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Workspace 13 Limited

Strategic report for the year ended 31 March 2021

The directors present their Strategnc report on Workspace 13 Limited (the 'Company) for the year ended 31 March 2021

Review of business and future developments :
The Company reported a loss before taxation of £50.0m (2020 profit £13 2m). The loss on revaluation -of investment property was _
£64.2m (2020: loss of £11. 3m)

Net assets have decreased to £450.2m Iargely due to the operating loss of £49 5m and changes i in intercompany loan balances

© The Company contlnues to improve some existing properttes to enhance rental income potential: £2.3m. was spent on capital
improvements in the year (2020: £8.2m). .

The performance of Workspace Group PLC (the "Group"), which mcludes the Company, is discussed in the Group's Annual Report (as
_per www.workspace.co.uk) wh:ch does not form part of this report.

Since March 2021, despite the Covid-19 pandemic continuing to have a significant effect on a lot of businesses Workspace is seeing
signs of recovery. With enqumes increasing towards pre-Covid levels, supporting the assessment of the-Company as a going concem:
.Going concern is discussed in further detail in the Dlrectors Report . :

Key performance indicators
The company’s KPI are valuation of propeny which has decreased by £64 2mas a consequence of Covid- 19 and rental income, whlch
has decreased by £5.5m. .

Risk management

The Company is part of Workspace Group PLC (the “Group) RISk is managed ona Group basis. The Risk Committee of the Group is

responsible for the Group risk management framework. This comprises identifying and evaluating the risks that the Group faces and
ensuring that-appropriate controls and processes are in place to manage these risks. It also comprises responsnbnllty for the oversight of
the risk management process. An |mportant part of the Group risk management framework is to have documented policies and.
procedures in place.

" The Directorsvof the Company are responsible for ensuring that the Company complies with the Group’s risk management framework.
Assurance as to the effectiveness of internal controls and compliance with the risk management framework provided by the Group's fisk
" management funé:tions. The Directors consider its risk management framework is appropriate for a company of its size and complexity..

Approved by the Board and signed on_ its behalf by:

- D Benson- ' .
Director :

16 Sept'ember 2021



Workspace 13 Limited
Directors’ report for the year ended 31 March 2021

"The directors présent their report and the audited financial statements of Workspace 13 Limited for the year ended 31 M'arch 2021. -

* Principal actlvmes

The Company/s principal activity is property investment prowdlng space to busrnesses in London Itis a UK lncorporated and domiciled
wholly owned subsidiary of Workspace Group PLC. .

Workspace Group PLC and its subsidiaries are a Real Estate Investment Trust (REIT) whereby no tax is payable on the Group's property
rental business (both i income and cap:tal gains), :

The Company uses Workspace Management Limited as an agent to manage its’ actwmes

Results and dnwdends

. The Company’s loss before taxation for the year to 31 March 2021 is £50 Om (2020 profit £13.2m).

The directors do not recommend a dividend for the financial year (2020: £nil). .

Despite the loss for the year, the directors consider the company to be a going concern as the Ioss was primarily due to the devaluation in
investment. property which is expected to be short term as a result of the current economic climate surrounding Covid-19. Whilst thére
were a net current liabilities at the year end, Workspace Group PLC provides support as the parent company. The majority of the current
liabilities relate to intercompany balances where repayment will not be sought to enable the Company to meet its liabilities as and when
they fall due. Furthermore, there are sufficient overall net assets to help meet these current liabilities and consequently, the assessment
- of the Company asa going concern is consndered appropriate. . ’

Future _developments
_These are outlined in the Strategic report on page 1. o ' L e

Directors
The following directors served during the financial year and up to the date of signing these financial statements:

G C Clemett .

D N Benson ' . N
A R Boag ) :

C J Pieroni (Resigned 17 December 2020)

J Robson

Financial risk management .
.~ The directors of Workspace Group PLC manage the Group's financial risk and financial instruments on a Group' basis. Disclosures
relatlng to the Group's financial instruments can be. found in notes 16 and 17 of the Group’s Annual Report. The Company itseif has
limited exposure to risks arising from financial instruments, having-no external borrowings, financial |nvestments or trade debtors at the
year end. .

Statement of directors’ 'responsibilities

" The directors are responsible for preparing the Strateglc Report, the Directors’ Report. and the fi nancral statements in accordance with
applicable law and regulations.
* Company law requires the directors to prepare financial statements for each financial year, Under that law they have elected to prepare
the financial statements in accordance with UK accounting standards and applrcable Iaw (UK. Generany Accepted Accountlng Practice),
including FRS 101 Reduced Drsclosure Framework..

- Under company law the directors must not approve the financial statements unless they are satlsf ed that they give a true and fa:r view of
_ the state of affairs of the company and of the prcf t or loss of the ‘company for that period. - In prepanng these fi nanc1a| statements, the
directors are required to: - .

» select suitable accounting policies and then apply them consistently;

» make judgements and accounting estimates that are reasonable and prudent; .

