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LondonMetric

is a FTSE 250 business that owns one of

the UK'’s leading listed logistics platforms
alongside a grocery-led long income portfolio.
We own £3bn of assets across 16.5m sq ft and
generated £147m net rental income in the year.
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Gavernance

Our purpose

Our purpose is to own and manage desirable real
estate that meets occupiers demands, delivers
reliable, repetitive and growing income-led returns
and outperforms over the long term.

/ DD

C Own ) C Manage ) C Collaborate ) C Generate

Own desirable real Manage and enhance | Maximise our expertise Generate reliable,
estate that meets responsibly to improve and relationships to repetitive and
occupiers’ needs. our assets and help build on our position growing income-led

occupiers thrive. as partner of choice. total returns.

£147m

Net rental income

10.33p

EPRA Earnings per share

9 -£506.3m
[ ] [

Dividend for the year, with cover of 109% IFRS reported loss

198.9p £2.0bn

EPRA Net Tangible Assets per share IFRS net assets

LondanMetric Property Ple Annual Report and Accounts 2023
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Disciplined investment

m
strategy to ensure
portfolio remains fit
for purpose

Own desirable real estate. ©

Our investment strategy is

focused on owning quality Portfolio aligned
assets in the winning sectors to macro trends
that are underpinned by iﬁtxizu;al
strong and growing income.

£3 -0 bn \‘/\,e are continually

upscaling the quality
of the portfolio to
ensure it remains

fit for purpose and
Our focus on distribution and long income can deliver strong
Utban ogistics ~income growth.

. Valentine Beresford
Regional & mega logistics ' Investment Director

portfolio of assets, 73% of which is
invested in logistics assets, primarily
focused on urban logistics

Long income

LondonMetric Property Plc Annual Report and Accounts 2023
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<: Bnsuring or assets are fit
for purpose and will deliver
© income growth

Own the right
assets in the right

[IMAGE REMOVED]

locations with high
residual values

© Why it's important to us

Our focus on the macro trends and how they
define the winners and losers in real estate has
Create enduring served us well over the years and continues to
occupier appeal influence where we invest our capital.

We continue to prioritise asset selection, patience and strong
conwiction in the structural tailwinds of our preferred sectors.
When you choose real estate for its quality and location,

you are more likely to be a price setter than a price taker

as occupiers will need you more, you can attract quality
companies at higher rental levels and be more confident

of future rental growth.

What we're doing
+ Aligning portfolio to urban areas

+ Selling mature/non core assets |
where strong income and/or
income growth is less certain !

Reacting to bids for our assets

where the price offered exceeds 0

our own expectations i 43 /0

Positioning the Company to ; Urban logistics exposure

be ready to take advantage asa proportion of our port‘folio

of future opportunities
 £273m

i | Disposalsin year

; [IMAGE REMOVED] £1 2 O m

Acquisitions in the year

é View all of our properties
an our interactive map
londonmetric.com/portfolio

LandonMetric Property Plc Annual Report and Accounts 2023
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An overview, purpose and strategy
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Manage

Improvin
and upgrad

Manage and enhance
responsibly. Securing and (
enhancing our strong income
metrics as well as improving
the guality and sustainabitity
of our assets.

Imsqf

of lettings and regears
signed during the year

o

10 years 167

WALLT on lettings and regears Occupier initiatives undertaken
in the year in the year delivering 5.0% like
for like income growth

LondonMetric Propert;l;chAnnuaE Report a’r\d Accounts 2023




What we're doing

- Strengthening our income through
extending lease lengths and signing
new leases with long WAULTs

Upgrading the quality and
sustainability of assets through
development, refurbishment and
environmental improvements,
often in conjunction with occupiers

» Capturing rental growth embedded
in the portfolio

@ tearnmore on page 34

1-101
Strategic report

< Our buildings need to
meet increasingly higher
occupier expectations

| 102174 175-232

. Governance Financal statements 5

[IMAGE REMOVED]

Why it's important to us
The period of very low interest rates is over.

Therefore, irvestors will be more focused on delivering
growth opportunities from both the macro and structural
shifts but also asset management initiatives that can deliver
higher levels of income as well as improve the quality of
buildings to generate higher occupier contentment.

é ‘Learn more on page 24

+£7.8m

Additional income from
lettings and rent reviews in year

+0.7m

Sq ft of BREEAM Very Goad
developments completed in the year

-I.-o“ndonMetfi: Property Plc Annual Report and-A_u:counts 2023
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Collaborate

Collaborative
relationships

Maximise our expertise and relationships.

We have a highly talented, motivated and aligned
team who collaborate with all stakeholders to build
strong relationships and trust.

y 94%

of staff feel proud to work for the
Company

We are proud of our

employees who we o /ale
I'ecognlse are Vltal tO Average sCore in occupier survey

for whether our eccupicrs would

the continued success o e oot
of the Company.

Andrew Livingston
Designated workforce
Non Executive Director

[IMAGE REMOVED]

LondonMetric Property Plc AnnualReport and Accounts 2023
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What we're doing

+ Empowering our talented
employees with a combination
of strong market insight, deep
fundamental analysis and market
leading relationships

Adopting a 'partner of choice’
approach, collaborating with
alt stakeholders

- Considerate of local communities
and how we approach society as
a whole

e Learn more on pages 20 to 21

I
1-101 102-174
Strategic report Governance

Why it's important to us

Leveraging our highly talented, motivated and
aligned team to make the right decisions wilt
help to deliver long term outperformance.

By working with a wide range of stakeholders, we gather

a greater depth of understanding to deliver a culture of
excellence. This allows us to rely on strong shareholder
support, the best property intelligence, reliable contractors
and access to attractive and diverse debt financing.

<'Learn more on pages 66 to 69

99.1%

Portfalic occupancy

£675m

of debt financing either through
lengthening of maturity or new
facilities agreed

175-232

Financial statements 7

[IMAGE REMOVED]

[IMAGE REMOVED]

> Find out more about our partners
londonmetric.com/partners

LondonMetric Property Pl Annual Report and Accounts 2023
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An overview, purpose and strategy

Generate

Reliable,
repetitive and
growing returns

Generate reliable, repetitive
and growing income-led
total returns.

We believe that income
growth is fundamental to
successful investing and to
pay a progressive dividend.

0%

Growth in net rental income in the year

LondanMetric Erop;‘; Pic Annual Report and Accounts 2023
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- - - Whyit's
important for us

Bringing all our actions together to deliver
strong, durable cash flows underpinning highly
attractive total returns.

We expect that our ‘all weather portfolic will allow us to
absorb increased interest rate costs. continue to grow
our earnings and progress vur covered dividend over the j

\ t ‘ [IMAGE REMOVED]
onger term.

> Learn more on page 24

AGE REMOVED]

£147m

Net rental incaorme

" Growthin EPRA Earnings

3% |

Growth in dividend per share

21%

Growth inurban i
- - —_ - - logistics rent reviews

What we're doing 1 1 70 /
+ Maintaining our very strong . 0

portfolia metrics with occupancy EPRA cost ratic
at 99%, a WAULT of 12 years and a
gross to netincome ratio of 99%

Allocate capital to assets that can
deliver rental growth either through
contractual rental uplifts or where
we can achieve strong open market
reviews

Minimise debt costs

Maintain a low cost base and EPRA
cost ratio

Q Learn more on page 15

tondonMetric Property Ple Annual Repert and Accounts 2023
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Performance highlights

IFRG repotted 653

_£5063m Q169%

2023 -——-505.3
2022 - 7345
2021 H 1573
2020 }— 57

IFRS net assets

£1,9952m @22.4%
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32.8%

)
o
w

35.9

|
|

| Alternative performance measures

The Group financial staterments are prepared 1n accerdance
with IFRS. Management reviews the performance of the
business principally on a proportionately conselidated
basis which includes the Graup’s share of joint ventures and
I excludes any non-centrelling interest

Alternative performance measures are financial measures
not specified under IFRS but are used by management as
they highlight the underlying performance of the Group's
property rental business and are based on the EPRA Best
Practice Recommendations ' BPR'] reporting framework.

Therefore, unless speaifically stated, the performance
metrics and financial results reflected in the Strategic repart
and on this page. reflect the proportionately consolidated
results of the Group and the EPRA BPR reporting framewaork
Further details can be found on page 47 of the Financial review
and defiritions are set out in the Glossary on page 222,

v

LondonMetric Property Plc Annual Report and Accounts it_)l3



An overview, purpose and strategy

Chair's statement

Once again, it is time to write to you
as shareholders of LondonMetric with
my thanghts on the past year and our

i 1-101
| Strategic report

immediate future. Sadly, it is also the

last time | will have that privilege.

+2.7%

Dividend increase
per share

+32.5%

Total accounting return
aver three years

it has been a highly volatile and difficult year

for most asset classes, particularly those that
are sensitive to changes ininterest rates.

The materiat and sudden upward rmiovernentin
central bank rates has had a profound impact
on the UK real estate sector, with property
yields expanding by nearly 100bps on average
and share prices falling on average by 34% over
our reporting period.

The logistics sector, particularly larger boxes,
was hit hard as yields moved out rapidly from
the record low levels set in the prior year as
investors quickly recalibrated to the higher rate
environment. Despite the effect this has had
on values, it has not impacted our excellent
portfolio metrics and occupancy levels or

our strong earnings position, which is at an all
time high.

With our logistics weighting of over 70%, and
after our exceptional performance in 2022
which saw us deliver a total accounting return of
42% and a total property retum of 28%, it was
disappointing to see the Company retumn -20%
and -12% respectively over this year. This was
owing to our EPRA NAV decline of 24%.

You will appreciate that we do not run the
Company over a 12 month cycle, we look over
the longer term. So, despite a disappointing
year, we must remember that the Company has
still delivered a total accounting return of 32.5%
over the last three years. This strong longer term
performance reflects the tearms successful and
continual reshaping of the portfolio that has
seen us transact on £3 billion of property over
the last five years, equivalent to the current
portfolio value. This has allowed continued
earnings and dividend growth.

The majority of these transactions reflect aur
decision to rotate out of large distribution
warehousing into urban logistics. For a number
of years, we had been nervous about both the
low yields and supply potential for mega box

Patrick Vaughan
Chair

warehousing and have consciously reduced
our weighting to this sub-sector from 27%
to 10% over the last five years. Conversely,
demonstrating our conviction that urban
logistics would deliver superior rental growth
and offer greater rewards, we have increased
the portfolios urban logistics exposure from
20% to 43%.

Our transactional activity over the last year has
focused on disposals, with sales of £273 million.
These were primarily urban and regional
logistics assets where, despite the difficult
market conditions, our team delivered some
excellent sales. These sales were in popular
sectors, 5o were transacted at a premium to
the prevailing book value and crucially have
allowed us to retain a lower LTV and reduce our
exposure to higher interest rate debl

Despite these sales and higher financing costs,
and reflecting the highly resilient occupation
dynamics across our sectors, our focus on
income growth has again seen our EPRA
earmnings per share increase by 2.9%, which has
given us confidence to increase our dividend
per share for the eighth year in a row, up by
2.7% over the year, 109% covered by EPRA
eamings. Furthermore, we have indicated that
our first quarterly dividend for the next financiat
year will be 4.3% higher.

Despite the recent market challenges, we
maintain that well managed real estate in
structurally supported sectors can continue to
deliver reliable and growing dividends over the
long term. We feel that the Company is well
positioned with its carefully selected portfolio,
ongoing discipline, inflation protection through
rental growth and index linked leases.

We also have managed to retain attractive
financing rates fotlowing material refinancing
activity in the year.

102174
Governance

175-232
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[IMAGE REMOVED]

We have a well aligned and high grade
executive tearm with strong occupier and
property relationships. | would again like

to warmly thank the Board and all of our
employees for their hard work in this difficult
year. We have also strengthened our Board with
the appointment of Suzy Neubert, who | would
tike to welcome on your behalf. Suzy brings an
outstanding depth of experience to our team
and she also joins the Audit Cormmittee with
effect from today-

The time has now come after 40 years in the
listed property sector for me to retire as Chair
and member of the Board. | am handing over
to Alistair Elliott, who | am confident will prove
an outstanding successor. | wish him well as
your new Chair. | would also like to take this
opportunity to thank Rosalyn Wilton for her
valuable contribution to the Company of the
last nine years as she retires from the Board with
effect from today. She has provided excellent
leadership as Charr of the Audit Committee and
is succeeded in that position by Kitty Patmore.

I am pleased to be leaving the Company in

a strong position, with a very good portfolio,
outstanding managernent and a strong Board.

| am confident they will continue to be excellent
stewards of our continued investment. Finally |
wish to thank the tearn who it has been my
pleasure to work with for many years.

I am also pleased that we have agreed a

£198.6 million recernmended offer to acquire
CT Property Trust Limited. The all-share offer
has compelling strategic and portfolio raticnale,
providing us with the opportunity to acquire a
high quality portfolio in a cost efficient way.

Patrick Vaughan
Chair
24 May 2023

LondonMetric Property Plc Annual Report and Accounts 2023



An overview, purpose and strategy

At a glance |

Our porttolio is located in .
the UK and has grown from
£1.2 billion in 2013 to £3.0 |
billion today. It has shifted
significantly away from
multi-let retail parks, offices |
and residential into logistics
and grocery-led long
income assets.

Our focus on logistics and long income!

[CHART REMOVED]

1 Urban logistics
43%

2 Mega & Regiona!logistics

30%

3 Lenglncome
24%

4 Retail Parks & Offices

3%

1 Includes development

Mark Stirling
Asset Director

1-101 102-174 175-232
Strategic report Governance i Financial statements 12
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Our property portfolio continues to
deliver long and strong income with
high rental growth.

e Learn more on page 34

Our portfolio

Property value

£3.0bn

3.0bn

3.6bn

20122

~11.9 yrs
19 yrs EE—

1.4 yrs

Londeon & South East
weighting

48.2%

48.2%

471

]
&

20 - -——430%

LondonMetric Propertyﬂ Plc Annual Report and Accounts 2023
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Urban Logistics

Sraller logistics units strategically
located in or close to dense areas
of population to meet increasing
consumer demands for next and
same day delivery.

Our exposure to this sector has
increased substantially and is our
main conviction call.

125 assets

6.8m sq ft

Property value’

£1,288m

WAULT

WAV

e Read more about urban logistics on page 37

1 Including developmenits

I
1-101
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[IMAGE REMOVED]

Mega & Regional Logistics

Mega Distribution

Large scale modern distribution units,

typically greater than 500,000
sq ft and located close to major
arterial routes.

Regional Distribution

Mid size units typically between
100,000 sq ft and 500,000 sq ft
serving as regional hubs and creating
the link in any modern supply chain.

16 assets

6.5m sq ft

Property value’

£898m

WAULT

15.8 yrs

Read more about mega & regional
distribution on page 37

13

[IMAGE REMOVED]

Long Income

Grocery and Roadside

Consists of grocery, wholesale
and roadside assets.

NNN Retail

Primarily discount, essential,
electrical and home stores.

Trade, DIY & Other

Principally building, trade and DIY stores
as well as car servicing centres.

Leisure

Five out of town cinemas et to Odeon,
two hotels, three F&B sites and one
development site.

128 assets

2.8msq ft

Property value

£713m

WAULT

13.1yrs

e Read more about long income on page 42

LondonMetric Property Ple Annual Report and Accounts 2023
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An overview, purpose and strategy
Our strategic priorities
Own desirable real Strategic priorities Long term strategy { 2023/24 priorities
estate that meets 1. Align partfolio to real estate Employing a range of investment | Retain cur overweight exposure

occupiers’ needs

benefiting from macro trends
that are structurally supported

In

. Focus on long-let property
in good locations with strong
occupier contentment,
intrinsic value and rental
growth prospects

strategies to ensure we own the
right assetin the right location

Focus on geography, asset quality,
lease and credit strength and
sector diversity of our occupiers

to logistics with a preference for
urban logistics

Remain highly disciplined to
ensure each asset remains fit

for purpose delivering attractive
income growth and total returns

1> Learn more on page 2

Manage and enhance
responsibly to improve
our assets and help
occupiers thrive

Strategic priorities
3, Protect and enhance the asset

value and cash flow with long
termn decision making

4" Improve the quality and
sustainability of our assets by
adopting high standards and
supporting our stakeholders
and local communities

Long term strategy

Acdopting an active asset
management approach to deliver
value accretive initiatives

Embed sustainability and high ESG
standards across alt of our activities

2023/24 priorities

Retain high occupancy and long
average lease lengths

Continue to improve the average
EPC rating across the portfolio
whilst recognising our ability to
be a strong steward of under
invested assets

—.Learn mere on page 4

Maximise our expertise
and relationships to
build on our position as
partner of choice

%

Strategic priorities
5 Adopting a partner of choice
mindset, collaborating with
all stakeholders

6 Having the right people and
using the tearns breadth and
depth of expertise to make
well informed decisions and
actin the best interests of
our stakeholders

Long term strategy

Retain our rational and disciplined
approach driving our long term
decision making

Being a desirable place to work,
attracting and retaining some
of the best talent in the real
estate industry

2023724 priorities

Retain high levets of employee
and occupier satisfaction

Maintain strong relationships
with all other stakeholders

" Learn more on page 6

Generate reliable,
repetitive and growing

income-led total returns

&

Strategic priotities

* 7 :Generate reliable, repetitive
and growing income-
led cash flows from fit
for purpose assets

8 Bringing all our actions
together to deliver strong,
durable cash flows
underpinning highly attractive
total returns

Long term strategy

Deliver attractive total returns,
underpinned by a reliable,
progressive and covered
dividend policy

. 2023/24 priorities
| Deliver and sustain EPRA

eamnings per share growth,
facilitating our progressive and
covered dividend ambitions

Deliver top quartile performance
and outperform our benchrmarks

% Learn more on page 8

LondonMetric Property Plc Annual Report and Accounts 2023
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An overview, purpose and strategy

Chief Executive's |
review 1

The last year has been volatile
and led to a recalibration of real
estate values. However, the
fundamentals of our core sectors
remain strong and our fully let
portfolio is well placed to benefit.

97%

Portfolio's logistics and
leng income weighting |

12 years

WAULT Andrew [ones
Chief Executive

Furthermore, our active investment
management and abilities to leverage our
occupational relationships, give us a ‘black edge’
that has seen us regularly buy into assets to
capture sustainable rental growth and sell assets |
to benefit from hot money flows.

Overview

We have endured a volatile economic and
pelitical situation over the last year, which has
brought an end to the era of cheap money and
low inflation. It has created uncertainty and led
to a recalibration of real estate values.

Whilst there has been a slight improvernent
of late, the macro environment still remains
uncertain. Whilst this has affected real estate
values, very little has changed in terms of the
drivers supporting our chosen sectors, which
is why we know that our fully let portfolio

will continue to provide reliable, repetitive
and growing income and allow us to not only
navigate uncertainty but also to profit fromit.

However, as we lock past the near term
uncertainty, it is clear that there will be
increasing polarisation. Those real estate sectors
and geographies that enjoy strong occupational
demand and continue to attract long term
patient capital will prove maore resilient, whilst
those facing disruption from technology,
increasing environmental obsolescence and
changing consumer behaviour will struggle.

~
«

Our focus on the macro trends and how they
define the winners and losers in real estate has
served us well over the years and continues to
influence where we invest our capital.

Generate income

Our core allocation into urban logjstics within
the strongest geographies of London and the
West Midlands is ensuring that we benefit
from tong term structural shifts and capture
elevated levels of rental growth from strong
demand/fupply dynamics. Historically, we
have also consciously allocated capital into
grocery and convenience long income that
benefits from a growing consumer preference
for smaller format grocery spend, convenience
over experience and essential spend

over discretionary.

Income and income growth

We continue to believe that income and
irncome growth are the defining characteristics
of long term investment retums. Collecting and
growing income is fundamental to successful
investing and we appreciate the true benefit |
of compounding over longer terms with an
absolute focus on the quantity, quality and

timing of when cash will be returned. After all.
investing is about laying out money today with
the expectation that more will be returmned to

you over time.

Governance

175-232
Financial statements
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Investors are aware that, even with higher

' interest rates, the right real estate can offer
| excellent inflation protection and total retumns

materially higher than many alternatives with
the added security of the intrinsic value of land.

* After all, five and ten year indexed gilts are

trading back close to 0%.

Our portfolio continues to achieve its objective
of delivering reliable, repetitive and growing
incorme as part of a total retum strategy.

Its metrics remain very strong with occupancy

- at 99%, a WAULT of 12 years and a gross to net

income ratio of 99% that reflects our very low
income leakage. 63% of our income benefits
from contractual rental uplifts, mainly RP1 or CPY
linked which, together with strong open market
reviews on our logistics, is providing certainty of
income growth.

These dynamics are providing us with positive
eamings trajectory as evidenced by our growth
in EPRA Eamings Per Share of 3% over the
year and 12% over three years. We expect our

 ‘all weather portfolio will allow us to absorb
increased interest rate costs, continue to grow

eamnings and progress our dividend over the
longer term.

LondonMetric Propert;Plc Annual Report and Accounts 2023
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Chief Executive’s review

continued

%,

Owndesirablerealestate
Our investment strategy is about
owning quality assets in the winning
sectors that are underpinned by
strong income

This approach allows us to avoid owning
difficult assets and the stress and valuable
thinking time that comes with owning cheagd
assets. We conlinue Lo priorilise asset selection,
patience and strong conwiction in the structural
tailwinds of our preferred sectors. When you
choose real estate for its quality and location,
you are more likely to be a price setter than a
price taker as occupiers will need you more,
you can attract quality companies at higher
rental levels and be more confident of future
rental growth.

Our disciplined and rational approach ensures
that we pursue quality returns and not just grow
assets under management. This has always
tempered our acquisition activity, imited

our developrment exposure and framed our

disposal decisions, the latter often characterised

by a long period of attractive returns and an
expectation that these may flatten or even
reverse as the building grows older and the
lease gets shorter. After all. one of our jobs is to
assess if the market is prepared to pay prices
ahead of our expectations.

It is why, over the last three years, we have sold
£640 million of property, primarily larger box
logistics where we felt supply would temper
rental growth and yields were exaggerating

the prospects for rental growth: it is no surprise
that big box logistics was the worst perfarming
logistics sub-sector in the year.

175-232
Financial statements 16

[IMAGE REMOVED]

Stirchley Trading Estate was sold in March 2023 as part of alarger £46m
portfolio of three multr- tet industnial estates that had previousty been

acquired through our takeover of A & ] Mucklow Group Plc

Significant disposals in the year

During the year, we undertook a targeted
sales campaign of mature and non core assets
which was well executed and included a
number of multi-let industrial units acquired
through the Mucklow acquisition in 2019.

We sold £273 million of assets at an average
1% premium to our prevailing book value. a
45% profit on cost and a NIY of 4.7%.

The proceeds from these transactions have
helped to reduce our more expensive floating
rate debt, thereby enhancing our earings
and better protecting our LTV from adverse
valuation movements.

Conwersely, our acquisitions were limited

at £120 million, most occurring early on in

the year and characterised by quality urban
buildings, in good gecgraphies (69% located
in London and the South East) in sub-sectors
where we expect to enjoy income growth over
marny years.

LondonMetric Property Pic Annual Report and Accounts 2023
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[IMAGE REMOVED]

Portfolio's urban logistics weighting

Our ambition in logistics, particularly
urban, remains undiminished

The demand/supply tension in logistics
continues to generate strong tailwinds with
occupational demand for logistics continuing to
hold up well and supply remaining constrained.

According to CBRE. logistics take up for 2022
was 38 million sq ft, which was 33% above
the ten year average. For G 2023, demand
remained robust and in line with average take
up over the past five years at 6.6 million sq ft.
Looking forward, Knight Frank estimates that
take up for the whole of 2023 will also be in
line with the five yearly pre-pandemic average,
despite a material reduction in requirerents
from online retailers who have seen many
years of expansion.

|
|

The demand hopper for logistics is increasingly
being filled by a diverse range of occupiers,
including food producers, manufacturing

firms, data centres and film studios as well as
corporates that need to re-shore activities to
ensure compliance with post-Brexit legislation
and avoid costly tariffs or disruption. in addition,
certain sectors continue to rewire supply
chains as they meet sustainability targets and
transition away from low-cost labour toward
more autormated facilities.

Despite demand normalising, CBRE estimates
that vacancy rates for logistics as at the

end of Q12023 remained below 3% with

little to suggest that this will rise materially.

In response to higher financing, rising build
costs and falling land values, new devetoprment
activity has fallen materiatly with only ten

new development starts in the first quarter
compared with 38 in the same period last year.

Qur preferred logistics sub-sector remains
urban logjstics, where we believe the dermand/
supply tension is greatest and where 43% of
our portfolio is allocated. Urban warehouse
dernand has been rising for a number of

years, accelerated by rapid growth in online
shopping, growing customer delivery
expectations and requirements from new
industries. Companies have been forced to

- evolve operationally by locating closer to their

end custorner to minimise delivery times and
increase accuracy of delivery.

We believe that this demand for urban is set
to continue and we have focused our recent

. investment activity on urban assets to broaden

and improve the quality of our logistics
portfolio. our geographical exposure and
incorme granularity with the addition of exciting

¢ occupiers in new, high growth sectors.

Set against this high demand, we continue to
see a declining supply of urban warehousing in
the strongest cities with London losing 24% of
its industrial floorspace over the last 20 years,
whilst Manchester and the West Midlands have
lost ¢ 20%.

After strong rental growth for logistics in

2021, the sector dynamics should guarantee
that rents continue to rise, with Knight

Frank estimating 4% rental growth in 2023.
Whilst commentators raise concems on
affordability, rent continues to represent a small
proportion of the overall cost for occupiers

and, with other costs increasing materially, we
believe that occupiers will continue to seek
warehousing in better locations.

Over the year, our logistics assets saw ERV
growth of 11% and rent reviews settled at

16% above previous passing on a five yearly
equivalent basis. Urban was the strongest with
ERV growth of 12% and rent reviews 21% higher.
We again saw strong rental growth in London
and the South East, where nearly 60% of our
urban logistics s located.

. Over the next two years, our attractive pipeline
of logistics rent reviews is expected to add a

further £9 million of annualised contracted rent
as we continue to capture in-built reversions.

LendonMetric Property Ple Annual Repart and Accounts 2023
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Long income

" Qur recent investment activity has ensured that

[IMAGE REMOVED]

It is our long held belief that long income
assets with low operational requirements have
for a number of years been mispriced by the
real estate market and they remain attractive
propositions. These are well located assets,

let on long leases, to strong operators such

" as convenience grocers, discounters, hame

24%

Partfolio’s long income weighting

Long income assets remain appealing
and our opportunistic approach is
delivering attractive income returns

and DIY stores. Most of these operators have

. resilient business models that offer essential

goods and omni-channel optionality.

Our long income portfolio accounts for 24% of
our total portfolio and continues to be 100%
let, offers a topped up NIY of 5.4%, a WAULT
of 13 years and 69% of incorne subject to
contractual rental uplifts. This offers a strong
income bedrock with inflation protection and
attractive compounding qualities.

grocery and roadside assets (mainly drive-thru
and auto repair) now account for a material
proportion of our long income portfolio, with
key operators such as McDonalds. Starbucks.
Costa and Halfords. In the year, we acquired
£35 million of long incorne assets, let on
average for 15 years to strong credits and with
70% located in London and the South East.

Acquisitions were more than offset by

£59 million of disposals (at share} where

sales prices exceeded our expectations.
Unsurprisingly, the strong metrics of our long
income assets have now become appreciated
by real estate investors providing opportunities
for us to manetise investments where buyers
have a greater appreciation of their future
returns than we do.

[IMAGE REMOVED]

A Costa drive-thru that we built in the year at Weymouth as part of 2

51000 sq tt developrment

LendonMetric Property Ple Annual Report and Accounts 2023
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We continue to strengthen our ‘
income and the quality of our assets

During the year, 167 occupier initiatives added | ‘
£7.8 million per annum of rent and delivered

like for like income growth of 5.0%. Lettingsand |
regears added £5.1 million and were signedon . ‘
average lease lengths of ten years, with regears ‘ ‘
achieving rents 21% ahcad of our previous !
passing. Rent reviews delivered £2.7 million of ‘
additional rent, representing a 16% uplifton a | 1
five yearly equivalent basis.

[IMAGE REMOVED]

We continue to embed sustainability and high
ESG standards across our activities, driven by
our own aspirations as well as those of our L
customers, occupiers and stakeholders. 90% of ‘
our assets now have an EPC rating of between

A-C, which compares to 85% last year. We have ' |
benefitted from the completion of further ‘
developments, asset management injtiatives ( ‘
and the disposal of poorer quality industrial |
warehousing in the year.

Our 296.000 sq i logistics development in Ipswich that completed in the
The percentage of the portfolio certified Wl vear and was BREEAM Very Good certified
BREEAM Very Good or Excellent has risen to ) . .
31%, helped by the completion of 0.7 milllion Embedding sustainability Our strategy supports a low

sq ft of BREEAM Very Good developmentsin Upgrading through investment ; carbon approach o

the year. In addition, given the recent concerns & development The portfolio is operationally light and
on energy security and prices, we have seen exposed to real estate sub-sectors which
a materially higher level of engagement have a lower carbon intensity

Our investments are focused on high quality
buildings or assets where we can use our

with occupiers on solar PV installations. ' expertise to materially upgrade the building, We are a strong steward of
Over the year, five sqla.r P\( installations were Our developments are typically BREEAM underinvested assets, with the
added to the portfolio, which increased total Very Good or Excellent and we work with necessary expertise

installed capacity to 3.6 MWp, with potential
to add a further 4 5MWp over the next

12-18 months based on current activity and
occupier discussions.

contractors to ensure sustainability is property
considered as part of the project.

In the year, we maintained our GRESB green Extending the economic life of our assets
star and continue to make good progress in through environmental improvernents O 7m S ft
implementing our Net Zero Carbon strategy. Cost effective improvernents such as LED n
Over the next year, we will progress our lighting, new HVAC systerns, removing gas, BREEAM Very Good developments
pathway to Net Zero. better insulation and glazing are helping nyear

to significantly improve EPC ratings. . o

Waorking with our occupiers to add solar 90 /o

across our portfolio is helping to address their ‘ )
ambitions to be Net Zero Carbon and mitigate , f portfelio has an EPC rating A-C
energy costs.

LondonMetric Property Plc Annuat Report and Accounts 2023
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E);;;enise and relationships

We continue to benefit from our

strong team and their relationships @ Occupiers

Our team’s economic alignment to our success

ensures an ownership culture and a strong ‘ . Strong customer focus

conviction to rmake the right property and
financial decisions.

We recognise that when our occupiers
businesses thrive, our business also thrives.

We work with all of our stakeholders to deliver
longer term benefits to our investors, occupiers,
people. focal communities and contractors. Our occupier-led approach provides us with
We maintain a highly rational and disciplined market knowledge to better understand

property approach, selling assets that don't . future trends and make informed decisions.
meet our strict investment criteria and waiting :
patiently for attractive new opportunities.

We treat our occupiers as customers and put

| E REMOVED .
[MAG ] them at the centre of our decision making.

Our high occupancy rate, rent collection
~ and customer satisfaction scores demonstrate

) i Outcomes
We were pleased to see that our occupier ‘ the strength of these relationships.
survey again showed high contentment. 99 (y . - . )
We scored an average of 8.7 out of 10.C for : .1 (o] . Extendujg existing relahonshps and
whether our occupiers would recommend | portfolic accupancy developing new contacts continue

to be a key focus for us.

LondonMetric as a landlord. This compares with

the 2022 result of 8.5, For our top ten occupiers, | 8 7/1 O O i

th higher at 9.2, up from 9.1
inezg\gezr.agewas ghera vpirom landlord recommendation score

Following the £780 million refinancing of debt
facilities in the previous year, we have continued
to leverage our financing retationships to ensure
our debt provides long term certainty with
flexibility at an attractive rate. Over the year,

we added £225 million of hedging, put in place
£275 miillion of new debt facilities and extended
the term on £400 million of existing debt.

. our people are critical to the
: ! success of the Company

. The Company is highly focused with

This activity, along with our dispasals, allowed 35 employees and nine Non Executive

us to repay shorter dated debt facilities, [IMAGE REMOVED] * Directors. Since merger in 2013, employee
mitigate refinancing risk, maintain our healthy . numbers have falien despite a significant
debt maturity profile and continue to run | increase in assets managed. This reflects

a conservative LTV. As at the year end, the irmproved efficiencies and the lower
proportion of our drawn debt hedged increased - operational requirements of aur portfolio.

to 93%, our debt maturity was at 6.0 years,

our available undrawn facilities increased to Culture and approach

Qutcomes

£380 million and LTV was 32.8%. We have successfully attracted and retained

i ‘ n nd loyal tearn. This is reflected
Our wgll positioned balance sheet and our 60/0 ;tgl: l::j :nnualy voluntary staff turniver
proactive approach ensure that we are well staff turnover since merger in 2013 tate which has averaged 6% since merger
protected from rising interest rates and in & ] C— '
strong position to go fishing as the investing 9 40/ We believe that this reflects a culture of
waters begin to calm. : 0 empowerment, teamwork as well as fair

| of staff are proud to work for LondonMetric and performance based remuneration.

LondonMetric Property Plc Annual Report and Accounts 2023
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B Ei;er@isiqnd relationships

e Investors

Outcomes

Over 240

Investors seen in the year

Contractors

and Advisers

|
" Qutcomes

100%

Contracter compliance

Communities

. Qutcomes

 £104k

Charitable giving in year across 51 causes

Our investors are critical to the Company
and its ability to access capital, efficiently
and quickly.

We value our good relationships with our
shareholders. Over the year, we met with
over 240 equity investors and feedback
remains very supportive of our strategy
and the Company.

Access to debt financing is highly important
to us and we continue to enjoy very strong
banking relationships, as evidenced by our
successful debt refinancings in the year.

Outlook

We are living in a period of uncertainty

and have had to navigate a weaker economic
backdrop with excessive inflation and 12
increases in interest rates. These conditions
have undoubtedly impacted our approach,
as we have managed our leverage and

i exposure to floating rate debt.

This period will, however, pass. Inflation will
start to fall and interest rates will stabilise or
even fall; we hope for the best, but plan for
the worst.

Despite the volatility, we continue to have
a high conviction that evolving consumer
behaviour can produce a strong tailwind for
certain asset classes, in much the same way
that it can produce a strong headwind for

, the wrong types of real estate. Too many
* investors get wedded to a particular sector

and continue to play it, long after the wind
has changed direction.

" We rely on the support of a diverse group
of contractors and property advisors.

Our contractor relationships are highly
important in allowing us to deliver on

our developments and refurbishments.

In cenjunction with our external project
managers, our developrment team ensures
that we select high quality and robust
contractors with a proven track record.

During the year, there was 100%
compliance with our Responsible
Development Requirements checklist.

Consequently, before we allocate capital. we

will always determine what direction the wind

is blowing so that we can assess what is a
structural opportunity and what is cyclical.

The fundamentals in our core sectors remain

strong with broadening occupational demand

and constrained supply, particularly around
our major cities where the entrepreneurial
spirit is seeing the creation of new industries
adding new requirements for warehouse
accammadation to support the evolving

demands of its population. At the same time,

our major cities are continually re-zoning

. existing warehouse space for high value

alternative uses, particularly residential, which
is adding to the very attractive demand/supply

imbalance in the strongest geographies.

our local communities and engaging with
alllocal stakeholders.

Our Charity and Communities Working
Group implernents charity giving and

" co-ordinates community involvement.

LondonMetric aims to allocate a minimum

of £100,000 per year for charitable giving.

In addition, we require our contractors to

. development and refurbishment activity.

We do not expect these fundamentals to
change any time scon and will continue to
take advantage of the tailwinds as part of our

- We recognise the importance of supporting

focus en community initiatives as part of our

strategy to constantly strengthen our portfolic
" by selling mature assets and replacing

thermn with quality assets that offer better
growth potential. As material shareholders
in the business, the management team is
fully aligned with shareholders and remains
laser focused on ensuring that the portfolio
rernains fit for the future.

LondonMetric Property Plc
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Andrew Jones
Chief Executive

We are operating in an ever changing
macro environment which continues
to have a profound impact on property.

Macro events have significantly
increased volatility

We continue to witness significant global
economic and geopolitical uncertainty, from

the conflict in Ukraine to the tensions in Taiwan ‘
and the impact of Chinas reopening following |
its zero Covid strategy. These macro issues
continue to influence how and where we
allocate capital and position our balance sheet.

Our occupiers have had to navigate soaring
energy costs, disruption to supply chains,
staff shortages, significant cost inflation

and consequently material increases in
borrowing costs. The good news is that the
UK has had a resilient consumer with almost
full employment. good wage growth, high
savings ratios and a significant proportion of
homeowners owning their homes without a
mortgage or benefiting frorm cheaper fixed
rate mortgages.

Consequently. and against most commentators’
expectations, the UK has continued to avoid a
recession, even a technical one. The days of the
Truss/Kwarteng mini budget are now behind us
and the money markets have been calmed.

Therefore, after 12 increases in interest rates.,
we expect inflation to fall materially over the
remainder of 2023.

However, what is clear is that, after decades
of very low interest rates, the period of a ‘free
carry in real estate is over. Therefore, investors

" will be more focused on delivering growth

opportunities from both macro shifts and heavy
lifting asset management initiatives that can
deliver higher levels of income; something that
not all sectors or management teams will be
able to deliver on.

The property market has seen
significant repricing but, outside
logistics, liquidity hasn't returned
Interest rates remain the yardstick by which all
investments are assessed, and so the material
shift in monetary policy has had a profound
impact on real estate valuations. Whilst the
full impact is continuing to play out, we expect
sorne of the short term reactions to be
superseded by longer term trajectories.
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Lower yielding and high growth sectors certainly
took the brunt of the initial repricing in the latter
part of 2022, whilst higher yielding ex-growth
sectors remained largely unscathed. This seemns
largely irrational and we would expect some

of these initial movements to unwind, with
other movements accelerating as market data
becomes more evident and reliable,

* For a while now, the logistics sector has been

the only property asset class transacting,
which helps to explain why valuations in March
20723 are stronger than the market had been
expecting at the end of 2022. Whilst liquidity
is much improved from the days of the mini
budget, it is still likely to rernain far frorm
optimum until five year swap rates fall back
below 3C00bps. We still have some way to go
as, whilst it is down materially from its highs of

. 540bps immediately following the mini budget

" last Autumin, it remains elevated at around

400 bps. reflecting stubbornly high inflation.

For those sectors that have not seen material
re-pricing, when more liquidity returns, they will
surely print at yields materially softer than those
currently suggested by valuers yield sheets.

We expect the greatest fallout to be in those
troubled sectors facing structural headwinds
and a perfect storm of falling rental values,
weaker valuations and higher borrowing costs.

When interest rates are low and debt readily

_ available, many of the structural cracks in these
~ asset classes can be papered over. However, we

are now in a new paradigm and if the property
market won't offer price discovery, then the
debt market inevitably will One of the fallouts
from the recent banking crisis in the USA is

" that debt availability will be more restricted.
- Whilst many will point to this being a localised

issue, it would be naive to think that there will
not be implications on debt availability and/or
credit margins doser to home.

Troubled sectors including certain parts of retail
as well as offices seern the most exposed. Here,
debt refinancing will bring some serious pain

as owners discover that some of their troubled
assets presently yielding a positive carry and
attractive cash on cash metrics, will no longer
be so productive.

LondonMetric Property Plc Annual Repart and Accounts£b23



UK listed REITs look best placed

The good news is that the UK listed sector is in
amuch better position than the private sector
or indeed many of the European REITs, where
leverage is already higher. Many of the lessons
fromn the Global Financial Crisis were missed,
but, in the UK, lower leverage was not one

of them and so we do not expect a repeat of
2008/09. Asset quality is also much higher
and, either by choice or market forces, very few
UK REITs are now owning structurally obsolete
shopping centres and ageing regional offices.

The times are truly changing and today's debt
and equity markets offer no hiding places.
Outdated strategies have been unmasked
and sub-scale offerings are out of favour, and
this will become more apparent as pockets of
the market rerate in response to an improved
economic outlook.

Polarisation across real estate
will continue, driven by the wider
macro trends

As volatility subsides and rational thinking
returns, we believe that fundamentals will once
again come to the fore.

Technological disruption remains a powerful
force that continues to affect our daily livesin
how we communicate, travel, work and shop.
This will continue to have a profound and
permanent impact on which real estate sectors
win and which ones lose. After all, no matter
how clever we are or how hard we work our
assets, the macra trends will always outdo the
micro initiatives.

After years of above average take up, and
despite negative headlines around online
sales, dernand for UK logistics warehousing

is still running at long term average levels.
Whilst online sales penetration has fallen back
from the peak seen during the pandemic to
currently stand at 26%. this is still materially
higher than the pre-pandernic level of 19%
and rerains set to exceed 30% over the next
few years as consumers appreciation of online
convenience, price transparency and speed of
delivery continues to grow.

L]
1-101
Strategic report

Together with further onshoring of operations
and a more diverse range of accupiers looking
for space, we believe that the structural
tailwinds will continue to provide strong
support for logistics, particularty in urban
locations, where land is a scarce and a reducing
commodity. These dynamics underpin current
rental levels which saw further strong growth
over the last year.

Conversely, much physical retail property
still faces significant challenges with reduced
dermand and continuing over supply as

the consumer pivots further towards an
omni-channel shopping model We are still
reading weekly headlines suggesting that

_ another national chain has announced further

store closures adding to already elevated
vacancy levels.

The shift in spending over the last decade

has resulted in massive value destruction
across large parts of retail real estate, with
department store and shopping centre values
facing the brunt of falling rents, failing tenants.

- rising obsolescence and muted new demand.

Retail landlords are almost always a price taker;
not the price setter. Whilst the physical store has
a role to play in orni-channel retailing, itis clear
that the rents that it can justify are materialty
lower than history suggests. As cne retail CEQ
cammented: retail rents today are way out of
kilter with the role that shops now perform.

The adoption of omni-channel models is
however affording the retail parks rmarket

some stability and we are starting to see

rising occupancy, reduced supply and pricing
equilibrium. Whilst these conditions are not
uniform it is particularly the case around the
strongest geographies, where existing space is
being lost to other higher value alternatives, like
residential. We expect this 'de-retailing’ trend
to continue.

In the retail grocery sector, online penetration
is ruch lower than compared to general
merchandise. As aresult, the grocery store
retains its important role in essential spending.
However, performances across grocery real
estate is already polarising as cver-sized, over
rented larger format supermarkets face up

1o the strong competition from the smaller,
right rented, fit for purpose convenience and
discount stores which consumers now prefer.
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After years of rental compounding, the best
days for larger format supermarkets lock like
they are behind them. Shortening leases
willinevitably expose their values; much as
department stores’ valuations did when they
were exposed to true market fundamentals and
their credits failed.

For the office market, outside of the West
End, the sector is starting to attract similar
comments to those that were being made
about shopging centres seven or eight years
ago. Structural disruption to work from home

! accelerated during the pandemic, and whilst

corporates are intensifying their return to work
policies, occupiers are materially reducing

* their office footprint and demanding greater

flexibility. They are also conscious that the
stick on its own won't work and so they are
also intensifying their offer of a camot through
rmodem environments and better facilities.

This is at a time when offices are having to
be retrofitted to meet new sustainability
requirements. This will inevitably lead

" to a polarisation of performances and a

large gap between the winners and losers.
Sorne conmmentators are already referring to

+ some older ‘brown’ offices as being unsaleable,

and what started out as murmurs of some
banks refusing to lend on certain office
buildings is now becoming reality. There is a
refinancing tsunarmi coming, and the smart
money is predicting that, as well as owning'

a number of shopping centres in the UK. the
lending banks will increasingly be the ‘owners’ of
regional offices.

The rental outlook across the various real estate
sub-sectors has rarely been more polarised.
However, we continue to live in a fast changing
world that shows no signs of slowing down.

It is clear that some sectors will benefit from
attractive tailwinds whilst others are facing
continued headwinds.

LondonMetric Property Plc Annual Report and Accounts 2023
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Creating value

Our markets

There are many macro trends and structural

forces affecting real estate including demographic,
economic, political, regulatory and environmental
changes. These trends continue to influence the
investment decisions that we make to shape our real

estate portfolio.

Macro trends

O Geopolitical &
economic

+/5%

in energy costs over two years

|

@ Interest rates &
borrowing costs

c.400bps

five year interest rate swaps

We continue to experience significant economic | After decades of very low interest rates, the

and geopolitical uncertainty across the globe.

The invasion of Ukraine last year impacted
supply chains and caused material commodity

This has been exacerbated by the tensions
in Taiwan and the impact of Chinas delayed
recpening following their zere Covid strategy.

These factors have contributed towards an
economic slow down across the world as
central banks aggressively increased interest
rates in response to soaring inflation. Whilst the
UK has avoided a recession, businesses and
consumers face uncertain times and are having
to deal with a number of headwinds.

What this
means for
LondonMetric

period of a ‘free carry in real estate is over.
Investors can no langer rely on borrowing
money at low rates to invest into property to

and energy price inflation, particularly in Eurcpe. | generate a positive arbitrage-

. Interest rates remain the yardstick by which
- allinvestmenits are assessed, and so the

_ material shift in monetary policy has had a
" profound impact on real estate valuations.

Whilst increases in rates has started to take
effect, inflation remains stubbornty high and is
unlikely to afford central banks much room to
loosen policy for the foreseeable future.

With five year swap rates still elevated at
¢.400bps, liquidity in property is set to remain
limited and borrowing costs likely to stay high.

In a pericd of uncertainty, we continue to
ensure that our ‘all weather' portfolio can
navigate a weaker economic backdrop and
deliver rental growth that can offset rising
borrowing costs. This means refining our
assets, recycling out of mature assets into
higher quality ones where we can add value
and benefit from demand/supply tension.

Global macro trends are favourable for
logistics warehousing as businesses
continue to rewire their operations and
build greater infrastructure resilience.

© Demographic
changes

- +f11%

| increase in retirees

f

| The UK population is expected to rise by 4%
to almost 70 million by 2040, with regional

differences expected and stronger growth likely
in London and the South East.

Similar to the rest of the western world,
however, the UK has an ageing population with
retirees projected to increase by 11% over the
next ten years. With a declining working age

' population, this will increase the dependency
ratio to ¢.25% by 2032.

1his has implications for property, including
increased demand for property that services
retirees, reduced demand for offices, labour
availability and costs, more efficient urban
infrastructure and retiree demand for real assets
which can deliver attractive income.

capability and sophistication. Therefore,
we will continue to align our portfolio to
those requirements.

At the same time, we are managing our
leverage position and exposure to floating
rate debt to ensure that we are in a strong
position to ride market volatility but also
take advantage of opportunities.

The right real estate can still offer excellent
inflation protection and incorne-led
returns, and we will continue to prioritise
strong and growing income.

LondonMetric Property Plc Annual Report and Accounts 2023
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Structural trends

O Technology
disrupting

26%

Online sales penetration

Technology continues to power change across
society in the way we work, live and shop. As we
emerged from the pandemic, it was clear that
technology has been a true enabler to allow
many to work from home and it has created

a trend that is unlikety to reverse. The scaling

up of technology to service the UK economy
frormn online platforms was truly amazing —
something that simply wouldnt have been
possible just ten years ago.

As a result, penetration and adoption of online
shopping continues its long term upward
trajectory, with online representing 26% of retail
sales compared te 19% pre-pandemic. This is
requiring greater logistics warehousing capacity.

What this
means for
LondonMetric

Conversely, much physical retail property

still faces significant challenges with reduced
demand and continuing over supply as the
consumer pivots further towards an omni-
channel shopping model. The shift in spending
has caused value destruction across large

. parts of retail real estate with falling rents,
failing tenants, rising obsolescence and muted

dermand. However, certain parts of discount
and convenience retail remain relevant
and attractive.

Offices have also been disrupted, with occupiers
materially reducing their office footprint and
demanding greater flexibility, which is creating
greater uncertainty for the sector.

QOur core allocation into logistics,
particularly urban logistics, is ensuring
that we benefit from long tem structural
shifts and capture elevated levels of
rental growth.

Historically, we have also consciously
allocated capital into grocery and
convenience long income that benefits
from the growing consurner preference for
smaller format grocery spend, convenience
over experience and essential spend

over discretionary.

[IMAGE REMOVED]

Deliverco at our Norbury warehouse

At our site in Norbury in London, we let

i awarehouse to Deliveroo in the year.
The unit will be used as a 'dark store to
meet Deliveroo's demand for rapid grocery
services in urban areas through its ‘Hopf
brand. |

Deliveroc launched Hop to compete with
rapid delivery grocery players such as

Getir and Gopuff. It offers its expertiseand ¢
technology to grocery partners to provide
rapid delivery of around 1,500 items
delivered "in a matter of minutes”. Its main
partners currently comprise Waitrose

and Morrisons.

We will continue ta align ourselves to

these sub-sectors and avoid those where
technology is disrupting and the outlook is |
uncertain. in addition, we will continue to

look for new growth sectors.
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Creating value

Our markets
continued

Structural trends (continued)
@ Supply/Demand tension

The continued migration to online shopping _2 4% Urban rent reviews

and services requires real estate infrastructure to
meet consumer demands. As online adoption
continues to grow and becorme further
embedded in every day life, expectations grow
for faster and more accurate delivery times
which is fuelling further demand for the right
urban logistics assets,

LondonMetric has seen
loss of industrial strong increases in urban
floorspace in London logistics rent reviews,

with reviews in 2023

delivering 21% uplifts.

2%

20%

17%

We continue to have a high conviction that evolving consumer l
hehaviour coupled with diminishing supply of suitable space |
means for for occupiers can produce a strong tailwind for certain asset
LondonMetric classes and deliver high rental growth. !

Competing land use from residential, student What this
and self storage is creating supply pressures
with scarce urban logjstics real estate often
commanding premium rental levels. Over the
last 20 years, London has lost 24% of its
industrial floorspace whilst Manchester and the
West Midlands have lost c20%.

It is why urban logistics rerains our conviction sector calland |
why we continue to focus on owning assets that are located in ‘
strong urban geographies. ‘

Loss of land to other uses is also having an
impact for retailers as they are increasingly
priced out of certain urban areas.

© Sustainability high priority

We are all more mindful of ourimpact on the 0 )

planet with the UK govermment and corporates ' 79 /0 [IMAGE REMOVED]
leading the way on Net Zero Carbon ambitions. | of our occupiers with
Ensuring real estate is fit for purpose with | Net Zero Carbon target
enduring occupier appeal increasingly requires  * ambitions

buildings to be more energy efficient and better .
adapted to climate change. Recent energy price
inflation is serving to accelerate the ambitions of
occupiers and landlords further to drive forward What this
the sustainability agenda.

As part of our drive to upgrade the quality of our assets and
progress our Net Zero Carbon ambition, we continue to i
means for invest in high quality buildings as well as progress energy |
In oLir recent occupier survey, of those that LondonMetric efficiency and clean energy initiatives in conjunction with our
responded, 79% have set or are considering Net occupiers. These include solar PV, LED lighting upgrades, roof
Zero Carbon targets, improvements and electric vehicle charging.

We see ourselves as strong stewards of underinvested
or poorer quality assets with the necessary expertise and
appetite to materially improve buildings and increase rents.

Furthermore. valuations and the investment
market are increasingly reflecting sustainability
ratings of buildings in their assessments.
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Our preferred sectors

Logistics

Occupational demand remains robust

The demand/supply tension in logistics
continues to generate strong tailwinds with
occupational demand holding up well and
supply remaining constrained.

According to CBRE, logistics take up for 2022
was 38 million sq ft, which is 33% above the ten
year average. For Q12023, demand remained
robust and in line with average take up over the
past five years at 6.6 million sq ft. Knight Frank
estimates that take up for 2023 will also be in
line with the five yearly average.

CBRE estimates that vacancy rates for logistics
as atend of Q12023 remained low at just 3%,
with little to suggest that this will rise materially.
In response to higher financing, rising build
costs and falling land values, new development
activity has fallen materially.

Long income

Long income real estate in demand

Long income assets with low operational
requirements have for a number of years been
mispriced by the real estate market.

These are well located assets, let on long
leases, to strong operators such as convenience
grocers, discounters, home, DIY, roadside

and auto-repair. These operators have

resilient business models that offer essential
goods, discount and value as well as omni-
channel optionality.

After strong rental growth in 2022, the sector
dynamics should guarantee that rents continue
to rise, with Knight Frank estimating 4% rental
growth in 2023.

Rents remain largely affordable and still
represent a small proportion of the overall
cost for occupiers given that other costs have
increased materially.

Urban logistics is seeing the strangest rental
growth due to a perfect condition of rising
demand and falling supply, accentuated

by strong competition from more valuable

! alternative land uses. Thisis particularly the case

around major conurbations, with the South East
continuing to experience high rental growth.

They have benefitted frorn the cost of
living crisis as shoppers have changed their

. behaviours, as evidenced by the 25% surge in
" sales over the last year for both Aldi and Lidl

Unsurprisingly, their strong characteristics
have now become appreciated by real estate
investors and we expect these assets to
perform well going forward.

[IMAGE REMCVED]

38m sq ft
Logistics take up in 2022
3%

Vacancy rate for logistics
as at the end of Q1 2023

| [IMAGE REMGVED]

+2 5% perannum

Increase in sales for Aldi and Lidl
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Creating value

Business model

Our purpose is to own and manage desirable real
estate that meets occupiers' demands, delivers
reliable, repetitive and growing income-led returns
over the long term. Our key stakeholders allow us to

achieve this growth and long term valuation creation.

Our key stakeholders
are critical to our success

We continue to benefit from our strong
team and their relationships. We work with
all of our stakeholders to deliver longer term
benetfits to our investors, occupiers, local
communities and contractors.

% Read more at page 63

Our local
communities

We recognise the importance of
supporting and properly engaging
with local communities. We work
closely with local authorities, residents
and businesses to ensure that our
activities consider and bring benefits
to lecal communities,

Our people

Our success is dependent on
ermploying a talented, motivated and
diverse team with strong property
and finance expertise.

Our contractors
and suppliers

Delivering developments and asset
rnanagement initiatives on time, on
budget and in adherence with cur
standards is a high pricrity. We select high
quality and robust contractors who have
a proven track record and we work in
collaboration with thern.

Our occupiers

We engage with occupiers across

all of our activities to provide real
estate sclutions that deliver mutually
beneficial outcomes adopting a
partner of choice mindset.

Qurinvestors

W value our good relationships
with investors and debt

providers to ensure we have

wide access to capital markets.
We also work closely with our
joint venture partners to futfil their
business objectives.
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the quality of our portfolio.

8.4%

ERV growth in the year

quality of our income and the
sustainability of our assets.

£7.8m

Additronal income per annum
from occupier transactions in
the year

Strategic report Governance Financial statements 29
Our purpose drives our income
growth and value creation
> > —
"
o — ;
. N
: "l |
+*
Yes
Own Manage Collaborate Generate
' Own desirable real estate ' Manage and Maximise our expertise Generate reliable, repetitive
Qwning the right asset in the enhance responsibly and relationships and growing income
right sector is increasingly We aim to deliver real Using our expertise to Incore and income growth is
critical to deliver future estate solutions that will . work closely with occupiers central to our business model.
outperformance. We have help occupiers businesses . and wider stakeholders to . Theincome from our assets is i
aligred our portfolio towards * thrive. Our focus on ESG and understand their needs passed to our sharcholders in |
the logistics and long income Responsible Business is helping ! results in high satisfaction the form of a well coveredand
sectors and continue ta upscale to grow and improve the " and occupancy levels. progressive dividend. ‘

99.1% £146.8m

Occupancy Net rentalincome

Generating value
and long term returns

+2.7%

Dividend growth in year, our eighth
consecutive year of progression

+32.5%  90%

Total accounting return over Percentage of portfolio with
three year period an EPC rating of A-C
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Creating value

Key performance

indicators

Own
D Align portfolio to macro

trends that are structurally
supported

2) Focusonlong-let property with
strong occupier contentment
and rental growth prospects

Objective

KPI

Performance

Remuneration

2023/4
ambition

1-101 102-174 175-232
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We track eight key performance indicators (‘KPIs’) to monitor
the performance of the business, which includes our share of joint
ventures. The KPIs are also used to determine how Executive
Directors and senior management are evaluated and remunerated.
Manage Collaborate Generate ) Full details of our strategic
. 7 _ priorities are set out on page 14
(}\4 Enhanice asset value and 5 1 Partner of choice mindset 7?_“- Generate refiable,
. cash flow . g ' Use the team's expertise to repetitive and growing
(4 Improve quality make informed decisians . ncome
and sustainability 8 Deliver strong cash flows
of our assets and attractive total returns
Deliver long term Maximise long term Maximise property
shareholder retums total accounting retum portfolio returns
e . LT
‘-ll \\-ll 3 \”0 “.‘ u
Tatal shareholder return in the year (%) Total accounting return (%) Total property return {%)
EEll - El— ¢ 2021 ¥

Total Shareholder Return (TSR'), being the
share pnce movement together with the
dividend, in the ten years post merger was
165%, over four times that of the FTSE 350
Real Estate Super Sector index mavemenit of
36%. 12 menth TSR delivered -33.1%.

! Under the Remuneration Policy 37.5%
of LTIP awards are subject to TSR growth

compared with the FTSE 350 Real Estate
Super Sector excluding agencies and
operators.

The TSR component of the 2019 LTIP award
vested in full in the year and 99.8% of the
TSR component of the 2020 LTIP award s
expected to vest.

The three year TSR for the 2020 LTIP was
1.7% compared to the FTSE 350 Real
Estate Super Sector excluding agencies
and operators of -4.9%.

Three year TSR performance to be in the
upper quartile of the FTSE 350 Real Estate
Super Sector, excluding agencies and
aperators.

Total Accounting Return ('TAR') of EPRA net
tangible assets per share movement together
with dividend paid in the year.

12 month TAR delivered a return of -20.2%.

The full calculation can be found in
Supplermentary note wiii.

