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Strategic Report

Introduction
The Directors present their Strategic Report for the year ended 30" September 2025.

The Directors consider that the financial statements comply with all aspects of the Guidelines for
Disclosure and Transparency in Private Equity.

Business Model

During FY25, Forge Holiday Group has four main trading divisions: UK Core Cottage Agency (Sykes
Cottages Group inclusive of Sykes Cottages Ltd and trading brands listed in Subsidiaries note 19),
International (Bachcare), Specialist Operator (Forest Holidays) and Caravans (UKCaravans4Hire.com
Limited). On 24th September 2025 UKCaravans4Hire.com Limited was hived up into UK Core Cottage
Agency, forming one combined UK Agency division. The decision was made to align the divisional
structure with the rest of the group, benefitting from synergies, including the centralisation of digital
products and support for owners and more choice for guests.

The UK Agency division is dedicated to providing a holiday letting agency service in the UK and Ireland,
with the International division providing a comparable agency service in New Zealand.

Through an environmentally sensitive development process, the Specialist Operator provides short-
term holiday lets of eco-cabin sites in the UK’s forests.

UK Agency & International Division

For guests, the Group provides a booking service and access to a portfolio of quality holiday properties,
enabling the introduction of customers to our property owner business partners. The group also
provides guest support services during and after travel.

For our portfolio of holiday property owners, the Group provides marketing, booking and payment
services, alongside the provision of fully managed services in specific regions.

From a Group Head office in Chester, combined with an international office in Auckland, and dedicated
regional teams, the business secures contracts to book and market properties across our geographical
target areas.

The holiday letting market is competitive with regards to price, holiday options and stock acquisition. To
ensure the agency divisions remain competitive, the prices of holiday properties and other products are
dynamically managed, and the Group ensures it maintains strong relationships with its property owners.

Both divisions utilise technology and digital marketing expertise to deliver a market leading proposition
to both owners and customers alike. For UK owners, Sykes Cottages Regional offices deliver a full-
service proposition in specific areas, maintaining a local presence and community ties, and for guests
it provides them with local access to a wide range of properties to suit all budgets.

The agency divisions have 4 main revenue streams: booking fees, commission, insurance and
managed services income.
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Strategic Report (Continued)

Business Model (Continued)

UK Agency & International Division (continued)

Booking fees

Variable Booking fees are charged per booking to guests, increasing in increments with the property
rental, the income being recorded on the confirmation of the booking. The booking fee is charged as
the Agency divisions act as a booking agent by arranging the holiday let and providing property details
to guests.

Commission

A commission fee is charged to property owners for the sales and marketing services provided.
Commission is earned and recognised at the point of booking confirmation through arranging and
facilitating letting of holiday cottages for the property owners.

Insurance

The company acts as an appointed representative of a regulated insurance provider (Towergate,
underwritten by Allianz) and commission is earned for the sale of travel insurance and damage
protection products.

Managed Service income

Managed service income is earned mainly in New Zealand and in the regional UK brands. It provides
owners with a full in-house offering with local cleaning, maintenance and property management. For
other owners, Sykes Cottages Group leverages its outsourced network of approved suppliers to provide
services to owners independently and in a cost-effective manner.

Specialist Operator Division

Forest Holidays provides high-quality cabin breaks in stunning forest locations across the UK, allowing
customers to get back to nature, whilst supporting the long-standing aims of the UK’s National Forestry
Commissions with a commitment to biodiversity and public access to Britain’s public forest estate. The
business retains a strong working relationship with Forestry England, Forestry & Land Scotland and
Natural Resources Wales who act in the capacity of landlord.

The specialist operator division has 2 main revenue streams: cabin rental and ancillary services.

Cabin rental
Cabin rentals are charged per booking to guests, the income is recorded on delivery of the holiday, with
Forest Holidays acting as a principal, as it provides the holiday.

Ancillary services

Ancillary services are charged to guests at the point of purchase. Forest Holidays provides in cabin
entertainment, activities and food and beverages at its sites. The income is recognised at the point the
good or service is provided.
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Our Business

Forge Holiday Group is a fast growing and diverse provider of self-catering holiday services in the UK
and New Zealand.

The Group’s mission is to create 4 million extraordinary UK experiences annually through a curated
collection of 30,000 unique properties powered by an engaged team of experts and cutting-edge
technology, by 2030.

The foundations of our group are built around our core values: One Business, One Team, Keep It
Simple, Grow & Learn, Sustainable Impact.

These values represent the core of our business philosophy encouraging our employees to act ethically
and with integrity when dealing with colleagues and third parties with whom we do business.

The divisions within the group have a long history of creating memories and delivering exceptional
service. This, together with a focus on our environmental and social impact will lead the group to stand
tall and help deliver its purpose. The Forge Holiday Group wants to bring people together as a leading
holiday group to create lasting memories with a positive impact on people and planet.

Company Strategy

The core business strategy is to continue to drive organic growth in revenue in all our Group brands.
UK Agency and International division organic growth is through the acquisition and retention of property
stock with competitive, market leading propositions. The return to our owners and the group is then
maximised through technology-based yield managed pricing resulting in competitive prices for our
consumers.

The Specialist Operator division’s organic growth will continue with the valued partnerships with the
Forestry commissions, to locate and develop new and existing sites with an environmentally “forest-
centred” approach to development. In addition, private site opportunities are also being sought.

The Forge Holiday Group has consistently invested in people, product and infrastructure to create a
leading platform in the vacation rental sector, capable of driving material long term growth.

The Forge Holiday Group strategy is transparently set out for all staff and stakeholders in its “house
model”, which provides guidance and alignment for all our stakeholders.

There are various keyways which underpin the Group purpose and mission, which are evolving as the
Group matures. These are:

Excellent Talent

The Forge Holiday Group acknowledges that its employees are key to the success and growth of the
business. Employees play an important role in creating and maintaining consumer platforms, generating
new products and delivering great services to both guests and property owners. The Forge Holiday
Group plans to continue to invest in its employees to ensure they are engaged and provide them with
the tools to drive excellence and a culture of continuous improvement. The Forge Holiday Group and
its brands strive to be an employer of choice.
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Company Strategy (continued)

Curated Collection

Forge Holiday Group acknowledges, for its agency divisions, the importance of its partnerships with
property owners and therefore strives to provide excellent service to owners , through market-leading
products and best-in-class occupancy and yield, which will enable it to retain its highly valuable property
portfolio.