- state whether applicable UK accounting standards have been followed, subject to any matenal departures disclosed and explained in the’
financial statements;

* assess the company's ability to continue as a going concern, disclosing, as applicable, matters related to going concérn‘ and
+ use the going concern basis of accounting unless they either intend to liquidate the company or to cease operatuons or have no realistic
alternative but to do so-



Workspace 13 Lirnited

Directors’ report for the yeér ended 31 March 2021 (continued) ‘ .

Statement of dlrectors responsibilities (continued)
The directors are responsible for keeping adequate accounting records that are sufficient to show and explain the company's transactions
and disclose with reasonable accuracy at any time the financial posmon of the company and enable them to ensure that the financial -

statements comply with the Companies Act 2006

They are responsible for such internal dontroi as they determine is neceésary to enable the preparation of financial statements that are
free from material misstatement, whether due to fraud or error, and have general responsibility for taking such steps as are reasonably s
open to them to safeguard the assets of the company and to prevent and detect fraud and other |rregulant|es

Directors’ |ndemmtles

As permitted by the Parent Compan)/s Articles of Association, the directors have the benefit of an indemnity provision which is a qualifying
third. party indemnity provision as defined by section 234 of the Companles Act 2006. The indemnity was in force throughout the last
" financial year and is currently in force

Statement of Dis_closure of information to auditors-

In accordance with section 418 of the Companles Act 2008, the directors who held offi ice at the date of approval of this report conf irm that,
so far as they are aware there is no relevant audit information of which the Company's auditor is unaware; and each director has taken all
the steps that he ought to have taken as a director in order. to make hlmself aware of any relevant audnt mformatlon and to establish that
the Companys auditor is aware of that mformatlon B

Independent auditors

For the year ended 31 March 2021, KPMG LLP were reappomted as auditor of Workspace Group PLC and its subsndlanes mcludmg
. Workspace 13 Limited. .

By order of the Board:

C Carfora
Company secretary
16 September 2021



.Workspace 13 Limited
Independent.auditor's report to the mémbers of Workspace 13 Limited
Opinion ‘ '

We have audited the financial statements of Workspace 13 Limited (“the company”) for the year ended 31 March 2021 which comprise
the Profit and Loss account and other compretiensive mcome Balance Sheet, Statement of changes in equity and retated notes, mcludrng
the accounting pollcuas in note 1.

In our opinion the financial statements:

+ give a true and fair view of the state of the Company's affairs as at 31 March 2021 and of its loss for the year then ended,

* have been properly prepared in accordance with UK accounting standards including FRS 101 Reduced Disclosure Framework and
+ have been prepared in accordance with the requirements of the Companies Act 2006, '

Basis for opinion -

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

Going Concern

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

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

Our conclusions based on this work:

- we consider that the directors use of the-going concem basis of accounting in the preparation of the fi nancial statements is appropriate

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

" However, as we cannot predict all future events or conditions and as subsequent events may result in outcomes that are inconsistent with
judgements that were reasonable at the time'they were made the above conclusions are not a guarantee that the company will continue

in operatlon
Fraud and breaches of laws and regulations - ability to detect . s

_ldentifying and responding to risks of material misstatement due to fraud

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

« Enquiring of the directors of whether they are aware of fraud and of the Companys h|gh Ievel pohcles and procedures to prevent and

detect fraud;
- Reading Board minutes;
* « Considering remuneratron incentive schemes and per‘formanoe targets for management

We communicated identified fraud nsks throughout the audit team and remained alert to any indications of fraud throughout the audit.
As required by auditing standards, we perform procedures to address the risk of management override of controls, in particular the Trisk
that management may be in a position to make inappropriate accounting entries and the risk of bias in accounting estimates and

judgements such as investment property valuations. On this audit we do not believe there is a fraud risk related to revenue recognition
because the Company’s income primarily arises from operating lease contracts with fixed, or highly predictable, periodic payments and

fixed rental incomes.
We did not identify any additional fraud risks.

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

We also performed procedures including:
+ assessing significant accounting estimates for bias.

" Our procedures to detect fraud in the investment property valuations included:

« the use of our specialist valuers to challenge the methods used in the valuation;
* obtaining both confirmatory and non-conf rmatory evidence to assess of the key inputs into the valuatlons



'Wbrkspace 13 Limited
_Independent auditor's report to the members of Workspace 13 L,imit'ed (continued)
‘ Identifying and responding to risks of material misstatement due to non-compliance with laws and regulations

We identified areas of laws and regulations that-could reasonably be expected to have a material effect on the financial statements from
* our general commercial and sector experience, through discussion with the directors (as required by auditing standards) and drscussed
with the dnrectors the pohcues and procedures regarding compliance with laws and regulations

. We communlcated identified laws and regulatrons throughout our team and remamed alert to any indications of non-complrance
throughout the audit. . .

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

Firstly, the.Company is subject to laws and regulations that directly affect the financial statements including financial reporting legislation
(including related companies’ 'Iegistation), distributable profits and taxation legislation. We assessed the exterit of compliance with these
laws and regulations as part of our procedures on the related financial statement items.

