
Pictured: Phoenix 10, Walsall, 
a 44-acre site capable of 
delivering 620,000 sq ft of 
industrial and logistics space
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The Directors present the Group Strategic Report 
for the year ended 31 December 2021.

This report sets out how Henry Boot continues to create 
consistent value through the promotion of new land 
opportunities, the development of and investment in 
high-quality property assets, and construction activities.

The Business Overview and Strategic Report on pages 
01 to 71 has been approved by the Board and signed 
on its behalf by
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We have had a good year with profits ahead of our 
expectations, NAV per share up by 13.6%, and material 
progress made towards our medium-term strategic targets.

Against a backdrop that was heavily impacted by 
COVID-19 (CV-19) throughout 2021, we have made good 
progress with our refreshed strategy to focus, grow and 
gain appropriate scale in our three key markets, all of which 
have performed well. CBRE research shows that the UK 
industrial & logistics market has performed particularly 
strongly with values up over 35% in 2021. This has been 
fuelled by another year that has seen near UK record take 
up of warehouse space, relatively low levels of vacancy 
and strong investor demand. The UK Price Index states 
that the residential market has also been buoyant with UK 
house price inflation of nearly 11% in 2021, which led to 
residential land prices increasing by c.9% according to 
Savills research. There are also signs of our big regional 
cities bouncing back, with more footfall, while Build-to-Rent 

(BtR) rents increased by an average 
of 8% according to Zoopla research. 
Furthermore, key office markets, 
like Manchester, are seeing take up 
recover to pre-CV-19 levels, with a 
clear flight to quality.

In anticipation of a recovery in our 
markets, and in line with our refreshed 
strategy, we started to increase both 
our employed and committed capital 
as early as the summer of 2020. We 
continued this in 2021 investing over 
£60m primarily into the acquisitions 
of land, development sites and 

investment properties. This increase in activity delivered 
PBT ahead of management expectations in 2021 with 
£35.1m of PBT and will also help to restore our profit, 
ahead of schedule, to near pre-CV-19 levels in 2022.

Moreover, we are also progressing well in realising our 
medium-term strategic targets. Achieving these targets 
will result in a larger, more sustainable business, with 
appropriate scale in our chosen markets, backed by a 
modern, progressive team all set within a strong ESG 
framework.

A more detailed review of our refreshed strategy is set 
out below, including highlights of this year’s operational 
progress towards our medium-term strategic targets:

• As a result of strong demand from housebuilding 
clients, Hallam Land Management (Hallam Land) has 
sold 3,008 plots (2020: 2,000 plots).

• Henry Boot Developments (HBD) has completed 
developments of £303m GDV (HBD share £69m) 
(2020: £58m) but more importantly, the committed 
programme has materially increased to £277m  
(2020: £85m) – including nearly 1m sq ft of industrial,  
of which 92% is pre-let or pre-sold. 

• Significantly, along with our joint venture partner 
Greater Manchester Pension Fund (GMPF), we have 
committed to the £66m (HBD share £33m) speculative 
office redevelopment of the Island, in the centre of 
Manchester. It will be one of the UK’s first Net Zero 
Carbon (NZC) office buildings.

• Our investment portfolio has grown to £126m, including 
JVs (2020: £92m), delivering a strong total return of 
19.5% during the year.

MATERIAL 
PROGRESS MADE 
TOWARDS OUR 
MEDIUM-TERM 
STRATEGIC 
TARGETS

92,667
RESIDENTIAL LAND PLOTS   
(2020: 88,070)

£1.1bn
HBD DEVELOPMENT PIPELINE GDV 
(2020: £1.1BN)

CHIEF EXECUTIVE OFFICER REVIEW

TIM ROBERTS 
CHIEF  EXECUT IVE  OFF ICER
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£126m
INVESTMENT PORTFOLIO VALUE 
(2020: £92m)

1,157 UNITS

STONEBRIDGE HOMES TOTAL 
LAND BANK 
(2020: 1,119)

• Our jointly owned housebuilder, Stonebridge 
Homes, grew sales to 120 units in 2021 
(2020: 115) and has plans to build on this 
momentum with a sales target of 200 units 
in 2022. The land bank has also grown, 
specifically land with planning has increased 
to 912 plots (2020: 657) mitigating against 
the impact of ongoing planning delays on our 
growth.

• With gearing at 12.2%, against a 
conservative balance sheet where our 
strategic land bank is held at cost, we are 
comfortably positioned within our stated 
optimum range of 10–20%. 

• ROCE at 9.6% is close to our stated 
medium-term target range of 10–15% and, 
this year, we believe it will be firmly within this 
range. NAV per share increased by 13.6%, 
ahead of expectations, and is now 11.7% 
above the 31 December 2019 level, driving 
a TAR of 8.0% per annum over the last 
two years.

• We have also started 2022 well with secured 
revenue through Hallam Land pre-selling 
1,880 plots. The committed development 
programme is 72% pre-let or presold and 
Stonebridge Homes has 77% reservations 
against 200 units. Henry Boot Construction 
continues to successfully win work, with 
100% of its order book secured for 2022, 
and Banner Plant’s monthly trading is above 
2019 levels.

In relation to this, I am proud of the level of 
dedication and commitment that our team has 
shown in these uncertain, yet busy times, and 
also very pleased to be leading a business 
that is responding to the environmental and 
social challenges we are all facing. We have a 
Responsible Business Strategy, which not only 
sets out clear actions and targets that will be 
more respectful to our people, planet, places 
and partners, but will also further embed ESG 
into our commercial decision making. Whilst this 
approach will involve some evolution of mind 
set and investment, I strongly believe it will help 
us anticipate demand from our customers, and 
better support the communities that we work 
in. So, ultimately, it will be the right thing in the 
long term for the business and, therefore, in the 
interests of our various stakeholders. 

Finally, after a remarkable 40 years of service, 
Jamie Boot, our Chairman, will be retiring from 
the Board following the Company’s Annual 
General Meeting (AGM) in May of this year. 
Everyone at Henry Boot would like to express 
their thanks to Jamie for his outstanding 
contribution and wish him well in his retirement. 
On a personal note, it has been a real pleasure 
working with Jamie and I greatly appreciate 
his leadership and support. After undertaking 

a considered selection process, the Group is 
pleased that current Non-executive Director 
(NED), Peter Mawson, will be appointed as 
Chair. Peter has been on the Board since 2015 
and brings a wealth of property and commercial 
experience. As a consequence of Peter’s 
changing role, the Senior Independent Director 
position will be assumed by Joanne Lake, an 
existing NED. Also, the Nomination Committee, 
supported by a consultant, has started the 
recruitment of an additional NED.

I look forward to working with the Board, under 
Peter’s Chairship, and the rest of our team on the 
next exciting phase of Henry Boot’s journey.

OUTLOOK
The immediate outlook for our markets remains 
positive with high levels of occupier and 
investor demand for industrial and logistics 
space, a strong forward sales position for 
Stonebridge Homes and continued demand 
from housebuilders for residential land. Not 
surprisingly, therefore, we have had a very good 
start to 2022 with high levels of secured sales.

However, as an industry we face several 
headwinds. Build cost inflation is stubbornly 
high, supply restrictions are being seen and it’s 
a competitive employment market. All of these 
challenges have been overshadowed recently 
by the conflict in Ukraine. At the moment, we 
are managing these challenges, maintaining our 
margin through sales inflation and doing a good 
job of motivating and retaining our team.

We remain a long-term business and one of 
our main advantages is our attractive pipeline. 
With potential for over 92,500 plots Hallam 
Land has one of the largest strategic land 
banks in the country, HBD has maintained its 
pipeline at £1.1 bn (75% in industrial) despite 
committing to £277m of development over the 
year and Stonebridge Homes with a land bank 
of 1,157 plots is readying itself to become a truly 
multiregional premium housebuilder.

With a strong balance sheet, low levels of 
gearing, an engaged team and a portfolio rich 
with opportunity, we are ready to meet demand 
and to continue making excellent progress 
against our medium-term strategic targets.

TIM ROBERTS 
CHIEF EXECUTIVE OFFICER

This report contains the following alternative performance  
measures (APM): Return on Capital Employed. Net Asset Value 
(NAV) per share. Net (debt)/cash. Total Accounting Return. 
More details can be found on page 40.
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HOW WE CREATE VALUE
Our Purpose: to empower and develop our people to create 
long-term value and sustainable growth for our shareholders

Key resources 
and relationships
CAPITAL STRUCTURE
Our financial structure allows us to invest in the more 
profitable areas of the business to ensure we can 
maximise value, whilst maintaining prudent gearing 
levels. The property investment portfolio of Henry Boot 
Developments generates rental income each year, 
allowing us to borrow against the investment portfolio 
at attractive rates. The Construction segment is 
self-funded and cash generative, resulting in the cash 
produced from these activities being invested into 
strategic land and property development. 

OUR PEOPLE
Henry Boot recognises that our people are 
fundamental to the success and sustainability of the 
Group. It is their expertise that executes our business 
model successfully and delivers the value created by 
the business to our stakeholders.

PARTNERSHIPS
At Henry Boot we pride ourselves on collaboration. 
We set clear mutual expectations and strive to 
achieve them. We promote cross-team working,  
and work in partnership to make things happen.

REPUTATION
We deliver on time to create repeat business in 
each of the Group’s segments. Our reputation and 
success are built on the relationships we create, and 
we take great care to ensure we build on these for 
the future.

OUR CULTURE – THE ‘HENRY BOOT WAY’
Our culture and behaviour are guided by The ‘Henry 
Boot Way’. This allows us to create and sustain an 
open culture, where our people can grow and thrive, 
upholding the standards that are so important to 
all of us. It inspires excellence in everything we do 
for our customers, and our colleagues and aims to 
provide satisfaction for all our stakeholders.

We are focused on three key markets
Our focus on these markets and our people drives 
our investment in the business.

INDUSTRIAL  
AND LOGISTICS

CURRENT CAPABILITIES
The Group completed on £43m GDV of industrial 
and logistics, and c.500,000 sq ft due to 
strong demand. At the beginning of 2022, we 
are committed to a further c.950,000 sq ft of 
industrial and logistics development with a GDV 
of £165m, including schemes in Nottingham, 
Wakefield and Luton.

INVESTMENT
The Group invested in c.1m sq ft of industrial and 
logistics development at Markham Vale, Rainham 
and Welwyn Garden, with a GDV of £84m. We also 
acquired two industrial estates in Skelmersdale 
and Manchester, which have been retained within 
the investment portfolio, for a combined £11m, at 
a blended net initial yield of almost 5%.

 Read more on  
page 23

RESIDENTIAL

CURRENT CAPABILITIES
The residential market performed strongly, 
with the Group’s land promotion business 
selling 3,008 plots in the year and our regional 
housebuilder completed on 120 units, at 0.83 
sales per week per outlet with an average selling 
price of £509,000.

INVESTMENT
Hallam Land Management secured over 1,000 
acres of land, which has the potential for around 
7,600 plots, leaving the total land bank capable of 
delivering over 92,500 plots. Stonebridge Homes 
increased their land bank to 1,157 plots, of which 
912 plots has either detailed, or outline planning 
permission.

 Read more on  
page 24

URBAN  
DEVELOPMENT

CURRENT CAPABILITIES
Urban development is showing signs of recovery, 
with big regional cities bouncing back, with 
footfall increasing. In the year, Kampus, a 
533-unit BtR scheme in Manchester achieved 
practical completion and in addition, we 
completed the £89m Glass Works project in 
Barnsley city centre in June 2021.

INVESTMENT
The Group’s construction business won £89m 
worth of urban development schemes in Sheffield 
and York. We also acquired a site at Summerhill, 
Birmingham with a GDV of £110m, which has the 
potential to deliver up to 404 BtR units.

 Read more on  
page 25

BUSINESS MODEL
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Value for 
stakeholders
OUR PEOPLE
Our people deliver the core activities of our business 
model. We invest a significant amount of time 
and resource in their training and development to 
ensure they are empowered in their roles. We apply 
the same methods and dedication when we are 
recruiting to ensure we attract the highest calibre of 
people within the Group.

COMMUNITIES
We have offices in ten locations across the UK, 
but we have projects which extend our community 
impact across the country. Wherever we operate 
it is fundamental to us that we develop strong 
relationships and partnerships with our communities. 
This could be by using the local supply chain on 
projects or volunteering our skill set to a local charity. 

CUSTOMERS
We are committed to maintaining our long standing 
track record of customer satisfaction. We continue 
to listen, understand and adapt how we can improve 
upon what we deliver, so we are able to further 
enhance the competitive advantage our Group 
brings to its customers.

SHAREHOLDERS
Our priority is to protect the sustainability of 
our Group for our shareholders. By operating 
transparently and responsibly, we are able to create 
added value for our shareholders, providing updates 
on performance and changes to the strategic 
direction of the Group.

INDUSTRIAL  
AND LOGISTICS

CURRENT CAPABILITIES
The Group completed on £43m GDV of industrial 
and logistics, and c.500,000 sq ft due to 
strong demand. At the beginning of 2022, we 
are committed to a further c.950,000 sq ft of 
industrial and logistics development with a GDV 
of £165m, including schemes in Nottingham, 
Wakefield and Luton.

INVESTMENT
The Group invested in c.1m sq ft of industrial and 
logistics development at Markham Vale, Rainham 
and Welwyn Garden, with a GDV of £84m. We also 
acquired two industrial estates in Skelmersdale 
and Manchester, which have been retained within 
the investment portfolio, for a combined £11m, at 
a blended net initial yield of almost 5%.

 Read more on  
page 23

RESIDENTIAL

CURRENT CAPABILITIES
The residential market performed strongly, 
with the Group’s land promotion business 
selling 3,008 plots in the year and our regional 
housebuilder completed on 120 units, at 0.83 
sales per week per outlet with an average selling 
price of £509,000.

INVESTMENT
Hallam Land Management secured over 1,000 
acres of land, which has the potential for around 
7,600 plots, leaving the total land bank capable of 
delivering over 92,500 plots. Stonebridge Homes 
increased their land bank to 1,157 plots, of which 
912 plots has either detailed, or outline planning 
permission.

 Read more on  
page 24

URBAN  
DEVELOPMENT

CURRENT CAPABILITIES
Urban development is showing signs of recovery, 
with big regional cities bouncing back, with 
footfall increasing. In the year, Kampus, a 
533-unit BtR scheme in Manchester achieved 
practical completion and in addition, we 
completed the £89m Glass Works project in 
Barnsley city centre in June 2021.

INVESTMENT
The Group’s construction business won £89m 
worth of urban development schemes in Sheffield 
and York. We also acquired a site at Summerhill, 
Birmingham with a GDV of £110m, which has the 
potential to deliver up to 404 BtR units.

 Read more on  
page 25
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OUR OPERATING MODEL

BUSINESS MODEL

Bank 
funding

Recurring revenueCyclical revenue

Identify opportunities and acquire land 

Obtain planning permission

Sale of property4a

Sale of land3a

Investment portfolio

CONSTRUCTIONLAND  
PROMOTION

PROPERTY INVESTMENT 
AND DEVELOPMENT

1

2

Development of site3b

4b

Cyclical Revenue: Sale of land and property 
developments generates cyclical revenue. These activities 
are riskier and give varying amounts of profit through each 
economic cycle. These profits, in good years, contribute 
significantly to the stable profits from construction and 
property investment.

Recurring Revenue: The revenue from construction and 
the property investment portfolio is regular and stable. This 
income allows Henry Boot PLC to maintain long-term bank 
funding relationships.

GROUP

BUSINESS MODEL
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Pictured: Mabgate, Leeds – 
400 unit BtR scheme.

1 2 3a
Construction
Henry Boot Construction 
is a contractor specialising 
in servicing both public 
and private clients in all 
construction and civil 
engineering sectors.

Banner Plant offers a wide 
range of services, and a high-
quality inventory of equipment 
for hire and sale, such as 
temporary accommodation, 
powered access equipment, 
tools and non-man 
operated plant.

Road Link (A69) has a 
contract with National 
Highways to operate and 
maintain the A69 trunk 
road between Carlisle and 
Newcastle upon Tyne. National 
Highways pays Road Link a 
fee based on the number of 
vehicles using the road and the 
mileage travelled.

 Read the Business Review  
on pages 30 to 37

Identify 
opportunities and 
acquire land
Hallam Land Management 
acquires mainly agricultural land 
and then promotes it for its 
highest value use. Henry Boot 
Developments acquires mainly 
brownfield land.

Obtain planning 
permission
Gaining planning permission 
on land adds immense value to 
its worth.

Hallam Land Management 
promotes land for residential and 
commercial consent.

Henry Boot Developments 
promotes land for commercial 
development. Stonebridge 
Homes promotes land for 
residential development.

Sale of land
Once Hallam Land 
Management obtains planning 
permission on a site, it is sold 
to a developer, sometimes 
after infrastructure has been 
installed. The amount of capital 
required to achieve planning 
permission on a section of 
land is a very small proportion 
of the total capital required for 
the whole building process, 
from acquisition of land without 
planning permission through 
to completion of construction. 
This means that Hallam Land 
Management is focused on 
maximising the most profitable 
section of the housebuilding 
process for the lowest amount 
of working capital.

3b 4a 4b

Development  
of site
Unlike Hallam Land 
Management, when Henry 
Boot Developments and 
Stonebridge Homes gain 
planning permission for a site, 
they will develop it themselves.

Sale of 
property
Once a property is developed, 
it may be immediately sold, 
generating significant revenue. 
Properties may be retained by 
the business to form part of the 
investment portfolio and may be 
sold at a later time.

Investment  
portfolio
A select number of the finished 
property developments are 
retained and managed by the 
Property Investment and 
Development segment. The 
property investment portfolio of 
Henry Boot Developments is 
worth £126m (including JVs) and 
generates a sizeable amount of 
rental income each year.
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The Group operates within three key sustainable markets: Industrial and Logistics, Residential and Urban 
Development. These markets are driven by long-term structural trends, such as population growth, rising 
numbers of households and shopping moving online. With these structural tailwinds supporting the markets, 
Henry Boot expect them to give momentum to future performance.  

KEY LONG-TERM STRUCTURAL TRENDS AFFECTING OUR BUSINESS

URBANISATION TECHNOLOGY

Despite the CV-19 disruption and the expected population 
increases over the longer term, major cities will be a significant 
driver of UK growth. According to the UN, central case scenario 
population will have grown to approximately 75.4m by 2050 
with 90% of the population living in urban areas. People do not 
choose to live in cities merely to be close to work, but rather 
because of the lifestyle benefits provided by accessibility to 
amenities. A Centre for Cities survey shows that being “close to 
restaurants/leisure and cultural facilities” was by far the biggest 
factor in determining city centre residents’ location decisions.

Advances in technology over the past decade have caused 
disruption to how we live, work, shop and communicate, 
resulting in many businesses needing to rethink their digital 
strategies and offering. The emergence of new technology 
impacts on a series of issues relating to not only how businesses 
deliver their services, but also the environment in which they do it 
in. This increases the requirement for property businesses to be 
flexible and deliver services to their customers as well as simply 
delivering a product to rent or own.

DEMOGRAPHICS ENVIRONMENT

UK’s population continues to grow, but at a slower rate than 
previously, with people living longer and the average size of 
households reducing. According to ONS data, the UK population 
reached an estimated 66.8m in mid-2019. The growth rate from 
mid-2018 to mid-2019, at 0.5%, was slower than any year since 
2004. However, the most significant change in the working age 
population over the next 20 years is for 20–30-year-olds and 
40–50-year-olds who are expected to increase by 4.2% and 
6.5% respectively. Demographics therefore provide positive 
support for senior living and BtR aimed at young professionals.

The built environment contributes an estimated 40% of the UK’s 
carbon emissions, which increases the pressure on businesses 
in that industry to adapt their operations to become more 
sustainable. This, alongside climate change and the need to 
reverse environmental degradation, has created higher demand 
for energy efficient green buildings with rising brown discount.

OUR MARKETS
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What does Henry Boot have to offer:

• A long-standing reputation and expertise in the 
sector, in particular the Group’s 2,000,000 sq ft 
flagship scheme, Markham Vale has been offering 
industrial and logistics solutions since 2004, and in 
2021 the scheme has been expanded by a further 
750,000 sq ft.

• Last year, planning was secured at Phoenix 10, 
Walsall, a site capable of delivering  
c.620,000 sq ft and funding was secured at 
New Horizon Nottingham to commence and 
develop a 426,000 sq ft scheme of industrial and 
logistic space.

• In total, the Group is committed to develop 
c.1,000,000 sq ft of industrial and logistic space, 
with a GDV value of £187m GDV (HBD Share 
£165m).