Under the Remuneration Policy 37.5%
of LTIP awards are subject to TAR growth
compared with the FTSE 350 Real Estate
Super Sector excluding agencies and
operators.

The TAR component of the 2019 LTIP
award vested in full in the year and the
TAR component of the 2020 LTIP award is
expected to vest in full

The three year TAR for the 2020 LTIP
was 32.53% compared to the FTSE 350
Real Estate Sector excluding agencies
and operators of 0.6%.

Three year total accounting return to be in the |
I

upper quartile of FTSE 350 Real Estate Super ,

! Sector, excluding agencies and operators. i

Unlevered Total Property Return (TPR'),
including capital and income retum, of the
portfalio as caiculated by MSCI.

12 months TPR delivered a return of
-12.0% compared to the MSCI All Property
benchmark of -12.6%.

35% of this year's annual bonus award is
subject to TPR outperforming the MSCI
benchrmark.

This year TPR outperformed the benchmark
delivering a 50% bonus payout.

The three year TPR delivered a retumn of
8.5% compared to the MSCI All Property
benchmark of 1.9%.

Under the new Rermuneration Policy
proposals for future years, 30% of the annual
bonus is subject to TPR outperforming the
MSCI benchrmark.

One year TPR outperformance against MSCI
benchrmark.
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Financial performance
indicators

We monitor other financial
performance indicators in
respect of LTV, debt maturity
and cost of borrowing.

® Read more in
Financial review
page 46

Deliver sustainable
growth in EPRA

eamings

EPRA vacancy {%)

EPRA earnings per share from
operational activities have
grown by 2.9% over the last
12 months.

In the ten years post merger,
EPRA earnings per share has
grown by 165% from 39p to
10.33p per share.

35% of this year's annual
banus award is subject to an
EPRAEPS growth target. This
year EPRA EPS outperformed
its growth target securing a full
bonus payout. Under the new
Remuneration Policy, 30% of
the annual banus is subject to
growth in EPRA EPS.

25% of LTIP awards vest after
three years subject to an EPRA
EPS growth target. 83% of the
2019 LTIP award vested in the
year and 39% of the EPRA
EPS component of the 2020
LTIP award is expected to vest.

Deliver and sustain EPRA
earnings per share growth
and dividend progression.

Risk management

The achievement ot our
eight KPIs is influenced
by the identification

and management of nisks
which might otherwise
prevent the attainment
of our strategic priorities.
The relationship between
our prindpal risks,
strategic priorties and
KPIs isreviewed i the Risk
Hidnagernent section.

& Read more in Risk
management and internal
controls page 82

Drive like for like
income growth

. | g

Like for like incame growth (%)

CENE
X
EINE

5.0
54

31

The movement in the
contracted rental incorme

on properties owned through
the period increased by 5.0%.

Additional incorme of £7.8
million was generated from
asset management activity
following lettings, regears
and rent reviews,

Farms part of EPRA earnings
per share, which as noted
above, is a key finandial
performance measure for the
Company’s variable incentive
arrangements.

Deliver like for like
incorme growth,

i
|
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Remuneration

The table on page 157 shows
how our KPIs are reflected
in and therefore aligned

te remuneration and
incentive arrangements.

@ Read morein
Remuneration Committee
teport page 139

Maintain a higher than
market benchmark
WAULT

WAULT (years)

2023 —1.9

2022 ns

"4

Weighted average unexpired
lease term across the
investment partfolio of 11.9
years as at 31 March 2023

Linked to individual persenal
objectives, representing 30%
of this year's annual bonus
performance conditions.

¢ Under the new Remuneration
I Policy, 30% of the annual

bonus is subject to Strategic

| objectves.

Maintain high weighted
average unexpired lease
terrmn targeting ~10 years.

i
|
|
!
:
|
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ESG and Sustainability

Our Responsible Business
and ESG review on page 54
sets out our performance
over the year including
information on our Net
Zero Carbon ambitions,
green financing, EPC
ratings, BREEAM rating

on our portfolic and
developments and carbon
reduction performance.

@ Read more in Responsible
Business and ESG review
page 54

Maintain strong
occupier contentment

13

Occupancy rate of investrnent
portfolio at 31 March 2023
was 99.1%, maintaining

our vacancy at 0.9%.

Linked to individual personal
objectives, representing 30%
of this year's annual bonus
performance conditions.

Under the new Remuneration
Policy, 30% of the annual
bonus is subject to Strategic
objectives.

Maintain high occupancy
across the investment
portfolio, targeting in excess
of 95%.

175-232
Financial staternents

3

ESG Key performance
indicator

This year we have introduced

e Read more in Responsible
Business and ESG review
page 5%

EPC rating

'O]|’.‘

EPC rating {%)
0%

74%

The proportion of our portfolio
with an EPC rating of A to C.
As at 31 March 2023, this was
90%.

Under the new Remuneration
Policy, 10% of the annual
borus s subject to E5G
ohjectives.

Maintain the proportion of our
portfolio with an EPC rating of
Ato C above 90%.
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A review of our performance

We invest in real estate that
Pro e rt can deliver reliable, repetitive and
growing income returns. Our actions
n aim to continuously improve the

reVIeW portfolio’s quality, sustainability
and income longevity.

Portfolio activity

‘ ‘ Highlights

We continue to focus on 999,

strengthening our portfolio  cupuneg

metrics and are signing

long leases and delivering 12 years
[IMAGE REMOVED)] attractive rental growth, AT

allowing us to grow like

for like income by 5.0%.

Mark Stirling
Asset Director

Investment activity

‘ ‘ Highlights

The property market has £273m
seen significant repricing sposls

during the year and our

activity has focused on 4.7%
disposals of mature assets. [IMAGE REMOVED] Net Inifial Yield on disposals

Valentine Beresford
Investment Director
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Investment activity continues to |
improve the portfolio’s quality

During the year, we were significant net
disposers of assets, with sales totalling

£285.8 million (Group share: £272.5 million) and
reflecting a NIY of 4.7% and with a WAULT of
seven years.

Over 70% of sales related to mature logistics
assets and primarily consisted of a DHL
warehouse in Reading and several multi-let
industrial assets in Birmingham. The balance
comprised a number of long income assets,
primarily low yielding grocery and roadside
properties, and a 61,000 sq ft retail park in
Tonbridge which we sold for £22.0 million at a
NIY of 5.2%. Overall, the sales delivered a 45%
profit on cost.

Acquisitions in the year totalled £139.4 million
{Group share: £120.4 million) and were
transacted with a WAULT of 14 years and at

a NIY of 4.5%, which is expected to rise to
5.0% over the next five years from anticipated
incorme growth. These purchases were largely
focused on urban logjstics assets, several
grocery/roadside properties and a retail park

in Londan.

Reflecting our focus on income growth and
strong geographies. 78% of the income
acquired was subject to contractual rental uplifts
and 9% of the assets are in London and the
South East.

The retail park acquisition on Old Kent Road,
South East London, marked our first purchase

in this sector for a number of years. Acquired for
£38.0 million {Group share: £19.0 milliony), it
reflected a NIY of 5.2%, which is expected to
increase to ¢.7.0% after further management.
The assetis let to B&Q, Pets at Home and

I
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Aligned to structurally supported
sectors and strong geographies

Qur distribution portfolio is valued at

* £2185 million, representing 73.1% of the total

pertfolio, with urban logistics rernaining our
largest sector exposure at 43.1% of the portfolio.

Cur long income weighting increased slightly

. 10 23.8% of the portfolio, up from 22.5%

102-174
Governance
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£3.0bn

: portfolio’

previously, with gracery and roadside our largest

weighting within this sector.
The remaining 3.1% of the portfolio is split

" between five offices and four retail parks.

Our focus on owning assets in strong
geographies, particularly arcund major urban
conurhations, is demonstrated by the portfolids
London and South East weighting of 48.2%,
with the Midlands accounting for a further
29.4%.

1
2
3
! 4 LongIncome
5
6

[CHART REMOVED]

Urban logistics

| 43.1%

Urban Logistics
Regional Distribution
Mega Distribution

Retail Parks
Offices & Residential

1 Including developments, based on value

[CHART REMOVED]

Halfords and, simultanecus with the acquisition, . .

we materially extended the WAULT to
13.5 years and increased the rent by 54%.

This demonstrates the occupiers' need to retain
representation in urban locations where retail 1

space is being lost to alternative uses. The site
has planning consent for 1,100 new flats.

Post year end, we have sold a further

£21.6 mitlion of assets, with a WAULT of six i

years at a 2% premium to book value.

£120m

Acquisitions

£273m

Disposals

N ——— —_—

A full reconciliation between transactions exchanged and completed in the year is set out in

Supplermentary note xix.

33

43.1%
19.6%
10.4%
23.8%
23%
0.8%
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Areview of our performance

Property review
continued

Our portfolio metrics continue -
to reflect our focus on income quality Asset management activity L. . -
and growth During the year, we undertook 167 occupier initiatives adding £7.8 million
The portfoliocs WAULT has remained flat over per annum of rent and delivering like for like income growth of 5.0%.

the period at 12 years, continuing to provide
good income security with only 9.4% of income
expiring within three years.

Leasing activity consisted of 68 new leases and regears, mostly on our urban logistics assets,
delivering £5.1 million of increased rent with a WAULT of ten years. Rents achieved on regears
were on average 21% higher than previous passing rent.

Occupancy remains high at 99.1% and our
gross to net income ratio of 98.9% continues
to reflect the portfolics very low property costs
and minimat operational requirements. + Contractual rental uplifts, where 71 fixed and index linked reviews were settled, delivered
£1.7 million of increased rent at an average of 16% above previous passing on a five yearly
equivalent basis; and

Rent reviews settled in the year totalled 99 and added £2.7 million of rent at an average of 16%
above previous passing on a five yearly equivalent basis:

Contractual rental uplifts apply to 63% of
our income, which provides high certainty
of income growth:

- Open market rent reviews, where 28 reviews were settled, delivered £1.0 million of
increased rent at an average of 16% above previous passing, Open market reviews on urban

« 50% s index tinked: 30% is RP| linked, i i bstantial i d ettled at 22% ab assin
whilst 20% is CPF or CPIH linked: and ‘ logistics continued to see substantial increases and were s o above passing. )
* 13%is subject to fixed uplifts, with 2 ' Strong rental growth helped to partly counterbalance yield expansion

weighted average uplift of 2% per annum. | .
The portfolio saw a total property retum of -12.0% over the year with a capital retum of -15.7%.
Ourindex linked rent reviews have a range of

collars and caps which are typically between
1% to 4% over a five year period:

" Whilst ERV growth on the portfolio over the year was 8.4%, this was outweighed by a like for like

I valuation yield expansion of 107bps. The investment portfoliod’s EPRA topped up net initial yield

| increased to 4.6% and the equivalent yield increased to 5.4%.

+ For RPIlinked reviews, at 28% inflation over
a five year period {equivalent te 5% p.a.),
75% of inflation is captured; and

, The tatal property return for distribution was -14.7%, ranging frorn -23.6% for mega logistics to
-11.6% for urban logistics. Long income was highly resilient with a total property return of -3.8%,

[ ) ) . , A
fle t to grocery and roadside assets which delivered a -3.1% return.
- For CPllinked reviews, at 22% inflation over retiecting our allgnmen CE 4 °

a five year period {equivalent to 4% p.a.), i —_—— = - ;
B86% of inflation i5 captured. ' Cumulative Property Return (Rebased, 2018=100) .

These reviews are mostly five yearly rather than

annually compounded meaning that higher .
inflationin a particular year is often offset with

a lower rate of inflation in another to result in a

blended average rate over the five year period

that is nearer to being within the cap [CHART REMOVED]
and collar provisions.

The rermaining 37% of our income that does

not benefit from contractual uplifts is subject

to market rents and relates mainly to our urban
logistics portfolio where we are capturing |
average rental growth of 4-5% per annum. ' Based onannual TPR figures fram MSCI.
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We continue to have a strong fucus
on income diversification and
occupier credit

Our investment and asset management
actions over a number of years have increased
the resilience of our portfolio by investing in
structurally supported sectors and improving
our income diversification, granularity

and security.

We have a diverse occupier base by type
of activity:

- Business Services & Trade accounts for
38% of income, spread across a broad
range of sectors;

» Retail Logistics accounts for 24%;

Third Party & Parcel Logistics accounts
for 12%;

+ Grocery & Roadside accounts for 10%;

+ Electrical, Home & Discount Stores
account for 10%; and

- Leisure and other sectors account for 6%.

Our top ten occupiers account for 28% of
contracted income which is down from 51%
in 2019 and 36%in 2021.

Contracted rent increased over the year
from £143.3 million to £145.2 million.

Our latest occupier survey again
demonstrated strong contentment

Our annual occupier survey was camied out in
March 2023 and we continue to receive very
good feedback.

Occupiers representing 88% af our income
were contacted and responses were received
from 71 occupiers representing 46% of

our income.

We scored an average of 8.7 out of 10.0 for
whether occupiers would recommend us as a
landlord, which is up fromn 8.5 in the previous
year. For our top ten cccupiers, this score was
higher at 9.2, which is also up from the 9.1
score in the previous year.

Encouragingly, wider sentiment from our
occupiers was upbeat, with 35% saying that
they are looking to increase their UK property
footprint. A further 58% said that they expect
their footprint to stay the same, whilst those
looking to reduce space was only 7%.

L]
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Occupier base by type of occupier (% of income)

1 Business Services & Trade

102-174 175-232
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[GRAPHIC REMOVED]

Manufacturing & Packaging
Building, Trade & DY

Food, Healthcare & Chemicals
Aerospace, Auta & Transport
TMT

Education

2 Retail Logjstics

Online & Omni Retail
Store only Retail

Top ten occupiers (% of income)

[GRAPHIC REMOVED]

B% 3 Third Party & Parcel Logistics 12%
1% .
7% 4 Grocery & Roadside 0%
7% Grocery 6%
6% Roadside 4%
5% Electrical, Home & Discount 10%
% Electrical & Horme 7%
24% Essential/Discount 3%
0% Leisure & Other 6%
4% Leisure 3%
Other 3%
- Income from

top ten occupiers

8%

2021:36%
2019:51%
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Areview of our performance

Property review
continued

' We continue to improve our
I ESG focus, particularly on
| environmental matters

| We recognise the importance of a
comprehensive ESG focus. This inctudes

! minimising the environmental impact of

| our business, maxirnising energy efficiency

| of ourassets and improving the resilience

‘ of our portfolio to climate change.

. Aspart of our drive to upgrade the

' quality of our assets and progress cur

1 Net Zero Carbon ambition, we continue

. toinvest in high quality buildings as welt
as progress energy efficiency and clean
energy initiatives in conjunction with our
occupiers. These include solar PV, LED
lighting upgrades, roof improvernents
and electric vehicle charging,

We see ourselves as strong stewards

of underinvested or poorer quality assets
with the necessary expertise and appetite
to materially improve our buildings.

Following on fram the prior year's climate-
related risk assessment, in which we
identified our key physical and transition
risks over the short, medium and long term,
we have continued to review our approach
to climate resilience and how we can better
understand the climate related risks on

our portfolio.

Over the year, we maintained our Green Star

status in the Global Reat Estate Sustainability
Benchmark ( GRESB') survey and

also achieved:

- An‘A'rating by MSCI;

+ A Gold Award by EPRA sBPR; and

- Continued inclusion in the
FTSE4Good Index.

I
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Our Net Zero Carbon (‘NZC")
framework

We have set three specific NZC ambitions,

as part of our longer term target of becoming
NZC, and continue to work towards
progressing all three targets:

~

Operations will be NZC by end 2023 "1

Operationally, we continue to make good
progress and have achieved a 92% reduction
in our absolute landlord energy consumption
since 2015. In the year, consumption fell by
10% to 752 MWh with a like for like reduction
of 3%.

We continue to reduce our own emissions
where possible and ensure that our energy
supplies are from renewable sources, aligned to
industry procurement best practice. From the
end of 2023, we have committed ta offset

any residual carbon to ensure our operations
are NZC.

2 : Developments will be NZC by 2030

We will continue to reduce emissions from
development activity and new developments
will be NZC by 2030.

Whilst our development activity has reduced
materially, we continue to tocus on building
highly efficient buildings. 97% of our completed
developments in the year, totalling 0.7 million
sq ft, were certified BREEAM Very Good and we
have added a further 125,000 sq ft of BREEAM
Very Good asset post year end.

As part of our efforts to reduce carbon on
developments, we continue to challenge our
supply chains to minimise waste, select low
carbon materials and improve biodiversity.
We monitor embodied carbon on our main
developments and put in place on site carbon
reduction measures and amend material
specification where passible.

We have introduced shadow carbon pricing on
select direct flagship developments such that
carbon is either offset or an equivalent value

is reinvested into green initiatives.
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3+ Buildings will be NZC by 2035

We will assist occupiers to help them meet their
NZC targets and, from 2035, we will offset any
of their residual carbon.

We see the potential to upgrade the quality
of our urban assets through relatively
straightforward initiatives which can materially
improve energy efficiency, value, incorme and
occupier appeal, particularly as we continue
to focus on providing fit for purpose and NZC
ready buildings.

Our activity in the year has further impraved
the proportion of our assets with an EPC

© 'A=C rating from 85% to 90%. In the year, we

undertock a substantial number of EPC reviews
along with ¢.30 more in-depth energy reviews.

As part of progressing our NZC targets, we
continue to focus on understanding how

we can ensure that our buildings are able

to achieve NZC and undertook further NZC
assessments on several assets. In addition, as
part of understanding the NZC challenge and
measuring emissions from our occupiers, we
increased occupier energy data coverage from

' 59% fast year to 68% in 2023.

" We continue to engage with occupiers on

adding further solar installations to our portfolio.

. In the year, five solar PV installations were

added to the portfolio, taking our total solar PV
capacity to 3.6 MWp. A number of discussions
are ongoing, and there is the potential to add
4.5 MWp of additional solar PVs over the next
12-18 months based on current activity and

i occupier discussions.

* In addition, whilst BREEAM ‘in construction’
. certification is not a specific target for us, we
have increased the proportion of our assets built

to a BREEAM Very Good or Excellent standard
from 26% at the start of the year to 31%.

Over the next financial year, we will progress
our pathway to NZC.

o Further reporting on ESG is provided
on pages 54 1o 81
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Distribution

Our warehouses provide critical infrastructure to our occupiers and
continue to benefit from highly attractive supply/demand dynamics.

Overview

Our distribution assets are spread across the
urban, regional and mega sub-sectors.

ncluding developtments, the value of these
assets was £2,185 million, accounting for 73.1%
of our portfolio. The WAULT on these assets

is 12 years and occupancy is high at 98.9%,
with our mega and regional assets fully ler.
Our urban logistics occupancy increased over
the year from 96.9% to 98.1% and remaining
vacancies relate mainly to assets where we are
undertaking improvernent works,

Urban logistics has been our strongest
canwiction call for several years and our

urban logistics portfolio is now valued at
£1,288 million, located across 125 locations and
accounting for 59% of our distribution assets.

Our distribution assets delivered a total property
return over the year of ~14.7%, with urban and
regional at -11.6% and -17.0% respectively,
whilst mega was -23.6%.

Over the year, we saw an outward yield
expansion of 127 bps across our logistics
portfolio. However, our actions and strong
market rental growth, as reflected in the
portfolio’s ERV growth of 11.2%, helped to
mitigate ¢.40% of the outward yield shift,
resulting in an overall fall in the capital value
of 18.2%.

: Strong rental growth potential

: The portfolio continues to experience strong

- In urban logistics, rental growth remains the

rental growth and there is material rental growth
potential embedded.

strongest, driven by severely restricted supply
and strong and broadening occupier demand.

* Whilst the WAULT on our urban assets of nine

years is lower than for mega or regional, these
assets benefit from significant rental reversion,
with average ERVs 25% above average rents.

. Furthermore, with 58% of our urban portfolic

located in London and the South Eastand a
further 28% in the Midlands, we expect these
locations to experience further ERV growth.

Our regional assets also have high reversionary
potential with ERVs 24% above average passing
rents and, over the next two years, 43% of our
regional rental income totalling £11.8 million

is subject to rent reviews, all of which are
contractual uplifts.

Across our distribution assets, based on just
rent reviews that are due to be settled over

the next two years, we expect to capture an
additional £9.2 million of annualised contracted
rent, which represents an uplift of 20% against
previous passing and a 10% growth in total
distribution rent. :
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Selective investment activity

We recognised that, following material yield
compression in the prior year, the market was
pricing assets at levels that were unjustifiable
and decided that we would take advantage
of the strong market to sell down some more

i mature assets. Post the summer, however, it

became evident that the investment market
was re-pricing rapidly and this materially
impacted liquidity.

- However, over the year, we were able to

transact on £1911 million of distribution sales,
reflecting a NIY of 4.7% and sold witha
WAULT of 4.3 years.

Unsurprisingly, our distribution acquisitions were
lirnited in the year. All of our acquisitions were
urban logistics assets and totalled £66.5 million,

. acquired with a WAULT of 13.7 years and a NIY

of 4.3%, which is expected to rise to 4.9% after

* five years from expected income growth.
- Post year end, we sold a 142,000 sq ft DHL

warehouse in Solihuil for £20.5 million,
reflecting a NIY of 4.2% and a 2% premium to
book value.

1 2 3 I
Asat31March2023 Urban ‘ Regional Mega |
- U;to 7 100.60(;& o “In excess of7 i I [CHART REMOVED]
Typical warehouse size 100,000 sq ft 500,000 sq ft 500000sqft I
Vale a £2876m  E5861m E3N5mM Urban logistics
WAULT ) - - B7yrs - E?p yri - 16;'#; . 59%
Average rent (psf) . - _ _ E830 £6.80 £590
ERV(psf) £10.40 ~ £850 £770
ToppedupNIY S 43% 4.4% 4.3% . .
Contractual uplifts _ . 41% 8787%77 100% 1 Urban Logistics 59%
TTotal-pruperty retum in 2023 - -1§”A; S 17.0% B —;3.6% 2 Regwonal Distribution 27%
3 Mega Distribution 14%

1 Including developments

1 Including developments, by value
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Disposals

15 assets

£191m

Value

4 years

WAULT

DHL, Reading disposal
In May 2022, LondonMetric agreed on the
sale of 2 229,000 sq ft regionat warehouse

" in Reading for £61 million, reflecting a NiY
. of 3.5% and with a WAULT of three years.

. The property had been acquired in 2015

with ten years on the lease for £29.1 million,

 reflecting a NIY of 5.7%.

Since acquisition, LondonMetric has setiled
the 2020 open market rent review at 28%
abaove previous passing.

The sale was 20% above book value and
crystallised an ungeared IRR of 15%.

445,000 sq ft of multi-let urban
warehousing in Birmingham across three
properties comprising 145 units seld for
£46.C million. The properties have a WAULT
of three years to first break and had been
acquired as part of the Mucklow acquisition
in 2019. They have delivered an ungeared
IRR of 19% over the hold period

235,000 sq ft of multi-let urban
warehousing across three locations in
Birmingham, comprising 53 units, sold for
£21.6 million. The properties have a WAULT
of three years and had been acquired as
part of the Mucklow acquisition in 2019.
They have delivered an ungeared IRR

of 20% over the hold period

229,000 sq ft regional warehouse let

to DHL for a further three years, sold for
£60.6 million. The property had been
acquired in 2015 and has delivered an
ungeared IRR of 15% over the hold pericd

[IMAGE REMOVED]

' 198,000 sq ft of urban warehousing

in Coventry, Redfern, Warrington and
Birmingham sold for £25.5 million.
The properties had a WAULT of four
years and have delivered an ungeared

. IRR of 10% over the hold periads

| 132,000 sq ft of urban warehousing
* in Speke sold for £15.3 million and let to

GEFCQ far nine years with a break opticn
in four years. The property had been
acquired in 2017 and has delivered an

" ungeared IRR of 13% over the hold peried

90,000 sq ft of urban warehousing in
Coventry sold for £9.3 million and let to
DHL for a further nine years and is held on

. along leasehold interest. The property had

been acquired in 2017 and has delivered an
ungeared IRR of 12% aver the hold period

53,000 sq ft of urban warehousing in
Salford, sold for £6.6 million and let to
Restore Scan for a further seven years

30,000 sq ft of urban warehousing in
Digbeth, Birmingharm, sold for £6.2 million
and let at a hold over rent

£6Im

Disposal price

3.5%

Disposal yield
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Acquisitions

03msqft

- 1 assets

£6/m

Value

14 years

WAULT

63%

London & South East

Acquisitions by type

[CHART REMOVED]

1 Development

36%

2 Refurbishment

30%

3 Investment

34%

125,000 sq ft forward funding development °

in Leicester acquired for £19.6 million.
The development is fully pre-let to EM
Pharma on a new 15 year lease

49,000 sq ft in Newhaven acquired for
£6.1million, let to an LED lighting company
with a WAULT of seven years

33,000 sq ftin Ipswich acquired for
£5.3 million, let to Jewson with a WAULT
of ten years

29,000 sq ftin Canvey Island acquired
for £5.4 million, let to a hygiene supplies
company on a new 15 year lease

24,000 sq ft in Dulwich acquired for

£5.0 million, partly let to a coffee distributor
with a WAULT of nine years and where we
have let the remainder to Jacuna, a dark
kitchen operator, subject to planning

16,000 sq ftin Cranleigh acquired for
£6.2 million, let to Jewson with a WAULT
of ten years

12,000 sq ft acquired in Kings Langley

for £4.1 million where refurbishment works
were undertaken upon vacant possession
and the building was subsequently let

on a 15 year lease

11,000 sq ft urban warehouse in Stratford
acquired for £6.0 million with vacant
possession and subsequently let on a 11 year
lease to a roastery and coffee house

11,000 sq ft urban warehouse
redevelopment in Colliers Wood acquired
for £4.1 million

11,000 sq ft of urban warehousing acquired
in Hackney across two sites for £4.7 million.
One site is let to Jacuna and the other is
undergoing refurbishment

[IMAGE REMOVED]

The 125,000 sq ft pre-let development was acquired
in April 2022 from a local developer. The property is

£196m

situated on an eight acre site north of Leicester city

centre and comprising two units of 90,000 sq ft and

acquisition in Leicester

35,000 sq ft. The buildings are BREEAM Very Good
and EPC A rated, let to EM Pharma on a 15 year lease

with five yearly RPI reviews (2-4%).
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Lettings and regears

57 distribution lettings and regears in the
year were sighed on 1.1 million sq ft, adding
£4.0 million per annum of income, with a
WAULT of ten years. Regears contributed
£1.3 million of additional rent, representing an
uplift of 26% against previous passing.

The largest lettings and regears comprised:

- 290,000 sq ft regional logistics regear
with M&S in Sheffield, where the WAULT
was extended to ten years and the rent
increased by £0.8 million, a 50% uplift;

« 90,000 sq ft urban logistics regear with
DHL in Coventry, where the WAULT
increased to ten years;

- 62,000 sq ft urban logistics letting to Skate
Hut at Amber Way in Birmingham with a
WAULT of 15 years;

« 55,000 sg ft urban logistics letting to Air
Link Systerns in Birmingham with a WAULT
of ten years;

- 46,000 sq ft urban logistics regear with
International Logistics Group in Crawley
where the WAULT was extended to five
years and the rent increased by £0.2 million,
a 35% uplift;

« 50,000 sq ft of urban logjstics lettings
across four recently acquired and now fully
let assets in London comprising Tottenham,
Stratford. Kings Langtey and Norbury with a
WAULT of 11 years:

35,000 sq ft urban logjstics letting to EM
Pharma in Leicester with a WAULT of 15 years;

+ 35,000 sq ft urban logistics regear with City
Plumbing in Birmingham where the WAULT
was extended to ten years and the rent
increased by £0.1million, a 36% uplift;

+ 30,000 sq ft of lettings and regears in Oldbury
with occupiers including Toolstation and City
Plumbing with a WAULT of eight years; and

+ 26,000 sq ft urban logistics letting of a
vacant unit in Crawley with a WAULT of ten
years, adding £0.3 million of rent, 2 19%
uplift against the previous passing rent.

Rent reviews

Distribution rent reviews in the year were
settled across 3.3 million sq ft, adding
£1.7 million per annum of income at 16%
above previous passing rent, on a five
yearly equivalent basis.

27 urban reviews were settled at 21% above
passing rent on a five yearly equivalent basis,
rmost of which were upen market reviews.

One fixed mega review was settled at 8%
above passing rent on a five yearly equivalent
basis. Four index-linked regionat reviews were
settled at 17% above previous passing on a
five yearly equivalent basis.

+£5.7/m

| Additional rent on distribution deals

+21%

Increase in rent on urban logistics reviews

[IMAGE REMOVED]

I Atour 62,000 sg ft urban logistics warehouse
in Birmingham, we let the unit to Skate Hut

' with a WAULT of 15 years. Skate Hut, a family
run ecommerce business focused on action

" sports, had seen significant grawth in their
business and we facilitated the move from
several smaller units of ours into this larger
unit that allowed them to consclidate and
add a retail outlet at the location. Skate Hut
will use the building as their headquarters.

Environmental and building considerations:

+ New internal and external LED lighting

- Office and warehouse refurbishment

- EV charging

+ EPCimproved from an 'E'rating to 'B'
with potential to imprave further with
the removal of gas and adding solar PVs

- Recycled/repurposed office furiture
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Distribution asset management — London

Four London refurbishment/asset maragement initiatives were
undertaken during the year. and a further four are planned

[IMAGE REMOVED]

o Kings Langley

In the year, we acquired a
12,000 sq ft urban warehouse
with vacant possession, which
we upgraded and improved to
an EPC ‘B’ through the removal
of gas, installation of LED lighting
as well as new electric heaters
and an electric boiler. Further
works were identified that could
improve the rating to an EPC
A+ Net Zero. The building was
let ona 15 year lease at a rent
25% ahead of our acquisition
underwrite.

[IMAGE REMOVED]

[IMAGE REMOVED]

o Tottenham
Atour 22,000 sq ft urban
warehouse, we reconfigured the
unit to create an open warehouse,
upgraded the roof, added LED
lighting and rooflights, installed a
new heating and cooling system
and rermoved the gas. EV charging
was also installed. The building's
EPC improved to a ‘B with the
potential to achieve ‘A with solar
PVs. It was let to an international
fine art business for a nine year
term at a rent 20% ahead of

our acquisition underwrite.

[IMAGE REMOVED]

© stratford

In the year, we acquired an

1,000 sq ft urban warehouse in
Stratford with vacant possession and
the intention to refurbish the unit.

Following acquisition, we let

the unit on a 11 year lease to

Gentlermen Baristas, a roastery

and coffee house for a new state

of the art roastery facility. As part

of the letting, the occupier has

undertaken certain identified works

toimprove the EPC from an 'E to
a'Brating,

Current opportunities:o Colliers Wood o Stockwell o Hackney o Dulwich

+£12m

Rental uplift from four lettings

Myears

WAULT

[IMAGE REMOVED]

o Norbury !
In the year, we let the final

unit at our 20,000 sq ft urban
logistics scherne to Deliverco.
The property is tet for a further
13 years at an average rent of
£26 psf, with other occupiers
comprising Jacuna and Screwfix.
The building has undergone a
comprehensive refurbishment
and upgrade, which increased
the EPCs from 'D/E to

"BAC with further potential

for improvements.

ee More page
©s page 25
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Our [ong income assets are typically | The vatug .of ourlong income assets decreased from Long Income portfolio breakdown'
sileerantasstswihow | Sty o
operational requirements that are . 100% let to strong occupiers with a WAULT of ‘ |
" . i \ [CHART REMOVED] !
benefltlng from the Changes inthe ! 131years, average rents of £16.20 psf and a topped :
way people live and Sth | up NIY of 5.4% with 69% of income subject to \ |
: | contractual rental uplifts. Nearly half of the assets Long income? |
They are insulated from structural are located in London & South East. ‘ £713m |
dislocation, continue to offer long | Long income delivered a total property return ‘ X
. i - i |
leases and are predominantly focused | ©f -38% with FRV growth of 0.7% offset by \
on grocery, wholesale, roadsid | 2 58bps equivalent yield outward movement, [ [
g. I’Y, ' = ) € with our largest long incormne sub-sector, Grocery
services, discount and essential i and Roadside, delivering -31%. - - - —d
retail, trade and DIY. | 1 Grocery & Roadside 2%
2 NNN Retail 3%
P L 4,4 3_TadeDIY&Other 16%
1 \ i
| G e ! NNN Trade. | 4 Leisure 0%
: rocery rade,
As at 31 March 2023 | _ Roadside’ Remil L DIYEOther:  Lebsure® | |ncluding developments. based on value
Value' B _ £2950m £2272m  £1170m _ £737m
wAuLr o MTyrs 97ys  BOyrs VOyrs
Averagerent(psf) E19.50 £1880  £840 £2020
Topped up NIY - 48% 6.1% A% 66%
Contractual uplifts o B8% 38% 3% 93%
Total property retum in 2023 -3.1% -3.7% -8.6% 0.2%
1 Including developrments
2 Lersure primanly consists of five out of town cinemas let to Odeon
[IMAGE REMQVED] [IMAGE REMOVED] [IMAGE REMOVED]

Grocery & Roadside

Comprises grocery-led canvenience stores,
convenience stores with attached petrol filling
staticns, drive-thru coffee cutlets and automated
carwashes. Assets are typically located in high
density urban areas.

Key occupiers
+ Aldi

- BP

+ Co-op

EG Group
Lidl
McDonalds

+ Waitrose

= Costco

NNN Retail

These are primarily single or cluster assets let
to discount, essential, electrical and home retail
occupiers. A significant proportion of assets

are located in London and the South East, with
the largest located in New Malden, London.
These assets benefit from very high alternative
use values

Key occupiers

- B&M

- Currys
DFS

- Dunelm

Halfords
Home Bargains
Pets at Home

The Range

Trade, DIY & Other

A siganificant proportion of this segment
consists of assets that are trade/DIY focused
with particular investrments over recent years
into autocentres and trade units located in the
South East.

Key occupiers
+ Howdens Safestore
- Jewson Selco
« Kwik Fit

MKM

Topps Tiles
Wickes
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Acquisitions

£35m

7 assets

15 years

WAULT

83%

Contractual uplifts

£34.9 million of long income assets were purchased

with a WALILT of 15 years and at a NIY of 4.3%.

The purchases were mainly in the first half of the
year and the majority were grocery and roadside
assets with c.70% in London and the South East
and 83% have contractual uplifts.

Rental uplifts are expected to increase the
acguisition yield to nearly 5.0% over five years.

" They comprised:
" . AF£16.0 million asset let to Booker in Sidcup

with a WAULT of five years;

+ A £6.7 million purchase of two data centres
in Hayes and New Malden, Londan, with a
WAULT of 38 years;

« A £4.5million asset let to Sainsbury’s in
Spilsby with a WAULT of seven years;

+ A E£3.6 millien asset let to a restaurant operator
in Leeds with a WAULT of ten years;

+ A £2.3 million asset in Peterborough with a
WAULT of 20 years; and

+ A E18 million EV charging station and Starbucks
drive thru in Uttoxeter with a WAULT of 31 years.

Disposals

£73m

12 assets

14 years

WAULT

4.8%

NIY

£72.8 million {Group share: £59.4 million} of

| assets were sold ata NIY of 4.8% and with a

WALILT of 14 years.

i They comprised:

+ A grocery store in Ashford for £18.0 million
(Group share: £9.0 million), let te Lidl;

« A NNN Retail asset in Cardiff for £8.9 million;
« Ahotelin Ringwood for £8.7 mitlion
{Group share: £4.3 million);
« Agrocery store in Kendal let to M&S for
£7.5 million;
. Agrocery store in Weymouth let to Aldi
for £6.8 million;
« Two petrol filling stations in Rushden and
Stamford Hill, Landon, for £6.5 million:

[IMAGE REMOVED]

'+ Atrade and DIY asset in Oldbury for £5.7 million;

- A pub in Greenwich for £4.6 million, previously
acquired as part of the Savills IM portfolio;

+ Atrade and DIY asset in Littlehampton for
£4.0 million; and

 « Two IMO car wash assets for £2.1 million.

Aldi disposal in Weymouth
As part of our first phase of development at

Weymauth in 2020, we built an 18,000 sq ft
foodstore let to Aldi for 20 years,

The Aldi was delivered to a high specification,
achieving EPC ‘A’ and BREEAM Very Good
certification with solar panels installed.

The sale completed in March 2023 and the
price of £6.8 million reflected a 4.25% NIY
and delivered a 30% profit on cost.
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Long income asset management

+£2.0m

Additional rent from long income asset
management transactions

Lettings and regears

Ten tettings and regears were signed with
a WAULT of 14 years adding £1.0 million per
annum of rent. The main transactions included:

+ a40.000 sq ftretal regear in Evesham let
ta the Range where the WAULT doubled to
16 years and the rent remained unchanged;

+ 221,000 sq ft leisure letting to Jaegos
House on an asset that is being refurbished
in Fulharm. The letting adds £0.9 million of
rent and has a WAULT of 15 years;

+ a20,000 sq ft retail regear in Birmingham
let to Currys where the WAULT increased
from one year to ten years and the rent
was reduced by 13%;

» 23,000 sqftroadside letting in Wisbech
to Euro Garages:

-+ a2,000 sq ftletting to Costa in Glasgow

with a WAULT of 15 years; and

aletting to Instavolt at two sites to install

ultra rapid EV chargers, with a WAULT

of 20 years. These lettings are part of a

wider partnership with Instavolt and are

in addition to our EV partnership with

Motor Fuel Group {MFG').

Rent reviews

Rent reviews were settled on 62 assets in the
period generating an uplift of £1.0 million per
annum at 17% above previous passing on a
five yearly equivalent basis.

The two largest reviews were on a NNN retail

asset let to Currys in London, where a five yearly |

RPI review increased the rent by 19%, and a
trade asset let to jewsons in Exeter where the
rent increased by 36%. Most of the remaining
reviews were inflation linked or fixed uplifts,
and mostly related to grocery, roadside and
leisure assets.

[IMAGE REMOVED]

Eulham |

. club and nursery.

The 21,000 sq ft building was purchased |
opportunistically as a vacant building in the

. !
prior year. :

Following a short marketing campaign, terms
were agreed with the Little Houses Group to
reposition the building into a family members

The building is being comprehensively
refurbished and will be Little Houses Group's
second facility following the successful
opening of their club in Kensat Rise.

[IMAGE REMOVED]

EV charging "
. The partnership with Instavolt will see the

. installation of chargers across an initial nine
" sites. Leases have now been signed on

As part of LondonMetric's wider ESG
commitments, we are working with our

. occupiers to future-proof our assets through
. installing sustainable features such as Electric

- Vehicle (EV') chargers.
We have partnered with leading EV operators

Instavolt and MFG in our ambition to
add EV charging stations across our long
incorme assets.

" four sites, including at our asset in Totton,

Southampton, where six chargers are planned,
as shown in the picture above.
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(1 te year, 0.7 million sq ft of developments and redevelopments were
completed, adding £5.5 million of rent per annum. $7% of these developments
were certified BREEAM Very Good. A further 0.2 million sq ft was under
development or planned at the year end, which is expected to generate

£3. million of additional rent per annum.

Area sq ft Income Yield on cost
Completed in year 000 £m %
Huntingdon’ o 30 0 37
Ipswich o - 296 18 46
Weymouth o o _ﬁ 51 05 64
Preston’ o _ 43 03 _ 3%
Tottenham _ 23 _ 05 32
Total N m3 55 4.4
Under construction or planned {at year end)
Leicester . 125 o9 45
Uddield” o M o8 55
London redeveloprnents (3§ o 3 14 48
Total 202 31 4.8
1 Forward Fundings
2 Anticipated yield on cost and rents
Huntingdon ~ Tottenham

Development of a 300,000 sq ft regional
warehouse, let for 25 years, completed in the
year. The building is BREEAM Very Good and
is expected to benefit from solar PV,

Ipswich
Development of a 296,000 sq ft distribution
warehouse, let to an ecommerce company for

20 years, completed in the year. The building is
BREEAM Very Goad and benefits from solar PV.

Weymouth

At our long income development, construction
of 51,000 sq ft completed in the year.

The BREEAM Very Good buildings are fully let
to McDonalds, Dunelm, B&M and Costa with
aWAULT of 16 years. Solar PV was installed |
on two of the buildings.

Preston

Development of a 43,000 sq ft distribution
warehouse, let to Sainsbury’s for 15 years,
completed in the year. The building is
BREEAM Very Good.

23,000 sq ft refurbishment of a vacant logistics
warehouse in Tottenham completed in the year

and has been let.

Leicester

Development of a 125,000 sq ft distribution
warehouse completed post year end,

The building is fully let to EM Pharma for

15 years and is BREEAM Very Good.

Uckfield
Development of a 41,000 sq ft grocery-led

* funding pre-let to M&S and Horme Bargains

is expected to complete later in 2023,
London

b 21.000 sq ft in Fulham, which we

acquired vacant and have subsequently
let. A comprehensive refurbishment
is underway.

-+ N,000 sqftin Colliers Wood and 4,000

sq ftin Stockwell, where we are awaiting
planning approval and a pre-let.
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07msqft

‘ ' Developed in year

+£5.5m

Additional rent

0.2msqft

* Under construction or planned

" . Auditing of our contractors
o [LOGO REMOVED]

Each year, we undertake a detailed

review of systerns and processes at one

" of our contractors, looking in particular

¢ at compliance with our standards,

local sourcing, modern slavery and

minimum wage. !

- During the year, we reviewed Redwood i
. Contractors Limited. a contractor employed
on refurbishment work in the South of
England, on smaller contract values.
The audit found that Redwood had good
systems and procedures in place and key
findings included:

« 'Hands on' director engagement

- €.95% of work is awarded by
existing clients

Typical supplier procurement approach
through negotiation using reliable supply
chain, selected based primarily on scale,
geography and workload

' - High staff retention and a very open and
proactive approach ta the audit process

" LondonMetric Praperty Plc Annual Reportand Accounts 2023



A review of our performance

Financial

Review

Against a backdrop of volatile capital markets,
rising costs and interest rates, and the profound
impact this has had to real estate valuations
this year, we have cantinued to deliver against
our strategy of income growth and dividend
progression. Our trading performance has been
strong, and we have grown EPRA earnings by
8.1% to £101.1 million or by 2.9% on a per share
basis to 10.33p per share. We have maintained
dividend cover of 1099% and have increased our
dividend for the year by 2.7% to 9.5p per share.
This was driven by a10.3% increase in net
rental income and continued exceptional rent
collection rates, with 99.8% of rent due in the
year received.

However, we have not been immune from

the impact of shamp increases in interest rates
to our cost of financing and property portfolio
valuation, which has been impacted by a
significant outward yield shift and consequent
valuation decline. We are therefore reporting
an IFRS loss of £506.3 million this year, largely
due to the adverse movement of £587.5 million
or 60.0p per share in the value of our property
partfolio. This has also reduced IFRS net assets
by 22.4% to £1995.2 million.
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Martin McGann
Finance Director

Sirnilarly, EPRA net tangible assets (NTA) per
share decreased 23.8% over the year to 198.9p
(2022: 261.1p).

Our strong balance sheet and structurally
supported sector choices have helped us
navigate the macroeconomic challenges and
facus on what is in our control. Despite the
deterioration in debt rmarkets over the year, we
have utilised our strong banking relationships
to agree the first one year extension to our two
revolving credit fadilities totalling £400 million
and complete a new £275 million revolving
credit facility with our banking group on similar
terms and pricing as our existing £225 million
facility. This refinancing, along with our
disposals, allowed us to repay a shorter dated
debt facility and mitigate refinancing risk in the
next three financial years. Post year end, we
hava agreed the second one year extension on
two of our RCFs.

i We have also mitigated our exposure to rising

interest rates on our floating rate debt by
purchasing £225 million interest rate swaps
at a total cost of £15.1 million. We secured an

* average rate of 2.52% and have increased the

proportion of our drawn debt hedged to0 93% at
the year end, up from 71% last year.

We have pricritised net divestment of mature or
non core assets in order to reduce our floating
rate debt and protect our loan to value from
adverse valuation movemnents. At the year

end, our loan to value remained modest at
32.8% (2022: 28.8%), providing flexibility to
execute transactions whilst maintaining arnple

" headroom under our banking covenants.
" Alongside this, we continue to have significant

headroom from available debt facilities and
cash of £416.5 million (2022: £299.3 million)
providing optionality for further investment
when markets stabilise and opportunities arise.

We have continued to
deliver against our strategy
of income growth and
dividend progression.

LondonMetric Property Plc Annual Report and Accounts 2023



IFRS net assets

£2.0bn

2022: £2.6bn

EPRA earnings per share

10.33p

2022:10.04p

L]
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| Our strong balance

sheet and structurally
supported sector choices
have helped us navigate

- the macroeconomic
. challenges and focus

on what is in our control.

[IMAGE REMOVED]

Cur 715.00¢ sq ft distribution asset in Bedford, which consist of five fully

let buildings and generates £5.5 million of rentat incorme per annum
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Presentation of financial information

* The Group financial statements have
been prepared in accordance with IFRS.

' Management monitors the performance of

. the business principally on a proportionately
consolidated basis, which includes the
Groug's share of joint ventures {JV") and
excludes any non-controlling interest (‘NCI’)
on a line by line basis.

The figures and commentary in this

review are presented on a proportionately
consolidated basis, consistent with our |
management approach, as we believe

this provides a meaningful analysis of

overall performance.

These measures are alternative performance
" measures, as they are not defined
under IFRS. |

. The Group uses altermnative performance

' measures based on the European Public

. Real Estate Association ('EPRA) Best Practice -
Recommendations {BPR') to supplement

- IFRS, in line with best practice in our sector,

. as they highlight the underlying performance

of the Groug's property rental business and

exclude property and derivative valuation

maovements, profits and losses on disposal

" of properties and financing break costs, all of

+ which may fluctuate considerably from year
to year.

These are adopted throughout this report
and are key business metrics supporting the
level of dividend payments.

Further details, definitions and
reconciliations between EPRA measures
and the IFRS financial statements can be
found in note 8 to the financial statements,
Supplementary notes i to vii and xviii and in
. the Glossary.

LondonMetric Property Plc Annual Report and Accounts 2023
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A review of our performance
continued
Income statement
EPRA earnings for the Group and its share of joint ventures are detailed as follows:
100% Total 100% Total
owned v NC| 2023 owned I NCi 2022
For the year to 3t March £m £m £m £m £m fm £m £m
Eroﬂn_zrjﬂ incomne M58 4.3 B _(15)_ . 118.4 B 45 B (1.%}77 1347
Property costs (1.5) (0.1) - (1.6) (1.5) Q) - (1.6}
Netrentalincome 1441 42 (.5) 1468 1300 _ 44 (13 1331
Managernent fees I * s o1 07 13 osy 0 = 08
Otherincoe - - - - 04 - = 0.4
Administrative costs f164) oy = __1e5) 60y o - - {180)
Netfinancecosts (29.5) {os) 0.2 (299 (239) o) 02 (47
Tax [{sh)] - 0.1 - {0.3) - 01 -
EPRA earnings 99.2 3.0 {1.1) 1011 917 18 {1.0) 935
Net rental income £m ém  Administrative costs and EPRA cost ratio
Earnings and dividend progression for our Net rental income in the year to " Despite inflationary cost pressures this year,
shareholders remains a key focus and at the 31March 2022 1331 careful management of our cost base has
heart of our corporate strategy, particularly ~ Additional rent from existing restricted the increase in our administrative
given the volatility in capital markets thisyear. ' properties o 36 | coststo £0.4 million or 2.5%, taking the total for
Sustained growth in our net rental income . Additional rent from , the year to £16.5 million. These costs are stated
underpins dividend progression and we are * developments 47 aftercapitalising staff costs of £2.5 million
pleased to report a ¥0.3% increase in net * Movermentin surrender , (2022: £2.5 million) in respect of time spent on
rental income this year to £146.8 million. premium income (1.6) development projects in the year.
Th.lstl.'eﬂectft? SIFrcir;Tg Pe';:omfnce_ acrcss;ur ' Additional rent fremacquisitions 16,4 ' Notwithstanding this increase. our EPRA cost
EXIStNg pOrtGio tioUgR rent reviews an i Rent lost through disposals (9.4) . ratio. which is used to monitor and manage our
asset management initiatives a|ong5|de new _— — ——— - . .
; 4 " Additional rent f operational cost levels, has once again fallen
incremental incorme from net acquisitions and iional rent fram net o )
. : ! ' acquisitions 70 ' 80Cbps to 11.7% and remains one of the lowest
completed developments in previous periods 4 :
; . - . in the sector.
as reflected in the table opposite. , Netrental income in the year to
) 31 March 2023 146.8 2023 021
During the year, we undertook 167 occupier i For the year ta 31 March % %
initiatives adding £7.8 lmill‘ion per annum Proper.t).( costs are unchanged from.last year at EPRA cost ratio including direct
to contracted rent, which increased to i £1.6 million and our cost leakage ratio has fallen : yacancy costs nr 125
i S g . . o oo
£1452 ml&:::. Thlg will dellv;eruS_O% like fqr like . marginally to 1.1% (2022: 1.2%).  EPRA cost mtio excluding direct
rental gro and is not yet fully reflected in the ! Rent collection vacancy costs 1n3 18

income staternent. Further detail is provided in
the Property review.

The detailed movements in net rental income
are prepared on a like for like basis based

on properties held. developed. acquired or
disposed throughout both the current and
previous periods commencing 1 April 2021.

Our rent collection rates continue to be
exceptionally strong, reflecting the quality of

" our covenants and the importance we place on

credit control. We have collected 99.8% of rent
due in the year and £0.1 million rernains unpaid.

Rent collection in the year

99.8%

2022:99.5%

The ratio reflects total operating costs as a
percentage of gross rental income.

The full calculation is shown in Supplementary
note iv.

EPRA cost ratio

11.7%

2022:12.5%

LondonMetric Property Plc Anr:u_al Report and Accounts 2023
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Net finance costs

Share of joint ventures EPRA earnings

We have seen our average debt costincrease . Qur MIPP joint venture contributed £3.0 million |
10 3.4%, from 2.6% a year ago due to the | to EPRA eamings this year, an increase £1 01 .1 m

effects of central bank interest rate increases . of £0.2 million over last year due to the

on our floating rate debt. Net finance costs, | completion of a development in Orpington. l 2022 £93.5m
excluding fair value movernents in derivatives  * Post year end, the bank debt facility was repaid Dividend for the vear
and financing break costs, have increased by | infull. utilising proceeds of sales and additional | fvidend forthe ye
£5.2 million to £29.9 million. Despite our gross equity funding from partners, ‘ 9 5

debt falling by £23.2 million over the full year, | The Group received met managerent fees of | -

our average debt balance was £187 million
higher and further contributed to the increase
in interest costs.

' £0.7 million for acting as property advisor to 2022:9.25p
each of its joint ventures, which have fallen |

by £0.1 million due to additional disposal fees

lo mitigate the impact of interest rate increases ‘ received last year. ‘

on our floating rate debt, we purchased

£225 million interest rate swaps in the year at an
average rate of 2.52%, which helped to increase As the Group is a UK REIT, any income and

the proportion of drawn debt hedged at the capital gains from our qualifying property rental
year end to 93% (2022: 71%). business are exempt from UK corporation

tax. Any UK income that does not qualify as

Taxation We continue to monitor and comfortably
comply with the REIT balance of business tests
and distribute as a Property Income Distribution
{'PID’) 90% of REIT relevant eamings to ensure
our REIT status is maintained. The Group paid
The ir?crease in bank interes.t Payabl_e and property income within the REIT regulations is | the required PID for the year _to 31March 2022
associated costs of £10.2 million was offset : : ahead of the 12 month deadline and has already
" > S subject to UK tax in the normal way. ; "
by interest received under derivative swap paid a large part of its expected PID for the
arrangements of £0.7 million, increased bank The Group's tax strategy is compliance oriented; | year to 31 March 2023. The balance is expected
interest receivable and interest from forward to account for tax on an accurate and timety to be paid in July 2023 as part of the fourth
funded investmenits of £1.7 million and basis and meet all REIT compliance and quarterly dividend payment.
increased interest capitatised on developments reporting obligations. We seek ta minimise the

The tax charge in the year relates to the Group's

of £2.6 million. | level of tax risk and l.:o str}J qure our af'fai.rs based i non-controlling interest.
on sound cormmercial principles. We strive to
‘ Further detail is provided in notes 5 and 10 ~ maintain an open dialogue with HMRC witha | Our tax strategy was updated and approved by
to the financial statements ! view to identifying and solvingissues asthey ' the Board in the year and can be found on our
arise. There were no issues raised in the year. website at www.londonmetric.com.

IFRS reported profit

The Groups reported loss for the year was £506.3 million compared with a profit of £734.5 million in 2022. A reconciliation between EPRA earnings
and the IFRS reported loss is given in note 8{(a) to the accounts and is summarised in the table below.

100% Total 100% Totat

owned v NCI 2023 owned v NCI 2022
For the year to 31 March £m £m Em £m £m £m £m £rn
EPRAearnings 992 30 (1.1) 1o 917 - 28 (10 935
Revaluation of property (57740 (8 24 _ (s875) 6152 187 2 6322
Fair value of derivatives _ (a0} 0.4 = 40 = 07 .
(Loss)fprofit on disposal 47 {07 - (154 8o 02 o= ) 8.2
Debt/hedging costs (0.4) - - (0.4) - 0.0 - (0.1}
IFRS reported
(loss)/profit {497.3) (10.3) 13 (506.3) 7149 233 (37) 7345

The principal driver of the IFRS loss this year was the revaluation deficit of £587.5 million. Whilst disposals generated a 1% premium over prevailing
book value, against the March 2022 valuation and after deducting costs, the loss on disposals in the year was £15.4 million. The total profit on cost of
sales in the year was 35% {net of sales costs}.

The £225 million interest rate swaps acquired far £15.1 million reduced in value by £4.0 miillion in the year to £11.1 million.

LondonMetric Property Plc Annual Report and Accounts 2023
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EPRA net tangible assets (NTA) is a key performance measure that includes both income and capitat returns but excludes the fair valuation of
derivative instruments that are reported in IFRS net assets. A reconciliation between IFRS and EPRA NTA is detailed in the table below and in note 8{c)

to the financial statemenis.

100% Total 100% Total

owned v NCI 2023 owned N NCI 022
As at 31 March £m £m £m €m £m £m £ £m
Investmentproperty 29449 70.8 (35.77 29800 34946 %6 (15} 35761
Assets held for sale v8 - - 98 0 nz - - 212
Trading property Al - - 11 11 - - 11
e 19658 708 = (357) = 30009 35189 966 {15.) 35984
Grossdebt ooy (13.5) - (0305 (1027.2) (26.5) - (1053.7)
Cash 36 54 (1.5} 365 513 36 {06} 543
Other net liabilities (58.8) (1.2} 9.3 (50.7) (43.8) {1.2) 56 (39.4)
EPRANTA 19226 615 {279 1.956.2 24972 75 (o 25596
Derivatives ni - - 1Al - 0.1 - Q1
IFRS equity
shareholders’ funds 19337 615 {27.9) 1,967.3 24972 726 (101) 2,559.7
IFRS net assets 1,933.7 é1.5 - 1,995.2 24972 726 - 2,569.8

IFRS reported net assets have decreased 22.4%
aver the year to £2.0 billion. EPRA NTA excludes |

The mavement in EPRA NTA per share,
together with the dividend paid in the year,

The first two quarterly paymenis for the
current year of 4.6p per share were paid as

the derivative financial instruments asset of
£N1.1 million and has decreased by 23.8% on
a per share basis to 198.9p. The movement in

EPRA NTA and EPRA NTA per share in the year
1s reflected in the table below.
EPRANTA  EPRA NTA
£m p/share
étl Ap_ril_?._OZg__ 2,559.6 2611
EPRAeamings . 1011 103
Dividends? (92.4) (9.4)
Property revaluation (587.5) (60.0)
Derivatives purchased {159 (1.5)
Other movernents' {9.5) (1.6)
At 31 March 2023 1,956.2 1989
1 Qther mavernents include loss on sales (£15.4 million},
share based awards (€2 8 mullon) and debt break casts
{£0 4 million), offset by scnp share issue savings {£9.1 million)
2 Dividend per share 15 based on the weighted average number

of shares i the year. The actual dwidend paid in the year was
9.45p as retlected in note 7 to the financial statements

The decrease in EPRA NTA per share was
principally due to the property revaluation loss
of 60.0p per share, as dividends paid in the year
were covered by EPRA eamings, adding 0.9p

to EPRA NTA per share. The cost of interest

rate swaps acquired to hedge our floating rate
unsecured credit fadilities reduced EPRA NTA by

afurther 1.5p per share.

results in a total accounting return of -20.2%.
Over the three year LTIP period our total
accounting return was 32.5%.

The full catculation can be found
in Supplementary note viii

Dividend

Our policy of paying a sustainable and
progressive dividend remains unchanged and
the dividend declared this year is 109% covered
by EPRA eamings.

We have continued to declare quarterly
dividends and offer shareholders a scrip
alternative to cash payments.

In the year to 31 March 2023, the Company
paid the third and fourth quarterly dividends
for the year to 31 March 2022 and the first two
quarterly dividends for the year to 31 March
2023, at a total cost of £92.4 million or

9.45p per share as reflected in note 7 to the
financial statements.

The Company issued 4.0 rnillion crdinary shares

under the terms of the Scrip Dividend Scheme,
which reduced the cash dividend payment by
£9.1 million to £83.3 million.

Property Income Distributions (PIDs) in the
year. The third quarterly dividend of 2.3p per
share was paid as a PID in April 2023 and the
Company has approved a fourth quarterly
payrment of 2.6p per share to be paid in July
2023, of which 1.5p will be a PID. The total
dividend payabile for 2023 of 9.5p represents
an increase of 2.7% over the previous year.

The Board took the following into account when
considering its dividend payments:

- Its REIT obligations to distribute 90% of
property rental business profits;

- lts desire to pay a sustainable, covered and
progressive return to shareholders;

+ Its EPRA eamnings for 2023; and
+ The outlook for 2024.