Secondly, the Company is subject to many other laws and regulations where the consequences of non-compliance could have a material .
effect on amounts or disclosures in the financial statements, for instance through the imposition of fines-or litigation. We identified the
following areas as those most likely to have such an effect: landlord and tenant legislation, property laws and building legislation and anti-
brlbery, recognising the nature of the Company'’s activities. .

Auditing standards limit the. requlred audit procedures to identify non-compliance with these laws and regulations to enquiry of the
directors and other management and- inspection of regulatory and legal correspondence, if any. Therefore, if a breach of operational -
regulations is not disclosed to us or evident from relevant correspondence -an audit will not detect that breach

Context of the ablllty of the audlt to detect fraud or breaches of law or regulatron

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

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

Other information

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

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

- we have not identified material misstatements in the strategic report and the directors’ report;

+ in our opinion the information given in those reports for the financial year is consistent with the fi nancral statements and

* inour op|n|on those reports have been prepared in accordance with the Compames Act 2006.

Matters on which.we are requlre_d to report by exception

- Under the Companies Act 2006 we are required to report to you if, in our opinion:
- adequate accountmg records have not been kept, or returns ‘adequate for our audit have not been recelved from branches not visited
by us; or
.+ the financial statemenls are not in agreement with the accounting records and returns; or
» certain disclosures of directors’ remuneration specifi ied by law are not made; or
. we have not received all the information and explanations we require for our audnt
‘We have nothing to report in these respects.



Workspace 13 Limited

Independent auditor’s report to the members of Workspace 13 Lirﬁited {continued)

- Directors’ responsibilities
As explained more fully in their statement set out on page 2-3, the directors are responsible for: the preparation of the fi nancial statements
-and for being satisfied that they give a true and fair view; such internal control as they determine is necessary to enable the preparation of
financial statements that are free from material misstatement, whether due to fraud or error; assessing the company’s ability to continue
as a going concern, disclosing, as applicable, matters related to going’concern; and using ‘the going concern basis of accounting unless
they either intend to liquidate the company or to cease operations, or have no realistic alternative but to do so. .

Auditor's responsibilities B ' )

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

expected to influence the economlc decnsmns of users taken on the basis of the financial statements . N

A fuller description of our respon5|b|ht|es is provided on the FRC'’s websnte at www.frc. org. uk/audatorsresponsubllmes

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

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

_ Richard Kelly (Senior Statutory Auditor)

for and on behalf of KPMG LLP, Statutory Auditor
" Chartered Accountants

15 Canada Square’

.London, E14 5GL

16 September 2021



" Workspace 13 Limited

Profit and loss account and other comprehensive income

for the year ended 31 March 2021

Yeaf ended

Note Year ended
Co -31 March 2021 - 31 March 2020
£ £
* Turnover 2 30,239,804 36,680,585
Cost of sales (10,741,698) .(7,291,119)
Gross profit 2 119,498,106 29,389,466 -
Administrative expensés - (4,792,770) . (5,185,783) .
Loss on revaluation of investment property 8 (64,201,156) (11,268,586) .
. Other operating income ' 3(a) 14,000 -
Other operating expense ~ ] 3(b) - (98,744)
Profit on disposal of investment properties 3(c) - 102,689
Oberéting (loss)/profit - - (49,481,820) 12,939;042 :
' lntérest receivable and similar income . ‘4 47,995 787,,984 '
Interest payable and similar expenses 5 (518,231). (482,775)
{ Lqés)lproﬁt before taxation 6 (49,952,056) 13,244,25{
Tax on loss/profit 7 (31,223)' (486,724)
{Loss)/profit for the financial year énd total comprehensive income - (49,983,279)' 12,757,527 .

All amounts above relate to continuing operations.

The notes on pages; 10 to 16 form part of these financial statemenfs..



Wbrksbéce 13 Lirhifed

‘Balance s'heet as at 31 March 2021

The .n‘otes on pages 10 to 16 form part of these financial statements.-

, . Note - 2021 12020
£ £
Fiied assets
Investment properties. 8 509,815,459 469,717,032
Tangible fixed assets - 9 807,286 1,052,314
510,622,745 - 470,769,346
Current assets . -
Debtors = 10 3,323,058 47,276,354 -
Creditors: amounts falling due-within one year 11(a) (56,044,016) -(8,328,313)

~ Net current (liabilities)/assets (52,720,958) 38,948,041
Total assets less current liabilities 457,901,787 509,717,387
Creditors: amounts falling due after more than one year 11(b) (7,664,331) (9,496,652) .
Net assets - 450,237,456 ' 500,220,735
Capital and reserves '

" Called up share capital ) 12 ' 138,769,653 138,769,653 .
Redeemable preference shares 13 79,41 7,061 79,417,061
Profit and loss account ~ - : 232,050,742 282,034,021
Total shareholders' funds 45%37,456 500,220,735 -

The financial statements on pages 7 to 16 were approved by the Board on 16 September 2021 and sig'ned on its' behalf by:

D Benson
Director

Workspace 13 Limited

-_Company registration number - 05834824



Workspace 13 Limited .