• Industrial and logistics represents 75% of Henry 
Boot’s £1.1bn development pipeline with the 
potential to deliver approximately 8,000,000 sq ft 
of space.

INTERNET SALES AS A PERCENTAGE OF TOTAL RETAIL SALES (%)1

0

5

10

15

20

25

30

2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

Internet sales as a percentage of total retail sales (%)

BIG BOX TAKEUP – MILLION SQ FT2

0

10

20

30

40

50

60

2011 20132012 2014 2015 2016 2017 2018 2019 2020 2021

Total Two-year rolling average

INDUSTRIAL AND LOGISTICS

MARKET OVERVIEW
In 2021, there was a UK record industrial space take-up of 55.1m 
sq ft, with the market continuing to outperform both the office and 
retail property sectors. In particular, take-up of warehouse space was 
supported by online retailers, who continued to perform well in last 
year’s lockdowns. This resulted in internet sales take home percentage 
of total retail sales increasing to just under 30% and according to 
DTRE, retailers accounted for 47.4% of UK take-up.

The pandemic clearly has played a significant role in accelerating 
e-commerce and the digital economy, which has resulted in the 
industrial and logistics sector performing with remarkable strength  
in recent times. This looks set to continue, and with vacancy  
rates at 2.9%, a record low, the market’s outlook remains positive  
for the future.

1. Source: Office for National Statistics

2. Source: Savills 
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What does Henry Boot have to offer:

• Hallam Land Management has six offices  
located across the country and is well established 
and experienced in the complexities of the UK 
planning system.

• The Group has a strategic land bank of 18,012 
acres, which has the potential to deliver over 
92,500 residential plots.

• Stonebridge Homes, the Group’s jointly owned 
housebuilder, offers further residential capabilities, 
with a total land bank of 1,157 plots and in 2021 
increased the number of plots that have either 
detailed, or outline planning permission to 912 plots.

LAND VALUES AND PLANNING CONSENTS1
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1. Source: Savills 

2. Source: Nationwide

RESIDENTIAL

MARKET OVERVIEW
The residential market performed strongly in 2021, which resulted in 
a total house price growth of 10.8% last year according to HM Land 
Registry, as people continued to re-evaluate their housing needs. 
Housing affordability was also supported by low mortgage rates and 
the average mortgage payment remained stable at around 30% of 
people’s take-home pay. 

As a result of a buoyant housing market, there was robust demand 
from UK housebuilders for greenfield land, who were looking to quickly 
replenish their land portfolios to match the ongoing demand for new 
homes. According to Savills research, last year saw UK greenfield land 
values increase by 8.8%, the strongest annual growth since 2014.

OUR MARKETS
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What does Henry Boot have to offer:

• The Group has a strong presence in key cites 
identified as target areas for BtR schemes.

• In 2021, the Group completed on Kampus, the 
533-unit BtR development in Manchester and 
further expanded its BtR pipeline by acquiring a 
site at Summerhill, Birmingham (£110m GDV), 
which has the potential to deliver up to 404 units.

• Last year, Henry Boot Construction secured two 
urban development schemes in the city centre of 
Sheffield and York. Both schemes commenced 
work in 2021 and we will continue to seek and 
secure further opportunities within this market.

RENTAL GROWTH1
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HOUSING TENURE2

00 01 02 03 04 05 06 07 08 09 10 11 12 13 14 15 16 17 18 19 2120

45%

40%

35%

30%

25%

20%

15%

10%

5%

Own 
outright

Own with
mortgage 

Social
renters

Private
renters

1. Source: Office for National Statistics

2. Source: GOV.UK

URBAN DEVELOPMENT

MARKET OVERVIEW
Whilst the Urban Development market has been impacted by CV-19, 
there have been signs that our big regional cities are bouncing back, 
with an increase in footfall. There is a continued belief that by 2050, 
90% of the population will live in urban areas, with people choosing 
to live in rental accommodation within prime urban areas, not only for 
work reasons but for better lifestyle options in general. 

Over the past decade, private renters have significantly increased, and 
whilst during the pandemic rates have slightly dropped, they remained 
relatively stable. In particular, BtR rents increased by an average of 8% 
according to Zoopla research and JLL expect BtR rental growth of 
2.7% pa between 2021 and 2025, with regional growth strongest in 
Birmingham and Manchester. 
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OUR STRATEGY

OUR STRATEGY IS SHAPED BY FOUR KEY STRATEGIC PILLARS  
AND FOCUSES ON THREE LONG TERM MARKETS

KEY STRATEGIC PILLARS

Grow Capital Employed to over £500m + Target ROCE 10–15% +
Maintain a progressive dividend policy

People Strategy + ESG

Optimum gearing of 10–20% + minimum 70% committed development  
programme pre-let/pre-sold

SAFETY AND  
ENVIRONMENT

LAND PROMOTION

Industrial and logistics Residential Urban Development

We aim to be the 
safest place to work 
in our markets and 
be respectful to our 

environment

GROWTH

PROPERTY INVESTMENT 
AND DEVELOPMENT

Restore profit and 
grow capital  

employed to £500m  
by investing in our 
three key markets

DELIVERY

HOUSEBUILDING

Adopt emerging 
working practices, 

investing and 
collaborating to  

deliver our  
operational targets

PEOPLE

CONSTRUCTION

Open, progressive, 
high performing 

business governed  
by clear objectives 

which engage  

diverse range of talent

Long-term Markets

Value Delivery

Returns

Responsible Approach

Risk
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2021 STRATEGY REVIEW
At the start of 2021, we set out a medium-term strategy focused 
around three key markets: Industrial & Logistics, Residential and 
Urban Development. Our markets, which are driven by long-term 
structural trends, have all performed well. In particular, we have seen 
demand for industrial & logistics space continue to be driven by the 
structural shift of retail sales moving online, whilst rising residential land 
prices reflect the continued demand from housebuilders benefiting 
from a strong sales market. Urban development in the form of BtR is 
experiencing healthy levels of rental growth of around 8% according 
to Zoopla research and occupier take up of offices is recovering, 
especially in the big regional cities we target.

Our main focus is to grow the business, by increasing capital 
employed by over 40% to £500m, whilst at the same time continuing 
to generate a ROCE of 10–15% and maintaining a progressive 
dividend policy.

During 2021, we made excellent progress with our strategy of growth, 
investing £60m in acquisitions, which, amongst other things, enabled 
us to grow Hallam Land’s land bank by a further 1,000 acres (c.7,600 
plots). £36.2m of the investment was put towards new development 
opportunities, including the £110m GDV BtR project in Summerhill, 
Birmingham, and a large industrial site in Rainham (GDV: £120m), which 
was purchased in a joint venture with Barings Fund (HBD share £24m). 

We delivered an improved ROCE of 9.6% in 2021, whilst increasing 
our capital employed to £376m. We believe it will exceed £400m by 
the end of 2022, putting us on track to achieve our medium-term 
target of over £500m, and we anticipate being firmly in the target 
ROCE range of 10–15%. 

There remains strong demand for our strategic land, with Hallam Land 
completing 3,008 plot sales in 2021 (2020: 2,000). With a further 
1,880 plots already exchanged for completion over 2022–2023, we 
are very much on track to grow sales to an average of 3,500 plots per 
annum, as targeted.

HBD has trebled its committed development programme to £277m 
(2020: £85m), whilst also adding a further £194m of schemes to our 
£1.1bn future development pipeline, which means we are well ahead 
of our plan for HBD to complete on average £200m of developments 
per annum. The property investment portfolio has grown to £126m, 
including our share of JVs, with a strong valuation performance of 
14.4% for the year.

Whilst demand for Stonebridge Homes’ premium houses has 
been very strong, our ambition to grow units sold to 600 has been 
hampered by the slow planning process, due to CV-19 and a 
very competitive market for buying land. However, we increased 
completions to 120 units in 2021 (2020: 115) and are confident in the 
prospect of growing our completions to 200 units for 2022. We have 
also marginally increased the land bank to 1,157 units (December 
2020: 1,119 units) and currently have several further land opportunities 
with agreed heads of terms.

During 2021, the construction business secured major urban 
development schemes in Sheffield and York, totalling £89m, with 
our order book 100% secure for 2022, well ahead of our target to 
secure a minimum of 65% at the start of each year. Public sector work 
remains our focus, accounting for 52% of Henry Boot Construction’s 
2022 order book. Banner Plant is trading above pre-pandemic 
levels with particularly strong demand from customers serving the 
housebuilding and construction markets.

The Group’s Accident Incident Rate increased to 630 per 100,000 
employees (2020: 466) in 2021, which is a result of incurring one 
extra RIDDOR than the previous reporting year. Despite this increase, 
the rate is still in line with our competitors, and we remain firmly 
committed to maintaining our robust health and safety procedures 
to ensure we continue providing a safe working environment for our 
people and subcontractors. 

At the beginning of 2022 we launched our Responsible Business 
Strategy, which includes our Net Zero Carbon Framework, which has 
a medium-term target to reduce Scope 1 & 2 GHG emissions by over 
20% and NZC by 2030. You can read more information on how we 
are going to achieve this on page 56.

In regard to our people targets, the Group’s employee engagement 
survey achieved a response rate of 64% and an employee Net 
Promoter Score (eNPS) of 26 (2020: 46), which despite a score 
decrease, is still benchmarked as good. The Group Employee Forum 
(GEF) have reviewed the feedback from the survey to address the 
key outcomes and, after presenting their findings and suggestions 
of improvement to the Board, are now engaging with our people on 
their suggested solutions. Finally, to support our strategic growth, it is 
important that we create a high-performing culture by providing a wide 
range of training opportunities that continue to develop our people’s 
skill sets.  

This report contains the following alternative performance measures (APM): Return on Capital Employed. Net Asset Value (NAV) per share. Net (debt)/cash.  
Total Accounting Return. More details can be found on page 40.
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OUR STRATEGY

OUR MEDIUM-TERM STRATEGIC OBJECTIVES & PERFORMANCE AT A GLANCE

Objective KPI Aim for 2022 Medium-Term Target 
Link to Strategic Pillars  
and Group Risk 

TO GROW CAPITAL 
EMPLOYED TO £500M

Capital Employed

212019

£3
76

m

£3
65

m

£3
52

m
To grow capital 
employed to 
over £400m

£500m Strategic Pillar

 
Risks

3 5

TO GENERATE A 
ROCE OF 10–15%

ROCE

212019

9.
6%

4.
9%

14
.8

%

To be firmly within 
stated range 10-15% pa Strategic Pillar

 
Risks

4 8 9 10 11 12

GROW HALLAM 
LAND’S PLOT SALES

Plot Sales

212019

3,
00

8

2,
00

0

3,
42

7

To be closely 
approaching 
the medium-
term target

c.3,500 pa Strategic Pillars

 
Risks

3 4 5 11 12 13

GROW HBD 
DEVELOPMENT 
COMPLETIONS

Development 
Completions

212019

£6
9m

£5
5m

£4
04

m

To grow HBD  
share of 
completed 
developments, 
with committed 
programme  
grown to £277m 
for 2022

c.£200m pa Strategic Pillars

 
Risks

3 4 5 9 10

GROW INVESTMENT 
PORTFOLIO VALUE

Investment Portfolio

212019

£1
26

m

£9
2m

£7
0m

To maintain 
progress towards 
our stated target

c.£150m Strategic Pillars

Risks

93 4 13

GROW STONEBRIDGE 
HOMES HOUSE  
SALES

Unit Completions

212019

12
0

11
5

15
9

To increase unit 
completions 
to 200 

c.600  
units

Strategic Pillars

Risks

3 4 5 12 13
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Objective KPI Aim for 2022 Medium-Term Target 
Link to Strategic Pillars  
and Group Risk 

HENRY BOOT 
CONSTRUCTION’S 
ORDER BOOK 
SECURED

Order Book Secured

212019

95
%

80
% 10

0%

100% order book 
at start 2022 >65% Strategic Pillars

Risks

83 4 13

WORK TOWARDS A 
MORE COORDINATED 
H&S APPROACH TO 
ENSURE OUR GROUP 
IS A SAFE PLACE 
TO WORK

Accident  
Incident Rate

212019

23
3

46
6

63
0

To reaffirm our 
robust health & 
safety procedures 
through training 
and raising 
awareness 

<395 Strategic Pillar

Risks

41 2

REDUCE DIRECTLY 
CONTROLLED 
GREENHOUSE GAS 
EMISSION

Greenhouse Gas 
Emission

N/A*
*Target begins in 2022

To implement NZC 
plan across the 
Group    

20% reduction
Strategic Pillar

Risks

41 2 8 9 10 13

SEEK HIGH LEVELS 
OF EMPLOYEE 
SATISFACTION AND 
ENGAGEMENT

Employee Net 
Promoter Score (eNPS)

212019

40
 (e

NP
S)

46
 (e

NP
S)

26
 (e

NP
S)

To engage with 
the GEF and 
address the 
feedback from the 
employee survey

40  
(eNPS)

Strategic Pillar

Risks

133 4

CREATE A HIGH 
PERFORMANCE 
CULTURE LED BY A 
RANGE OF TRAINING 
OPPORTUNITIES  

L&D Interventions 
Delivered  
(per employee)

212019

2.
5 

da
ys

2.
8 

da
ys

3.
3 

da
ys

To offer training 
which drives 
a high level of 
knowledge and 
improves the skill 
sets of our people

4 days  
(per employee)

Strategic Pillar

Risks

133 4

Group strategic priorities

 Safety        People

 Growth    Delivery

Risks 1  Safety

2   Environmental & climate change

3  Economic

4  People & culture

5  Funding

6  Cyber

7  Pensions

8   Construction contracts

9  Property assets

10  Property development

11  Land sourcing

12  Land demand

13  Political
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LAND PROMOTION

 Read the 
Financial 
Review on 
pages 38 to 41

NICK DUCKWORTH 
HALLAM LAND 
MANAGEMENT L IMITED

BUSINESS REVIEW

Hallam Land performed materially ahead of expectations in 
2021, delivering an operating profit of £17.5m  
(2020: £14.2m) from selling 3,008 plots (2020: 2,000) at 14 
locations. Encouragingly, average gross profit per plot grew 
by 21% to £7,820 (2020: £6,456), leaving the business 
firmly on track to reach its ambition of achieving the 
pre-CV-19 average gross profit per plot of £10,000. 

UK greenfield land values increased by 8.8% in 2021 
according to Savills Research, the strongest annual growth 
since 2014. A strong housing market has underpinned 
robust demand for sites as most major housebuilders 
have increased levels of land buying to match the ongoing 
demand for new homes.

RESIDENTIAL LAND PLOTS – REGIONAL SPLIT
Region Plots Percentage

Scotland 10,170 11%
North 7,396 8%
North Midlands         19,999 22%
South Midlands 20,392 22%
South 6,766 7%
South East 4,968 5%
South West 22,976 25%
Totals 92,667 100%

Hallam Land’s land bank also grew steadily to 92,667 plots 
across the UK (2020: 88,070) at the year-end after securing 
over a further 1,000 acres of land, which has the potential 
for around 7,600 plots, subject to planning. Of the total 
portfolio, 8,013 plots are owned freehold with the balance 
of 84,654 secured through Planning Promotion Agreements 
(PPA) and Option Agreements. Whilst freeholds typically 
deliver a higher profit per plot, the use of PPAs and options 
means lower capital employed on each scheme, allowing 
us to maximise the number of land opportunities that we 
are promoting at any one time.

At the end of 2021, 12,865 plots had planning consent (or 
Resolution to Grant subject to S106). As our strategic land 
portfolio is held as inventory, these assets are held at the 
lower of cost or net realisable value. As such, no uplift in 
value is recognised within our accounts relating to any of the 
12,865 plots and any increase in value created from securing 
planning permission will only be recognised on disposal.

The reduction in plots with planning consent in the strategic 
land bank during last year reflects both disposals in the 
period and continued delays in the planning system. With 
11,259 plots (2020: 8,312) in planning, Hallam Land’s scale 
and portfolio approach reduces the reliance on individual 
sites, allowing for any delays to be managed more effectively.

In relation to significant schemes, at the end of 2021, a 
revised Resolution to Permit at Didcot was secured for 
2,170 plots and during Q1 we signed the S106, securing 
the grant of planning consent and expect to sell this major 
site in Spring 2022. Eastern Green, Coventry, the 2,400 plot 
and 37 acres of commercial development site, cleared a 
Judicial Review, with infrastructure works beginning in Q1 
22. Marketing has now begun on the first phase of the site, 
with 250 plots expected to be disposed of later in 2022. 
Furthermore, at Swindon, 1,000 plots were granted  
Outline Consent, with negotiations beginning between 
Hallam Land and the vendor for acquisition of the land 
under an option agreement.

At the beginning of 2022, Hallam Land already had 1,880 
plots exchanged for completion in 2022/23, leaving the 
business well placed to meet its annual target and strategic 
growth plans for the year. 

RESIDENTIAL LAND PLOTS
With permission

In planning Future Totalb/f granted sold c/f 
2021 15,421 452 (3,008) 12,865 11,259 68,543 92,667 
2020 14,713 2,708 (2,000) 15,421 8,312 64,337 88,070 
2019 16,489 1,651 (3,427) 14,713 10,665 51,766 77,144 
2018 18,529 1,533 (3,573) 16,489 11,929 44,051 72,469 
2017 16,417 4,281 (2,169) 18,529 7,982 40,844 67,355 
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BURDIEHOUSE, 
EDINBURGH

IN 2021, HALLAM LAND MANAGEMENT 
COMPLETED THE SALE OF 92 PLOTS 
AT BURDIEHOUSE ON THE EDGE OF 
EDINBURGH TO NATIONAL HOUSEBUILDER 
BARRATT DEVELOPMENTS AT A TOTAL 
PRICE OF £2.3M. THE SALE REPRESENTS 
THE THIRD IN A SERIES OF COMPLETIONS 
ON THE SITE, WHICH IN TOTAL HAS NOW 
SOLD 425 PLOTS IN THREE SEPARATE 
PHASES FOR A TOTAL PRICE OF £12.1M.

PLANNING GRANTED
The 75-acre site was first contracted under option in 2006 
and after a period of sustained promotion through the 
City of Edinburgh Local Plan review process, the land was 
partially granted Planning in Principle for approximately 
100 houses in February 2012. The site was subsequently 
purchased in Autumn 2012 whilst negotiations on a 
planning gain package were still ongoing. Additional 
community benefits included within the planning gain 
package are contributions towards new cycle path 
networks and a healthcare facility.

A PHASED APPROACH
After purchasing the freehold, the first phase was marketed 
and sold to Barratt Developments in 2013, with subsequent 
phases sold through to this year. The first phase was 
granted outline consent for 122 houses in June 2012 and 
was sold in 2013. After which, a further Phase 2 sale for 
211 houses and flats was completed in August 2015, the 
construction of which was completed in May 2021. Finally, 
after a long examination process, the City of Edinburgh 
Local Development Plan was adopted in November 2016 
with a further 20 acres identified for housing, which resulted 
in HLM selling an additional 92 plots as part of the third and 
latest phase.

“ WE ARE DELIGHTED TO HAVE COMPLETED 
THE THIRD SALE TO BARRATT 
DEVELOPMENTS ON OUR THRIVING SITE IN 
BURDIEHOUSE. THERE CONTINUES TO BE A 
STRONG DEMAND FROM HOUSEBUILDERS 
ACROSS THE UK FOR STRATEGIC LAND 
AND WE REMAIN ACTIVELY FOCUSED ON 
REPLENISHING OUR LAND BANK TO ENSURE 
WE CAN CONTINUE TO MEET THIS DEMAND.” 
NICK DUCKWORTH  
MANAGING DIRECTOR, HALLAM LAND MANAGEMENT LIMITED
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Property Investment and Development, which includes HBD and Stonebridge Homes, delivered a combined operating 
profit of £18.3m (2020: £4.9m). According to the CBRE UK Monthly Index, commercial property values increased by  
13.8% in 2021. Industrial & logistics, which forms 75% of Henry Boot’s development pipeline, continued to outperform 
the office and retail sectors as a result of both strong rental growth and yield compression. Last year, there was record 
industrial take-up of 55.1m sq ft according to Savills, up 86% since the onset of the CV-19 pandemic (units above  
100,000 sq ft). Given the strong levels of occupier demand, supply has fallen significantly with the UK vacancy rate now 
standing at just 2.9%, the lowest ever recorded.

In total, HBD completed on seven developments with a total GDV of £303m (HBD share £69m), with 92% of these 
schemes currently pre-let or pre-sold.