For the Specialist Operator division, innovation, particularly in cabin design, is essential for sustainable
site development and long-term growth. The Group remains dedicated to enhancing customer
experiences through ongoing product and service improvements, a strategy that is increasingly vital in
today's evolving market. This division strives to develop the “site of the future” by integrating industry-
leading innovation with a strong commitment to sustainability and responsible growth.

Unforgettable Experiences

The Forge Holiday Group acknowledges that customers drive our revenue, therefore the aim is to
provide an excellent service which will enable it to retain its highly valuable property portfolio and offer
customers an unmatched staycation choice creating holidays to remember, under the Forge Group
umbrella. On top of excellent service, the group strives to provide “Unreasonable hospitality”, going that
extra mile to make holiday experiences special and memorable.

The group invests in numerous initiatives to facilitate efficient booking journeys through the web, app
and the call centre, while also collecting and monitoring feedback on all bookings to enable positive
change.

Al Driven

The Forge Holiday Group is embarking on an ambitious, business-wide transformation that is
positioning us for a new era of efficiency, innovation and growth. By harnessing the power of Al and
next-generation technologies, we are streamlining operations and reimagining key customer
touchpoints - most notably delivering a smarter, faster and more intuitive checkout experience. Equally
important, we are equipping our people with the tools and confidence to embrace Al as a core part of
how we work. This shift in mindset reflects our commitment to continuous improvement and sets the
foundation for a more agile, digitally empowered organisation ready to seize the opportunities ahead.

Business Review

The profit and loss account is set out on page 34, showing an operating profit for the year ended 30™
September 2025 of £9,351,000 (2024: loss of £75,533,000) inclusive of £15,632,000 (2024:
£86,050,000) of exceptionals and asset/goodwill impairment).

The asset/goodwill impairment totalled £13,865,000 in the year and relates to the Specialist Operator,
Caravans and New Zealand divisions. The asset/goodwill impairment is due to lower than expected
forecasted profits as a result of the current economic conditions. Despite the impairment, the divisions
continue to generate strong levels of EBITDA for the group and the Specialist Operator division has
continued to grow through the addition of new sites and cabins.

The metric used by stakeholders for assessment of performance is Earnings before Interest, Tax,
Depreciation and Amortisation (EBITDA). The EBITDA before exceptional costs and asset impairments
for the year ended 30™ September 2025 is £69,389,000 (2024: £64,059,000). The loss before tax is
£144,920,000 (2024: £223,506,000).
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Business Review (Continued)

UK Core Agency Division

The Agency division has performed well despite the challenges of a highly competitive market. There
has been a continuation of the trends towards imminent departures, short breaks and flexibility, with
demand remaining strong, reflecting consumer confidence in our offerings. The division has managed
to maintain consistently strong occupancy rates and competitive pricing, which has contributed to its
overall success. Through diligent cost monitoring and control, the division has successfully delivered
against budgeted EBITDA targets whilst maintaining operational stability and resilience.

International Division

The International division (New Zealand) has encountered macro economic headwinds, including the
ongoing effects of a country wide recession and a persistently challenging trading environment.
Additional pressures, such as the platform tax, have compounded these difficulties. Nevertheless,
initiatives, such as targeted localised managed service hubs and strategic aggregator marketing
management have enabled the division to control key costs and drive operational efficiencies, which
are critical to navigate through the economic downturn in the region.

Specialist Operator Division
The Specialist Operator division has followed a similar trend to the Agency division. High occupancy
levels and a bias towards last-minute bookings have been key contributors to this success. By
continuing to focus on cost efficiency and operational excellence, the division commands a robust
position in a dynamic market.

Caravan Division

The Caravan'’s division has achieved significant EBITDA growth year-on-year, driven by a strategic
focus on marketing and operational costs. The incorporation of Caravan Parks into our operations has
further strengthened our portfolio, allowing us to enhance our value proposition to customers. On 24
September the division was hived up into UK Agency division, providing the owners access to the Group
website and booking system plus additional marketing channels.

Financial Review of the Group’s Position

On 30" September 2025, the Forge Holiday Group had cash of £45,367,000 (2024: £65,976,000) and
loans and borrowings (excluding preference shares) at fair value of £610,800,000 (2024:
£620,800,000). The reduction in cash in the short term is the result of strategic investments in
technology, alongside debt reduction and debt servicing cost management. This continued investment
combined with cost control through divisional re-structuring, unlocks future growth, driving long-term
profitability and cashflow.

Forge Holiday Group is funded through a combination of borrowing facilities via carefully selected
preferred partners, preference shares and ordinary shares.
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Strategic Report (Continued)

Financial Review of the Group’s Position (Continued)

Borrowing facilities

The key terms of the Forge Holiday Group borrowing facilities are summarised as follows:

Facility Limit Fair Value
Nominal Year of 2025 2024 2025 2024
Interest rate maturity
£000 £000 £000 £000
Ares Facility B Sonia+7.25% 2028 448,397 448,397 448,397 448,397
Ares PIK Facility Sonia+10.75% 2029 143,100 143,100 143,100 143,100
NatWest RCF Sonia+3% 2027 30,000 30,000 19,303 29,303
621,497 621,497 610,800 620,800
Reconciliation of net debt
Facility 2024 Drawdown 2025
/IRepayment
£000 £000 £000
Ares Facility B £432,000 - £432,000
Ares PIK Facility £143,100 - £143,100
NatWest RCF £29,303 (£10,000) £19,303

For changes in liabilities arising from financing activities refer to Note 25.

Preference shares

The Forge Holiday Group is also funded by preference shares which were issued on the 28" October
2019, Priestholm TopCo Ltd as part of the acquisition of Sykes Cottages Holdings Limited. Additional
preference shares were issued on 18" December 2019 to fund the acquisition of Potter TopCo Limited
(Pure Cottages Group) and on 27" April 2022 as management of Canopy HoldCo Limited (Forest
Holidays Group) invested in the Forge Holiday Group.