Stéfement of changes in"equity for the year ended 31 March 2021

: Redeemable . - . Total

Lo ) Called up share . preference  Profitand loss  * shareholders’,

I capital, shares account ' funds

_ ' . : £ . £ ’ £ S AN

Balance at 31 March 2019 . . " 138,769,653 79,417,061 269,276,494 487,463,208

" Profit for the financial year and tota . - - 12,757,527 12,757,527
comprehensive income - ) . . : ) .

Balance. at 31 March 2020 -~ 138,769,653 79,417,061 282,034,021 500,220,735

Loss-for the financial year and total B .- j - (49,983,279) (49,983,279)

comprehensive income . - ' , - ' _

79,417,061 232,050,742 450,237,456

‘Balance at 31-March 2021 . 138,769,653

The notes. on pages 10 to 16 form part of these financial siaAtement's.‘ .



(a).

(b)

Workspace 13 Limited )
Notes to the financial statements for the year ended 31 March 2021
Accounting policies

Basis of accounting .

The financial statements have been prepared on the going concem basis under the historical cost ¢onvention, as modified by the revaluation of
investment properties that are measured at revalued amounts or fair values at the end of each reporting period (see note (¢) below), and in
accordance with Financial Reporting Standard 101 "Reduced Disclosure Framework™ and the Companies Act 2006.

" In preparing the financial statements the Company has taken advantage of the following disclosure exemptions conferred by FRS 101:

a) The requirements of IAS 7 to provide a Statement of cash flows and related notes for the year;

b) The requirements of 1AS 1 to provide a statement of compliance with IFRS;

c) The requirements of 1AS 1 to disclose information on the management of capital;

d) The requirements of paragraphs 30 and 31 of I1AS 8 Accountxng Policies, Changes in Accounting Estimates and Errors to disclose new IFRS s
that have been issued but are not yet effective;

e) The requirements of paragraph 17 and 18a of IAS 24 Related Party Dlsclosures to dlsclose related party transactions’ entered into between two
or more members of a group, provided that any subsidiary which is a party to the transaction is wholly owned by such a member

f) The requirements of IFRS 7 on financial instruments disclosures; and

-g) The requirements of paragraphs 91-89 of IFRS 13 Fair Value Measurement to disclose information of faif value valuation techmques and

inputs.
h)-The requirement to disclose comparative information for Property Plant and quipmem and Investment Properties.

- The above disclosure exemptions are allowed because equivalent disclosures are lncluded in the Group consolidated financial statements of

Workspace Group PLC into which the Company is consolidated.

Payments and receipts relating to the Company are made on its behalf by its fellow subsidiary, Workspace Management Limited. The ensuing
trade-debtor or trade creditor thus rests within the statutory financial statements of Workspace Management Limited, and not the Company. The
assetfliability relating to the income/expenditure is reﬂected in the financial statements of the Company through mtercompany ba|ances with
Workspace Management Limited.

In accordance with IFRS 15 Revenue Recognition, accruals, deferred income, prepayments and. accrued income are reflected in the subsndrary to
which they relate and not in the management company that acts as agent.
The future capital commitments of the company will be funded by Workspace Group.

The principal accounting policies, which have been applied consistently throughout the financial year, are set out below:

Significant judg , key ptions and
The preparation of financial statements in confonmty with Financial Reporting Standard 101 "Reduced Dlsclosure Framework" and the
Companies Act 2006 requires the use.of estimates and judgements that affect the reported amounts of assets and liabilities at the balance sheet
date and the reported amounts of revenues and expenses during the reporting period. Although these estimates are based on management'
best knowledge of the amount, event or actions, actual results ultimately may differ from those estimates.

Not all of these' accounting policies require management to make subjective or complex judgements. The following is intended to provide an
understanding of the significant judgements within the accounting policies that management consider critical because of the assumptions or

‘estimation involved in their application and their impact on the Company's financial statements.

Investment property valuation

The Company uses the valuation performed by its independent valuers as the fair value of its investment properties. The valuation is based upon
the key assumptions of estimated rental values and market based yields. With regard to redevelopments and refurbishments, future development
costs and an appropriate discount rate are also used. In determining fair value the valuers make reference to market evidence and recent

transaction prices for similar properties.
Details of the valuation methodology and key assumptions are given in note 10 of the Group consolidated financial statements. Management
consider the significant assumptions to the valuation of investment properties to be estimated rental values and market based yields.

The Company also has some rights to receive future overage payments in respect of prevrous property dlsposals or part disposals. The value of
the overage is considered as part of the external property valuation. .

The principal accounting policies, which have been applied consistently throughout the financial year are set out below:



(c)

@

. Workspace 13 Limited

Notes to the financial statements for the year ended 31 March 2021 (co‘ntinued) .