At the year end, the Company had
distributable reserves of £1,270.6 million

© (2022: £1136.7 million}, providing substantial

cover for the dividend payable for the
year. When required and at least six
meonthly, the Company receives dividends
from its subsidiaries which increase its
distributable reserves.
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Our property portfolio including share of joint ventures fell by £600.1 million over the year to £2,.993.8 million as reflected in the table below.
The portfolio closing valuationincludes the value of assets held for sale and trading properties that are reflected separately in the balance sheet.

100% Total Total

owned W NCl 2023 2022
As at 31 March £m £m £m £m £m
Opening valuation _ 35124 966  {151) 35939 25836
Acquisitions’ - - . . 1874 - (28 1646 4575
Developments’ _ 874 - T 874 889
Capital expenditure® - j ; L o f o 17.9 04 0.2) 2 181
Disposals L ~ {269.0) @3n . (@827 (1844
Revaluation (577.4) {12.5) 2.4 (587.5) 6322
Property portfolio valye 2,958.7 70.8 (35.7) 2,993.8 3,5939
Head lease and right of use assets 71 - - FAl 45
Closing valvation 2,965.8 70.8 (35.7) 3,000.9 35984

1 Group acquisiians include purchase costs and represent completed investment properties as shown in note 9 to the financial statements
2 Group developments include acquisitions, capital expenditure and tease incentive movements on properties under development as reflected in note 9

3 Group capital expenditure and lease incentive movements on completed properties as reflected in note 9 to the financial statements

We have continued to invest in the property
portfolic, with acquisitions of £164.6 million
(including £72 4 million that exchanged last
year) and project expenditure of £105.5 million
in the year. Property disposal proceeds of
£271.7 million at share {including £21.2 million
that exchanged last year) have allowed us to
maintain a modest level of gearing despite
the significant outward yield shift in property
valuations this year. Property values have
decreased by £587.5 million as a result of the

outward yield shift of 107bps cutweighing the

i portfolio ERV growth of 8.4%.

Disposals reduced the baok value of property
by £287.1 million ({including the cost of

lease incentives writter off for the Group of
£4.1 million and its share of joint ventures

of £0.3 million). We also exchanged to sell
two assets totalling £19.1 million and to
acquire one asset for £2.3 million in the year.
These transactions will be accounted for on
completion next year.

A breakdown of the property portfolio by sector is reflected in the table below.

A full reconciliation between transactions
exchanged and completed in the yearis set out
. in Supplermentary note xix.

~ Our Retail Warehaouse joint venture acquired a
" retail park in London for £38 milion in the year and
the NCl increased its investment in the |V to 31%.

Our forward funded and pre-let developments
in Preston and Huntingdon completed in the
year and our development expasure at the year
end fell to 1.1% of the portfolio.

2023 2023 2012 2022
As at 31 March £m %o £m Yo
Mega distribution’ - o B 3ns 104 4252 _ns
Regjonal distribution - o 5861 196 6653 185
Urban logistics o 12623 422 15515 432
%ribugion - o - 2159.9 2 26420 735
Longincome N - - 7074 237 7853 218
Retail Parks o _ o 702 23 706 20
Offices - 217 Q7 73 08
Investment portfoiio . B . o 29592 989 135252 S A
Development' o 337 o _u 678 19
Residential S o 09 - 09 -
Property portfolio value _ o 29938 1000 35939 1000
Head lease and right of use assets - 71 4.5
30009 35984

1 Represents urban logrstics £25.3 million (O 9%}, long ncame £5 & muthion (O 19}, office and athier land £2.8 rlleon [£.1%) at 31 March 2023, Splitof prior year comparatives was regional distnbution
£15 9 million {0 4%). urban logistics £25.8 mullion (0 7%, long income £23.2 million {Q.7%}. office and other{and £2.9 million (O 1%}
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Financial review

continued

Property portiolio

£3.0bn

2022: £3.6bn

Logistics

73.1%

2022: 74.6%

Gross debt

£1.0bn

2072:£11bn

Loan to value

32.8%

2022:28.8%

New debt facilities

£275m

Sustainability linked loan

New hedging

£225m

Interest rate swaps

Proportion of debt hedged

93%

2021 "%

LendonMetric Property Plc Annyal Report and Accounts 2023
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Investment in our preferred sectors of
distribution and long income has been
maintained at 97% of the total portfolio.

At the year end, the Group had contractual
capital commitments of £20.3 million as
reported in note 9 to the financial statements,
relating primarily to the remaining costs for our
forward funded developments in Huntingdon,
Leicester and Uckfield. Further detail on
property acquisitions, sales, asset management
and development can be found in the

Property Review.

Financing
The key performance indicators used to

¢ monitor the Group's debt and liquidity position
~ are shown in the table below.

. e The Group and joint venture split

is shown in Supplementary note iii

2023 2022
As at 31 March £m £m
Gross debt 1,030.5 10537
Cash 36.5 54.3
Net debt 994.0 999 4
Loan to value' 32.8% 28.8%
Cost of debt? 3.4% 26%
Interest cover® times) 4.7 52
Undrawn facilities 3800 245.0
Average debt matunty 6.0years 6.5 years
Hedging' 93% 7%

LTV ar 31 March 2023 includes the impact of sales and
acquisitians that have exchanged and will complete
next year of £19.8 million and £2.3 million respectively
{2022 £21 2million and £72.4 million respectively), and
excludes the far value debt adjustment of £2.Q milhion
(2022. £2 2 rmillion)

. 2 Costof debt s based on gross debt and including amortised

costs but excluding commitment fees

. 3 Netmcome draded by netinterest payable as defined by the

Group's private placement and RCF funding arrangements
4 Based on the notional amount of existing hedges and total
debt drawn

. Netdebt is broadly in line with last year at

£994.0 million. Loan to value has increased

to 32.8% (2022: 28.8%)} due to the sharp
reduction in asset values, however remains at a
comfortable level due to our focus on disposals

" in the year, which have also been marginally

eamings accretive.

175-232
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Financing activity in the year

Despite the deterioration in debt markets
over the last year and rapid interest rate
increases in response to rising inflation, we
managed to secure the first one year extension
to our two revolving credit facilities (RCFs’)
totalling £400 million and complete a new
£275 million RCF this year. The new RCF is
with our banking group on similar terms and
pricing as our existing £225 million facility
and is sustainability-linked. with two one year

! extension options, In such difficult markets,

this is testament to the strength of our banking
relationships and quality of cur underlying
portfolio. Post year end, we have agreed the
second one year extension on two of our RCFs
and have repaid our MIPP facility in full.

This refinancing, along with our disposals,
allowed us to repay a shorter dated debt facility
in the year and mitigate refinancing risk in the
next three financial years. The expiry profile of
our debt fadilities at the year end is reflected in
the chart on page 53.

The third tranche of our private placement
loan notes totalling £380 million includes a
£50 miillion green tranche to fund qualifying
expenditure on buildings which have high
sustainability standards. In addition, our three
£675 miillion RCFs are sustainability-linked loans
with preferential pricing for compliance with
ESG targets linked to EPC ratings, renewable
installations and developments meeting a
minimum BREEAM Very Good standard.

All targets for the first two RCFs were achieved

_ inthe year and a margin saving of 0.02% was

added to funds allocated for charitable giving,

Hedging
The Group's policy is to limit our exposure

. to volatility in interest rates by entering

into hedging and fixed rate arrangements.

In response to rising interest rates, we acquired
£225 million interest rate swaps to hedge our
floating rate unsecured credit facilities, securing
an average rate of 2.52% and at a cost of

£15.1 million. Alongside this, we repaid floating
rate debt following sales, and increased the
proportion of our drawn debt hedged to 93% at
the year end, up from 71% last year.

Based on the year end SONIA rate, the

+ interest rate swaps generate a total saving of
_ £3.7 million per annum.




Based on debt drawn as at the date of this
report, a 0.25% increase in interest rates
would reduce our annual EPRA eamings by
£0.2 million. We are advised by Chatham
Financial and continue to monitor our hedging
profile in light of interest rate projections.

Financial position at 31 March 2023

At the year end, we had total debt facilities
of £14 billion and gross debt drawn of
£1,030.5 million. Our headroom available
from undrawn facilities and cash balances
remained significant at £416.5 million

{2022: £299.3 miillion), providing ample
cover for contracted capital commitrments of
just £20.3 million and opticnality for further
investment opportunities.

QOur debt maturity was 6.0 years (2022: 6.5
years) and our average debt cost was 3.4%
(2022: 2.6%).

Financial loan covenants

The Group has camfortably complied
throughout the period with the financial
covenants contained in its debt funding
arrangerments and has substantial levels of
headroom within these. Covenant compliance
is regularly stress tested for changes in capital
values and income. The Group’s unsecured
facilities and private placernent loan notes,
which together account for 93% of debt drawn
at the year end, contain gearing and interest
cover financial covenants.

At 31 March 2023, the Group’s gearing ratio as
defined within these funding arrangerents
was 51% which is significantly lower than the
maximum limit of 125%, and its interest cover
ratio was 4.7 times, comfortably higher than the
minimurn level of 1.5 times.

Property values would have to fall by 38% to
reach the banking gearing threshold. A 38% fall
in property values would equate to an LTV ratio
of 53%. Similarly, rents would have ta fall by
62% or interest costs rise by 180% before the
banking interest cavenant is breached.

L]
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Cash flow

During the year, the Group’s cash balances T
decreased by £18.7 million as reflected in the . l
table below.

Average debt maturity (based on debt drawn)

2023 2022 |
For the year to 31 March £m £m . [CHART REMOQVED] \

Net cash from operating activities  133.0 1195 !
6.0 yrs

Net @ihumd ininvesting activities ~ {(17.4) 7(367.2)
Net cash {used Iny/trom tinancing |

activities (1343) 2476 .

Net decrease in cash and cash ' |

equivatents (18.7) (C.) e —— e

The net cash inflow from operating activities of 1 Debt expining within 0-2 years %
£133.0 million is £13.5 million higher this year, 2 Debt expiring within 3-10 years 61%
reflecting the increases in net rental income and 3 Debt expiring 10+ years 28%

also changes in working capital.

The Group spent £258.0 million acquiring and
developing property in the year and received ,
net cash proceeds of £258.6 million from
property disposals. Distributions from joint :

ventures and interest received added cash ' ' [CHART REMOVED]
receipts of £1.6 million. Capital expenditure on |

asset management, developments and other :
investrmenits cost the Group £19.6 mitlion. £1 ,4bn

Total facilities

Cash outflows from financing activities reflect

. net borrowings repaid of £10.0 million, dividend ;
" payments of £83.3 million, financing costs of

£53.7 million and share purchases and awards —--
of £6.4 million. These outflows were offset 1 Unsecured facilities 48%
by net investment received frorm our non-

o o Z Private placement 47%
controlling interest of £19.1 million. 3 Secured SWIP fixed rate debt o
Further detail is provided in the Group Cash 4 MIPP joint venture 1%
Flow Staterment.

. Read more on page 185
[CHART REMOVED]

1 Based andebt facilities at 31 March 2023
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Our sustainability performance

Responsible Business

and ESG review

Environmental

Social

Governance and TCFD disclosure

Our framework

The Company recognises the need to consider
and address all environmental, social and
governance matters relevant to its business.

As well as meeting legjslation, environmental
improvements are starting to translate into real
asset value enhancernent as cccupiers value
these improvements more highly than before,
and valuers begin 1o differentiate between
assets based on environmental attributes.

QOur Respansible Business framewaork guides us
in mitigating climate-related risks, identifying
and progressing erwironmental and stakeholder
related opporunities as well as ensuring a high
standard of corporate governance.

Respensible Business is embedded across ali of
corporate. investrment, asset managerment and
development activities. We have shifted our
approach away from "top down’ analysis

to a more ‘bottormn up’ one.

We have a palicy in place and ESG targets

are set every year with progress against those
targets monitored at Working Group meetings
held monthly and attended by key business
representatives and a Board member.

ESG performance is reported to the Board at
regular intervals with the Audit Committee
responsible for overseeing ESG progress.

Executive Directors and relevant employees are
set individual ESG targets and remuneration is
tinked to achieving those targets.

Regular ESG training for our property team is
undertaken throughout the year.

LondonMetric Praperty Ple Annual Report and Accounts 2073
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Our Responsible Business activities
aim to address our material ESG
risks and opportunities.

Our ESG objectives

! 'Environmental

Through our activities we look to
minimise the environmental impact

of our business, maximise opportunities
to improve the efficiency of our

assets and improve the resilience

of our assets to climate change and

the impact of transitioning to a low
carbon economy.

- Read more on page 56

' ﬁ Social

Our actions consider the long term
interests of all our stakeholders
including those of our employees,
suppliers, customers and local
communities as well as ensuring
that we maintain a high standard
of business conduct.

:— Read more on page 63

; m 'Governance

The Board is committed to
upholding high standards of
corporate governance. In particular,
it ensures that appropriate health
and safety procedures and supply
chains are in place.

—» Read more on page 76

UN'’s SDGs

e
| [GRAPHIC | [GRAPHIC
REMOVED] REMOVED] :

i [GRAPHIC
REMOVED] |

Reducing portfolio’s carbon intensity
& embodied carbon from our activities

Addressing climate change through
our Net Zero Carbon ambition

Helping cities to develop
sustainable infrastructure

. wrapHic |
i REMOVED] ,
i

[GRAPHIC

. [GRAPHIC
! REMOVED]

| REMOVED?

Enhancing and supporting local
communities and wellbeing
of stakeholders

Improving the natural environment

Promoting good working conditions
and equality for all

LondonMetric supports
the UN'’s 17 Sustainable
Development Goals
{('SDGs'). The goals shown
above represent those
that we feel are the most
relevant to our business.

Martin McGann
Finance Director




Overview and progress

We have maintained our ratings in external benchmarks, made good progress
against our internal ESG targets and put in place further green financing solutions.

External benchmarking

[LOGO REMOVED]

|

Maintained our Green Star

Achieved a score of 64% in the 2022 Global
Real Estate Sustainability Benchmark survey,
maintaining our Green Star status.

[LOGO REMOVED]

In the latest assessment, we achieved a score :

of 3.4 out of 5.0 compared to 2.6 for the
peer group.

[LOGO REMOVED)]

‘A rating
In the latest assessment we were rated an ‘A,
which is above the sector average.

[LOGO REMOVED]

Maintained our Gold Award

In EPRA’ last review, we maintained our Gold
Award in their Sustainability assessment.

Other benchmarks

In the latest ISS review, we maintained our
'C- score, which remains above the peer
group average. In addition, in 2023/24, we will
respond to COP far the first time.
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Sustainability linked refinancing ESG progress in the year

Over the last year, we have cornpleted a new
revolving credit facility totalling £275 million.

This facility is sustainability linked and
structured in accordance with the Loan
Market Association's Sustainability Linked
Loan Principles.

Sustainability performance targets (Targets)
were set and are aligned to LondonMetric’s
corporate ESG targets. The Targets are similar
to those set for our £400 mitlion sustainability
linked refinancing in 2022 and focus on:

'« Improvements in EPC ratings;
Continued inclusion in the FTSE4Good Index | +

Adding renewable installations; and
- Developments meeting a minimum
BREEAM Very Good standard or,
where not applicable, an alternative
minimum standard.

. The margin on these facilities is subject to a two

basis point adjustment for compliance with
the Targets, which are tested in each year of
the facility.

Where targets are met, the margin paid
will be reduced and LondonMetric will use
this saving to add ta its funds allocated for
charitable giving.

During the year, all targets for the 2022

£400 million sustainability linked loans were
achieved. The two basis point reduction in the
margin resulted in a saving of £43.000 with
these funds allocated to charitable giving.

The new fadility this year has increased the
value of our debt faciiities that are sustainability
linked to £675 million.

We have made good progress against our 12
corporate ESG targets that were set for 2022/23
and that are available on our website.

The below sets out outcomes for some of

our main ESG targets and further detail on

our progress is detailed on the following

pages. A full review of performance against
these targets will be detailed in our separate
Responsible Business and ESG report. which will
be made available on cur website in June 2023.
Many of the targets remain relevant for next
year and will be rolled forward with updated
targets again made available on our website.

-20,

3%
like for like reduction in energy consurmption
over the last year

. 90%

of portfolio EPC rated A-'C’

- 68%

~ of occupier energy data captured

landlord recommendation score

8.7/10

94%

of employees are proud to work
for LondonMetric

LondonMetric Property Plc Annual Report and Accounts 2023
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Our sustainability performance
Responsible Business
and ESG review
continued
. ! -
Net Zero 1. 5 2 £33
Carbon (‘NZC') Our operations will be net zero " We will reduce emissions from We will work with our accupiers
ambitions by the end of 2023 | developments which will be fully to ensure that our buildings are
Encompasses Scope 1, 2and some of | Net zero by 2030 net zero by 2035
Scope 3 emissions. Includes landlord- | Encompasses Scope 3 emissions, Encompasses Scope 3 emissions,
controlled energy, water, waste, " includes embodied carbon, supply includes emissions from occupier-
refrigerants and purchased goods I chain emissions and offsetting controlled energy use at our asset
and services at our assets, along | residual carbon to achieve net zero and offsetting residual carbon
with energy, waste, refrigerants and to achieve net zero

business travel relating to corporate
activity and offsetting residual |
carbon to achieve net zero

Overview

Through our activities we look to minimise

the environmental impact of our business,
maxirmise building efficiency opportunities -
whilstimproving business and asset resilienceto
climate change and the impact of transitioning '
to a low carbon economy. |

We understand the importance of addressing
climate change and the significant impact that
reducing emissions from real estate can have
on the UK's 2050 Net Zero Carbon target.

LondonMetric recognises that it can have a

rmaterial impact by reduding its emissions as

well as supporting its occupiers in reducing

theirs. In 2021, we formalised our Net Zero

Carbon Framework. [IMAGE REMOVED]

During 2022/23, as well as preparing to be
fully Net Zero from our operations by the end
of 2023, we also continued to analyse the Net
Zero potential across our portfolio through
several NZC assessments,

Qver the next year, we intend to map out our
NZC pathway and extend our NZC analysis
across a greater number of properties. As part
of this, we will consider setting Science Based
Targets for the Company, assessing stranding
asset risk and carbon value at risk using the
CRREM methodology.

LondonMetric Property Plc Annual Repart and Accounts 2023
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Environmental

1 Operations (Scope 1 & 2)

Our operations will be net zero by the end of 2023, with all residual
carbon ottset™.

*
1 Offsetting excludes renewably sourced electricity consurmed and non landlord accuprer activities
2 Through recogrised offset schemes

Qutcomes

-92%

reduction in absolute energy consumption
since 2015

-0

3%

like for like reduction in energy consumption
over the last year

77%

of landlord electricity supplies from
renewable sources

Our energy consurmption and greenhouse
gas emissions have fallen significantly
over recent years.

This reduction has, in part, been due to the !
Companys strategic shift away from offices
and operational retail parks into distribution
warehousing and long income assets that are
typically single tenanted. i

Consequenily, together with our portfolio
actions, the operational intensity of our portfolio
and our carbon footprint where there is landlord
supply has fallen significantly. ’

. Operational NZC Scope

Energy consumption (MWh)'
LondenMetric - R -
assets where it Corporate I
has controi and {including
‘ management  head office) !
‘ Energy |
+ (electricity, I@ @
fuels & heat) ) i
| Water @ ; ‘
Wasie generated O O} [CHART REMOVED]
‘ Refrigerants @ @ :
‘ i
Purchaser of goods and s
| services @ !

. Business travel
—» Read more GHG Emissions on page 62

1 Graph shows data according to reporting year During the year, we changed our energy coliection period to enable a longer
timetrame between the year end and reporuing date for processing of data. Bata tor 2018-20211s based on financial years
ended 31March 2018. 2019. 2020 and 2021, whereas data for 2022 and 2023 s based on calendar years ended 31 December
2021 and 2022.
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Since 2015, our absolute energy consumption
has fallen by 92% from 9,056 MWh to

752 Mwh. Over a 12 month period to

31 December 2022, consurnption fell by

10% from 833 MWh. Excluding void assets,
consumption fell by 5% from 674 Mwh

to 640 MWh and, on a like for like basis,
consumption was 3% lower.

The high level of green rariff supplies

now in place have seen our GHG emissions
intensity (market based) remain low at

0.5 tCOxe per £million net income or

. 4.0 tCOze per million sq ft.

Current & future actions

With only a small proportion of the portfolio
with landlord controlled energy supply, this
limits our ability to further reduce our energy
consumption. However, we continue to

look to further mitigate our consumption
where possible by identifying energy
efficiency improvernents. ‘

As we prepare to become Operationally Net
Zero Carbon by the end of 2023, we will
look to implement our carbon offset strategy
aver the first half of FY 2023/24. Our carbon
strategy was formalised in the prior year and
concluded that we would adopt a carbon
removal scheme with long lived storage that
is in line with the Oxford Principles for Net
Zero Aligned Carbon Offsetting, aiming to

" achieve the Gold Standard accreditation.

LondonMetric Property Plc Annual Repart and Accounts 2023



Our sustainability performance

Responsible Business

and ESG review
continued

. Environmental

2 Development

We will continue to reduce emissio
be fully net zero by 2030, with resi

x
1 Offset through recognised offset schemes

Quicomes

1-101
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ns from developrments which will
dual carbon offset thereafter.*

In addition, we are trialling energy monitoring

" systems to allow us to monitor energy

97%

percentage of developments BREEAM Very
Good across 0.7 million s¢ ft

Our development performance

Whilst our development activity has reduced
as we focus more on regenerating older urban
warehousing, we continue to focus on building
highty effidient buildings.

97% of our completed developments in
the year, totalling 0.7 million sq ft, were
certified BREEAM Very Good, BREEAM Very
Good is minimum standard that we apply
to our large direct developments and 100%
of these developments achieved the Very
Good standard.

As part of our efforts to reduce emissions,

we are measuring embaodied carbon and
challenging our supply chains to minimise waste
and select low carbon materials. Over recent
years, we have seen progressive reductions in
embodied carbon across our projects and have |

applied leaming on future developments.

We continue to look at ways of achieving
EPC A+ as well as NZC in operations and are
integrating solar PVs into our developments,
either at the time of construction or

post completion.

performance post construction and
continue to review energy perfarmance on
previous developments.

In line with our shadow pricing initiative that
we implemented in the previous year on
large flagship developrments, we are typically
offsetting the carbon cost associated with our
development activity through re-investment
into green initiatives on the wider portfolio.

Current & future actions

» Benchmark embodied carbon
on developments

« Undertake whole life carbon assessments

where possible

- Align developments to supply chains that
target minimising embodied carbon and
selection of low-carbon materials

+ Embed NZC aligned cperational
performance targets in design,

' monitoring asset performance

post construction

Shadow carbon pricing on select
flagship developments

+ Look to expand remote
energy monitoring
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[IMAGE REMOVED]

FDS, Ipswich development

Completion of our 296,000 sq ft
development occurred in June 2022.

It was pre-let to an ecommerce company
on a 20 year lease and is located on a site
that serves the newly created Free Port
East Zone.

The development was BREEAM Very

Gocod certified and EPC ‘A rated. Solar PV
was installed that will supply 10% of the
building's energy, with further potential
tapacity. Ten EV chargers were installed with
capacity for an additional ten.

The building achieved a 50% reduction
in Carbon Emissions rate against Notional
Target Emissions.

The developrment achieved a net
biodiversity gain.

Biodiversity initiatives
wap 60,000 new trees planted

e Artificial bat cave

- \nmpr Four new ponds for a population of

Great Crested Newts

188 Two new badger setts
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' Environmental

.3 Occupiers {Scope 3)

T
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We will work with our occupiers to ensure our buildings are net zero
by 2035, assisting our occupiers to help them meet their NZC
targets and focus on providing NZC ready buildings.

x,
1 Excludesrenewably sourced electricity consurmed

7 Where vecupier hasn't offset its operational carbon trom our building {excludes occupier's wider operational actvity
unrelated to the bulding}, we will of fset through recognised offset schemes
3 Does not apply to leases signed betore 2024 and where that lease hasn't expired by 2035

Outcomes

90%

of portfolio EPC 'A-'C’ rated

31%

of portfolio BREEAM Very Good

68%

of oceupier energy data captured

Overview

As part of our drive to upgrade the quality of
our assets, we continue to explore and progress
energy reduction and clean energy initiatives
across our portfolio.

These include solar PV installations, LED
lighting upgrades, building improvement
works, removal of gas and installation of EV
charging points.

These initiatives are mainly considered as part
of new lettings and regears and help to enhance
our properties, extend their economic life,
increase occupier contentment and ultimately
enable our occupiers to become

NZC in operation.

LED lighting upgrades and occupier survey

in our recent occupier survey where we asked
a number of environmental related questions,
80% of those that responded reported that
they now have LED lighting as standard in the
buildings that they lease from us.

Our own analysis suggests that occupier energy
consumption can be reduced by up to 40%

. and EPC ratings improved materially as a result

of LED lighting upgrades.

BREEAM rating across portfolio

Whilst BREEAM ‘in construction’ certification
is not a specific target for us. the proportion

! of assets built to a BREEAM Very Good or

Excellent standard is currently 31%, which is up

from 10% in 2015 and 26% last year.

" Occupier energy data collection

We have again increased the proportion of

, our occupiers’ energy data (Scope 3) collected

across our portfolio, collecting 68% ot data by

: floor area compared to 59% last year and 43%
in2021,
|

We are using this data to better understand

* the carbon emissions across our portfolio
. and which assets need prioritising for energy

improvernent plans.

Green leases

In the year, we formalised our green lease
clauses and incorporate this wording on new
lettings and regears where possible, On some
recent lettings, we are requiring the occupiers to
achieve higher EPC standards as part of their fit
out works.

In the year, 31% of our lettings included green
lease clauses, with over 40% achieved for the
second half of the year.
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i We are conscious of the regulatory

changes to EPCs and are actively targeting

4 minirmum "C rating on alt assets before
2027. 90% of our assets now have an EPC
rating of ‘&-'C, which is up from 85% last |
year and materially up from 59% in 2015

and 74%in 2021, !

The increase in the year reflects the benefit |
from our investment activity, where we
have acquired or developed higher rated
assets and disposed of some poorer quality |
buitdings. it also reflects environmental
improvernents at our buildings and i
subsequently refreshing of EPCs. In addition,
our developrnent activity continues to
upscale the portfolids quality. i

" Inthe year, we undertock a substantial .

" us to have a better understanding of where

R AgB

number of EPC reviews along with
<30 more in-depth MEES reviews that allow

. |
improvements can be made.

We recognise that better EPC ratings are

" the first step towards achieving NZC and so

we are also undertaking NZC assessments
on certain assets, particularly ahead of
refurbishment works.

51%

— 6%

E

I invalid/Expired

- —1%

3%

Over the year:

P A-Bs increased from 47% to 51%

HEp A-Cs increased from 85% to 90%
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Responsible Business

and ESG review

continued

'Environmental

Improving the quatity of our assets

With a portfolio aligned to distribution, our
assets have a much lower carbon intensity than
sectors such as offices, residential and shopping
centres. As we have significantly increased aur
urban logistics exposure, we have moved away
from larger and newer logistics to well located
but typically older buildings.

| This provides significant scope forusto
make relatively cost-effective improverments

| that can materially improve the building's
i energy efficiency and extend its life instead

of redevelopment

[IMAGE REMOVED]

Solar PV installations

In the year, five solar PV systems were installed,
taking our total portfolio solar capacity to

3.6 MWp. These were relatively small scale
installations but we expect to materially add to
our solar capacity following the recent increase
in occupier interest; in our occupier survey, 55%
of occupiers said they were looking at installing
solar PVs. We are in discussion on a number of
near term projects and see the potential to add
4.5 MWD of solar based on current activity and
occupier discussions.

[IMAGE REMOVED]

Improving energy efficiency at Kings Langley
In the year, we acquired a 12,000 sq ft urban
warehouse with vacant possession, which

we upgraded and targeted an improvement
from an EPC'C’ to 'B. The rating was improved
through the removal of gas and installation of
LED lighting as well as new electric heaters and
an electric boiler. Further works were identified
that could potentially improve the rating to an
EPC A+/Net Zero rating, including Air Source
Heat Pump, Heat Recovery System and

Solar PV.

102-174
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EV car charging

As we recognise the growing importance of

EV charging, we have now signed two EV
partnership deals with Motor Fuel Group and,
most recently, Instavolt, to install EV charging
across a number of our long income sites.

The recently signed partnership with Instavolt
will see the installation of ¢.30 EV chargers
across an initial nine sites which will generate
¢.£0.1 million of annual income. The real benefit
will come from reducing carbon emissions and
attracting visitors at our properties.
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+ We also see investment activity as a key way

. ofimproving our assets and our acquisition
process and disposals analysis is increasingly
conscious of environmental considerations.

Outcomes

'5

I Solar PV installations in year

' 55%

of accupiers looking to install Solar PVs

1 Current & future actions

i = Measure emissions across all of the

~ portfolio by increasing occupier

' data coverage

"« Continued inclusion of green leases on
letting events

+ Continue programme of energy
assessments and develop energy
reduction plans with occupiers

» Measure and monitorimprovements/
progress at our buildings against
NZC targets

* Increase number of NZC ready buildings

+ Progress renewable, EV charging
and battery storage opportunities
with occupiers

LondonMetric Property Plc Annual Report and Accounts 2023



‘Environmental

Climate risk

QOur ESG focus has increasingly turned to
understanding the climate risks of our portfolio.

In the previous year, we undertook a signifirant
assessment of our business and asset resilience
against climate-related risks. The third party
assessment concluded that our sustainability
strategy is well-positioned to manage climate-
related risks and opportunities.

For the portfolic assessment, two climate
change scenarios were used to test a range of
outcormes and identify material climate-related
risks over the short, medium and long term
with likelihood and impact scores assigned to
each risk.

The table opposite shows that under the less
extreme scenarno (RCP4.5), transition risks are
the most significant for our business, whereas
under the more extreme scenario (RCP8.5),
physical risks are the most prevalent and will
have a greater impact.

At the asset level, an in-depth review was
undertaken on representative assets, assessing
their resilience to physical and transition risks.
Again, transition risks were higher for the assets
we assessed.

We continue to embed climate risk analysis
in our acquisitions as well as our portfolio
management and challenge our advisers and
the team to build in greater assessment of
climate risk.

In the forthcoming year, we will:

- Extend our risk analysis of the portfolio
based on asset locations;

+ Extend the transition risk analysis based on
energy performance and occupier carbon
emissions data;

+ Work with our environmental experts to
further include climate risk analysis in our
procedures; and

+ Build on our short, medium and long
term targets

I
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Physical risks (risk scoring on key risks)

iPCC RCP4.5 global emvissions scenano
{17-3.2°C of warrming by 2100)

Wl PCCREPE 5 global ermissions scenans
{3.2-5 4°C of warrming by 2100)

Extreme weather events

133

e =
IR —— 7

Heat Stress.

128

—— e

Flooding {coastal. fluvial)
hi 9.9
e

Heavy rainfall & pluvial flooding
84

13.3

' Transition risks’ {risk scoring on key risks)

Occupierfmarket dernand changes
176

I

|
Increased bullding standards
L B

¢

Financial markets impact
T
I  © O

Fuel source transition

— 138
S

1 Risks shown in graphs are top nsks for IPCC RCP 4.5,

Under RCP 8.5, nsks from insurance challenges and increased

energy demand and cost would have been included as top
four transition risk with scores of 14 0 and 13.0

° See pages 78 to 80 for further detail on climate
change scenarios
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Portfolio Flood Risk
We continue to increase our assessment of
the potential impact of physical changes on

our portfolio, such as extrerme weather and
longer term shifts in climate pattern.

During the year, we cantinued to manage
and mitigate our portfalio flood risk
assessment. We sold one asset that was
most at risk of flooding and undertook
further analysis on the other high risk assets.

We believe that, in most instances. proper
flood mapping or better consideration of
building levels would lower the risk profile
further, both across our ‘high' risk assets but
also our mediurm’ risk assets. We continue to
look at risk reduction actions.

Medium risk . 12%

High risk |d

Low risk

1%

map Only 1% of properties rated high risk .

wap Full portfolio reviews every three
years with ongoing monitoringon
higher risk assets

meP Detailed flood reviews undertaken
on acquisitions
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Responsible Business

and ESG review
continued

' Environmental

| S

Energy consumption

-3%

Over the year on
a like for like basis

Energy consumption fell 3% to 396MWh
on assets that were owned during both 2021
and 2022 (calendar years). The reduction
<an be attributed to the ongoing asset
upgrades to incarporate energy efficiency
measures. Absolute energy consurnption
across the whole portfolic decreased
by 10%.

Greenhouse gas
(GHG) emissions

[0

-4%

Over the year on a like for like basis
(location based)

Emissions fell by 49 on assets that
were owned during both the 2021 and
2022 periods.

Absolute emissions have decreased overall
from 19HCOse 1o 162tC0,e.

Data qualifying notes

This is the Company’s tenth year of disclosure
under the Mandatory Greenhouse Gas Emissions
Reporting regulations and third under the recently
introduced Streamlined Energy and Carbon
Reporting regulations.

During the year, the Company changed its reporting
period for Greenhouse Gas Emissions such that the
reporting period (current and historic) is the year

1o 31 Decemnber and not the year to 31 March as
previously reported.

This staternent has been prepared in line with the
main requirements of the GHG Protocol Corporate
Accounting and Reporting Standard and 150 14064-
1:2006.

Within Scope 1emissions, refrigerant-related
emissions for the period were de minimis.

Sources of greenhouse gas emissions?

Governance

Year to 31 December 2022
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Year to 31 Decermnber 2021

Tonnes
Tonnes of COe of CO:e Tonnes of CCe Tonnes of COe
{location-based {market-based (locavon-based (market-based
calculation)’  caleulation)? calculation)’ calculation)®
Scope 1
Energy  landlord-controlledgas _5_ v "
VoidEnergy  Void asset gas - 5. _ _ .8 A 7
Fugitive
emissions Refrigerant emissions De minimis  De minimis_ De minimis  De minimis_
Scope 2
Energy Landlord-controlled electricity 88 3 125 il
Void Energy  Void asset electricity o B3 2 % 24
Scope 3 Transmussion and
Energy distribution losses o e 9 B 13
Tenant Energy Landlord-obtained energy
sub-metered to tenants o & 18 o 0
Travel Emussions from employee
business travel for which the
company does not own or control 3 9 4 4
Total 162 103 . 199 95
Total (Ex
voids) 141 84 167 63
Intensity (Scope 18 2)
tCOze/Em netincome after administration costs 0.96 0.51 157 0.66

1 Forihe location-based’ inethud of emgsions calculations, standar

d emussions factors from the UK Government Ermissions

Conversion Factars for Greenhouse Gas Company Reporting 2021 and 2022 were used
2 Forthe 'market-based” methaod, the Cempany’s contractual instruments for the purchase of certified renewable electricity were

aceounted for
3 Disclosed emussions are 100% UK based

. Scope 2 dual reporting is undertaken, which

discloses ene Scope 2 emission figure according to a
location-based method and another according to a
market-based method.

" For the ‘location-based’ method of emissions

calculations, standard emissions factors from the

. UK Government Emissions Conversion Factors for

Greenhouse Gas Company Reporting 2021 and
2022 were used.

_ Forthe ‘market-based’ method, the Company's

contractual instruments for the purchase of certified

" renewable electricity were accounted for. For the
+ remainder of electricity which is not Rego backed,

UK’s residual mix factor was used to calculate the
associated emissions.

Ermissions from employee business travel (by
vehicle) have been calculated and reported under

" Scope 3 emissions. Emissicns have been calculated

on a distance travelled basis, where the relevant
vehicle ernissions factor has been applied to
expensed mileage.

Scope 3 Landlord-obtained energy sub-metered
to tenants, is calculated through submeter recharge.
These emissions are not included under Scope 2

to prevent double counting, however a Scope 2
conversion factor is applied to calculations.

An operational control consolidation approach has
been adopted.

Additional information has been provided through
the breakdown of void asset emissions in both
Scope 1and Scope 2. This is ta clearly demonstrate
where LondonMetric have operational control
thraughout the year and how void data impacts the
overall total emissions.

LondonMetric Pré;ertgplc Annual Report and Accounts 2023
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o
0.0

stakeholders

©e

Contractors
and Advisors

We rely on the support of a
diverse group of contractors
and advisors

> Learn more on page 70

100%

Contractor compliance

1-101 102-174
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Building and nurturing relationships with our
stakeholders is integral to our business model

and the way we work.

We work closely with our
occupiers to create high
occupational contentment

e Learn more on page 64

[IMAGE REMOQVED]

| e Investors
 Strong relationships with
| our investors are critical to us

" accessing capital efficiently

‘ 5 Learn more on page 72

c.240

Equity investors met
during the year

Our employees are critical to
our success and delivering on
our strategy

& Learn more on page 66

[IMAGE REMOVED]

@ Communities

Supporting local
communities and charities
is highly important to us

>iLearn more on page 74

51

Charitable causes

' supported in year

‘LondonMetric Property Plc Annual Report and Accounts 2023



Our sustainability performance
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Responsible Business

and ESG review
continued

[IMAGE REMOVED]

Why they are important to us
Brivers of income and capital growth

Lie at the heart of our business purpose

What is important to them

Fit for purpose real estate

Lease terms that suit their business model

Well des;igned and sustainable build?;és-_ ‘

Approachable and trustworthy landlord

Qutcomes

99.1%

portfolic occupancy

8.7/10.0

landlord recommendation score

99.8%

of rent collected

167

" occupier transactions

— Occupier survey results page 65

-

Strong customer focus

We recognise that when our occupiers
businesses thrive, our business also thrives.

" We treat our occupiers as customers and put

_ them at the centre of our decision making.

Our occupier-led approach provides us with

" market knowledge to better understand
~ future trends and make informed decisions.

Our high occupancy rate, rent collection and

" customer satisfaction scores demonstrate

the strength of these relationships.

102-174
Governance
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We aim to be a
real estate partner
of choice for our
occupiers.

Mark Stirling
Asset Director

Extending existing relationships and developing

new contacts continue to be a key focus for us.

Develop trusted relationships

Ouir strong occupier relationships reflect
our differentiated proposition where we:

+ Are approachable and actively engage
with our occupiers;

+ Strive to listen, fully understand
occupier requirements and create solutions
that are mutuatly beneficial; and

+ Make quick decisions, act swiftly
and deliver on our promises.

Customer satisfaction

We undertake regular surveys across our key
occupiers and undertook our fifth occupier
survey in March 2023,

Responses were received from occupiers
representing 46% of our income and the
feedback continued to be strong with

an average score of 8.7 out of 10.0 for
whether our occupiers would recommend
LondonMetric as a landlord.

" The survey continued to provide very helpful
. information for us to follow up on and include

in our wider decision making.

. How we engage with our occupiers

wEp Annual occupier surveys

18Mp Leasing and regear activity

WP Regular site visits and inspections

64

- Ml Energy saving discussions

P \Wider property needs discussions

' Board Engagement
* + Board provided with detailed analysis
of occupier transactional activity on
aregular basis
- Executive Directors feedback results
of rent collection to the Board
- Results of the annual cccupier survey
presented to Audit Committee each year
- Site visits provide an opportunity for
the Board to engage with custormers

LandonMetric Property Ple Annual Report and Accounts 2023




Occupier survey (March 2023)

21 of our occupiers were surveyed,
representing 88% of rent. Responses were
received from 71 occupiers representing
46% of rent.

Questions were asked about occupiers’
satisfaction with aur properties and their
locations, how satisfied they were with
LondonMetric and whether they would
recammend us as a landtord. We also
asked specific environmental questions.

As for the previous year's survey, we will
address the results of the survey and any
specific feedback through our ongoing

' occupier engagement,

. Encouragingty. wider sentiment from our
occupiers was upbeat, with 35% saying that

" they are looking ta increase their UK property

| footprint. A further 58% said that they expect
their footprint to stay the same, whilst those

| looking to reduce space was onty 7%.

Site visit at Eddie Stobart, Dagenham

Eddie Stobart has been a customer of ours for
anumber of years and, in 2018, we facilitated
amajor redevelopment and reconfiguration

of their 454,000 3q ft of logistics warehousing
in East London. We continue te remain close
to them and they kindly helped us to host
alarge investor visit at their site recently.

Extremely hands on and outside

the box thinkers. Importantly,

they are a pleasure to work with

and [ just wish every landlord
had the same approach.

Feedback from Eddie Stobart
as part of the occupier survey

R
1-101
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[CHART REMOVED]

Average

8.7/10

Recommend LondonMetric as a landlord

We scored an average of 8.7 out of 10.0 for
whether our occupiers would recommend
LondonMetric as a landlord. This compares

" with the 2022 result of 8.5.

" For our top ten occupiers, the average
. was higher at 9.2, up from 9.1in 2022

175-232
Financial statements
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[CHART REMOVED]

Average

| 8.1/10

' Satisfaction with our properties

. We scored an average of 8.1 out of 10.0
for satisfaction with our properties.
" This compares with the 2022 result of 8.3.

- For our top ten occupiers, the average
was higher at 8.2.

[IMAGE REMOVED]
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- Build relationships with our occupiers
and the property industry

" Allow us to execute on investment, asset
. management and development strategies

. Flexibility and wellbeing
Progression and career development '

Reward and recognition

I
1-101
Strategic report

Our sustainability performance

Responsible Business

and ESG review
continued

QOverview

The Company is highly focused with

© 35 employees and nine Non Executive
Directors. Since merger in 2013, employee
numbers have fallen despite a significant
increase in assets managed., This reflects
improved efficiencies and the tower
operational requirements of our portfolio.

[IMAGE REMOVED)

Culture and approach

We have successfully attracted and retained
a talented and loyal team.

Why they are important to us

This is reflected in our low annual voluntary
staff turnover rate which has averaged 6%
since merger. We believe this reflects our:

- Culture of empowerment, inclusion.

Responsibility for their wellbei ng
— openness and teamwork;

- Fair and performance

= { .
What is important to them based remuneration; and

- Small number of staff,
which allows a flexible
s and individual approach.

- i We also have a flat management structure
with clear responsibilities and decision
making processes.

Fairness and equality

Qutcomes

6%

staff turnover since mergerin 2013

94% .

of staff feel proud to work for the Company

© Employee survey results page 68

102-174
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How we engage with our employees

wsp Annual employee surveys

66

- (i Annual appraisals

wap Training

W Committee meetings

WP Regular business updates

Board Engagement
- Clear communication and regular
updates from the Chief Executive

- Directinteraction between the Board
and employees on an informal and
also formal basis at specific meetings

- Site visits for Non Executive
Directors facilitated and attended
by key employees

+ Liaison with workforce Non Executive
Director through employee events

We continue to ensure
that our employees
are properly supported
and incentivised.

Martin McGann
Finance Director

LondonMetric Property Plc Annual Report and Accm;:t; 2(5;3
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How we address employee needs

' Flexibility, wellbeing, satisfaction & safety

Our 2023 employee survey reflects ongoing high levels of satisfaction.
We have implemented more flexible working arrangements over
recent years covering dress code, holiday buy back, improved
systems ta enable home working and a core hours policy. We have
also significantly reduced office space, undertaken a major office

_ refurbishment and modemisation, as well as carried out a wellbeing

" review. Recognising that employees are no longer working from horme

- on aregular basis, we intend to upgrade our working space further
over the next year. Health & Safety is a key priority for us and our
policy provides for appropriate equipment, workplace assessments,
operational processes and safe systems of work.

@ See page 76 for further details on health and safety

Reward & recognition

Remuneration is aligned to personal and Company performance
with LTIPs that replicate arrangements for Executive Directors.

All employees receive a pension contribution of 10% of salary and
medical insurance with access to childcare, cycle to work vouchers
and a company car scheme, which allows employees to access
electric and hybrid vehicles.

In the year, and in response to the cost of living crisis, we made
one off payments to some of our employees.

I
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Progression & career development

An annual appraisal process is undertaken where training needs
and performance are discussed.

- We actively encourage training and we continue to monitor our
staff training each year.

. We continue to undertake ESG training across our employees,
encourage participation in Young Property Professionals’ groups
and offer secondment and work placement apportunities.

" Inclusion, fairness & equality

We strongly encourage input on decision making from all staff, wide
participation in Committee meetings and collaboration across tearms.
Regular business updates are provided by Executive Directors.

We promote diversity across knowledge, experience, gender, age

and ethnicity with a published diversity and inclusion policy in place
and support of the Real Estate Balance group. Whilst overall female
employee representation is good, we recognised that we needed to
specifically promote greater gender diversity. We continue to increase
fernale representation in our property team, supporting a recent
graduate joiner as she gains her relevant real estate qualifications.

Employee gender diversity
Directors Senior Leadership Team All employees @ Females
The number of Directors The number of members of the The nurmber of empiocyees @ Males
by gender; Senior Leadership Team by gender: by gender: ale

e For more information on
diversity, see page 128

LondonMetric Property Plc Annual Repoart and Accounts 2023



Our sustainability performance

Responsible Business

and ESG review
continued

I 2023 Staff survey

 97%
, staff survey engagement level

'94%

" are proud to work for LondonMetric

- 88%

agree the Company supports and promotes
social responsibility

85%

_ agree there is a strong culture of tearmwark
and collaboration at the Company

[IMAGE REMOVED]
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Survey breakdown of scores (percentage
of employees that responded with agree
or strongly agree)

Enjoy working at LMP
2023 ———85

2032 ——100

Company is considerate of life outside work

. -

2022 J——— 63

Company

The leaders dernonstrate that people are
important to the company’s success

N

00 p—— 77

Work gives a sense of personal achieverment
—

2022 p——— 79

Feel invalved in dedsions that affect my work
o

EZN

| believe | can make a valuable contribution
to the success of this organisation

-
—83

Employee

022

Overview of satisfaction survey

In February 2023, we undertook our sixth
annual employee survey to track changes
in staff satisfaction.

In total, we asked 55 questions, focusing on
the Company, the working environment, and
the individual Overall responses were received
from 33 staff members, with an engagement
of 97% compared to 94% in 2022,

175-232
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Survey Findings

Overall the survey is positive with 94%

of employees feeling proud to work at
LondonMetric. Employees remain highly
supportive of the Company and working
environment. it was noted that overall scores
were down from previous highs in some areas,
likely reflecting the wider macro environment
together with the challenges and dislocation
experienced acrass real estate investrent
markets during the year and real estate pricing
recalibrated in response to interest rate changes.
The highest scores were achieved as follows:

« Work gives the employee a sense of
personal achievement

+ Employees enjoy working at LondonMetric

+ The Company supports and promotes
social responsibility in its operations

» Employees feel they have access
to the technology and tools needed
to do the job well

+ Employees know what they need
to do to be successfulin theirrole

Whilst the office continues to be a desirable
place to work, the survey sought feedback on
improvernents that coutd be made. Following this
feedback, plans are being considered to further
improve the office erwironment. The Company
does not operate a formal work from home
policy recognising the benefits of being
together to learn, collaborate and problem
solve when all together and driving a strong
entrepreneurial spirit.

On the question on a scale of 1-10 how likely are
you to recommend LondonMetric to a friend, a
score of 8 was achieved. This was the same as
last year and confirms that we are stitl a friendly
and positive employer.

Andrew Livingston is our designated workforce
Non Executive Director and will keep providing
feedback from this survey and informal meetings
and discussions with staff in the coming year.

LondonMetric Property Plc Annual Reportang Accounts 2023
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The work of the designated workforce Non Executive Director

Andrew Livingston was appointed as designated workforce

Non Executive Director by the Board in 2019.

[[MAGE REMOVED]

Andrew Livingston

Appointed as designated workfarce
Non Executive Director in 2019

As Chief Executive of Howden Joinery Group
Plc, Andrew has experience of managing and
mativating a large team of employees. His work
as designated workforce NED ensures that the
Board has access to the views of the workforce,
regardless of their role or position, and provides
meaningful information that can be used by the
Board when considering the potential impact
of key decisions on employees.

Each year since his appointment, Andrew

has hosted an informal off site session for a
select group of employees. The Remuneration
Committee Chair attended the meeting

to welcome any questions from staff on
executive pay.

* The meeting was an opportunity for people !

to speak freely and openly and ask about topics |
discussed in the Boardroorm arid share their day
to day working experiences. Topics discussed
included the positives of being in the office full
time, work life balance, personal growth and
celebrations. Non attributable feedback was
relayed to the Board at its next meeting.

As a result of this feedback and subsequent
discussion, alongside the results of the
annual staff survey which Andrew also fed
back, the Board will focus on the following

" action points to drive the right behaviour

and support the wellbeing of employees:

102-174
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How does the designated workforce
NED consult with the wider workforce?
Consults directly with members

of the Senior Leadership Team

Holds own meetings with small diverse
group of employees

Reviews results of staff survéys

Staff liaison at Board and
Committee meetings

Attends site visits alongside staff members

His role was set out by the Board
to include the following:

Attend all staff presentations and other
events to give staff the opportunity to
get to know and liaise with him

Monitor the results of employee
engagement surveys and any actions arising

Feedback to the Board at meetings any
staff concerns and the results of surveys
and other liaison at least annwally

- Provide training and development
opportunities for staff, both professionally
and personally

+ Retain a flexible working arrangement
where it is good for the business

« Ensure employees rermain informed
of relevant business activities on an
ongoing basis

LondonMetricEperty Plc Annual Re-p_ort and Acceunts 2023
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and ESG review
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+ Why they are important to us

. Being a small team we are dependent on
a diverse group of key suppliers including
professional advisors and contractors

What is important to them

Fair payment terms
© and prompt settlement

" Good, effective and
+ stable working relationship

* Long term partnerships

Outcomes

13 days

~ Average payment

100%

* compliance with our Responsibte
Developmenit Requirements checklist

¢ Our Responsible Procurement Policy !

1 Our policy outlines our approach to \

' implernenting supply chain and procurement

" estate through our contractors and suppliers.
. it focuses on areas such as labour, human
" rights, health and safety, resource, pollution |

standards on developments and our existing

risk and community.

Contractors

QOur contractor relationships are highly
important in allowing us to deliver on

i our developments and refurbishments.

In conjunction with our external project
managers, our development tearm ensures that

' we select high quality and robust contractors

with a proven track record. We regularly review
the financial robustness of our contractors and
work closely with them throughout projects.

Our development team meniters progress and
tracks all elements of our projects including sub-

. contracted works. We stay in close contact with |

our contractors and arrange regular visits and
detailed reviews and checks of their systems
and processes.

" OurResponsible Development Requirements

checklist is used on all projects and sets
minimum requirements for contractors.
Compiliance with this checklist is mandatory for
all projects and sets minimum standards that
our contractors must meet. The checklist covers
environmental, responsible supply chain and
H&S standards. We also specify compliance by
contractors with the Considerate Constructors
Scheme on most of our projects where we
deemn it appropriate.

At project meetings, we challenge all of our
contractors to consider the environment,
biodiversity, locat community involverment
and local sourcing.

How we engage with our contractors & suppliers

Hup Regular project meetings

wap Annual reviews and audits on projects

P Regular meetings with property
and managing agents

e Sharing of learning between
different suppliers

Board Engagement
The Board or its Committees receive
regular presentations and reports from
its advisors who also regularly attend
Committee meetings.

We continue to advocate the Prompt
Payment Code and promote responsible
developrment standards.

The Board regularly visit development
sites with the Developrment team.

We value contractors that

" we can trust and develop
" long term partnerships with.
" Nick Heath

Head of Development

LondonMetric Property Plc Annual Report and Accounts 2023
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Managing Agents

Managing Agents are an important part of
the supply chain on our assets where there
are multiple occupiers in place. We selecta
few highly competent companies to deliver
our managing agent services.

Whilst our spend on these services is relatively
small, we continue to menitor their compliance
against our Managing Agents policies and
ensure that their sub-contractors are properly
appointed and compliant with our standares,
including responsible supply chain/anti-slavery

and human trafficking,

fIMAGE REMOVED]

[IMAGE REMOVED]
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CQhver recent years, we have undertaken a C 5 0
number of reviews of material sub-contractors I C.

employed by our key Managing Agents with |
a specific focus on sustainability, community,
legislation and employment. |

Other Suppliers

Properties managed by
five managing agents

We also rely on many other adviser

relationships as part of our activities.

These include investmenit agents, external
auditors, valuers, remuneration consultants,

tax advisors, environmental experts and ‘
i legal advisors.

Deeley Construction at our new Starbucks drive-thru development

LondonMetric has a longstanding relationship with Midlands based
contractor Deeley, having worked together on retail and industriat
projects for €12 years. We continue to enjoy working with Deeley, as
we share similar values on areas such as resporsible developrment and
procurement, and Deeley understand our requirernents. They were
recently appainted to build our new 1.840 sq ft Starbucks drive-thru
in Birmingharm, which is being constructed on land next to a Sofology
store that we awn and that was successfully completed by them in
2021, Works are well underway with opening expected laterin 2023.

Mildren Construction at our Weymouth development

Mildren has successfully worked as contractor on Phases 1and 2 of our
Weymouth long income development totalling 70,000 sq ft of new-
build pre-let retail space. Mildren were invited to tender for the scheme
due to their geographical location, expertise in similar construction
projects and their strong working relationship with LondonMetric.

Mildren has also been appointed on a new-build 41,000 sq ft pre-let
development in Uckfield, a development scheme that LondanMetric
are forward funding, which is due to complete in summer 2023.

LondonMetric Property Plc Annual Repeort and Accounts 2023
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Our sustainability performance

Responsible Business

and ESG review
continued

Why they are important to us
Continued investment and support

[IMAGE REMOVED]

Feedback and direction

What is important to them

Financial performance and progression

Well covered and growing dividend

Clear strategy, execution and reporting

ESG fully considered

Outcomes in the year

241

investor meetings

£675 million

debt facilities arranged or extended

2.7%

dividend progression

% | Equity Investors

results announcements.

We value our goad relationships with our
shareholders. Understanding their views
continues to be a top priority for the Board
and vital to the Company’s strategic direction.

The Company's principal representatives
continue to be the Chief Executive and Finance
Director who, along with the Head of investor
Relaticns and Sustainability, hold meetings
throughout the year and particularly fotlowing

Over the year, we met with ¢.240 equity !
investors through one to one and group
meetings. Unsurprisingly, with greater

uncertainty and a recalibration of the real

estate sector over the year, we saw a significant
increase in investor questioning and interaction
over the second half of the year.

A breakdown of meetings by type of investor
is shown in the chart opposite and key
investor activities are shown on the next
page. The Company continues to place great
importance on and engage with its private
wealth shareholders, who represented a

third of all shareholder meetings in the year.
We continue to enjoy strong analyst coverage |
and interaction with 13 brokers, which is
unchanged on the prior year.

Feedback remains very supportive and, as
would be expected, we continue to see a strong
focus on ESG matters, which are discussed in
nearly every meeting. Feedback on our ESG
performance remains very positive.

Foliowing further investor requests, we

have decided to respond to CDP (a global
disclosure systern for investors and corporates
on environmental issues} in their upcoming
annual assessment.

How we engage with our investors

19 Investor roadshows & conferences

@ Results presentations to analysts

nap Annual General Meeting

wmp Senior Independent Director meetings

_ P Debt refinancing activity

;e Site visits

[CHART REMOVED]

Equity meetings by
type of investor

1 Sectorspecialists

36%
2  Private Wealth 34%
3 Generalists 25%
4  Brokers 5%

Board Engagement

« Investor feedback provided regularly to
the Board by the Chief Executive

- Senior Independent Director participates

in hatf yearly roadshows, attending six
investor meetings during the year

+ Board attended the Annual
General Meeting

+ Board consulted with shareholders
on the Company’s Remuneration
Policy proposals

LondonMetric Property Plc Annual Report and Accounts 2023777



Our investor relations framework

The framework is set around our half yearly
results, and at other times in response to

ad hoc requests and where we undertake

UK regional and overseas roadshows and
investor conferences. Meetings and roadshows
keep investors informed of the Company's
performance and plans and allows them to ask
questions. Specific topics discussed during the
year included developmenit and implementation
of strategy. financial and operational
performance, the property market, the strength
of our occupiers and rent collection, our debt
structure and ESG considerations.

Shareholders are kept informed through results

staternents and other regulatory announcernents,
These are published on our website, affording all
shareholders full access to material information.

IP Morgan Asset Management —

investor site visit (November 2022)

As part of the launch of JP Margan's sustainable
infrastructure SICAV (a thematic fund focusing
on sustainable, mission critical assets), we
organised a site visit for ¢ 60 people consisting
of senior erployees from across JP Morgan's
global offices as well as some of their clients,

The two hour presentation and visit to our facility
i Dagenharm was led by LondonMetric's CEO,
Head of Development and Head of Investor
Relations and Sustainabitity, in conjunction
with key personnel from the occupier.

Debt investors and joint ventures

We continue to enjoy good relationships
across the debt capital markets and
continue to broaden our base of debt
providers. In addition, we continue

to enjoy strong relationships with our
remaining joint venture partners.

N
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The website also includes an investor relations
section containing all RNS announcements,
share price data, investar presentations,
factsheets and Annual Reports.

A live and on demand webcast of results and
a CEQ interview is posted twice a year on our
website. Individual shareholders can also raise
questions directly at any time through a facility

102-174
Governance

on the website. We complied with the European

Single Electronic Format ('ESEF’) regulations for
filing our Annual Report.

We continue to offer a scrip dividend alternative

to shareholders, which enables them to opt for
shares rather than cash with no dealing costs
or stamp duty. This scheme was renewed for

a further three years in 2022 and we continue
to have good levels of take up.