The split of preference shares are summarised as follows:

Preference Shares Type 2025 2024
£000 £000

A shares 254,290 254,290

B shares 20,829 20,829

The preference share interest is accrued monthly and rolls annually. The accrued interest outstanding
at 30" September 2025 is £232,665,000 (2024: £182,134,000).

Share capital

The Forge Holiday Group is also funded by Share Capital and Share Premium which totals £9,769,000
(2024: £9,769,000). The Share Capital is £53,000 (2024: £53,000) and Share Premium is £9,716,000
(2024: £9,716,000). For the split between types of shares see note 26
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Strategic Report (Continued)

Trends and Factors Affecting Future Performance
The Group envisages the following challenges and opportunities to continue into the following year:

Cost-of-living increases

During FY25 the United Kingdom and New Zealand continued to experience inflationary pressures and
relatively high levels of interest rates. Cost increases and persistently high interest rates impact the
Forge Group in a number of ways.

Interest rates started to reduce during the year although still high compared with recent years. As the
previous hedge neared its termination date, the Group implemented a new cap and collar hedge during
the year to effectively manage interest rate exposure.

Forge Holiday Group expects these challenges to remain throughout 2026, although we do not foresee
a significant effect on demand.

The Group’s experience through the likes of Covid and during times of increased cost of living, clearly
indicates that holidays are still seen as an “essential” spend in the modern economy, rather than a
luxury. The current property portfolio offers a wide variety of holidays at varying price levels to meet the
changes in customer behaviour and demand.

Leisure & travel competition

The leisure & travel market is competitive with numerous players and a variety of options. The Group
has a diversified portfolio, allowing it to provide its guests with a wide variety of options. This variety,
and the Groups digital technology base and dynamic pricing capabilities means that the Group remains
well placed and competitive in the market to drive growth.

The Agency business operates in a large, competitive market with global players such as Airbnb and
Booking.com, as well as smaller regional competitors in specific parts of the UK. Similarly, in the
Specialist Operator division, there are a number of smaller regional competitors, along with one main
large national player, being Centre Parks.

The Forge Holiday Group digital technology base, dynamic pricing capabilities and proven track record
in acquisition integration, means that the business remains well placed and competitive in the market
to drive growth. To ensure the Forge Holiday Group remains competitive in the future, it is continually
investigating further growth opportunities where relevant.

Site development

Site development is key to driving long-term sales growth within Forest Holidays. The division continues
to utilise Group staff and expertise to assist with future site development in a proactive and sustainable
fashion to meet the demands of the market, whilst continuing to support rural communities, people and
wildlife.
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Financial Key Performance Indicators
Revenue

Definition

Revenue is predominately generated through booking fees and commission for UK Agency,
International and Caravan division, recognised when a booking is confirmed. Revenue for the Specialist
operator division is predominantly Cabin rentals recognised when the holiday takes place.

Year £000

2025 221,161
2024 208,179
2023 208,328

Performance

Group revenue has increased by 6% compared to prior year, primarily due to higher capacity in UK
Core Agency and Specialist Operator divisions. UK Core Agency revenue rose, driven by an increase
in properties resulting from improved property retention and in year additions. Despite a competitive
environment both occupancy levels and prices remained consistent with prior year. The Specialist
Operator division revenue increased year on year as benefited from 11 months of the Glentress site
being in operation as it opened in November 2024 plus a full year of the Strathyre infill as opened in
June 2024. International revenue decreased in New Zealand due to trading pressures primarily caused
by the economic climate, with New Zealand experiencing a prolonged recession. Caravans’ division
revenue also decreased year on year as a result of difficult trading conditions and a reduced stock base.

Gross Profit Margin
Definition

This represents gross profit divided by revenue. It measures the Group’s underlying profitability before
administrative expenses.

Year %
2025 64
2024 (Restated) | 68
2023 60
Performance

The reduction in Gross Profit Margin in 2025 principally relates to the Group strategy to expand
marketing channels.

EBITDA Margin
Definition

This represents earnings before interest, tax, depreciation, amortisation and exceptional items divided
by revenue. This is a key metric for the Group as the core profitability measure.

Year %
2025 31
2024 31
2023 29
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Financial Key Performance Indicators (continued)
EBITDA Margin (continued)

Performance

EBITDA margin remained steady year-on-year in 2025. Given the current economic environment all
divisions have managed and controlled costs where possible. The Group benefited from a full year of
central services and continuing to align the staff base to current demand and sales levels.

Non-financial Key Performance Indicators

Guest and Owner satisfaction

All guests who stay at a Forest Holidays site or a cottage where the Sykes Cottages Group or Bachcare
have acted as an agent are asked to complete a Guest Satisfaction Survey, the survey covers all areas
of the guest experience, the aim being to attain a generally accepted benchmark metric of NPS (Net
promoter Score). This allows the company to compare its service levels over time and across the travel

industry.
Guest Net promotor score (NPS) 2025 2024 2023
Sykes Cottages 74.18 74.17 73.66
Forest Holidays 64.9 62.5 59
Bachcare 52 47 45

Although NPS at an owner level is inherently statistically less reliable we do have a very strong focus
on owner performance and satisfaction.

Stock numbers

Stock numbers underpin the Groups trading capability, ensuring we can provide a credible selection of
quality cottages and caravans (standard and location) across the United Kingdom, Ireland and New
Zealand.

The number of Cottages, Caravans and Cabins at the current year end and previous are noted below.

2025 2024 2023
UK Core Agency 23,353 22,647 23,122
International 1,711 1,961 2,166
Specialist Operator 773 718 705
Caravans 3,872 5,927 6,928
Total 29,709 31,253 32,921

UK Agency stock levels have increased in the current year due to a combination of a highly competitive
commercial proposition, supported by investment in technology platforms, alongside a transition to an
owner account-based service model, which has improved retention. The model allows the division to
provide an enhanced service to our property owners while maximising their returns and providing a
wide choice of quality properties to suit all budgets. The stock recruitment funnel remains healthy for
the year ahead.
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Non-financial Key Performance Indicators (Continued)

Stock numbers (continued)

Cottage stock levels in New Zealand have reduced in the current year mainly due to the recessionary
environment with a number of owners have moving out of the holiday letting sector or having sold their
properties for personal reasons. The attrition allows the division to focus efforts on properties that align
to demand trends.