Accounting policies (continued)

Going concern

The extended impact of the Covid-19 pandemic on the operations of the: Group has been a key consideration when P ing the
appropriateness of applying the going concem basis in the preparation of the financial statements. There is still some uncertainty as to how the
economy will recover and whether there will be any long term impact on the demand for office space. We have therefore modelled a number of
different scenarios considering a period of 12 months from the date of signing of these financial statements. These scenarios |nclude a severe,
but realistically possible, scenario which mcludes the following key assumptions:

- A'gradual recovery period of two years from summer 2021 to retum to 90% occupancy.

- New lettings continue to be below the average price per sq: ft. of vacating customers until like-for-like occupancy levels reach 90%.
- Continued higher levels of counterparty risk, with bad debt significantly higher than pre-pandemic levels.

- A further two months of Government restrictions on public movement in the winter of 2021 (“lockdown”).

Despite the loss for the }ear. lhe directors consider the company to be a going concem -as the loss is primarily due to the devaluation in’

investment properties which is expected to be short term as a result of the current economic climate surrounding Covid-19. Whilst there is a net
current liabilities position at the year end, Workspace Group PLC provide support as the parent company. The majority of the current liabilities
relate to intercompany balances and Workspace Group PLC has indicated its intention to continue to make available such funds as are needed by
the company, and that it does not intend to seek repayment of the amounts due at the balance sheet date, for at least one year after these
financial statements are signed. As with any company piacing refiance on other group entities for financial support, the directors acknowledge that

there can be no certainty that this, support will continue although, at the date of approval of these financial statements they have no reason to_
believe that it will not do so.

Oonsequently. the directors are confident that the company will have sufﬁcnent funds to continue to meet its liabilities as they fall due or at least
‘one year after these financial statements are signed and therefore have prepared the financial statements on a gorng concem basis.

Turnover and cost of sales

Tumover comprises rental income and other sums receivable from occupiers of mvestment properties (including servnce charges, insurance

S charges and other recoveries and any premia associated with tenancies) and sundry income. Turnover is recognised on an accruals basis.

(e)

(9)

()

Reéntal income'is recognised on a straight line basis over the lease term. Service charges and other sums receivable are recognised by reference
to the stage of completion of the relevant service or transaction at the reporting date. -

Income received in advance of the reporting date is held as deferred income under creditors where it relates to future periods:

Cost of sales compnses ground rents payable and other property outgoings directly attributable to investment properties.

Investment propemes

Investment properties are reva!ued annually on the basis of open market value. by lndependent valuers Any changes in market value of
investment properties are taken to the profit and loss account for the year. No depreciation is provided.

Investment property acquisitions are not recognised until the contract is unconditional. The associated purchase costs are capltahsed

Exlstmg investment property which undergoes redevelopment for continued future use as investment property remains in investment property.

‘Property that is being constructed or developed for future use as investment property, but has not previously been classified as such, is classified

as other tangible fixed assets and unmally recogmsed at cost until construction or development is complete at which time it :s reclassified as
investment property at fair value.

Assets acquired under leases are capltallsed at the lease’s commencement at the lower of the fair value of me leased property and the net
present value of thé minimum lease payments. The investment properties acquired under leases are subsequently carried at fair value. The

. corresponding rental obligations, net of finance charges, are included in current and non current borrowings. Each lease payment is allocated

between liability and finance charges so as to achieve a constant rate on the ﬁnance balance outstanding. The interest element of the finance cost
is charged to the profit and loss account.
Group borrowing costs capitalised in the case of existing propertues undergoing redevelopment, are calculated by reference to the actual interest

rate payable on borrowings for development purposes or, as regards developments financed out of general funds, by reference to the average .

rate paid on funding the assets employed by the Company.
Profit or loss from the sale of investment property is recognised when the sngmﬁcant risks and retums have been transferred to the buyer. This is

_generally taken upon completion of the sale or in the case of a part disposal, the part being disposed will be derecognised from investment
property when completion is reached or when a lease agreement is signed (i.e. when the risks and retums of this part have been transferred to’
* the buyer). The profit or loss arising on the sale of investment properties is taken as the consnderauon receivable (net of sale costs) less the net .

book value on sale and is recognised in the profit and loss account,

" Consideration can take the form of cash, new commercial space and a right to future overage (generally being a share in the proceeds of any

future sale of the residential development to be constructed by the developer). Consideration (including overage) is measured at the fair value of
the consideration receivedfreceivable. Commercial property to be received is fair valued and included in investment property. Overage is only
recognised once an agreement has been signed with a residential developer. Where any aspect of the consideration is conditional, the revenue
associated with that conditional item is fair valued and included as deferred consideration. The carrying value of overage is assessed at each
period end and changes in fair value are taken to the profit ard loss account. Future cash consideration is recognised in debtors and classified as
current or non-current dependmg on the agreed payment terms

. Tangible fixed assets

Tangible fixed assets are stated at historic purchase cost less accumulated’ deprecratlon Cost includes the original purchase price of the asset
and the costs attributable to bringing the asset to its working condition for its intended use. Deprecrauon is calculated to write off the cost of the
assets, less their residual values, over their expected useful lives using the straight line basis.