[IMAGE REMOVED] i

+ Further information on our financing activity

in the year is setout on page 55, including

" details on our sustainability-linked debt
| arrangerments. We continued to organise site

visits for our debt investors and, in September
2022, we arranged a day of site tours of assets
in Bedford and Brent Cross.
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Key investor activity in year

Qi

Site visit for .20 investors in North London

Full year results announcement/roadshow

Private wealth meetings (Birmingham)

US roadshow (New York & Boston)

Q2

Site visit for debt investors

Analysts ad hoc meetings

Q3

Private wealth meetings (Manchester}

Half year results announcement/roadshow

Holland roadshow

UBS investor conference (London}

Q4

Barclays investor conference (London}

Bank of America conference {London)

Eri/ate wealth meetings (Liverpool)
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Our sustainability performance

Responsible Business

and ESG review
continued

We recognise the importance of supporting ' How we engage with our communities
our local communities and engaging
with all local stakeholders. Our published

: ump Supporting local charities
| )

Community Policy outlines our approach " lamp» Encouraging local sourcing on projects
[IMAGE REMOVED] and we aim to maximise the local benefits ! »> gine Ng On proj
of our activities through: | 1amp Planning consultations

« Investing in local infrastructure through
| regeneration and creation of fit for ‘
_ ‘ purpose buildings; " 1w Engagement with local authorities

Creating jobs during development and ‘ ; o
refurbishment, typically using local . nap Suppoftmg local occupier initiatives

contractors and employment; T

ump Resident updates on projects

_ Why they are important to us
Considering communities local to our
activities is an important part of our
Responsible Business approach to doing
business and delivering our strategy.

«+ Bringing in long term occupiers who create

significant local ernployrment;

" » Partnering with local authorities and councils; [CHART REMOVED]

.+ Engaging with local residents and

communities, particularly during and Breakdown of

charitable giving

What is important ta them

Environmental and social impact post developments to ensure that
of our activities 7 they are fully involved: and
Employment opportunities ~» Ongoing involvernent in areas local to our

Investment into local infrastructure. properties by funding of local events and
- - i facilities and engaging with schools.

o Our Charity and Communities Working Group Corporate gif’ing 9%
utcomes , implements charity giving and co-ordinates 2 Employee giving 21%
k community involverment. We aim to allocate a 3 Asset Management
£1 04 I minimurm of £100,000 per year for charitable Development giving 20%
Chantable giving in year | giving across four key areas:
— ; « Spedific causes identified at a corporate level; | Board Engagement
51 + » Charitable causes identified by employees + Participation in charitable events

Charitable causes supported in year with all employees able to nominate
charities of their choice or allocate funds ‘
to match their own charitable activity;

organised by LondonMetric
+ Updates on charitable work

i+ Understanding of development
i related cornmunity matters
through project updates

.+ Development linked giving, supporting
causes near our development activity; and
- QOccupier or asset related giving, supporting
causes in conjunction with occupiers or near
our local assets.

This year, under our banking arrangernents
an extra £43,000 is available and has been '
earmmarked for charity giving as a resutt of us

+ hitting cur banking related ESG targets.
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Highlight charitable activity in the year

‘ Employee matching
Over the year the Company supported its employees charitable giving

initiatives donating £21,889 across a wide range of charities including
localised community initiatives.

Employee charitable giving included cycling 337 miles to Amsterdam
over four days for Keframa charity which supports building schools
in Uganda.

During the year, ernployees also spent their own time volunteering at
focal foodbanks in their local communities. In addition, the Company
has also supported its employees local communities with small
donations to local cormmunity sport clubs.

Real estate sector led giving
We continue to support LandAid, the property industry charity and
contributed £10,000 to LandAid in the year, some of which related to
employee giving. Qur participation in various LandAid initiatives means
that we remain a Foundation Partner.

LandAid runs a step challenge for two weeks each year raising money
to prevent youth homelessness. 94% of our employees participated
in the Steptober event, taking 6.3 million steps for the challenge, over
two weeks which is an increase of 20% on the previous year.

" Opentrail/Burlish Bike Park

As part of the A& Mucklow acquisition in
2019, we acquired 16 acres of woodland in
- Worcestershire as part of the transaction.

For the last three years, we have engaged
with Opentrail, a lacal charity, to transfer

+ the woodland to them at no cost to create a
community bike park facility comprising seven |,
bike trails, a dlubhouse, toilets and car parking.

1-101

Strategic report

175-232
Financial staterments

102-174
! Governance i

75

Investing in local communities
During the year, we continued to support local communities where

we have large investment exposure. In total we donated £58,149

to charities including foodbanks, the National Energy Action
and defibrillators.

As the cost of living continues to put pressure on families, during
the year we increased our contribution to foodbanks to £15.000Q in
communities local to our assets and people including in Kingston,

Tyseley, Weymouth, Bedford and Dagenham.

In conjunction with the British Heart Foundation, we have agreed
to install 12 defibrillators across 12 assets at a total cost of £60,000.

* Wider charitable initiatives
" Through employee voice, the Company supported local charities
- as well as global charities, in particular supporting causes related to

Ukraine, Turkey & Syria.

* Dunng the year, we gave £5,000 to Médecins sans Frontiéres to
. support their activities in this part of the world. We continued to
. suppart the Ukraine humanitarian crisis through a donation of £5.000.

Through an employee contact. we sponsored The Convoy of Hope
who drove ambulances full of medical supplies to Ukraine.

Over that time, we have assisted them on
* wider planning, construction and legal advice.

~ Opentrail has received over £200,000 of
contributions and grants, including £135,000
from Sports England and, following the

. transfer of the woodland, is now on site
constructing the facility with completion
expected in summer 2023,

[IMAGE REMOVED]

. Further details of the bike park can be found

. atopentrailco.uk/burlish-bike-park/
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Responsible Business

and ESG review
continued

- m ‘Governance

Govemance and compliance

The Board is committed to uphelding the
high standards of corporate govemante
and Responsible Business is animportant
part of ensuring that we deliver on those
high standards.

Overview

, Board representation
for Responsible Business

Group meetings and his reruneration is
linked to the Company achieving certain
Responsible Business related objectives.
Policies and statements

The Company’s overall Responsible
Business policy is available on its
website along with other related
documents including;

+ The Responsible Business Working
Group's terms of reference;

- Responsible Business targets;

+ Full Responsible Business reports;

+ Our approach to health and safety:

- Compliance and anti-
corruption procedures;

- Responsible Procurement Policy;
« Community Pelicy; and
"« Modem Slavery Act Staternent.

Confirmations

- The Company confirms that no human
rights concems have arisen within its

Martin McGann. Finance Director, represents ‘
the Board at Responsible Business Warking

© direct operations or supply chains and that

it has not incurred any fines, penalties or
settlements in relation to corruption.

The Company continually reviews
and updates all of these documents
as required.

Health and safety in focus
Responsibility and procedures

The Board is responsible for ensuring that
appropriate health and safety procedures

are in place. Mark Stirling, Asset Director,

is responsible for overseeing implementation of
our procedures and reporting back to the Board.
RP&P Management Ltd {RP&F} acts as our
Corporate Health and Safety Advisor.

- HA&S risks assessment and training
i Where risks need to be assessed under a

specific duty or regulation, we ensure that an
assessment is carried out and that all necessary

. actions are implemented. Health and safety

training is carmed out for employees and
additional training is considered on a case
by case basis.

Health and safety policy

" Our policy is regularly reviewed and addresses

three key areas of:

I. Employment - The policy ensures our
employees are offered a safe and healthy
working environment.

. Construction — Procedures and processes
have been developed to ensure we comply
with current legislation with a Project
Manager, Principal Designer and Principal
Contractor appointed on all projects
to oversee, manage and moniter health
and safety.

IIl. Managed properties — The majority of
our assets are let on full repairing and
insuring leases. For single occupier assets,
the occupier is responsible for managing
health and safety matters at the property
and the wider estate.

Where there are multiple occupiers on

the same estate, we appoint a Managing Agent
to manage health and safety matters relating
to common parts. The Managing Agentis
responsible for ensuring health and safety
assessments are completed and regularty
reported back to us.
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Health and safety in 2023
uap Quarterly internal meetings

wemp Half yearly project audits on two sites

wap Zero reportable incidents on projects

: mmpp Zero accident rate for employees

wap No prosecutions or enforcements

naPp Health and safety policy updated

Our contractor requirements
We have implemented robust processes

" to ensure that our contractors uphold our high

standards and minimise the environmental
impact from developments.

All of our contractors adhere to our Responsible
Development Requirements checklist, which
sets minimumm requirements for our main
developments on areas including:

+ Health and safety;

+ BREEAM Very Good or better standard
{where appropriate):

» Considerate Constructors
Scheme compliance;

+ Environmental impact monitoring;
+ Management and reporting of progress;

» Promoting local employment
opportunities; and

+ Fair remuneration for workers.

We continue to monitor compliance and
look at ways of improving our contractors
performance. During 2023, as part of our
. annual Contractor compliance audit, we
met with Redwood Contractors Ltd, who are
- one of our smaller contractors we use for
_ refurbishment work in the South. Their systerns
" and processes were found to be robust,
. including policies on human trafficking and
anti-slavery.

‘ See page 45 for further details on our audit
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Our sustainability performance

TCFD Recommendation
and Alignment

LondonMetnc has complied with the requirements of LR 9.8.6R by including our Task force on Climate-Related Financial Disclosures (TCFDY) Staterent
below, which is consistent with the TCFD recommendations and recommended disclosures, save for our continued work on financial quantification
(Strategy B} and (Strategy C) and ongoing efforts to improve the measurement and coverage of Scope 3 emissions generated by our tenants (Metrics
& Targets B). To date financial quantification has focused on areas provisionally identified as potentially having the most impact. Over the coming year,
LondonMetric intends to expand financial guantification to other climate-related risks and opportunities currently not yet quantified. Similarly, Scope 3
emissions are material for LondonMetric and we are rapidly working on increasing tenant data coverage and aim to report in full compliance in due course.

: Governance
A - Describe the Board's oversight of climate-related risks and opportunities

The Board provides oversight of the Company's Environmental, Social and Governance {ESG) matters and has overall responsibility for the Campany's risk
management framework, in which climate-related risks and opportunities are integrated. All principal risks, including those which are climate-related, are contained
within the Company’s risk register which i< updated and reviewed at least annuaily.

The Audit Committee assists the Board by reviewing the register and providing assurance an the rebustness of the systems in place for the identification, assessment
and mitigation of the principal risks facing the Company.

As part of this function, the Audit Cornmittee monitors and oversees progress against objectives and targets for addressing climate-related issues, ensuning that climate-related
matters are escalated to the Board as necessary. The Audit Committee is informed by members from the Company's Responsible Business Working Group {Working
Group), which provides feedback on climate-related issues, facilitates proactive climate-related risk management and is a sub-committee of the Finance Committee.

During Board meetings, which are held guarterly, risks are considered at a strategic level, which ensures that new and emerging risks, including those climate-reiated,
are identified and appropnate action is taken to remove or reduce their likelinood and impact. The Board receives quarterly board papers with updates on ESG matters and
a specific ESG update is presented to the Board at least annually by the Working Group to ensure that the Board can menitor progress against climate-relxted goals and targets.
Further ESG related information is provided over the course of the year on specific matters where appropriate including all investments, developments and disposals over
a certain value threshald where environrmental and climate-related risks are addressed, particularly around flooding risks, EPCs and costs to upgrade assets, where required.

e For wider cofporate governance reporting see page 102

B - Describe management's role in assessing and managing risks and opportunities

The Working Group and the Senior Leadership Team ('Seniar Tearn} work closely to ensure climate-related risks and opportunities are monitored and managed.
This collaboration is led by the Head of Investor Refations and Sustainability and the Finance Director, who are members of both and are ultimately responsible for
implementing Respensible Business matters.

Senior Team mernbers report divectly to the Board and Audit Committee. The Serior Team is responsible for orgoing risk identification, as well as the design, implermnentation
and maintenance of internal controls to mitigate identified risks. Certain members of the Senior Team attend the Investment, Asset Management and Finance sub-
committees to ensure that climate-related issues are monitored and escalated where appropriate as well as to ensure that oppertunities are considered and captured.

The Senior Team and the Working Group track key risk metrics and oppartunities on an ongoing basis. The Working Group supports the Senior Team in identifying
wider climate-related risks by escalating potential risks as well as ensuring the business is properly considering opportunities. The Audit Committee is respansible for
monitoring progress on Responsible Business initiatives as well as the effectiveness of risk management systems, intemnal controls and viability.

As pait of our climate risk assessment. 3 detailed climate risk governance gap analysis was undertaken by JtLin 2022 in alignment with the TCFD recornmendations.
This analysis is helping us to ensure that proper governance structures are in place to manage and oversee climate-related risks across the business.

Governance of climate-related risks and opportunities

Board | Audit Senior : Investment
of Directors Committee Leadership Tearn Committee
/‘\ Asset Management
‘ Committee
| Finance L :
Committee > Responsible Business

Worling Group
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Our sustainability performance
TCFD Recommendation
and Alignment
continued
- - Strategy - -

A - Describe the climate-related risks and opportunities the organisation has identified over the short, medium, and long term

As part of the climate risk assessment carried out in 2022 by |LL, we identified our potential climate risks and oppertunities. The assessment tested a range of
qutcormes at the portfolio level, under the RCP4.5 (low emissions) and RCPB.5 (high emissions} climate scenarios up until 2100 to identify material risks. Each risk was
assigned a score based on an over likelihood score using four sub-factors including likelinood, frequency, duration and velocity and an overall impact score based on
impact, ease and cost of mitigation and financial impact. Transition risks are more prominent in the near-term under the low emission RCP4.5 scenario, while physical
risks materialize in the largest severity over the longer termn under the high ernission RCP8.5 scenario.

The table below outlines the key physical and transition risks we identified over the shert term (1 -2 years), mediumn term {3 - 9 years) and long term (10 years+). In
selecting time horizons, we considered the fact that climate-related issues often manifest themselves over the mediurn and longer terms. The time horizons are based
on the profile of risks associated with real estate asset lifecycles, in line with the Climate Change Act. Climate transition opportunities are the most prevalent under the
RCP4.5 scenario, while for physical climate we only see risk mitigation under both RCP4.5 and 8.5 scenarios. This has been reflected in the opportunities section which
1s covered off further below this table.

Timescale Risk Description
Occupier/market Cecupier and market dernand is shifting from unsustainable products to low or net zero carbon assets with embedded
demand on-site dimate resilience. Derand may alsa shift away from certain geographies or sectors, while changing consumer
preferences could create occupier risk. As a result, occupiers could move away from less sustainable buildings and /or
Short term suffer business failure resulting in lower occupancy levels across our assets. -
Increased building Increasing policy mandates i the built envirenment that improve energy and resource efficiency and on-site climate
standards/regulation resilierce, may potenitially result in significant capex costs to meet the new standards. Failure to meet the regulations
could result in reduced asset value, known as a ‘brown discount, tenancy default risk and loss of incorne. The main such
risk concerns meeting Minimum Energy Efficiency Standards (MEES).
Financial market Market shifts in favour of low-carbon solutions and climate resitience as well as chmate events impacting our pertfolic
impacts/access to could create a competitive risk, particularly with respect to meeting stakehclder expectations and the potential isk from
capital reduced access to the equity and debt markets
Increased energy Changes to seasonal patterns, temperature extrernes and carbon taxation each could increase the operational costs of
_ demand/costs buildings and impact the rental value of inefficient assets as occupiers seek lower operational costs and in-built energy
Medium term resilience
Supply chain Physical impacts may cause widespread disruption to production within supply chains and resources, potentially
& resources 5ult|ng in business disru pt|on and tenant default risk, generatmg loss of incorme from our portfollo
[2LLETERLEIT-ZUGTL I Increased policy and legislation requirements to meet the transition requtrements of a low carbon economy could create
additional risks of legal action for breaches of compliance. In particular, further tightening of legislation on MEES or new
Bl legislation that aims to help the UK meet its Net Zero targets could add to the risk.
Insurance challenges Physical climate events or risks may cause the insurance industry to reassess prerniums and cover whereby premiums
could rise significantly or become difficult to secure, - ) - 1
Flooding Rising sea levels threaten coastal regions with flooding, erosion, salinisation and perrnanent land loss; excessive rainfall
{coastal, fluvial) or snow melt may cause rivers to exceed their capacity, triggering high capex costs to install resilience measures and ;
potentially significant repair costs to damaged assets which experience flooding. Only 1% of our assets have a high
flooding risk and, through our pertfolio management, we believe that we are able to mitigate our high and medium flood
risks over the short to medium term. - . -
Long term Heavy rainfall & There are increases in annual mean rainfall, where typicalty wet penods of the yearsee a funher increase in dally ramfalt

pluvial flooding Heavy rainfalt or rainfall aver a prolonged period may lead to more regular pluvial flooding (surface water flooding)
events, potentially causing business disruption and reduced asset values.

Heat stress Rising mean temperatures and extreme temperature fughs put pressure on both people and infrastructure. Significant
cost may be incurred to install cooling systems while poorly ventilated/cooled assets may see a downward pressure on
value and demand.

Extreme Storms, heavy winds, heavy precipitation, drought and snow are more frequent and severe. potentially leadlng to
weather events significant clean-up and reparr costs, capex costs for installing resilience measures and stranded asset risk for at-risk
assets.
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Strategy (continued)

Opportunities

As part of our climate risk assessment and our ongoing work, key opportunities have been identified as: securing a diverse range of premium tenants that have Net Zero
Carbon ambitions, enhancing LondonMetrics reputation and increasing asset values by investing further in renewable energy, utilising low carbon technology and further
improving the energy efficiency of buildings. This includes the opportunities we expect to realise as we implement our Net Zero Carbon Framework. As strong stewards
of underinvested assets with the expertise and capital to improve buildings, we continue to see opportunities to acquire poorer quality assets from less sophisticated
property managers where we can make material improvements and increase the income and value of those assets. Additionally, these opportunities include further
improving asset and business strategy climate resilience by proactively assessing and managing identified climate-related risks; gaining a competitive advantage (both in
terms of the attractiveness of our bulldings to occupiers but also maintaining an attractive cost of capital) and subsequently securing our long-term sustainability.

The Company expects to capture some of these opportunities in the short to medium term through enhanced spedification on refurbishment and development activities
across our portfolio, as well as joint collaboration with occupiers. However, it may take longer to capture these opportunities on assets with longer term leases where we
have no operational control and where the occupier is less willing to engage on opportunities.

B - Describe the impact of climate-related risks and opportunities on the organisation’s businesses, strategy, and financial planning

Business strategy and finandial planning are overseen by the Board, which recognises the importance of climate-related considerations across all activities. A key aspect of
LondonMetrics asset management strategy is sustainability performance improvernent. As well as reducing the carbon ernissions from the small number of assets where
we have ongoing control, we are helping to improve assets that the occupier has control over to make thern more resilient to clirate change through maintenance, energy
efficiency upgrades and the provision of renewable energy, which help to mitigate physical and transition risks. During our investment process, and on an ongoing basis,
we assess flood risk, along with the building fabric and the energy efficiency of assets to understand the climate and carbon related risks and costs involved in mitigating
those risks. In terms of MEES, we estimate the cost of bnnging all of our assets to an EPC rating of B’ s ¢.£25 million. However, we do not expect this to have a material
business impact as the upgrade costs would, in most instances, either be offset through higher rents or paid for through normal occupier incentive amangements.

As we implement our Net Zerc Carban (NZC'} strategy, in which we aim to reach Net Zero Carban in operation {Scope 1 & 2 emissions) by the end of 2023, in
developrment by 2030 and in tenant emissions (Scope 3 emissions) by 2035, the robustness of cur approach in mitigating clirate-related risks willimprove. As we
expect to achieve Net Zero for Scope 1 & 2 by the end of 2023, our plans for transitioning to our near term goals are nearing cornpletion. We are therefore prioritising our
longer term Scope 3 emissions targets and aim to drive progress in the near term by further enhancing data coverage and developing asset level transition plans.

Qver the coming year, LondonMetric will analyse the portfolic against the CRREM 1.5°C pathway to determine asset-level stranding risk and potential exposure to write-
downs. Supported by NZC energy audits, LondonMetric will be in a position to understand the technical interventions and the capital investrnent required to align stranded
assets, This includes the installation of Solar PV, where occupiers are increasingly installing their own systems or we are installing and receiving additicnal income. Here,
however, we are canscious that roofs of buildings need to be structurally strong enough to support solar PVs and this is increasingly being factored into our assessments.

As part of our strategy, we are collaborating with octupiers to assist thern in mitigating their own exposure 1o climate-risks, through measures such as greater adoption of
green lease agreements and encouragement to improve the green credentials of buildings they lease from us. Whilst development is only a small part of our activities, we
arc focusing on enhancing the sustainability features of ow developnents, which is seeing us undertake whole life embodied carbon assessrmenits, build to high standards,
and rinimise embodied carbon and offset remaining ernissions. In addition, where we acquire assets with future redevelopment potential, we factor in a potential cost for
offsetting embodied carbon. These actions will help to future proof our buitdings and allow us to take advantage of opportunities from the shift to a low carben economy
by improving occupier contentment, rental values and the value of our assets.

Following our climate risk assessment in the prior year, we are working to further embed strong sustanability performance into our overall strategy. As part of this assessment,
we conducted climate scenario analysis to model eur climate-related risks in two likely scenarios. We chose the intergovernmental Panet on Climate Change (1PCC?)
Representative Concentration Pathways (Pathways) {IPCC RCPs) which model distinct and plausible pathways for greenhouse gas emissions and average global temperatures
over the coming years and is in alignment with best practice. These scenarios are outlined in the section below. We will continue to build on our climate resilience planning
and continue with our NZC approach, which will further assist in future-procfing our strategy and financial planning in light of climate-related risks and opportunities.

’ For our NZC strategy see page 56

€ - Describe the resilience of the organisation’s strategy, taking into consideration different climate-related scenarios, including a 2°C or lower scenario

Our investrment strategy is to be agile in response to shifting market conditions. The Company's shift out of multi-let retail parks and offices into distribution assets that
have lower energy requirements means that the overall carbon footprint of our buildings is significantly lower today. Furthermore, our significant investment and disposal
activity over recent years along with our ongoirng upgrade work to buildings has upscaled the environmental quality of our portfolio. Where we have acquired assets over
recent years, principally in urban logistics, our approach has ensured that asset improvernent 1s embedded in our business case and/or there is a high intrinsic value of the
land which makes highly sustainable redevelopment or repurposing commercially attractive.

Cur detailed climate risk assessment, as surnmarised on the next page and In which one of the scenario ranges of 1.7-3.2°C was considered, has resulted in a better
understanding of our material climate-related risks and provided us with awareness of the mitigation measures to reduce our vulnerability and expesure to these risks,
which will enable us to preactively manage thern. Additionally, as we implerment our NZC strategy, this wilt help to mitigate a number of climate-related risks {transition
climate risks as well as heat stress). We recognise, however, that in order to fully assess resilience against different climate scenarios, LondonMetric first needs to guantify
the impact of all climate related risks and opportunities on our business, strategy and financial planning. Our plans to quantify stranding risk across our assets through
CRREM analysis will help us to better describe resilience across our portfolio.
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Our sustainability performance

TCFD Recommendation

and Alignment
continued

Risk management

A - Describe the organisation's processes for identifying and assessing climate-related risks

LandonMetrics overall risk management process is centred around the Senior Team, whose members are closely irwolved in day-to-day matters and have a breadth of
operationat experience. They support the process of identifying all emerging nsks and consider emerging climate-related risks that have the potential to adversely impact
the business and stakeholders. These clirmate related risks are then evaluated and monitored along with the other risk categories through Senior Tearn and Working Group
meetings. Any significant emerging risks are raised and discussed at Board level

In addition our two climate-related risk exercises applied two key IPCC RCP scenarios to get a detailed understanding of exposure to risks. One exercise was conducted at
portfolio level to assess its resilience to these climate-related risks whilst the second parallel exercise looked at the resilience of certain representative portfolio assets. The
partfolio exercise used the tPCC RCP4.5 and RCPB.5 scenarios, which represent a lower glabal emnissions scenarie (1.7-3.2°C of warming by 2100} and a higher ernissions
scenario (3.2-5.4°C of warming by 2100), respectively. The scenarios were selected to test a range of likely outcomes and identify material climate-related risks over the
shart, medium and long term.

This assessmment invatved in-depth analysis of up-to-date, peer-reviewed scientinc literature and was used to determine the frequency, duration, velocity and financial
impacts of a range of potential climate-related risks and an overall likelihood and impact score was assigned to our business’ principal clirnate risks. A summary of our
scoring on key risks under the different scenarios is covered on page 61.

The second exercise involved an in-depth review of representative assets’ characteristics and geographic location to determine resilience to physical and trans:tion risks,
identifying where thase assets are most at risk. Transition risks were the most prevalent at the asset level. In particular changing consumer preferences on cccupier/market
demand and increased building standards from an expansion and strengthening of the regulations featured highly. An example of & regulatory risk, that LondonMetric
assesses on an ongoing basis, is exposure to the more stringent MEES requirements. This is regularly monitored and assessed at an asset level. by reviewing EPCs for new
acquisitions; renewing expiring EPCs and instructing EPC improvernent plans for assets.

Both exercises have helped to identify robust risk rmanagement recommendations and these exercises will be refreshed at regular intervals.

B - Describe the organisation’s processes for managing climate-related risks

As outlined in the Governance section above, climate-related risks are managed collaboratively between the Board, Audit Cormmittee, Senior Tearn and Working Group.
The risk register is updated at least annually and is used to monitor identified principal risks, along with corresponding mitigation measures. Risks are evaluated an the basis
of likelihood and impact, which allows evaluation of an overall measure of each risk which is communicated to relevant levels across the business.

Acquisition surveys undertaken as part of our due diligence process for new investments evaluate climate-related risks, such as flood risk and energy efficiency. They
enable us to avoid purchasing assets with an elevated risk and no viable mitigating measures to pratect the portfolio from heightened dlimate-related risk. We use third
party professionals to provide regular updates and advice associated with regulatory changes to minimise non-compliance nsk. In response to the upcoming tightening
of EPC requirements as outlined in MEES, we continue to praactively undertake EPC reviews on potential investments and across our portfolio, along with more detailed
MEES reviews where appropriate, to ensure that the business is well prepared for the new standards.

Qur NZC strategy will allow us to mitigate several climate-related risks, for example increased cost of energy and carbon taxation, shifts in market demand and heat
stress. To enhance our ability to manage climate-related risks in tenant-controlled spaces, we seek to incorporate green lease clauses en lettings and are engaging with
occupiers around their operational behaviour, energy efficiency and data sharing. As part of aur risk mitigation, we continue to dispose of assets where we feel that there
are potential climate-related risks and where the market is not properly assessing these risks in their offer pricing analysis.

Going forward, LondonMetric will undertake CRREM analysis for the portfolio and undertake Net Zero energy audits for potentially stranded assets. These findings will
then be incorporated inte acquisition decisions, asset level business plans, planned refurbishments and asset disposal programmes to address transition nsks. Additionally,
the climate risk assessment we have undertaken, as described above, has informed risk management recormmendations that we look to continue to implement to further
improve our management of climate risks. These recommendations outline key actions that will allow us to prudently manage climate risks material to LondonMetric.

o For overall risk management see page 82

C - Describe how processes for identifying, assessing, and managing climate-related risks are integrated into the organisation's overall risk management

The identification, assessment and managerment of LondenMetrics climate-related risks is embedded into its overall risk management process. This is centred around the
Senior Tearn, whose members are closely involved in day-to-day matters and have a breadth of operational experience.

The inclusion of physical climate change and transition risks into our risk register reflects the integration of these risks into cur overall risk management strategy, as outlined
in the Governance and Risk Management sections above. in the year, we began to integrate the outputs of the climate risk assessments into our risk management
framewaork, The updated climate-related risks were finalised by the Working Group and reviewed by Audit Committee at the end of the year.

e For responsible business risks see page 92
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Metrics & targets

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

Based on our climate risks and opportunities and having reviewed both the TCFD all sector and sector specific guidance, we beiieve that the following metrics included
below are material and relevant,

|45 reported on pages 56-62 of this report. we inform our stakeholders about our key climate-related metrics for the portfolio by providing information on our energy
jconsumption and carbon emissions, EPC and BREEAM Very Good/Excellent ratings, flooding risk analysis, solar PV capacity installed (as well as near term potential to
install), proportion of leases sighed with green lease clauses and the percentage of the portfalio that we have collected occupier (Scope 3) energy dataon.

Energy consumption data provided includes- Absolute (MWh and % change) and like-for-like (% change); Scope 1. 2 and, to the extent procured by LondenMetric, Scope
3 GHG emissions - Absolute (tCOye and % change) and like-for-like {tCO;e and % change).

We believe that these metrics are the most appropriate for the Company at the current tme but continue ta review thern to ensure they are consistent with sector-wide
disclosure. At present, we don't have an internal carbon price, but are looking at this as part of our activities for the forthcoming year. Under the Directors' remuneration,
[for 2024 .and as set out on page 157, 10% of annual bonus is linked to achieving ESG objectives. ESG objectives relevant to the year are set out on page 165 and include
climate-related targets on solar PV installations, BREEAM ratings and EPC ratings.

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

[We disclose Scope 1, 2 and, ta the extent procured by LondonMetric in service charge assets, Scope 3 greenhouse gas emissions on page 62.

lAs Scope 3 emissions, from landlord-controlied service charge assets and single let Full, Repaining and Insuring ( FR'} assets, account for maore than 40% of our total
lemissions, this is matenal to LondonMetric. The vast majority comes from downstream tenant energy consumption. Through enhanced data collection methods recently,
[we have improved tenant data coverage considerably to 68% and are working to increase this further. But at this time, we are only in a position to disclose part of Scope 3
lemissions and are therefore not compliant on this disclosure but aim to be in the near future.

Ernissions are compared against calendar year 2021 to allow for companson with the prior year.

IGHG intensity metrics are reported as 1C0:e/£m and 1C0xe/sq ft. We have calculated and reported our emissions in line with the GHG Protocol Corporate Accounting and
Reporting Standard and ISO 14064-1:2006.

[Although we are not required to do so, we intend to provide our accupier's energy data {Scope 3) in our separate Responsibie Business Report, which we expect to publish
in june 2023.

For GHG emissions table see page 62

C - Describe the targets used by the organisation to manage climate-related risks and opportunities and performance against targets

12 ESG related targets were set in the year and these can be found at www.londonmetric.com/sustainability/olicies-documents-reporting, Six of these targets are directly]
related to the environment, including climate risk assessments, as well as targets that contribute towards improving LondonMetric's climate resilience. They comprise:

) minimising energy consumption on supplies that we as landlord are responsible for (Scope 1&2) and targeting like for like reductions on a year by year bass;

2

fa=

increasing renewable energy tariffs to cover 100% of landlord controlled electricity consumption by the end of 2023 (as part of us achieving operational NZC by the
end of 2023).

tracking and upgrading environmental performance of assets including; a) year on year increases in the percentage of the portfolio with an EPC rating of 'C’ or above;
and b) on all regears, lettings and vacancies, actively consider initiatives to innprove the asset’s green credentials, including adding in green lease clauses where possible
and aiming to increase the proportion of new leases signed (year on year) that have green lease clauses.

©

4

helping to reduce occupier energy emissions through: a) increasing occupier energy data (Scope 3) collection levels fon a sq ft basis) year on year; b) encouraging
occupiers 1o source renewable energy & work with us to implement energy savings initiatives; c) targeting the addition of Solar PV systems p.a. to the portfolio;

5

Demonstrating sustainability considerations on developments, including matters relating to climate change adaptation, energy efficiency and use of low carbon
matertal; and

6

Applying higher development standards, including the targeting of a minimurm BREEAM Very Good certification on all large direct developments.
' For progress against these targets, see pages 56-62
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Areview of our risk

Risk management

and internal controls .

Our risk management
processes enable us to be
flexible and responsive to the
negative impact of risk on the
business and remain critical to
our strategy of investing in real
estate that provides reliable,
repetitive and growing income-
led total returns and long term
outperformance.

Framework and responsibility

The Board
« Overall responsibility for risk
management and internal controls

+ Assess and monitor the business's going
concern and long term viability

+ Setstrategic objectives considering risk in
this process

- Determine appropriate risk appetite levels

+ Setdelegated authority timits for
senior management

Audit Committee

- Key oversight and assurance function on
risk managernent, internal controls. going
concermn and viability

- Report to the Board on the
effectiveness of risk ranagement and
control processes

Senior Leadership Tearn

- Identify. assess and quantify risk

- Implement and moenitor risk
mitigation processes

I
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Martin McGann
Finance Director
How we manage risk The Audit Committee

Our risk management framework ensures that
risks are managed in line with our risk appetite.

Cur Board

The Board is responsible for determining the
type and level of risk that the Company is willing
to take in achieving its strategic objectives and
has overall responsibility for establishing and
maintaining an effective risk management and
controls framework.

At each Board meeting, the Chief Executive

" provides an informative market overview
. covering overarching or longer term themes

and evolving trends within the sector, the
wider economy and the risk envirenment,

i in conjunction with the Finance Director as

required. This provides context and acts as
the primary stimulus for debate around risk,
essential for strategic decision making. A high-
level risk dashboard is also used to monitor
material issues, identify new and emerging
risks and further promote regular discussion.
Detailed papers on matters reserved for the
Board’s attention highlight areas of risk and
where sirnilar papers are circulated outside
of the Board's regular forum, Directors are
provided with an opportunity to discuss the

: proposals with senior management prior to

approval and later ratification by the Board as a
whole. Pertinent discussions between individual
Directors outside of scheduled rmeetings are
also brought to the Board's attention.

The Audit Committee assists the Board by
providing a key oversight and assurance role.

It appraises the risk management framework
in detail and seeks comfort that there is a
robust system in place for the identification,
assessment and mitigation of the principal risks
faced by the Group. The Committee reviews
the detailed risk register and management’s
assessment of the system of internal controls
annually, considers their effectiveness and
reports its findings to the Board. It also
undertakes thematic deep dives into significant

. or areas of increasing risk.

. Details of the Audit Committees work, findings

and recommendations during the year can be
found on page 85.

The Senior Leadership Team
The Senior Leadership Team ('SLT} is

. responsible for key operaticnal and financial

aspects integral to the management of the
business including ongoing risk identification
and the design, implementation and
maintenance of intemal controls in light of
the risks identified. The SLT comprises of

. departmental heads from all key business

functions with a diverse range of skills

' and experience.
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Ihe 511 1s supported by three sub-committees:
the Investment, Asset Management and
Finance Committees, which meet regularly,
each focusing on different areas of the business.
There are informal meetings at other times

and due to the size of the organisation, the
Executive Directors and SLT members are
involved in all significant business discussions
and decisions. These meetings and short
reporting lines ensure that risk awareness is
embedded within the organisation, facilitating
the early identification and monitoring of
emerging risks and the development of
appropriate mitigation strategjes based on

an assessment of the impact and likelihood

of arisk occurring, They also ensure that key
messages and decisions are fed down across
the wider workforce and significant emerging
risks are raised and discussed at Board level.

At a property level, deep occupier relationships
inform management and help them to
understand tenants’ needs and contentment
and gain insights into their businesses.

These relationships are one of the key tools
used to help source potential off market
opportunities as well as the identification of
emerging risks and trends. Management also
have strong banking relationships and more
broadly, regularly reet industry representatives,
shareholders and analysts. These relationships
are also used to identify emerging risks.

In addition, reports are commissioned and
briefings armanged on wide ranging pertinent
topics to understand changes within the real
estate sector and the wider economic outlook.

Risk register

Our risk register is reviewed and updated at least
annually by the Company Secretary assisted

by members of the SLT and includes meetings
with risk owners as part of this process.

Specific risks are identified, their significance
and probability ranked by management from
high to low with camesponding weightings to
reflect the potential impact on the business
which, when combined mathematically, result
in a gross risk rating,

L]
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Spedific safeguards are similarly
identified, rated from strong to weak with
corresponding weightings.

These are detailed in the register and combined
with the gross risk rating to produce an overall
colour coded net risk rating. Consideration is
given to the implementation of further actions
to reduce risk where necessary and every risk is
allocated an owner.

Details of how safeguards are evidenced are
noted in the register and risk owners and
timeframes are included for any action peints
arising from the review.

The main register is supplemented by the high
level dashboard used by the Board at each
meeting as described on page 82.

An effective risk
management framework
provides the Board with
confidence that the risk
inherent in operating the
business is successfully
being managed to the
extent possible to meet
its appetite levels.

Martin McGann
Finance Director

The Board aims to maintain

- a low risk appetite overall,

whilst balancing commercial
considerations.

. Martin McGann
_ Finance Director
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Internal control systems

An effective system of intemal controls is

integral to the risk management framework. |

- The key elements of the Groups internal '

control framework are outlined below.

.+ Adefined schedule of matters reserved

for the Board's attention

- Adocumented appraisal and approval
process for all significant capital i
expenditure and development |

- A comprehensive and robust system
of financial budgeting, forecasting
and reporting I

+ Weekly cash flow forecasting that s i
reviewed by the SLT

« Anintegrated financial and property
management system !

- Asimple and transparent organisational
structure with clearly defined roles,
responsibilities and limits of authority
that facilitates effective and efficient
decision making

+ Most staff work closely with SLT
members, who are involved in all day
to day operations and decision making,
facilitating supervision and monitoring

+ Disciplined meetings of the management
committees below Board

+ The maintenance of arisk register and
risk dashboard highlighting movements
in principal and emerging risks and
mitigation strategies

+ A formal whistleblowing policy and
annual performance reviews to enable
staff to voice concerns

The SLT oversees a detailed system of
processes and internal contrals covering all |
aspects of the business. These processes and
controls are considered on a continual basis
and medified periodically, most frequently

in response to changes in the Company’s

IT systerns or management processes,

for examnple moving from third party toin
house rent billing.
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A review of our risk

Risk management

and internal controls

continued

Determining appropriate
risk appetite levels

Our risk management framewark provides the
Board with confidence that the risk inherent

in operating the business is successfully being
identified and mitigated to the extent possible
to meet its appetite levels.

Risk appetite is the amount and type of risk
that the Board is prepared to accept or tolerate
in delivering its strategjc goals whilst ensuring
stakeholder interests are protected. The Board

1-101 102-174
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aims to maintain a low risk appetite overall,
whilst balancing commerciat considerations.

. Itacknowledges that no system can eliminate

risk entirely.

. The Board carefully considers and debates
" the wide range of factors under each category

below and the emergence of new risks.
These factars frame the extent to which
the Board is willing to accept some level

of risk or flex its existing risk appetite when
delivering strategic priorities and the Board

175-232

sets its risk appetite accordingly. This year,
due to the ecanomic climate and the impact
of macroeconomic uncertainties, the Board
reduced its appetite for certain risks.

The second table below illustrates some of

the material actions taken by the Board during
the year in response to the market backdrop,
particularly continuing high inflation and the
impact of rapidly rising interest rates on the real
estate sector.

Risk is considered under the three main categories shown below, but it is recognised that these are often interlinked.

Risk categories:

i Relating to the entire Group.

! Risk considerations:

1 Culture, strategy, the market, political,

, economic, employees, responsible

~ business practices, wider stakeholders,
' security, systerns, regulation.

Key actions this year in response to changes in risk appetite

" Risk considerations:
+ Appointment of new Chair in response
. to stakeholder sentiment.

Pages 88 to 99 include details of the Board's risk appetite pertinent to each principal risk identified.

Focusing on our core business.

Risk considerations:
Portfolio composition and

management, developments, valuation,

QCCUpiers.

Risk considerations:
Net divestment including earnings
accretive sales to reduce floating rate
debt and protect loan to value from
adverse valuation moverments,

Limited development exposure in
response to a deterioration in market
conditions and elevated inflation.

LondonMetric Property Plc Annual Repart and Accounts 2023

i Focusing on business funding, '
' Risk considerations: !
+ Capital markets, investors, joint

. ventures, debt, cash management.

Risk considerations:

New £275 millicn revolving credit
fadility to lock into similar terms and
pricing as our existing £225 million
facility due to the risk of tightening
credit and increased spreads and to
reduce refinancing risk for the next
three years.

£225 million of swaps purchased to
mitigate exposure to rapidly rising
interest rates.
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Audit Committee’s review of the effectiveness of risk rnanagement and internal controls

As described on page 82, the Audit Committee has a key oversight and assurance role and assists the Board in enabling it to confirm that a robust
assessment of the principal and emerging risks facing the Group, including those that would jeopardise its strategic pricrities, has been carried out
during the year. The Committee does this by undertaking a number of detailed reviews and appraisals to satisfy itself on the effectiveness of the
systemns in place for the identification, assessment and mitigation of the principal risks faced by the Group.

During the year, the Audit Committee carried out the following risk. internal control and thematic reviews on behalf of the Board taking into account the
evolving economic, geopolitical and regulatory considerations that have been prominent through the year.
Summary of the risk, internat control and thematic reviews carried out by the Audit Committee

Risks considered What was considered and outcome

ESG focused meeting  The Company’s ESG framework, the Board's abligations and responsibilities. external benchrnarking, net zero carbon ambitions and legislation,
{open to all Directors}  initiatives being undertaken, targets, TCFD and investor feedback.

Members were satisfied ESG is a key focus for management and a substantial amount of work is being undertaken with progress against targets.
Members considered the frequency of meetings and whether a separate ESG committee would be appropriate but decided against any changes
at this time as the current format works well and performance is best assessed over a 12 month period for a company with LondonMetrnics
portfalio and lease structure. Members recommended that a representative from the Company's extemnal ESG consultants attend the next
meeting.

The Company’s detalled Review of the register last updated in March 2023
risk register Members were satisfied that: all significant risks have been identified, each bears an appropriate risk weighting, each has identifiable safeguards to
mitigate its occurrence and patential impact and an allocated risk owner. Details on assurance, changes in the year and action points are recorded

with appropriate imeframes provided. No recommendations were made by members.

Internal controls Review of management's assessment of the existence and effectiveness of key internal controls.

valuation repert _ . T W
¢ : Pe Based on their review and consideration, members were satisfied that no significant weaknesses have been identified in the Group's internal

contral structure and systerns are effective. The Committee also considered and noted the controls work undertaken and reported on by the
external auditor. Members agreed a review of the Commpany’s financial processes may be beneficial in light of anticipated regulatory changes.

Report on the How cyber risk is managed, initiatives undertaken in the year and those planned for the forthcoming year.
Company’s IT and cyber ) . g . - ) .
secunty system Members appraised the Company's response to cyber risk and satisfied thernselves that this risk continues to be actively but pragmatically

monitared and managed and staff trining raises awareness of emerging issues and practices, They were assured by recent enhancernents made
to the IT infrastructure to improve security, data storage, resilience and the speed at which servers could be fully restored in a disaster recovery
situation, They were also assured by the results of the independent penetration testing undertaken. No recommendations were made.

Credit analysis report  Key information on the top 20 occupiers, new tenant due diligence undertaken and ongoing credit monitoring processes. Update on ‘watch list
tenants,

Members were satisfied management have appropriate processes in place which aren't heawily reliant on historic data. They were satisfied
management remain vigilant to the risk posed by the high inflationary environment and the pressure on occupiers particutarly those tenanits who
may be due material rent increases in the coming years. No recommendations were made.

Qutcome

Based on its review and assessment, the Audit Committee was satisfied that no significant weaknesses have been identified in the Group's internal
control structure and that an effective risk management systemiis in place. These findings were reported to and discussed with the Board. Accordingly,
the Board can confirm that a robust assessment of the principal and emerging risks fading the Group. including those that would jeopardise its strategic
priorities, was carried out during the year.
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Risk management update

Principal risks

Our principal risks and uncertainties are
identified and reported in pages 88 to 99.

They refer to those risks with the potential

to cause material hanm to operations and
stakeholders and could affect the Company’s
ability to execute its strategic priorities or exceed
the Board's risk appetite. Our principal risks
remain unchanged from last year.

Risk assessment update

This year has been dominated by a rapidly
changing economic and political environment
with geopolitical factors that have brought

an end to the era of low inflation and interest
rates creating material uncertainty and leading
to volatitity and repricing across the real

estate sector.

Read more in the Chief Executive's review
from page 15.

No new emerging risks have been identified
but several principal risks have increased as a
result of these and other factors. The Board has
modified its risk appetite where appropriate
and acted to mitigate heightened risk to the
extent possible.

Strategy, investment and valuation o

Real estate as an asset class is particularly
sensitive to changes in interest rates and the
material shift in monetary policy that saw the
Bank of England's base rate increase from
0.75% to 4.5% over the year ta date has

had a profound impact on real estate values
and liquidity. This led the Board to shift and
evolve its strategic objectives for the year as
it progressed.

Unsurprisingly, lower yielding, high growth
sectors took the brunt of the initial repricing

in the latter part of 2022. Our portfolio
suffered a negative revaluation movermnent of
£587.5 million over the year and this was the
main contributor of our EPRA net tangible
assets ('NTA)) decline of 23.8% per share to
198.9p. This should be taken in the context

of the £632.2 million valuation gain that we
announced only a year ago that helped move
our 31 March 2021 EPRA NTA from 190.3p per
share to 261.1p and illustrates why our portfolio
is not run over a 12 month investment period.

This year acquisitions have been limited at
£120 million, with most occurring before

. the summer. These were characterised by

quality urban buildings, in gocd geographies
{69% located in London and the South East)
in sub-sectors where we expect to enjoy

" income growth over many years, From the
. summer, however, the changes in monetary

policy started to bite and it became evident

- that the investment market was recalibrating

pricing rapidly with a material impact on

" liquidity. Such conditions make it difficult to
. establish fair value and consequently led the

Board to pivot away from net investment and
development funding.

Prior to the surnmer we atso recognised that
following the material yield compression in the
prior year, the market was pricing certain assets
at levels that were unjustifiable. We decided
therefore that we would take advantage of

the strong market to sell down some more
rature and non core assets where their income
strength and/or growth was less certain and
where the prices offered exceeded our own
expectations. This sales window closed rapidty.

We recognised that in a deteriorating market
we needed a margin of safety so commenced
a targeted sales campaign of further mature
and non core assets at the start of 2023
when sentiment improved slightly driven by
the perception that political and economic
conditions were becoming more stable and
equally that the long term fundamentals
underpinning our preferred sectors remain
compelling. This sales campaign was well
executed and included a number of multi-let
industrial units acquired through the Mucklow
acquisition in 2019,

Qur opportunistic sales were £273 million
for the year overall at a 1% premium to our
prevailing book value, crystallising a 45%
profit on cost, an attractive NIY of 4.7%

and demonstrating that, despite the macro
challenges, liquidity remains for well located

" assets in structurally supported sectors.

. By reducing floating rate debt, sales have

been marginally earnings accretive and have
helped to protect loan to value from adverse
valuation movements.

102-174
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° No significant change
. Decreased
. Increased risk

The lack of net investment has however directly
impacted our EPRA earnings ambitions for
the year.

Operationally, the Company continues to
perform strongly with the portfolio continuing
to achieve its objective of delivering reliable,

" repetitive and growing income as part of a total

return strategy. This reflects the fundamentals

_ of the Companyss ‘all weather’ portfolio which is
I supported by long term structural tailwinds.

Major event o

We introduced this principal risk category last
year. It captures risks associated with external

¢ factors outside the Company's contro! such as

major political or economic events and 'black

" swart or unexpected global, regional and major

national events or seres of events such as a
financial crisis, pandemic, acts of terrorisrm
or conflict.

This risk rernains high due to heightered
geopolitical tensions including anincreased risk
of escalation and a prolonged war in Ukraine
further impacting the economy and leading to
potentially higher for longer inflation. The recent
demise of several mid-tier US banks and Credit
Suisse’s required rescue has also impacted
financiaf markets. This has further increased
the risk of higher credit spreads and more
conservative lending among lenders already
responding to falling property values and rising
debt costs before the banking turmeil hit.

The Board continues to monitor these events
and focuses on what is in its control.

Capital and finance risk o

To mitigate our concems over rising credit
spreads and a more conservative lending
environment we completed a new £275 million
revolving credit facility during the year to lock
into simitar terms and pricing as our existing
syndicated £225 million facility. This three year
facility with two one year extension options
enabled a short dated facility to be repaid and
mitigates further refinancing risk for the next
three years. It also provides optionality for
investrnent opportunities coupled with the

~ proceeds of sales.
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During the year, the Board also reduced its
appetite for the level of floating rate debt and
subsequent exposure to rising interest rates
by purchasing £225 million of swaps at a cost
of £15.1 million. At the year end, 93% of drawn
debt carried a fixed rate of interest.

’ Read more in the Financial review on page 46.

Responsible business and sustainability 0

Stakeholder focus on responsible business
practices continues to increase with
particular attention on climate change from
an erwironmental perspective. A failure to
keep pace could have a profound negative
impact on our reputation, eamings, asset and
share liquidity.

Our approach to environmental matters
is granular, on an asset by asset basis, and
embedded across all of our corporate,
investment, asset management anc
development activities.

Infermation on our responsible business
objectives, initiatives undertaken and progress
against targets in our Responsible Business and
ESG review can be found on pages 54 to 76.

Post mitigation residual risk

I
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| Looking ahead

. We continue to live in a period of uncertainty
and current market conditions will

| undoubtedly impact our approach over the
next 12 months.

i Despite this uncertainty we continue to have
a high canviction that evolving consumer

i behaviour can produce strong tailwinds for
certain asset classes. The fundamentals of our

| core sectors remain strong with broadening
occupational demand and constrained supply,

i particularly around our major cities where

, land s ascarce and reducing commodity.

" These dynamics underpin our cument rental
levels which saw further strong growth over

" the last year and will come to the fore as

 volatility subsides and rational thinking returns.

We do not expect these fundamentals to
change any time soon and we witl continue to
take advantage of the tailwinds as part of our
strategy to constantly strengthen our portfolio
by selling mature assets and replacing

thern with quality assets that offer better
growth potential. This strategy. together with
capturing the embedded reversion through
active asset managernent, will continue to
deliver rental growth to offset the full impact
of the increased cost of finance and provide
earnings and dividend progression.

Governance
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Over the next year we expect the

recent market volatility to offer up more
opportunities from motivated vendors,
refinancings and poorly structured portfolios.

We believe the logistics sector has seen the
most liquidity over the last few months which
is why logistics valuations in March 2023 are
stronger than the market had been expecting
at the end of 2022.

Higher yielding ex-growth sectors have
rernained largely unscathed from the large
re-pricing movements that we saw in our
asset classes during the year which seems
irational While we expect some of our initial
movements to unwind, the decline in those
sectors is expected to accelerate as greater
liguidity returns and market data becomes
more evident and reliable. We believe

the greatest fallout is likely to be in those
sectors which face structural headwinds
and disruption from technology. increasing
environmental obsolescence and changing
consumer behaviour.

e Read more in the Chief Executive’s review on
page 15

The chart below illustrates the probability and post mitigation residual risk level of the principal risks which have been identified.
Risks are categorised in a manner consistent with the Board's risk dashboard which it considers at each meeting.

Moderate
™ @ Corporate risks

Probability —- -——-—— —

@ Property risks @ Financing risks

o Investment

o Valuation

e Responsible Business approach

o Major event
o Systems processes and financial management

e Regulatory framework
e Development

Transactions and tenants

e Hurman resources

o Capital and finarce

Strategy & its execution °

Negative impact on Group

- -=> Moderate
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A review of our risk

A review of our principal risks

e Ne significant change

“ Decreased
° Increased risk

Corporate risks

1 Risk

Strategy and Strategic objectives may be: - Suboptimal returns « Strategy and objectives are regularly reviewed by the Board and
its execution for shareholders adapted to changing market conditions and trends

Mitigation

+ Inappropriate for the

current economic climate + Missed cpportunities +  Strong occupier relationships and experience within our sectors
or market cycle . meffective thicat shape portfolio decisicns

« Not achieved due to management - Research assists our strategic decision making
external factors or poor + Wrong balance of skills and - We have a UK based, predominantly logistics portfolio in a world

implementation

resources for ongoing success leading ecommerce market

- We continucusly review and monitor our portfolio taking
into consideration sector weightings, tenant and gecgraphical

Impact on strategy
- B cancentrations, perceived threats and market changes, the

I o2 o balance of income to non income producing assets and asset
; ,0 I'lj ‘f“ -1l management opportunities
+ Our three year forecast is regularly flexed and reported to the Board
+ The SLT comprises departmental heads from all key business
functions with diverse skills and experience
Our refatively flat organisational structure makes it easier to identify
i market changes, emerging risks and monitor operations
+ High share ownership amaongst the management team aligns their
! interests with shareholders on all major decisions
|
1+ We remain alert to potentially disruptive technological
i advancement
i
I
2. Risk Impact Mitigation
Maior A market downtum, specific + Impaired revenue + We remain focused on what we can control within the business. This
event sector turbulence or business includes maintaining a high WALULT and low vacancy on a portfolio
gahig Y P

« Qccupier demand

may decrease of well located, UK only assets in structurally supported sectors and

a broad tenant base

disruption resulting from:

« A political or economic event

or series of events Asset liquidity and value

-« Qur strong occupier relationships provide market intelligence and
may reduce

help us nderstand our tenants businesses, their covenants,
+ A‘black swan unexpected elp us better underst

global, regional or major
national event or series of
events such as a financial
crisis, pandemic, acts of
terrorism ar conflict

+  Debt markets may be
adversely impacted

» Workforce resilience may
be impacted

Impact on strategy

o~
1l

needs, emerging trends and risks

We limit developrent exposure

We have flexible funding arrangernents froen a diverse pool of

lenders with significant covenant headroom and we regularly review

financing strategy

We nurture relationships with new and existing debt and

equity providers

We reforecast on a regular basis

We test our business continuity plan and seek to ensure the integrity

of our IT systems and cyber security through third party specialists

and training

Qur property assets are safeguarded by appropnate insurance cover
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Qwn Manage
. D Align portfalio to macro (3 Enhance asset value and
trends that are structurally cash flow
) supported ] (4" Improve quality
D Focus on long-let property with and sustanability

strang occnpier contentment
and rental growth prospects

of ou Bisets

Collaborate Generate

I8 Partner of choice mindset 7: Generate reliable.

6" Use the team's expertise to

make informed decisions Income
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repetitive and growing,

. Delver strong cash flows
and attractive tatal returns

Commentary

+ We continually upscale the quality of our portfolio | The Board continue to view the Company's strategic
priorities as fundamental to the business and events

to ensure it remains fit for purpose and can deliver
strong income growth choosing real estate for

its quality and location where we are more likely
to be a price setter than taker and attract quality
companies at higher rental levels

« Qur £120 million of acquisitions were
characterised by quality urban buildings, n good
geographies (69% in Lenden and the South East)
where we expect to enjoy Income growth over
rany years

+ We reacted to bids for assets with £273 rnillion
of sales of matureon core assets where strong
income andfor incorne growth is less certain
and where the price offered exceeded our own
expectations

+ Despite the market challenges and recalibration of
real estate values our portfolio metrics including
occupancy and rent collection remain strong
reflecting our asset selection. Even with net sales
and higher financing costs we have been able to
grew our EPRA eamnings by 2.9% to 10.33p per
share and our dividend by 2.7% to 9.5p per share
while maintaining dividend cover at 109%

Commentary

+ We are monitoring the uncertainty and
impact resulting from the war in Ukraine on
our econemy, financial systerns and tenants
businesses and remain alert to a heightened risk
of cyber attacks targeting our utilities, transport,
cemmunications and financial systems in
retaliation for sanctions mposed on Russia
and military support for Ukraine

We are alsc monitoring the impact of the recent
Credit Suisse and LIS banking failures on debt
availability and credit margins in the UK

+ Qur transactional activity continues to ensure that
our portfolio remains modern, fit for purpose and
positioned to cutperform. 96.9% of our portfclio
is weighted towards structurally supported sectors
with 73.1% in distribution and 23.8% in grocery
led long income which is operationally light and
let of f low and sustainable rents to operators with
resilient business models. We will continue to
broaden and improve the quality of our portfolio,
our geographical exposure and incorme granularity

Appetite

over the last year have not altered our long term
objectives. Our focus on the macro trends and how
i they define the winners and losers in real estate
has served us well over the years and continues to

| influence where we invest our capital. The Board's

‘ appetite for this risk is low.

Appetite

| The Board monitors the impact of such events
which are outside of its control and flex cperations

maximum extent possible.

accardingly. Focus remains on maintaining a robust,
‘all weather portfolio to withstand such shocks to the

Change in the year

o Increased risk

The last 12 months have experienced a period of
dislocation and we needed to shift and evolve our
strategic objectives for the year as it progressed.

We pivoted away from net investment and
development funding, prioritising the divestment

of mature and non core assets in a rnarket where it
has been difficult to establish fair value. This strategy
protected loan to value and the balance sheet

but lowered our EPRA EPS and dividend growth
expectations for the year.

We remain agile and our disposals and financing
activity put us in a strong position to take advantage
of the opportunities that we expect to see across
our preferred sectors where we can teverage our
asset managemenit capabilities that will enable us to
continue to grow returns.

Read more in

Chief Executive’s review page 13
Property review page 32
Financial review page 46

B Ci;alnge in the year

o Increased risk

| This year has been dominated by heightened
geapolitical tensions including an increased risk of

| escalation and a prolonged war in Ukraine. Recent

‘ months have also seen the demise of several mid-

| tier S banks and Credit Suisse's rescue. Our strong

. balance sheet and structurally supported sector

i choices have helped us navigate the macroeconamic
challenges caused by such events and focus on what
isin our control.

- We anticipate that we will continue to experience

! significant econemic and geopolitical uncertainty
over the next 12 moniths. These macro issues
continue to influence how and where we ailocate

| .
" capital and position our balance sheet,
Read more in

! Chief Executive’s review page 15
| Property review page 32
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A review of our risk

A review of our principal risks

continued

3.

Human
resources

4.

Systems,
processes
and financial
management

Corporate risks

Risk

There may be an inability to
attract, motivate and retain
high calibre employees in the
small team.

Risk
Controls for safeguarding

assets and supporting strategy
may be weak.

Impact

1-101

Strategic report

Impact

The business may lack the skill
set to establish and deliver
strategy and maintain a
competitive advantage.