Cabins at the Specialist operator division have increased during the year due to the opening of the
Glentress site.

Caravan division stock levels have reduced in the year as a result of a strategic decision to proactively
“churn” a number of properties alongside a transition to one Core UK Agency division, with the caravan
stock being consolidated into the Sykes Cottages platform with a standardised remuneration structure.
Moving to one Core UK Agency division will allow owners greater access to guests through the UK
Group website and booking system and will enable guests to enjoy a wider variety of property options.

Employee turnover and engagement

The Forge Holiday Group values its employees and actively engages with them on a regular basis as
they are key to the Group’s growth and future success. Key measures of this are Employee Attrition
Rates and Employee response rate from our regular employee surveys. The Forge Holiday Group are
confident the views expressed in the surveys represent the work force as a whole and therefore are
used to drive follow up actions.

2025 2024 2023
Employee Attrition Rate 47.23% 74.57% 45.28%
Employee response rates 51% 69.5% 77%

The attrition rate for 2024 reflects the impact of the Group wide restructuring undertaken during the
year. In 2025, the attrition rate is influenced by the ongoing transformation programme, as Forge
Holiday Group continues to shape its business for the future. It is important to note that 74.7% of our
workforce is employed in operational roles i.e. housekeeping, where higher levels of employee turnover
are in line with industry norms.

Financial Risks

The Group's activities expose it to a number of financial risks including price risk, liquidity risk, cash flow
risk, credit risk, interest rate risk, foreign currency risk and taxation risk.

Price risk

The travel industry is highly competitive and is comprised of a large number of companies specialising
in providing short-term holiday rental. Competition may reduce fee structures, which may adversely
impact profits. New competitor business models may put pressure on the Group to change existing
business models in order to remain competitive. To mitigate the risk, the prices of the Group’s products
are dynamically managed, and the Group continues to invest in R&D to ensure its technology platform
remains market leading.
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Financial Risks (Continued)

Liquidity risk

Liquidity risk is the risk that the Group is unable to meet its current and future financial obligations as
they fall due or is only able to do so at excessive cost. This risk can arise from factors such as tighter
lending criteria, increased borrowing costs, or reduced credit availability in the market.

To mitigate this, the Group actively manages its cash balances and deposits to strike a balance between
optimising interest returns and ensuring sufficient access to working capital. Strong relationships with
lenders and investors are maintained, and funding options are regularly reviewed to support future
investment needs. The Group also ensures that short-term deposits remain flexible and readily
accessible.

Ongoing monitoring of working capital requirements is in place, and the Directors currently consider the
risk in this area to be low.

Cash flow risk

Cash flow risk is the risk to which future cash flows fall short of expectations as a consequence of
changes in market variables. The Directors consider that the main risk concerning cash flow relates to
unexpected reductions in demand, unpaid credit balances and change in interest rates. The Group
maintains a flexible cost structure that the Directors believe would mitigate the demand risk and unpaid
credit balances and interest rate risk are constantly monitored. The Group also employs a continuous
forecasting and monitoring process to manage risk and ensures the Group complies with its financial
and covenant obligations.

Credit risk
Credit risk is the possibility of default on a debt that may arise from a borrower failing to make required
payments. The Group’s principal financial assets are cash balances and deposits and Trade debtors.

The Group’s credit risk is mainly attributable to its Trade Debtors who are made up of a large number
of small customers balances. Finance reviews any outstanding debtors on a daily basis and will chase
where required. If the customer does not pay in a timely manner, then the holiday is cancelled as full
payment is required before the holiday is taken mitigating the Group’s credit risk.

The credit risk on liquid funds is limited because the counterparties are banks with high credit ratings
assigned by credit-rating agencies.

Interest rate risk

Interest rate risk is the risk that an unexpected change in interest rates increases the Group’s cost of
borrowing significantly. Preference share interest is fixed and charged at the rate per the Articles of
Association. NatWest and Ares Management interest is currently charged at variable rates above base
rate depending on leverage. The interest rate risk is monitored regularly, and an interest cap and collar
has been put in place in relation to part of the third-party debt.

Foreign currency risk

Foreign currency risk is the risk losses could be incurred on international financial transactions due to
the fluctuation in currency. The Group makes purchases and receives monies from sales denominated
in foreign currency, but the amounts involved do not generally present a significant risk. In order to
mitigate the risk of movements in foreign currency rates, the Group, where applicable, enters into
foreign currency derivative contracts based on the forecast for the year ahead.
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Financial Risks (Continued)

Taxation risk

Given the nature of our business with high organic growth and growth through acquisition, risks will
inevitably arise from time to time in relation to the interpretation of tax law and the nature of our
compliance arrangements.

As a Group with volume-based transactions both income and cost related, the Group seeks to minimise
its exposure to tax risk — the incorrect interpretation or tax treatment of transactions - through the use
of a cross functional team with representations from financial reporting and payroll working together
with our external advisors.

We will seek to identify, evaluate, manage and monitor these risks to ensure they remain in line with
the Group’s risk appetite. When there is significant uncertainty or complexity in relation to a risk, external
advice will be sought. Areas of significant or complex tax risk will be passed to the Board for approval
and ongoing review. The level of risk the Group accepts in relation to UK taxation is consistent with its
objective to achieve certainty in its tax affairs.

Fraud risk

Risks associated with fraudulent activity can result in financial loss and operational disruption. The
Group addresses fraud risk via governance through monthly fraud committee meetings. The meetings
cover risk exposure and mitigation through internal controls, regular monitoring of financial transactions,
and staff training to raise awareness of potential fraud schemes. Processes are in place to detect and
respond to suspicious activity across the trading sphere, ensuring appropriate action is taken when
required.

Principal Risks and Uncertainties

The Group regularly reviews its operational risks via the maintenance of a Group wide risk register,
based on the probability and impact of each risk. Risks are assessed via management and reviewed
by the internal risk committee, comprising of senior managers representing all business functions.
Where required, the business will implement changes to reduce the risk to manageable levels and to
ensure it aligns to the Directors appetite for risk.