Deprecratron is provided on equipment and fixtures on a straight line basis over their useful lives of 4-10 years.

Trade and other debtors

Trade and other debtors are recogmsed initially at fair value and subsequently measured at amomsed cost less provision for |mpa|rment based.on
the expected credit loss, which uses.a lifetime expected loss allowance for all trade receivables based on the individual occupiers’ circumstance.
The amount of the provision is the difference between the asset's canying amount and the present value of estimated future cash flows.

Taxation
Comoration tax payable is provrded on taxable profits at the current rate.
On the’ dlsposal of an investment property lhe element of tax relating to the profit in the year is charged to the proﬁt and loss account.

Deferred tax is recognised in respect of all timing differences that have originated but not .reversed at the balance sheet date, where transactions
or events that result in an obligation to pay more tax in the future or a right to pay less tax in the future have occurred at-the balance sheet date. *

A net deferred tax asset is recognised as recoverable and therefore recognised only when, on the basis of all available evidence, it can be

" regarded as more likely than not that there will be suitable taxable profits against whlch to recover carried forward tax losses and from which the

future reversal of underlying t|m|ng differences can be deducted.
Deferred tax is measured at the average tax rates that are expected to apply in the periods in which the timing dlfferences are expected to

reverse, based on tax rates and Iaws that have been enacted or substantively enacied by the bafance sheet date. Deferred tax is measured on an

undiscounted basis.

"
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“Turnover and gross profit

Workspace 13 Limited

Notes to the financial statements for the year ended 31 March 2021 (continued)

AccbuntigiQ policies (continued)

Redeemable Preference Shares :
Redeemable Preference Shares are issued between group compames They carry a coupon rate of 0 001% and do not have any voung rights.
The shares have no redemption date but can be redeemed in full or part at anytime and at the option of the Company and are therefore held

within equity.

Leases

The Company has applied IFRS 16. At the inception of a contract, the Company assesses whether a contract ié or contains, é lease. A contract

is, or contains, a Iease if the contract conveys the right to control the use of an identified asset for a period of time in exchange for consideration.
As a lessee

The Company recognises a nght-of~use asset and a lease liability at the lease commencement date. The right-of-use asset is initially measured at
cost, which comprises the initial amount of the lease liability adjusted for any lease payments made at or before the commencement date, plus

" any initial direct costs incurred and an estimate of costs to dismantle and remove the underlying asset or to restore the underlying asset or the site

on which it is located, less any lease incentives recelved
The right-of-use asset is subsequently depreciated using the straight-line method from the commencement date to the end of the lease term,

unless the lease transfers ownership of the underlying asset to the Company by the end of the lease term or the cost of the right-of-use asset’

reflects that the Company will exercise a purchase ‘option. In that_case the right-of-use- asset will be depreciated over the useful life of the
underlying asset, which is determined on the same basis as those of property and equipment. In addition, the right-of-use asset is periodically

' _reduced by impairment losses, if any, and adjusted for certain remeasurements of the lease liability.

The lease liability is initially measured at the present value of the lease payments that are not paid at the commencement daté, discounted using
the interest rate implicit in the lease or, if that rate cannot be readily determined, the Company’s incrémental borrowing rate.

Lease payments included in the measurement of the lease liability comprise of rental payments as per-the lease agreement signed with the
lessor. The lease liability is measured at amortised cost using the effective interest method. it is remeasured when there is a change in future
lease payments arising from a change in an index or rate, there is a change in the Company's estimate of the amount expected to be payable
under a residual value guarantee, if the.Company changes its assessment of whether it will exercise a purchase, extension or termination option
or if there is a revised in-substance fixed lease payment.

When the lease liability is remeasured in this way, a corresponding adjustment is made 'to the carrying amount of the right-of-use asset, to the
extent that the right-of-use asset is reduced to nil, with any further adjuslmerjt required from the remeasurement being recorded in profit or loss.

The Company presents right-of-use assets that do not meet the definition of investment property in ‘Tangible fixed assets' and lease liabilities in *

‘Creditors: amounts falling due within one year’ and ‘Creditors: Amounts falling due after more than one year"in the statement of financial position.

Gains and Iosses on disposals are determmed by comparing the proceeds with the carrying amount and are recogmsed in the Statement of
comprehensnve mcome .

Year ended 31 March 2024 . Year ended 31 March 2020
Turnover Gross profit/(foss) Tumover 'Gr'oss profit/(loss)
£ £ £ £
Rental income o ' 25,272,017 21,336,179 30,821,489 130,725,648
Service charges = " 4,836,028 (645,366) -5,660,802 . (766,510)
" Fees, other recoveries Iess non recoverable costs . ) 134,759 © (1,192,707) 198,204 (569.672)
30,239,804 - 19,498,106 ' 36,680,585 29,389,466

The Company operates a single business segment which is continuing and occurs wholly in the United Kingdom.
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Workspace 13 Limited

Notes to the financial statements for the year ended 31 March 2021 (contmued)

Other operatlng lncome :
Year ended 31 March Year ended 31 March

2021 2020

' € £

Other income . - R : ) 14,000 -
14,000 -

Other operating expense .
- Year ended 31 March Year ended 31 March

' - £ £
Deferred consideration on sale of invéstment property e . 98,744
- - - s 98,744

Deferred consideration comprises an estimate of the overage (share of profit) and cash to be rece:ved from developevs This is held on the
balance sheet within debfors. .