Impact on strategy

.+ Comprermised asset security

- Suboptimal returns
for shareholders

I+ Decisions made on inaccurate

| information
|
|
Impact on strategy
P ~
ad

Mitigation

!
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. No significant change

. Decreased
‘ Increased risk

Mitigation

Our staffing plan focuses on experience and expertise necessary to
deliver strategy

Qur organisational structure has clear responsibilities and
reporting lines

Executive Directors and senior rmanagers are incentivised in a
similar manner. Both have significant unvested share awards in the
Company which incentivise long term performance and retention
and provide stability in the managerment structure

Annual appraisals identify training reguivements and
assess performance

Specialist support is contracted as appropriate

Staff satisfaction surveys are undertaken and staff turnover levels
are low

There is a phased Non Executive Director refreshment plan

Key man insurance is in place for the Chief Executive

The Company has a strong controls culture

We have IT security systems in place with back up supported and
tested by external specialists

Our business continuity plan is regularly updated

We have safety and security arrangements in place an our
developments, multi-tet and vacant properties

Appropriate data capture procedures ensure the accuracy of the
property database and financial reperting systems

We maintain appropriate segregation of duties with controls over
financial systems

Management receive timely financial inferration for approval and
decision rmaking

Cost control procedures ensure expenditure is valid, properly
authorised and monitored

LondonMetric Property Ple Annual Report and Accounts 2023
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Manage

Q Enhance asset value ang

D Align portfolio to macro
cash flow

trends that are structurally

supported . C4 . Improve quality
@ Focusonlong-let property with and sustanabibity

strong,nernier rantentment ul i azyels

and rental growth prospects

Collaborate Generate

7 Generate reliable,
repetitive and growing
income

§" Partrier of chewe mindset

‘6 Usethe team's expertise to
make informed deaisions
. Deliver strong cash flows

and altractive wotal returns

¢l

Commentary

Commentary

+ The SLT promotes talent development below
Board level

Alistair Etliott, former Senior Partner and Group
Chair of Knight Frank, has been appointed as
Board and Nomination Cormmittee Chair on
Patrick Vaughan's retirement

+ Kitty Patmore, serving Chief Financial Officer of
Harworth Group ple, has been appointed Audit
Committee chair on Rosalyn Wilton's retirernent

- The appointment of Suzy Neubert, brings
extensive capital markets and financial services
experience to the Board

- The staff survey responses continue to be
extrernely positive with respondents proud
and happy to be working for LondonMetnc
and highly confident in the decisions made
by senior management

+ Our designated workforce Non Executive Director
hosts round table meetings with a cross section
of employees annually to hear their views
and concerns

- Staff turnover remains low at enly 6% over the
last ten years

- 63% of employees participated in the 2023 LTIP

» We continue to take an active but pragmatic
approach towards cyber security, ronitoring
and building on our technical solutions alongside
raising staff awareness of emerging issues

and practices

+ During the year we enhanced our [T infrastructure
to improve secunty, data storage, resilience and
the speed at which servers could be fully restored
in a disaster recovery situation. We also tested our
resilience to cyber attacks through penetration
testing to ensure they continue to provide a
strong level of pratection

Appetite

Appetite Change in the year

S —
i . No significant change

The Board believes it is vitally important that the
Company has the apprapriate level of leadership,
expertise and experience to deliver its objectives
and adapt to change. Its appetite for this risk 1s

perceived risk.
therefore low. i

the next 12 months.

e Read more in

Management team page 110
People page 66

Nomination Committee report
page 124

page 139

Change in the year
The Board's appetite for such risk 1s low and
management continually strives to monitor and
improve processes to ensure they are fit for purpose.

e No significant change

the next 12 menths.

Read more in

| There has been no significant change In

We anticipate no significant change in this risk cver

Remuneration Committee report

There has been no significant change in perceived
risk. Cyber security remains an ever present risk.

We anticipate no significant change in this risk over

Audit Commitiee report page 132
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A review of our risk

A review of our principal risks
continued

Corporate risks

5. Risk

Responsible Nor-compliance with
TRy R:1a1e Bl Responsible Business practices.
sustainability

Impact

Reputational damage

Suboptimal returns
for shareholders
- Assget liquidily Hay
be impacted
Reduced access to debt
and capital markets

Poor relationships
with stakeholders

impact on strategy
i - -
I . o~
: -l
i
| .
|
6. Risk Impact
Regulatory Non-compliance with legal or Reputational damage -
framework regulatory obligations. increased costs
+ Reduced access to debt and

capital markets

Fines, penalties, sanctions

Impact on strategy

w s

Mitigation

+ We monitor changes in law, stakehalder sentiment and best

Mitigation

175-232
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e Nao significant change
. Decreased
o Increased risk

practice in relation to sustainability, environmental matters and our
societal impact supported by specialist consultants, and we consider
the impact of changes on strategy

+ We give proper consideration to the needs of our occupiers and

shareholders by maintaining a high degree of engagement. We also
consider our impact on the environment and local communities

Respensibility for specific obligations is allocated to SLT members

A Respansible Business Working Group meets at least three tmes a

year and reports to the Board
Staff training 1s provided

EPC rating benchimarks are set to comply with current and future
Minirnum Energy Efficiency Standards {MEES) that could impact
the quality and desirability of our assets leading to higher voids,
reduced income and liguidity

We consider environmental and climate change risk relating to our
assets and commission studies and reports

We work with occupiers to improve the resilience of cur assets and
their business models to climate change and a low carbon economy

Sustainability targets are set, monitored and reported

Contractors are required to conform to our responsible
development requirernents

\We manitor regulatory changes that impact our business assisted by
specialist support providers

- We consider the impact of legislative changes on strategy

We have allocated respensibility for specific obligations to
individuals within the SLT

|+ Qur health and safety handbook i1s regularly updated and audits are

carried out on developmenis to monitor compliance

» Qur procusement and supply chain policy sets standards for areas

such as labour, human rights, pollution risk and commmunity
Staff training is provided on wide ranging issues

External tax specialists provide advice and REIT compiliance
is monitored

LondonMetric Property Plc Annual Report and Accounts 2073
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Collaborate Generate

. § Partner of choice mindset 7 Generate rehable,

& Use the team's expertise ta
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repennve and growing

. Deliver strong cash flows
and attractive total returns

Commentary

- We held meetings with ¢.240 investors and
potential investors aver the year

« We continue to score well in ESG benchrnarks

+ 31% of our portfolio by area is rated BREFAM Very
Good or better, including 97% of developments
completed this year

+ 90% of our portfolio has an EPC rating of A-C.
We are targeting a minimurn C rating on all assets
by 2027 and have introduced EPC rating as a new
KPI this year

- Our Net Zero Carbon framework sets aut our
ambitions to become a zera carban business.
We have undertaken Net Zera Carbor, studies on
varipus assets along with reviewing our approach
to carbon offsets

.

Revolving credit facilities totalling £675 million
incorporate sustainability finked targets which
have all been met in the year

« We continue to score highly in stakeholder
surveys with a landlord recommendation score of
8.710.00 in our latest occupier survey

- Qur Communities and Charity Committee has
spent £104,000 in the year

- Inresponse to the cost of lving crisis, we made
one-off payrments to sorme of our employees

Commentary

» No significant new regulatory changes have
impacted the business this year

- We continued to undertake health and safety
site audits on our developrments assisted by
external specialists. This year this included our
developrnents at Weyrmnouth and Hackney.
Feedback has been positive and no significant
issues were identified

The Board has a low tolerance for non-cormpliance
with risks that adversely impact reputation,
stakeholder sentiment and asset liquidity.

Appetite

The Board has no appetite where non-compliance
risks injury or damage to its broad range of
stakeholders, assets and reputation.

Change in the year

. Increased risk

ESG significance continues to increase
for stakeholders, particularly in relation to
climate change.

We anticipate this risk will continue to increase
over the next 12 months.

Read more in

Responsible Business and ESG review page 54
Investors page 72

TCFD page 77

Developments page 45

Our full Responsible Business report can be
found at www.londonmetric.com

Change in the year
j e No significant change
¢

| There has been no significant change in perceived
risk. New regulations and evolving best practice will
continue to impact the business.

We antiapate na significant change in this nsk over
the next 12 months.

Read more in Responsible
Business and ESG review page 54
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A review of our risk

A review of our principal risks

continued

7.

Investment
risk

8.
Development |

LondonMetric Property Plc Annual Report and Accounts 2023

Property risks

Risk

We may be unable to source
rationally priced investment
opportunities.

Excessive capital may be
allocated to activities with
developrnent risk

Developments may fail to
deliver expected returns due
to inconsistent timing with
the economic or market cycle,
adverse letting conditions,
increased costs, planning or
construction delays resulting
from contractor failure or
supply chain interruption

1-101
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Impact

Ability to implerent strategy .
and deploy capital into value and
eamings accretive investments

is at risk.

Impact on strategy .

== s r
‘ M, "'f i al

Impact
' Pgorer than expected .
performance
Reputational damage .
|
i Impact on strategy .
- A
i "9 I.I .

Mitigation

Mitigation
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’ No significant change
o Decreased
o Increased risk

Management’s extensive experience and their strong
network of relationships provide insight iInto the property
market and oppostunities

We have a dedicated Investrment Committee led by SLT members
which meets regularly

Management have a proven track record of executing transactions,
making good sector choices and growing inceme even through
periads of uncertainty and volatibty

As an incorme focused REIT, development expesure as a percentage
of our total pertfolie is limited, typically well below 5%

We anly undertake short cycle and relatively uncormplicated
developrment on a pre-let basis or where there is high
occupier dermand

Development sites are acquired with planning consent
whenever possible

Management have significant experience of complex development

We use standardised appraisals and cost budgets and monitor
expenditure against budget to highlight potential overruns early

External project managers are appointed

Qur procurement process includes tendering and the use of highly
regarded firms with proven track records

We review and menitor contractor covenant strength




|
1-101

102-174 175-232
Strategic report a5

Governance Financial statements

.

Own Manage Collaborate Generate
@ Align portfolio to macro {3 Enhance assetvalue and 5 Partner of choice mindset Z Generate relable.
trends that are structurally ) cash flow "6 Use the team's experhise to repetitive and growing
supported (4 Improve quality make informed decisions {ncome
Focusunlong.-lztpmpertywrd‘» and sustamability . Deliver strong cash flows
strang accupier contentment of aur asscts and attractive total returns

and rental growth prospects

Commentary Appetite Change in the year

- As future interest rate expectations moderate The Beard continues to focus on having the right o Increased risk
some confidence 1s returning and we are maoving people and funding in place to take advantage of
away from pnce discovery towards greater opportunities as they arnise. The Board's aimiis to Qur opportunistic sales of mature and non core
equilibriurm in our preferred sectors. A current minimise this risk to the extent possible. assets have been at attractive yields and a narrow
lack of stack ‘'on the market' and sellers in surplus to prevailing book values crystalising
short supply has even resulted in some recent attractive returmns and demonstrating that, despite
competitive bidding the macro challenges, liquidity remains for well

- We rernain keen to seek further investment located assets in structurally supported sectors.
opportunities at a fair price but will cortinue Read more in Property review
to be patient, prioritising resilient returns from | page 32

high quality assets in strong locations within cur i
preferred structurally supported sectors, This I
approach, coupled with strong investor alignment, .
has always tempered our acquisition activity, ;
limited cur development exposure and framed
our disposal decisions

+ We continue to build on our strong occupier, !
developer and industry relationships and attract
off market opportunities through these

Commentary Appetite Change in the year

+ Having completed forward funding developments | The Board takes on imited speculative development. ' e No significant change
at Huntingten and Preston dunng the year, our although its overall tolerance for this risk is low. The
current developrnent exposure accounts for Board made a decision to keep new development " Our development exposure remains limited.
only 11% of the portfolio by value and largely and forward funding activity low during the year in meaning there has been no significant change in
camprises of twe further pre-let fundings response 1o the economic and market conditions. ' percerved risk during the year.

particutarly increasing inflation and finance costs and

+ The volatile economic and political environment falling real estate values.

that has dorninated events over the past 12
months has created material uncertainty )
and escalating inflation and barrowing costs. : Read more on Developments
Development risk has increased and we don't ' page 45
feet now is the time to have significant |
|

| We anticipate our developrnent exposure will remain
 limited over the next 12 months.

developrment exposure

- Land values have fallen considerably which.
as a well funded and experienced developer,
may create attractive opportunities for future !
developments. Our funding structure and track i
record also enables us to source and enter into |
accretive forward funding opportunities where |
development risk is mitigated |
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A review
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of our principal risks

Property risks

9. Risk Impact

Valuation Investments may fall in value. Pressure on net asset value

risk and potentially loan to value
debt covenants.
impact on strategy
M,

10. Risk Impact

Transaction + Acquisitions and asset Pressure on net asset value,

and tenant management initiatives may earnings and potentially

: be Inconsistent with strate debt covenants.
risk gy

Due diligence may be flawed ‘

Tenant failure risk ' Impact on strategy
Y T
M, AT e ]

Mitigation

1

Mitigation

102-174
Governance
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e No significant change
o Decreased
o Increased risk

few non core assets remaining

Qur focus remains on sustainable income and lettings to high

quality tenants within a diversified portfolio of well located assets.
We aim to maintain a high portfolio WAULT and low vacancy rate.
These metrics provide resilience and reduce the negative impact of

a market downturn

Trends and the property cycle arc continually monitored with
investrent and divestrment decisions made strategically in
anticipation of changing conditions

96

Qur portfolio is predominantly in structurally supported sectors with

Portfolio performance 1s regularly reviewed and benchmarked on an

asset by asset basis

The majority of our assets are single let and operationally light with

little or no cost leakage and defensive capital expenditure

We stay close to our tenants to understand their occupational
requirements to mitigate vacancy risk

We monitor tenant covenants and trading performance

We maintain a low loan te value, materially below maximum loan

covenant threshelds

Thorough due diligence is undertaken on all acguisitions
including legal and property. tenant covenant strength and
trading perfarmance

We screen all prospective tenants and undertake regular
reviews thereafter

Portfolio tenant concentration is considered for all acquisitons and

leasing transactions

We have a diversified tenant base and limited exposure to occuprers

in bespoke properties

Asset management initiatives undergo cost benefit analysis prior

to implementation

External advisors benchmark lease transactions and advise on
acquisition due diligence

Our experienced asset management team work closely with

tenants to offer them real estate solutions that meet their business

objectives. This proactive management approach helps to reduce

vacancy risk

We monitor rent collection clasely to identify potential issues

LendonMetric Property Plc Annual Report and Accounts 2023
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Commentary

+ The UK logistics occupational market remains
robust despite dermand moderating towards more
normalised levels. Vacancy centinues near an
all-time low and a reduction in new develepment
underpins rental growth, particularly for urban
where there is competing demand from a diverse
range of occupiers and land uses

+  48% of our portfolio is in the high growth regions
of London and the South East of England where
nearly 60% of our urban logistics is located

+ The ERV on cur logistics portfolio grew 11% last
year. Our urban logistics rent reviews were settled
at 1% higher than previous passing rents driving
like for like income: growth of 5%. Over the next
two years, our pipeline of rent reviews alone is
expected to add a further £11 million of annualised
contracted rent as we capture in built reversions

» We continue to have high occupancy at 99%,
a strong WAULT of 12 years and a gross to
net iIncome ratio of 99%. 63% of income has
contracted rental uplifts, 50% indexed linked with
caps typically at 4%, matenally below current
inflation. These. coupled with strong open market
reviews on the remainder of the portfolio, provide
positive earings trajectory, inflation protection
and total returns matenally higher than many
alternatives with the added security of the intrinsic
land value

Commentary

- During the year, 167 occupier initiatives added
£7.8 million per arinum of rent and like for like
income growth of 5.0%. Lettings and regears
added £5.1 million on average lease iengths of
ten years, with regears achieving rerts 21% ahead
of our previous passing. Rent reviews delivered
£2.7 million of additional rent, representing a 16%
uplift on a five yearly equivalent basis

+ Rent collection has remained high at 99.8%

+ Through our strong tenant relationships we are
menitenng the impact on our top occupiers of
high inflation

+ Dependency on our top ten occupiers is only
28%. No one temant accounts for more than 4.1%
ofincome

A|:)-p_e£ite_

Appetite
: There is no certainty that property values will be
; realised. This 1s an inherent risk in the industry. The
¢ Board alms to keep this nsk to a minimum through its
 asset selection and active management initiatives.

H

H

The Board has no appetite for risk arising out of poor
due diligence processes on acquisitions, disposals and
lettings. A degree of tenant covenant nsk and lower
unexpired lease terms are accepted on urban togistics
assets where there is high occupational demand,
redevelopment potential or alterative site use.

Change in the year
i o Increased risk

| We were not immune to the changes In monetary
i policy that caused the cost of capital to exceed the
i low yields of our high growth sectors and which

i caused a recalibration of values across the real estate
- sector. We believe the quick repricing of the logistics
! sector reflects a higher level of pricing evidence that

! contrasts with other sectors where there has been

| far less transactional evidence and more limited

- pricing adjustrents.

| A recent uptick in confidence provides evidence

! of sorme yield hardening for prime industral and

| distribution investments. Further softening feels

! more likely for secondary, poorly located assets

i and asset classes that face structural head winds.

% Qur portfolio remains strategically aligned to
1 structurally supported sectors where investor
" demand is high and the prospects for value

. preservation and growth are significant.

! ‘ Read mare in

Chief Executive’s review page 15
Property review page 32

Change in the year
. No significant change '

Portfolic resilience has been demonstratad through
our high occupancy and rent collection statistics.

We anticipate no significant change in this risk aver
the next 12 months but will continue to monitor the
effects of the challenging economic backdrop and
high inflatonary pressures on tenant businesses.

Read more in

Chief Executive’s review page 15
Property review page 32
Financial review page 46
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A review of our principal risks

continued

Hnandng

[ 102174 175-232

. Nao significant change

. Decreased
. Increased risk

1. Risk
Capital and
finance risk funds and available credit.

The Comnpany has insufficient

Impact

Strategy implerentation
is at risk.

linpaci on strategy

o

posh

Mitigation

We maintain a disciplined investment approach with competition
for capital. Assets are considered for sale when they have achieved
target returns and strategic asset plans

Cash flow forecasts are closely menitored
Relationships with a diversified range of lenders are nurtured

The availability of debt and the terms on which it is available is
considered as part of the Company's long term strategy

Loan facilities incorporate covenant headroom, appropriate cure
provisions and flexibility

Headroom and non financial covenants are monitored
A modest level of gearing is maintained

The impact of disposals on secured loan facilities covering multiple
assets is considered as part of the decision making process

Interest rate derivatives are used to fix or cap exposure to rising rates
as deerned prudent following specialist hedging advice

LondonMetric Property Plc Annual Report and Accounts 2023
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repetitive and growing
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‘5 Partner of choice mindset

make informed deasons
. Delver strong cash flows
and attractive total returns

Commentary

Due to concems over rising credit spreads and
amore conservative lending envirenment we
completed a new £275 million revolving credit
facility during the year to lock into similar terms
and pricing as our existing syndicated £225 million
facility. This three year facility with two one year
extension options enabled a short dated facility to
be repaid

£225 imillion of swaps were purchased at a cost
of £15.1 million to mitigate exposure to rapidly
rising interest rates. Sales have reduced floating
rate debt further. At the year end, 93% of our
drawn debt carried a fixed rate of interest up from
71% last year. Our cost of debt now sits at 3.4%
compared to 2.6% a year ago

Duning the year, we secured our first one year
extension over the £400 rnillion in our two older
revolving credit facilities. Post year end, we also
agreed the second one year extension on these

Following the year end, the bank facility on our
MIPP joint venture matured and was repaid
from the proceeds of sales and additional equity
funding from partners

We have substantial headroom under our lcan
covenants and our modest loan to value of 32.8%
pravides flexibility to execute transacticns whilst
continuing te maintain ample headroom under
our covenants

As at the year end, our debt maturity was at
six years with available undrawn facilities up to
£380 million

Appetite Change in the year

0 Decreased risk

Our refinancing activity has extended debt maturity
and mitigates further refinancing risk for the next
three years.

The Board has no appetite for imprudently low levels
of available headroom in its reserves or credit lines.
The Board has some appetite for interest rate risk and
loans are not fully hedged as they are not fully drawn
all the time. In responsc to the rapidly rising interest
rate environment, the Board reduced its appetite to
the level of unhedged debt and mitigating action
was taken.

We continue to tive in a period of uncertainty which
will undoubtedly impact our approach over the next
12 manths but feel we are approaching the point

where interest rates wiil start to stabilise or even fall.

Read more in
Financial review page 46
Going concern and viability page 100
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Going concern and viability

Based on the results of their
assessment which is detailed
below, the Directors have a
reasonable expectation that
the Company will be able to
continue in operation and
meet its liabilities as they fall
due over the three year period
to 31 March 2026.

in accordance with the 2018 UK Corporate
Govemance Code, the Board has assessed
the prospects of the Group over the following
time haorizons:

+ Short term —a period of 12 months from the
date of this report as required by the “Going
Concern'’ provision; and

+ Longer term —a period of three years to

31 March 2026 as required by the ‘Viability
Staternent’ provision.

Short term assessment

The Directors going concern assessment,
as required under provision 30 of the Code.
included consideration of the following:

« Principal risks and uncertainties facing the
Group's activities, future development
and performance, as discussed in the Risk
management and internal controls section
of this report on pages 82 to 99;

- The business strategy and outlook as
discussed throughout the Strategic report;

- Theimpact of higher inflation and a shiftin
menetary policy to increase interest rates,
on the property market, our occupiers,
valuations and earnings;

+ The financial position and liquidity including
available cash and undrawn facilities, timing
of debtrepayments and headroom under
financial loan covenants:

Ir.;)rndnnMPn?il;rinr'ry Pic Annnal Repart and Accounts 2623

- The Group's short term cash flow forecast

which is reviewed regularly by the Senior
Leadership Team ('SLT); and

- Rent collection rates, which are circulated

weekly to the Executive Directors and
senior managers.

" The Directors' took into account the
following key financial metrics to support
their assessment:

« The Group's financial position was

strengthened in the year by a new
£275 million revolving credit facility and
extended maturity on £400 million of debt;

- Post year end, we agreed the second one

year extension on two of our revolving credit
facilities and the MIPP debt facility was
repaid in full;

+ As at the date of this report, the Group has

mitigated refinancing risk in the next three
financial years;

The purchase of £225 million interest rate
swap derivatives at an average rate of 2.52%,
and the repayment of floating rate debt
following disposals, increased the proportion
of debt hedged to 93% at the year end:

- Loan to value remains modest at 32.8%;
+ The Group had available cash and undrawn

facilities of £416.5 mitlion at the year end
and significant headroom under financial
loan covenants;

- At 31March 2023, the Group's gearing ratio

as defined within its unsecured facilities

and private placement loan notes, which
together account for 93% of debt drawn, was
51% (maximum 125%) and interest cover
was 4.7 times (minimum 1.5 times): and

+ Rent collection rates continue to be very

strong, with 99.8% of rent due in the year
collected. Occupancy remains exceptionally
high at 99.1%.
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Going Concern Statement

On the basis of this review, together with
available market information and the
Directors experience and knowledge

of the portfolio, they have a reasonable
expectation that the Company and the
Group can meet its liabilities as they fall due
and has adequate resources to continue in
operational existence for at least 12 months
from the date of signing these financial
statemenits. Accordingly. they continue to
adopt the going concern basis in preparing
the financial statements for the year to

31 March 2023.

Longer term assessment

The Board reviews and challenges the period
over which to assess viability on an annual basis
and have determined that the three year period
to 31 March 2026 remains an appropriate
period over which to assess the Group's viability,
as in previous years, for the following reasons:

+ The Group’s financial business plan and
detailed budgets cover a rolling three
year period;

» ltis a reasonable approximation of the time

it takes from obtaining planning permission
for a developrment project to practical
completion of the property:;

- The average iength of the Group's
developments that completed in the year
was less than one year;

+ The weighted average debt maturity at
31 March 2023 was 6.0 years: and

« Three years is considered to be the optirmum
balance between long term property
investment and the difficulty in accurately
forecasting ahead given the cyclical nature of
property investment.




Assessment of viability

The Board conducted this review taking account
of the Group's business strategy, principal and
emerging risks, financial position and outlock as
discussed throughout the Strategic review and
as already considered as part of the assessment
of going concem above.

The Groupss strategy is reviewed by the Board at
each meeting to ensure it rerains appropriate
given changing macroeconomic conditions and
shareholder expectations.

Strategy was also discussed at three off site
lunches in the year that were also attended by
the Investment, Asset and Strategy Directors.

As the Groups hybrid model of logistics and
long incorme continues to generate strong and
sustainable returns for shareholders, no changes
were made to the business model which
focuses on income progression through asset
managerent and on its financing strategy to
manage interest rate and refinancing risk.

The business plan is structured around the
Groups strategy and consists of a rolling

three year profit forecast, which factors in
deals under offer, committed developments
and reinvestment plans. It considers capital
commitments, dividend cover. loan covenants
and REIT compliance metrics. The SLT
provides regular strategic input to the financial
forecasts covering investment, divestrment
and development plans and they consider the
impact to eamings and liquidity. Forecasts are
reviewed against actual performance and
reported quarterly to the Board.

When assessing longer term prospects, the
Board is mindful of the following;

.

Income certainty, with 63% of the
Group's rental income benefiting from
contractual uplifts;

Incorne diversity. with 28% of rent due from
our top ten occupiers;

Strong relationships with debt providers,
evidenced by the new £275 million facility
campleted in the year and one year
extensions on two RCFs;

1-101 102-174
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« Substantial liquidity, with undrawn debt
facilities and cash of £416.5 million at the
year end, mitigating refinanang risk in the
next three years;

+ The Group’'s proven track record of executing
transactions, making good sector choices

and growing income even through periods of
! Sirnilarly, rental income would need to fall by

significant uncertainty and volatility; and

- The Group's ability to be flexible and react
to changes in the macroeconomic and
property markets, including over the past
year where the strategic pivot to disposals
has helped to manage LTV as property
values have fallen and reduce exposure to
floating rate debt.

The business plan was stress tested to ensure it
remained resilient to adverse movements in its
principal risks including:

+ Changes to macroeconomic conditions,
including higher inflation and interest
rates impacting rent, finance costs and
property values;

« Changes in the occupier market including
tenant failures impacting occupancy levels
and lettings;

« Changes in the availability of funds and
interest rates: and

+ Changesin property market
conditions impacting investment and
development opportunities.

Reverse stress testing was undertaken, which
considered the following scenarios:

+ The amount by which property values would
need to fall before the gearing covenant
was breached;

+ The amount by which rent would need to
fall before the interest cover covenant was
breached; and

- The amount by which interest costs would

need to rise befare the interest cover
covenant was breached.

" 62% orinterest payable rise by 180% to breach

175-232

Under the Group's unsecured and private

placement debt facilities, that together account

for 93% of the Groups borrowing including its
share of joint ventures, property values would

need to fall by 38% before the banking gearing
threshold was reached and this would equate to

a loan to value ratio of 53%.

the interest cover covenant.

Throughout the scenario testing, the Group had
sufficient reserves to continue in operation and

remain compliant with its banking covenants.

This testing, combined with the Grougs strong
financial position, rent collection evidence,

and mitigation actions available including
deferring non committed capital expenditure
and selling assets, supports the Groupss ability

" to weather unexpected and adverse economic

and property market conditions over the longer

+ term viability period.

Although the Board's review focused on the
three year viability assessment period, it also
considered the Company's longer term success
as noted on page 120 of the Governance report.

Viability Statement
Based on the results of their assessment,
the Directors have a reasonable expectation

that the Company will be able to continue
in operation and meet its liabilities as they

fall due over the three year viability period to |

" 31 March 2026.

LondonMetric Property Ple Annual Report and Accounts 2013
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Governance Overview

Our strong governance framework
underpins the way we manage the
business and supports the successful
delivery of our strategy in a way that is
both legally compliant and responsible.

This report sets out the Cormpany's

governance policies and practices

and explains how the Board and its [IMAGE REMOVED]
Committees discharge their duties,

apply the principles and comply with

the provisions of the UK Corporate

Governance Code.

106

Board leadership
and company purpose

Chair's introduction
Board of Directors
Management team

Provides an overview of how the Board leads, its Cur cultural framework

activities in the year and how it has considered its
slakeholders and S172 responsibilities, The Board in action
Companies Act 2006 Section 172 Statement

How the Board monitors culture

Board meetings and attendance during the year

(VA

Division of responsibilities

Leadership framework
Leadership roles and responsibilities

Sets out the roles of Board members and framework
for Board Committees.
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124

Composition, succession
and evaluation

Nomination Committee report
Board composition and succession planning
Beard appointrment, induction and training

Diversity and inctusion

Sets out the practices in place which ensure the
Board and its Committees have the appropriate Board performance evaluation
balance of skills to govern the business and

operate effectively.

132

Audit, risk and internal control

Audit Committee report
Financial reporting and significant matters
Sets out how we monitor the Integrity of the Risk management and internai control

financial statements and oversee risk management External audit and audit tender
and internal control. Regulatory compliance

139

Remuneration

Remuneration Committee report
Directors’ Remuneration Policy
Sets out Directors remuneration arrangements, Annual Report on Remuneration

implementation and alignment with strategy and the Directors' remuneration at a glance
wider workforce. Implementation of policy next year

171

Report of the Directors

Report of the Directors

Directors’ Responsibilities Staterment

Sets out our regulatory compliance and provides
details of the 2023 Annual General Meeting.

LondénMe:ric Property Plc AnHuaThepor: and Accounrts 2073
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At a glance

Board changes

In January 2023, we announced
that Alistair Elliott, who joined the
Board as a Non Executive Director
in May 2022, will be apponted as
Chair of the Board and Normination
Committee with effect frem 1 July
2023, succeeding Patrick Vaughan
who served throughout the year.

[IMAGE REMOVED] As aresult, from the date of his
appointment as Chair of the Board,
we will be fully compliant with
Provision 19 of the Code.

{IMAGE REMOVED] [IMAGE REMOVED]

In March 2023 we announced the appointment Kitty Patmore replaces Rosalyn Wilton as Audit

of Suzy Neubert as a Non Executive Director of Committee Chair following her retirement in May
the Board, succeeding Rosalyn Wilton who has 2023 and Suzy Neubert becomes a member of the
served for nine years and retires in May 2023. Audit Committee

Fernale representation on the Board was 36% at the

year end

e Read mare about Board appointments on page 127

A Balanced Board

36%

Female representation
At 31 March 2023

1 Board member

Ethnic diversity
Al 31 March 2023

100%

Board meeting attendance
During the year

70%

Board independence
At 31 March 2023

Read more about the
Board of Directors on page 108

Board focus

Earnings growth and a progressive dividend
Arrar;éed new debt and heagag 7
Focus on LTV e
Appro\-'ed transactions toté@ﬁ‘?j million
;dgressed ESG journey I
Determined new Remuneration PO““‘CT N
Audit tender and recommendation 7

internal performance evaluation

e Read more about the Board in action on page 115

LondenMetric Propé;’tyiﬁlc Annual Report and Accounts 2023 )
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£273m disposals
£275M e et

32.8%
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Statement of compliance with UK Corporate Governance Code

The Board has considered the Company’s compliance with the provisions of the UK Corporate Governance Code (the ‘Code’)
published by the Financial Reporting Council in July 2018, publicly available at www.frc.org.uk.

The Board considers that the Company has complied with the provisions set out in the Code throughout the year under review
and to the date of this report, except as set out below:

Provision

Explanation

Current status

19

The Char should not remain in post
beyond nine years from the date of their
first appointrnent to the board.

For the period 1 April 2022 to 11 July 2023, we were not
compliant with Provision 19 of the Code as our Chair
during this peried (Patrick Vaughan) had served for more
than nine years. The Board felt that this was necessary
on a short term basis in order ta facilitate an orderly
succession and protect the stability in the leadership
tearn during particularly uncertain times.

We apponted Alistair Elliott as independent
Non Executive Chair with effect from 11 July
20723 and are now fully compliant with
Provision 19.

The pension contribution rates for
Executive Directors, or payments in lied,
should be aligned with those available 1o
the workforce.

The maximum pension contribution for newly appointed
Executive Directors 1s 10% in line with employees.

From 1 April 2022 to 31 May 2022 Executive Directors
received a salary supplement of 12.5% in lieu of pension
contributions which reduced to 10% from | june 20322,

We were fully compliant with Provision 38 from
1June 2022 as the pension contribution rates for
all Executive Directors was 10% (aligned with
the wider workforce).

In addition to formal general meetings.
the Chair should seek regular
engagerment with major shareholders
irvorder to understand their views on
governance and performance against
strategy.

During the year, Robert Fowlds, as SID attended six
meetings and conferences with shareholders alongside
the Executive Directors, and independently fed back
matters arising and viewpoints at Board meetings. The
Chair did not attend investor meetings as it was felt that
Robert had significant relevant experience and was an
independent sounding board for investors and therefore
an appropriate point of contact.

The Board feels that it will be beneficial for
Alistair. as the newty appointed Chair, to attend
investor meetings outside of the AGM in
addition to the existing SID engagement. We
expect to be compliant with this provision next
year.

Statement on Board Diversity
The Board has considered Listing Rule 9.8.6R (9) relating to Board diversity as at 31 March 2023.

The Board considers that the Company has met the target set out in Listing Rule 9.8.6R {9Ha){iii) that at least one
Board member is from an ethnic minority background but has not met the other two targets as set out below:

Provision

HHal(i}

At least 40% of the individuals on the
Board of Directors are women.

At least ore of the senior positions

of Chair, Chief Executive, Senior
Ingependent Directors or Finance
Director on the Board of Directors is held
by a woman.

Explanation

At 31 March 2013, fernale representation on the Board
was 36%, up from 33% last year end and 30% at the last
AGM. Fernale representation will fall to 33% following
the AGM in July 2023

At 31 March 2023, all of these senior positions were held
by men.

Current status

Femnale representation throughaut the year from
the AGM in July 2022 was 30%. This progressed
in March to 36% fallowing the appointment

of Suzy Neubert and to 33% following Board
changes at the AGM. We are committed to
improving female representation on the Board
and progressing towards the 40% target to the
extent that we have the opportunity.

We will be addressing this imbalance later this
year in Septernber as Robert Fowlds will be
stepping down as SID and we will be replacing
him with ene of our current female Non
Executive Directors.

LondonMetric Property Plc AnﬁuaFRepmrr and Accounts 2023
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Chair’s
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introduction

Whilst the disruption caused by

the pandemic is largely behind

us, geopolitical and economic
uncertainty has persisted this

year. War in Ukraine and the
macroeconomic challenges of rising
inflation and interest rates have
destabilised the investment market.

Cnce again, the strength and stability of

our leadership team has helped us navigate
these uncertain times. The executive team

has worked hard to protect the interests

of shareholders, consider the needs of our
occupiers and execute our business strategy.

My staternent on page 11 looks at our overall
business performance and resilience during the
year. This introduction focuses on our continued
commitment to strong governance processes.

Board changes and succession

As previously announced, | will retire as Chair
and step down from the Board with effect from
11July 2023 and Alistair Elliott will become
both Board and Nomination Committee Chair.
My tenure was extended to protect the stability
of the leadership team through the pandemic
and more recently until a suitable replacement
was found. Alistair joined the Board as a Non
Executive Director in May 2022 and, having
previously been former Senior Partner and
Group Chair of Knight Frank, brings a unique
combination of property and managerial skills
to the Board. It has been a privilege to Chair the
Board for the last ten years, working alongside
an exceptionally dedicated and successful CEO
and managemenit team to whom | extend my
sincere thanks.

10:-174
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[IMAGE REMOVED]

Patrick Vaughan
Chair

" We announced last year that Rosalyn Wilton's

. tenure was approaching nine years, so the

! Nomination Committee has led the search

_ for her replacerment. Russell Reynolds were

' appointed to search for suitable candidates for
both my successor and also for Rosalyn and |

+ am delighted to have welcomed Suzy Neubert
to the Board as a Non Executive Director and

' member of Audit Committee.

Suzy is a qualified barrister by training and has
enjoyed a long and successful career in financial
services and asset management, having
previously been Managing Director of Equities
at Merrill Lynch and Global head of sales &
marketing at ] O Hambro Capital Management.
Suzy brings to the Board a wealth of knowledge
and experience of the fund managerment
industry and capital markets, over ten years
experience as a board director and has the right
personal qualities to complernent and enhance
the existing skill set of the Board.

Rosalyn continued in her role as Audit
Committee Chair to oversee the year end audit
and financial statements and has stepped down
following the approval of the Annual Report
and anncuncement of results in May. | would
like to take this opportunity to thank Ros for
her valuable contribution to the Company and
exceltent leadership of the Audit Committee.

" We have also appointed Kitty Patmore to
succeed her as Chair of the Audit Committee.

In order to protect the stability of the leadership
team and with two Board departures already

' announced this year, James Dean has continued

to serve as a Director despite his tenure

' reaching 13 years. We believe he continues to

exercise objective and independent judgerment

' and adds great value to all Board decisions,

drawing on his extensive property expertise.
However, we are mindful of Provision 10 of the
Code on independence and, given the length
of James's service, have not categorised him

as an independent Board member this year.

- We remain fully cornpliant with the Code's

requirement with 70% independent Board
members at the year end.

Culture, Stakeholders and 5172

Our culture is not a set of rules but desired
behaviours that we seek to demonstrate
through teading by example. With onty 35
employees, the Board works in close proximity
to all staff members and is involved in all
significant decisions. Qur NEDs are regular
visitors to the office and keep abreast of
transactions, financing and other corporate
activity through discussions with the Senior
Leadership Team.

We encourage staff to behave in an open,
honest and respectful way in a collaborative

and supportive environment that allows each
individual to thrive and develap whilst delivering
our strategy.

LondonMetric Propertyiﬁlc Annual Report and Accounts 2023



We believe our culture is a key strength that
has enabled us to perform well despite the
economic challenges we have faced, and we
are proud of our high staff retention rates

and contented workforce, as demonstrated
by our employee engagerment scores,

Staff understand and support our strategy and
are focused on deliveringit.

‘ Read more on Our cultural framework on page 112

Our stakeholder relationships are critical to
our lenger term success and our investment,
asset management and development teams
have a continuous dialogue with a wide range
of stakeholders and have built very strong
relationships with them. This strength enables
us to capture growth and deliver financial
retums in an increasingly sustainable way.

Whilst the Board's direct engagement is with
shareholders and employees, we have oversight
of the wider tearn's relationships with occupiers,
suppliers and the communities within which

we operate.

° This is set out oné)ages 63 to 75 along with the
feedback received and any resulting outcomes

Shareholder engagement is led by the
Executive Directors and we are proud of the
comprehensive programme they maintain.
This has been strengthened this year by the
attendance of Robert Fowlds. our Senior
tndependent Director, at six meetings and
investor conferences.

Qur strong banking relationships helped us
secure anew £273 million sustainability-

linked debt facility in the year and lengthen

the maturity on a further £400 million of

debt facilities, such that we have considerably
reduced our refinancing risk. We have also
mitigated our expasure to rising interest rates by
purchasing £225 million of interest rate swaps at
an average rate of 2.52%. which has increased
the proportian of debt hedged as at the year
end to 93%.

Diversity and inclusion

We recognise that a diverse organisation brings
awide range of perspectives to the table, and
therefore look to employ and retain individuals
with a range of skills, expertise and beliefs, and
to operate in a working environment that is free
of discrimination and bias.
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We continue to support initiatives including Real

Estate Balance, to promote gender diversity

in the real estate sector and the FTSE Women
Leader’s target of 40% female representation
on the Board. We are mindful of the new
Listing Rule requirements on Board diversity
and meet one of the three targets that at least
one Board member is from an ethnic minority
background. Femnale representation on the
Board progressed from 30% throughout the
year from the last AGM, to 36% at the year

end and 33% following the 2023 AGM. We are
committed to improving this to the extent that
we have the opportunity. Robert Fowlds will be
stepping down as SID in September and we will
replace him with one of our current female Non
Executive Directors.

e Read more in the Nomination Committee report on
page 124

Remuneration Policy

The Remuneration Committee’s focus

this year was to review and update our
Remuneration Policy for Executive Directors
with the assistance of our advisors PwC and
ahead of the shareholder vote at the 2023
AGM. Robert Fowlds as Chair consulted with

22 rmajor shareholders representing 63% of
the Company's share capital as well as the
Investrment Association and proxy agencies.
Key issues raised by shareholders were taken
into consideration and the final proposed Policy
was amended accordingly. We believe the new
Policy continues to fairly reward and incentivise
the Executive Directors whilst aligning with the
interests of shareholders and cormplying with
the Code.

Read more on new Remuneration Policy on
page 144

Internal Board evaluation

Our performance evaluation follows a three
year cycte and this year it was undertaken
internally. | am pleased to report that the

Board and its Committees continue to

opetate effectively, in an open and supportive
environment with the right balance of skills and
knowledge to carry out their duties and support
the business. | would iike to thank my fellow
Board members for their continued support
and for the valuable contribution they make.

* Next years review will be externally facilitated in
accordance with the Code's recommendations.

Read more on Board performance
evaluation on page 130
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Our ESG joumey

We continue to see our stakeholders,
particularly our investors, elevate the
importance of ESG in their dedision making.
Our strategy continues to embed responsible
practices into our day to day activities in order
to create resilience in our portfolio and progress
our Net Zero Carbon ambitions, which are
discussed in detail on page 36.

We continue to assist our cccupiers by
providing buildings that can meet their net
zero targets and seek to reduce emissions from
our developments.

The Board fully understands the increasing
importance of ESG and has committed to
holding a separate meeting each year to focus
on our ESG joumey, targets and progress.

. This year the meeting was held in February and

was led by the Head of investor Relations and

* Sustainability and the Strategy Director.

. We strive to maintain and improve the clarity

of our reporting to you and are once again
proud to have achieved EPRA Gald Awards for
both our sustainability and financial reporting
last year.

Read more in the Responsible Business and ESG
review on page 54

: Looking ahead

We continue to focus on the resilience of our

" business to the current economic and political
| uncertainties, most particularly the challenges

of higher inflation and interest rates and the

" impact these are having on the UX property

market. This has had a major adverse effecton

' our property values but not to our profitability

or high level of property occupation. We believe
these will continue and values will respond in
our favour as interest rates return to normal.

Our clear strategy is to maintain a strong
balance sheet to allow us to navigate these

* challenging times and make the right decisions.

. lwould like to take this opportunity to thank

my fellow Board members for their tireless
dedication and support over the long period
that | have presided and wish Alistair every
success in his new role as your Chair.

Patrick Vaughan
Chair
24 May 2023
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Board of Directors

The Board is made up of a group of talented
individuals with wide-ranging commercial
experence fram a range nf indistries

and sectors.

Patrick Vaughan

Chair of the Board and
Nomination Committee
Appointed: 13 January 2010

Retires fromn the Board: 11 July 2023

Patrick has beeninvolved in the UK property

market since 1970. He was a co-founder and CEQ

of Arlington, ot Pillar, and of London & Stamford,
leading all three of the companies to successful
listings on the FTSE main market. Upen completion
of London & Stamford’s merger with Metric in
January 2013, he was appointed Chair, becoming
Non Executive Chair on 1 October 2014, Patrick also
served as an Executive Directer of British Land 2005
to 2006, following its acquisition of Pillar.

Other appointments: None

Andrew Jones
Chief Executive
Appeinted: 25 fanuary 2013

Andrew was a co-founder and CEQ of Metric from
its inception in March 2010 until its merger with
London & Stamford in January 2313, On completion
of the merger, Andrew became Chief Executive of
LondonMetric. Andrew was previously Executive
Director and Head of Retail at British Land.

Andrew joined British Land i 2005 followang

the acquisition of Pillar where he served on the

main Board.

Other appointments: Non Execytive Director of
Instavolt Limited.

Martin McGann
Finance Director
Appointed: 13 January 2010

Martin joined London & Stamford as Finance
Director in September 2008 until its merger with
Metric in January 2013, when he became Finance
Director of LondonMetric. Between 2005 and
2008, Martin was a Director of Kandahar Real
Estate. From 2002 to 2005 Martin worked for Pillar,
latterly as Finance Director. Prior to joining Pillar,
Martin was Finance Director of the Strategic Rail
Autharity. Martin is a qualified Chartered Accountant,
having trained and qualified with Deloitte.

Other appointments: None

Committee membership

o Audit Committee . Committee Char
o Namination Committee . Committee

. member
Remuneration

Committee
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Left te right: Andrew Livingsten, Suzanne Avery, Patrick Vaughar, Andrew lones. Robert Fowlds

Alistair Elliott
Independent Director
Appointed: 26 May 2022

Becomes Board and Nomination
Committee Chair: 11 July 2023

Alistair was appointed to the Board on 26 May

2022. He was previously Senior Partner and Chair

of the Knight Frank Group Executive Board, where
he drove the group's global strategy. Alistair has

also previously been Vice Chair and Trustee of
LandAid, a member of the BPF Policy Committee
and the real estate representative of the Professional
and Business Services Council, Chairman of the
Office Agents Society and Chair of the Property
Advisors Forum.

Other appointments: Member of the Prince’s
Council and Chairman of The Commercial
Property and Development Committee for the
Duchy of Cornwall. Council member for the
Duchy of Lancaster. Non Executive Director to
the Board of Grosvenor Great Britain and freland.

Robert Fowlds

Senior Independent
Director and Chair of
Remuneration Committee
Appaointed: 31 January 2019

Rabert was appointed to the Board in january
2019. He has 40 years’ experience in real estate
and finance and is a Chartered Surveyor. He was
head of real estate investment barking at |.P.
Morgan Cazenave until retiring in 2015 and., prior
to joining | P Morgan Cazenove in 2006, an
equity analyst at Merrill Lynch and Dresdner
Kleinwort Benson.

Other appointments: Member of the Supervisory
Board of Klepierre S.A.

LandanMetric Property Pic Annual Report and Accounts 2023 o
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Lef: toright: Rosalyn Wiltan, Suzy Neubert, Martin McGann, Alistair Elliott. James Dean. Katerina Patrmore

Rosalyn Wilton

Independent Director and

Chair of Audit Committee
Appointed: 25 March 2014

Retires from the Board: 24 May 2023

Rosalyn was appointed to the Beard in March

2014, becoming Chair of the Audit Committee

in March 2015. She has held a number of non
executive directorship pasitions, including with AXA
UK Limited where she acted as Chair of the Risk
Committee, and Optos Plc, where she was Chair

of Rermuneration. She has previously served as
Senior Advisor to 3i Investments and Providence
Equity Partners, Chair of Ipreo Holdings LLC, and has
previously worked for Reuters Group where she was
amember of the Executive Committee. Until March
2022, Rosalyn was Trustee and Vice Chair of the
Harris Federation and Chair of Gavernors of Harris
Academy Bromley.

Other appointments: Independent Trustee,
Deputy Chair and Chair of Finance of the
University of London.

Suzy Neubert

Independent Director

Appointed: 29 March 2023

Joins the Audit Committee: 24 May 2023

Suzy was appointed to the Board on 29 March 2023
and became a member of the Audit Committee on
24 May 2023. She has extensive capital markets
and financial services experience as both Executive
and Non Executive Director. Her Executive Director
roles have included Managing Drrector of Equities
at Merrill Lynch followed by 14 years as Global

head of sales & marketing at | O Hambro Capital
Management. Suzy previously held the position of
Senior Independent Director of Witan Investment
Trust, having recentty retired.

Other appointments: Non Executive Director

of Jupiter Fund Management plc, Non Executive
Director of LV= and Non Executive Director of Isia
Topce Limited the pensions & actuarial firm.
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Andrew Livingston
Independent Director

Appointed: 31 May 2016

Andrew was appointed to the Board in May 2016.

In Aprit 2018, Andrew was appointed Chief Executive
of Howden Joinery Group Plc, having been the Chief
Executive of Screwfix since 2013 and previously
therr Commercial and Ecommerce Director from
200Y to 2013, Betore joining Screwfix, Andrew was
Commercial Director at Wyevale Garden Centres
between 2006 and 2008 and then Chief Operating
Officer between 2008 and 2009. Andrew has
worked previously at Marks & Spencer, CSC Index
and BR&Q where he was Showroom Commercial
Director from 2000 to 2005.

Other appointments: Chief Executive of
Howden Joinery Group Ple and Director of
Vedoneire Limited.

Suzanne Avery
Independent Director

000
Appeinted: 22 March 2018

Suzanne was appointed to the Board in March 2018.
She has over 25 years' experience in corporate
banking, holding various Managing Director roles

at RBS, including Managing Director of Real Estate
Finance Group & Sustainability, where she was
responsible for REITs, Property Funds and London
based private property cormpanies as well as for the
RBS corporate bank sustainability strategy.

Other appaintments: Church Commissioner and
Chair of the Church Commissioners Propersty
Group, senior advisor to Centrus Advisors,

Non Executive Director of Richmond Housing
Partnership Limited, and Deputy Chair of Real
Estate Balance.

Katerina Patmore (Kitty) o
Independent Director

Appointed: 28 January 2021

Becomes Audit Committee Chair: 24 May 2023

Kitty was appointed to the Board in January 2021,
joining as part of the Company's Audit Commuittee.
Kitty is Chief Financial Officer of Harworth Group ple
and has 16 years of finance, banking and real estate
lending experience drawn from roles at Harwood,
DRC Capital and Barclays Bank PLC. She was also
formerty a Mational Director of the Investrnent
Property Forum.

Other appointments: Chief Financial Officer of
Harworth Group plc.

James Dean
Director
Appointed: 29 July 2010

James was appointed to the Board in July 2010. He is
a Chartered Surveyor and has worked with Savills plc
since 1973, serving as a Director from 1988 to 1999.

Other appointments: Non Executive Director of
Capsicumn Holdings Ltd and Chair of London &
Lincoln Properties Ltd and Patrick Dean Ltd.

LondonMetric Property Plc Annual Report and Accounts 2023
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Management team

I he Board delegates the execution
of the Company’s strategy and day
to day running of the business to the
Senior Leadership Team which

operates under the direction and !
leadership of the Chief Executive. |

The tearm comprises departmental heads i

all key business functions with a diverse range
of skills and experience and meets regularly to
discuss the key operational and financial aspects |
integral to the management of the business
including the evolution of strategy, risk, financial
and operating targets and performance,
investmertt opportunities, allocation of capital
and employee matters.

Regular meetings facilitate talent development
below Board level and promote the culture ‘
and values of the business, as key messages
and decisions are fed down from departmental
heads to the wider workforce,

There are informal meetings at other times
and due to the size of the organisation, the
Executive Directors and Senior Leadership

Tearn are involved in all significant business
discussions arw decisions.

The Senior Leadership Team is supported

by three sub-committees, each focusing on
different areas of the business: the Investment,
Asset Management and Finance Committees,
which meet regularly.

5% ?

Fernale representation
texcluding Executive Directars)

LondonMetric Property Plc Annual Report and Accounts 2073

1.1 102-

Andrew Jones

~ Chief Executive
@ Read Andrew's full biography on page 108
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Martin M¢Gann
Finance Director
© Read Martin's full biography on page 108

[IMAGE REMOVED]

Valentine Beresford
Investment Director
Joined: 25 January 2013

Skills and experience: Valentine was co-founder and
Investment Director of Metric fromits inception in
March 2010 until its merger with London & Stamford
i January 2013. Prior to setting up Metric, Valentine
was on the Executive Commuttee of British Land

and was responsible for all their Eurepean retail
developments and investrnents. Valentine joined
British Land in July 2005, following the acquisition

of Pillar, where he also served on the Board as
Investrment Drirector.

Mark Stirling
Asset Director
joined: 25 January 2013

" Skills and experience: Mark was co-founder and
Asset Management Director of Metric from its
inception in March 2010 untit its merger with Londen
& Stamford in January 2013. Prior to the setting up

. of Metric, Mark was on the Executive Committee of
British Land and as Asset Management Director was

* responsible for the planning, development and asset

~ management of the retail portfolio. Mark joined
British Land in July 2005 following the acqusition of

* Pillar where he was Managing Director of Pillar Retail
Parks Limited frorn 2002 until 2005
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Committee membership
o Asset Management Committee
o Investment Committee

° Finance Committee

[IMAGE REMOVED]

Andrew Smith
Strategy Director
Joined: 6 May 2014

Skills and experience: Andrew joined LondonMetric
in May 2014 from Briish Land where he worked

for nine years. Previously Andrew worked for

Pillar. At British Land he was a senior member of

the retail teamn and Head of Investment Portfolio
Management. Since joining LondonMetric,

Andrew has been responsible for the

development of the Cornpany’s strategy as well as

portfolio management.

[IMAGE REMOVED]

Will Evers
Head of Long Income
Joined: 17 May 2010

Skills and experience: Wilt joined Metric from
inception in 2010 having previcusly worked

at LaSalle Investrnent Management and Bear
Stearns. Will's prirmary focus is to source and
execute investrment oppertunities whilst having
responsibility for the portfolio management and

performance of the long iIncome and retail portfolio.

[IMAGE REMOVED]

Ritesh Patel

Corporate Finance
Joined: 21 Movember 2011

Skills and experience: Ritesh 1s a Chartered
Accountant and joined London & Stamford in 201
having previcusly gualified with BDO LLP. Ritesh is
an integral part of the banking and corporate finance
teamn and is also responsible for the corporate
forecasting model.

[IMAGE REMOVED]

Jackie Jessop
Head of Finance
joined: 1 March 2006

Skills and experience: Jackie joined Londen &
Stamford as Financial Contreller on itsinception

in 2006 having worked previously for Pillar as
Financial Controller. She became Head of Finance at
LondenMetric in 2013. Jackie is a qualified Chartered
Accountant and is responsible for ail aspects of

financial managernent and reporting.

Gareth Price

Head of investor Relations
and Sustainability

Joined: 5 January 2015

Skills and experience: Gareth joined LondonMetric

in 2015 having previously worked in corporate
broking at Cantor Fitzgerald and Qriel Securities.

He supports the Executive Directors at shareholder

roadshows and events and also heads our
Responsible Business and Sustainability team.

Jadzia Duzniak °

Company Secretary

Joined: 23 April 2007

: Skills and experience: Jadzia joined London &

. Stamford in 2007 prior to its IPO and becarme
Company Secretary on merger with Metric in

' 2013. Jadzia is a qualified Chartered Accountant
and her role extends to corporate finance, banking
. arrangerments and transactions.

LondonMetric Property Plc Annual Report and Accounts 2023



Board leadership and company purpose

=1
Strategic report

Our cultural
framework

We are a small and highly focused
team with strong real estate and
financial expertise. We strive to
operate in an open, honest and
respectful manner, listening and
engaging with stakeholders and
acting with integrity to deliver our
strategic objectives.

We believe in open and collaborative
communication and a tan do
attitude, doing the right thing for the
long term, through empowerment,
inclusion, openness and teamwork.

Cur purpose sets out to employees. occupiers
and other stakeholders what we do and why.

It is documented on page 1 and underpins our
strategic priorities and lang term direction set by
the Board, and guides our decision making.

Our Purpose What we do and why

How we achieve
this through our
strategic priorities

Qur strategy

Our values What we believe in

Our

behaviours The way we work

Our values articulate what we believe in and
drive desired behaviours and our underlying
approach to daing business. Qur values are
embedded into our everyday practices by the
direct involvernent of the Executive Directors
and Senior Leadership Teamn, who lead by
example and demonstrate the behaviour that
underpins our culture, which can be broadly
defined as:

+ Operating with honesty. integrity and
respect for the pecple we work and
interact with;

Working together in an environment
characterised by openness, trust
and fairness;

Ermnpowering and trusting cur employees to
take responsibibty and make decisions; and

Promoting diversity and inclusion

throughout the organisation and the equality

of progression and reward.

102-174
i Governance

175-232
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Our culture embodies our values and guides the
way we work and interact with each other and
our stakeholders. It drives the right behaviours
and is therefore key to our long term success.

We believe our culture is a key strength that
has enabled us to perform well despite the
economic challenges we have faced this

past year, and we are proud of our high staff
retention rates and contented workforce, as
demonstrated by our employee engagement
scores. Staff understand and support our
strategy and are focused on delivering it.

You can read more on our
values and culture on page 66

To own and manage desirable real estate that meets occupiers’ demands,
detivers reliable, repetitive and growing income-led retums and outperforms

over the long term

Read more
on page 1

QOO 6

L Own N Manage N Collaborate J_Generate

Openness Teamwork e Read more
on page 66

Work together in
an environrment
characterised by
openness, thust
and fairmess

Empowerment

Promote
diversity
throughout the
organisation
and the equality
of opportunities

Trusting our
employees

to take
responsibility and
make decisions

LondonMetsic Property Pic Annual Report and Accounts 2023

e Read more

on page 14

Cperate with
honesty, integrity
and respect

for the people
we work and
interact with
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How the Board monitors culture

Our Board and Senior Leadership Team
recognise that the culture within the Company
is set from the top and is demonstrated by the
way in which they conduct thernselves.

Qur culture is not a set of rules but desired
behaviours that we seek to demonstrate
through leading by example. The Chairis
responsible for setting this tone from the top
and fostering the culture and values of the
Board and wider organisation. When hosting
Board meetings, he facilitates a collaborative
atrnosphere in which all Directors are able

to voice their opinions and contnbute to the
debate and no one individual dominates.

The ability for Board members to speak freely
in a supportive environment is crucial for
effective decision making. This culture and
thinking permeates throughout the organisation
through the close interaction of the Executive
Directors and Senior Leadership Team in day
to day activities, who lead by example and
demonstrate the behaviours that undemin

our culture. The close proximity between the
Board and small workforce makes it easier for
the Board to engage with staff and monitor the
culture in a way that is much more difficult for
targer companies. Qur NEDs are regular visitors
to the office and keep abreast of transactions,
financing and other corporate activity.

A key objective for the Board is to monitor our
culture and address any instances of where it is
concerned that policy, practices ar behaviour are
not in ine with the Company purpose, values

or strategy. In such cases, the Board would seek
assurance from the Senior Leadership Tearmn
that it has taken corrective action. There were

no concems raised in this regard in the year.