The principal risks and uncertainties facing the company are:

Changes in Macroeconomic Environment

The Group is exposed to risks arising from changes in the wider economic environment, including
fluctuations in interest rates, inflation, customer confidence, and global events. These factors can
influence demand for products and services, impact cost structures, and affect overall financial
performance. The Group undertakes regular financial forecasting, scenario analysis, and monitors
market developments, enabling management to respond promptly to changing conditions and adjust
operational plans as required.
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Principal Risks and Uncertainties (Continued)

Customer Demand

Variability in customer demand can impact revenue, resource utilisation, and profitability. Factors
influencing demand include market trends, competitive activity, changes in customer preferences, and
pressures on consumer finances due to the economic climate. The Group monitors market conditions,
diversifies its product and service offering, and invests in marketing and technology to maintain
customer engagement and adapt to changing requirements, with a focus on delivering value to
customers and property owners.

Stock (Properties)

Maintaining sufficient property stock is important to meet customer demand and support business
growth. The Group’s stock comprises properties it owns and lets, as well as properties it lets on behalf
of third parties. Risks include delays in acquiring new properties, planning or regulatory constraints, and
fluctuations in market supply. The Group regularly reviews its property portfolio, invests in product
development, and streamlines onboarding processes to optimise availability and respond to market
needs, prioritising the needs of customers and property owners.

Third Party Supply Chain

Reliance on external suppliers introduces risks related to continuity of supply, quality, and pricing. The
Group mitigates these risks by monitoring supplier performance, diversifying sources where possible,
and maintaining contingency plans to address potential interruptions.

People — Recruitment and Retention

The ability to attract, retain, and develop talented employees is important to the Group’s ongoing
success. The Group manages these risks through recruitment initiatives, training and development
programmes, and regular engagement with employees to support wellbeing and motivation.

Innovation

The pace of change in the industry requires ongoing innovation in products, services, and processes.
Risks include falling behind competitors, failing to meet customer expectations, and missing
opportunities for growth. The Group encourages a culture of continuous improvement, invests in
research and development, and sensibly adopts new technologies, including artificial intelligence, to
drive innovation across the business.

Platform and IT Systems

Operational efficiency and scalability depend on the reliability and performance of IT systems and
platforms. Risks include system outages, integration challenges, and limitations in technological
capability. The Group invests in technology upgrades, monitors system performance, and implements
processes to support ongoing operational resilience and responsiveness to business needs.

Artificial Intelligence

The rapid development of artificial intelligence introduces uncertainty for Forge Holiday Group,
particularly around data governance, regulatory change and the risk of competitors adopting new
technologies more quickly. While these shifts could disrupt existing processes and capabilities, they
also present a significant opportunity. By investing in responsible Al adoption and upskilling our teams,
the Group can enhance personalisation, improve operational efficiency and strengthen its competitive
position.
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Strategic Report (Continued)

Principal Risks and Uncertainties (Continued)

Cyber Security

The Group’s use of digital systems and various online platforms exposes it to risks associated with
cyber threats, including unauthorised access, data breaches, and operational disruption. These risks
are managed through investment in security technologies, regular system reviews, staff training on
cyber awareness, and established incident response procedures to ensure prompt action in the event
of a security breach.

Regulatory Environment

Changes in laws, regulations, and government policies can affect the Group’s operations, cost base,
strategic direction, and may also impact the Group’s customers. Risks include the introduction of new
compliance requirements, changes to tax regimes, and sector-specific regulations. The Group monitors
regulatory developments, engages with relevant authorities, and adapts internal policies and
procedures to ensure ongoing compliance and readiness for change. The Group also engages with
property owners to support them through regulatory transitions.

Capacity to Trade Suspended

Unforeseen events, such as extreme weather or pandemics/epidemics, could temporarily suspend
trading activities. The Group maintains contingency plans, conducts regular risk assessments, and
engages with relevant stakeholders to support business continuity and minimise disruption.

This report was approved by the board on 11" March 2026 and signed on its behalf.

Signed by:

(harlatte Cwun
Sriotie°Owen

Director
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Directors’ Report

Principal Activity

The Group’s principal activity is the provision of short-term holiday lets through its eco-cabin sites or
through its holiday letting agency and marketing service, which are located in the UK, Ireland and New
Zealand.

Results and Dividends

The loss for the year, after taxation, amounted to £137,946,000 (2024: £190,861,000).

The Directors do not recommend the payment of a dividend.

Directors

The Directors who served during the period were:

Graham Donoghue
Charlotte Owen (Appointed on 21 March 2025)

Board Composition

The board of Priestholm TopCo Ltd the Governing Company and Parent Company of Priestholm MidCo
Ltd consists of two non-executive Statutory Directors appointed following the acquisition by Vitruvian
Partners LLP and two Statutory Executive Directors.

The Forge Holiday Group board is comprised of the Priestholm TopCo Ltd statutory board members
and an additional Non-Executive Director of a Group subsidiary company — Forge Holiday Group Ltd.

Graham Donoghue | Group Chief Executive Officer

Graham joined the Sykes Cottages Group in 2016 as Chief Executive Officer. Graham was
appointed to the board of Priestholm TopCo Ltd on 28th October 2019 as part of the acquisition
of Sykes Cottages Holdings Limited (Sykes Cottages Group) by Vitruvian LLP. Graham also
has two external directorships as follows:

e Moorings Rentals Limited (Co. No.:13014078)

e UK Short Term Accommodation Association (STAA) (11578113)

Graham'’s previous roles consist of Chief Product Officer at Moneysupermarket Group plc and
Managing Director and board roles at Moneysupermarket and TUI. This has provided Graham
with over 20 years’ experience in digital transformation, covering product innovation,
technology, general management, digital marketing and operations.

Charlotte Owen | Group Chief Financial Officer

Charlotte joined the Forge Holidays Group in 2018 and was appointed to the board of
Priestholm TopCo Ltd on 22" May 2024. Previously, Charlotte was Finance Director of the
Agency business, the largest division in the Group. In addition to the Group, she served as a
Trustee for Koala North West during the period and resigned as a Director on 29 September
2025.