Prqfit on disposal of investment properties

Yeat ended 31 March Year ended 31 March

S ) 2021 2020

i . ) ) . £ : £

Sale proceeds (nét of costs) ’ oL o - 15,475,458
Carrying value of mvestment properties on sale to third parties (note 8) - ] - (15,372,769)
L. 102,689

The Company made no disposals during the year (2020: one disposal for gross consideration of £15.9m and £15.5m net of sales costsj.

Interest receivable and similar income : .
. Year ended 31 March Year ended 31 March

2021 . 2020

£ ' .

Interest receivable from parent company ) 47,995 787,984
' ’ 47,995. 787,984

Interest receivable on the loan with the parent company is on an arms length basis at an average rate of 3.7% (2020: 3.7%).. AII other Group
balances are interest free. .

Interest payable and similar expenses

Year ended 31 March Year ended 31 March

2021 + 2020
£ 3
’ . . .
Dividend paid on redeemable preference shares : - . : . . 794 794
Interest pavable on leases " e . . 517,437 481,981 °
518,231 482,775

Interest payable on the loan with the parent company is on an arm's Ienglh basis at an average rate of 3 7% (2020: 3. 7%) All other Group

balances are interest free..

(Loss)/profit before taxation - : ,
. Year ended 31 March Year ended 31 March

2021 ° 2020
£ ) £

(Loss)/profit before taxanon is stated after chargmg ) o
Lease rentals — land and buxldmgs ’ o 472,030 896,457

Depreaallon . ' . . ) 260,168 226,207

Admlnlstratwe expenses mainly comprise management fees payable to Workspace Management lened
Auditor's remuneration (audit services only) has been bome by a fellow subSIdlary This amounted to £2,780 (2020: £2 780)

The emoluments of the directors are paid by-other Group companies which makes no recharge to the Company. The directors are also directors -

of the other Group companies and it is not possible to make an accurate apportionment of their emoluments in respect of each of the subsidiaries.
Their total emoluments are included in the aggregate of directors' emoluments disclosed in the financial slaternents of the .other Group
companies. )
The Company has no employees (2020: none).

13



Workspace 13 Limited

Notes to the financial statements for the .year ended 31 March 2021 (contmued)

Tax on (loss)/profit -
' Yoar ended 31 March Year ended 31 March

2021 2020
£ - £

Current tax: . . .
UK comoratlon tax on (loss)/profit for the financial year ' . .o ) . ' 25,405 : 415,956
Adjustments in respect of prior years s 5818 70,768
- Jaxon (loss)lprof it . i , - 31,223 486,724

N

The tax assessed for the year is hlgher (2020: Iower) than the standard rate of corporatlon tax in the UK 19% (2020: 19%). The drfferences are
explained below: .

Year ended 31 March Year ended 31 March

2021 2020
£ . ) £
. . ) L

(Loss)/profit before taxation = . . . ) .o (49,952,056} 13,244,251
(Loss)/profit at standard rate of corporation tax in lhe UK D ] . " (9.490,891) . 2,516,408

of 19% (2020: 19%) : .- . o . X )
Income not taxable as a REIT (2,681,924) (4,241,483)
Changes in fair value not subject to tax as a REIT o . 12,198,220 2,141,034
Adjustments in réspect of prior years - 5,818 . 70,768.

31,223 486,724 -

Total taxation charge

A UK corporation rate of 19% (effective 1 April 2020) was 'substantlvely enacted on 17 March 2020 reversing the previously enacted reduction in
the rate from 19% to 17%. An increase to the rate of corporation tax has been enacted and, from 1 Apnl 2023, the corporation tax rate should
:ncrease to 25%. This will increase the company 's future current tax charge acoordlngly .

Investment properties

Long
Freehold Leasehold * . - Total
: . . £ - : £ £
Balance at 1 April 2020 ' . ’ . 369,975,000 99,742,032 469,717,032
Capital Expenditure : . 1,286,817 1,073,803 2,360,620
Transfer in - 103,783,640 103,783,640
Decrease in headlease - (1,844,677) T (1,844,677)
Loss on revaluation of investment property - - .. . (39,711,817) (24,489,339) (64,201,156)"
" Balance at 31 March 2021 - . S L ) ) 331,550,000 178,265,459 509,815,459

Hlstonc cost of investment properties held at year end was £373,386,743 (2020: £269,087,160).
There was no capitalised interest in the year (2020 nil). Total capntallsed mterest included in mvestmem propemes at 31 March 2021 is £802 809
(2020:'£802,809). . .

- Invesiment properties include buildings under leases of which the carrying amount is £7‘7m (2020: £9.5m).