2021 COMPLETED SCHEMES

Scheme
GDV
(£’m)

Share of GDV 
(£m)

Commercial 
(‘000 sq ft)

Residential 
(units)

Industrial
Markham Vale, Aver 22 22 297 –
Wakefield Hub, Kitwave 7 3 65 –
Preston East Spec 11 5 70 –
Enfield, Montagu 406 25 13 55 –

65 43 487 –
Urban Residential
Manchester, Kampus 216 11 44 533
Land & other
Wakefield Hub, Mountpark 15 8 2,000 –
Skipton, Bellway 7 7 – 184

22 15 2,000 184
Total for the year 303 69 2,531 717

Included within the completed schemes was 487,000 sq ft of industrial and logistics development, with a total value of 
£65m GDV (HBD share £43m). This includes Enfield and Preston East, where lettings have already been agreed on over 
90% of the combined schemes, and 297,000 sq ft at Markham Vale sold on a forward funding basis for Aver. There has 
also been good progress made at Wakefield Hub, where a land disposal was completed with Mountpark for a 2m sq ft 
unit and construction of a 65,000 sq ft unit pre-let for Kitwave completed shortly after the year-end. In Urban Residential, 
Kampus, the 533-unit BtR scheme in Manchester, achieved practical completion in Q4 2021 and has since attracted 
strong letting interest, with the occupancy level ahead of the business plan.

The committed programme grew materially to 14 schemes with a GDV of £352m (HBD share £277m), 72% of which is 
pre-let or pre-sold.

PROPERTY INVESTMENT 
AND DEVELOPMENT

 Read the 
Financial  
Review on 
pages 38 to 41

EDWARD HUTCHINSON 
HENRY BOOT DEVELOPMENTS L IMITED

DARREN STUBBS 
STONEBRIDGE HOMES L IMITED

BUSINESS REVIEW
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2022 COMMITTED PROGRAMME

Scheme
GDV 
(£m)

Share of GDV 
(£m)

Commercial 
(‘000 sq ft)

Residential 
(units) Status Completion

Industrial
Pool, MKM 4 4 15 – Pre-let Q2 22
Southend 12 12 75 – Speculative Q3 22
Nottingham, New Horizon 54 54 426 – Forward funded Q2 23
Wakefield Hub, Plot 6 44 22 260 – Forward funded Q1 23
Walsall, Phoenix 10 37 37 – – Forward funded Q2 24
Luton, Diploma 20 20 85 – Pre-let Q2 23
Luton 16 16 82 – Speculative, now 100% 

pre-sold or pre-let
Q1 22

187 165 943 –
Urban Residential
Birmingham, Setl 32 32 – 101 Speculative Q3 23
Clocktower, York 8 8 – 21 Forward funded Q2 22
TDT, York 22 22 – n/a Pre-sold Q1 23
Aberdeen, Bridge of Don 12 1 – TBC To be pre-sold                 Q4 22
Aberdeen, Cloverhill 18 9 – 536 Pre-sold and DM Fee                              Q4 23
Skipton (2), Bellway 7 7 – 184 Pre-sold Q3 22

99 79 – 842
Urban Commercial
Island, Manchester 66 33 91 – Speculative Q3 24
Total for year 352 277 1,034 844
% sold or pre-let (incl Island) 65% 72%

Pictured: Setl, Birmingham,  
a 101-unit BtS scheme

Henry Boot PLC Annual Report and Financial Statements for the year ended 31 December 2021 33

STRATEGIC REPORT



BUSINESS REVIEW

Within the committed programme, there is currently £187m GDV 
(HBD Share £165m) and nearly 1m sq ft of industrial & logistics 
development. In this regard:

• Planning was secured at Phoenix 10, Walsall, in H2 21, a site 
capable of delivering c.620,000 sq ft of industrial and logistic 
space. Infrastructure works, which have been forward funded, 
are set to commence in Q2 2022, ahead of commencing 
development.

• At Wakefield Hub, a new 260,000 sq ft unit has been pre-let to 
a German pharmaceutical company and forward funded to an 
institution. Demand for industrial investments is extremely strong. 
Work is due to start on site in Q2 2022.

• Exchanged contracts with Oxenwood Real Estate, an investment 
management business, on a forward funding basis to commence 
development of 426,000 sq ft scheme with a £54m GDV at New 
Horizon, Nottingham. 

• A further 157,000 sq ft of speculative development, representing 
a GDV of £28m is also under construction at Butterfields, Luton 
and Southend with completions anticipated in Q1 and Q3  
of 2022 respectively. 57% has been pre-let at terms ahead of  
our expectations.

The committed programme also includes the premium Build-to-
Sell (BtS) scheme known as Setl, located in Birmingham, where 
construction has commenced and is set to deliver 101 units. 
Completion is timetabled for Q3 2023. Additionally, in urban 
commercial, the Group is developing a £66m GDV scheme  
(HBD share £33m) called Island in a JV with Greater Manchester 
Pension Fund (GMPF), for a ten-storey building totalling 91,000 sq ft.  
The building is targeting EPC ‘A’ Rating and BREEAM Excellent, 
effectively a NZC office proposition in the centre of Manchester, one of 
the first in the city. 

Throughout 2021, HBD acquired new development opportunities with 
a total GDV of £194m. This included expanding its BtR development 
pipeline by acquiring a site at Summerhill, Birmingham (£110m GDV), 
which has the potential to deliver up to 404 units. A further two 
industrial sites were acquired in the South East, the first is in Rainham, 
East London (£24m GDV HBD share), which was purchased in 
partnership with Barings and has the potential to deliver 368,000 sq ft  
of employment use. The second is located in Welwyn Garden City 
(£20m GDV), and has the potential to deliver 71,112 sq ft. Finally, 
the Group extended its flagship industrial and logistics development 
scheme, Markham Vale, by a further 750,000 sq ft (£40m GDV), with 
a planning application on the site set to be determined in H1 2022.

After making a number of key acquisitions, HBD’s total development 
pipeline has been maintained at a GDV of £1.4bn (HBD share 
£1.1bn). All of these opportunities sit within the Company’s three key 
markets of Industrial & Logistics (75%), Urban Residential (17%) and 
Urban Commercial (8%). 

This includes a potential near-term development pipeline of £367m, 
where the main focus is:

• to secure sufficient pre-lets/sales in order to commit to a further 
1m sq ft of industrial space on top of the c.950,000 sq ft already 
under construction; and

• to secure partners for the delivery of two BtR schemes with a 
combined total of 614 units (Mabgate 210 units & Summerhill 404 
units) at Leeds and Birmingham.

In 2021, HBD was selected as preferred bidder to deliver Cheltenham 
Borough Council’s Golden Valley regeneration scheme, immediately 
adjacent to GCHQ. The total development is expected to create 
12,000 new jobs, 3,700 new homes and 2m sq ft of commercial 
space, with Cyber Central UK at the heart of a visionary integrated 
campus focused on cyber and digital innovation. A development 
agreement is expected to be signed shortly. At the moment, this has 
not been included in HBD’s pipeline.

The total value of the Group’s investment portfolio (including share 
of properties held in JVs) has increased to £126m (2020: £92m). 
The underlying valuation growth of 14.4% was principally as a result 
of the uplift in industrial & logistics assets, with the portfolio also 
increasing through acquisitions at Skelmersdale (£4.8m) and City 
Court, Manchester (£5.7m), plus retained completed developments 
at Wakefield and Enfield (£21.7m HBD share). The total property 
return of 19.5% for 2021, was in line with the CBRE UK Monthly Index 
(19.9%). Rent collection for FY 2021 stands at 98% with occupancy 
slightly increasing to 85% (2020: 84%) and the weighted average 
unexpired lease term is now 16.1 years (14.9 years to first break).

Stonebridge Homes continues to perform well with 120 house 
completions (75 private/45 social) (2020: 115) at an average selling 
price for private units of £509k (2020: £368k), and a materially 
improved average sales rate of 0.83 units per week per outlet  
(2020: 0.61). The housing market once again saw strong demand, 
with a total house price growth of 10.8% last year according to HM 
Land Registry. House prices in nearly every region of the UK increased 
more in 2021 than in 2019 and 2020 combined, with especially strong 
growth in Yorkshire and Humberside and the North West.

The total Stonebridge Homes owned and controlled land bank has 
grown marginally to 1,157 units (2020: 1,119). In total, five sites  
(491 plots) were added to our land bank with detailed or outline 
planning, whilst a further seven sites (245 plots) are currently 
progressing through planning. Despite continued related delays in 
the planning system, the number of plots that have either detailed, 
or outline planning permission increased to 912 plots (2020: 657). 
Stonebridge Homes has 4.6 years supply based on a one-year rolling 
forward sales forecast for land with planning or 5.8 years for its full 
land bank.

Stonebridge Homes begins 2022 in good shape, increasing its active 
sales outlets to six, with 77% of reservations already secured against 
its delivery target of 200 units (140 private/60 social). The increase of 
plots with planning permission in the land bank has also secured a 
pipeline that will help us achieve our growth targets for 2022/2023. 
This, plus the several sites under offer, means the business is 
confident of achieving its growth aspirations.

PROPERTY INVESTMENT 
AND DEVELOPMENT
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ISLAND, 
MANCHESTER

ISLAND IS LOCATED IN A CENTRAL 
MANCHESTER CONSERVATION AREA. 
IT IS A £66M GDV (HBD SHARE £33M) 
JOINT-VENTURE PARTNERSHIP BETWEEN 
HBD AND THE GREATER MANCHESTER 
PENSION FUND (GMPF), DELIVERING 
91,000 SQ FT OF NEXT GENERATION 
WORKSPACE REDEVELOPMENT.

With seven architects’ practices originally competing to get 
involved, we were able to ensure the very best talent was 
involved in devising a design-led approach to the project.

ONE OF THE FIRST OF ITS KIND
The site is surrounded by King Street, Manchester Town 
Hall and Spinningfields, and will comprise ten storeys, 
complete with a basement and roof terrace. The space will 
be accompanied by a selection of independent vendors, 
creating a hospitality-driven experience throughout the 
ground floor, and will be in keeping with the authentic 
Manchester heritage feel with detailed brickwork and 
industrial theme.

Island will be HBD’s first net zero carbon smart enabled 
building, and one of the first workspace developments of 
this type in the whole of Manchester. It will be NZC in both 
embodied and operational carbon, with the project utilising 
low carbon technologies to support tenants’ health and 
wellbeing. 

THE FUTURE
Island will be designed to embrace a new hybrid model of 
working, with seamless technology being combined with 
a scheme design to enable people to work fluidly. Work 
started on site in Q1 2022, with completion due for Q3 
2024 and, based on its ESG credentials, good levels of 
occupier interest are anticipated.

Island is an important part of the wider regeneration of this 
part of Manchester city centre, and is set to be a robust, 
well-crafted building that will stand the test of time.

“ ISLAND IS A REAL STATEMENT OF INTENT, 
AND DEMONSTRATES OUR CONFIDENCE 
NOT ONLY IN MANCHESTER BUT IN THE 
FUTURE OF WORKSPACE MORE BROADLY. 
TARGETING THE HIGHEST SUSTAINABILITY 
STANDARDS, THE PROJECT’S INNOVATIVE 
DESIGN, COMBINED WITH ITS PEOPLE-
FOCUSED AND ‘SMART’ OFFICE SPACE, 
ALIGN PERFECTLY WITH THE ENHANCED 
STANDARDS THE MODERN OCCUPIER 
DEMANDS.”  
ED HUTCHINSON  
MANAGING DIRECTOR, HBD
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Trading in the Group’s construction segment has been 
strong, achieving an operating profit of £9.0m (2020: 
£6.5m). UK construction activity continued to recover in 
2021, with annual output increasing by 12.7%, largely 
driven by infrastructure. Monthly output in December 2021 
was 0.3% above the February 2020 pre-CV-19 level.

Henry Boot Construction, the Group’s construction 
business, performed ahead of expectations, delivering a 
turnover of £81.6m (2020: £86.2m) (68% in public sector) 
and begins 2022 with a full order book. The majority of 
this year’s order book now has fixed price orders placed 
with the supply chain or, where this has not been possible, 
includes contractual inflation clauses with customers.

The Glass Works in Barnsley, an £89m urban development, 
was successfully completed in June 2021 with the 
centre opening on 9 September 2021, meeting the 
anchor tenants’ opening dates. Unfortunately, the £13m 
remodelling and refurbishment scheme, Opera North in 
Leeds, did experience delays due to the initial pause of 
installing the necessary safety procedures as a result of 
the outbreak of CV-19. However, despite experiencing 
further disruptions caused by the pandemic, the scheme 
completed in October 2021.

In H1 2021, Henry Boot Construction secured and 
commenced a £42m urban development scheme, Heart 
of the City, for Sheffield City Council and Queensberry 
Development Management. The scheme is making 
good progress and will provide major mixed-use space 
including a seven-storey NZC office building in the centre 

CONSTRUCTION

of Sheffield. Works on Henry Boot Construction’s first 
£38.9m BtR scheme known as Kangaroo Works in Sheffield 
also commenced on site in April 2021 and is progressing 
on schedule, with completion targeted for Spring 2023. 
Additionally, a £47m urban residential development, 
the Cocoa Works in York, was won. The seven-storey 
279 apartment scheme is being delivered for Latimer 
Developments and commenced on site Q3 2021, with 
completion due at the end of 2023.

At the end of 2021, Henry Boot Construction continued 
to sit on ten public sector frameworks, including the 
newly launched four-year DfE Framework, and are 
currently working on seven schemes through public sector 
frameworks with a total contract value of £15m. Post  
year-end, Henry Boot Construction have successfully 
secured a further two public frameworks, a P23 NHS 
Framework for projects up to £20m across Yorkshire, 
Humberside and East Midlands and the new regional 
YORbuild3 medium value framework for projects between 
£4m and £10m.

Banner Plant is trading ahead of pre-pandemic levels 
and is experiencing strong demand due to the positive 
performance of the UK housing and construction markets, 
resulting in live contract count increasing by 17% to 3,261 
(2020: 2,786). Road Link (A69) has been impacted by low 
traffic levels in H1 2021, resulting in a slight decrease in 
performance levels; however, trading levels have stabilised 
and are now close to pre-CV-19 levels. The concession 
has a further four years remaining before reverting back to 
National Highways. 

 Read the 
Financial  
Review on 
pages 38 to 41

TONY SHAW 
HENRY BOOT CONSTRUCT ION L IMITED

JONATHAN F ISHER 
BANNER PLANT L IMITED

TREVOR WALKER 
ROAD L INK (A69)  L IM ITED

BUSINESS REVIEW
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COCOA WORKS,  
YORK

HENRY BOOT CONSTRUCTION BEGAN 
WORK ON THE COCOA WORKS IN Q4 2021.
WE WERE APPOINTED TO UNDERTAKE THE 
£80M (£47M CONTRACT VALUE TO HENRY 
BOOT CONSTRUCTION) REFURBISHMENT 
OF THE HISTORIC SITE, WHICH WAS HOME 
TO THE ROWNTREE FACTORY FROM 1890 
AND HAD OVER 6,000 EMPLOYEES BY 
THE 1920s, PRODUCING WORLD-FAMOUS 
CONFECTIONERY BRANDS.

The building has laid derelict for a decade, and will be 
converted into a vibrant hub of distinctive one, two and 
three-bedroom and studio apartments with landscaped 
gardens. In addition, the old Joseph Rowntree Memorial 
Library will also be refurbished, providing a character-filled 
community space that will be home to a concierge service 
for residents and a private working space.

PRESERVING AND CELEBRATING HERITAGE
We are looking forward to delivering a new, exciting future 
for this striking building, which is integral to York’s social 
history. Once complete, the Cocoa Works will comprise a 
total of 279 apartments, featuring seven studios, 111  
one-bedroom, 146 two-bedroom and 15 three-bedroom 
homes. The plans for the eight-hectare site will ensure 
original features of the building are celebrated and 
incorporated into designs.

LEAVING A LASTING LEGACY
As part of our commitment to York, and as a major 
employer across the region, the Cocoa Works is being 
delivered with the aim of providing valuable social value 
outputs through our local supply chain and site-specific 
employment and training initiatives that leave a lasting 
legacy. We are excited to see the return of a vibrant 
community around a building so symbolic to York, and  
one with such an iconic history and heritage.

“ THE ROWNTREE FACTORY IS SYNONYMOUS 
WITH YORK AND IT’S A REAL PRIVILEGE TO 
RE-ESTABLISH A COMMUNITY AND BRING 
LIFE BACK TO SUCH AN ICONIC HERITAGE 
BUILDING. HENRY BOOT IS COMMITTED 
TO SENSITIVE RESTORATION AND WE ARE 
LOOKING FORWARD TO DELIVERING A NEW, 
EXCITING FUTURE FOR THIS STRIKING 
BUILDING, WHICH IS INTEGRAL TO YORK’S 

SOCIAL HISTORY.”  
TONY SHAW  
MANAGING DIRECTOR, HENRY BOOT CONSTRUCTION LIMITED

STRATEGIC REPORT
The Cocoa Works, Latimer by 

Clarion Housing Group©
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The Group has delivered a strong set 
of financial results as markets have 
adapted and recovered from CV-19 
and, we have made further significant 
investments in our key markets, 
redeploying cash and debt facilities into 
operational assets. 

Occupier and investor demand in the 
industrial and logistics market has 
driven both development and valuation 
gains within our property investment 
and development segment, which, 
along with an increase in the average 
selling prices of Stonebridge Homes, 

has resulted in a 274% increase in the segment’s operating 
profit. UK housebuilding demand has also driven increased 
strategic land activity within our land promotion segment, 
resulting in a 23% increase in operating profit, generated by 
the disposal of 3,008 residential plots during the year. 

The Group itself has made significant capital investments, 
increasing investment property by £21.5m to £104.2m 
(£125.9m including our share of JVs) and inventories 
by £34.5m to £235.3m, through acquisition of new 
development opportunities, ongoing development of 
existing assets and strategic land purchases. Along with 
further investments in our joint venture businesses, we 
continue to grow our pipeline of opportunities in each 
segment, which will help us meet our future strategic 
growth and return targets.

A STRONG 
SET OF 
FINANCIAL 
RESULTS

WHAT WE DID IN 2021
The Group performed strongly in 
2021, increasing activity levels across 
the Group 

• 23% increase in operating profit, 
generated by land disposals and 
property valuation gains

• Invested £60m across the 
Group to grow our pipeline of 
opportunities

“ WE HAVE MADE 
FURTHER SIGNIFICANT 
INVESTMENTS IN 
OUR KEY MARKETS, 
REDEPLOYING CASH AND 
DEBT FACILITIES INTO 
OPERATIONAL ASSETS.” 

FINANCIAL REVIEW

DARREN L ITTLEWOOD 
GROUP F INANCE D IRECTOR
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SUMMARY OF FINANCIAL PERFORMANCE

Scheme
2021 
£’m

2020 
£’m Change %

Total revenue
Property investment and development 69.4 85.5 -19
Land promotion 58.6 21.0 +179
Construction 102.6 115.9 -11

230.6 222.4 +4
Operating profit/(loss)
Property investment and development 18.3 4.9 +273
Land promotion 17.5 14.2 +23
Construction 9.0 6.5 +38
Group overheads (9.3) (8.1) -14

35.5 17.5 +103

Net finance cost (0.4) (0.4) –
Profit before tax 35.1 17.1 +105
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RETURN ON CAPITAL 
INVESTMENT

9.6%

NAV PER SHARE

267p
CONSOLIDATED STATEMENT OF 
COMPREHENSIVE INCOME
Revenue increased 4% to £230.6m (2020: 
£222.4m) as transactional activity in the land 
promotion segment improved disposing of 3,008 
plots (2020: 2,000) and the average selling price 
by Stonebridge Homes increased 38% to over 
£500k per unit (2020: £368k). Revenue within the 
property investment and development segment 
reduced overall as we are increasingly transacting 
through joint venture entities reported on a net 
basis in share of profits of joint ventures and 
associates. The construction segment completed 
the £89m Glass Works urban development 
scheme in Barnsley and commenced new urban 
development works on the Heart of the City and 
Kangaroo Works schemes in Sheffield, effectively 
securing revenue for 2022. 

Gross profit of the Group increased 37% to 
£55.5m (2020: £40.5m), a gross profit margin 
of 24% (2020: 18%) reflecting the higher 
margin returns from land promotion activities. 
Administrative expenses increased by £3.4m 
(2020: £0.9m decrease) including £0.8m full 
repayment of the Coronavirus Job Retention 
Scheme monies as well as an increase in staff 
costs and general expenditure, which were 
curtailed during the prior year due to CV-19.