Charlotte is a chartered accountant, bringing previous experience from roles at Sky, PwC and
Grosvenor, and holds a First Class Masters from the University of Cambridge
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Board Composition (Continued)

Ben Johnson | Non-Executive Director —Partner at Vitruvian Partners

Ben is a Partner and a member of the founding team of Vitruvian Partners LLP. Ben has served
on the Board of Priestholm TopCo Ltd since 18th October 2019, following the acquisition of
Sykes Cottages Group by Vitruvian Partners LLP. In addition to the Group, he currently serves
on the boards of OAG, Travel Counsellors and Great Rail Journeys.

Ben leads the Consumer Technology and Data and Analytics teams at Vitruvian. Prior to joining
Vitruvian Partners LLP in 2007, Ben was at Cinven and Goldman Sachs International. Prior
investments include Skyscanner, Trustpilot, JacTravel and Tinopolis. Ben read Philosophy,
Politics and Economics at Magdalen College, Oxford University. He was a member of the
Future Fifty, TechNation Advisory Panel 2017-24.

Charles Hardwick | Non-Executive Director — Managing Director at Vitruvian Partners

Charles is a Managing Director at Vitruvian Partners Limited. Charles has served on the Board
of Priestholm TopCo Ltd since 28" April 2021. He also serves on the Board of Blue Light Card,
MPB, Twinkl and Sciensus.

Charles focuses on the Consumer Internet and Technology sectors at Vitruvian. Prior to
Vitruvian, Charles was at UBS Investment Bank in the EMEA Technology, Media and Telecoms
Investment Banking team. Prior investments include Global-e, Skyscanner and Trustpilot. He
holds an MEng in Engineering Science from St Catherine’s College, Oxford University and an
MBA from the Wharton School of the University of Pennsylvania.

Shane Corstorphine | Non-Executive Director — Founder, Scale Up Consulting Limited

Shane has worked with high growth and scale up technology companies for more than a
decade. He is a Non-Executive Director for Simple Online Healthcare Limited, for OAG Aviation
Limited and Chairman of CreateFuture. He is also a Scale Up Coach to a number of CEOs
within high growth organisations.

Shane is a former CFO and SVP Growth for travel search technology company Skyscanner,
playing a key role in helping it scale from c.80 people to 1,500 people and an eventual sale to
Ctrip for $1.8bn in 2016. Prior to Skyscanner and Scale Up Consulting, Shane was with
Barclays and RBS Leveraged Finance. He is a Qualified Accountant (PWC) and has a Masters
in Engineering from Durham University.

Ultimate Controlling Party

On 18" October 2019, Priestholm TopCo Ltd was incorporated and majority funded by Vitruvian
Partners LLP through its investment fund Vitruvian Investment Partnership Ill. Vitruvian Partners LLP
is an international investment firm that supports the most ambitious and talented entrepreneurs and
companies to achieve their goals.

Vitruvian provide strategic guidance and value-added operational services to the Forge Holiday Group,
through a combination of monthly board meetings, strategic reviews and via Vitruvian Partners’
international network of contacts, advisors and preferred partners.
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Ultimate Controlling Party (Continued)

Incorporated on 10" October 2019, Priestholm BidCo Ltd was used as the vehicle to acquire 100%
share capital of Sykes Cottages Holdings Limited on 28" October 2019, as the company’s Ultimate
Parent Company is Priestholm TopCo Ltd. The acquisition of Sykes Cottages Holdings Limited (Sykes
Cottages Group) by Priestholm BidCo Ltd resulted in the Ultimate Controlling Party changing to
Vitruvian Partners LLP from the previous private equity firm LivingBridge LLP. The Sykes Cottages
Group secured its first private equity investment from LivingBridge LLP in 2015. LivingBridge LLP
continues to retain a minority shareholding in the Group.

Under the Vitruvian ownership the Forge Holiday Group has continued on its trajectory as afast-growing
technology-driven service business, hosting more than a million holidaymakers in 2025 and supporting
the growth of the Group into other complementary markets.

Political Contributions

Neither the Company nor any of its subsidiaries made any political donations or incurred any political
expenditure during the year.

Future Developments

An indication of likely future developments in the business and particulars of significant events, which
have occurred since the end of the financial year, have been included in the Strategic Report.

Financial Instruments

Objectives and policies

The Group does not use derivative financial instruments for speculative purposes. The Group enters
into financial derivative contracts to mitigate financial risk and details are included above in the Strategic
Report under the relevant risk heading.

Going Concern

To conclude on going concern for the company, the Directors have considered going concern at the
Group level.

The Group’s business activities, together with the factors likely to affect its future development and
position, are set out in the Strategic Report. The Group closely monitors its funding position throughout
the year including monitoring continued compliance with covenants and available facilities to ensure it
has sufficient headroom to fund operations.

The Group has also considered the status of working capital for the assessment of going concern.
Although working capital is in a negative position as at the balance sheet date, the Group has sufficient
headroom in its covenants based on the sensitivities performed.
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Going Concern (Continued)

Forecasts are produced at least once a quarter, to include latest known trends or environment changes,
along with any related sensitivity analysis to allow proactive management of any business risks
including liquidity risk. Using these forecasts and sensitivities management have performed severe
stress testing, which includes adjusting the key levers to the model as follows:

e A 5% shortfall in bookings per property (Agency divisions)

e A 5% shortfall in property recruitment (Agency divisions)

¢ A 5% reduction in average income per booking

e A 5% increase in marketing costs to acquire bookings (Agency divisions)
e A 5% shortfall in occupancy (Specialist Operator division)

e A 5% increase in site operating costs (Specialist Operator division)

The Directors are confident that that they have a reasonable basis upon which to conclude that the
Group is able to continue as a going concern to 31t March 2027.

With cash at the end of September of 2025 of £45,367,000 the Group had sufficient liquidity headroom
at the start of 2025 for the year ahead. This has been reviewed during December 2025 and liquidity
headroom remains sufficient for the period up to 315 March 2027. In addition, Forge Holiday Group has
flexible financing arrangements in place with its external lenders, to support strategic growth.

Environmental Matters

Our approach

At Forge Holiday Group, championing UK Escapes whilst making a positive social and environmental
impact is at the heart of what we do. We're fully committed to strengthening environmental stewardship
and reducing impacts on climate, water, land and biodiversity.

Given the diversity of our divisions and their different stages of maturity and sustainability progress, we
assess environmental impacts at both divisional and Group level. Tailored KPIs are set where
appropriate, while aligning around shared Group goals. This enables meaningful divisional progress
alongside a consolidated contribution to environmental performance.