14
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fixtures .
£
Cost
Balance at 1-April 2020 2,000,695
Additions 235,717
Balance at 31 March 2021 2,236,412
. Accumulated depreciation
Balance at 1 April 2020 i 948,381
Reclassification of accumulated depreciation 220,577
Charge for the year 260,168
Disposals ) .
Balance at 31 March 2021 1,429,126
Net book value at 31 March 2021 807,286
Net book value at 31 March 2020 1,052,314
Debtors ) - Lo :
: : : 2021 2020
. ) £ £
Due within one year: . . B
- Amounts owed by Group undertakings (ultimate parent company) : - 30,479,796
Amounts owed by Group undertakings (fellow subsidiaries) . . 332,292 14,934,166
Rent deferral - . L R . : . . 543,795 .-
Prepayments and accrued income . : 2,446,971 1,862,392
K . o ) 47,276,354

" a)

) Amounts owed to Group undertakings are unsecured and reba)"able on dermand. Amounts owed to the ultimate parent company are loans and are- .

Workspace 13 Limited
N‘otes to the financial statements for the year ended 31 March 2021 (c;antinued)

Tangible fixed assets’

Equipment and

3,323,058

Amounts owed by subsidiaries are interest free, unsecured and repayable on demand. Amounts owed to thé ultimate parent company are loans

Cfeditpr_s

CrediAtors: amounts falling due within one year

- and are subject to interest at an average rate of 3.7% (2020: 3.7%) and are repayable on demand. All other amounts are interest free.

2020

2021

N £ £
Amounts owed to Group undertakings (ultimate parent company) . © 51,391,251 " -
Amounts owed to Group undertakings (fellow subsidiaries) ) ) o - 223,578 3,561,905
Lease obligations (note 11(c)) : . o S ' To1,129 13,485
Corporation tax payable . : : R 25,405 ‘415956
Accruals i : . : . 2,637,153 2,564,380
Deféerred income - rent and service charges : : ) 1,765,500 1,772,587

56,044,016

subject to interest at an average rate of 3.7% (2020: 3.7%). All other amounts are interest free.

8,328,313

15
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b) Creditors: amounts falling due after more than one year

Workspace 13 Limited
Notes to the financial statements for the year ended 31 Mafch 2021 (contlnued)

Creditors {continued)

2024 . 2020
. ) ) £ £
Lease-obligations (note 11(c)) R . . L . 7,664,331 . 9,496,652
c) Leases
.Lease liabilities are in respect of leased investment property. '. . . 2021 . 2020
. _ : : £ ' £
Leases repayable within one year - . . . . 1,129 13,485
. Leases repayable in two years or more - T - X ’ -0 7,664,301 9,496,652
Minimum lease payments under leases fall due as follows: .
Within one year . . . . . 518,520 © 582,940
. Between two and five years . ) ' . . 2,074,078 2,331,760
Beyond five years R 45,111,201 83,737,985
cL . ) 47,703,799 " 86,652,685 -
" Future finance charges on leases (40,038,339) . (77,142,548) .
Present value of Jease liabilities 7,665,460 8,510,137 .
Called up share capital 2024 2020
3 ' N3
Allotted and fully paid: . , ’
138,769,653 (2020 138, 769 653) ordinary shares of £1 each | ) . i 138,769,653 138,769,653
Redeemable preference shares
: ’ . . . . 2021 . 2020
. : e £
Allotted and fully paid: . ’
79,417,061 (2020: 79,417,061) redeemable preference shares of £1 each ’ . 79,417, 061 79,417.061

* Beyond five years

The redeemable preference shares carry a coupon rate of 0.001% and do not have any votlng rights. The shares have no redemptlon date but

can be redeemed in full or part at any nme at the option' of the Company and are therefore held within equity.

Capital commltments

The Company had capital comm:tments contracted as at 31 March 2021 of £1,355,215 (2020: £72,906).

Ultimate parent company

- The ultimate and immediate parent company and ultimate controlling party is Works;pace'Group PLC a company incorporated in the UK and

registered in England and Wales which heads the smallest and largest group to consolidate these financial statements. The Registered Office of
the ultimate-parent company is the same as that of the Company which is Canterbury Court, Kennington Park, 1-3 Brixton Road, London, SW9
6DE.. Copies of the consolidated financial statements which are reported under IFRS (“Intemational Financial Reporting Standards®) and
incorporate the results of the Company may be obtained from our websﬂe (www. workspace co.uk).

Related party transactlons

The Company has taken advantage of the disclosure exempuon under FRS 101 not to disclose related transactlons between wholly owned group
undertakings, which would otherwise qualify as related parties (IAS 24 Related Party Disclosures). The Company had no other transactions with

« related parties dunng either year.

Leases

The majority of customer leases are granted on rolling six month break clauses. The future mlmmum non-cancellable rental receipts under leases
gramed to customers are shown below: . .

Land and Buildings: 2021 2020
£ £

Within one year 12,964,828 - 15,861,575
Between two and five years 2,737,792 . 4,104,990
54,562 382,094

: ’ -
15,757,182 © - 20,348,659