Our size, being only 35 employees and the
regularity of Board interaction with employees,
facilitates the monitoring of culture and
implementation of our values, which we doina
number of ways as follows:

+ Indlusion of culture and value-led questions
within our annuat employee survey;

Regular face to face engagernent with
employees through the annual designated
workforce NED meeting, attendance at
Board and Committee meetings and at
Board site visits as well as ad hoc interaction
in the office;

[IMAGE REMOVED]

+ Regular reporting and feedback from
the Executive Directors and designated
workforce NED following staff surveys
and the annual designated workforce NED
meeting, highlighting what we do well and
where improvements can be made;

» Involverment of staff in the induction and
training sessions for new Board members
which followed the appointment of Suzy
Neubert as a new Non Executive Director:

e Read more on page 127

- Annual one-to-one staff appraisals
undertaken by the Executive Directors and
Senior Leadership Team members provide
the opportunity to freely discuss career
progression, training and development and
wellbeing and to reflect on and reinforce
desired behaviours, as well as providing a
forum for staff to raise issues and concerns;

+ Feedback from other stakeholder
engagement programmes including our
annual oceupier survey help the Board
assess how our behaviours are embedded
into the way we do business; and

« Monitoring of staff tumaover rates, whistleblowing
and health and safety incidents.

With the pandemic and enforced periods of
home working thankfully behind us, we have
successfully returmned our operations to the
office for all staff. whilst learning from the
positive changes made to practices as a result
of the pandemic, including the ability to work
flexibly from home when it is best for the

business, most productive and for the wetlbeing
of our staff, and the widespread use of virtual
meeting platforms. We do not believe in a
companywide work frorn home policy as we
recognise the incredible value of collaborating
together, innovating together, and working
together, especially for employees who are

at the beginning of their career and at the
transactional end of our business. We firmly
believe that we are better togetherin an office
environment that facilitates better sharing of
ideas, creativity and collaboration.

The Board believes that we continue to retain
a highly motivated and engaged teamn that
demonstrate our desired behaviours. However,
they continue to look for opportunities to
strengthen our culture and drive our values,
which this year included the following action
points following the resuits of the annual

staff survey:

- Retain a working arrangement to best
accommodate team working and
collaboration alongside flexibility where it is
good for the business;

- Take specific feedback into account when
reorganising the office space next year,
including stand-up desks and more quiet
areas; and

-+ Promote and encourage training and
development opportunities.

e Read more on People on pages 66 to 68

° Read more on work of the designated warkforce
NED on page 69

"LondonMetric Property Plc Ar-m;ual Report and Account; 2023
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How the Board monitors culture
continued

I he Board continues to monitor the culture of the
Company through a variety of ways including consideration
of the following key indicators and feedback:

Results of the annual
employee survey

97%

Employee engagement with 33

Governance n4

responses received [IMAGE REMOVED]

94%

Feel proud to work for the Company

85%
A e s o Words employees
used to describe

LondonMetric

@ Learn mare on page 68

Low staff

tur rr YU PR
nover rate l“gde

6%

Average staff turnover since merger

“Teamwork”

“Successful”

“Entrepreneurial

[IMAGE REMOVED]

“Supportive”

Whistleblowing
incidents

None

Strong promoter
score

8/10

Recommending LondonMetric as a
place to work

Involvernent of senior
managers in the induction
and training sessions for
new Board members

@ Learn more on page 127

LondonMetric Property Pl Annual Reportand Accounts 2023
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Board leadership and company purpose

The work of the Board in 2023
The Board attended six scheduled meetings during the year to discharge its
duties and regularly received briefing papers to consider significant transactions.

The Board has oversight of property acquisitions and disposals and approved
all transactions over £10 million

| |
I n a‘ | I 0 n A summary timeline of key events is provided below and further detail
on matters considered. decisicns made and resulting cutcomes is set out

in the table on pages 116 to 117.

*

12 April 2022 — - -
2022 Q3 dividend payable to shareholders

on the register on 11 March 2022 B 26 May 2022

2022 full year
22p per share results announcement

May 2022 and June 2022  —-
Full year roadshow in the UK and US (New York and
Boston) led by the Executive Directors and Head of
Investor Relations. Robert Fowlds attended six mectings

¢.240 investor meetings in the year

13 july2022  -—- -
First in person AGM since 2019 - 20 |uly 2022

2022 Q4 dividend paid Robert Fowlds {SID) visited six sites in Bedford
and Luton accompanied by the Asset Director
265p per share and two senior managers

12 September 2022

7 October 2022  — - — . - Suzanne Avery and Alistair Elliott visited four

2023 Ot dividend paid sites in Bedford, Luton, Hertford and Hemel
Hempstead accompanied by the Asset Director

23p per share and three senior managers

- 18 Qctober 2022

23 November 2022 -——— Alistair Elliott visited six sites in Birmingham and
20123 half year results announcernent Coventry accompanied by the Asset Director and
two members of the Asset Management team

December 2022
The Executive Directors and Head of Investor
Relations met with investors following the half
year results announcerment, including an overseas - -~ 10 January 2023
readshow in Holland 2023 Q? dividend paid

2.3p per share

26 |lanuary 2023

8 February 2023 Company announced that Patrick Vaughan will step
Dedicated ESG meeting held by the Aud|t Committee and led by the down as Chair of the Board and Nomination Comrittee
Strategy Director and Head of Investor Relations and Sustainability on 11 uly 2023 and be succeeded by Alistair Elliott

Deloitte presented their annual corporate governance update to the

Board and finance team 28 March 2023

Remuneration Comimittee
recommended to the Board

29 March 2073 D the new Remuneration Policy
Suzy Neubert appointed following an extensive shareholder
as a Non Executive Director consultation process

LendonMetric Property Plc Annual Report and Accounts 2023
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The Board in action
continued

QDOOH

L Own L Manage JL Collaborate

Strategy & Operations

Matters considered Decisions made and outcomes

) Hybrid model of logistics and long

& Strategy was discussed at each
incorme retained.

meeting, led by the CEQ and
in-depth at three off site lunches
which were also attended by the
Investment, Asset and Strategy
Directors. Particular focus and
debate this year on the impact
inflation and interest rate increases
were having on the investrment and
accupier markets and whether
there was a need for any changes
to strategy.

® Focus on income progression and
asset ranagement.

® Focus on financing strategy to
rritigate against interest rate and
refinancing risk.

® Focus on disposals to ranage LTV.

® Considered the capital allocation ® Approved acquisitions and
for investment acquisitions and disposals over £10m including the
developments, taking into sale of our distribution warehouse
consideration property yields, in Reading for £60.6m and forward
uncertainty in the investment funded investments in Leicester
market and the impact on gearing and Uckfield.

levels ® Approved total disposals of £273m
and acquisitions of £120m.

® 16 sites were visited across
Birmingham, Bedfordshire and
Hertfordshire and two sites in
London covering logistics, long
income, trade and development
assets.

® Property tours arranged for three

Non Executive Directors to
accompany the Asset Director and
members of the Asset
Managernent and Development
teams.

c.240

investor meetings and
conferences in the year

£393m

transactions approved

LondonMetric Property Plc Annual Report and Accounts 2023
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Governance, Leadership & Regulatory

Matters considered
® Appointed Russell Reynolds to

assist in the search for a new Non

Executive Director and Chair of the

Board, with particular focus on
Board diversity.

36%

Female representation
at 31 March 2023

70%

Independent at 31 March 2023

# Participated in the annuat
performance review of the Board
and its Committees led by the
Nomination Committee, and
evaluated the results.

® The Audit Committee led the
external audit tender process
in line with best practice
recommendations.

£275m

new debt to mitigate
refinancing risk

Decisions made and outcomes

# Appointment of Alistair Eliott as

Chair from July 2023.

® Appointment of Suzy Neubert as
NED in March 2023.

[IMAGE REMOVED]

® Concluded that the Board and its
Committees continue to operate
effectively and recommendations
made will be considered and an
update provided next year.

) Invited four firms to participate and
received reports and presentations
frorm Deloitte and BDO, following
which a recommendation was
made to the Board to reappoint
Deloitte as external auditor for the
rext financial year.

6%

Average staff twurnover
over the last ten years




Finance & Risk

Matters considered Decisions made and outcormes

® Approved the refinancing of shorter
terrn debt facilities with a new
£275m RCF to mitigate refinancing
risk.

® Considered the Groupss financing
arrangements, focusing on debt
maturity, hedging and the optimal
level of gearing, which included
input from extemal advisors
Chatham Financial and a paper
from the Finance Directar on
hedging options and cost.

) Approved the purchase of £225m
interest rate swaps at a cost of £15m
to mitigate exposure to rising
interest rates.

® Managed LTV through disposals.

® Approved the half year and full year
results announcements and Annual
Report.

® Attended meetings with
independent valuers' and Delcitte
to scrutinise the interim and annual
property valuations included in the
half year and full year results.

® Concluded that the risk
management system continues to
be effective and the internal control
frameworl is sound.

® The Audit Committee reviewed the
internal control framework and risk
register and also considered cyber
security and tenant covenants

® The Audit Committee received a
paper setting out the processes
undertaken to support the Board's
governance statements

# Approved the Board statements on
5172 viability, going concern arxd
whether the Annual Report is farr,
balanced and understandable.

In addition to the specific work of the Board
noted, regular matters are discussed at each
meeting including;

- Property investment market yields and trends in light

of economic and political uncertainties including rising
inflation and interest rates

Quarterly performance against budgets and
analyst consensus

Rolling three year financial forecasts, liquidity and
banking covenants

Risk dashboard and emerging risks
Quarterly dividend, scrip and PID

Key focus in 2024

« Continue work on Board diversity
and replacement of SID

- Continued focus on ESG journey

- External Board and Committee
perforrmance evaluation

1-1n
Strategic report
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People & Stakeholders

Matters considered

® Continued to monitor culture by
considering the results of the
annual staff survey and report from
the designated workforce NED
following his annual roundtable
with a small group of employees,
which was attended by the
Remuneration Committee Chair to
welcome questions and explain
the components and
determination of executive pay.

# Attendance at Board and
Comrmittee meetings and
presentations given by members
of the Senior Leadership Team and
wider organisation.

#® Annual presentation from
members of the Senior Leadership
and Development Tearns on the
Company’s ESG joumey in
response to increasing regulation
and invester focus.

®) Shareholder consultation exercise
to consider the new Remuneration
Policy proposats.

#) Remuneration Cammittee
considered wider workforce pay and
alignment to Executive Directars.

® Feedback from shareholder
roadshows, meetings and
presentations was provided by the
Executive Directors who have met
with 241 investors in the year.
The SID also attended six meetings
and conferences and fed back to
the Board.

®) Considered feedback from the
20122 occupier survey presented
by the Strategy Director.

® Animportant and extensive

“75-232

| Financial statern

Decisions made and outcomes

® Low staff tumover of 6% on
average over the last ten years and
good survey results, with 94% of
staff feeling proud to work for the
Company, indicating a happy and
motivated workforce.

) Feedback received has led to action
points as discussed on page 113.

® Wider viewpoints encouraged.

® Promotes increased interface with
NEDs and staff development and
progression.

® Progress against targets and
ambitions will be reviewed at a
separate dedicated meeting of the
Audit Committee en an anrual
basis going forward.

® Remuneration Committee
considered feedback and revised
the final Policy which was
recornmended to the Board.

®) Agreed Directors pay Increases in
line with the workfarce average of
4.2%.

investor liaison programme
continues to be followed and
feedback received, including ESG
and diversity considerations, is
instrumental to future deasion
making both operaticnally and
from a govemnance perspective.

® Satisfaction score was consistent

with the previous year but fewer
responses were received.
Environmental focus had increased
and asset managers are pursuing
green initiatives in partnership with
accupiers.

®) 2023 occupier survey results were
strong with on average 8.7 out of
10.0 recommending LendonMetric
as a landlord as reported on page 65.

ndonMetric Property Ple Annual Report and Accounts 2023
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Companies Act 2006
Section 172 Statement

18

The Board of Directors can confirm that during the year ended 31 March 2023 they have, both individually and collectively, acted in a way that they
consider in good faith would be most likely to promote the long term success of the Company for the benefit of its members as a whole, having regard
to the matters set out in $172(1)(a) to (f} of the Companies Act 2006. We set out in the table below how we have considered each of the requirements

of 5172 with references to further reading.

S172 matter Board consideration
@ The Board sets the Comnpany’s purpose, which is to own desirable real estate that outperforms over
the long term. It oversees management's execution of strategy to deliver this and reviews progress

The like! .
@ likely cansequences against targets at each Board meeting,

of decisions in the long

term As a REIT we hold assets for long term income generation and maintain a covered dividend.

We seek to improve and enhance our properties through asset management and development
actions, with particular fecus on environmental considerations. Qur average lease length is 1.9 years.

1ib} Gur small teamn of 35 employees is critical to the successful delivery of strategy and we strive to

The interests of ensure they are motivated, happy and engaged.
employees We are supporting one femaie graduate through an apprenticeship programme to study for her
Masters in Real Fstate Management, and actively encourage staff developrment and training, which

this year has included specific real estate financial modelling training and ESG workshops.

1(ch Our occupiers are at the heart of our core purpose and, being a smail team, we are reliant on our
supplers and advisors to help deliver our plans. Our proactive engagement allows us 1o build strong
relationships and we listen and try to assist tenants in need. We treat our suppliers fairly ensuring
prompt settlernent of their invoices.

Fostering the Company’s
relationships with
suppliers, customers

and others Qur latest occupier survey was undertaken in March 2023 and we received responses from 71

occupiers representing 46% of rent.

1(d) In February, the Board received an ESG update from members of the Senior Leadership and
Development teams which focused on our Net Zero pathway, responsible development and ESG

Theimpact of the measurement against industry standards.

Company’s operations on
the community and the
environment

The Responsible Business Warking Group is headed by the Finance Director, meets monthly and has
approved charitable giving of £104,000 this year.

We have introduced an ESG key performance indicator this year which measures the proportion of
the portfolio with an EPC rating of A to C.

1(e) Our values set the standards of conduct and desired behaviours of staff and we lead by example from
the top.

The Company's
reputation and
matintaining high
standards of
business conduct

Cormpanywide traning on anti-money taundering, market abuse, whistleblowing, conduct and ethics
was provided to all staff in the year to ensure these matters are taken into consideration when making
decisions.

We are proud to be a FTSE4Good business.

1) The Board, through the Executive Directors, embraces an open and constructive dialogue with
shareholders and is proud of its active engagernent programme, which this year consisted of
€.240 meetings and presentaticns. The Remuneration Comimittee Chair consulted on the new
Remuneration Policy proposals with 22 major shareholders representing 63% of our issued share
capital as well as the Investment Assodiation and proxy voting agencies 1SS and Glass Lewis.

The need to act fairly as
between members of the
Company

Further reading

Qur story page 1
Chief Executive's review page 15

Promoting long term success
page 120

Cur strategic priorities page 14

People page 66
2023 staff survey page 68

Qccupiers page 64
2023 occupier survey page 65

Communities page 74
TCFD page 77

ESG key performarnice indicator
page 112

Qur cultural framework page 112
GRESB page 55
FTSE4Good page 55

Investors page 72

Directors’ Remuneration Pelicy
page 144
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Qur stakeholders

Throughout this report we set out our key
stakeholders as our peaple, our accupiers, our
investors, our contractors and suppliers, and our
communities. Their importance to our bysiness
strategy and long term success is described on
pages 63 10 76.

We believe that in order to generate valye

and long term sustainable retumns we need to
understand the views and take account of what
is important to our key stakeholders, through
building and nurtuning the relationships we have
with them. We do this through effective and
proactive engagement.

e Read more on our stakeholders from page 63

Stakeholder engagement

Engagement with stakeholders is both at

Board level, principally with employees

and shareholders, and through dedicated
management teams who keep the Board fully
apprised of material issues through regular
reports and briefing papers. Methods of
engagement include one to cne meetings and
roadshows both face to face and through virtual
platforms, regular liaison, formal employee
appraisals and occupier and employee surveys.

We set out on pages 63 to 76 of the Strategic
report details of our stakeholder engagermnent,
including the methods used, the feedback
gathered and any resulting actions. We set out
below how the Board considered the interests
of stakeholders and the information it received
through engagement when making decisions in
the year.

How stakeholders and feedback from
engagement has influenced Board decisions

We have continued to embed stakeholder
interests into our cutture and business

medel and nurture the strong relationships
we have built with tenants and suppliers to
provide workable solutions. All significanit
Board decisions proposed must demonstrate
that the impact to stakeholders has been
duty considered.

102-174
Governance

Board and Committee minutes record

the consideration of stakeholders in the
decision making process where relevant, and
an explanation of Directors’ duties under
S172 is provided on induction for all newly
appointed Directors.

Some examples of how the Board has
considered and responded to stakeholder
needs this year are set out below:

1. The Remuneration Cormmittee Chair
consulted with 22 major shareholders
representing 63% of the Company’s share
capital, the Investment Association and
proxy agencies on the proposed new
Remuneration Policy ahead of a shareholder
vate at the 2023 AGM. Key issues raised
relating to bonus deferral, ESG targets and
a dividend cover metric were discussed by
the Committee and with the Company’s
remuneration advisors, PwC. The feedback
received was taken inta consideration and
the propased new policy was amended.

2. In response to shareholder voting at the
2022 AGM and 79.2% of votes received in
favour of the re-election of Patrick Vaughan
as Chair of the Board and Nomination
Committee, we engaged with relevant
shareholders to understand the rationale
for their voting, Having concluded that this
was due to female representation on the
Board falling to below 33% at the AGM and
ongoing concem that the Chair's tenure
had exceeded nine years we made the
following decisions:

— Appointed Alistair Elliott to succeed Patrick
Vaughan on 11 July 2023:

- Appointed Suzy Neubert as a Non
Executive Director in March 2023,
replacing Ros Wilton who retires from the
Board in May 2023 ; and

- Increased female representation onthe
Board to 36% as at the year end and 33%
following the AGM.

3. In response to the economic pressures of
rising interest rates, the Board approved
the acquisition of £225 million interest
rate swaps which helped to increase our
proportion of debt hedged at the year end
1o 93% and mitigate our exposure to further
interest rate increases on floating rate debt.

19

4. The Board approved a new £275 million
sustainability-linked loan facility, lengthened
the maturity on £400 miltion of existing
debt facilities and repaid shorter dated
facilities to protect against refinancing risk
and maintain a healthy debt maturity profile.

. Read more in the Financial review page 46

5. The Board spent a significant amount of
time at each meeting reflecting on market
conditions and the outlock and implications
for property transactions and ongoing
strategy, being forever mindful of
shareholder and employee interests.

The following decisions were made:

— A commitment to recycle capital out of
mature and non core assets in order to
protect LTV:

— Disposals totalling £273 million; and
~ LTV at the year end was 32.8%.

‘ Read more in the Property review page 32 and the
Financial review page 46
6. The Board's continued focus on the
importance of ESG to stakeholders is
reflected in the following activity undertaken
in the year:

— We completed a 296,000 sq ft
development in Jpswich and achieved
a 50% reduction in carbon emissions.
The development was BREEAM Very
Good and certified EPC ‘A rated. Solar PV
and ten EV chargers were installed;

— We undertook a number of EPC reviews
which, alongside netinvestment into more
highly rated assets, has led to anincrease
in the proportion of assets rated 'A'to"'C’,
from B5% last year to $0% this year,

— We installed five solar PV systems in
response to increased occupier interest
and rising energy costs; and

— We partnered with Motor Fuel Group and
Instavolt and plan to install EV charging
across a nurmber of our long income sites.

7. In response to the cast of living crisis, the
Board approved one off payments to some
of our employees.
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Board leadership and company purpose
‘ Board ‘ Norination ! Audit Remuneration "
! Committes Committee Committoe Promoting long term success
- ) ’ ' Tt B The Board is collectively responsible for the
Scheduled meetings 6 2 6 5 long term success of the business. Real estate
el - - - is an inherently long term cyclical business and
Number of members 1" 4 4 4 the Board therefore takes a longer term view
S — B - when making decisions. Some examples of
Attend s i :
rlendance 100% 100% 100% 100% thisinclucle
Anoointed + The Group's financial budgets cover a three
ppointe i iod;
Member tothe Board  Independent r:‘arl;o |r;gdpeno the G )

. . - The Board discusses the Group's longer term
Patrick Vaughan 137172010 nfa O Chair strategy at each meeting and in-depth at off
Andrew jones 2512013 o site lunches. Through these discussions, the

) Beard and Senior Leadership Team reviews
Martin McGann 132010 0 the appropriateness of its business model;
Suzanne Avery 22/312018 o 0 a a « The risk register and dashboard includes
James Dean 29772010 o con5|d.erat|'on of both short anc longer term

emerging risks;
Alistair Elliott 26/512022 o + Alongside our strategic priorities on page 14,
Robert Fowlds 3112019 hai we consider our longer term strategy and
o o 0 O Chair forus for the next year;

Andrew Livingston 317572016 o 0 & in the year, we increased our longer term debt
Suzy Neubert 297372023 o funding and repaid shorter dated facilities; and

. « We transacted on £393 million of property
Kitty Pati 21

itty Patmore 281720 o 0 assets in the year which promoted the
Rosalyn Wilton 25/3/1014 o o Chair G Cempany's long term strategy and

70% Independent

Board members as at 31 March 2023

The Beard has a regular schedule of meetings,
tirmed asourd the finarwial calendar, logether
with further ad hoc meetings as required to deal
with transactional, routine or administrative
matters. The Company Secretary maintains a
rolling agenda for the Board and its Committees
and, in consultation with the Chair, she ensures
agenda items cover the schedule of matters
reserved for the Board, compliance with the
Code and other regulatory requirements.

All Directors are expected to attend all meetings
of the Board and of the Committees on which
they serve, and to devote sufficient time to

the Company's affairs to enabie them to fulfil
their duties as Directors. On the rare occasion
that a Director is unable to attend a meeting,
papers will still be provided in advance and their
comments and apologies for absence provided
to the Board pricr to the meeting.

Selected members of the Senior Leadership
Team attend Board and Committee meetings
and present on topics of relevance, fostering
talent development below the Board and

bringing fresh ideas and wider perspectives

\o discussions. This aiso promotes the
interaction of Non Executive Directors with
senior managers throughout the organisation.
This year the Strategy Director, Head of
Investor Relations and Sustainability, Head of
Finance and Development managers attended
Committee meetings to present and discuss
relevant operational topics including ESG,
cyber security and the occupier survey resuits.
In addition, the Investment and Asset Directors
provided valuable transactional updates at
Board meetings and strategy is discussed

at length at offsite Board lunches which are
also attended by the Investment, Asset and
Strategy Directors.

Minutes of all Board and Committee

meetings are circulated to Directors after each
meeting and are included in the next Board

or Committee pack. A detailed action list is
prepared by the Company Secretary, followed
up by management and reviewed at the

next meeting.

value creation.

There has been volatility in investrment markets
this year due to the macroeconomic challenges
of higher interest rates and inflatien.

Qur resilience throughout the global pandemic
and the economic challenges we have faced
this year demonstrates that we have a strong
business model and clear strategic focus to
generate long term sustainable value for cur
shareholders and other stakeholders.

Looking ahead, the combination of additional
income from our develepment programme
and asset management initiatives help to
support sustainable and progressive earnings
and dividends.

Our strategy, activities and financial results are
set out in the Strategic report and our longer
term facus is clearty disclosed alongside each of
our strategic objectives on page 14.

Our long term sustainable growth s evidenced
by the Performance highlights and Key
performance indicators on pages 10 and

30 respectively.
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Division of responsibilities

Leadership framework

Board of Directors

The work of the Board both complermnents and supports the ‘ Read more on Board biographies pages 108 to 109
work of the Senior Leadership Team. The Board s made up of

a group of talented individuals with wide-ranging commercial
experience from arange of industries and sectors including
property, hnance, banking, capital markets, risk managernent,
sustainability and retail Through this diversity, expenence
and deep understanding of the business., 1ts culture and its
stakeholders. the Board delivers sustainable value as set outin
the Strategic report.

| Board Committees

Chair: Patrick Vaughan

The Board provides leadership and direction to the business,
establishes and fosters the culture, values and ethics within
the organisation and oversees management’s execution of
strategy with appropriate challenge and support.

e Read more on The Board in action page 115

Read more on Leadership roles &
responsibilities page 122

The Board has three Commuittees of Non Executive Directors 1o which it has delegated a number of its responsibilities, The Comrmutiees ensure a strang governance framework for decision making
and each operates within detined terms of reference which are reviewed annually. The Charr of each Committee provides a verbal update on the matters discussed ar each meeting to the Board

y o g o L

Chair: Robert Fowlds Chair: Patrick Vaughan

Chair: Rosalyn Wilton
Responsible for ensuring that the Board and 1ts Committees

The Audit Committee has oversight of the Group's finanaial
reporting, nsk and internal control processes. monitors

the ntegnty of the finanaial staternents and maintains an
effective relatianship with the Group's external auditor

Oversees financiai reporting process

Scrutimses significant judgements made by management

Monitors effectiveness of risk management systems,
internal control and viability

Evaluates the external audit process

Oversees regulatory compliance

° Read more on page 132

Responsible for determining and implementing a fair
reward structure ta mcentivise Executive Directors to
delwver the Group's strategic objectives whilst maintaining
stability in the management of its long term business.
+ Deterrunes and implements Remuneration Policy
- Setsremuneration packages and ncentives for
Executive Drectors and certain members of the Serior
Leadarship Team
Approves annual bonus and LTIP targets and outcornes
+  Hasoversight of workforce remuneration arrangerments
and alignment

e Read more on page 135

Management Committees

have the night balance of skills. knowledge and experience,
hawving due regard to succession planming and diversity

- Recommends appointments
- Board composition and succession
- Considers skills and diversity

« Leads performance evaluanon

° Read more on page 124

Senior Leadership Team

The Board delegates the execution of the Cornpany’s

strategy and day to day runrung of the business to the Semor
Leadership Team which operates under the direction and
leadership of the Chief Executive It s supported by three sub-
cammuttees. focusing en different areas of the business

Irnplernentation of strategy

Sets budgets and monitors operational and
financal performance

Day to day management of the business
Manage, appraise and develop staff

Empioyee remuneration and wellbeing

- Manages allocanon of capital

- Identfies and assesses business nsks and implernents
rmitigation strategies

- Responsible Business and ESG workstreamns

. Read more on page 110

s

Investment Cornmittee

Chair: Valentine Beresford

»  Reviews investment and divestment opportunities and
allecation of capital

«  Approves transactions of less than £10 milion and
recornmends higher value transactions to the Board

'''' L

Asset Management Committee

Chair: Mark Sturling

Rewews value enhancing operational activities and
development opportunities

1

Finance Committee

Chair: Martin McGann

+  Reviews budgets and forecasts, achievement of targets,
funding requirements and hquidity

- Responsible Business Working Group oversees ESG
workstrearns and targets
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Division of responsibilities

Leadership roles and responsibilities

The following table sets out the key roles and responsibilities of Board members.
The responsibilities of the Chair, Chief Executive, Senior Independent Director, Board and
Committees are set out in writing and approved by the Board.

102-174
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Division of responsibitities
The roles of Chair and Chief Executive are
separately held and their responsibilities are

Role

Chair

Patrick
Vaughan

Chief Executive

Andrew Jones

Finance Director

Martin McGann

Non Executive
Directors

Suzanne Avery
James Dean
Alistair Efliott
Robert Fowlds
Andrew Livingston
Suzy Neubert
Kitty Patmore
Rosalyn Wilton

Senior
Independent
Director

Robert Fowlds

Designated
Workfarce NED

Andrew Livingston

Company
Secretary

fadzia Duzniak

Responsibilities
+ Leads the Board and ensures it cperates effectively

+ Sets Board culture, style and tone of discussions to promate boardroom debate
and openness

- Promotes Company purpose, values and ethics

- Builds relationships between Executive and Non Executive Directors

+ Monitors progress against strategy and performance of the Chief Executive

« As Chair of the Nomination Committee, ensures succession plans are in place

+ Manages dialogue and communication with shareholders and key stakeholders
and feeds back views to the Board

Develops and recommends strategy to the Board and is responsible for
its implementation

Day to day management of the business operations and personnel assisted by
the Senior Leadership Team

+ Supports the Chief Executive in developing and implementing strategy and
abignment to financial chjectives

Stewardship of financial resources. the ESG agenda, risk management and
internal control

- Supportand constructively challenge the Executive Directors in determining
and implementing strategy

+ Bring independent judgerent and scrutiny to decisions recommended by the
Executive Directors and approve decisions reserved far the Board as awhole

- Contribute a bread range of skills and experience

» Manitor delivery of agreed strategy within the risk and control framework set by
the Board

+ Review the integrity of financial informatien and risk management systems

+ Acts as a sounding board for the Chair and trusted intermediary for the
other Directors

» Available as a communication channel for shareholders if other means are
not appropriate

+ Leads performance evaluation of Chair

» Liaison with employees and attendance at key employee and business events
- Monitors the results of staff surveys and reports to the Board

Reviews messages received through the whistleblowing systern

Advises the Board and is responsible to the Chair on corporate
governance matters

Ensures good flaw of infermation to the Board. its Committees and
senior management

Prornotes compliance with statutery and regulatory requirements and
Board procedures

Prowvides guidance and support to Directors, individually and coliectively

defined in writing and approved by the Board.

There is a clear division of responsibilities
between the Chair, who is responsible

for leading the Board and menitoring its
effectiveness and the Chief Executive, who is
responsible for the day to day management of
the Group and the implementation and delivery
of the Board's agreed strategic objectives.

The Chair is responsible for ensuring a
constructive working relationship between
Executive and Non Executive Directors and
for encouraging and fostering a culture of
boardroom challenge and debate.

He sets the Board agenda and maintains regular
contact with individual Directors outside of
formal Board meetings, which ensures he is
kept abreast of individual views, any issues
arising and fosters an open and two way
debate about Board, Committee and individual
members effectiveness,

During the year, the Chair had regular calls and
lunches with the other Non Executive Directors
to discuss a wide range of business matters
including succession plans, Board appointments
and strategy as well as to assess performance,
often in an informal setting.
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Non kxecutive Directors

The Non Executive Directors are a diverse
group with a wide range of business experience
encompassing property, finance, banking,
capital markets, risk management, sustainabilicy
and retail

They provide a valued role by independently
challenging and scrutinising aspects of
decisions made by the Fxeriitive Directors and
monitoring the delivery of the agreed strategy,
adding insight from their varied commercial
backgrounds. Many either currently or have
previously served on other listed boards,
bringing different views and perspectives to
Board debates.

Each of the Non Executive Directors, other than
the Chair and James Dean, is considered by the
Board to be independent from managernent
and has no commercial or other connection
with the Company. Tenure is measured from
the date of election to the LondonMetric

Board as in previous periods and the Board’s
composition throughout the year met the
Code's requirement that at least half of its
members, excluding the Chair, are independent
Non Executive Directors. This balance

ensures that no one individual or small

group of individuals dominates the Board's
decision making.

The Senior Independent Director is Robert
Fowlds. He acts as a sounding board for the
Chair and an intermediary to the other Directars
and shareholders as required. He is available

to meet with shareholders at their request to
address concems or, if other communication
channels fail, to resolve queries raised.

Although no such requests were received from
shareholders in the year, Robert attended six
investor meetings following the announcement
of results and the half yearly results
presentations to investors. This enabled him

to provide reassurance to the Board that the
feedback provided by the Executive Directors
was reflective of these meetings and noted the
support of the shareholders.

Robert also held a meeting of the Non
Executive Directors, to appraise the
performance of the Chair as part of the annual
performance evaluation.

Non Executive Directors are encouraged to
communicate directly and apenly with the

102-174
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Executive Directors and Senior Leadership
Teamn between scheduled Board meetings
to enhance their understanding, build
relationships, provide expertise and thereby
contribute toa the delivery of strategy. This ad
hoc communication is supplemented by
property visits which provide further
opportunities to engage with employees and
other stakeholders.

This year, Robert Fowlds, Suzanne Avery

and Alistair Elliott accompanied the Asset
Director and senior asset and development
rmanagers to 16 sites in Birmingham,
Bedfordshire and Hertfordshire and two sites

in London. This provided insight into the strong
relationships management have with occupiers
and any issues they may be facing which helps
drive strategy.

Information flow

The Chair, supperted by the Company
Secretary, ensures that the Directors receive
clear and timely information on all relevant
matters to enable thern to discharge their
responsibilities. Comprehensive reports and
briefing papers are circulated one week prior

to Board and Committee meetings to give

the Directors sufficient time to consider their
content prior to the meeting and to promote
an informed boardroom discussion and debate
and to facilitate robust and informed decision
making. The Board papers contain market,
property, financial, risk and governance updates
as well as other specific papers relating to
agenda items. Specific briefing papers were
provided to the Board and its Committees on
debt refinancing and hedging, the ESG agenda,
cyber security and tenant covenants.

The Board receives other ad hoc papers of a
transactional nature at other times for their
review and approval which are ratified at the
next Board meeting.

How we make decisions

To retain control of key decisions and to ensure
there is a clear division of responsibilities
between the running of the Board and the
running of the business, certain matters are
reserved for the Board's attention and approval.
These include the approval of strategy,

budgets, financial reports, capital allocation and
dividend policy. In addition, decision making for
acquisitions, disposals and capital expenditure is
delegated according to value.

The delegated authority limits throughout
the business are as follows:

Chief Executive

>£2.5m+ 7

Senior Leadership Team o
>£50k+

Department manager °
<£50k

y
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Composition, succession and evaluation
Nomination Committee report
Key responsibilities
Board composition, succession Diversity
and appointment - Promote the Company’s policy on diversity

[IMAGE REMCVED]

i Much of our time this year
was spent considering
Board succession and
performance, and | am
delighted to welcome
Suzy Neubert as a new
Non Executive Director.

Patrick Vaughan
Nomination Cornmittee Chair

+ Review and evaluate the size, structure
and composition of the Board and its
Committees, including the diversity and
balance of skills, knowledge and experience
» Consider succession planning for Directors
+ Lead the process for new Board and
Cammittee appointments and Board and
Committee membership changes

—> Seepages125to 128

Membership and attendance

at Board and Committee level and |
throughout the organisation

' ~» See pages 128 to 129 |

Performance evaluation

+ Lead the Board and Commiittee
performance evaluation exercise

—> See pages 129 to 131

Election and re-election of Directors

-+ Assess the time commitment required

from Non Executive Directors and consider
their annual re-election

— Seepage 131

The number of Committee members and their attendance during the year was as follows:

Date Tenure Meetings
Member appointed {years)' attended?
Patrick Vaughan {Chair) » impoz 10 2y
Andrew Livingston 9/2018 5 2(2)
_Suzanne Avery o _3nnoe I . 2(y
Robert Fowlds 2817201 2 2(2)

1 Tenure s measured fram date of appointment to the Commuttee and as at 31 March 7023, rounded to the nearest whole year
2 Bracketed numbers indicate the number of meehngs the member was elgible to attend

Highlights
this year

+ Led the search for a new Board Chair
and Non Executive Director to replace
Patrick Vaughan and Rosalyn Wilton,
who had served for nine or more years
and informed the Board of their decision
to retire. Appointed an external search
agency, Russell Reynolds, to assist with
the search and provide a list of suitable
candidates. Considered CVs, interviewed

candidates and recommended the
appointrment of Alistair Elliott as Chair,
Suzy Neubert as a new Non Executive
Director, and Kitty Patrmore as Audit
Committee Chair

- Led the internal Board and Committee
performance evaluation

« Reviewed its Terms of Reference which
are available on our website

LondonMetric Propetty Plc Annual Report and Accounts 2023



Dear Shareholder,

| am pleased to present the Nomination
Committee's report for the year to
31March 2023.

Our work this year has focused on succession
planning for myself as Chair of the Board

and Nomination Committee and for Rosalyn
Wilton, Non Executive Director and Chair of the
Audit Committee,

Having served as Directors for nine or more
years, we had both informed the Board of our
intention to retire once suitable replacements
could be found and | am very pleased to
welcome Suzy Neubert as a Non Executive
Director and to hand over to Alistair Ellictt in
July. Details of the search and appointrment
process can be found later in this report.

The Committee also led its annual evaluation
of Board and Committee performance, which
this year was undertaken internally as described
on page 129, The findings concluded that

the Board and its Committees continued to
operate to a high standard and work very well
together. | would like to thank my fellow Board
members for their honest and valuable input

to this exercise and their continued hard work
and support.

Looking forward, our focus will be on promaoting
diversity in its widest sense both at Board

level and throughout the wider organisation,

as we aspire to meet the new Listing Rule
requirernents on diversity.

The Committee will also monitor and facilitate
a smooth handover of my role to Alistair and
will also be replacing Robert Fowlds as Senior
Independent Director with one of cur current
female Non Executive Directors.

Role of the Committee

Our role is to ensure the Board and its
Committees continue to have the right

balance of skills, experience and knowtedge

to independently camry out their duties and
provide strong and effective leadership to drive
the future success of the Company.

We lead the succession planning process and
ensure that itis propery planned and managed
to maintain stability in the leadership team and
mitigate against business disruption.

1-101
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, Board composition and succession planning

The Committee discusses Board and
Committee composition, size and structure
at each meeting and monitors the tenure
of Directors to ensure it adequately plans

in advance of retirement and facilitates an
orderly succession,

The table on page 120 details the composition
of the Board's three Committees as at 31 March
2023. Biographies are reflected on pages 108
10 109 and Board diversity is summiarised on

page 126.

As noted above, much of the Committee’s

time this year was spent considering Board
succession, as two Directors had served for

nine or more years and had informed the

Board of their intention to retire. We invited

two external search agencies to tender and
appointed Russell Reynolds to assist us with our
search. The detailed appointment and induction |
process is described on page 127. As a result

of the search, the Committee recommended
the appointment of Suzy Neubert as a Non
Executive Director on 29 March 2023 and
member of the Audit Committee with effect
from 24 May 2023, and Alistair Elliott as Board
and Nomination Committee Chair with effect
from 11 July 2023.

My tenure as Chair was extended to protect
the stability of the leadership team through the
. pandemic and more recently until a suitable
" replacement was found. Alistair joined the
. Board as a Non Executive Director in May

20722 and, having previously been former
| Senior Partner and Group Chair of Knight Frank,
" brings a unique combination of property and
managerial skills, and has the right personal
qualities to direct and lead the Board.

" Suzy is a qualified barrister by training and has
enjoyed a long and successful career in financial
services and asset management, having
previously been Managing Director of Equities
at Merrill Lynch and Global head of sales &
marketing at | © Hambro Capital Management.
Suzy brings to the Board a wealth of knowledge
and experience of the fund management
industry and capital markets, over ten years’ ‘
experience as a board director and has personal
attributes that complerment and enhance the
existing skill set of the Board.
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Rosalyn continued in her role as Audit
Committee Chair to oversee the year end audit
and financial staternents and has stepped down
following the approval of the Annual Report

in May. | would like to take this opportunity

to thank Ros for her valuable contribution to

the Company and excellent leadership of the
Audit Committee.

The Committee has also recommended the
appointment of Kitty Patmore to succeed her
as Chair of the Audit Committee. Being Chief
Financial Officer of Harworth Group plc, and
wilh over 16 years of finance, banking and
real estate experience, Kitty has the perfect
attributes and skillset for the role.

We are mindful of Provision 10 of the Corporate
Governance Code relating to tenure and
independence as James Dean has also served
on the Board for aver ten years. However, James
has continued to serve as a Director in order

to protect the stability of the leadership team
with two Board departures already announced
this year. We believe he continues to exercise
objective and independent judgement and
adds great value to all Board decisions, drawing
on his extensive property expertise. However,
we are mindful of Provision 10 of the Code

. and, given the length of his service, will not
" be reflecting James as an independent Board

member this year.

We remain fully compliant with the Code's
requirement with 70% independent Board
members at 31 March 2023
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Nomination Committee report

continued

Executive succession planning and talent
development

The Committes is responsible for Beard
succession, including for the Executive
Directors. The review process includes
considering talent development within the
organisation to create a pipeline to the Board,
as we recognise the need to nurture our own
talent pool and give opportunities to those high
performing middle managers to enable thern to
develop and grow into more senior roles.

Below the Board. succession planning is
delegated 1o the Senior Leadership Team which
includes the Executive Directors, to ensure

we retain and recruit suitable future leaders to

serve as the next generation of Directors and
support the Companys longer term plans.
Although there are noimmediate vacancies
and execution of the Company's strategy is
not dependent on any one individual, we
recognise the need to develop our internal
talent and to have contingency plans for
unforeseen absences.

Staff appraisals are undertaken on an annual
basis and provide a forum to discuss targets,
progress and future prospects. Regular contact
with Board members is encouraged, both in
and outside of rieelings, through presentations,
property tours and on an ad hoc basis to discuss
specific issues. NEDs are regular visitors to

102-174
Governance

175-232
| Financial statements

126

the office and keep abreast of transactions,
financing and other corporate activity through
discussions with staff.

Training needs and requests can be raised

and discussed through the annual appraisal
process or at other times with line managers.
The Company is currently supporting one
female employee through an apprenticeship
programme ta study for her Masters in Real
Estate Management, promoting the Real Estate
Balance initiative of developing a female talent
pipeline. The Groups talent pipeline has been
strengthened this year through the recruitment
of two qualified accountants to support the
corporate finance team.

A Balanced Board'

' Board independence ‘ Board tenure :
Chair : 19%) 0-3years B
B o NN E I :

" Executive Directors F— 7164%) 3-6 years } 2(18%)

[
Crther Directors b 3(27%) 6-9 years - = 1{9%)
Board gender diversity . Board skills?
oo R -
Female I 4 (36%) Finance & banking _ B 6(55%)
Risk management - } 2(18%)
Sustainability - f 208%)
Retal - — 109%)

1 Based on Board compositon as at 31 March 2023

2 Some Directors are represented in mare than one category in terms of ther experience
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Board appointment

[IMAGE REMOVED]

Suzy Neubert

Non Executive Director

Board appointment

The Nomination Compmittee is responsible for
identifying and recornmending candidates

to fill Board vacancies and leads the selection
process, ensuring it is formal, rigorous

and transparent.

This year, we appointed an executive agency,
Russell Reynolds, to begin the search for an
independent Non Executive Director to replace
Rosalyn Wilton who, having served for almast
nine years, had informed the Board of her
intention to retire once a suitable replacerment
could be found.

Russell Reynolds had no former connection
with the Company or its Directors.

Russell Reynolds focus was on diversity, both
gender and ethnicity, and previous board
and committee exposure. From a long list of
excellent candidates produced and reviewed,
five were shortlisted for interview by myself
and the Finance Director, with assistance
from Robert Fowlds as SID, and two were
then invited for a second interview with

the Chief Executive and other Nomination
Committee members.

Suzy was chosen as the preferred candidate and
recornmended for appointment by the Board.

Suzy has enjoyed a long and successful career
in financial services and asset rmanagerment,
having previously been Managing Director

of Equities at Merrill Lynch and Global

head of sales & marketing at j O Hambro
Capital Management

Suzy brings to the Board a wealth of knowledge
and experience of the fund management
industry and capital markets, over ten years
experience as a board director and has the right
personal qualities to complement and enhance
the existing skill set of the Board.

Russell Reynolds were also asked to consider
candidates for the position of Chair to compare
to the Board's preferred internal candidate,

but no suitable candidates were put forward

by them.

On appointment, the Company arranges a
tailored induction programme to help new
Directors develop an understanding of the
business including its strategy, portfolio,
governance framework, stakeholders, finances,
risks and controts.

Appointment process

@) Appointment of external search
agency, Russell Reynolds

Discussed candidate specification
with agency, with focus on diversity
and board experience, ideally in a
listed environment

Review of potential candidates
by agency

Shortlist of candidates was provided

tnitial interviews with Executive
Directors, the Senior Independent
Director and Nomination
Committee members

Final proposal circulated with CV
for consideration

Committee recommends candidate
to the Board

Induction programme organised by
the Finance Director

Proposed election by sharcholders at
the first AGM following appointment

©O0e 00

Board induction

Key induction events for Suzy included
the following:

- One to one meetings with the Finance
Directar, Company Secretary and other
members of the Senicr Leadership Team
to discuss:

— the investrent portfolio, asset selection,
capital allecation and strategy;

— finandal forecasting and reporting
processes, banking and hedging strategy.
risks and internal controls;

— regulatory matters;
— shareholder engagement; and
— our ESG targets and ambitions.
- Provisian of past Board and Cornmittee

papers, the Risk Register and Internal Control
Questionnaire, minutes and finance reports

- Guidance and information on annual Board
timetables, governance processes, 5172
responsibilities and regulatory procedures
including share dealing

+  Meeting with external audit partner

+ Property tours arranged

LondonMetric Property Plc Annual Report and Accounts 2023
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continued

Board training

Oversight of the training needs of individual
Directors is the responsibility of the Chair.
However., Directors are also expected to identify
and develop their own individual training
needs, skills and knowledge and ensure they
are adequately informed about the Group's
strategy, business and responsibilities. They are
encouraged to attend relevant seminars and
conferences and receive technical update
material from advisors and are offered

training and guidance at the Company's
expense. The Deloitte Academy is available to
all Directors.

During the year, information updates were
provided through briefing papers prepared

by senior management and externat advisors
on regulatory and accounting updates, the
Corporate Governance Code compliance, debt
and hedging, ESG, cyber security and tenant
covenants. In addition, all Board members
were invited to attend a corporate governance
update session presented by Deloitte

in February.

Diversity and inclusion

We recognise the importance of diversity in

its broadest sense and the benefits it brings to
the organisation, in terms of skills, experience,
differing perspectives and fresh ideas, which
ultimately leads to better decision making.

We strive 1o operate in a working environment
of equal opportunity and promote a culture of
openness, respect and inclusion.

° Read more on QOur cultural framework page 112

The Board sets the tone on diversity and gives
full consideration to achieving a diverse working
environment by applying the principles of the
Company's Diversity and Inclusion Policy when
considering new appointments. At 31March
2023, 36% of our Board were women and

we had one Director from an ethnic minority
background. Whilst our Audit Committee

has a female chair, cur other senior Board
positions are held by men. However, we will

be addressing this imbalance later this year

in September as Robert Fowlds has decided

to step down as SID and we will be replacing
hirn with one of our curent female Non
Executive Directors.

* Gender representation as at 31 March 2023

Nurmber
ot Senior
Number of Numberof  Leadership Team % of Senior
Board members % of the Board  senior posinens’ members’  Leadership Team
Men T % 4 6 75%
Wornen 4 36% - | 2 25%
Ihdivl S B - | - £ .
_Nan-binary o T - T e T il
Not specifiedfprefer ;
not to say - -, - - -

_ Senior | padership Tearn and direct reports® | 8y
Group

Ethnic representation as at 3t March 2023

Number
of Senior
Nurrber of Numberof  Leadership Team % of Serior
Board members % of theBoard  senior positions’ members’  Leadership Team
White British or other 10 9% 4| 7 875%
White . o L ) o
i | o - - -
_Mixed/Multipie ethric L % A , .
_Asian/Asian Bntish. - o - T 125%
Black/Afncan/ |
Canibbean/Black British - - - __ - o -
Other ethnic group, i ) .
includingAab - - . -t -
Net specified/ prefer
not to say - - - - -

1 Senior Board pesitions include the Char, Chief Executive, Finance Director or Senior Independent Director

1 The Senior Leadership Team. as set out on pages 110 to 11115 considered 1o be the Company’s executive managemant as defined by
the Lisung Rules and serior management as defined by the Code

3 The Semor Leadership Tearm's direct reports are the next layer of management below senior management

Other Group diversity
I
[CHART REMOVED] | [CHART REMOQVED]

I
Age (years) . Length of service (years)
1 10-30 4 2% 1 o-5 13 37%
2 3140 7 0% 2 6-10 14 40%
3 41-50 2 3% 3 -15 6 17%
4 51 12 34% 4_ 16+ 2 6%

Total 35 100% Total 35 100%
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We acknowledge that our ambition to improve
diversity is, to a large extent, determined by
the quality of recruitment, and we actively
engage with recruiters to promote a diverse
candidate selection and anly appoint those
firms who have signed up to the Voluntary
Code of Conduct for Executive Search firms.
However, we realise that the diversity of
recruitrment will be subject to the availability
of suitable candidates and vacancies within
the organisation.

Ultimately, all appeintments to the Board and
throughout the Company are based on merit,
suitability for the rote and alignment with

our values, as an appointment on any other
basis would not be in the best interests of
shareholders or the Company. We are proud of
our low level of staff tumaover which, at 6% on
average over the past ten years, signifies a loyal
and content workforce but recognise that this
also constrains the pace of change.

We continue to support the Real Estate
Balarice group. whose objective is to improve
gender diversity by promating and supporting
the developrment of a female talent pipeline

1-101
Strategic repart

- and are mindful of the new Listing Rule

requirements and the amendrents to the
Disclosure Guidance and Transparency Rules on
Board diversity, that apply this year.

Fernale representation on the Board has
progressed from 30% following last year's AGM
to 36% at the year end and 33% following this
years AGM. We are committed to improving
this to the extent that we have the opportunity.

Our Senior Leadership Tearn manages the day
to day running of the business and comprises
departrmental heads from all key business
functions with a diverse range of skills and
experience. We will continue to work towards
compliance with the FTSE Women Leader's
target of 40% female representationin
leadership teams but acknowtedge that this is
likely to remain a challenge, as increasing the
size of the leadership tearn is not considered
an effective solution and there are no known
natural succession changes anticipated at the
present time. In the wider organisation, 46%
of all employees are female and the culture
of the organisation promotes inclusion and

equal opportunity.

/ Year 1

i\ Independent
externally
facilitated review

<

/ Year 3

;
; s
|

Internal review to focus on i
. progress against year 2and any
% new issues raised ahead of an 7
external evalyation s

A

AN
//—\

Year 2

—e

“ Internal review to manitor
%, progress against year 1and any
new issues raised
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| Our ambition is to increase gender diversity

" throughout the Senior Leadership Team and

| wider organisation when suitable vacancies

* arise and appropriate candidates can be

| found. Further information on the Company’s
commitment to promoting diversity and
inclusion is included in the Responsible Business
| and ESG review on page 66.

The tables on page 128 are presented to mest
Listing Rule 9.8.6R(10) and reflect the gender
| and ethnic diversity of the Board, Senior
" Leadership Tearm and across the Company at
31March 2023.

We collect gender and ethnicity dataon a
self-identifying basis in a questionnaire which
asks the Board and employees to identify their
gender and ethnicity based on the categories
set out in the tables on page 128.

Board performance evaluation

A key requirement of good governance is to
ensure that the Board operates effectively.

The annual evaluation enables us to monitor
and improve the effectiveness of the Board and
its Committees.

In line with our three year cycle, both last
year and this year’s review and evaluation
of performance was undertaken internally.
The Board is committed to undertaking an
external evaluation next year.

Progress against targets set last year is set
out on page 131. The findings from this years
questionnaire-based evaluation led by the
Committee were collated and summarised

" by the Company Secretary and tabled for

. discussion in January. The key findings and
recommendations are sumrmarised on
page 130.

Overall the results were extremely positive

with no significant areas of concern. The Board
weelcomed the recommendations for continued
development to its practices and procedures,
Progress will be reported at future meetings.

In addition, as Chair, | had regular calls with each
of the Non Executive Directors throughout

the year to discuss relevant issues including
succession, Board appointments and strategy,
and to discuss their contribution and any

future expectations.
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Composition, succession and evaluation

Nomination Committee report
continued

2023 Performance evaluation ‘
The process covered the following areas: ‘
- Board Committees
- Chair |

» Board constitution and succession ‘

. Obijectives, strategy and remit

+ Risk management

« Performance - Board function and Directors

i + Relationships with shareholders

» Lommittees have the right balance of skills
and are very well chaired and supported by
external advisors, the Executive Directors
and wider management team,

The Board and its members are risk aware

and respond well to problems and crises.

| NEDsreceive early warning signals from
management of problems ahead which may

‘ adversely affect the business, and Directors .

are confident that risks are taken into

account in decision making processes.

Directors welcomed the additional focus

on ESG risk through the introduction

of astandalone ESG meeting of the

Audit Committee.

The key findings and recommendations |
from the 2023 performance
evaluation review are listed below.

The Chair continues to provide guidance

to the management team and leadership
of the Board. He brings sharp focus to big
issues, listens, provides broader context and
manages time. He encourages Directors

to share their views and have a thorough
and open debate before major decisions
are made.

Key findings

» The Board has a clear, dynamic strategy l
and set of objectives which are agreed with
management and supported by all Directors
and strategy is continually reviewed and
debated at meetings. Market updates,
competitor analysis and investor feedback |
facilitate this. Individual NEDs discuss
strategy directly with the CEO between i
meetings. Strategy is working well and '
there is little appetite for change at the

+ The Board is cohesive with a complimentary
range of expertise, skills and personalities.
Itis well chaired and combines management
support together with appropriate challenge.

Recommendations
- It may be apprepriate to hold a strategy

present time.
- Management reporting to the Board is

regular, timely, comprehensive vet succinct

making it easy to review and digest.

+ The business has performed extremely well

operationally in the challenging economic
environment in terms of earnings and
disposals and management continues to
focus on what is in their control.

- The Company’s relationship with its
shareholders continues to be a key focus
for the Executive Directors and irwvestor
sentirment towards the Company is highly

supportive of strategy. Investor governance

issues over succession and diversity are
being addressed. The SID's feedback on
roadshow meetings at Board meetings
is welcomed.

Meeting attendance and engagement levels
at meetings are high and Board discussions

are open and transparent. The attendance of -

senior management at meetings is helpful
and welcome.

The Board is well balanced and has a good
breadth and depth of experience to allow it
to effectively discharge its responsibilities
and to face current and future challenges.
The appointrnent of Alistair with his

wealth of property experience has been
awelcomed and valuable addition to the
Board in the year.

Management are considered to be
exceptionally well connected, respected
and trusted and well positioned to get early
warning signs and see opportunities in the
market. They are accessible and responsive
in their dealings with the Board and NEDs
have confidence inthem.

specific meeting incorporating scenario
stress testing earlier than usual in the
year given the current econemic climate,
market conditions and Board and
Committee membership changes.

The Board should be mindful of
regulatory changes relating to risk
managernent and internal control
systerms which may require additional
documentation and cansideration in
due course.

All Directors are again encouraged to
contribute and express their views mare
readily during meetings.

Wider participation from some Non
Executive Directors outside of regular
board meetings is encouraged.

The Chair could meet NEDs more
regularly on a one-to-one and group
pasis without the Executives present.

Future Questicnnaires could include
a question on what could improve
the performance of the Board or a
particular Cornmittee.
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Progressin 2023

Continue to provide greater visibility and focus on succession planning |
for the Chair

Have regard to the Parker Review recommendation for one ethnic
minerity Board member from 2024 when making appointments

Encourage the inclusion of wider management team members in
strategy and ullier discussions

At least one annual strategy focused discussion is a good discipline to
facilitate a deeper review which may not be practical at every meeting

More in-depth investor feedback would be welcormed periodically as well
as more frequent circulation of analysts notes

The schedule of matters reserved for the Board should be expanded to
_include specific references to the Board's ESG responsibilities

The Board should keep under review how best to ensure focus on ESG.
Climate risk reporting is an area to watch given the pace of change and
everincreasing focus

In person attendance at meetlngs is encouraged follom ng easing of
Covid-19 restrictions to generate increased energy, collaborative spirit
_and exchange of rdeas

[ — [ |

Directors should update the Board in respect of bilateral challenges and
debates held outside of Board meetings

The Board should consider whether the £10 mllllon Board approval :
limit is still appropriate giver the Company’s growth since that limit was
first introduced

The Remuneration Commlttee Chair may benefit from holding |nd|vrdual
discussions with Senior Leadership Team members to hear their views
and aspirations directly both pre and post award, in line with the previous
Chair's practice

Election and re-election of Directors

Following the Board evaluation and appraisal
process, the Committee concluded that each of
the Directors seeking election and re-election
continues to make an effective and valuable

her appointment.

_ Muly2023

~ One Board member from an ethnic minotity background appointed in

r

crrculated to Board members

matters reserved for the Board

which were considered by the Nomination
Committee and cleared before recommending

Before taking on any additional external

Alistair Elliott appointed as new Board and Committee Chair from

the year

! Board and Committee meetings and lunches regularly attended by
. Investment and Asset Directors, Strategy Director, Head of investor
Relations and Sustainability, Head of Finance and other senior managers

Strategy discussed separately at three Board lunches in the year, also
attended by the Investment, Asset and Strategy | Directors.

Six investor meetings also attended by SID and further feedback to the
" Board provided. Peel Hunt and RMS feedback from investor roadshows

Oversight of the Comparny'’s ESG strategy added ta the schedule of

One meeting of the Audit Commlttee was dedicated to ESG, led by the
| Strategy Director and Head of Investor Relations and Sustainability and
all Board members were invited

All Board and Committee meetlngs in the year were held in person at our
Curzon Street office

Directors have been mindful of this at Board meetings

Considered and the Board dedided to leave the limit unchanged

Remuneration Committee Chair met with both the Investrent and

. Asset Directors

followed and that governance regulations are
complied with and high standards maintained.
The Directors may, in the furtherance of their
duties, take independent professional advice
at the expense of the Company. None of

commitments, Directors must seek the prior

agreement of the Board to ensure possible

conflicts of interest are identified and to

. confirm they will continue to have sufficient

" time available to devote to the business

of the Company and fuffil their duties.

Executive Directors are required to devote

almost all their working time to their executive

. role at LondonMetric although certain exteral
appointments are permitted. In November

. 2022, Andrew Jones was appointed as a Non
Executive Director of Instavelt Limited and
eamned fees of £13,333 during the year to
31March 2023.

contribution to the Board and has the necessary
skills, knowledge, experience and time to enable
them to discharge their duties properly in the
coming year. All Directors excluding myself

and Rosalyn Wilton will offer thermnselves for
election and re-election at the forthcoming
AGM on 12 July 2023 and | encourage
shareholders to support us and vote in favour of
these resolutions.

