone Two) Limited

Notes to the Financial Statements for the Year Ended 31 December 2024 (continued)

7 Taxation (continued)

Deferred tax assets and liabilities.

2024
Fixed asset timing differences
Revaluation of investment property

8 Tangible assets

Cost or valuation
At 1 January 2024
Additions
Transfers

At 31 December 2024 - -

Depreciation
At 1 January 2024
Charge for the year

At 31 December 2024
Carrying amount

At 31 December 2024
At 31 December 2023

9 Investment properties

At 1 January 2024

Transfers to and from property, plant and equipment

Fair value adjustments

At 31 December 2024

Asset Liability

£000 £000

452 -

- 650

452 650

Furniture, Properties
fittings and - under -

equipment construction Total
£000 £000 £000

- 13,554 13,554

- 1,954 1,954
2 (15,508) (15,506)

2 - 2

2 - 2

- 13,554 13,554
2024
£ 000

15,507

1,493

17,000

Investment properties comprise nursing and residential homes. The homes were valued by Knight Frank as at 31
December 2024. The valuation was prepared.on the basis of fair value subject to the existing leases in place, and
was carried out using the Investment Method. The valuation was undertaken in accordance with the current
edition of RICS valuation - Global Standards, which incorporates the International Valuations Standards, and
the RICS UK National Supplement. Knight Frank are members of the royal Institute of Chartered Surveyors and
have appropriate qualifications and recent experience in the location and category of asset being valued.



Barchester Propco (Maidstone Two) Limited

Notes to the Financial Statements for the Year Ended 31 December 2024 (continued)

10 Debtors
2024 2023
£ 000 £000
Amounts owed by related parties 314 ' 313
Other debtors 6 466
320 779

Amounts due from related parties stated above are legally due on demand and are thus recoverable within one
year. Tt is not expected that a demand for these amounts will be made within the next year.

11 Creditors

2024 2023
£ 000 £000
Due within one year
Trade creditors 155 967
Amounts due to related parties 14,816 13,086
Deferred income 235 : -
15,206 14,053

Amounts due to related parties are legally due on demand and are thus due within one year. It is not expected
that a demand for these amounts will be made within the next year. -

12  Provisions for liabilities

Deferred tax Total
£000 £000
Additional provisions 198 198
At 31 December 2024 : 198 198
13 Share capital
Allotted, called up and fully paid shares
2024 2023
No. £ No. £

Ordinary shares of £1 each 1 1 1 1
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Barchester Propco (Maidstone Two) Limited

Notes to the Financial Statements for the Year Ended 31 December 2024 (continued)

14 Commitments
Capital commitments

The total amount contracted for but not provided in the financial statements was £Nil (2023 - £778,000).

15 Parent and ultimate parent undertaking

The company's immediate parent is Barchester Holdco (Jersey) Limited, incorporated in Jersey.
The ultimate parent and controlling party is Grove Limited, incorporated in Jersey.

The most senior parent entity producing publicly available financial statements is Grove Limited. These
financial statements are available upon request from www.jerseyfsc.org.

The parent of the largest group in which these financial statements are consolidated is Grove Limited,
incorporated in Jersey.

The address of Grove Limited is:
13 Castle Street

St Helier

Jersey

JEI 1ES

The parent of the smallest group in which these financial statements are consolidated is Barchester Holdco
(Jersey) Limited, incorporated in Jersey.

The address of Barchester Holdco (Jersey) Limited is:
13 Castle Street

St Helier

Jersey

JEI1 1ES
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