Pension expenses of £6.0m (2020: £4.6m) are 
£1.4m higher than the prior year. Following a 
consultation with active members of the defined 
benefit pension scheme early in 2021, the Group 
closed the scheme to future accrual with an 
associated cost of £2.2m.

Property revaluation gains of £8.0m (2020: £1.3m) 
were the net effect of uplifts of £10.3m (2020: 
£5.7m) generated largely from increases in the 
fair value of industrial assets, from the re-gearing 
of existing leases and from completion of assets 
under construction, offset by the recognition of 

valuation deficits of £2.3m (2020: £4.4m) on a 
number of other properties, which, for the most 
part are those subject to future development.

Profit on the sale of investment property of £1.3m 
(2020: loss of £0.1m), includes the opportune 
disposal of a newly developed retail site in Huyton 
to a national supermarket retailer.

Share of profit of joint venture and associates 
of £8.9m (2020: £1.8m) includes industrial 
development disposals and valuation uplifts on a 
number of schemes in the property investment and 
development segment. 

Profit on disposal of joint ventures and subsidiaries 
in the prior year of £7.4m principally included the 
disposal of a 50% interest in a joint venture entity 
in our land promotion segment.

Overall, operating profits increased by 103% to 
£35.6m (2020: £17.5m) and, after adjusting for 
net finance costs, we delivered a PBT of £35.1m 
(2020: £17.1m).

The segmental result analysis shows that 
property investment and development produced 
an increased operating profit of £18.3m (2020: 
£4.9m), arising from growing commercial rent rolls, 
increases in the fair value of industrial properties, 
profits from joint ventures in Huddersfield, Enfield 
and Wakefield, the profit on disposal of a retail unit 
at Huyton and an increase in the average selling 
price of housing units. Land promotion operating 
profit increased 23% to £17.5m (2020: £14.2m) 
as we disposed of 3,008 residential plots during 
the year (2020: 2,000). Construction segment 
operating profits increased to £9.0m (2020: £6.5m) 
as productivity levels increase and due to a prior 
year impairment charge of £2.0m. We continue to 
show how the benefits of a broad-based operating 
model allow us to manage the impact in these 
cyclical markets during challenging times and 
capitalise on market recoveries in the aftermath. 
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We maintain a significant pipeline of property development and 
consented residential plots, the variable timing of the completion of 
deals in these areas does give rise to financial results, which can vary 
depending upon when contracts are ultimately concluded. We mitigate 
this through the mix of businesses within the Group and our business 
model which, over the longer term, will ultimately see the blended 
growth of the Group delivered.

TAX
The tax charge for the year was £4.5m (effective rate of tax: 12.8%) 
(2020: £3.4m; effective tax rate: 20%) and is lower (2020: higher) than 
the standard rate of tax due to adjustments in respect of earlier years 
arising from additional loss relief on asset disposals (2020: due to 
impairment of ineligible goodwill and a dry tax charge on transfer of an 
asset from inventory to investment property offset by joint venture profits 
presented net of tax). Current taxation on profit for the year was £1.1m 
(2020: £3.1m), deferred tax was £3.4m (2020: £0.3m).

EARNINGS PER SHARE AND DIVIDENDS
Basic earnings per share increased 135% to 21.2p (2020: 9.0p) as 
performance continues to recover post CV-19 and in line with the 
increase in profits attributable to owners of the Parent Company. Total 
dividend for the year increased 10% to 6.05p (2020: 5.50p), with the 
proposed final dividend increasing to 3.63p (2020: 3.30p), payable on 
1 June 2022 to shareholders on the register as at 6 May 2022. The 
ex-dividend date is 5 May 2022.

RETURN ON CAPITAL EMPLOYED (ROCE)
Higher operating profit in the year saw an increased ROCE1 to 9.6% 
in 2021 (2020: 4.9%). While this shows a significant recovery from 
the initial impact of CV-19, we continue to believe that a target return 
of 10%–15% is appropriate for our current operating model and the 
markets in which we operate. We will continue to monitor this important 
performance measure over the business cycle.

FINANCE AND GEARING
Net finance costs remain at £0.4m (2020: £0.4m). Having maintained 
a cash surplus during the uncertainties of Brexit and CV-19, the Group 
made a number of strategic investments in 2021, bringing us back 
within our optimal gearing range of 10%–20%. While interest rates are 
beginning to rise, they remain at low levels and are an effective source 
of funding for the Group. 

Interest cover, expressed as the ratio of operating profit (excluding 
the valuation movement on investment properties, disposal and joint 
venture profits) to net interest (excluding interest received on other 
loans and receivables), was 31 times (2020: 13 times). No interest 
incurred in either year has been capitalised into the cost of assets.

The Group’s banking facilities were agreed on 23 January 2020 
at £75.0m. The facility includes an additional accordion facility of 
£30.0m, which can be called upon at the Group’s request. The 
facility with Barclays Bank PLC, HSBC UK Bank plc and National 
Westminster Bank Plc runs for three years and includes two one-year 
extensions. On 19 January 2022, the banks agreed to the Group’s 
second extension taking the facility to 23 January 2025. The Group 
had drawn £50.0m of the facility at 31 December 2021 (2020: £nil). 

On 20 December 2021, the Group signed an additional £25.0m 
receivables purchase agreement with HSBC that allows it to draw 
funds on transfer of deferred income receivables to the bank. The risk 
and rewards of ownership are deemed to fully transfer to HSBC and, 
therefore, this agreement is recorded off balance sheet. No amounts 
were utilised under the terms of the agreement at 31 December 
2021; however, the Group did make its first drawdown of £6.2m in 
January 2022. 

2021 year-end net debt3 was £43.5m (2020: net cash £27.0m) 
resulting in the Group net debt having gearing of 12.2% (2020: no 
gearing). Total year-end net cash includes £2.9m (2020: £2.9m) of 
Homes and Communities Agency (HCA) funding, which is repayable 
from the future sale of residential units. All bank borrowings continue 
to be from facilities linked to floating rates or short-term fixed 
commitments. Throughout the year, we operated comfortably within 
the facility covenants and continue to do so.

CASH FLOW SUMMARY
2021
£’m

2020
£’m

Operating profit 35.6 17.5
Depreciation and other non-cash items (13.9) (5.1)
Net movement on equipment held 
for hire (4.8) (1.0)
Movement in working capital (55.5) 9.7
Cash generated from operations (38.6) 21.1
Net capital investment (20.9) (9.5)
Net interest and tax (5.0) (6.8)
Net dividends (6.2) (3.6)
Other 0.2 (1.2)
Change in net cash (70.5) —
Net cash brought forward 27.0 27.0
Net (debt)/cash3 carried forward (43.5) 27.0

During 2021, the cash outflow from operations amounted to £38.6m 
(2020: £21.1m inflow) after net investment in equipment held for 
hire of £4.8m (2020: £1.0m), and cash outflows from a net increase 
in working capital of £55.5m (2020: £9.7m decrease). Our increase 
in working capital arises from additional investment in property 
developments in progress, our housebuilding land portfolio and from 
growing trade receivables as commercial activity levels rise.

Net capital investment of £20.9m (2020: £9.5m) arose from additions 
to investment property and property, plant and equipment of £18.4m 
(2020: £12.9m) and investment in joint ventures of £13.7m (2020: nil), 
which were offset by disposals of investment property and property, 
plant and equipment and joint ventures of £10.7m (2020: £3.4m).

Net dividends, totalled £6.2m (2020: £3.6m), with those paid to 
equity shareholders of £7.6m (2020: £4.6m) increasing by 65% 
and, dividends to non-controlling interests of £0.7m, being offset by 
dividends received from joint ventures during the year of £2.2m  
(2020: £2.2m).

After net interest and tax of £5.0m (2020: £6.8m), there was an overall 
outflow in net cash of £70.5m (2020: no movement), resulting in net 
debt of £43.5m (2020: £27.0m net cash).

FINANCIAL REVIEW

NOTES: 

1 Return on Capital Employed is an alternative performance measure (APM) 
and is defined as operating profit/average of total assets less current liabilities 
at the opening and closing balance sheet dates.

2 Net Asset Value (NAV) per share is an APM and is defined using the statutory 
measures net assets/ordinary share capital.

3 Net (debt)/cash is an APM and is reconciled to statutory measures in note 32.

4 Total Accounting Return is an APM and is defined as the growth in NAV per 
share plus dividends paid, expressed as a percentage of NAV per share at the 
beginning of the period.
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STATEMENT OF FINANCIAL POSITION SUMMARY
2021
£’m

2020
£’m

Investment properties 104.2 82.7
Intangible assets 3.7 4.3
Property, plant and equipment, 
including right-of-use assets 27.9 25.9
Investment in joint ventures and 
associates 12.2 5.8

148.0 118.7
Inventories 235.3 200.8
Receivables 114.0 85.6
Payables (85.1) (89.6)
Other (1.2) 7.4
Net operating assets 411.0 322.9
Net (debt)/cash3 (43.5) 27.0
Retirement benefit obligations (12.2) (36.4)
Net assets 355.3 313.5
Less: Non-current liabilities 20.4 51.4
Capital employed 375.7 364.9

Investment properties increased in value to £104.2m (2020: £82.7m), 
following the acquisition of two industrial sites at Skelmersdale 
and City Court, Manchester, both of which present medium-term 
redevelopment prospects and the construction and retention of an 
industrial asset at Wakefield, partially offset by the opportune disposal 
of a newly developed retail site in Huyton.

Intangible assets reflect the Group’s investment in Road Link (A69) 
of £2.3m (2020: £2.7m) and goodwill of £1.4m (2020: £1.6m). The 
treatment of the Road Link investment as an intangible asset is a 
requirement of IFRIC 12 and arises because the underlying road asset 
reverts to National Highways at the end of the concession period 
in 2026. 

Property, plant and equipment comprises Group occupied buildings 
valued at £6.6m (2020: £6.9m) and plant, equipment and vehicles 
with a net book value of £21.3m (2020: £19.0m), including £1.6m 
(2020: £2.1m) of right-of-use assets under IFRS 16. Property, plant 
and equipment, along with right-of-use assets, have increased as 
new additions of £6.8m (2020: £3.6m) are offset by disposals and the 
depreciation charge for the year. Right-of-use assets have decreased 
in the year as the Group’s lease liabilities unwind.

Investments in joint ventures and associates increased £6.4m to 
£12.2m (2020: £5.8m) arising from the Group’s share of profits of 
£8.9m, including fair value uplifts of £7.0m. We continue to undertake 
property development projects with other parties where we feel there 
is a mutual benefit. We anticipate that these opportunities will continue 
to increase as we finalise several schemes with interested parties 
partnering with us to utilise our development expertise.

Inventories were £235.3m (2020: £200.8m) with property inventory 
increasing to £75.2m (2020: £44.4m) as the Group invested in a 
BtR opportunity in Birmingham, a speculative multi-let industrial/
warehouse scheme in Welwyn Garden City and further progressing 
existing development schemes. Increasing our housebuilder land and 
work in progress to £52.5m (2020: £39.2m) as we continue to invest 
in land, expand regionally into the North East and having reservations 
against 77% of its 2022 sales target. We continue to invest in owned 
land and land interests held under agency agreements at a lower 
capital cost. Inventories are held at the lower of cost or net realisable 

value, in accordance with our accounting policy and, as such, no uplift 
in value created from securing planning permission is recognised within 
our accounts until disposal. 

Receivables increased £28.4m to £114.0m (2020: decreased £85.6m) 
due to an increase in commercial activity. Deferred payment receivables 
remain a function of the number and size of strategic land development 
schemes sold, and levels of construction contract activity undertaken.

Payables decreased to £85.1m (2020: £89.6m) with trade and other 
payables decreasing to £73.9m (2020: £75.1m), provisions increasing 
to £6.3m (2020: £5.9m) as strategic land provisions grow, contract 
liabilities decreasing to £5.0m (2020: £7.4m), arising from payments 
received for work not yet undertaken.

Net debt3 included cash and cash equivalents of £11.1m (2020: 
£42.1m), borrowings of £52.9m (2020: £12.9m) and lease liabilities 
of £1.7m (2020: £2.2m). In total, net debt was £43.5m (2020: 27.0m 
net cash).

At 31 December 2021, the IAS 19 pension deficit relating to retirement 
benefit obligations was £12.2m, compared with £36.4m at 31 
December 2020, the favourable movement is due to an increase in 
the discount rate applied to future liabilities to 2.0% (2020: 1.4%). 
The pension scheme’s assets continue to be invested globally, with 
high-quality asset managers, in a broad range of assets. The pension 
scheme Trustee regularly considers the merits of both the managers 
and asset allocations and, along with the Company, reviews the returns 
achieved by the asset portfolio against the manager benchmarks. 
They then make changes, as the Trustee considers appropriate, in 
conjunction with investment advice from ISIO.

Overall, the net assets of the Group increased by 13.3% to £355.3m 
(2020: £313.5m) from retained profits and the decrease in retirement 
benefit obligations less distributions to shareholders. NAV per share2 
increased 13.6% to 267p (2020: 235p).

DARREN LITTLEWOOD 
GROUP FINANCE DIRECTOR

13 April 2022
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MANAGING OUR RISKS
EFFECTIVE RISK MANAGEMENT IS ESSENTIAL TO 
THE ACHIEVEMENT OF OUR STRATEGIC TARGETS 
AND CONTROLS ARE INTEGRATED ACROSS ALL 
LEVELS OF OUR BUSINESS OPERATIONS.

OVERVIEW 
As a Group, Henry Boot takes a cautious approach to risk. We aim 
to be the safest place to work in the markets in which we operate, to 
maintain financial strength through effective cash management and to 
invest prudently in pursuit of our strategic targets.

The Group operates a system of internal control for risk management 
within a structured framework. The long-term success of the Group 
depends on the continual review, assessment and control of the key 
business risks and emerging risks it faces. 

While there is a formal process in place for reporting risks on an annual 
basis, the process of risk identification, assessment and response is 
continuous and, therefore, if required, risks are reported to the Group’s 
Board outside of the annual process, should events dictate that this is 
necessary and appropriate.

In the event of rapidly changing risks, our business continuity group, 
which incorporates key members of senior management, will meet 
on a regular basis to coordinate and control the Group’s day-to-day 
response, providing regular updates to our people, the Executive 
Committee and Board.

RISK APPETITE 
The Group’s risk appetite and tolerance levels are reviewed annually 
by the Audit and Risk Committee and provide and guide the risk 
process. The Group has no appetite for safety-related risk or undue 
financial exposure and will not pursue additional income generating or 
cost-saving initiatives unless returns are at targeted levels.

RISK MANAGEMENT FRAMEWORK
The principal components of the Group’s risk management framework 
comprise the risk strategy, risk appetite and tolerance statement, 
risk registers and the risk heat map. Although the process of risk 
identification, assessment and response is continuous and embedded 
within the day-to-day operations of each business segment, it is 
consolidated, reported and reviewed at varying levels throughout the 
Group on an annual basis as a continuation of the strategy review 
process. The Board reviews all principal risks including consideration 
of how risk exposures have changed during the period and any new 
risks arising from the risk registers.

The methodology used is to initially assess the gross (or inherent) risk. 
This is essentially the worst case scenario, being the product of the 
impact, together with the likelihood of the risk materialising if there are 
no controls in place to manage, mitigate or monitor the risk. The key 
benefit of assessing the gross risk is that it highlights the potential risk 
exposure if controls were to fail completely or not be in place at all. 
Both impact and likelihood are scored on a rating of one to five, using 
a scoring matrix.

The Board has ultimate responsibility for risk management, internal 
controls and review. Part of the Audit and Risk Committee’s role is to 
ensure that the Group’s risk management framework and processes, 
on which the Board relies, are working effectively. 

EMERGING RISKS
The Group believes that its emerging risks are inextricably linked to 
emerging trends in our marketplace and more widely to global events. 
Such trends include urbanisation, demographics, technology, political 
and environment. Failure to keep pace with these changes could result 
in additional risk exposure to the Group. Management have, therefore, 
undertaken horizon scanning exercises which form key considerations 
in the Group’s risk and strategic planning. 

In particular we recognise the increasing importance of climate risk 
and its impact on our business and the planet. Further information on 
our response to this is detailed on pages 68 to 71.

Despite the lower level of risk posed by CV-19, we continue to 
manage the risk through our business continuity group and consider 
the impact of CV-19 on each of the principal risks documented in  
this report.

The Group have also considered the political and economic impact of 
the ongoing crisis in Ukraine. These risks are being closely monitored 
with mitigations being strengthened, however do not at this time give 
rise to a new principal risk.

The financial impact of the above are considered in the going concern 
and viability section on pages 48 to 49.

PRINCIPAL RISKS AND UNCERTAINTIES
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RISK HEAT MAP
The risk heat map illustrates the 13 principal risks identified by the 
Board as having a potential material impact on the Group. The risks 
have been plotted by the Group Board/Audit and Risk Committee 
based on a common understanding of the risk appetite of the 
Group. The risks are presented gross (before taking account of 
mitigating actions).

Movements from the prior year’s ranking are indicated by the arrows.

1  Safety

2  Environmental & climate change

3  Economic

4  People & culture

5  Funding

6  Cyber

7  Pensions

8  Construction contracts

9  Property assets

10  Property development

11  Land sourcing

12  Land demand

13  Political
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Risk  
Governance

Establish risk strategy  
and appetite

Risk Identification  
and Assessment

Identify and  
evaluate risk

Risk Response  
and Reporting

Review, report  
and revise

THE BOARD/THE AUDIT AND RISK COMMITTEE
Oversight of all risk management within the Group is undertaken at the highest level by the Board of Henry Boot PLC,  

which is delegated in general terms to the Audit and Risk Committee.

Reviews the adequacy and effectiveness of the Group’s internal controls and risk management systems.

Monitors and reviews internal and external audit.

THE EXECUTIVE COMMITTEE
Reviews risks and internal controls at a consolidated Group level and coordinates the Group’s response.

BUSINESS CONTINUITY GROUP
Comprises senior individuals from within the Group who  

meet on a flexible basis to manage ongoing events. 

Communicates to our people and directs the immediate  
business response.

SUBSIDIARY BOARDS AND PLC DEPARTMENTS
Each subsidiary and PLC department has a nominated  
individual responsible for reviewing the risks within that 

subsidiary/department on an annual basis. In general, this  
will be the Managing Directors (for subsidiaries) and the  
heads of department (for the PLC), with input from other  

relevant designated team members as applicable.

IN
TE

RN
AL

 A
UD

IT
 (T

HI
RD

 P
AR

TY
)

Henry Boot PLC Annual Report and Financial Statements for the year ended 31 December 2021 43

STRATEGIC REPORT



To enable stakeholders to appreciate what the business considers  
are the main operational risks, they are presented in detail below.

Risk and  
description

Impact of  
CV-19

Change  
during 
the year

Link to  
Group 
strategic 
priorities Mitigation

1

SAFETY
Inherent risk within all of our 
businesses, but most notably 
within construction activity

Ensure sites, 
depots and 
offices remain 
safe and secure 
environments

• Priority consideration at all Group and subsidiary 
Board meetings.

• Robust training, policies, procedures and 
monitoring.

• Construction operation is OHSAS 45001 approved 
Health and Safety management system.

• Internal independent Health and Safety department 
conducts regular random inspections.

• Routine Director, senior manager or independent 
health and safety inspections.

• CLC guidelines being followed for enhanced safety 
procedures.

• Coronavirus Committee established to steer, 
manage and communicate the Group response.

2

ENVIRONMENTAL
AND CLIMATE
CHANGE
The Group is inextricably 
linked to the real estate and 
construction sectors, and 
environmental considerations 
are paramount to our 
success

Further detail on the 
compliance, legal, 
technological, reputational, 
financial, market and physical 
risk associated with climate 
change are documented 
in the TCFD section of this 
Annual Report (page 70)

Remote working 
has resulted 
reduced business 
travel and 
commuting

Growing 
relevance 
and impact 
of climate 
change and 
net zero 
carbon 
targets

• Construction environmental risk is managed 
through the operation of an ISO 14001 approved 
environmental management system.

• Continuous improvement of our performance 
is achieved by setting annual environmental 
improvement targets.

• Internal design helps mitigate environmental 
planning issues.

• Record of awards given in respect of good safety 
and environmental performance.

• Environmental Impact Assessments are carried 
out for all construction activities. These detail 
the action required to eliminate or reduce 
environmental impacts.

• Board level Responsible Business Committee 
established.

• 135 Henry Boot Responsible Business Strategy 
including net zero carbon framework in place.