We continue to build on these foundations as we transition to a Group-wide Impact Strategy that aligns
divisional activity around shared environmental goals.

Environmental goals
Our UK-based divisions have set ambitious targets to limit their impact on and create positive change
for the planet. Each division contributes to three core environmental goals:

e Achieve Net Zero across our operations by 2050
e Actively contribute to a Nature Positive UK
e Educate, engage and enable all of our stakeholders to have a positive environmental impact

Greenhouse gas emissions

The Forge Holiday Group principal activity is short term holiday lets through its eco-cabin sites or
through its holiday letting agency and marketing service, which are located in the UK, Ireland and New
Zealand.
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Environmental Matters (Continued)

Greenhouse gas emissions (continued)

Forge Holiday Group agency divisions (UK Agency, International and Caravans) have a number of local
offices across the UK and New Zealand, which assist in providing managed services to Owners. As the
Group’s agency division business is primarily online, with a few retail footprints, our carbon emissions
from these divisions is relatively small.

The specialist operator within the Forge Holiday Group currently has thirteen forest locations where
guests can take short holiday breaks. Forest Holidays takes a forest-centred approach to development,
design and integration which uses extremely low impact and ecological sensitive methods and
techniques.

Our GHG reporting approach
Our GHG emissions are reported in tonnes of carbon dioxide equivalent (tCO2e) for the year ending
30th September 2025, and the comparative is reported for the year ending 30th September 2024.

Our approach to reporting is based on the GHG Protocol Corporate Accounting and Reporting
Standard. In line with the guidance on SECR, we have included the energy consumption and emissions
from leased facilities we operate from, but are outside our financial control.

Although a Jersey company we feel greenhouse gas reporting is important and have utilised the
methodology with the Companies Act 2006 (Strategic Report and Director’s Reports) Regulation 2013
to calculate our Scope 1 and 2 emissions

We have used the latest Defra emissions factors, and our gross emissions total in the table applies the
‘location based’ accounting methodology for grid electricity emissions.

We have chosen the intensity measure in tCO2e per full time equivalent employee, as our activity is
predominantly office based.

Forge Holiday Group's emissions have increased year on year due to the growth through expansion
within Forest Holidays. Forest Holidays is a principal holiday provider that is primarily responsible for
heating, lighting and power of its eco-cabins and Forest locations. The diversification into providing eco-
cabin holidays has fundamentally changed the group's energy usage. All divisions within the Forge
Holiday Group are dedicated to reducing carbon emissions.
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Environmental Matters (Continued)

Our GHG reporting approach (continued)

Forge Holiday Group Energy Consumption and Associated Greenhouse Gas Emissions

Consumption Unit 2025 2024

Total energy consumption (electricity) kWh 14,279,938 14,270,645

Total energy consumption (gas) kWh 11,013,524 | 10,341,916

Total vehicle fuel consumption kWh 1,030,690 1,384,729

Total generator fuel consumption kWh 1,104,422

Total other heating oil consumption kWh 110,434 140,963

Total biomass consumption kWh 1,844,593 1,481,825

Emissions Unit 2025 2024
Total energy consumption (electricity — location | Tonnes COze 2,527 2,955
based)

Total energy consumption (gas) Tonnes CO2e 2,548 1,661
Total vehicle fuel consumption Tonnes CO2¢e 265 336
Total generator fuel consumption Tonnes CO2¢e 319 -
Total other heating oil consumption Tonnes CO2e 29 35
Total biomass consumption Tonnes CO2e 21 16
Total sewage sludge emissions Tonnes CO2e 19 14
Relative intensity by full time equivalent (FTE)* Tonnes COze 3.99 4.40

*Full time equivalent calculation assumes Part time employees are 0.5 FTE.

Forge Holiday Group has provided an energy consumption and associated greenhouse gas emissions
analysis for the UK Core Cottage Agency and Specialist Operator divisions to provide a more

meaningful year on year comparison.

Forest Holidays Energy Consumption and associated greenhouse gas emissions

Consumption Unit 2025 2024

Total energy consumption (electricity) kWh | 13,708,074 | 13,589,466

Total energy consumption (gaseous fuels) kWh | 10,592,402 | 9,728,084

Total vehicle fuel consumption kWh 553,862 905,531

Total generator fuel consumption (FY25) kWh | 1,104,422 -

Total other heating oil consumption kWh 76,188 82,630

Total biomass consumption kWh | 1,844,593 1,481,825

Emissions Unit 2025 2024
Total energy consumption (electricity — Location based) Tonnes CO2e 2,426.3 | 2,813.7
Total energy consumption (gaseous fuels) Tonnes CO2e 2,462.5 | 1,548.8
Total vehicle fuel consumption Tonnes CO2e 143.2 215.1
Total generator fuel consumption Tonnes CO2ze 319.4 -
Total other heating oil consumption Tonnes COze 19.8 19.6
Total biomass consumption Tonnes COze 21.2 16.1
Total sewage sludge emissions Tonnes CO2e 18.9 14.4
Relative intensity by full time equivalent (FTE)* Tonnes CO2e/FTE 9.65 7.83
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Environmental Matters (Continued)
Our GHG reporting approach (continued)

Forest Holidays’ FY25 Scope 1 footprint increased significantly compared to FY24, primarily due to
biopropane being recategorised as LPG in FY25, and LPG having a much higher emissions factor. This
recategorisation was necessary as the supplier confirmed a mass-balance approach (MBA) was being
used for the supplied biopropane, and best practice is not to include MBA in a footprint calculation. The
new Glentress site also used diesel generators for the first six months of FY25. Diesel for vehicle fuel
consumption has fallen significantly compared to FY24. This is understood to be due to the fuel used
for construction purposes at Glentress in FY24 (note: it is possible that some generator fuel was
classified as vehicle fuel in FY24).

Conversely, Forest Holidays FY25 Scope 2 emissions have decreased compared to FY24. Emissions
from electricity have reduced due to a significantly lower government carbon emission factor for
electricity in FY25. Forest Holidays used 100% renewable electricity at all locations in FY25 for the full
year; therefore, under the market-based methodology, Scope 2 emissions are zero. In comparison, in
FY24, Forest Holidays used a 100% renewable tariff for almost all locations but only for part of the year,
meaning the market-based Scope 2 emissions for FY24 totalled 352 tCO2e, reflecting those sites not
on a renewable tariff during this period.