Time commitment

In making recommendations to the Board on
Non Executive Director appointments, the
Nomination Committee considers the expected
time commitment of the proposed appointee
and other commitments they already have.
Suzy Neubert has other Non Executive

Director engagements with Jupiter Fund
Management plc, L= and Isic Topco Limited,

Independent advice

All Directors and Committees have access
at all times to the advice and services of
the Company Secretary, who is responsible
for ensuring that Board procedures are

the Directors sought such advice in the year.
The Chairs of the Audit and Remuneration
Committees communicate regularly and
independently with relevant staff and external
advisors including the Company’s external
auditor, Deloitte LLP, and remuneration
advisors, PwC,

Conflicts of interest

Directors are required and have a duty to
notify the Company of any potential conflicts
of interest they may have, Any conflicts are
recorded and reviewed at each Board meeting.
There have been no conflicts of interest noted
this year.

Patrick Vaughan
Chair of the Nomination Committee

. 24 May 2023
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Audit, risk and internal control

Audit Committee report

: kéy responsibiiﬂlitieéi'

Financial reporting External auditor
+ Monitor the integrity of the financial + Review the performance, independence
reporting process and effectiveness of the external auditor
I - Scrutinise the full and half year and audit process
[IMAGE REMOVED] finanftlal statements . See pages 136 10137
+ Consider and challenge the key
financial judgements Regulatory compliance

 Review the Viability Statement and going

. See pages 134 10 135 . .
concern basis of preparation

Risk management and internal control + Consider whether the Annual Report is ‘fair,
\. - o _ _7 + OQverseetheinternal control processes and balanced and understandable’
risk management framework « Monitor compliance with applicable laws
‘ ‘ - Ensure risks are carefully identified, and regulations
. . assessed and mitigated
The Committee continues - Assess the need for aninternal 0 Sec pages 137 to 138
to play a key assurance role audit function

by overseeing the integrity © secpage 136
and accuracy of financial
reporting and by ensuring
there is a sound system
of internal control and risk

Membership and attendance

The number of Committee members and their attendance during the year was as fallows:

. Date Tenure
management N place. Member appointed {years)
Rosalyn Wilton RosalynWilton (Chair) 2532014 s 6 {6}
Audit Committee Chair Suzanne Avery L npnos R __6fel
Robert Fowlds _ 31732019 I 6{6)
Kitty Patmore 2812021 2 6 (6} i

1 Tenure 1s measured from date of appomntment to the Cammittee and as at 31 March 2023, rounded 1o the nearest whole year
2 Bracketed numbers indicate the number of meetings the mernber was eligible to attend

Highlights - Led the audit tender process and » Reviewed the effectiveness of risk
this year recommended the reappointment of management and internal controls
Deloitte to the Board including consideration of emerging
- Dedicated one meeting to ESG risks, cyber security, tenant covenants
matters and received an update on the and TCFD
Cornpany’s performance and ambitions - Considered the occupier survey results

+ Received a technical update from
Deloitte on corporate governance

LendonMetric Property Plc Annual Repart and Accounts 2023




Dear Shareholder,

I am pleased to present the Audit Committee's
report for the year to 31 March 2023, which
describes the work we have undertaken in the
year. This will be my last report to you, as | will
be stepping down from the Committee and
Board following the announcement of these
results. It has been a pleasure to have worked
alongside an exceptional leadership tearn at
LondonMetric, and | wish Kitty every success as
my successor and your new Committee Chair.

The Committee continues to play a key role
within the Company's govemance framework to
support the Board in risk management, internal
controt and financial reporting, As part of this,
we discuss with management and the external
auditors any significant transactions and areas
of judgement, which continues to be in relation
to the vatuation of investrment properties, and
we independently meet with external valuers to
scrutinise and challenge the property vatuations.

Cne of our top priorities each year is to

review the Risk Register and internal control
procedures to ensure they remain relevant
and suitably robust. | am pleased to report that
no significant weaknesses were identified as a
result of our review, which is described in detail
on page B5.

We also oversee the external audit process
and this year have undertaken an external
audit tender process in line with best practice
recommendations. as Deloitte LLP {'Deloitte’}
have now served ten years in office.

In addition this year, we considered progress
against ESG targets and ambitions at a separate
dedicated meeting in February, to which all
Board members were invited. We received a
report and presentation from two members

of the Senior Leadership Team and were also
joined by members of the Development Team.
Topics discussed included our achievement
against industry benchmarks, EPC ratings, TCFD
and future workflows. We were satisfied that
ESG continues to be increasingly embedded
into all business operations and remains a key
focus area for the Senior Leadership Team.

- Separate meetings were held with the
" Company’s property valuers to challenge

1-101
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Membership

The Committee comprised of four independent
Non Executive Directors throughout the year.
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As usual, the Group's external auditor,
independent property valuers, Finance Director

. and Head of Finance attended meetings by

' invitation, as well as other employees who

Suzy Neubert will join as a new member of the

Committee following the announcerment of our
results on 24 May 2023. Suzy joinedasaNon
Executive Director in March 2023 and details of |
her appointment and induction process can be ‘
found in the Nomination Committee report on

page 127.

Committee members have considerable
commercial knowledge and diverse industry
experence including property, finance,
banking, capital markets, risk management
and sustainability.

The Board is satisfied that all current members
bring recent and relevant financial experience

as required by the Code and considers that

the Committee as a whole has the appropriate
commercial and industry specific knowledge
and competence to enable it to discharge its
duties, through the positions members currently
or have previously held.

Biographies of the Committee members which
set out the relevant skills, knowledge and sector
experience they bring can be found on pages
108 to 109.

Meetings

The Committee met six times during the

year and follows an annual programme

which is agreed at the start of the year.
Meetings were aligned to the Company's
financial reporting timetable, with the May and
November meetings scheduled to precede
the approval and issue of the full and half year
financial reports.

the valuation process and review their
independence. At the March meeting, the
Committee reviewed risk management and
internal control processes and considered the
year end audit plan.

presented on specialist topics.

This year, the Strategy Director, Head of
Investor Relations and Sustainability and Head
of Finance presented to the Committee on

. ESG., cyber security and the occupier survey

results. This interaction is extremely valuable
as it focuses discussion on topical issues and
allows the Committee to meet the pool of
emerging talent below Board.

Time is allocated for the Committee to meet
the external auditor and property valuers
independently of management.

As Chair of the Committee, | report to the
Board any matters considered and conclusions
reached after each meeting,

In addition to formal Committee meetings, |
have regular contact and meetings with the
Finance Director, to understand and keep
abreast of key matters in advance of meetings,
facilitating informed and constructive debate.

Committee effectiveness

During the year, the Board led by the
Nomination Committee carried out an internally
facilitated evaluation of its performance and
that of its Committees as reported on pages 129

" t0130.

The review concluded that the Committee
continued to operate effectively and to a high
standard, was very well supported by the
Finance Director, his team and the extemal
auditors and provided the appropriate level of
independent challenge and scrutiny.

Loﬁdonﬂetric Property Plc Annual Repert and Accounts 2023
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Audit, risk and internal control

Audit Committee report
continued

Our work in 2023
Throughout the year, the Committee acted in accordance with its terms of reference, which were
last reviewed and updated in March 2023 and can be found at www.londonmetric.com.

The waork undertaken this year is set out in the table below and has included the consideration,
review and approval of each of the items noted.

Responsibilities
+ Interim and full year results announcements and the Annual Report !
+ Accounting treatment of significant transactions and areas of judgement

- The valuation process, the half yearly valuations and the independence of
the Group's valuers i

- Processes undertaken to ensure that the financial statements are fair,
balanced and understandable

+ The Group's risk regjster, principal and ermerging risks

| - Spedific consideration of cyber risk

+ The adequacy and effectiveness of the Group's internal controls
+ The appropriateness of the going concern assumption

+ The Viability Staterment and longer term forecast

« The need for an internal audit function

E Scope of the external audit plan

+ The independence and objectivity of the external auditor

+ Performance of the extemnal auditor and effectiveness of the audit process
+ Auditor's fee for the year

- Audit tender process and reappointment of Deloitte LLP as
external auditor

i+ Non audit services and ratio of fees

§ - Committee’s composition, perfermance, terms of reference
and constitution

+ $172 and TCFD statements
8+ ESGmatters, occupier survey results and tenant covenants
f - Taxstrategy and REIT status

102-174
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Financial reporting

Cne of our principal responsibilities is

to monitor the integrity of the financial
information published in the interim and annual
statements and the overall tone, messaging and
clarity of reporting. In conducting its review, the
Committee considers:

+ The extent to which suitable accounting
policies and practices have been adopted,
consistently applied and disclosed:

+ Significant matters by virtue of their size,
complexity, level of judgement and potential
impact on the financial statements; and

+ Compliance with relevant accounting
standards and other regulatory reporting
requirements including the Code.

Developments in accounting regulations

and best practice are monitored and.

where appropriate, reflected in the financial
statements. The Committee and finance

team are kept informed of developmentsin
accounting and corporate governance through
technical briefing material and webinars as well
as an annual technical update presentation led
by Deloitte.

The significant matters considered by the
Committee, discussed with the external auditor
and addressed during the year are set out on
page 1353. Further details can be found in note 1
to the financial statements on page 186.

In addition to the significant matters, the
Committee considered a number of other
judgerents made by ranagement, none
of which were material in the context of the
Groups results or net assets.

Management confirmed that they were not
aware of any material misstatements and the
auditor confirmed they had not found any
material misstaternents in the course of their
work, as reported in their independent report on
page 176.
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Significant accounting matter - Property valuations

Reporting issue

The property valuation is a critical part of the
Group's reported performance. It continues to
be the moost significant matter for consideration,
being a key determinant of the Group's
profitability. net asset value, total property
return and a variable element of remuneration.

Property valuations are inherently subjective as
they are based on assumptions and judgements
made by external valuers and are underpinned
by transactional market evidence, which may
not prove to be accurate. In an uncertain

market, this emnpirical data may be less relevant
and valuations may become more subjective.
Property valuations are a key area of focus for
the external auditor.

It remains a principal recurring risk for the
Group as reported in the Risk management and
internal controls section on pages 82 to 99.

The Group and its share of joint ventures has
property assets of £3.0 billion as reflected

in the Financial review and as detailed in
Supplementary note ix.

The Committee’s role

Allinvestrment properties, including those held
in joint ventures, are externally valued each half
year by independent property valuers, CBRE
Limited and Savills (UK) Limited.

The Committee met twice during the year with
the property valuers, as part of the interim and
year end reporting process, to scrutinise and
challenge the integrity of the valuation process.
methodologies and results.

The key judgements applied and any issues
raised with management were considered to
ensure that the valuers remained independent
and objective throughout the process and had
not been subjected to undue influence from
management. Supporting market evidence
was provided to enable the Committee to
benchmark assets and yields and conclude that
the assumptions applied were appropriate.

The Committee reviewed key assumptions

1 inctuding future rental growth, market yield,

capital expenditure, letting timeframes, void

" costs and incentive packages and were content

with those applied.

Any valuaticns requiring a greater level of
judgement were debated, including property
under development, post pericd end sales and
valuation movements that were not broadly in
line with benichmarks.

The Committee challenged assumiptions and
discussed the impact on values of changes to
the key assumptions.

As part of their audit work, Deloitte use their
own in house property valuation expert

to assess and independently challenge

the valuation appreach, assumptions and
judgements. They meet separately with

the valuers and report their findings and
conciusions to the Committee.

Conclusion

The Committee confirmed to the Board
that it was satisfied that the extermal
property valuation included within the
financial statements had been carried
out appropriately, independently

and in accordance with industry
valuation standards.

Significant accounting matter — Significant transactions

Reporting issue

The Group transacted on £393 million of
property acquisitions and sales in the year, as
discussed in detail in the Property review from
page 32.

Certain transactions are large and/or complex
in nature and require management to make
judgements when considering the appropriate
accounting treatment including how and when
a transaction should be recognised.

There is an inherent nisk that an inappropriate
approach for a significant transaction could
lead to a material misstaterent in the Group's
financial statemenits.

The Committee’s role

" The Committee, in conjunction with the
- external auditor, received and challenged

management’s accounting proposals in relation

" to corporate acquisitions and other significant

transactions to the extent that there were
unusual terms and conditions or judgerment.

There was one corporate acquisition in the
year and minimal assets were acquired other
than the property portfolio, and there were
no ernployees or corporate debt balances.
Therefore, it was considered to be a property
acquisition and not a business combination in
accordance with IFRS 3.

The timing of recagnition of certain transactions
was also considered, particularly those that had
exchanged before the year end and were due to
complete post year end.

. Conclusion

The Committee concurred with the
! approach adopted by managementin
; each case.
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Audit Committee report

continued

Hisk management and internal control

The Board understands the importance of

the Companys risk management framework

and internal control processes in managing
business risks and delivering our strategy.

There is a culture of risk awareness embedded

into the decision making processes and ‘
robust procedures are in place to support the |
identification and managerment of risk.

The framework, responsibilities and detailed l

review processes, including a full description of
the work of the Audit Committee, are set out
in the Risk management and internal controls :
section from page 82.

I
The Committee has continued to assist the

Soard this year by providing a key oversight !
and assurance role in undertaking its annual
in-depth review of the risk register and internal
control questionnaire prepared by the Senior
Leadership Team. It also received a cyber

security update paper from the Finance [
Director, which highlighted improvements to
processes and systems made in the year and

areas of focus for the year ahead.

e Read mare on Risk management and
internal controls pages 8

Internal audit

The Group does not have a dedicated internal
audit function and the Committee reviews the
requirement for one each year. Due to the size
of the organisation, relatively simple structure of
the Group and close involvement of the Senior
Leadership Teamn in day to day operations,

the Committee did not feel an internal audit
function was either appropriate or necessary.

However, from time to time and when
considered necessary, external advisors are
engaged to carry out reviews to supplement
existing arrangernents and provide further
assurance. This has included testing of IT
systerns and security including penetration and
social engineering testing.

The Committee agreed that external assurance

would be sought for any complex, specialist or
high risk issue.

The Committee also agreed that a review
of the Company’s financial processes
ray be beneficial, in light of anticipated
regulatory changes.

External audit
The Committee has continued to have a
constructive working relationship with the
external auditor and its new lead partner this
year, Rachel Argyle.

Audit tender

Deloitte has been the external auditor since
2013 and therefore this year we invited four
fimns, Deloitte, BDO, EY and PwC, to tender

i for the audit ahead of the 2024 yearend in

line with current UK regulations.

Two firms, PwC and EY declined to
participate. The Committee, Finance Director
and Head of Finance received reports and
presentations from the remaining two firms.

1 A comparison of the salient points was

undertaken, including consideration of
the following:

-

Knowtedge and understanding of the
Real Estate industry and REITs;

Sector specific exposure and experience
of the lead partner;

Technical support teamns;

"+ Auditapproach and use of data analytics:

- Extent of transitionary work: and
+ Proposed fees.

Following the tender, the Audit Committee
has made a recornmendation to the Board
to retain Deloitte as external auditor to the

Cormpany and Group for the finandial year

commencing 1 April 2023.

Current UK regulations require rotation
of the lead audit partner every five years,
a formal tender of the auditor every

ten years and a change of auditor every
20 years, We are supportive of these
regulatory requirements.

The Company has complied with the
provisions of the Competition and Markets
Autharity Order 2014 in relation to audit
tendering and the provision of non audit
services for the year under review.
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Oversight

As in previous years, Deloitte presented their
audit ptan to the Committee. This highlighted
the key audit risk area consistent with previous
years as property valuations.

The level of audit materiality was also discussed
and agreed. They presented their detailed audit
findings to the Committee ahead of the interim
and full year results.

The Committee probed and challenged the
work undertaken and the key assumptions
made in reaching their conclusions, with
particular focus on the audit risk areas identified.
As part of their work, the Committee allocate
time to meet privately with the auditor without
management present.

Effectiveness

The Commiittee assesses the effectiveness
of the external audit process by its review of
the following:

- Audit plan and deliverables;

« Independence and objectivity; and

- Fees and reappointment.

In making its assessment, the Committee
considers the expertise and consistency
of the audit partner and team as well

as the quality and timeliness of the
audit deliverables,

It reviewed the extent to which the audit plan

, was met, the level of independent challenge

and scrutiny applied to the audit and the
depth of understanding of key matters and
accounting judgements.

It also considered the interaction with

© and views of management, which

included feedback received following the
audit clearance meeting held between
management and the audit team.
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Total

Ratio of non audit fees (including interim review)
to audit fees

Independence

The Committee recognises the importance i
of auditor objectivity and independence and

understands that this coutd be compromised by |
the provision of non audit services. |

The Campany’s policy on non audit services ‘
stipulates that they are assessed on a case
by case basis by the Executive Directors who
observe the following guidelines:

+ Pre approval of fees by the Executive
Directors up to a limit of £100,000 or
referral to the Audit Committee for review
and approval;

« Proposed arrangements te maintain
auditor independence;

Confirmation from the auditor that they are
acting independently; and

Certain services are prohibited from

being undertaken by the external auditor
including bookkeeping, preparing financial
statements, design and implementation of
financial information systems, vatuation,
remuneration and legal services.

All taxation services and remuneration

advice is provided separately by PwC.
Corporate due diligence work and the audit
of certain subsidiary companies is undertaken
predominantly by BDO LLP. !

' any aspects of non audit work which could

. [primarily the cost of the interim review) to audit

. remains independent.

" appropriately planned, executed and of a

- Deloitte continued to provide the appropriate

" objective and independent throughout.

Regulatory compliance
L -
2023 2022 2021 . :
000 £000 cooo [l Section 172 duties
252 275 201 | The Board 91‘ Dirfectors, both individually
38 3 and collectively, is aware af its duty under
42 > | Section 172 Companies Act to act in the
294 763 236 way it considers, in good faith, would be
most likely to promote the success of the
7% 7% 7% Company for the benefit of its members as

. . hole, having regard to:
Deloitte has confirmed to the Audit Committee aw gres

that they remain independent and have

raintained intemal safeguards to ensure the
objectivity of the engagement partner and audit .
staff is not impaired.

+ The likely consequences of decisions in
the long term;

The interests of its employees;

' - The Company's relationships with
They have also confirmed that they have . suppliers, customers and others;

intemal procedures in place to identify + Theimpact of the Company's operations

on the community and environment;

« The Company’s reputation and
maintaining high standards of business
conduct; and

compromise their role as auditor and to ensure
the objectivity of their audit report.

The table above sets out the fees payable
to Deloitte for each of the past three years.
In addition, audit fees paid to the external
auditor in respect of joint ventures totalled
£14 850 at share (2022: £13,500 at share).

+ The need to act fairly as between
members of the Company.

The Board's Section 172 statement is on
pages 118 to 119 and engagerment with
stakeholders is set out in the Responsible
Business and ESG review on pages 54 to 72.

The three year average ratio of non audit fees

fees continues to be low at 17%, supporting

the Committee’s conclusion that Deloitte The Committee continues ta focus on

the long term success of the business and
its stakeholders through its work on the

Having undertaken its review, in the opinion following key areas:

of the Audit Committee, this years audit was
+ Assessing whether the Annual Report
is fair, balanced and understandable
to provide shareholders and other
stakeholders with clear information on
the Company and its long term outlook.
Qurreview is set out on page 138;

consistently high quality.

level of professional challenge and remained

- Reviewing the appropriateness of the !
going concern assumiption and assessing
the Company’s viability and longer term
prospects. Our work is set out on page
138 and the Board's Going Concern and
Viability Statements are on pages 100 to
101;and

Ensuring the Company's risk
management framework is sufficiently

. robust to safeguard its future for the
benefit of its stakeholders. Our work is set
out on pages 82 1o 99.
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Audit, risk and internal control

Audit Committee report

continued

Going concern and viability

Although the statemenits on going concern and
viability are a matter for the whole Board, the
Audit Committee reviewed the appropriateness
of preparing the financial statementson a !
going concern basis and the analysis prepared |
to support the Board's longer term Viability
Statement required by the Code.

Its assessment included a review of the principal '
risks and risk appetite, the chosen period of [
assessment, headroom under loan covenants,
liquidity, investment commitments and the
level of stress testing of financial forecasts
undertaken. It considered the impact of higher
inflation and interest rates to the Company,

its suppliers, tenants and the wider property
market, and the impact to the Group of
property yield movernents, increasing costs,
rental defaults, vacancy costs and letting voids.

Following its review, the Committee was
satisfied that the going concern basis of
preparation remained appropriate and
recommended the Viability Staterment be
approved by the Board. The Board's statements
on Going Concern and Viability are set out on
pages 100 and 101.

Fair, balanced and understandable

At the request of the Board, the Audit
Committee considered whether this Annual
Report was a fair, balanced and understandable
assessment of the Group's position and
prospects, In reaching its decision, the
Committee performed a detailed review of the
content and tone of the Annual Report and !
considered the preparation process adopted by
management, which included the following:

- The establishment of a team of experienced
senior managers, drawn from finance,
investor relations and property with clear \
responsibilities for the preparation and
review of relevant sections of the report; !

- Acorporate governance update presented
by the external auditor attended by relevant
staff, the Audit Committee and other Board
members in February 2023;

- Regular team liaison during the drafting
stages to ensure consistency of tone and
message, balanced content and appropriate
linking of the various sections;

» Earlyinput from Executive Directors to the
overall message and tone of the report;

'

+ (lose involvement of the Executive Directors 1

throughout with extensive review of drafting;

« Averification exercise undertaken by the

finance team to ensure factual accuracy and

consistency throughout the report; and

+ Review by the Audit Committee before
being presented to the Board for approval.

i ' In camying out its review, the Committee had
.1 considered the following:

o Fair

|« Doesit provide shareholders information

" toassess the Group's position and

| performance, business model

| andstrategy?

|+ Doesitinclude relevant and necessary
transactions and batances?

Does it include the required

I regulatory disclosures?

Is it honest, reporting success and
opportunities alongside challenges to
the business?

| Balanced

. |« Doesit present the whole story and are

~ key messages appropriately refiected?

+ Isit consistent throughout with
sufficient linkage?

» Isthere an appropriate mix of statutory
and alternative performance measures?

« Are alternative performance measures
explained and reconciled to the
financial statements?

Understandable

» Isitwritten in straightforward language
and without unnecessary repetition?

- Does it use diagrams, charts,
tables and case studies to break up
lengthy narrative?

=I5 there a clear contents page to aid
navigation and sufficient signposting?

The Committee conduded that the

- Annual Report was fair, balanced and

" understandable, allowing the Board to make
its statement on page 174.

Climate-related disclosures

! The Committee considered the requirement

to disclose, on a comply or explain basis,
compliance with the recommendations of

the Task Force on Climate-related Financial
Disclosure (TCFD). The Committee received an
update from management on the assessment
undertaken and the TCFD disclosure which can
be found in the Responsible Business and ESG
review on pages 77 to 81.

Whistleblowing procedures, anti-corruption
and anti-bribery

As a company, we seek to operate in an
honest and professicnal manner, with integrity
and respect for others. We do not tolerate
inappropriate behaviour or malpractice of

" anykind.

. Employees are encouraged to speak out if they

witness any wrongdoings and are provided with
a compliance procedures manual on joining
which sets out our whistleblowing policy and
anti-corruption procedures.

This year, companywide anti-money
laundering, market abuse, whistleblowing,
conduct and ethics refresher training was
undertaken through Fulcrum Cormnpliance, our
external advisor.

Responsibility for reviewing and monitoring
whistleblowing rests with the Board and

the Committee will report to the Board any
incidents that are brought ta its attention,
During the year under review, there were no
whistleblowing incidents to report to the Board.

i would like to extend my sincere thanks

to my fellow Committee members, wider
management team and Deloitte for their
support and valued contribution over the many
years that | have led this Committee.

This year, our AGM will be held at The
Connaught in Mayfair for shareholders to
attend and Kitty, as your new Chair, will
be in attendance and available to answer
any questions.

Rosalyn Wilton
Chair of the Audit Committee
24 May 2023
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Remuneration

Remuneration
Committee report

Key responsibilities | [

Remuneration Policy

Variable incentives ‘

+ Setand review the Remuneration Policy - Determnine and review the Long Term i
for Directors and ensure it is aligned to the Incentive Plan (LTIP) and Annual Bonus
Company's purpose and values and the Plan arrangements
delivery of its strategy

{IMAGE REMOVED] ) ) + Approve targets and outcomes i
+ Set the remuneration of the Executive ;
Directors and certain rmembers of the | . Sea pages 158 to 170
Senior Leadership Team and oversee !
workforce remuneration arrangements ‘ There have been no changes to the
Committee's membership or primary role
e See pages 144 to 157 i this year, which is to operate a fair and
transparent reward structure that motivates
- - = T - ~— Remuneration packages and payouts ' and incentivises the Executive Directors to
‘ ‘ .+ Determine and review individual . deliver the Group's strategic goals, reward
remuneration packages exceptional performnance and retain high
Our remuneration . Approve salaries, bonusesand LTIPawards ~ calibre individuals far the long term.
. . |
framework is designed to © seepages 15810170

align executive pay with the
Company’s strategic goals

and wider workforce pay, Membership and attendance

and to i
' motivate and reward The nurnber of Committee members and their attendance during the year was as follows:

exceptional performance. !

Date Tenure Meetings ,
Robert Fowlds Bl Mermber appointed (years) attended’
Remuneration Committee Chair | Robert Fowlds (Chair) . mpo® 4 59
| Rosalyn Wilton _ 1477016 I G
_ SuzanneAvery 19/9/2018 5 _5(9)
I Andrew Livingston 80202 2 5(5)

1 Tenure s measured from date of appointment to the Commuttee and as at 31 March 2023, rounded to the nearest whole year
2 Bracketed numbers indicate the number of meetings the member was eligible to attend

Highlights + Reviewed the Directors' Remuneration » Considered employees views on

this year Policy and consulted with sharehelders Executive pay through attendance
on Policy design and performance by Chair at Workforce Non Executive
measures, amending the final proposals Director’s annual staff meeting
based on the feedback provided and + Approved the performance targets of the
advice from PwC as remuneration annual bonus and LTIP awards and tested
consultants as appropriate their achievernent as required

+ Considered the wider workforce pay
when setting Executive Directors’ and the
Senior Leadership Teamn’s remuneration
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Remuneration

Chair’s introduction

| am pleased to present the Remuneration
Committee's report on Directors’
remuneration for the year to 31 March 2023,
which is structured as follows:

+ My annual staternent as Chair, which
surnmarises our work, the key decisions taken
and outcomes (pages 140 to 143);

+ Qurnew Directors' Remuneration Policy
{'Policy’) which will be subject to a binding
vote at the 2023 AGM {pages 144 to 157); and

« The Annual Report on Remuneration which !
describes how the Remuneration Policy has
been applied for the year ending 31 March
2023 and how we intend to implement the
new policy for 2024 (pages 158 to 170).

Remuneration aligned to purpose and strategy

Qur remuneration framework continues to be
strongly aligned with the Company’s purpose,
strategy and performance as well as the
interests of our shareholders as reflected in the
chart on page 157.

Delivery of these strategic objectives is
measured using key performance metrics that
are embedded within the variable elements of
remuneration. being EPRA Earnings per Share
('EPS’}, Total Property Retum {TPR’), Total
Accounting Return (TAR'} and Total Shareholder
Return { TSR'). Strategic and ESG based metrics
have also been incorporated inte the annual
bonus as part of the changes set out below.

Performance during the year

We have seen significant volatility in the capital
markets this year, underpinned by high inflation
and increases in interest rates, alongside
heightened geopolitical uncertainty. This has
disproportionately impacted the listed real
estate sector which is perceived to be more
sensitive to interest rate increases, and our
TSRin the year was disappointing, but taking
alonger term view in line with our strategy,

we have delivered TSR over the past three

and ten years since merger of 13% and 165%
respectively. both significantly outperforming
the FTSE 350 Real Estate Super Sector of -5%
and 36%.

The material upward movement in interest

rates has also had a significant negative impact
on real estate valuations. and we are reporting
an IFRS loss of £506.3 million this year, largely
due to the adverse movement of £587.5 million

1-101
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in the value of our property portfalio. However,
despite this backdrop, we have focused on

" whatis in our control and have delivered a
. strong trading performance that has enabled

us to increase our EPRA earnings by 2.9% to
10.33p per share and grow our dividend by
2.7%. This goed outcome was achieved through
strong asset management on rent reviews,

" lease renewals and lettings, helping to grow
" ourincome and keep occupancy high at 99.1%.

In addition, the team focused on managing
the LTV through £273 million sales of non-core
assets, an excellent result given the difficult
market conditions, and which allowed the

LTV to settle at a comfortable level of 32.8%.
Non core asset sales have improved the guality
and environmental metrics of the portfolio,
with the proportion of the portfolio with an
EPC rating of ‘A 10 'C' increasing to 90%. This is
testamnent to the hard work and commitrment
of our executive team and all colleagues
throughout the organisation.

Given this strong operational performance
despite the macroeconomic challenges this
year, and the longer term progressive returns
enjoyed by shareholders both in terms of
dividend yield and share price performance,
the Committee considers it entirely appropriate
to reward the Executive Directors with the
variable elements of this years annual bonus
and LTIPin line with the formulaic outcomes as
detailed below.

- Salary increases

The Committee approved a 4.2% increase to
Executive Director salaries to apply from 1 june
20123, which is in line with the average increase

provided to the workforce.

Pension alignment
In ine with best practice, from 1 June 2022 the

+ Executive Directors' pension contributions have

been aligned with the rate available to the wider

" workforce (10% of salary) and this will continue
, under the proposed Remuneration Policy.

Annual bonus
As set outin last years Remuneration

© Committee report, the targets for the

annual bonus for the year to 31 March 2023
were based on growth in EPRA EPS (35%

- weighting), growth in TPR (35% weighting)

and performance against personal cbjectives
(30% weighting). The maximum opportunity

102-174
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was 165% of salary for the Chief Executive and
140% of salary for the Finance Director.

In response to the deterioration in market

i conditions during the year, the Board

materially changed its strategy away from

new investments and development funding

to a focus on net disposals to manage LTV

and retain a robust balance sheet. This directly
impacted the Companys EPRA EPS and
therefore the Committee has taken this into
account when assessing the EPS target.

The impact of the reduced investment and
withdrawal ot project funding was excluded
from the original EPS targets and on this revised
basis, the EPS growth measure was achieved in
full as EPRA EPS of 10.33p per share met the
maximum target.

. Inline with best practice and consistent with

the previous year, TPR has been measured on

- a multi-year basis {over one and three years)

to reflect performance against the All Property
Index and the index for the Group's portfolio
of assets. The Committee is satisfied that this
approach measures and rewards the longer
term investing principles inherent in the real
estate sector. On this basis. the TPR element
paid out 50% of maximum.

The Committee also assessed that 87% of
maximum for the Chief Executive and 80% of
maxirnum for the Finance Director in respect
of their personal objectives would pay out
reflecting the strong operational, financial and

' ESG progress made during the year (full details

of this assessment are set out on pages 164
to 165).

QOverall, the Committee determined annual

- bonuses for the Chief Executive and Finance

Director to be at 78.5% and 76.5% of their
respective maximum levels. The Directors

have decided to opt out of the annual bonus
deferral provision in accordance with the current
Rermuneration Policy, as they have exceeded
the minimum shareholding requirement of
700% of salary.

The Committee considered this to be fair and

. reasonable given that both Executive Directors

held over 14 times their salary in shares as at

© 31March 2023.
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LTIP vesting

Vesting of the LTIP awards granted to Executive
Directors in 2020 is dependent on Company
performance over the three years to 31 March
2023. Performance is measured by reference
to TAR and TSR relative to the FTSE 350 Super

Sector Real Estate index excluding agencies and

operators (37.5% weighting each) and EPRA
EPS growth {25% weighting).

The Committee assessed that over the
three-year performance peried relative TAR
performance was in the top quartile of the
measurement index leading to full vesting
for this element. TSR growth of 11.7% was

positioned just below the upper quartite (11.8%),

resulting in 99.8% vesting,

The EPRA EPS growth targets are set with
reference to RPI measured on a spot to spot
basis over the three financial years ending
on 31 March 2023. Given the unforeseen
and exceptional increase in RPI during the
performance period driven by external
macroeconomic factors, the Committee

determined to cap the RP| rate at which the EPS

growth targets were to be assessed consistent

with the approach used last year. In determining

an RPI cap of 4.5% per annum, the Cormmittee
considered the following factors:

+ Anticipated inflation rates when the targets
were setin early 2020:;

« The lease structures of our tenants, 63% of
which contain contractual uplifts capped
on a weighted average basis at 3.7% per
annum and significantly below current RPI,
which reduce the downside for shareholders
whilst lirniting the ability of management to
capture elevated levels of inflation;

+ The combination of the above with the
standard five-yearly rent review patterny;

+ The substantial net divestment in the year,
driven by the change in strategy to manage
the LTV in more challenging markets;

- The other 20 recipients of the LTIP award;
and

+ EPS performance over the three
financial years.

The Cornrmittee is satisfied that although the

RPI capis lower than that used last year (7% per

annum), it is representative of the Company's
current portfolio composition. To ensure
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' consistency in future years, the Committee will
I use this approach for all in-flight LTIP awards.

I Based on this approach and EPRA EPS for

| the year to 31 March 2023 of 10.33p per
share, vesting is 39% of the maximum for

! this element. The Committee considered

[ the calculation methodology to be fair and

| reasonable for the Executive Directors and

also for the 20 LTIP participants in the wider
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proxy voting agencies, IS5 and Glass Lewis, on
the proposed new Policy.

Overall, the Committee believes that the
current Policy continues to be broadly fit

for purpose and aligned with the business
strategy to continue to grow eamings and
deliver sustainable and progressive dividend
returns. Therefore, the core compoenents are to

. be retaired.

workforce and that the approach generated a

vesting outcorne which was aligned with the

peers in terms of TSR performance over the
past three years).

On vesting, the Commiittee will determine
whether any adjustment should be made in
relation to windfall gains. However, it notes

that the 2020 LTIP award was granted in June

2020 when the Company's share price had

recovered close to its pre-Covid level and above

Companys strong corporate performance and
the shareholder experience (LondenMetric was
, placed just below the upper quartile of sector

the share price used to determine the 2013 LTIP |

awards. Overall, 84.7% of the 2020 LTIP will

vestin June 2023, subject to continued service,

using the formulaic approach outlined above
The awards are subject to a two-year post-
vesting holding period.

LTIP awards

The Growupis LTIP arrangerments seek to
align executive pay with the delivery of long
term growth in shareholder value. This year
727,222 share awards were granted to the

During our review the Committee considered

a range of factors, but key amongst these was
the recognition that remuneration opportunities
for our Executive Directors did not fully reflect
the successful business growth achieved during
the period since the merger in 2013 and that
total pay levels should be positioned more
towards the upper quartile of the real estate
sector. In particular, the Committee identified
the following:

+ The current Policy does not provide
sufficient scope to continue to recruit, retain
and motivate at a level which is consistent
with the success, scale and complexity of
our business

© + The Executive Director pay packages are well

Executive Directors and 901,037 LTIP awards

vested. The Directors disposed of 436,059
shares to settle tax liabilities and retained the
remaining 464,978 shares which increased
their holding in the Company to a total of
8.6 million shares.

Policy review

Our current Policy, which was approved by
shareholders at the 2020 AGM by over 95%
of votes in favour, is approaching the end

of its three year term. During the year. the

Committee conducted a comprehensive review
. of its executive rernuneration framework with

the assistance of its remuneration advisors,
- PwC, and consulted with 22 major sharehold
representing 63% of our issued share capital

ers

as well as the Investment Association and the

betow the desired competitive positioning
of LondenMetric, particulartly given the
consistent above-market performance
achieved by our talented management team

The lack of bonus deferral, despite high
shareholding requirements and the strong
alignment through the Executive Directors’
material personal shareholdings, does

not fully align with investors’ expectations
around the operation of malus and clawback
and effective risk management

« The performance measures do not fully
incorporate progress on our ESG targets

- Other areas of the Policy lack the required
flexibility for the Remuneration Committee
to operate it effectively

The Remuneration Committee considered the
level of increases that would be required to
achieve the desired market positioning and is
proposing what we believe are the minimum
necessary increases to annual bonus and LTIP
rmaximum opportunities. It also concluded
that any additional remuneration opportunity
should only be paid if waranted by strong
corporate performance.
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Remuneration

Chair's introduction
continued

Overall, shareholders were supportive of the
proposals. however some provided challenge
on certain aspects. The Committee actively
listened to the feedback provided and, in some
areas, made changes to the Policy proposals
and its implementation, For the Policy
proposals where feedback was provided, the
table on page 143 outlines the initial proposals,
the feedback received from shareholders, and
the Committee’s final proposal and ratiorale.

The proposed changes are set out in full on
page 143. The key improvements are as follows:

= The maximum benus opportunity for the
Chief Executive increases from 165% to
200% of salary and for the Finance Director
from 140% to 175% of salary

» The introduction of bonus deferral such
that for existing Executive Directors, 50%
of any bonus earned over 120% of salary
will be deferred and will vest equally after
two and three years. For newly appointed
Executive Directors, one third of the annual
bonus will be subject to deferralinto shares
vesting equally after two and three years.
Once anew Director has built up 2 700% of
salary shareholding, the deferral mechanism
reverts to that for the existing Directors

B

The maximum LT!P award for the Chief
Executive increases from 200% to 225%
of salary and for the Finance Director from
165% to 200% of salary. However, mindful
of the share price performance over the
past year, the Commiittee determined not
to implement this increase, such that the
new 2023 LTIP awards, vesting in 2026,
will be reduced to 190% and 150% of
salary for the Chief Executive and Finance
Director respectively

The pension contribution rate for Executive
Directors will be aligned with the wider
workforce (currently 10% of salary), with
flexibility for the Committee to re-align their
cantribution to the wider workforce rate if

it increases during the life of the poiicy at

its discretion

.

Increase the maximum year of recruitment
incentive levels in exceptional circumstances
to 110% of salary for annual bonus and
235% of salary for LTIP. There is no current
intention to use this discretion.

-1
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In addition to the changes to Policy set out
above, the Committee is also making changes
to how it will implement the Policy in the
coming year, including to the performance
measures and weightings under the annual
bonus and LTIP. The proposals in relation to
the performance measures were consulted on
with shareholders as part of the Committee’s
engagement exercise, with the main change
being the inclusion of Strategic and ESG
elernents in the annual bonus. Further details
of the operation, performance measures,
weightings and targets attached to the incentive
awards are set out in the implementation of
Policy for next year on pages 160 to 162.

The Cornmittee believes that its proposals are
consistent with existing arrangernents which
have supported the Company and shareholders

" well but have been amended to better reflect

current investor preferences. the regulatory
environment, and some changes to the strategy

¢ of the Company since 2013. The Committee
. believes the proposals, taken together, will more

effectively attract, retain, and motivate a high

t quality leadership team to deliver growth and

sustained strong financial perfermance and that
they are in the best interests of the Company

- and its shareholders.

Looking forward

Our focus next year will be to oversee the
implementation of the new Policy following

* shareholder approval at the 2023 AGM and
. ensure that remuneration arrangements

and packages continue te incentivise and
motivate managerment.

We will continue to be mindful of the impact

. of high inflation and the cost of living to the

wider workforce.

Conclusion

The Company has performed very well this year
despite the challenging market and economic
conditions and the Cornmittee believes that the

- remuneration outcormes are entirely appropriate

and reflective of the business performance and
wider macroeconcmic environment

The proposed Policy and remuneration packages
for the year ahead provide the appropriate
incentive and reward to motivate and retain the
Executive Directors and | lock forward to your
support at our forthcoming AGM. We welcome
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Governance

175-232
Financial statements

142

| feedback from shareholders and | will be available

~ at the AGM should you have any questions. | can

I also be contacted through the Company Secretary
| at other times at info@londonmetric.com.

. 1would also like to thank my fellow Committee

? members for their hard work, input and support

| over the past year. Finally, | want to recognise

| that the Company’s performance would not be
possible without the dedication shown by our

| employees. To all employees — thank you for

 your hard work and commitrent.

Robert Fowlds
Chair of the Remuneration Committee
24 May 2023

Remuneration Committee assessment

The Committee is satisfied that the amount |
" payable under the variable incentive
plansis a fair reflection of the underlying
performance of the business. As such, no
discretion was exercised by the Committee
in relation to the formulaic outcomes.
In raking this assessment, the Committee
' took account of the following factors:

+ The Company achieved a strong set of
financial results, allowing the Board to
propose an increase to the dividend for
the year to 31 March 2023 of 2.7%

- The financial results were also reflected
in strong share price growth which ledto !
! TSR growth of 11.7% over the three years
to 31 March 2023 which was just below
the upper quartile growth of 11.8% over
the same period

Maintained strong portfolio composition

of logistics and long income assets, which !

represents 97% of the portfolio

Maintained the quality of the portfolio

and tenant mix with a WAULT of 11.9

years and occupancy of 99.1%

- Maintained high EPC ratings, with 90%
assets rated A to C (2022: 85%)

- Allemployees received an annual bonus
and the Committee is delighted that 63%
of our employees will benefit from the
2023 LTIP award

The Committee is satisfied that the
" remuneration policy operated as intended in
the year to 31 March 2023.
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lable ot main changes as a result of shareholder feedback to the Policy Review consultation

Initial proposal

Bonus quantum

Increase maximum bonus for
CEO from 165% ta 200%

of salary.

Increase maximum bonus
cpponunity for Finance
Director from 140% t6 175%
of salary.

Bonus deferral mechanism
Introduce bonus deferral

for three years intc shares,
such that 50% of any bonus
earned over 120% of salary
will be deferred into shares.

50% of deferred shares vest
after two years and 50%
after three years.

LTIP quantum

Increase maximum LTIP
award size for CEQ from
200% to 225% of salary.

Increase maximum LTIP
award size for Finance
Director from 165% to
200% of salary.

Feedback received from shareholders

Given the current economic climate,
shareholders are afert to increases in
executive remuneration.

As such, whilst shareholders recognised
the rationale for the increases, being to
increase the overall total rermuneration
oppertunity without a material one=-off
increase in salaries, some shareholders
raised concemns regarding the level of
the annual bonus increases, particularly
when compared to peers.

Whilst the introduction of bonus
deterral was welcomed by shareholders,
sorne sharehalders indicated a
preference for a fixed percentage of
bonus to be deferred into shares, rather
than the amount above a percentage
eamed.

Shareholders were generally supportive
of an increase to the LTIP opportunity
ensuring that pay is more heavily
weighted to long term performance.

Shareholders recognised the rationale

for the increases and were comfortable
considering the level of stretch that will
be applied to the performance targets.

Final proposal and rationale

No change to the initial proposal.

The Committee has listened to shareholder feedback and has recognised that restraint is
appropriate, particutarly in the current economic environment. However, the Committee
maintains the view that the propased increases are an appropniate reflection of
management's exceptional reputation within the sector and the current aggressive: market
for talent.

The Committee recognises that the proposed annual bonus opportunity is at the top
end of the market range. However, this is consistent with the desired positioning of total
pay levels towards the upper quartile of the real estate sector to reflect the managernent
team’s past performance that has consistently achieved upper quartiie levels. The
Committee felt that an increase in the performance driven bonus opportunity was an
appropriate methed of meeting this objective, taking into account the significant level of
equity already hetd by management discouraging more material LTIP increases.

Current £xecutive Directors
N change to the initiat proposal. This is on the basis that the key driver behind the
introduction of deferral for the current Executive Directors was to improve the efficacy/
capability of malus/clawback provisions under the annual bonus, rather than encouraging
shareholder alignment. The Committee will review this policy in three years time.
However, the Committee did review its proposals in refation to new executives as set out
below.

MNew Executive Directors
One third of the annual bonus will be subject to deferral into shares. 50% of deferred

shares vesting after two years and 50% after three years.

Deferring one third of the annual bonus is standard market practice for a FTSE 250
business, is aligned wilh our FTSE 350 real estate peers, and therefore the Committee
believes it 15 appropriate to operate this structure for a new Executive Director. It will help
thern build up a meaningful shareholding alongside the LTIR.

Once anew executive has bullt up a 700% of salary shareholding then the deferral
mechanism will revert te that proposed for the current Executive Directors.

No change to the initial proposal.

However, the Committee determined not 1o increase LTIP awards levels for 2023 given
the fall in the share price. 2023 LTIP awards will be reduced to 190% and 150% of salary
for the Chief Executive and Finance Director respectively.
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Remuneration

Directors’
Remuneration Policy

Our current Policy, which was
approved by shareholders at the

_ Overview of our Policy
The Groups Remuneration Policy is designed « Is aligned with the interests of

0
?020 AG',_V‘ by over 9_5 % of votes ' 1o align executive pay and incentives with shareholders by encouraging high levels of
in favour, is approachlng the end . the Company’s goals and encourage and share ownership;
of its three year term. | reward exceptional overatl and individual - Attracts, motivates and retains high \
" performance. As well as mativating, calibre individuals: i
This section outlines the new : Lei'"’r‘]‘lmree'a:g;gl;\; ;52?;‘:};“;::;2‘:;3 - Is competitive in relation to other
proposed 2023 Policy which, | begcoym'fetitive cormparable real estate companies; !
subject to shareholder approval, | e orincioles which underpin th + Issetin the context of pay and |
i € prindples which unaerpin the employment conditions of other
will take effect for three years I Remuneration Policy ensure that Executive emﬁlozees and 1
from 12 JUIY 2023, | Directors' remuneration: o ‘
- Rewards superior performance through the
The Policy has been prepared in accordance i + Isaligned to the business strategy and variable elements of remuneration that are
with The Large and Medium-sized Companies |,  achievement of business goals: linked to performance.

and Groups (Accounts and Reports) Regulations
2008 as amended and the provisions af the

current Corporate Governance Code and the Policy review
Listing Rules. " The Committee undertock an extensive The Committee is grateful to all shareholders
The Board delegated its responsibility to the " review of the current Policy, wor.king with our who tooif part in the consultatign and provided
Remuneration Committee to establish the i independent remuneration advisors PwC, to valuable input, the result of whlch.were a
Policy on the remuneration of the Executive ensure that it continued to support the pay number of changes to the Committee’s original
Directors and the Chair. The Board has principles set out above. Policy propgsals whid.w are set outin the
established the Policy on the remuneration of Overall, the Committee believes that the Remuneration Committee Chairs statement.
the other Non Executive Directors, * current Policy continues to be broadly fit The Rermnuneration Committee considered the
The Committee sets the Policy for Executive for purpose and aligned with the business 1ev§l of increa.sels that would be r.quired to
Directors and other senior executives, taking str;tegy to continue to grow earping§ aﬁd achleve_ the desired maﬂcet posmonmlg.and is
into account the Company's strategic objectives deliver sustainable and progressive dividend proposing ‘what we believe are the minimum
over bath the short and the long term and the returns. Therefore, the core components are to necessary increases to annual bonus and LTIP
be retained. rmaximum opportunities. It also concluded

external market. " . .
that any additional remuneration opportunity

should only be paid if warranted by strong
corporate performance.

During our review the Committee considered
arange of factors, but key arnongst these was

- the recognition that remuneration opportunities
for our Executive Directors did not fully reflect Details of the proposed Policy changes and the
the successful business growth achieved during  associated rationale are set out in the table on

The Committee aversees the operation

of employee pay practices, ensuring that
incentives for employees support the culture
and values of the Company.

In erder to manage conflicts of interest. no . the pericd since 2013 and that total pay levels page 145,
Director or emple rticipates in di i iti

e rf’ pyee participates In Giscussions shouiq be positioned more towards the upper In addition to the changes highlighted in this
pertaining to thelr own remuneration. quartile of the real estate market. table. the Cornmittee has proposed some
The Committee reviews the performance of its ) ey with ' d om Ih P ppT' 4
externat advisers on an anrual basis to ensure The Committee consulted exten.suve y witl amen r;:ent; to the currelflt T 'CYIW;JFI '”_%)_tl_o
that the advice provided is independent of any our largest ;har;hdo!ders anld T.he |nve;.tor er.\s}:{re :" e;e E an .:]ppropnate evel o \ e); L ity
support provided to managernent. representative bodies in relation to changes within the Policy, these are set out in the Policy

to Policy. table on pages 146 to 155.
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Element

Pension

Annual bonus
- maximum
opportunity

Long Term
Incentive Plan
- maximum

opportunity

Annual bonus -
deferral

Recruitment Policy

Current Policy

The maxirum contribution for
current Executive Directors is 15%
of salary, reducing to 12.5% of
salary in June 2021 and 10% of
salary in June 2022,

New Executive Directors will have
a pension contribution in line with
other emplayees
Currently, the annuat bonus

has a maximum oppoartunity of
165% and 140% of base salary
for the CEQ and other Executive
Directors respectively.

The LTIP has a maximum
opportunity of 200% and
165% of base salary for the CEQ
and other Executive Directors
respectively.

1-101
Strategic report

Proposed change

The pension contribution rate for Executive
Directors will be aligned with the wider workforce
{currently 10% of salary).

Intreduce flexibility for the Remuneration
Committee to align the Executive Directors
pension contribution to the wider workforce rate
if this increases dunng the Life of the policy at the
diccretion of the Committee.

Increase maximurm benus for CEQ from 165% to
200% of salary.

Increase maximum bonus oppertunity for other
Executive Directors from 140% to 175% of salary.

Increase maximum LTIP award size for CEO from
200% to 225% of salary.

Increase maxirmum LTIP award size for other
Executive Directors from 165% to 200% of salary.

Executive Directors who have
met their minimurm shareholding
requirement have the option to
receive the annual bonus paid

in cash. For those who are yet to
meet the minimum shareholding
requirement, up to 100%, and at
least 50% of the annual bonus
will be paid in deferred shares
vesting over 3 years.

Bonus: 175% of salary n
exceptional circumstances

LTIP: Maximurn award of
200% of salary in exceptional
circurnstances,

Maximum variable remuneration
which may be granted in normal
circumnstances is 365% of salary.

Introduce compulsory bonus deferral in shares.

For existing Executive Directors, 50% of any bonus
earned over 120% of salary will be deferred inte
shares. 50% of deferred shares vest after two
years and 50% after three years.

For new Executive Directors, one-third of the
bonus will be subject te deferral (50% for

two years and 50% for three years). Once a
new executive has built up a 700% of salary
shareholding then their deferral mechanism
will change to align with the existing Executive
Directors.

Dwidend equivalents will be payable on deferred
shares,

An increase to the maximum annual bonus award
of up ta 200% in normal circunstances and

up to 210% of salary in exceptional recruitment
circumstances.

An increase to the maximum LTIP award which
may be granted of up to 225% in normal
circumstances and up to 235% of salary in
exceptional crcumstances.

Maxirum variable rernuneration which may be
granted in normal circumnstances is 425% of salary.

102-174
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Rationale for change

The Committee reduced Executives Directors’
contribution rates to 10% of salary on 1]une 2022
such that they are currently aligned with the wider
workforce. The proposed policy embeds this
alignment with the wider workforce.

The Cornmittee feels the proposed increases will
support the retention and incentivisation of the
managerment team to execute the strategy for
further growth in the business and deliver strong
returns to shareholders, This is consistent with

— the desired positicning of total pay levels towards
the upper guartile of the real estate sector. The
Committee considered that an increase in both
the performance driven incentive opportunities,
but with a slightly greater increase in the annual
banus opportunity was the most appropriate
rmethed of meeting this objective, taking into
account the significant level of equity already held
by management. The proposed increases reflect
managements exceptional reputation within the
sector and the current aggressive market for talent.

The increases to remuneration levels wilt only be
earned for continued excellent performance as
they are all performance linked.

Moverment towards market practice.

The increased bonus quantumn is almost entirely
deferred, which supports the retention of a highly
experienced management team.

Improves the efficacy/fcapability of malus/clawback
provisions under the annual borws.

Deferting 1/3rd of annual bonus is standard market
practice for a FTSE 250 business, is aligned with
our FTSE 350 real estate peers, and therefore the
Committee believes it is appropriate to operate
this structure for a new Executive Director. It will
also help them build up a meaningful sharehelding
alongside the LTIP.

Pravides flexibility to enable senior-level
appointees to achieve stake in the Company and
facilitates recrutrnent of an exceptional candidate.

Aligns with proposals for increased annual bonus
and LTIP award levels.

There is however no current intention to use this
headroom.

LondonMetric Property Plc Annual Report and Accounts 2023
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Remuneration

Directors'’

Remuneration Policy
continued

Executive Directors’ Remuneration Policy Table
The policy table below sets out the key elements of the remuneration package for Executive Directors.

Base salary

SRR L AT RRTIECE A Provide a competitive level of fixed pay to attract and retain Executive Directors of the required calibre to deliver the Groups strategy.

Level of pay reflects individuals' skills, seniority and experience and complexity of the role.
Operation An Executive Director's basic salary is set on appointment and reviewed annually with changes normally taking effect from 1june or
when there is a change in position or responsibility.

When determining an appropriate level of salary, the Committee considers:
+ Pay increases to other employees

+ Remuneration practices within comparable real estate companies

+ Any change in scope, role and responsibiities

+ The general performance of the Company and each individual

+ The experience of the relevant Director

+ The economic environment

Individuals who are recruited or promoted to the Board may, on occasion, have their salaries set below the targeted policy level until
they became established in their role. In such cases subsequent increases in salary may be higher than the general rise for employees
until the target positioning is achieved.

Maximum opportunity The Committee ensures that maximum salary levels are positioned in line with companies of a similar size to the Group and validated
against other real estate companies, so that they are cornpetitive against the market.

The Committee intends to review the comparator group each year and will add or remove companies as it considers appropriate.

In general, salary increases for Executive Directors will be in line with the increase for employees. However, larger increases may be
offered if there is a material change in the scope and responsibilities of the role, including significant changes in Group size and/or
complexity or if it is necessary to remain competitive tc retain a Director.

The Company will set out in the section headed Implementation of Reruneration Policy, in the following financial year, the salaries for
that year for each of the Executive Directors.

Performance measures The Directors are subject to an annual performance assessment, the outcome of which is taken account of in setting base salanes.

Changes to previous policy  [JIREESEll-CEN

Pension

VIR RE TR A Sl Provide a competitive past-retirement benefit to attract and retain individuals.

Operation The Cornpany provides a pension contribution allowance in line with practice relative to its comparators to enable the Company to
recruit and retain Executive Directors with the expenence and expertise to deliver the Groups strategy.

This allowance will be a nen-consolidated allowance and will not impact any incentive calculations.

Maximum oppartunity The maximum pension contribution rate is 10% of salary for Executive Directors, aligned to the wider workforce. Where there is any
increase to the pension contribution rate recerved by the wider workforce, the Executive Directors will be entitled te receive the same
contrbution level at the discretion of the Remuneration Committee which, for the avoidance of doubt, could be more than 109% of salary.

No element other than base salary is pensionable

Performance measures None.

[SLEWEC GE VLT oY See table on page 145 for details.
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Benetits

Rl ERL TSRStV Provide a comprehensive and competitive benefit package to aid recruitment and the retention of high quality Executive Directors.

Operation Each Executive Director receives the following:
» Carallowance

« Private medical insurance

« Lifeinsurance

« Permanent health insurance

The Committee recognises the need to maintain suitable flexibility in the determination of benefits that ensures it is able to support
the objective of attracting and retaining personnel. Accordingly, the Comnmittee would expect to be able to adopt berefits such as
relocation expenses, lax equalisation and support in meeting speific costs incurred by Executive Directors to ensure the Company and
the individuals comply with their obligations in the reporting of remuneration.

Additional benefits which are available to other employees on broadly similar terms may be offered.

Maximum opportunity Car allowance is £20,000 per annumn for each Executive Director.

Other benefits are provided at the market rate and therefore the cost will vary from year to year based on the cost from third party
providers.

Performance measures None.

[GEUTLACY-TSNEIEL LTS Non-material changes provide the Committee with flexibility in line with standard market practice.

Annual bonus

VSRR N NIRRT incentivise the achievement of annual financial targets consistent with the Group's business plan for the relevant financial year as well
as the delivery of non financial targets.

Operation Annual performance measures, targets and their weightings are set by the Committee at the start of the financial year, linked
to the Groups long term strategy.

for existing Executive Directors, 50% of any bonus earned over 120% of salary will be deferred into shares. 50% of deferred shares will
vest after two years and 50% after three years subject to continued employrment. The portion of the bonus earned and not deferred
into shares will be paid in cash.

For new Executive Directors, cne-third of any bonus earned will be deferred into shares. 50% of deferred shares will vest after two
years and 50% after three years subject to continued employment. The portion of the bonus eamed and not deferred into shares wilt
be paid in cash.

Once a new Executive Director has built up a 700% of salary shareholding then the deferral mechanism will revert to that set out
above for existing Executive Directors.

Dividend equivalents will be payable on deferred shares.

The annual bonus contains malus and clawback provisions as noted on page 154.

Maximum epportunity The maxirmum bonus for the Chief Executive is 200% of salary and 175% of salary for other Executive Directors. Target bonus is 100%
of salary for the CEQ and 87.5% of salary for the other Executive Directors, representing 50% of the maximum opportunity. The
threshold for the bonus is 25% of the maxirmum epportunity.
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Remuneration

Directors’

Remuneration Policy
continued

Annual bonus continued

Performance measures Performance is assessed against target finandial and nen finandial measures depending on the annual prionties of the business. The Committee
may amend the measures used each year in line with the Groups generat business strategy as well as vary weightings from year to year.

Atleast 60% of the bonus will be linked to key property and financial metrics and a further $5% (as a minimum) will be subject to other
quantifiable metrics, so that at least 75% of the banus metrics will be quantifiable. Non financial targets will be set to measure strategic and
ESG performance and contribution to the achievement of portfolio management initiatives and other operational management objectives.

The Committee will set challenging annual targets that are appropriately stretching, but achievable. The Cormittee is of the opinion
that due to the commercial sensitivity of annual targets, they will be disclosed retrospectively.

In exceptional circumstances where the Committee believes the original measures and/or targets are no longer appropriate, the
Committee has discretion to amend performance measures and targets during the year.

The Committee retains discretion to make downward or upward adjustrments to the amount of bonus payable resulting from the
appllcauon of the performance measures if it belleves that the outcomes are not a fair and accurate reflection of business performance.