KEY

Change during the year

 Increased    Decreased    No change

Group strategic priorities

 Safety    People    Growth    Delivery

OUR RISKS
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Risk and  
description

Impact of  
CV-19

Change  
during 
the year

Link to  
Group 
strategic 
priorities Mitigation

3

ECONOMIC
The Group operates solely in 
the UK and is closely allied to 
the real estate, housebuilding 
and construction sectors. A 
strong economy with strong 
tenant demand is vital to 
create long-term growth in 
rental and asset values, while 
at the same time creating 
a healthy market for the 
construction and plant hire 
divisions

Supply chain 
challenges and 
delays in delivery Increase in 

interest rates 
and price 
inflation

• Strong Statement of Financial Position with 
no gearing and a long-term shareholder base 
means that we can ride out short-term economic 
fluctuations.

• Different business streams increase the probability 
that not all of them are in recession at the 
same time.

• The City recognises the Group is a cyclical 
business and understands performance will be 
affected by economic cycles.

• Directors and shareholders share a common 
goal of less aggressive leveraging than some 
competitors.

• Banking partners continue to be supportive.

• CV-19 largely results in delays rather than loss.

4

PEOPLE AND CULTURE
Attraction and retention of 
the highest calibre people 
with the appropriate 
experience is crucial to our 
long-term growth in the highly 
competitive labour markets in 
which the Group work

Negative effects 
of working 
remotely on 
wellbeing and 
mental health

Demand and 
competition 
for skilled 
personnel has 
significantly  
risen

• This risk is increased when unemployment falls and 
labour markets contract.

• Long-term employment records indicate that good 
people stay within the Group.

• The Group encourages equity ownership.

• Proven record of sharing profits with our people.

• Succession planning is an inherent part of 
management process.

• Reward and remuneration benchmarked against the 
market to ensure competitive.

5

FUNDING
The lack of readily available 
funding to either the Group 
or third parties to undertake 
property transactions can 
have a significant impact on 
the marketplace in which we 
operate

• The Group has agreed three-year facilities with its 
banking partners, which run to January 2025 and 
are backed by investment property assets.

• A good level of interest from the banks in tendering 
for the renewed facilities in 2019, facility renewed 
January 2020.

• New £25m HSBC receivable purchase agreement 
in place to December 2025.

• Detailed cash requirements are forecast up to  
15 months in advance, and reviewed and revised 
monthly.

• Five-year business plan prepared as part of 
strategic review.

• As a PLC, access to equity funding is available, 
should this be required.
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Risk and  
description

Impact of  
CV-19

Change  
during 
the year

Link to  
Group 
strategic 
priorities Mitigation

6

CYBER
Unauthorised access to 
systems, hacking, malware 
and distributed denial of 
service could all lead to data 
loss, business disruption, 
reputational damage or 
financial loss

Increase in cyber 
threat as people 
work remotely Level of 

remote 
working and 
threat of 
attack

• Awareness updates routinely distributed to  
our people.

• Use of software and security products and regular 
updates thereof.

• Detailed disaster recovery plans.

• External vulnerability and threat management 
reviews.

• Internal mock attacks carried out.

7

PENSION 
The Group has a legacy 
defined benefit pension 
scheme that closed to future 
accrual in the period. While 
the Trustees has a prudent 
approach to the mix of both 
return-seeking and fixed-
interest assets, times of 
economic instability can have 
an impact on those asset 
values with the result that 
the reported pension deficit 
increases. Furthermore, the 
relationship between implied 
inflation and long-term gilt 
yields has a major impact on 
the pension deficit and the 
business has little control 
over those variables

Scheme 
closed to 
future accrual

• Operation of Trustee-approved Recovery Plan.

• While pension schemes are a long-term 
commitment, regulations require the Group  
to respond to deficits in the short term.

• The move out of gilts provides a cushion should 
interest rates rise.

• Risk mitigated by move to quoted investments 
including pooled diversified growth funds.

• Treat pension scheme as any other business 
segment to be managed.

• Strong working relationship maintained between 
Company sponsor and pension Trustee.

• Use good quality external firms for actuarial and 
investment advice.

• Scheme now closed to future accrual.

8

CONSTRUCTION
CONTRACTS
Changes in terms and 
conditions of standard 
contracts exposing the 
Company to major financial 
and design liability risks

Potential for 
increased costs 
and delays to 
programme

Supply chain 
delivery 
and viability 
in current 
environment.
Tight margins 
in the industry 
give rise to 
additional 
contract risk 

• Preliminary commercial appraisal.

• Directors closely involved.

• Standard position set out in guide for our people.

• Experienced legal and commercial management.

• Project-specific tender risk register.

• Use of pre-construction services agreements help to 
mitigate cost and risk.

• Inflation clauses negotiated where security of pricing 
cannot be achieved.

OUR RISKS

KEY

Change during the year

 Increased    Decreased    No change

Group strategic priorities

 Safety    People    Growth    Delivery
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Risk and  
description

Impact of  
CV-19

Change  
during 
the year

Link to  
Group 
strategic 
priorities Mitigation

9

PROPERTY ASSETS
Investment property assets 
are not marketable and are 
without secure tenancies. 
Valuations are volatile

Rent delays and 
impact on tenants

Increased 
exposure 
to market 
movements

• Monthly performance meetings.

• Defined appraisal process.

• Monitoring of property market trends.

• Highly experienced development team.

• Flexible to market trends in development 
requirements.

• Diverse range of sites within the portfolio and over 
£1.1bn pipeline of future opportunities.

• Portfolio strategy actively managed and covenants 
regularly reviewed.

• Strong market, high demand.

10

PROPERTY
DEVELOPMENT
Construction and client risk, 
which is not matched by 
commensurate returns on 
development projects. Clients 
not taking up new lettings on 
speculative schemes

Delivery delays

Increased 
exposure 
to market 
movements

• Construction projects, including returns and cash 
flows, are monitored monthly by subsidiary company 
management teams.

• Seek high level of pre-lets prior to authorising 
development.

• Development subject to a ‘hurdle’ profit rate.

• Shared risk with landowners where applicable.

• Highly experienced development team.

• Flexible to market trends in development 
requirements.

•  Diverse range of sites within the portfolio and over 
£1.1bn pipeline of future opportunities.

11

LAND SOURCING
The inability to source, 
acquire and promote land 
would have a detrimental 
effect on the Group’s 
strategic land portfolio and 
income stream

• Monthly operational meetings detail land owned 
or under control, new opportunities and status of 
planning.

• Acquisitions are subject to a formal appraisal 
process, which must exceed the Group-defined 
rate of return, and is subject to approval by the 
subsidiary board or Executive Directors of the main 
Board, subject to level of investment.

• Land portfolio of over 92,000 plots with aspiration 
to grow further.

• Well-respected name within the industry that 
demonstrates success.

• Housebuilder land portfolio at 1,157 
residential plots.
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Risk and  
description

Impact of  
CV-19

Change  
during 
the year

Link to  
Group 
strategic 
priorities Mitigation

12

LAND DEMAND
A dramatic change in 
housebuilder funding 
sentiment and demand for 
housing can have a marked 
change on the demand and 
pricing profile for land

• The Group’s policy is to only progress land that is 
deemed to be of high quality and in prime locations.

• The business is long term and is not seriously 
affected by short-term events, or economic cycles.

• We recognise cyclicality in our long-term plans and 
operate with a relatively low level of debt.

• Greenfield land is probably the most sought-after 
land to build upon.

• Long-term demographics show a growing trend; 
therefore, demand for land will follow.

• Housebuilders have very good land portfolios and 
are selective, targeting prime locations.

13

POLITICAL
Political decisions, events 
or conditions can have 
a significant impact on 
the Group. Changes in 
government or government 
policy towards planning 
policies could impact on 
the speed of the planning 
consent process or the 
value of sites and legislative 
changes can have a 
significant impact on the 
viability of transactions and 
schemes

Housing  
planning  
policy

• The Group’s highly skilled in-house technical and 
planning teams monitor changes in the market and 
in the planning process, and react accordingly to 
ensure that planning consents are achieved in a 
cost-effective and timely manner.

• Large land portfolio can help smooth short-term 
fluctuations.

• A high profit margin can be achieved when 
successful.

• No uplifts are taken on land through the 
planning process, which reduces valuation risk 
in a downturn. Therefore, though profits may be 
reduced if site values fall, the Group should still 
achieve a profit on sale.

GOING CONCERN
In undertaking their going concern review, which covers the period to 
December 2023, the Directors considered the Group’s principal risk 
areas that they consider material to the assessment of going concern. 
In recent years, this has focused on the impact of CV-19, a risk that 
continues to be managed by the Group’s Business Continuity Group 
despite the reduced threat level.

In the current year, the Directors have assessed the Group’s speed 
of recovery against the back drop of significant cost inflation and 
interest rate rises in modelling a base case scenario, and in compiling 
forecasts consideration has been given to climate risk and the costs of 
transitioning to a low carbon economy. They have also modelled what 
they consider to be a severe downside scenario including a significant 
curtailment in activities. Construction and Development activity only 
takes place where contracted and likewise for Hallam Land where no 

sales are assumed in 2022, unless already contracted, with a c.45% 
reduction in sales from the base case for 2022. For Stonebridge 
Homes, a 10% decline in house prices is assumed along with a 25% 
reduction in the number of plots sold and Banner Plant revenue 
declines c.20%. Each segment assumes a slow recovery in 2023.  
This downside model assumes that acquisition and development 
spend is restricted other than that already committed and is all 
consistent with previous experience in recessionary environments. 
Having started 2022 with net debt1 of £43.5m and with c.£38m net 
debt held by the Group, at 28 February 2022, against facilities of 
£75.0m the Directors have concluded that the Group is able to control 
the level of uncommitted expenditure, while delivering contracted 
schemes, allowing it to retain and even improve the cash position in 
the event of a severe downside scenario, although the impact of doing 
so on the profit and loss account would be unavoidable.    

OUR RISKS

KEY

Change during the year

 Increased    Decreased    No change

Group strategic priorities

 Safety    People    Growth    Delivery
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The Group meets its day-to-day working capital requirements through 
a secured loan facility. The facility was renewed on the 23 January 
2020, at a level of £75m, for a period of three years and extended in 
January 2021 and January 2022 by a further two years to 23 January 
2025 on the same terms as the existing agreement. The facility 
includes an accordion to increase the facility by up to £30m, which 
can be requested by the Company at a time of its choosing. None of 
the modelling undertaken by the Directors gives rise to any breach of 
bank facility covenants. The most sensitive covenant in our facilities 
relates to the ratio of EBIT (Earnings Before Interest and Tax) on a 
12-month rolling basis to senior facility finance costs. Our downside 
modelling, which reflects a near 16% reduction in revenue and near 
70% reduction in PBT from our base case for 2022, demonstrates 
significant headroom over this covenant throughout the forecast 
period to the end of December 2023.  

The Directors have considered the likely impacts on the business 
arising from the conflict in Ukraine, which has occurred subsequent 
to the balance sheet date and is ongoing at the date of approval of 
the Financial Statements. The Directors are satisfied that the potential 
economic impacts of this event, is adequately taken into account in 
the severe but plausible downside scenario. 

At the time of approving the Financial Statements, the Directors 
expect that the Company and the Group will have adequate 
resources, liquidity and available bank facilities to continue in 
operational existence for the foreseeable future. Accordingly, they 
continue to adopt the going concern basis of accounting in preparing 
the Financial Statements.

VIABILITY STATEMENT
Introduction
The business model and strategy of Henry Boot PLC can be found on 
pages 20 to 21 and pages 26 and 29 in the Strategic Report. These 
documents outline the long-term business model and are central to 
the understanding of how the Group operates. We have operated the 
current business model successfully since 2004 and have a 136-year 
unbroken trading history. By their nature, the Group’s activities tend 
to be very long term, especially in the land promotion business and 
increasingly within property development. The Group’s strategy and 
experience in the markets in which we operate has been built up 
over many years. Over the last ten years, the Group has reported an 
average profit before tax of £33.7m per annum, added over £170m 
to net assets (an increase of some 95%) and paid 62.05p per share 
in dividends, all from the trading segments it now operates, and at no 
stage in the last economic downturn, between 2008 and 2010, nor 
during 2020 and 2021 with the outbreak of CV-19, did the Company 
make a trading loss. 

The assessment processes
The Group’s prospects are assessed through a three-year forecasting 
process led by the PLC Board Executive Directors and the Boards 
of the individual subsidiaries. A detailed three-year bottom up base 
case is agreed prior to the commencement of the current financial 
year, reforecast each month throughout the financial year within each 
business and consolidated at a Group level. As a largely deal-driven 
business, it is considered inappropriate to attempt to prepare detailed 
bottom-up forecasts over a longer-term period, although our strategic 
land promotion business commenced 2022 with 12,865 plots with 
planning permission which, at a five-year average disposal rate of 
2,556 plots would imply that we have almost six years of sales already 
in hand and a property development pipeline of over £1.1bn Gross 

Development Value (GDV) to be delivered over a period extending 
beyond five years, it becomes difficult to accurately forecast the timing 
of transactions beyond year three. 

We have stress tested our financial results based on the downside 
scenario modelled to December 2023, as described in the Going 
Concern Statement on page 48 followed by an assumed return to 
planned levels of activity for year three. Our modelling assumes that 
deferred land sale debtors falling due in 2022 of £14.7m as at  
28 February 2022 will continue to be received during the period either 
directly from the debtors themselves or via the use of our debt purchase 
facilities or promissory notes, which management consider to be viable 
alternatives facilitated by UK banks. These models highlight that as 
economic conditions worsen and construction activity, developments 
and land sales do not happen as envisaged, deferred land sale receipts, 
reduced investment and tight cost control sees the Group retain cash 
in the short to medium term, although long-term profitability would be 
significantly lower if the aforementioned mitigating actions were required 
to preserve cash. 

Assessment of viability
The long-term strategy: the three-year monthly forecasts reflect the 
Directors’ best estimates of the prospects for the business and the 
Directors consider a three-year period to be appropriate over which 
to assess the viability of the Group. In addition to the downside 
modelled, we have also reviewed several potential viability risks to 
the Group and consider that the following represent scenarios which, 
if not carefully managed, could impact on the Group’s viability, in 
addition to the CV-19 pandemic and Ukraine risk discussed in the 
Going Concern statement on page 48.

Firstly, overtrading developments in progress with the attendant 
increase in leverage, at the same time as the property cycle turns 
down, asset values are falling, and schemes must be completed to 
create best value. This creates a potentially damaging scenario where 
debt is rising, and asset values are falling. Mindful of this scenario, 
we look to maintain prudent debt levels (even at maximum facility 
utilisation of £105m) and we have pre-sold or pre-let 72% of the 
committed development pipeline. 

Secondly, further cost inflation and interest rate increases that 
could reach levels where the availability and cost of capital become 
prohibitive, mortgages availability reduces, schemes are no longer 
viable and asset values fall. Where possible the Group mitigates 
this risk by contracting rates, allowing for contingencies in expected 
returns and controlling the level of speculative investments.  

Finally, a health and safety-related breach that causes a fatality (or 
similar serious outcome). We manage this risk through a very robust 
health and safety policy, zero tolerance towards policy breaches and 
treating health and safety as the first matter for discussion on our 
Company Board meeting agendas. Our safety scores continue to be 
well into the top quartile of the UK construction industry and we have 
achieved a very safe working environment over the last 20 years. 

Viability statement
Based on their assessment of prospects and viability above, the 
Directors confirm that they have a reasonable expectation that the 
Group will be able to continue in operation over the three-year viability 
period.

1 Net debt is an APM (alternative performance measure) and is reconciled to 
statutory measures in note 33 to the financial statements.
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SECTION 172 STATEMENT

OUR APPROACH
Henry Boot has always understood and been influenced by the 
responsibility we have to create sustainable and long-term value for 
our shareholders but also for the communities and environments 
we operate in. In addition to generating profit, ESG factors are 
becoming an increasingly important focus for investors, as well as our 
customers, our people and the general public, against a backdrop of 
uncertain global events and climate change. We are working hard to 
ensure that our long-term business decisions incorporate the way we 
protect and collaborate with all our stakeholders and ensure that our 
business will be around for another 135 years.

OUR STAKEHOLDERS
We identified our key stakeholders during our work on the “Henry Boot 
Way” project in 2017, being those groups whose interests and views 
are vital to the operation and culture of the Group, and are included in 
our Purpose:

“  TO EMPOWER AND DEVELOP OUR PEOPLE TO CREATE LONG-TERM 

VALUE AND SUSTAINABLE GROWTH FOR  OUR STAKEHOLDERS.

OUR STAKEHOLDERS ARE OUR SHAREHOLDERS, EMPLOYEES, 

PENSIONERS, CUSTOMERS AND SUPPLIERS. MORE BROADLY, WE 

RECOGNISE OUR DUTIES TO THE ENVIRONMENT AND THE COMMUNITIES 

IN WHICH WE OPERATE.”

Pages 92 to 97 outline the Board’s stakeholder policy and how the 
Board interacts with the Company’s key stakeholders. We think 
carefully about the methods of engagement both directly with 
stakeholders and indirectly in the form of information flow to and from 
the subsidiaries, the Executive Committee and others.

OUR DECISION-MAKING
The need to consider the long-term nature of our decisions and the 
impact on our key stakeholders is now an embedded process for the 
Board. The table below highlights how we ensure that these issues are 
appropriately addressed.

BOARD  
INFORMATION
• Our Board and 

senior leaders 
regularly engage 
with stakeholders as 
described on pages 
92 to 93.

• Board papers on 
Reserved Matters 
include consideration 
of stakeholder 
interests and views.

• Gerald Jennings uses 
his role as designated 
NED to ensure that 
the Board consider 
the views of, and 
impacts on, the 
workforce.

• Leadership and 
management 
receive training on 
Directors’ duties to 
maintain awareness 
of the Board’s 
responsibilities 
under s.172.

LONG-TERM 
STRATEGIC 
CONSIDERATIONS
• Papers seeking 

Board approval are 
required to explain 
how the matter aligns 
with the Company’s 
long-term strategy. 
Any items that 
deviate from the 
strategy are given 
additional scrutiny.

• The Board reflects 
on the Responsible 
Business Strategy 
and whether the 
outcome of the 
decision supports 
and contributes to 
the agreed targets.

• The Board remains 
mindful of the 
Company’s corporate 
objectives and KPIs, 
which are discussed 
regularly. 

DECISION MAKING
• Directors are regularly 

reminded of their 
duties under s.172.

• The Company’s 
culture is a core 
consideration when 
making decisions. 
The Board reflects on 
whether the action 
aligns with The Henry 
Boot Way and our 
values: Integrity, 
Respect, Delivery, 
Collaboration, Loyalty 
and Adaptability.

• Actions have been 
taken as a direct 
result of Board 
engagement – see 
the examples detailed 
in the Employee 
Engagement section 
on pages 94 to 95.

• Where appropriate, 
outcomes of 
decisions are  
re-assessed and 
further engagement 
and dialogue 
undertaken. 

Henry Boot PLC Annual Report and Financial Statements for the year ended 31 December 202150

STRATEGIC REPORT



LIKELY CONSEQUENCES OF DECISIONS IN THE LONG TERM
The Company is proud of its long history and the Board is mindful 
of its responsibility as a custodian of the business. The corporate 
objectives, derived from the Board’s agreed strategy, are reviewed 
every Board meeting. Every proposal that comes to the Board for 
approval, whether to proceed with a new development, or approve a 
dividend, is required to explain how the matter aligns with the Group’s 
long-term strategy. 

THE INTEREST OF THE COMPANY’S WORKFORCE
Pages 92 to 96 outline the ongoing dialogue that takes place between 
the Board and the workforce. This relationship has strengthened 
over the past couple of years thanks to Gerald Jennings’ direct 
involvement with the Group Employee Forum. Board decisions on 
evolving workforce remuneration and the promotion processes have 
been directly influenced by the opinions and recommendations of the 
workforce during 2021.

THE NEED TO FOSTER RELATIONSHIPS WITH  
SUPPLIERS, CUSTOMERS AND OTHERS
As a service-based business, we are reliant on our supply chain 
and have done a lot of work to ensure that we build long-term, 
sustainable relationships. A focus for the Board in 2022 is to improve 
the understanding of our customer needs and foster a culture that 
encourages repeat business. We are continuing to develop our 
approach to these stakeholders as detailed on pages 92 to 93.

IMPACT OF OPERATIONS ON THE  
COMMUNITY AND ENVIRONMENT 
The Group’s operations have a direct impact on the surroundings and 
in the communities where we work. Our new Responsible Business 
Strategy (see below and pages 66 to 67) strives to create long-lasting 
social value for our communities and to reduce our environmental 
impact and consumption.