UK Agency Energy Consumption and associated greenhouse gas emissions

Consumption Unit 2025 2024

Total energy consumption (electricity) | kWh 571,864 681,179

Total energy consumption (gas) kWh 421,122 613,832

Total vehicle fuel consumption kWh 476,828 479,198

Total other heating oil consumption 34,246 58,333

Total biomass consumption - -

Emissions Unit 2025 2024
Electricity consumption Tonnes CO2e 101 141
Gas consumption Tonnes CO2e 85 112
Vehicle fuel consumption Tonnes CO2e 122 121
Total other heating oil consumption Tonnes CO2e 9 15
Total biomass consumption Tonnes CO2e - -
Total sewage sludge emissions3 Tonnes CO2e - -
Relative intensity by full time equivalent (FTE)* | Tonnes CO2e 0.73 0.83

The energy consumption of the UK Core Cottage Agency has decreased mainly due to the outsourcing
of laundry services at several sites, with a smaller consumption of electricity and gas being the result.

The UK Core Cottage Agency Vehicle fuel consumption grew again from an already increased point at
the end of FY24.

Supporting biodiversity in the UK and overseas

The Group is committed to protecting and enhancing our natural environment and landscapes. We
support regional habitat protection projects across the country through funding and volunteering,
including work with Wildlife Trusts and a number of community projects to restore and protect habitats.
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Environmental Matters (Continued)
Our GHG reporting approach (continued)

Forest Holidays are also stewards of 273 hectares of the nation’s forests. We lease the land our
locations occupy from Forestry England, Forestry and Land Scotland and Natural Resources Wales.
We're a trusted partner to manage the land for conservation and create unforgettable experiences in
nature for all.

Employee Matters

Our employees are woven into our purpose, mission, and everything we do. Therefore, our commitment
to the employee experience and ensuring we attract and retain the very best talent can be seen
throughout our employee journey, from recruitment to development and engagement. We believe that
a positive employee experience directly influences the customer, guest and owner experience and
makes our people intrinsic to business success.

Below we have set out how our People Journey ensures we recruit the most qualified employees,
regardless of age, sex, race or disability, and how we develop, engage and communicate with
colleagues to create organisational success based on a unique consumer first approach, which can
only be created by our people.

Recruitment

The Forge Holiday Group continues to invest in market-leading talent through inclusive and accessible
recruitment practices.

As a Disability Confident Committed Employer (Level 1), we:
e Ensure recruitment is free from discrimination, supported by training in our “Management
Essentials” programme.
e Offer reasonable adjustments throughout the entire recruitment process.
e Advertise vacancies across diverse channels using the Disability Confident badge.
¢ Review recruitment processes for accessibility, including gender-neutral advert screening (in
place since September 2023).

In financial year 2025, we have strengthened our diversity partnerships by streamlining engagement
with Supported Employment Services and local colleges to support candidates with autism and learning
disabilities. These efforts help bridge the gap between neurodiverse individuals and meaningful
employment.

Where possible, Forge Holiday Group supports young people in gaining valuable work experience,
including exposure to live projects across our Head Office functions. These opportunities aim to provide
insight into the working environment and help build confidence and practical understanding in a
supportive setting.

Communication & Engagement

Forge Holiday Group remains committed to meaningful communication with colleagues across the
business. In financial year 2025, we expanded our intranet platform to serve the entire Group, creating
a unified and accessible hub for all employees. This ensures that everyone stays informed and
connected, with streamlined access to policies, benefits, people news, and recognition.
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Employee Matters (Continued)
Communication & Engagement (continued)

Dedicated areas for Wellbeing, Impact, and People continue to support a healthy, engaged workforce
that delivers best-in-class service to our customers, guests, and owners.

We encourage regular feedback through an in-house employee engagement survey platform, which
consistently receives strong response rates. Survey results are reviewed at both executive and team
levels, with action plans developed and communicated to drive continuous improvement. In financial
year 2025, we made the survey platform accessible across the Group, enabling a more aligned and
inclusive employee experience and making feedback easier and more impactful.

We hold regular awareness and wellbeing days/weeks throughout the year, sharing resources,
involving colleagues in activities, and raising awareness of topics which impact our colleagues and their
families. During the year, we actively supported key awareness initiatives including Mental Health
Awareness Week, Neurodiversity Celebration Week, and International Women’s and Men’s Days,
among others

Our shared values underpin the “how” we do things at the Forge Holiday Group. These values are a
focus for our recognition programme which includes peer nominated awards based on our values, public
peer to peer recognition and annual awards ceremonies with awards based on values, performance
and outstanding achievements, amongst others.

Benefits & Discounts

The Forge Holiday Group continues to offer a competitive benefits package and are committed to
reviewing our offering to ensure it is not only in line with the market but represents a true value to our
colleagues and their loved ones.

We have strengthened our wellbeing offering by refreshing our virtual GP service, now available 24/7,
364 days a year, for colleagues and their loved ones. Engagement with this benefit has been positive.
We also launched a new Employee Assistance Programme (EAP) through UNUM, called Help@Hand,
which provides access to mental health support, bereavement counselling, recovery advice, and a
range of other services. In addition, we continue to work with the Retail Trust across the Group to offer
further wellbeing support, including financial assistance, counselling, and resources to promote mental
and physical wellness. Along with this, we have also enhanced our family-friendly leave policies such
as; maternity, paternity, & adoption policies. Additionally, we have also introduced increased annual
leave entitlements linked to length of service.

We continue to provide access to multiple retail discount portals which colleagues and their family can
benefit from. As well as continuing to offer local discounts in areas we operate in.

Policies & Procedures

Forge Holiday Group continues to review all of its policies to ensure existing policies are fit for purpose
and create new policies where appropriate and beneficial for our People and the business. Policies
have been aligned under the One-Business Approach, establishing a unified and consistent framework
across all Group companies. This ensures clarity, reduces duplication, and promotes seamless
collaboration by applying the same standards, expectations, and governance across the entire
organisation.
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