HIGH STANDARDS OF BUSINESS CONDUCT 
The Board and its Committees routinely consider the Company’s 
culture and values during its decision making. The Directors 
are acutely aware of being a responsible business and acting in 
accordance with the Henry Boot Way. Whether it’s the Remuneration 
Committee’s decision to use discretion to reduce the formulaic 
outcome of the FY21 annual bonus for Executive Directors, or the 
Board’s decision to repay the money received from the government’s 
furlough scheme, we are constantly striving to do the right thing.

THE NEED TO ACT FAIRLY BETWEEN MEMBERS 
It is the aim of our Board and its Committees to always give proper 
consideration to all member and stakeholder interests when taking 
decisions, and whilst recognising that not all decisions will be equally 
positive for everyone, it is nevertheless important for all issues to be 
considered and an informed decision to be made.  

CREATION OF A 
RESPONSIBLE 
BUSINESS 
COMMITTEE
The Board had been conscious for some time of growing 
interest from shareholders and proxy agencies around how 
companies manage ESG issues and how their approach aligns 
to the business’ overarching long-term strategy. 

Customers were starting to ask more probing questions 
about the Company’s ESG credentials before committing to 
work with us and were approaching us for more sustainable 
solutions and products. We also recognised that our 
current workforce was taking a more active interest in 
how the Company behaved as a corporate citizen and that 
prospective talent placed more value in employers who had 
a genuine and proactive ESG offering.

The Directors recognised this shift and wanted to ensure that 
specific time and focus was given to these matters from the 
top down. The Board took the decision to create a Board-level 
Responsible Business Committee in March 2021 to determine 
and scrutinise the Group’s approach to responsible business 
performance. Whilst the Company was already involved 
in various initiatives, there was a lack of a co-ordinated, 
considered approach across the Group and the Committee 
oversaw the development of a new Group-wide Responsible 
Business Strategy. 

In order to develop a meaningful strategy, we undertook a 
materiality assessment of the issues that were most important 
to our stakeholders. This exercise involved interviewing a 
sample of our people, customers, suppliers, advisors, 
professional membership bodies, charity partners, 
education partners and our community partners. Based 
on the feedback received, a strategy was established with clear 
and transparent objectives across four key pillars; our people, 
our places, our planet and our partners. Results against 
these targets will be measured and shared publicly, ensuring 
that we are held accountable for our performance against our 
ambitions. This exercise illustrated the value that we place on 
engagement and considering all stakeholders views before 
coming to a decision which we hope we leave a positive and 
long-lasting legacy on those around us. 
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BUILDING A RESPONSIBLE FUTURE

FOUNDATIONS FOR SUSTAINABLE GROWTH 
Our business is more than 135 years old, and we understand the importance of adapting to the needs of our stakeholders to create  
sustainable value for the long term. We recognise, and are adapting to, the changing needs of the communities and environments in  
which we work to ensure that we create the greatest possible social value and impact as we fulfil our corporate purpose.

Our responsible business approach focuses on collaborating with our people and partners to create value for all those we work with,  
and we are guided and governed by our workplace culture (the Henry Boot Way) and our Purpose, Vision and Values.

OUR 
VALUES

ADAPTABILITY
WE SEEK TO 
POSITIVELY 

CHALLENGE WHAT WE 
DO AND HOW WE DO IT.

DELIVERY
WE DELIVER OUR 

BEST QUALITY 
WORK FOR 

EVERYONE, NO 
MATTER WHAT.

COLLABORATION
WE WORK IN 

PARTNERSHIP TO MAKE 
THINGS HAPPEN.

RESPECT
WE THINK ABOUT WHAT 
WE DO, HOW WE DO 
IT AND HOW IT WILL 
IMPACT OTHERS.

INTEGRITY
WE OPERATE 
FAIRLY AND 
EQUITABLY IN 
EVERYTHING  
WE DO.

LOYALTY
WE ARE COMMITTED TO 
GIVING BACK TO OUR 
COMMUNITIES.

OUR PURPOSE
To empower and develop our people to create long-term 

 value and sustainable growth for our stakeholders.

OUR VISION
Our people, partners and communities continue to trust our reputation, 
respect our expertise and value us for our forward-thinking approach.
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In March 2021, we launched 135 Henry Boot which was the first phase of our new Responsible Business Strategy. 135 Henry Boot aligned  
with the Group’s 135th anniversary and focused on the delivery of five key objectives:

To launch our path to net zero carbon (NZC) and build awareness of the  
importance of sustainable business practices and the circular economy.

To take action to ensure our business is equal, diverse, inclusive,  
and accessible.

To work with key partners across the built environment sector to create positive  
direction and thought on diversity within our industry.

To collaborate with our communities to understand and respond to their  
challenges and requirements.

To engage all our stakeholders to create social value and contribute  
to a fair and just society.

The Strategy aligned the launch of three important initiatives for the Group which were:

• A Community Partnership Plan (CPP).

• Equality, Diversity and Inclusion Strategy (EDI).

• Net Zero Carbon (NZC) Framework.

THE FIRST PHASE OF OUR RESPONSIBLE BUSINESS STRATEGY
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BUILDING A RESPONSIBLE FUTURE

COMMUNITY PARTNERSHIP PLAN (CPP) (LAUNCHED MARCH 2021) –  
ENGAGING AND EMPOWERING OUR PEOPLE TO SUPPORT OUR COMMUNITIES.
The purpose of our CPP is to guide our collaboration with our charity, educational, and community partners to create meaningful and lasting 
impact on their amazing work. Our approach focuses on engaging our people and partners to get involved and utilise their skills, knowledge, 
and experience to make a significant difference for our communities.

In November 2020, we undertook a responsible business survey with a sample of our people (selected to represent the workforce across our 
Group) and the CPP was developed in response to the feedback received from this engagement.

Delivery of the CPP to date has been led by our people through working groups including our Charity Committee, Social Value Working Group 
(focused on the delivery of our social value commitments) and Responsible Business Steering Group (a working group tasked with oversight and 
scrutiny of how the CPP is delivered). 

The CPP established five targets (with some outputs overlapping across numerous targets) for the Group to achieve in 2021. These were:

1. 135 INDIVIDUAL COMMUNITY ENGAGEMENTS
Individual community engagements included single instances of support for charities or community groups and incorporated both support 
from the Group (e.g. corporate charitable donations) and the support of our people, which included volunteering, fundraising, pro bono or any 
additional support provided.

Throughout 2021, we achieved 317 community engagements which equated to 235% progress against our target.

2. 135 INDIVIDUAL ENGAGEMENTS WITH EDUCATION PARTNERS
Individual engagements with education partners included single instances of support for education organisations including primary and 
secondary schools, colleges, universities, further and higher level education providers, and charities and community organisations focused  
on education. 

Throughout 2021, the Group achieved 77 education engagements. This equated to 57% progress against our target. Whilst we adapted our 
approach to education engagement in response to the impact of the CV-19 pandemic, we were significantly restricted in our ability to engage 
our education partners. The Group is developing an Education Engagement Strategy as part of Phase 2 of our Responsible Business Strategy 
(see page 66), which will guide and support us to strategically increase engagement with our education partners whilst focusing our efforts on 
broadening access to our industry and offering opportunities to learners who have traditionally struggled to access these.

3. 135 INDIVIDUAL VOLUNTEERING OPPORTUNITIES
Individual volunteering opportunities included individual instances of our people volunteering their time and services to our charity, community 
and education partners and incorporated both group and individual activity.

Throughout 2021, the Group achieved 191 individual volunteering sessions which equated to 141% progress against our target.

4. £135,000 RAISED FOR CHARITABLE CAUSES
Throughout 2021, the Group donated and fundraised approximately £288,000 of financial or equivalent value to charitable and community 
causes. This included corporate donations, sponsorship, pro bono services, and fundraising. This equates to 213% progress against our target.

5. TO DELIVER THE 135 HENRY BOOT CHALLENGE
The 135 Henry Boot Challenge was a proposed ‘steps’ challenge for all people across the Group to collectively walk 13,500,000 steps 
across the month of September 2021. In response to the impact of the CV-19 pandemic and feedback, a programme of events, activities and 
resources focusing on health and wellbeing and colleague socialising was delivered in place of the 135 Henry Boot Challenge. This programme 
was entitled Re:Fresh and offered our people a range of opportunities to enhance their health and wellbeing and socialise with colleagues 
across the Group.

THE FIRST PHASE OF OUR RESPONSIBLE BUSINESS STRATEGY
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EQUALITY, DIVERSITY AND INCLUSION (EDI) STRATEGY (LAUNCHED APRIL 2021) –  
TACKLING THE BARRIERS WITHIN OUR INDUSTRY.
Our Equality, Diversity, and Inclusion (EDI) Strategy is focused on engaging our people and partners to ensure that our business (and the wider 
built environment sector) is truly representative and that we offer all our current and prospective people an authentically inclusive, accessible, and 
forward-thinking workplace. It will guide us to engage with those who are under-represented and collaborate with partners to identify and tackle 
the barriers to achieving a rewarding career in our industry.

The development of the Strategy was shaped by a review in 2020 of our Group, which was undertaken by Brook Graham and involved extensive 
engagement with our people to assess their feedback and aspirations. We established a cross-Group EDI Steering Group to develop and deliver 
the EDI Strategy and ensure it continues to reflect and represent the outcomes desired by our current people and prospective talent.

The Strategy finds the Group making three key commitments:

To ensure fair and equitable access to all our opportunities.

To recognise and embrace difference, within our workforce and in the  
organisations we work alongside.

To welcome and celebrate diversity and create an environment where everyone  
can develop their talents, prosper and succeed.

As we deliver on these commitments, we are guided by the five key priority areas of the Strategy:

Inclusive Culture and Leadership.

Increasing our Diversity.

Access and Engagement.

Success, Progression and Development.

Our Communities and Stakeholders.

To create focused activity and accountability, members of the EDI Steering Group all agreed to take on the role of ‘EDI Champions’ (a formal but 
voluntary role that will see them champion progressive EDI practice and performance) and have been allocated into sub-groups, each tasked 
with leading on delivery of one of the five key priority areas.

Across the Group, EDI training was delivered by Brook Graham to our Board, Executive Committee, and leaders across the Group and a formal 
review of the Group’s relevant policies and processes was commenced. 

Additionally, we engaged with a number of external stakeholders including commercial partners, professional advisers, business membership 
organisations, charities and education partners to share knowledge and identify (and overcome) barriers to achieving more equal, inclusive and 
diverse workplaces. 

THE FIRST PHASE OF OUR RESPONSIBLE BUSINESS STRATEGY
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BUILDING A RESPONSIBLE FUTURE

THE FIRST PHASE OF OUR RESPONSIBLE BUSINESS STRATEGY

NZC FRAMEWORK (LAUNCHED JUNE 2021) – 
TACKLING CLIMATE CHANGE 
WHILST WE GROW OUR BUSINESS.
Our NZC Framework found us building on our impressive track 
record of incorporating environmental protection into our commercial 
operations and establishing a target to achieve NZC for our direct 
(Scope 1 and 2) greenhouse gas (GHG) emissions by 2030.

The NZC Framework was developed by our Group NZC Taskforce, 
which was led by the Managing Directors of Henry Boot Construction 
and HBD and comprised of representatives from across our 
subsidiaries. The team worked in collaboration with specialist 
environmental consultancy Anthesis and their support ensured our 
Framework is ambitious, strategic, and measurable. 

Our approach to tackling climate change is ambitious and will guide 
us to achieve NZC for our directly controlled operations, whilst 
undertaking the necessary work to understand and reduce our 
indirect emissions. It will also support us to enhance our longstanding 
efforts to reduce waste, protect biodiversity, and continually improve 
our performance on working to circular economy principles. 

We have developed ambitious targets to achieve by 2030 in support 
of the objectives below including:

• 100% of our fleet cars and vans to be electric (with delivery of  
our Sustainable HGV Renewal Programme underway).

• 20% reduction in non-sustainable business travel.

• 100% of generators to be replaced by sustainable alternatives. 

• Undertaking a full review of energy and resource use at all 
controlled sites to deliver carbon-reduction solutions.

Medium-term targets have been established in Phase 2 of our 
Responsible Business Strategy (see page 67) and we will report on 
our progress annually. We will empower all our people and partners to 
share knowledge and collaborate to reach solutions to the issues and 
problems posed by climate change and environmental degradation.

We are also proud to work to circular economy principles wherever 
possible and ensure that we limit waste, reuse materials, and recycle 
as much as we can. We are signatories of BITC’s ‘Waste to Wealth’ 
pledge and support the Government’s Construction 2025 Strategy. 

We also recognise that the risk of climate change is one that faces 
all businesses and that solutions to the many challenges it poses 
requires collaboration and teamwork. We routinely contribute to 
the Yorkshire Climate Action Coalition (a coalition of likeminded 
businesses, all of whom are ambitiously focused on addressing their 
environmental impact) and regularly collaborate with membership 
organisations including the CBI and Business in the Community 
(BITC) on this issue.

Our Framework is guided by three key objectives:

To achieve NZC for our directly controlled GHG emissions (Scopes 1 and 2) by 2030.

To enhance our understanding of our indirectly controlled GHG emissions and  
deliver reduction solutions.

To empower our people and partners to take positive action to collaboratively decarbonise.

In developing our NZC Framework, the NZC Taskforce developed an estimated costs schedule for successful delivery of the Framework which 
was presented to the Responsible Business Committee. This schedule will continually be monitored and updated as we strive to achieve our 
objectives and has also informed our response to the recommendations of the Task Force on Climate-related Financial Disclosures (TCFD) (see 
page 68 for more information).
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THE FIRST PHASE OF OUR RESPONSIBLE BUSINESS STRATEGY

LEADERSHIP AND ENGAGEMENT
Throughout 2021, we undertook a number of additional actions  
to consolidate our approach to responsible business.

We established our Responsible Business Committee to provide 
Board level oversight and scrutiny of the Group’s responsible 
business performance (please see page 51 for more information). 
The Committee ensure that our Group’s approach to Environment, 
Social and Governance (ESG) activity and ambition is increasingly 
incorporated within our wider Group strategy and that key financial 
and non-financial risks and opportunities linked with ESG receive 
careful consideration and review. This will include interaction, where 
necessary, with the Audit and Risk Committee for the review and 
monitoring of any risks relating to ESG issues that require input from 
our auditors or particular consideration in relation to risk identification 
and management.   

Members of our Board and Executive Committee were also  
appointed sponsors of our responsible business initiatives to 
demonstrate leadership from the management of our business on 
these critical issues.

Our leadership commitment to responsible business is further 
demonstrated by our CEO and Group Finance Director’s personal 
objectives being linked to the delivery of our Responsible Business 
Strategy. In 2022 and beyond, we will also be looking to set further 
Group-wide KPIs and link these, where appropriate, to remuneration 
outcomes in other ways.

As importantly, significant engagement was consistently undertaken 
with our people through our people-led working groups. Each of the 
three initiatives of 135 Henry Boot were shaped and formulated (and 
are now being delivered by) these working groups. This approach 
has enabled us to engage and empower our people to inform and 
influence our responsible business approach.
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GENDER DIVERSITY
All employees Senior managers Directors

Female
106

Male
363

Female
5

Male
18

Female
1

Male
6

BUILDING A RESPONSIBLE FUTURE

SUPPORTING OUR PEOPLE AND PARTNERS IN 2021 EMPLOYEE ENGAGEMENT SURVEY

OUR PEOPLE AND PARTNERS 
OUR APPROACH
Our people are our greatest asset and are vital to our long-term 
strategic success and sustainability. Engaging with and developing 
our people is crucial to our continued performance and growth. 

We collaborate with all our people to enable them to achieve their 
best. We work to continually develop and maintain a culture of 
inclusivity that enables us to attract and retain the right colleagues 
to work at every level, who are committed to working as part of our 
team, and who support and represent our Values. 

We remain committed to investing the time and resources to support, 
engage and motivate our people to feel valued, to be able to 
develop rewarding careers, and want to stay with us. We recruit and 
promote from within wherever possible to provide the best possible 
progression opportunities. As our businesses continue to develop 
and grow, we understand that by retaining and inspiring effective and 
committed people, we can continue to deliver excellence to all.

ONGOING SUPPORT THROUGHOUT THE CV-19 PANDEMIC
The CV-19 pandemic has posed many challenges for us all, and we 
have worked hard to ensure our people have consistently been kept 
up to date with our response to the changing circumstances. This has 
included regular communications and interactive webinars to provide 
updates on health and safety protocols, the protection measures in 
place at all our sites, depots and offices, business performance and 
financial position, and positive news stories. We have also included 
regular resources and guidance on maintaining good physical and 
mental health and wellbeing to provide support through each stage of 
the pandemic.

AGILE WORKING FRAMEWORK 
In July 2021, we launched our Agile Working Framework. The disruption 
to normal working practices caused by the CV-19 pandemic gave us 
the opportunity to reflect on how we organise work for our people in the 
future. We want to work together in ways that suit more people, while 
continuing to deliver high standards in everything we do. This will be a 
journey for us, building on the positive changes that have come from the 
pandemic and enshrining them in our future ways of working.

The Agile Working Framework was developed by a cross-Group working 
group and development incorporated the results of the Agile Working 
Survey shared with our people in October 2020.

The Framework’s vision is to change the way we work to improve work-
life balance for our people, while maintaining high levels of engagement 
and service for our stakeholders. We believe an element of agility can be 
achieved in all of our job roles, but we recognise that not all tasks can 
be done from alternative locations or from home. For roles that must 
be performed in a particular location, we continually work to identify 
opportunities to be agile in different ways, such as adapting start and 
finish times to minimise commuting time, fulfil personal commitments, or 
make time for hobbies.

We believe empowering our people to work in an agile manner will 
support their health and wellbeing, allow us to quickly adapt to any 
changes in circumstances and enable our people to work in a manner 
that is most beneficial to their needs whilst continuing to deliver high-
quality results.

Delivery and incorporation of the Framework will be reviewed every  
six months to ensure it works as effectively as possible for all across 
the Group.

HEALTH AND WELLBEING
There continues to be significant societal awareness of the challenges 
around physical and mental health (which are likely to be further 
exacerbated by the CV-19 pandemic) and we have an important role to 
play in promoting positive physical, mental, digital and financial wellbeing 
for our people. 

We continue to utilise our Group intranet platform (the Hub) to bring 
together all our benefits and wellbeing provisions into one accessible 
location so that our people can access information and support at 
any time. 

One of the principal ambitions of our Responsible Business Strategy 
is the development and delivery of a new Group Health and Wellbeing 
Strategy (see page 66). This will consolidate our existing offer and detail 
further initiatives, resources and training that our people can access to 
ensure we continually support their health and wellbeing and respond 
to their individual needs. This Strategy is currently being developed by a 
cross-Group team and will be launched later in 2022.

FINANCIAL WELLBEING
One of the targets outlined in Phase 2 of our Responsible Business Strategy 
is to pay all of our suppliers the real living wage and secure accreditation 
with the Living Wage Foundation. Work on achieving these goals is  
already underway. 
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EMPLOYEE ENGAGEMENT SURVEY

OUR OBJECTIVES OUR FINDINGS KEY OUTCOMES

The overall objective of conducting 
the survey is to gain an in-depth 
understanding of our people’s experience 
whilst working at Henry Boot. The survey 
is focused on gaining feedback from our 
people so we can create a culture and 
an environment where they can be the 
best version of themselves at work. 

The survey and our findings focuses 
on the Group as a whole and whilst we 
can look at the subsidiaries as separate 
entities, which will be beneficial for 
business specific feedback, we have 
opted to look at the scoring holistically as 
a Group to push for more collaboration, 
a collective responsibility and a joined-up 
approach to culture and engagement.

Our process
Our process facilitated by HIVE (our 
employee engagement partner), saw our 
annual Employee Engagement Survey 
housing a framework of 40 questions 
that were used to measure progress 
when compared with the responses 
within our previous survey conducted 
during 2020. Some questions were 
based on those posed previously to 
allow for statistical analysis of change; 
however, other questions were more 
focused on 2021 and specifically how 
we have, and continue to, adapt to the 
impact of the CV-19 pandemic.

64%
RESPONSE RATE  
(DECREASE OF 2% FROM 2020)

The survey results show that our people 
have remained resilient, optimistic 
and focused on working as a team to 
maintain delivering an exceptionally high 
standard for our clients and partners. 
The survey results and feedback are 
being carefully reviewed by our Board, 
Executive Committee and Employee 
Forum to identify any areas where there 
is scope for increased engagement with, 
and support for, our people.

STRONG GROUP eNPS SCORE OF

26

8.5
We received an 8.5 employee 
engagement score when our people 
were asked whether the Group had 
worked hard to keep them safe during 
the Pandemic.

8.4
We received an 8.4 employee 
engagement score when people were 
asked if their personal values are well 
suited to the Henry Boot Way.

1  Adapting to challenges
Our employee Net Promoter Score 
(eNPS) of 26 (46 in 2020) was lower 
than last year. Whilst we remain proud of 
this score which demonstrates positive 
engagement with our people, we note 
that it has reduced from 2020 and 
are engaging with our people (via our 
Employee Forums) to make continuous 
improvements and address any issues 
experienced.

2  Wellbeing
Whilst we are pleased that our average 
employee engagement score for 
positive mental wellbeing was 7.5, we 
do recognise the significant ongoing 
challenges that the pandemic has 
created for our people. We will continue 
to address these and key to doing so 
will be the introduction of our Health 
and Wellbeing Strategy in 2022 and the 
project undertaken by our Employee 
Forum in to how we can best support 
the wellbeing of our people and their 
ability to switch off and re-energise when 
not working.

As part of the Employee Engagement 
Survey, we introduced a new platform 
– Open Door – whereby our people 
could provide us with confidential honest 
feedback. This platform has been well 
adopted and has demonstrated the 
real sense of honesty and integrity that 
underpins our workplace culture, the 
Henry Boot Way.

STRATEGIC REPORT
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FINANCIAL WELLBEING
We take the financial wellbeing of our people seriously and offer a 
range of services and guidance to support this.

We operated two pension schemes in 2021, until the closure of 
The Henry Boot Staff Pension and Life Assurance Scheme on 19 
March 2021 to active members. Following this our sole pension 
provision is now the Henry Boot PLC Group Stakeholder Pension Plan 
(defined contribution pension), where the Group pays contributions 
to an independently administered fund (AVIVA) based upon a fixed 
percentage of salary. Member benefits from the plan are determined 
by the amount of contributions paid by the Group and the member, 
the investment returns on the investments are made by the individual 
based on their risk appetite with most remaining in the pre-selected 
Default Fund, and the decisions made on retirement age and how 
they choose to receive their retirement benefits. We have implemented 
the UK’s auto-enrolment pension requirements, including re-enrolment 
on a triennial basis, and our people are informed of auto-enrolment 
and other pension choices through our online portal and Group 
Intranet platform.

Company-funded Independent Financial Advice is available for defined 
benefit member reaching 55 years of age; the age at which they can 
legally take their pension. We want to ensure that our people are in a 
fully informed position when making decisions about pensions and are 
exploring an expansion of financial wellbeing advice.

In September 2021, we granted share options to all eligible colleagues 
to participate in the Company Share Option Plan (CSOP). We also 
invited all eligible colleagues to participate in the Group’s 2021 
Sharesave scheme, which allows our people to contribute a maximum 
of £500 per month to one or a combination of current Sharesave 
schemes. In 2021, the Remuneration Committee agreed to increase 
the usual 10% discount off the share price to the maximum discount 
allowed under the HMRC rules of 20%. At the close of the invitation, 
57% of eligible people had joined one or more Sharesave schemes.

EQUALITY, DIVERSITY AND INCLUSION 
We aim to create a fair, accessible, diverse, and inclusive working 
environment, while recognising the challenges that our sector has 
traditionally suffered, particularly in relation to gender and ethnicity 
representation and diversity. We want to provide a sustainable 
culture in which all our people can be themselves at work so that 
they can thrive, add value, and feel valued. We believe that this will 
bring out the best in our people and lead to long-term success and 
sustainability. You can read more about our EDI Strategy and 2021 
performance on page 55. 

Although we recognise that the ambitions and objectives in our EDI 
Strategy will take time to achieve, we are fully committed to working 
with key partners to engage with under-represented groups through 
various networks, to encourage diversity of thought and approach 
amongst our people, and to open opportunities for underrepresented 
groups to experience our industry. We continue to forge links with 
local groups and educational establishments to encourage diversity 
and to change perceptions and influence others to view our industry 
as a positive career choice. Examples of the networks we are 
members of and actively support are Building Equality, Women in 
Property, the Considerate Constructor’s Scheme and Business in the 
Community BITC.

We have continued the employment, wherever possible, of any 
person who becomes disabled during their employment with us, and 
opportunities for learning, career development and promotion do not 
operate to the detriment of disabled employees. 

The Board Diversity Policy is set out in more detail as part of our 
Nomination Committee Report on page 102. Our gender pay gap is 
currently 29%, which continues to reflect the current ratio of men and 
women employed. We have a disproportionate number of women in 
all roles and, therefore, our data is skewed; we recognise that without 
a representative increase in the number of women we employ, the gap 
will be difficult to reduce. The EDI Strategy will guide us to ensure our 
recruitment and attraction processes attract a diverse talent pool and 
ensure our workforce reflects the diversity of the communities in which 
we live and work, by increasing opportunities and reducing barriers 
to under-represented groups. We are not obligated by statute to 
report our gender pay gap as we do not meet the required reporting 
thresholds; however, we will continue to report voluntarily and will 
report on our ethnicity pay gap in the future.

PROFESSIONAL DEVELOPMENT 
Delivering a workplace culture and positive career experience that 
attracts new and diverse talent and retains experienced talent will 
give us the ability to compete successfully and ensure long-term 
sustainability. The retention and development of our people remains 
critical to our success. The Group’s employee turnover in 2021 was 
20% which is close to the UK average. Our high retention rates 
ensure that we have a solid base on which our people can grow, 
develop and achieve their potential. Our directly employed headcount 
was 499 at the end of 2021. 

We recruited a further two apprentices in 2021, which brings our total 
number of current apprentices to 19 with a further six trainees. All  
our trainees and apprentices are enrolled on formal courses of 
education and supplement their learning through in-house training  
and experiential development.  

Our preferred succession planning method is one of in-house 
development and growth; consequently, we also have a number of 
experienced people enrolled on formalised education programmes 
to enhance their skills and knowledge, in anticipation of career 
development and promotion within the business in which they 
operate. Throughout 2021, 11 of our people completed their 
education programmes and a further six progressed onto the next 
level of their education programme. We have key pathways in 
place for our apprentices and trainees to ensure our talent pipeline 
continues to flourish. Throughout 2021, our senior leaders who 
participated on our Senior Leadership Development Programme 
(SLDP) have continued to develop their own skills and knowledge and 
have continued with coaching and mentoring activities. 

Throughout 2021, we also hosted our Leadership Development 
Programme (LDP) Centres which have been attended by 32 of our 
middle managers and aspiring leaders. This unique programme of 
development and support aims to encourage further aspiration and 
development and progression potential in our future leaders. 

SUPPORTING OUR PEOPLE AND PARTNERS IN 2021
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In 2021 we delivered 1,560 learning and development days. In 
addition to this, and in recognition of the diverse range of skills 
within our workforce, there was also an unquantifiable amount of ad 
hoc learning and development, which takes place on a daily basis 
at our sites, offices, depots and via remote engagement during 
the pandemic. The coming year will see a renewed learning and 
development provision being rolled out across all subsidiaries, which 
includes a focus on developmental outputs from building capacity and 
capability at all levels, provision of mentoring and other interventions, 
which will seek to build resilience amongst our people. 

HEALTH AND SAFETY 
One of our most important responsibilities as a business is making 
sure that the health, safety and wellbeing of our people, partners 
and the wider public is safeguarded, together with protecting the 
environment in all our areas of operations. 

Our team are enthusiastic experts in this area and work hard in 
collaboration with our project teams and supply chain to drive 
innovation and achieve best practice. 

OUR PERFORMANCE 
Our Accident Incidence Rate (AIR) and Accident Frequency Rate 
(AFR) and performance in our Construction segment remains strong, 
and our construction-related AFR and AIR for our directly employed 
people and operatives is nil. 

Our Construction segment delighted to report a strong overall 
(including subcontractors) Accident Incidence Rate (AIR) of 297 and 
Accident Frequency Rate (AFR) of 0.15. This result is a combination 
of the effectiveness of our management processes, continuous 
improvement and our Zero Harm initiatives. This strong health and 
safety management culture has resulted in securing a prestigious 
RoSPA Gold Medal Award for the 12th consecutive year resulting in a 
RoSPA Presidents Award.

In 2021, our Construction segment successfully migrated from 
OHSAS 18001 to the ISO 45001 (Occupational Health and Safety 
Management System) standard in June 2021. In addition to this, a 
full ‘Certificate renewal’ assessment was successfully completed in 
October 2021 against all three standards  (ISO 45001 (Occupational 
Health and Safety) ISO 14001 (Environmental Management) and ISO 
9001 (Quality Management).

We continue to be a Considerate Constructors Scheme Partner, 
registering three of our projects as ‘Ultra Sites’, which commits the 
sites to the highest standards of considerate construction in terms 
of potential to impact local communities, the environment, workforce 
and supply chain. 

We have also enjoyed success in further industry awards including 
the Constructing Excellence, LABC Awards, Chartered Institute of 
Building (CIOB), Insider Yorkshire Property Awards and Generation for 
Change (G4C).

OUR SUPPLY CHAIN 
Our partnership with our supply chain partners is critical to our 
success and we work hard to engage and collaborate with all of our 
suppliers and partners to create and maintain long-term successful 
relationships. We have a commitment to securing the services of 

predominantly local sub-contractors and utilising local suppliers to 
minimise the miles and emissions that working with us produces, 
which continues to be a strong and responsible approach for our 
business. This has only been strengthened due to the impact of 
CV-19 on supply chains, and the increasing value placed on creating 
opportunities for local communities. 

HUMAN RIGHTS
Our business is totally committed to supporting and working to the 
UN’s Guiding Principles on Business and Human Rights. Protecting, 
preserving and respecting human rights is fully embedded in our 
culture and is fundamental to our Values. This commitment is reflected 
in and demonstrated by our routinely updated policies including:

• Ethics.

• Anti-corruption.

• Modern Slavery.

• Rights to Work.

• Whistleblowing.

In addition to our policies, we aim to demonstrate this commitment 
through all our behaviour and actions towards our people, suppliers, 
partners and the communities in which we operate. 

MODERN SLAVERY 
We recognise that our industry is vulnerable to the impacts of modern 
slavery and, therefore, we have implemented and embedded a 
number of measures, which seek to bring about greater transparency 
and scrutiny into our various supply chains in order to combat slavery 
and trafficking activities. 

We keep our Human Trafficking and Slavery Statement under regular 
review and set out the activities we undertake to reduce the risk of 
slavery and trafficking activities being present within our business 
operations. These measures include enforcing our Modern Slavery 
Policy, due diligence requirements, and mandatory contract clauses 
seeking compliance by our supply chain with appropriate anti-slavery 
measures. Following completion of a Modern Slavery Assessment 
Tool (MSAT), we have signed up to the Gangmasters & Labour 
Abuse Authority (GLAA) Construction Protocol. In addition, we have 
recently engaged NGOs to understand where our practices may be 
strengthened and are looking forward to implementing some new 
measures throughout 2022. 

We commit to collaborating closely with our people, partners, 
contractors and suppliers to monitor our performance, share 
knowledge and maintain vigilance throughout our business and 
supply chains. 

ANTI-BRIBERY AND ANTI-CORRUPTION 
Delivering our services with a zero-tolerance approach to corruption  
in any form is essential for us to demonstrate our Values, long-
standing commitment to ethical behaviour and integrity, and to uphold 
our reputation and image. Our Anti-Bribery and Corruption Policy 
sets out the standards expected of all our people and supply chain 
members in relation to anti-bribery and corruption and the Board has 
overall responsibility for ensuring this policy complies with the Group’s 
legal and ethical obligations and that everyone in our organisation and 
supply chain complies.

SUPPORTING OUR PEOPLE AND PARTNERS IN 2021

Henry Boot PLC Annual Report and Financial Statements for the year ended 31 December 2021 61

STRATEGIC REPORT



BUILDING A RESPONSIBLE FUTURE

OUR PLACES 
OUR APPROACH
The Group’s success depends on the communities in which we 
operate, live, and work continuing to thrive and develop. We recognise 
the important role our business has to play in generating social value for 
the communities we work alongside as we deliver our services.  
We are excited to engage our people and partners to respond to 
societal needs with strategic focus and renewed commitment.

The CV-19 pandemic has negatively impacted many communities 
and exacerbated pre-existing inequalities. Our approach focuses 
on supporting those who will receive the most benefit from 
our engagement as we seek to create long-term value for our 
communities and tackle the barriers to accessing the employment 
and skills opportunities we offer. 

Our CPP, a core element of our Responsible Business Strategy (see 
page 54 for more information), finds us engaging our people to get 
involved and utilise their skills, knowledge, and experience to make a 
huge difference for our communities.

CHARITY PARTNERS
Throughout 2021, we continued to support a range of charity partners 
across our areas of operation and offered our support through 
financial donations, donations of time, and donations of materials 
and our professional expertise. These donations were managed by 
our Group Charity Committee who meet on a fortnightly basis. The 
Committee identify charities to allocate financial support to as well as 
respond to requests received from charities. Support is allocated to 
charities that align with our Charitable Giving Pillars and on the basis 
of securing the greatest possible impact.

In October 2021, our Responsible Business Survey (see page 
66 for more information) requested feedback from our people on 
our Charitable Giving Pillars. 92% of participants agreed that they 
continue to represent the issues the Group can best impact. Our 
Charitable Giving Pillars are:

• Charities and organisations that support health, medical, and 
educational improvements for children and adults;

• Charities and organisations that support those who are homeless 
or rootless; and

• Charities and organisations that support improvements for the 
environment and are tackling the effects of climate change.

CHARITY OF THE  
YEAR PARTNERSHIP
We extended our 2020 Charity of the Year partnership with Sheffield 
Children’s Hospital to the end of 2021 to mitigate the impacts of the 
CV-19 pandemic on our ability to fundraise and volunteer. This fantastic 
charity aims to ensure that the services and support offered by the 
hospital to young people and their families is of the best possible quality. 
They fund research, cutting edge medical equipment, improvements 
to the hospital facilities, and bespoke provision for their patients and 
loved ones. Given their coverage of many of the regions in which we 
operate, and their ambitions to support young people to give them 
the best possible quality healthcare and compassionate support, we 
were delighted to partner with an organisation with shared values and 
ambition.

Throughout 2021, we delivered several fundraising events including 
our annual Golf Day, charity skydive and quiz night to raise funds. We 
sponsored the charity’s Snowflake campaign and were proud to be 
a principal partner of their Bears of Sheffield campaign. Our support 
for this public art trail included providing the logistics and project 
management support to transport, install and de-install all of the 60 
bear sculptures across Sheffield. This involved extensive support from 
our specialist teams within Henry Boot Construction and Banner Plant 
who provided a significant level of service to the charity. We were hugely 
proud to see the campaign raise over £750,000 for the charity. 

Our partnership with The Children’s Hospital Charity raised 
approximately £33,000 for this fantastic cause.

SUPPORTING OUR COMMUNITIES
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In addition, we have supported a range of national and local charity 
partnerships and our support included:

• Becoming a Strategic Partner of LandAid (a national property 
industry charity focusing on supporting young people affected 
by homelessness) and taking part in their Virtual Sleep Out event 
with our team raising over £16,000.  

• Supporting Roundabout, a Sheffield-based Youth Homelessness 
Charity, through the sponsorship of their Homelessness 
Prevention Service, participating in their Snowdon Sunset Trek 
and their Sleep Out raising over £30,000 in total.

• Donating to the Laptops for Kids campaign, which aimed to 
address digital poverty through providing young people with 
laptops to enable remote learning and engagement.

• Delivering the ‘Henry Boot 13 Gifts of Christmas’ campaign, 
which saw us supporting charities promoting positive mental 
health across the 13 communities in which we have offices and 
depots as chosen by our colleagues.

• Headline sponsoring the annual St Luke’s Hospice Festival of 
Light campaign and event for the fourth time.

We also gave our people the opportunity to nominate a grassroots 
sports team for a donation via our Discretionary Sports Fund. We 
recognise the importance of grassroots sports for communities 
and for mental and physical wellbeing but are also aware of the 
lack of funding that organisations often endure. Many of our people 
are directly or indirectly involved in grassroots sport and we were 
delighted to distribute a total of £8,000 to nominated local sports 
teams throughout 2021.

The Group also maintains several investment funds with South 
Yorkshire Community Foundation (SYCF). We collaborate closely 
with the SYCF (and are a member of their SY100 Supporter Scheme) 
to ensure our funds are used to support grassroots charities and 
community organisations whose purpose aligns with our Charitable 
Giving Pillars.  We can also use our funds in order to collaborate with 
other SYCF supporters to provide grants to applicants assessed for 
eligibility by SYCF. 

We are a founding member of Sheffield Business Together (SBT) and 
continue to offer our financial and people resources to support the 
work of this responsible business coalition. SBT’s total leverage value 
of completed projects in support of charity, community, and voluntary 
organisations in 2021 was a fantastic £262,000. 

This year, we contributed approximately £288,000 (£98,000 in 
2020) to charitable causes. This figure is significantly higher than 
that achieved in 2020 due to the greater potential for fundraising 
as the CV-19 restrictions eased, a number of significant fundraising 
events and campaigns occurring in 2021, and an improved and 
more comprehensive reporting structure which includes additional 
sources of charitable and community giving and support. Our 
commitment to donate to charitable causes continues to strengthen 
and we look forward to supporting our charity partners in the future 
and collaborating with them to ensure our donations have the best 
possible impact on their work.

£21,022 of the total funds donated in 2021 were through our  
people utilising our Give as You Earn payroll giving mechanism.  
The Company matched this pound for pound; both sums are reflected 
in the total figure.

EDUCATION PARTNERS
We recognise that young people are the future of our business. 
Collaborating with our partners in the education sector to showcase 
our business and sector and give young people valuable and 
authentic workplace engagement is paramount for their and our  
long-term success; if they can see it, they can be it.

We also recognise the disproportionate impact that the CV-19 
pandemic has had on young people and the challenges that they have 
faced from school closures and inconsistency in careers education. 
We have been proud to maintain our support for the career education 
programmes of our education partners and commit to ensuring these 
partners have our long-term support to providing young people with 
valuable and interactive workplace experience, engagement, and 
education as we build back from the impacts of the pandemic.

Examples include:

• Chairing the D2N2 Enterprise Partnership Cornerstone Employers 
Steering Group – working alongside likeminded businesses to 
provide learners across North Derbyshire with rich and rewarding 
careers engagement. 

• Empowering our people to become Enterprise Advisors across 
North Derbyshire and the Sheffield City Region and working 
with local schools to provide them with valuable guidance and 
support.

• Delivering a series of careers education support for a range of 
partners including site visits, careers talks and mock interviews.

• Providing significant pro bono support to refurbish and improve 
the playground and outdoor provision at Shirecliffe Meadows – a 
new early years education centre – in collaboration with Sheffield 
Hallam University and SBT.

• Providing further specialist pro bono support to education 
partners including Astrea Academy and the installation of a Green 
Wall at Intake School alongside supply chain partners.

SUPPORTING OUR COMMUNITIES

A NEW APPROACH TO CHARITABLE SUPPORT
In late 2021, our Charity Committee opted to introduce a 
cause-based partnership model which will strategically focus 
charitable support on a shared cause chosen by our people 
over a two-year (2022-23) period.

All of our people were engaged via a survey in November 
2021 which asked them to nominate a preferred cause to 
support (from a shortlist produced by the Charity Committee) 
and to nominate an aligned charity for consideration to be the 
Group’s Charity Partner. The cause that received the highest 
number of votes was promoting positive mental health.

Our efforts to promote positive mental health will focus 
on support for a strategic Group Charity Partner. We are 
delighted to announce that Place2Be is our new Group 
charity partner. Place2Be work in schools to improve the 
social, emotional and mental wellbeing of children and young 
people in the crucial formative years of their lives.

Whilst Henry Boot will partner with Place2Be, we will also 
be encouraging our teams to support and collaborate with 
various local charities and organisations that link to our 
chosen cause of promoting positive mental health.
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BUILDING A RESPONSIBLE FUTURE

OUR APPROACH 
We recognise the increasing risk and damage that climate change 
and environmental damage poses and are steadfast in our 
commitment to protect our planet for future generations and tackle 
the impacts of climate change.

Our efforts are guided by our NZC Framework (see page 56).  
This ambitious plan establishes our NZC target and achieving this will 
find us progressively reducing our greenhouse gas (GHG) emissions. 
We understand, however, that tackling climate change requires efforts 
beyond decarbonisation. Protection of natural environments and 
their ecosystems and biodiversity, the reduction of resource use and 
waste, and behaviour change will all be critical factors in the efforts 
needed to reduce global warming.

In recognition of this, we have developed (and are now delivering) 
Environmental Sustainability Action Plans for each of our businesses. 
These plans (which will support the delivery of our NZC Framework) 
provide clarity for our people on what needs to be achieved in the 
medium term and establish ambitious targets around GHG emissions 
reduction, waste reduction, and working to circular economy 
principles.

The Group NZC Taskforce (established to develop our NZC 
Framework) has evolved into a new governance structure (which 
mirrors our Group Employee Forum model – whom they will work 
closely alongside) whereby each of our businesses has a Climate 
Change Team who are tasked with overseeing the delivery of targets 
and sharing knowledge and solutions. A representative from each 
team will also sit on the Group Climate Forum which reports directly 
to the Responsible Business Committee. This approach aims to 
encourage a cohesive and collaborative approach to achieving targets 
and addressing challenges.

We will also work with our charity and education partners to educate, 
engage, support and learn from them as we assist with their efforts to 
addressing the impacts of climate change.

As we deliver our climate commitments in the Responsible Business 
Strategy, we will also be publishing our target to achieve NZC for our 
indirect emissions (Scope 3) and the emissions subsets by which we 
will measure reduction.

To support the successful delivery of our NZC Framework and 
aspirations to tackle climate change, we have committed to the 
following medium term targets in our Responsible Business Strategy. 

PROTECTING OUR PLANET

OUR TARGETS – BY THE END OF 2025 WE WILL

Objective 1
Reducing our greenhouse gas (GHG) emissions.

• Reduce Scope 1 and 2 GHG emissions by over 20% to 
support reaching NZC by 2030.

• Replace 50% of van fleet with electric vehicles (EVs) or 
other sustainable alternatives (100% by 2030).

• Ensure that all our HGVs are EURO 6 compliant  
(30% to be replaced with EVs or other sustainable 
alternatives by 2030).

• Reduce non-sustainable business mileage by 20%.

• Supply 50% of electricity demand for construction sites 
from renewable generators.

• Complete energy, resource and sustainability audits in all 
of our directly controlled offices, sites and depots – and 
implement all medium-term recommendations.

• Use biodiesel as we electrify our fleet.

Objective 2
Consuming resources responsibly

• Cut avoidable waste by 99% for all our construction sites 
(100% by 2030).

• Reduce consumption of avoidable plastic by 50%.

• Undertake Group-wide waste monitoring and establish a 
waste-reduction target.

• Undertake Group-wide water monitoring and establish a 
water-reduction target.

• Introduce a Group-wide Sustainable Supply Chain 
Standard to support supply chain collaboration and 
innovation.

Objective 3
To be a steward of nature

• Collaborate with commercial partners to achieve 
biodiversity net gains on our projects.

• Enhance and preserve natural environments where 
we work.

• Deliver nature stewardship training to 100% of our people.
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Pictured: Hallam Land Management 
helping with tree planting at 
Lubbesthorpe
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BUILDING A RESPONSIBLE FUTURE

PHASE 2 OF OUR RESPONSIBLE BUSINESS STRATEGY

The delivery of 135 Henry Boot and the wider work undertaken in 2021 
put us in a strong position to develop Phase 2 of our Responsible 
Business Strategy which launched in January 2022. Phase 2 sets 
ambitious medium-term objectives and targets to be achieved by the 
end of 2025, ensuring we maintain our bold and determined approach 
to achieving significant environmental and social value through 
our work.

In developing Phase 2 of our Responsible Business Strategy, it was 
vital to capture the opinions and views of our people and partners. We 
wanted to understand the issues they thought were the most material 
when considering how our business generates positive impact and 
social value.

Our Responsible Business Committee undertook a stakeholder 
mapping exercise to understand how best to engage our stakeholders. 
Desk-based research and engagement was undertaken to create a 
shortlist of material issues which was also influenced by the ambitions 
of the United Nations Sustainable Development Goals.

Based on this exercise we conducted a Responsible Business Survey 
among a representative sample of our people, customers, suppliers, 
advisors, professional membership bodies, charity partners, education 
partners and community partners. We asked them to rank a series of 
responsible business issues to assist us in determining which issues 
should be the most material to our Group. We also undertook focused 
engagement with investors, professional advisers and our people to 
best understand their expectations and opinions on Henry Boot’s 
approach to responsible business. 

Our materiality assessment identified that the top three issues our 
business should focus on are:

• Promoting positive health and wellbeing for our people.

• Ensuring our business is equal, inclusive, diverse and accessible.

• Achieving NZC.

The Strategy incorporates the findings from our stakeholder engagement 
and all our existing responsible business initiatives providing clear 
guidelines on how we intend to deliver our commitments over the 
coming years. It is guided by three headline objectives:

To further embed ESG factors into our commercial decision making, so that we adapt our 
business, ensuring long-term sustainability and value creation for our stakeholders.

To empower and engage our people to deliver long-term meaningful change and impact for the 
communities and environments we work in.

To authentically address those issues deemed to be most significant and material to our 
business and hold ourselves accountable by reporting regularly on our progress.
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PHASE 2 OF OUR RESPONSIBLE BUSINESS STRATEGY

Our Purpose is to empower and develop our people to create long-term  
value and sustainable growth for our stakeholders.

Pillar 1 – Our People
We will support, develop, engage, and empower  

our people to have an exceptional working  
experience, to be the best versions of themselves,  
and to deliver long-term value for our stakeholders.

Pillar 2 – Our Places
In fulfilling our purpose, we will support and  
engage the communities we work with, and  
alongside, to create long-lasting social value.

Pillar 3 – Our Planet
We will protect and preserve our planet by  

reducing our environmental impact, consuming 
responsibly and safeguarding our environments.

Pillar 4 – Our Partners
We will collaborate with our partners  

to deliver exceptional results, create value  
and share knowledge, solutions  

and creativity to address key issues.

Our Ambitions will be delivered by our people working closely with our partners –  
delivering collaborative solutions with real impact.

Our Values will underpin and align everything we do.

Our Responsible Business Strategy focuses on four key strategic pillars ‘Our People, Our Places, Our Planet, and Our Partners.’

We also engaged our stakeholders to understand which of the United Nations Sustainable Development Goals (UN SDGs) they 
felt our business could most positively impact. Based on the feedback received, the Responsible Business Committee selected 
the five UN SDGs above as those best aligned with our corporate purpose and which we can most positively impact.

RESPONSIBLE BUSINESS STRATEGY STRUCTURE
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Compliance Statement
Over the course of 2021, Henry Boot has continued to analyse the requirements of the TCFD, and the accompanying guidance notes, to 
understand how the requirements could be properly implemented. Whilst there are a number of areas in which we anticipate being fully 
compliant due to the advanced work we have done on our Net Zero Carbon initiatives within the framework of our overall Responsible Business 
Strategy (please see table below for analysis), there will naturally be some areas that continue to develop as we deepen our understanding 
of the risks and opportunities presented by climate change. We expect that over the course of 2022 we will continue to delve into this, and 
understand the wider impacts it may have on our strategic focus, to ensure that our strategy development is properly debated and embedded 
within our operations. For this reason, as we set out below, in some areas we have chosen to explain the extent of our current compliance and 
the direction of travel as we move forwards.

Area of focus Progress to date Future focus

GOVERNANCE

Board oversight of 
climate-related risks 
and opportunities

Through the establishment of a Responsible Business Committee 
(see page 51), the Board is ensuring that it has assigned Board-level 
importance to all ESG-related matters, including climate-related 
issues, and is regularly updated on the Group’s Responsible Business 
Framework development, implementation and outcomes. In particular, 
the Committee has oversight of the Group’s Net Zero Carbon (NZC) 
Framework (read more on page 56) and in connection with this, has 
set climate-related goals and targets through the Responsible Business 
Strategy and will monitor and oversee their implementation and 
performance.

In addition, climate-related risks and opportunities will form part of 
the annual risk management procedures undertaken through the 
Audit and Risk Committee’s assessments (see sections below). The 
Remuneration Committee also has oversight of the incorporation of 
ESG-related metrics into executive remuneration. 

See also below in relation to the consideration of these issues at the 
Group’s Strategy Days.

Following the development of some of the actions 
outlined below, the Responsible Business Committee 
(and/or other Committees as appropriate, reporting up 
to the Board) will monitor the following:

• assessment of climate-related risks and 
opportunities in relation to material capital 
expenditure or divestitures.

• assignment of management oversight of  
climate-related issues.

• integration of the risks and opportunities and 
climate-related scenario planning into strategic 
development at the Strategy Days (see also 
below);

 − major plans of action;
 − risk management policies; 
 − annual budgets, 
 − business plans 

Management’s role 
in assessing and 
managing climate-
related risks and 
opportunities

The Managing Directors of Henry Boot Construction Limited and HBD 
assumed the main responsibility for steering the Group’s NZC strategy, 
reporting into the Responsible Business Committee as appropriate. 

The Chief Executive Officer has ultimate oversight of the Group’s 
NZC achievements, which will also be reported on to the Executive 
Committee along with the Board, and disseminated down to other 
senior management and more widely within the business through 
planned information releases.

Further consideration will be given to whether the 
specific allocation of any additional roles or positions 
relating to climate-related issues is required.

STRATEGY

Climate-related risks 
and opportunities 
identified over the short, 
medium, and long term

As a result of the risk and opportunity assessment (see under ‘Risk 
Management’), the key risks and opportunities identified are contained 
within the separate table on page 70.

Although the Group’s Responsible Business Strategy 
was considered alongside the Group and subsidiary 
Strategy at the Strategy Days, further work will be 
carried out to integrate the impacts of those risks and 
opportunities further within the Strategy, working in 
conjunction with the Executive Committee.  

Impact of climate-
related risks and 
opportunities on the 
organisation’s business, 
strategy, and financial 
planning

The Group’s Responsible Business Strategy was also considered by 
the Board and Executive Committee at the Strategy Days alongside 
other areas of business strategy, including the Group’s five-year 
business plan (into which ESG-related expenditure was incorporated). 

The aim in the 2022 Strategy Days will be to reflect 
fully on the risks and opportunities identified and 
ensure that these are integrated within the Strategy for 
each business and for the Group. During 2022, and 
informed by climate-related scenario modelling work, 
each subsidiary and the Group will be reflecting on 
further development of those strategies, as necessary, 
to embed the impacts identified through the risks and 
opportunities presented.

Concurrently with the 2022 Strategy Days we will 
update our five-year financial business plan. The plan 
will incorporate operational costs, capital allocation and 
funding in light of the risk and scenario planning work 
performed. This will then also form part of the Group’s 
financial budgeting process for 2023 which follows the 
Strategy Days.

TASK FORCE ON CLIMATE-RELATED FINANCIAL DISCLOSURES.
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Area of focus Progress to date Future focus

STRATEGY

Resilience of the 
strategy, taking into 
consideration different 
climate-related 
scenarios

The Audit and Risk Committee will be considering during 2022 the 
method of carrying out climate-related scenario modelling to assist in 
assessing the various climate-related scenarios that may impact on 
the Group.

A review of each area of operation within the business 
would assess the risks and opportunities already 
identified for further analysis and development within the 
subsidiary and overall Group Strategy.

RISK MANAGEMENT

Processes for 
identifying and 
assessing climate-
related risks

A risk and opportunity assessment has been carried out in conjunction 
with the Managing Directors of each subsidiary business, to review the 
likelihood and impact of the identified potential risks and opportunities. 
This focused on each area of physical and transitional risk identified as 
being pertinent to the industries in which we operate. Once completed, 
this was compiled into an overall matrix of risk and opportunity, which 
can be seen on pages 70 and 71.

As this exercise has been performed in respect of each part of the 
business, it has included assessment of risk by sector (and geography 
to the extent it is relevant). 

Further assessment of the impacts of the risks and 
opportunities identified in relation to scenario modelling 
is to be undertaken in order to refine the risk and 
opportunity assessment process, as overseen by the 
Audit and Risk Committee. 

Processes for managing 
climate-related risks

The Group undertakes an annual review of its principal risks as 
documented in pages 42 to 49 of this report. This review, which is 
undertaken at a subsidiary level, includes consideration of the risks and 
opportunities relating to climate change. The financial impact of the 
risks is in part quantified in our NZC transition workings, although are 
not material to the business. As part of the assessment of the climate-
related risks and opportunities, the management and/or mitigation of 
each item identified sets out the response, and a decision to Treat, 
Tolerate, Terminate or Transfer each relevant item following such 
management or mitigation was assigned. 

Mitigation of these risks, including the medium/
longer-term financial impact of key climate risks, and 
promotion of the opportunities identified, will be further 
developed, and included within strategy development, 
as highlighted previously.

How processes for 
identifying, assessing, 
and managing 
climate-related risks 
are integrated into the 
organisation’s overall 
risk management

The climate-related risks and opportunities assessment was brought 
to the Audit and Risk Committee for review in February 2022, and will 
form part of the Group’s annual overall risk review matrix with oversight 
of the Committee in each instance.

As referred to within this table. 

TARGETS AND METRICS

Metrics used by the 
organisation to assess 
climate-related risks 
and opportunities in line 
with its strategy and risk 
management process

Metrics and targets relating to a number of environment factors have 
been adopted as part of overall Responsible Business Strategy (see 
page 64 for more information.)

In relation to this, remuneration-related targets on greenhouse gas 
emissions have been incorporated into the bonus objectives for the 
Executive Committee. 

Further work will be required following the climate-
related scenario planning work to understand the 
impact that these outcomes have on the Group’s 
Responsible Business Strategy and Group Strategy, 
and whether this should alter any metrics or targets 
previously determined.  

Scope 1, Scope 2, and 
if appropriate, Scope 3 
greenhouse gas (GHG) 
emissions, and the 
related risks

Scope 1 and Scope 2 greenhouse gas emissions are set out on 
page 71.

The risks related to these have not been fully 
quantified and will be the subject of further review and 
assessment. 
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Following a series of discussions with senior managers within the business, the Executive Committee, Audit and Risk Committee and 
Responsible Business Committee, the following risks and opportunities have been identified as requiring further focus. In relation to the time 
frames considered, the Group considers short term to be within 12 months, medium term to be between one-five years and long term beyond 
five years. These timeframes align with the Group strategic objectives, targets and NZC commitments. The financial commitments required to 
address these risks are embedded in the Group’s short-term budget and five-year business plan. We have taken this approach as we recognise 
that the response to climate change is evolving rapidly and, whilst it is essential to deliver cost projections for the investment needed to tackle 
climate change, we must maintain flexibility to adapt our projections to take into account changes in the regulatory and legislative landscape and 
the evolving technological response and availability.

Risk Description Our response Timeframe

TRANSITIONAL RISK

COMPLIANCE 
WITH REGULATORY 
REQUIREMENTS

Government legislation designed to reduce 
emissions (such as emissions trading 
schemes/carbon tax requirements or Future 
Homes standards)  changes specifications 
and increases costs of schemes impacting 
viability.

Strategic Land values reduce as 
housebuilders and developers look to pass 
on additional building standards costs 
as well as additional site planning and 
infrastructure cost requirements.

The Group closely monitors existing and emerging legislation such 
as the Future Homes Standard in advance of scheme appraisals.

Appraisals then fully embed additional legislative costs, which 
currently remain within accepted targeted return levels.

Strategic Land forecasts recognise potential decreases in profit 
per plot although currently mitigated by levels of demand and 
increasing land values.

Short/medium 
term

TECHNOLOGICAL 
RISK

Cost of transition to more carbon friendly 
plant is not absorbed by customers.

Impairment and obsolescence of property 
and plant assets.

A balanced transition to carbon friendly plant considering our 
customer base, the Group’s NZC targets and availability of 
technological advancements. The Group have assessed the cost 
of transitioning as part of our NZC framework including the cost 
of carbon offsetting from 2030 and these costs are included in the 
Group’s five-year business plan.

Healthy level of asset replacement and redevelopment, and 
targeted EPC ratings for investment properties.

Short/medium 
term action 
required although 
will also be longer 
term actions 
where technology 
is not yet available

MARKET RISK Demand for sustainable assets rapidly 
increases.

The Group continues to invest in sustainable schemes and assets 
in line with Group targets and to position ourselves favourably in the 
market.

The increasing cost of switching to sustainable options will in 
some cases be passed to customers or be embedded within 
initial land appraisals, we also expect the Group will retain costs in 
some cases as a responsible employer and where this is the case 
provision is made in the Group’s budget and business plan.

Medium/long term

FINANCIAL RISK Capital costs increase and availability 
reduces if the Group does not meet ESG 
requirements.

Responsible Business Committee and Responsible Business 
Strategy in place.

NZC trajectory and climate change actions agreed across 
the Group.

Medium/long  
term

PHYSICAL RISK

PHYSICAL RISK Delayed build programmes due to extreme 
weather events

Ground conditions are no longer suitable

Current scheme appraisals make allowance for delays and 
contractual protections are used where possible. We, therefore, do 
not expect any material short-term financial losses. In the longer 
term, where the Group is unable to contractually mitigate the risk 
it could result in margin erosion on schemes although we do not 
foresee this resulting in scheme losses due to the healthy margins 
currently achieved.

Biodiversity and flood assessments are considered on all schemes 
with a particular focus on Strategic Land which can be held for 
longer durations. In the long term, we could experience a reduction 
in the volume of suitable land available and at a higher cost to the 
Group reducing profit margins. This is mitigated in the medium term 
by the suitable strategic land bank we currently have interest in. 

Long term

TCFD
CLIMATE-RELATED RISKS AND OPPORTUNITIES 
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Opportunities Description Response

PHYSICAL RISK

RESOURCES Recruitment of modern and progressive people The Group recognises and manages the risks 
associated with climate change, however, 
also has a strategy that actively pursues 
opportunities arising from positive action that 
benefits not only the Group but our wider 
stakeholders.

FINANCIAL Availability and cost of capital to the Group

MARKET Green credentials open tendering opportunities

Diversified offerings to customers (green products, 
retrofitting, redevelopment)

Increased premium on sustainable products

ENERGY SOURCE AND USAGE Ability to attract tenants

Lower operating costs

INNOVATION AND RESILIENCE Digital transformation

HENRY BOOT GROUP CO2 FOOTPRINT BY SOURCE

Henry Boot Group CO2e emissions
2021 

Tonnes
2020 

Tonnes Trend

Scope 1: Combustion of fuel and operation of facilities (Location based) 2,303 1,918 Rise
Combustion of fuel and operation of facilities (Market based) 2,303 n/a
Scope 2: Electricity, heat, steam and cooling purchased for own use (Location based) 403 644 Fall
Electricity, heat, steam and cooling purchased for own use (Market based) – n/a
Total direct emissions 2,706 2,562 Rise
Total direct emissions per employee1 5.5 tonnes  

CO2e
4.7 tonnes  

CO2e Rise
Scope 3: Upstream and downstream indirect emissions 948 796 Rise
Upstream and downstream indirect emissions (Market based) 834 n/a
Total emissions (Location based) 3,654 3,357 Rise
Total emissions per employee1 7.4 tonnes 

 CO2e
6.2 tonnes 

CO2e Rise

1 Employee numbers are based on the monthly average for the year.

Henry Boot Group Energy Usage
2021 
MWh

2020 
MWh Trend

Total energy consumed (scopes 1, 2 and 3) 12,600 11,551 Rise

CARBON EMISSIONS BY SEGMENT

Henry Boot Group CO2e emissions

2021 
tonnes of 

CO2

2021 
intensity

ratio tonnes 
of CO2e

2020 
tonnes of  CO2

2020
intensity

ratio tonnes of 
CO2e

Intensity 
basis Trend

Property investment and development 757 11.47 552 14.22

per 1,000 sq ft 
of investment property 
with communal areas Rise/Fall

Land development 35 1.17 45 1.44 per employee Fall
Construction 2,739 26.68 2,649 22.84 per £1m of turnover Rise
Group overheads 122 1.85 111 1.64 per employee Rise
Total gross controlled emissions 3,654 3,357

Our carbon emissions for the year ended 31 December 2021 were calculated in accordance with the March 2020 BEIS ‘Environmental 
Reporting Guidelines: Including streamlined energy and carbon reporting guidance’ and the EMA methodology for SECR Reporting.

Our direct and indirect operational carbon emissions are shown in the tables above. These sources fall within our consolidated financial 
statements. We do not have responsibility for any emission sources that are not included in our financial statements. Overall, the Group’s carbon 
emissions have increased by 9% when compared with the historical lows of the previous year; this equates to an increase of 1.2 tonnes per 
employee. However, when compared to 2019 pre CV-19 levels the Group has reduced carbon emissions by 17%; this equates to a decrease of 
0.3 tonnes per employee.
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