(GEREERLRI L RLAER LTSN See table on page 145 for details and the commitment that at least 75% of the bonus metrics will be quantifiable.

Long term incentives

SINEEEED RIS ISV Incentivise and reward the delivery of long term Group performance and sustained growth in line with business strategy. thereby
bulldlng a shareholding in the Group and al\gnmg Executlve Directors' interests wnth shareholders

Operation The LTIP rules were approved by the shareholders at the 2013 AGM and have been updated to reflect changes in this proposed Policy
and corporate governance best practice for approval at this year's AGM.

Awards are granted annually to Executive Directors in the form of a conditional share award or nil cost option.
Details of the performance conditions for grants made in the year will typically be set out in the Annual Report on Remuneraticn

on a prospective basis. If the Committee decides that any metric is commercially sensitive for future grants, details will be disclosed
retrospectively in the Annual Report on Remuneration.

Awards will nommally vest at the end of a three year period subject to:
+ The Executive Director's continued employment at the date of vesting
- Satisfaction of the perfermance conditions

Vested awards will be subject to a further two year holding period during which Executive Directors cannot dispose of shares other than
for tax purposes.

The Committee may award dividend equivalents on awards that vest.

The LTIP contains malus and clawback prowsxons as noted onpage | 154.

Maximum opportunity Annwal awards with a maximurn value of up to 225% of salary for the Chief Executive and 200% of salary for other Executive Directors.
25% of the award will vest for threshold performance.

100% of the award will vest for maximum pen‘ormance There is stralght line vesting between these points.

Performance measures The performance measures for the LTIP are set by the Committee and are based on a combination of metrics, with at least 50% belng
financial in nature. The performance period is three years.

The Committee may change the balance of the measures or use different measures for awards as appropriate.
No material change wili be made to the type of performance conditions without prior sharehalder consultation.
In exceptional circumstances the Committee retains the discretion to:

Vary, substitute or waive the performance conditions applying to LTIP Awards if it considers it appropriate and the new performance
conditions are deemed reasonable and are not materially less difficult to satsfy than the original conditions

+ Make downward or upward adpistments to the amaount vesting under the LTIP award resulting from the application of the
performance measures if it believes that the outcornes are not a fair and accurate reflection of business performance

(G ELIR Y VLT LTV See table on page 145 for details.
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Performance measures and targets
The table below sets out the performance measures chosen in respect of the annual bonus and LTIP in respect of the financial year ending 31March 2024,

Annual Bonus

Performance measures + 30% Growth in EPRA EPS
and weightings

30% growth in Total Property Return
30% Strategic objectives
W% ESG objectives

Performance targets The relative TPR measurement will be based on a conventional performance schedule with threshold and maximum perfarmance
levels at mechan and upper quartile of the MSCl index. Equal weighting will be given to one and three year performance against the all
property berchimark and to one and three year performance against the reweighted property benchmark.

The Board deems all other annual bonus targets to be commercially sensitive.

Full details of the FYZ024 targets and their achievermnent will be disclosed retrospectively in next year's Directors Remuneration Report.

ARV NN EN I [ncentivise the achievernent of annual financial targets consistent with the Group's business plan with particular focus on TPR and
EPRA EPS.

The introduction of the strategic objectives in the annual bonus replaces the current personal objectives. This will directly measure
managements performance against the strategic imperatives set annually by the Board. For the avoidance of doubt, many of these
strategic objectives will be financial in nature such that at least 75% of the annual bonus will be subject to quantifiable metrics.

Linking the Executive Directors' annual bonus to ESG objectives is reflective of broader investar views and ensures the Executive
Directors are incentivised te deliver the Cormpanyy’s ESG strategy.

How targets are set The perforrance targets are calibrated by the Cernmittee considering the Cormpany’s business plan, strategic and operational
objectives and market conditions.

Setting the TPR threshold and maximum performance levels at median and upper quartile respectively aligns with the TAR and TSR
relative vesting scales in the LTIP (see below).

LTIP

Performance measures + 37.5% Total Shareholder Return { TSR’} versus FTSE 350 Real Estate Super Sector Index {excluding agencies and operators)
and weightings
ghiing + 37.5% onrelative Total Accounting Retum (TAR') against the same peer group as TSR

. 25% on EPRA EPS growth

Performance targets The relative TSR and TAR target at threshold level is performance equal to the Index and maximum performance is equal to the upper
quartie, with straight line vesting in between.

The Committee will assess TSR if negative at the end of the performance period given market volatility and will adjust vesting
outcomes accordingly If it feels there is misalignment between remuneration outcomes and the shareholder expenence.

In relation to EPS, vesting will be based on the EPS achieved in the year ending 31 March 2026. Threshold vesting will be achieved for
EPS growth equal to CPIH and maximum vesting for EPS growth of CPIH + 4.5%. CPHH will be capped at 4.5%. Straight-line vesting in
hetween threshold and maximum performance.

(ISR IY  BECL I The relative TSR and TAR measures have been selected to reward servor executives for the generation of strong and sustainable long-
term growth and the delivery of long term sustainable value for the benefit of shaseholders.

EPS has been selected as it remains the Company’s primary measure of profitability.

Each measure is consistent with the objective to generate reliable. repetitive and growing income-led total returns.
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Remuneration

Directors’

Remuneration Policy
continued

LTIP continued

How targets are set The relative TSR and TAR targets have been set, in line with standard practice, such that threshold vesting is achieved for performance
in line with an appropriate index, with full vesting for upper quartile.

The curvent formulaic positive TSR underpin has been updated as it creates the possibility for perverse outcomes in which
management is not appropriately rewarded for delivering strong relative performance due to negative absolute returns (which may be
outside management's control and is particularly relevant in the current uncertain and volatile market} and is misaligned with standard
rmarket practice.

The Group's three year financial forecast was taken into account when setting the EPS targets along with consideration of strategic goals
and priorities, proposed investment and development plans, gearing levels, previous years' results and the Company's portfolio lease
structure. The CPIH cap is consistent with the approach taken for in-flight LTIP awards.

Shareholding guidelines

Minimum shareholding requirement

In line with the Group's remuneration principles, the Remuneration Policy places significant importance on aligning the long term interests of
shareholders with those of management by encauraging the Executive Directors to build up over a five year period and then subsequently hold
a shareholding equivalent to a percentage of base salary. Adherence to these guidelines is a condition of continued participation in the equity
incentive arrangements.

In addition, Executive Directors will be required to retain at least 50% of the post tax amount of vested shares from the Company incentive plans until
the minimum shareholding requirement is met and maintained. The following table sets out the minimum shareholding requirements.

Role Shareholding requirement (% of salary)
Chief Executive o o o - _ _700%
Other Executive Directors - - S o o _700%
Newly appointed Executive R;iregoﬁi ] 400%

The Committee has set the requirement at 400% of salary for the Policy period for newly appointed Executive Directors to reflect the practical level
that could be achieved if all incentives were earned over the Policy period and paid in shares.

Post cessation shareholding requirement

There is a post cessation sharehalding requirement for the Executive Directors, who must retain shares equivatent in value to the minimum of 200% of
salary and their actual shareholding on cessation for two years post cessation of employment.

This requirement provides further long term alignment with shareholders and ensures a focus on successful succession planning.
Difference in policy for directors and for other employees
The table illustrates the cascade of pay structures throughout the business for the Chief Executive, Finance Director and the Senior Leadership Team for

the year to 31 March 2023, The Committee believes this demonstrates a fair and transparent progression of remuneration throughout the Company
which is in line with one of its core pay principles that variable performance based pay increases with seniority.

Participation/ Annual Bonus Entitlement

Eternent of pay Chief Executive Finance Diractor Senior Leadership Team
LTIP award - ~ 19Q%ofsalary 150% of salary ~ 40%10150% of salary
Annualborus - 130% of salary ~_ 107%ofsalary 56% to 107% of salary
Pension 10% 10 12.5% of salary 10% 10 12.5% of salary 10% to 12.5% of salary

The following differences exist between the Cornpany’s Policy for the remuneration of Executive Directors as set out in the Policy table above and its
approach to the payment of employees generally:

+ Allemployees are eligible for a performance based annual bonus. A lower level of maximum annual bonus opportunity applies to employees
when compared to the Executive Directors.

- Executive Directors participate in the LTIP. Currently 20 other employees are invited ta participate in the LTIP at the Remuneration
Committee’s discretion.
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in general, these ditterences arise from the development of remuneration arrangements that are market competitive for the various levels of seniority.

Non Executive Directors’ Remuneration Policy Table

Fees and benefits

VL ELL LIS IOl To attract and retain suitably qualified Non Executive Directors by ensuring fees are competitive. Non Executive Directors are not
eligible to receive benefits other than travel, hospitality related or other incidental benefits linked to the performance of their duties as
aDirector.

The Board is responsible for setting the remuneration of the Non Executive Directors (specifically the Chair and the Executive
Directors). The Remuneration Committee is responsible for setting the Main Board Chair's fees.

Non Executive Directors are paid an annual fee and additional fees for the Chair of Committees and for the Senior Independent
Director. The Company retains the flexibility to pay fees for the membership of Committees. The Char does not receive any additional
fees for membership of Committees.

Fees for a Chair/mernbership of a new Committee will be in line with this Policy.
Fees are reviewed annually based on equivalent roles in the comparator group used 1o review salaries paid to the Executive Directors.

Non Executive Directors and the Chair do not participate in any variable remuneration arrangements or other benefits arrangermnenits.

Maximum opportunity The fees for Non Executive Directors and the Chair are broadly set at a competitive level against the comparator group.

In general. the level of fee increase for the Non Executive Directors and the Chair will be set taking account of any change in
responsibility. The aggregate fee for Non Executive Directors and the Chair will not exceed £1 million.

The Company will pay reasonable expenses incurred by the Non Executive Directors and Chair and may settle any tax incurred in
relation to these.

Non Executive Directors’ fees

The fees for Non Executive Directors and the Chair are broadly set at a competitive level against the comparator group and increases take account of
any change in responsibility. The aggregate fee for Non Executive Directors and the Chair will not exceed £1 miltion.

The base fee for Non Executive Directors has been increased by 3% to £54,350 from 1 June 2023. The new Chairs letter of appointment set his fees for
the period to 31 March 2024.

Chair (from 11 July 2023) S o S o ~ £200,000
Base Non Executive Director fee - o o o _£54.350
Senor Independent Director additional fee o o o o _£5000
Additional fee for Audit/Remuneration Committee Chair o S - S 810000
Additional fee for Audit/Remuneration Committeierm;mbership £5.000

Recruitment remuneration arrangements

The Company’s principle is that the remuneration of any new executive recruit will be assessed in line with the same principles as for the existing
Executive Directors, as set outin the Rernuneration Policy table.

The Cornmiittee is mindful that it wishes to avoid paying more than it considers necessary to secure a preferred candidate with the appropriate calibre
and experience needed for the role.

In setting the remuneration for new recruits, the Committee will have regard to guidelines and shareholder sentiment regarding one-off or enhanced short
term or long term incentive payments as welt as giving consideration for the appropriateness of any performance measures associated with an award.

Where an existing employee is promoted to the Board, the Policy would apply from the date of promotion but there would be no retrospective
application of the Policy in relation to subsisting incentive awards or remuneration arrangements. Accordingly, prevailing elements of the remuneration
package for an existing employee woutd be honoured and form part of the ongoing remuneration of the person concemed. These would be disclosed
to shareholders in the Annual Report on Rernuneration for the relevant financial year.

New Non Executive Directors will be appointed through letters of appointrnent and fees set at a competitive market level and in line with the
other existing Non Executive Directors. Letters of appeintment are normally for an initial term of three years and are subject to a notice period of
three months by either party.
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Remuneration

Directors’

Remuneration Policy
continued

Remuneration element Recruitment Policy

Salary, Benefits and Pension [RfyP3¥3el be setin lme wnth the pollcy for existing Executrve Directors.

Annual Bonus Maximum annual participation will be set in line with the Company's policy for existing Executive Directors and will nat exceed 200%
of salary (210% of salary in exceptlona qrcurnstances)

Lnp Maximum annual participation will be set in fine with the Cormpany's policy for existing Executive Directors and will not exceed 225% of
salary (235% of salary in exceptional crcumstances).

Maximum Variable The maximum varable remuneration which may be granted in normal circurnstances is 425% of salary (445% of salary in exceptional
Remuneration circumstances). This excludes in both cases the value of any buyouts.

‘Buyout’ of incentives Where the Committee determines that the individual circurnstance of recruitment justifies the provision of a buyout, the equwalent
forfeited on cessation of value of any incenitives that will be forfeited on cessation of an Executive Director's previous employment (the lapsed valued) will be
employment calculated taking into account the following:

- The proportion of the performance period completed on the date of the Executive Director's cessation of employment
- The performance conditions attached to the vesting of these incentives and the likelihood of them being satisfied

- Any other terms and conditions having a material effect on their value

The Comrnittee may then grant up te the same value as the lapsed value under the Company's incentive plans. To the extent that 1t
was not possible or practical to provide the buyout within the terms of the Company's existing incentive plans, a bespoke arrangement
would be used.

Relocation Policies In instances where the new Executive Director is required 1o relocate or spend significant time away from their normal residence, the
Cornpany may provide one-aoff compensation to reflect the cost of relocation for the Executive Director. The level of the relocation
paclcage will be assessed on a case by case bas;s but will take into consnderanon rany ¢ cost of llwng differences and schoohng

N ETET TG TR GROEI \Where an existing employee is promoted to the Board, the Policy would apply from the date of promation but there would be no
Board retrospective application of the Policy in relation to subsisting incentive awards or remuneration arrangements.

Service contracts and payment for loss of office

The service contracts for the Executive Directors were reviewed and revised following the merger in 2013 of London & Stamford and Metric Property.
Service contracts are terminable by cither party with natice of 12 ronths. The Committee considers this appropriate for all existing and newly
appointed Directors.

The Non Executive Directors do not have service contracts but are appointed under letters of appointment.

Each Non Executive is subject to an initial three year term followed by annual re-election at the Company’s AGM.
The following definition of leavers will apply to both the annual bonus and the LTIP. A good leaver reason is defined as cessation in the
following circumstances:

« Death

= ll-health

+ Injury or disability

+ Redundancy

+ Retirement

+ Employing company ceasing to be a Group company

+ Transfer of employment to a company which is not a Group cormpany

- At the discretion of the Committee
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Cessation ot employment in circumstances other than those set out above is cessation for other reasons.
Remuneration element Treatment on cessation of employment

General The Cornmittee will honour Executive Directors contractual entitlements. Service contracts de not cantain liquidated damages clauses.
If a contract is 1o be terminated, the Committee will determine such mitigation as it considers fair and reasonable in each case. There

is no agreement between the Company and its Directors or employees, providing for compensation for loss of office or employment
that cccurs because of a takeover bid. The Committee reserves the right to make additional payments where such payments are made
in good faith to discharge an existing legal obligation, or by way of damages for breach of such an obligation or by way of settlerent or
compromise of any claim arising in connection with the termination of an Executive Director's office or employment.

LETEURC IR LRI These will be paid over the notice period. The Company has discretion to make alump sum payment in lieu.

Cash bonus Good leaver: performance conditions will be measured at the bonus measurement date.
Bonus will normally be pro-rated for the period worked during the financial year.

QOther reason: no bonus payable for year of cessation.
Discretion: the Committee has the following elerents of discretion:

+ To determine that an Executive Director is a good leaver. It is the Committee’s intention to only use this discretion in circumstances
where there is an appropriate business case which will be explained in full to shareholders

To determine whether to pro-rate the bonus to time The Committee’s norrmal policy is that it will pro-rate bonus for time. Itis the
Committees intention to use discretion to not pro-rate in circumstances where there is an appropriate business case which will be
explained in full to sharehalders

Deferred share awards Good leaver: all subsisting deferred share awards will vest.
Other reason: lapse of any unvested deferred share awards.
Discretion: the Committee has the following elements of discretion:

+ To determine that an Executive Director s a good leaver. It is the Commuttee’s intention to only use this discretion in circunstanices
where there is an appropriate business case which will be explained in full to shareholders

- To vest deferred shares at the end of the original deferral period or at the date of cessation. The Cormmittee will make this
determination depending on the type of goed leaver reason resulting in the cessation

« To determine whether to pro-rate the maximum nurnber of shares ta the time from the date of grant to the date of cessauon. The
Comnittee’s normal policy is that it will not pro-rate awards for ime. The Comnmittee will determine whether or not to pro-rate
based on the circumstances of the Executive Director's departure

Good leaver: pro-rated to time and performance in respect of each unvested LTIP award.
Other reason: lapse of any unvested LTIP awards.
Discretion: the Committee has the following elements of discretion:

- To determine that an Executive Director is a good leaver It is the Committees intenticn to only use this discretion in circumstances
where there is an appropnate business case which will be explained in full to shareholders

+ To measure performance aver the original performance peried or at the date of cessation. The Committee will make this
determination depending on the type of good leaver reason resulting in the cessation

To determine whether to pro-rate the maximum number of shares to the time from the date of grant to the date of cessation. The
Comrnittee's normal policy is that it will pro-rate awards for timme. It 1s the Cormmittee’s intention to use discretion to not pro-rate in
circumstances where there is an appropriate business case which will be explained in full to shareholders

LTIP award in a holding Where cessation of employment occurs during any holding period, the holding period will normally continue to apply to vested LTIP
period award shares as normal. However, the Cornmittee retains discretion to allow the shares to be released when cessation of employment
occurs in certain exceptional circumstances

Buy-out awards Where cessation of employment occurs in relation to a new Executive Director who has been granted a buy-out award. the treatment
would be in line with the terms of the buy-out award. The Committee has discretion inline with the terms of the buy-out award.
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Remuneration

Directors’

Remuneration Policy
continued

I he toilowing table outlines the policy for the treatment of incentives in the event of a change of control:

Change of control

Remuneration element Change of control Discretion

Annual bonus Pro-rated to time and performance The Committee has discretion regarding whether to pro-rate the bonus te time. The
{cash) to the date of the change of control. Committee’s normal policy is that it will pro-rate the bonus for time. Itis the Cornmittee’s
intention to use its discretion to not pro-rate in circumstances only where there is an
appropriate business case which will be explained in full to shareholders.

Annual bonus Subsisting deferred share awards The Committee has discretion regarding whether to pro-rate the award to time. The
(deferred shares) will vest on a change of control. Committee’s normal policy is that it will not pro-rate awards for time. The Committee wilt
rmake this determination depending on the circumstances of the change of control.

LTie The nurnber of shares subject to The Committee has discretion regarding whether to pro-rate the LTIP awards to time.

subsisting LTIP awards will vest on The Committee’s normial policy is that it will pro-rate the LTIP awards for time. It is the

a change of control, pro-rated to Cornmittee’s intention te use its discretion to not pro-rate in circurnstances only where

time and performance. there 1s an appropriate business case which will be explained in full to shareholders.
Buy-out awards The treatment would be in line with the The Committee has discretion in line with the terms of the buy-out award.

terrns of the buy-out award.

Malus and clawback
The following definition of malus and clawback will apply to both the annual bonus (including any deferred shares) and the LTIP.

Malus is the adjustrnent of the annual bonus payments or unvested LTIP awards because of the occurrence of ane or more circumstances listed.
The adjustment may result in the value being reduced to nil

Clawback is the recovery of payments made under the annual bonus or vested LTIP awards as a result of the occurrence of one or more
circumstances listed.

Clawback may apply to all or part of a participants payment under the annual bonus or LTIP award and may be effected, among other means, by
requiring the transfer of shares, payment of cash or reduction of awards or bonuses.

The circumstances in which malus and clawback could apply are as follows:

Discovery of a material misstatement resulting in an adjustment in the audited accounts of the Group or any Group company

The assessment of any performance condition or condition in respect of an annual bonus payment or LTIP award was based on error, or inaccurate
or misleading information

The discovery that any information used to determine the annual bonus payment or LTIP award was based on error, or inaccurate or
misleading information

- Action or conduct of a participant which amounts tc fraud or gross misconduct

Events or the behaviour of a participant have led to the censure of a Group company by a regulatory authority or have had a significant detrimental
impact on the reputation of any Group company provided that the Board is satisfied that the relevant participant was responsible for the censure
or reputational damage and that the censure or reputational damage is attributable to the participant

- Where, as aresult of an appropriate review of accountability, the Remuneration Committee determines that the Executive Director has caused
wholly orin part a corporate failure of the Company
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The lollowing table outhines the time periods during which these recovery provisions may apply for each element of remuneration:

Remuneration element Clawback

Annual banus Up to the date of the cash payment
{cash)

Two years post the date of any cash payment

Annuat banus To the end of the vesting perfod n/a
{deferred shares)

LTIP To the and of the three year vecting period Two years post vesting

Other directorships

Executive Directors are permitted to accept external, non executive appointments with the prior approval of the Board where such appointments are
not considered to have an adverse impact on their role within the Group. Fees earned may be retained by the Director. iIn November 2022, Andrew
Jones was appointed as a Non Executive Director of Instavolt Limited and eamed fees of £13.333 during the year to 31 March 2023.

Employee considerations

+4.2% -5.7% +4.2% -5.1%

Salary increase Bonus movement Average salary Average bonus
from June 2023 in2023 increase from June 2023 movernent in 2023
Of salary held in Pension contribution fram Of employees received Of employees participate
Company shares 1june 2022 in line with workforce ahomusin 2023 inthe LTIPin 2023

The Company applies the same principles to the remuneration of all employees as it applies to the Executive Directors, namely that:

- The rermuneration is competitive in relation to other comparable real estate companies;

- The incentive elements reward superior performance thraugh the variable elements of remuneration that are tinked to the same performance
targets as for the Executive Directors that are aligned to the business strategy: and

- The rermuneration encourages employees to become shareholders.

The Committee considers employee views carefully and Andrew Livingston is the designated workforce Non Executive Director responsible for
gathering employee views, ensuring that key points raised by employees are discussed at Committee and Board meetings and feeding back to
employees how their views have been cansidered in the decision making process.

Andrew fed back results of the latest employee survey to the Commiittee and Board in March, noting that 94% of staff continued to be very proud to
be part of the LondonMetric team. Further details are provided on page 68.

In addition, the Rermuneration Committee Chair attended the annual meeting held by the designated workforce NED with a group of employees and
welcomed questions on the principles and components of executive pay. He explained how executive pay was determined with reference to peer
group comparison and alignment to the wider workforce, and outlined important decision areas during the year given the continued very high levels of
inftation and volatile property markets.
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Remuneration

Directors’

Remuneration Policy

continued

lllustration of application of Proposed Remuneration Policy
The charts below show the application of the Remuneration Policy in its first year and provide an indication of the potential remuneration for each
element of remuneration for each of the two current Executive Directors under various scenarios.

The elements of remuneration have been categorised into three components: (i) Fixed; (i) Annual bonus {including deferred bonus); and (iii) LTIP.
The assumptions used in determining the remuneration illustrations are set out in the table below.

Scenario Annual Bonus {including Deferred Banus)

Minimum + Basesalany: Asat t June 2023

+ Pension: 10% of base salary 50% of raxinmurm {in line with target 25% vesting (ir line with threshold

+ Benefits: Inline with those paid in year ~ Payout) vesting}

ending March 2023 —_——— .
100% of maximum 100% vesting

Nil Nil

Target

Maximum

100% vesting with 50% share price
growth

Maximum with LTIP share 100% of maxirnum
price growth of 50% over

three years

For comparison, we have also shown the actual single figure for the year to 31 March 2023.

[CHART REMOVED] [CHART REMOVED]
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Strategy link to Remuneration Policy

The Committee’s remuneration decisions are steered by the Groups strategic direction and corporate objectives. It is important that the incentive
arrangements operated by the Company are directly linked to the achievermnent of the Company's strategy and overall corporate objectives. Itis the
Committee’s belief that the incentive elements of the new Remuneration Policy align with these objectives.

The following table demonstrates how the Company's key performance indicators ('KPIs) are aligned to its variable incentive arrangements of the
annual bonus and LTIP.

Link to remuneration

Key performance indicators Mnml bonus P Pn_l(to;:m:;gy

Total shareholder return 37 50 /0 . "_'o : i
o 375% W ®
EPRA earnings per share 3 O 0/0 2 5(yo 1 ﬁ) .,‘1.‘ 3
Total property return 3 O % v, ij :;1-‘ _ﬁ
T 0% o
ESG abjecties N - 7771 OOA) _ - ' ﬁq . :.\..7 al

Qur strategic priorities

w N o

M .
add ) «1
Own K 7 Manage o Collaborate . . Generate
@ Augn portfolio to macio o Enhance asset value and | e Partner of chaice mindset € Genenateeliable,
trends that are structurally cash flow e Use the tearm's expertise to repetitive and growing
supported i € improve quality make inforrmed decisions ncome

Focus onlong-let property with ‘ and sustainability e Delwer strong cash flows
Sirong octupier contentanent | of our assets and attractive total returns.
and rental growth prospects !

Statement of consideration of shareholder views

Following a thorough review of the current Remuneration Policy, the Committee carried out an extensive consultation seeking to engage with our top
shareholders representing over 63% of issued share capital as well as proxy voting agencies, on the changes featured in the proposed Policy.

We recognise the heightened attention placed on executive pay at the current time and have proposed a Policy which the majority of shareholders
were supportive of.

During the consultation process, we actively listened to shareholders and took their feedback into account when proposing the final F'olicy. The changes
made in response to this feedback, and the Comeittees rationale. are set out in the Remuneration Cornrnittee Chair’s introduction on page 143.

The Comnmittee remains committed to ongoing dialogue with the Company’s shareholder base to ensure the views ot all stakeholders are taken into
account in order to ensure the correct decisions are made for the Company.

LondonMetnc Property Plc Annual Report and Accounts 2023



Remuneration

Annual Report
on Remuneration

On the following pages we

set out the Annual Report on
Remuneration for the year ending
31 March 2023 which provides
details of how the Remuneration
Policy was applied and how we
intend to apply the proposed
Policy for the year ahead to

31 March 2024.

The Annual Report on
Remuneration including the Chair's
introduction, are subject to an
advisory vote at the forthcoming
AGM on 12 July 2023,

The report complies with the 2018 UK
Corporate Governance Code, Listing Rules and
The Large and Medium Sized Companies and
Groups (Accounts and Reports) (Amendment)
Regulations 2013.

Meetings and activities

|

1-101
Strategic report

The areas of the report which are subject to
audit have been highlighted.

The role of the Remuneration Committee

The Committee determines Executive
Directors remnuneration in accordance with
the approved Policy and its terms of reference,
which are reviewed annually by the Board and
are available on the Company's website at
www.londonmetric.com.

The Board recognises that it is ultirmately
accountable for executive remuneration

but has delegated this responsibility to the
Committee. All Committee members are Non
Executive Directors of the Company, which is
an important prerequisite to ensure Executive
Directors pay is set by Board memnbers who
have no personal financial interest in the

Company other than as potential shareholders.

© The Committee meets regularly without

the Executive Directors being present and is
independently advised by PwC, a signatory
to the Remuneration Consultants Cade of

Conduct and which has no connection with

| 102-174
Gaovernance

175-232
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the Group other than in the provision of advice
an executive and employee remuneration
matters, corporate due diligence and taxation
advice. PwC were appointed in 2017 by

the Remuneration Committee following a
competitive tender process. Total fees paid

to PwC in respect of remuneration advice to
the Committee were £208,500 calculated on
both hourly and fixed fee bases and which this
year included £120,000 for the policy review.
The Committee is satisfied that the advice
provided by PwC is objective and independent.

No Executive Director is invalved in the
determination of his own remuneration and
fees for Non Executive Directors are determined
by the Board as a whole.

The Company Secretary acts as secretary to
the Committee and the Chief Executive and
Finance Director attend meetings by invitation
but are not present when their own pay is being
discussed. The Chair of the Committee reparts
to the Board on proceedings and outcomes
following each Committee meseting.

The Committee met on five occasions during the year. The main activities of the Committee during the year and to the date of this report

were as follows:

Annual benus and LTIP

Salary

Governance

Remuneration Policy

Reviewed and approved the CEO pay ratic

Reviewed and approved annual salary increases effective from 1june 2023

Reviewed and approved the Remuneration Cornmittee Report

External evaluation of its own performance and review of its terms of reference

Set chaltenging EPS targets for the 2022 LTIP awards granted and annual bonus for the year to 31 March 2023

Approved Executive Directors share awards under the LTIP following the announcement of the Company's results for the
year ended 31 March 2022

Assessed the performance of Executive Directors against targets set at the beginning of the year and determined annual bonuses
for the year to 31 March 2023

Conducted an independent review of the current Policy and considered the proposed new Policy

Consulted with 22 major shareholders representing 63% of the issued share capital on the proposed changes to the Policy
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Directors' remuneration
at a glance

Earnings for the financial year

Remuneration for Executive Directors

=10
Strategic report

Bonus
£000

Pension
£0Q0

Benefits
£000

Salary
£000

102-174
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lustrave change

nvalue of shares owned and
outstanding share awards
£000

Total
2022
£O00

Andrewfones
Martin McGann

.88

26

407 p:]

680
414

Basenonar tlustrative swirg nshare prce of 10p. For ceference, the tughest closerg share price dunng the yeas was 278 0p awd the owest coang prce was 161.8p. The number of snares anct share

Aawards was calcuiated based on the year ond total
Full detail, of Directors’ remunenynion lor the year can be
2070 LTIP awards expeoctod tavest nlyne 2023

Annual bonus plan — targets and outcome

foLadin the fable on page 163

Payoul targe:

Perfornance measure

25% 50% 100%

_EPRAEFS

10.04p 10.33p

1014p

TPR (3 year All Property)
TPR (1 year All Property)
TPR (3 year reweighted)
TPR {1 year reweighted)

2.2%
-10.1%
7.4%
-13.8%

20%
-13%

_ 68%
-155%

19%
~12.6%

62%
-17.2%

2020 LTIPs vesting — targets and outcomes

Performance measure

Payout warget

25% 100% Actual

-49%  1.8% n7%

EPRAEPS

0.6% 325%

10.26p

29.9%
1063p

Combining these outcomes
with the personat objectves
gives the following payouts:

Andrew jones
Martin McGann

The estimated number
of shares vesting are as follows:

Andrew jones
Martin McGann

Number
485,945
251,822

The level of LTIP vesting in 2023 demonstrates the successful performance of the Company over the longer three year performance period with strong
absolute earnings growth and a resulting comparative return performance in excess of the Company’s direct competitors.

LTtPs granted in the year

Basis of award
(% of salary)

Face value
of award

£000

Face value
per share

Share awards
number

Date
of grant

_Andrew jones

(200%

Martin McGann

155%

1,233
639

_6june2022
& june 2022

479.000
248222

257.4p
257.4p

Shareholding of the Executive Directors

[CHART REMOVED]

mLondonMelric Property Plc Annual Repo-;;;m-d Accounts 2023




Remuneration

Implementation
of policy next year

Summary of Policy

Annual bonus

Annual performance targets are set by the Comimittee at the start
of the financial year linked to the Group's long term strategy.

The perforrmance targets are calibrated by the Committee
considering the Company’s business plan, strategic and
operational objectives and market conditions. At least 60% of
the bonus will be subject to key property and financial metrics
and a further 15% subject to other quantifiahle metrics

The payout for on target performance is 50% of the
maximurm and the payout for threshold perforrmance is 25%
of the maximum

For existing Executive Directors. 50% of any bonus earned
over 120% of salary will be deferred into shares. 50% of
deferred shares will vest after two years and 50% after three
years. For new Executive Directors, ane-third of any bonus
earned will be deferred into shares. 50% of deferred shares
will vest after two years and 50% after three years. Dividend
equivalents will be payable on deferred shares.

The poertion of the bonus eamed and net deferred into
shares witl be paid in cash.

Once a new Executive Director has built up a 700% of salary
shareholding then the deferral mechanism will revert to that
set out above for existing Executive Directors.

Base salary

An Executive Directors basic salary is set on appointment

and reviewed annually with changes normally taking
effect from1June or when there is a change in position or
responsibility.

When determining an appropnate level of salary, the
Committee considers multiple factors including pay
increases to other employees, remuneration within
cormparable real estate companies and the general
performance of the Company and individual.

Pension

The maximum contnbution for Executive Directors is 10% of
salary in line with employees, which is payable as a monthly
contribution to the Executive Directors individual personal
pension plan or taken as a cash equivalent. Salary sacrifice
arrangernents can apply.

Benefits

The Committee recagnises the need to maintain suitable
flexibility in the benefits provided to ensure

it is able to support the objective of attracting

and retaining personnel in order to deliver the

Group strategy.

Long Term Incentive Plan
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Implementaticn in the year to 31 March 2024

The maximurm bonus opportunity 1s 200% of salary for the Chief Executive and 175% of salary for
the Finance Director. The performance conditions and their weightings for the annual bonus are as

follows:

Performance
measure
Growth in
EPRA EPS

Growth

in total
propesty
retum (TPR’}

Strategic
objectives

30%

30%

30%

ESG 10%
objectives

Weighting Description of targets

Growth in Company’s EPRA EPS against a range of challenging targets

Growth in Company’s TPR against the MSCI All Property index and
the index for the Group's portfolio of assets on a multi-year basis: Full
payout if growth is equal ta the upper quartile: 25% payout if growth is
equal to the median; Straight line interpolation between limits
Measures management’s performance against the strategic
imperatives set annually by the Board. Many will be financial in nature
such that at least 75% of the overall annual bonus will be subject to
quantifiable metrics

Measures management’s perforrmance against targets aligned with
delivering the company's ESG strategy

The Committee believes that the annual bonus targets for the coming year are commercially
sensitive and accordingly these are not disclosed. These will be reported and disclosed retrospectively
next year in order for sharehalders to assess the basis for any payouts.

The Committee has approved salary increases for the Executive Directors in line with the workforce

average increase of 4.2%.

Executive Director
Andrew Jones

Martin McGann

Base salary from  Base salary from
1]une 2023 1|une 2022
£642 465 £616,569
E429 588 £412,273

In line with the Policy, each Executive Director receives:

- Carallowance

- Private medical insurance

- Life insurance

» Permanent health insurance

The Committee is mindful of the fall in share price over the past year and has determined that LTIP

awards for 2023 will be limited to 190% of salary for the Chief Executive and 150% of salary for the

Finance Director.
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Summary of Policy

Annual awards of up to 225% of salary for the Chief
Executive and 200% of salary for the other Executive
Directors

Awards will normally vest at the end of a three year period
subject to:

+ The Executive Directors continued employment at the
date of vesting; and

+ Satisfaction of the performance conditions.

Vested awards will be subject to a further two year helding
period during which Executive Directors cannot dispose of
shares other than for tax purposes.

The Committee may award dividend equivalents on awards
that vest.

Shareholding requirement

Executive Directors are encouraged te build up and haold a
shareholding equivalent to a percentage of base salary.

Executive Directors will be required to retain at least 50% of
the post tax amount of vested shares from incentive plans
untit this requirermnent is met and maintained.

The post cessation shareholding requirement is the
minimum of 200% of salary and actual shareholding for twe
years post cessation of employment.

Malus and dawback

Malus may apply to any cash bonus up to the date of
payment and any deferred bonus cr LTIP award dunng their
respective vesting periods, Clawback may apply to any cash
bonus for up to twa years following the payment of the
bonus and may apply to LTIP awards for up to two years
foliowing vesting. Malus/clawback may resuitin the value of
awards being reduced to nil.

|
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Implementation in the year to 31 March 2024

Performance Threshold Maximum'

measure Weighting  (25% vesting) (100% vesting)

Total shareholder 37.5% Equal to index Equal to upper quartile ranked
return (TSR company

Total accounting 37.5% Equal to index Equal to upper quartile ranked
return (TAR')} company

EPRA EPS growth 25% CPIH plus 0% cver  CPIH plus 4.5% cver three years

three years

1 Straight ine interpolation between threshold and maxsmurm

TSR and TAR are relative measures against the FTSE 350 Real Fstate Sector excluding agencies and
operators {'the Index). The Committee determined that the indices would not be weighted.

In relation to EPS, vesting will be based on the EPS achieved in the year ending 31 March 2026. CPIH is
subject to a cap of 4.5% in line with in-flight awards as set outin the Chairs introduction on page 140.

The shareholding requirement is:
- Chief Executive and other existing Executive Directors — 700% of salary

+ Newly appointed Executive Directors — 400% of salary

The circumstances in which malus and clawback could apply are:

Material misstaternent

Calculation error in incentives

Fraud or misconduct

Reputational damage

Corporate falure

[CHART REMOVED]
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Remuneration

Implementation
of policy next year
continued

Alignment ot Policy with the 2018 Corporate Governance Code
In determining the implementation of Policy, the Committee considered its alignment with provision 40 of the 2018 Code, which is set out below.

Provision 40 element How the Remuneration Policy aligns

Clarity — remuneration arrangements should be Performance measures and targets under the LTIP are disclosed before grant and performance targets for
transparent and promote effective engagement the annual bonus are disclosed retrospectively.

ith sharehol ;
with shareholders and the workforce. Both the annual bonus and LTIP measures are based on core elements of the strategy and therefore there is

a clear link to all stakeholders between their delivery and Executive Director reward.

Simplicity — remuneration structures should avoid The Remuneration Policy is designed with simplicity in mind and its operation aligns with that of the majority
complexity and their rationale and operation should of FTSE 350 companies and is therefore easy to understand.
be easy to understand.

Risk — remuneration arrangements should ensure The selection of performance measuires and targets ensures that incentives will only pay out where strategic
reputational and other risks from excessive rewards, goals have been met. The mix of relative and absolute performance measures help to balance the effect of
and behavioural risks that can arise from target based  external market factors (whether positive or negative).

i tive plas i ifi iti . . . i :
incentive plans, are icentified and mitigated. The Remuneration Policy contains strict minimurm shareholding requirements as well as a post cessation of

employment shareholding requirement which ensures that the wealth of Executive Directors is linked to the
long term stability and growth of the share price which discourages short term excessive risk taking which
could negatively impact on long term value.

The Policy contains sufficient flexibility to adjust paymenits through malus and clawback and an everriding
discretion on the part of the Committee to depart from formulaic outcomes if it appears that the cnteria on
which the award was based does not reflect the underlying perforrmance of the Company.

Predictability ~the range of possible values of The Remuneration Policy sets out clearly the range of values, limits and discretions in respect of the
rewards to individual Directors and any cther limits remuneration of management.

or discretions should be identified and explained
at the time of approving the Policy.

Proparticnality — the link between individual The rernuneration package is weighted in favour of variable pay. This, combined with the Committee’s

awards, the delivery of strategy and the long term approach to target setting including the use of relative performance measures, means that total
performance of the company should be clear. remuneration will be reduced in the event of poor perforrmance. Pay-outs at maximum will only be available

Outcomes should not reward poor performance.

for delivery of the strategy and strong underlying performance.

Alignment to cutture — incentive schemes should The overall structure of the Remuneration Policy including the incentive schemes is consistent with the
drive behaviour consistent with Company purpose, principles of the Policy which encourage share ownership.

nd stra . ' )
values and strategy. Furthermore, the elements of the Executive Directer remuneration package are cascaded further down the

organisalion, as is the culture of share ownership.
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Remuneration
Directors’
Remuneration in 2023
Single total figure of remuneration for each Director (audited)

Salary and fees Benefits' Pension? Total Fixed  Annual bonus® LTI Total Variable Total

2023 2022 2023 2022 2023 2022 2023 2022 2023 2022 2023 2022 2023 2022 2023 2022
Director £000 £000 £000 fO0O0 £000Q f000 {000 £000 £000 £000 £000 EQOO EQO0 £000 £000 EFOOO
Executive - . . L L .
Andrew Jones B _ 609 565 26 26 63 73 698 664 799 847 897 13701696 2117 2394 2881
Martin McGarn 407 378 28 29 42 49 477 456 _ 442 4BC_ 465 756_ 907 1236 1384 1692
Non Executive B s o o
PavickVaughan 208 26 - - - - 208_ - - - - - =~ 20826
Suzanne Avery . 8 & - - - = 62 60 - - - - - - 62 &0
JamesDean %2 % - -_- - 8 5 _- - - - _-— - 5
Alistair Elliott :7 - 45 - - - - - 4 - - - = - - - 45 -
RopertFowids mons - - - - T - - = - - - T
Andrew Livingston : : : i 57 55 ; E :—j - - 57 55 - - - - - - 57 55
Kitty Patmare o 5T 55 - . - _ - 5 5% - - - _-_ - - 5T 5
Rosalyn Wilton ' n © - - - - 17 3| - - - - - - m 7

1 Taxable benefits include the provision of a car allowance for Executive Directors and private medical insurance

2 Pension cantribution from 1 June 202215 10.0% of salary and may be taker partly or entirely in cash

3 Annual bonus payable in respect of the hnancial year ending 31 March 2023 paid fully in cash as mimimum shareholding requirements met

4 2020 LTIP awards expected to vest in June 2023 for the performance penod to 31 March 2023 The value of the award has been calculated by multiplying the estimated number of shares that will vest,
including the dividend equivalent, by the average share price for the three months to 31 March 2023 No discretion was apglied in determining the estimated vesting of the award as a result of changes
in share price or other factors The change in share price between grant and 31 March 2023 reduces the value of the award by £120,000 for Andrew |ones and £42.000 for Martin McGann as reflected
in the tabie on page 167 The estmated figuses disclosed in the previous Annual Report for the 2019 LTIP awards vesting n 2022 have been restated to reflect binal vesting figures and the share price on
the date of vesting The estimated share price used last year was 265.2p and the actual share price on vesting was 235.9p. The differences in value were -£154.000 for Andrew Jones and -£85.000 for
Martin McGann

The Committee believes it is important to take a holistic view of the Executive Directors’ total wealth when considering the single figure of
remuneration. The Executive Directors have very large shareholdings in the Company and are exposed to relatively small changes in the share price
significantly affecting their overall wealth. In the Committee’s opinion, the impact of share price movements on the total wealth of the Director is more
important than the single figure. The significant shareholding encourages Directors to take a long term view of the sustainable performance of the
Company, which is critical in a cyclical business. The Directors significant exposure to share price movements remains a key facet of the Company's
Remuneration Policy,

Annual bonus outcome for the year ended 31 March 2023

The annual bonus performance targets set for the year to 31 March 2023 and the assessment of actual performance achieved is set out in the table
below. Bonus awards are based 70% on the Company's financial performance and 30% on the individual’s contribution in the year. The maximum
opportunity was 165% of salary for Andrew Jones and 140% of salary for Martin McGann.

The financial performance element measures growth in EPRA EPS and TPR relative to the MSCI berichmark for the Group's portfolio of assets.

In determining the base EPRA EPS target, the Committee looks to maintain consistency with longer term incentive targets but is mindful of shorter
term strategic priorities and changing market conditions. This year, in response to the deterioration in market conditions, the Board materially changed
its strategy away from new investrnents and development funding to a focus on net disposals to manage LTV and retain a robust balance sheet,

This directly impacted the Company’s EPRA EPS and therefore the Committee has taken this into account when assessing the EPS target. The impact
of the reduced investment and withdrawal of project funding was excluded from the original EPS targets.

in line with best practice, TPR has been measured on a multi-year basis (over one and three years} to reflect performance against the All Property index
and the index for the Groups portfolio of assets.. The 2023 annual bonus outcome is set out in the table below. No discretion has been exercised as the
payout is in line with undertying corporate performance.

Financial Individual
objectives objectives Bonus % of Bonus % Total bonus
{out of 70%) {fout of 30%)]) maximum of salary £000
Andrew Jones o 53% W%  79% 130% 799
Martin McGann 53% 24% 7% 107% 442

LondonMetric Property Plc Annual Report and Accounts 2023



1-101 1 102-174 175-232
Strategic report | Governance Financial statements 164
Remuneration
Directors’
continued
Group financial targets
Range Actual %
Performance measure Weighting Basis of cakeulation {0%) (25%) (50%) (100%} performance awarded
Growth in EPRA
EPS against
a challenging
EPRAEPS o 35% taget  <1004p 1004p  10M4p _ 1033 1023p = 100%
Growthin TPR
Total praperty retim against MSCI TPRmalches  TPRis Litimes  1PRIs1.2 times
(PR} 35% _benchmark  Pasitive growth o index index  index Seebelow  50%
3 year All
o _ _ . Property - 1.9% . 20% 22% . B5% _102%
1 year All
o __ Property o -126% -M3% -101% -12.0% -
3 year
- o _reweighted . 62% 6B% T4% _ B5% _ 100%
1year
reweighted -17.2% -15.5% -13.8% -12.0% -

Executive Directors’ non financial targets accounted for 30% of the maximum bonus award. Personal objectives were aligned to the delivery of the
Groupss key strategic objectives. The Cornmittee felt that the Executive Directors had substantially achieved their individual personal objectives and
approved payouts of 87% of maximum for Andrew Jones and 80% of maximum for Martin McGann. In making this decision, the Committee took into
consideration the strong operating performance despite a challenging racroeconomic environment.

The table below outlines the key personal objectives set and the Committee’s assessment of performance for each of the Executive Directors for the
annual bonus awarded in the year to 31 March 2023.

Objective Assessments

Andrew Jones

Portfolio & financial o o o - o
Portfalio focus to maximise both EPS and NAV grawth » Increase in EPRA EPS from 10.04p to 10.33p, providing cover for an increase in the dividend for
the year
+ Decrease in EPRA NTA per share from 261.1p to 198 9p largely due to revaluation loss of
o __ t£5875milion _ o o o o
Recycling capital with sell down of non core assets «+ Investment in preferred logistics and long income sectors maintained at 97%, with logistics

representing 73% of the portfolic
- Divestment of non core assets to protect the LTV which was 32.8% at the year end.
Total disposals of £273 million

Focus onincome quality to deliver opportunities for sustainable - Increase in contracted rent to £145.2 miltion
and progressive eamings » Low EPRA cost ratio of 11.7% maintained, falling 80bps over the year

« Growth in EPRA earnings per share in the year of 2.9%, supporting a continuation in
dividend progression

+ Completion of 0.7 million sq ft of development during the year producing £5.5 million of annual

To provide oversight to the delivery of development schemes

during the year - rentwith a further 0.2 million sq ftunder construction o
Reinforce the position of the Company as lead r;g investor/partner - Reinforcement of growth characteristics of urban logistics continues to be well received in the
of choice in logistics with our stakeholders market and by stakeholders

ESG

Optirnise our EPRA/GRESB sustainability rankings + GRESB Green Star, EPRA sustainability Gold Award

GRESB score of 64% and Green Star status
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Demonstrate sustainable improvernent in buildings across the
portfolic as evitlenced by EPC ratings of A=C for 85% of the
porticlio, three new renewable installations in the year and
completed large developments to be certified BREEAM Very Good

Lengthen and strengthen relationships with key stakeholders:
institutional shareholders, private client wealth managers (PCM),
occuplers and analysts

Pasition the Company as an employer of choice and continue to
generate positive employee feedback, very low staff turnover and
an inclusive corporate culture

Continue to realign the team in line with our evolving
portfolio strategy

+ 97% of developments completed in the year certified BREEAM Very Good
EPC A-C rated assets increased to 90%, from 85% last year
« Added five solar PV systems in the year

+ 241investors met in the year, good investor feedback

+ Continuing focus on private wealth managers and funds which account for ¢.34% of the register

+ Strong portfolio metrics and results from the latest occupier survey demonstrate contertment,
with occupancy of 99.1% and a landlord recammendation score of 8.770.0 o

« Sixth staff survey undertaken in February with very positive results

« 94% of staff feel proud to work for the Company

+ Continued very low staff tumover rate of 6%

- Continuing focus on the right team with the right skills

Objective

Assessments

Martin McGann
Portfolio & fingm:ial

Optimising the funding structure to support
the real estate strategy

Focus on income quality to defiver growth in our
sustainable earnings

Delivery of develapment schemes on schedule and on budget,
and within agreed timescales and in line with BREEAM

Maintain appropriate LTV, cost of finance and debt
maturity metrics

+ New £275 million sustainability-linked unsecured credit facility
- Existing short dated facility repaid
- £225 million interest rate swaps acquired increasing the proportion of debt hedged to 93%

+ Growth in EPRA EPS in the year of 2.9%, supporting a continuation in dividend progression

+_Increase in contracted rent to £145.2 million

+ Completion of 0.7 million sq ft of development during the year preducing £5.5 mitlion of annual
rentwith afurther 0.2 million sq ftunder constructon

+ Average cost of debt of 3.4% (2022: 2.6%)

- Managed LTV through targeted disposals, LTV at yearend of 32.8% {2022 28.8%)

» Mitigated exposure to floating rate debt by acquiring £225 millon interest rate swaps, increasing
hedging 71% to 93%
Repaid short dated facilities and mitigated refinancing risk for the next three years

+ Average matunty of 6.0 years (2022: 6.5 years).

ESG

Optimise our EPRA/GRESB sustainability rankings

Demonstrate sustainable improvernent in buildings across the
portfolio as evidenced by EPC ratings of A-C for B5% of the
portfolio, three new renewable installations in the year and

completed large developments to be certified BREEAM Very Good *

- GRESB Green Star, EPRA sustainability Gold Award

+ GRESBscoreofb64% o )
97% of developrments completed in the year certified BREEAM Very Good
+ EPC A-C rated assets increased to 90%, from 85% last year

Added five solar PV systems in the year

Position the Company as an employer of choice and continue to
generate positive employee feedback, very low staff turnover and
aninclusive corporate culture

Deliver Responsible Business agenda to increasing satisfaction of
stakeholders, including investars, tenants, suppliers, cur staff and
the local communities within which we operate

» Sixth staff survey undertaken in February with very positive results
« 94% of staff feel proud to work for the Company
+_Continued very low staff turnover rate of 6% _

- Occupier survey undertaken with high level of satisfaction, B.7/10.0 landiord
recormmendation score

+ BB% of staff agreed the Company supports and promotes sacial respensibility

- Investor feedback dermonstrated we are meeting their ESG expectations on performance
and disclosure

- Charitable donations of £104,000 in the year
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Remuneration

Directors’

Remuneration in 2023
continued

Deferred Bonus Plan

The current Remuneration Policy allows the Directors to opt out of bonus deferral if the minimum shareholding requirernent is met. At the date of
this report, both Executive Director's shareholding materially exceeds the minimum requirement and therefore no annual bonus earned in the year to
31March 2023 will be deferred into shares.

Long Term Incentive Plan - awards granted
Awards granted in the year to 31 March 2023 as nil cost options are surnmarised in the table below.

Face value of

Face value award at threshold

Basis of award Date of Share awards Face value of award {25%]) vesting

(% of salary) grant number per share £000 £0Q00

Andrew Jones - . 200%  6June202z 479000 _2574p 1233 308
Martin McGann 155% 6 June 2022 148,222 257.4p 639 160

The face value is based on a weighted average price per share, being the average share price over the five business days immediately preceding the date
of the award. Awards will vest after three years subject to continued service and the achievement of performance conditions over the three year period
to 31 March 2025 as set cut below.

Performance condition Vesting level

Total Shareholder Return {(TSR') measured against FTSE 350 Real Estate Super Sector
excluding agencies and operators (37.5% of Award)

TSRlessthan index over3years - o 0% ~ o -

TSR equals index over 3 years' - - 1% o - o

TSR between 'ié" énd upper quartile rai(egg:or:npany intheindex' ___ Prorataonastraght line basis between 25% and 100% _

TSR equal to or better than the upper quartile ranked company in the index’ 100% B o L o
Total Accounting Return {'TAR') measured against FTSE 350 Real Estate Super Sector

excluding agencies and operators {37.5% of Award) - o o oo R

TAR less than index over 3 years ~ o 0% _ - - —
TAR equals mdex;feé y;_a_rsr B : ; : - ™% o o o
TAR between index and upper quartile ranked company in the index ~___Prorataonastraight line basis between 25% and 100% _
TAR equal to or better than the upper quartile mnked company in the index _ 100% - o o
EPRA EPS growth against a base target plus CPIH (25% of award) o o o

Less than base plus CPH plus 0% over 3years o 0% o o R

25%

Base plus CPIH plus 0% over 3 years S -
Pro rata on a straight line basis between 25% and 100%

Base plus CPI plus between 0% and 4.5% over 3 years

Base plus CPIM plus 4.5% or better over 3 years 100%

1 TSR must be positive over three years

The adjusted EPRA EPS base target for the three year performance petiods commencing 1 April 2022 has been set at 10.04p. The Group's three year
financial forecast was taken into account when setting these targets along with consideration of strategic goals and priorities, proposed investment
and development plans, gearing levels and previous years results. Targets are considered challenging yet achievable in order to adequately incentivise
management and are in line with the Company’s strategic aim of delivering long term growth for shareholders. In line with the approach taken for the
2020 LTIP awards, CPIH will be capped at 4.5% as set out in the Committee Chairs statement,
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Long lerm Incentive Plan - awards vesting

2020 LTIP awards expected to vest in relation to the three year performance period ending 31 March 2023 are summansed on below. No discretion
has been exetcised as the payout is in line with underlying corporate performance.
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Range

Actual %

Performance measure Weighting Basis of calculation (0%) (25%) 100%) performance awarded
Growth in TSR against FTSE

Total Sﬁaﬂio_!gir return (TSR} _375% 350 Real Estate Index <49% -49% _ N8% n7%  99.8%
Growth in TAR against FTSE

Total accounting retum (TAR) 375%_ 350RealEstatelndex ~ <0.6% 06% 299%  325% _100.0%
Growth in EPRA EPS against

EPRA EPS 25% a challenging base target <1026p 10.26p 10.63p 10.33p 39.0%

Total estimated

Maxirum LmP Estimated Face value Share price value of Award

nurrher of % of number of at grant depreciation vesting'

Director shares® maxdrTum shares vesting EQOC £O00 £000

Andrew jones S _ 3375 847% 485945 _ 030 _to) 897
Martin McGann 2197310 84.7% 251,822 534 {62) 465

1 Theestimated face value 15 based on the average share price for the three months to 31 March 2013 of 184 6p
2 Includes notienal dividend shares to 31 March 2023

On vesting, the Committee wilt determine whether any adjustment should be made in relation to windfall gains. However, it notes that the 2020 LTIP award was
granted in June 2020 when the Company's share price had recovered close to its pre-Covid level and above the share price used to determine the 2019 LTIP awards.

Qutstanding LTIP awards held by the Executive Directors are set out in the table below.

Number of shares under award'

Date of Face value At1Apnl Granted Notional dividend Vested Lapsed At 31 March Performance

Director grant on grant 2022 In year shares in year in year in year 2023 period
142019 t0

Andrewjones 562019 2042p 599,644 = 6513  (580,698) {25459) - h33022
1.42020t0

1762020 N20p 548382 - 15343 = - 573725 3132023

1420110

462021 347p 497026 - 22828 - - 519854 3132024

1.4.2022tc

6.6.2022 2574p - 479,000 17052 - - 496,052 31.3.2025

142013 to

Martin McGann 562019 204.2p 330789 - 3,594 320339 (14044) - Ah3z2012
142020 to

1762020 MOop 284377 - 13,133 - - 297310 3132013

142021to

B 46202 1347p 240946 = noe7 - - 252013 3132024
1.4.2022t0

662012 257.4p - 248,222 8.837 - - 257,059 31.3.2025

1 Awards granted as nil cost options

Directors’ shareholdings and share interests (audited)
The beneficial interests in the ordinary shares of the Company held by the Directors and their families who were in office during the year and at the
date of this report are set out in the table on page 168.

There were no movernents in Directors’ shareholdings between 31 March 2023 and the date of this report.
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Remuneration

Directors’

Remuneration in 2023
continued

| he shareholding guidelines recommend Executive Directors build up a shareholding in the Company at least equal to seven times salary. All Executive
Directors compied with this requirernent at 3t March 2023 and as at the date of this report. No Director had any interest or contract with the Company
or any subsidiary undertaking during the year.

The Executive Directors have entered into individual personal loan arangements with Coutts & Co and granted pledges over ordinary shares in the
Company as secunity in connection with the loans. The loans were used to repay debt secured against various residential investment properties held
personally. The number of shares pledged by each of the Directors is reflected in the table below.

Overall beneficial  Overall beneficial

Interest 31 March  Interest 31 March  LTIP shares subject Deferred Total Share Shareholding  Number of shares
2023 Ordinary 092 Ordinary  to performance bonus interesls as at ownershio as guideline  pledged asat 3
shares of 10p each  shares of 10p each conditions shares 31 March 2023 % of salary’ met March 2023
Executive Directors B o _ o R o
Andrewlones 5209451 4909823 1589631 - 6799122 1484%  Yes 3446072
MartnMcGann 3364348 317897 806382 - 4170730 433%  Yes 2341585
Non Executive Directors - S
Patrick Vaughan o 9.977.000 10277000 o - o o _
Suzanne Avery 27050 72750 - o o o B
|arnes Dean 95000 20000 o o . S
Alistair Elliott - 60,000 = o o o _
Robert Fowlds 104000 104000 o o S -
Andirew Livingston 106.830 106,830 S o o o o
SuyNebet - - o o o
Kitty Patmore 5000 _ 5000 o o o o
Rosalyn Wilton 11,095 100,000

1 Based onthe Company's share price at 31 March 2023 of 175 6p and the beneficial interests of the Directors

Performance graph

The graph below shows the Groups total shareholder return (TSR') for the ten year period to 31 March 2023, compared to the FTSE All Share REIT
index, the FTSE 350 Real Estate Index and the FTSE 350 Real Estate Super Sector Index. These have been chosen by the Committee as in previous
years as they are considered the most appropriate and relevant benchrnarks against which to assess the performance of the Company.

Total shareholder return measures share price growth with dividends deerned to be reinvested on the ex-dividend date.

|CHART REMOVED]
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Chief Executive'’s remuneration table
The table below details the remuneration of the Chief Executive, Andrew Jones, for the ten year period to 31 March 2023,
Annual bonus LTIP vesting
thal {as a % of the {asa %pf the
remuneration maximuym maximum
Year to 31 March £Q00 payout) opporunity}
2023 _ o S 2394 79 847
2022 S T - 2881 90 958
o0 L a9 9 100
020 - - - - 2925 915 88
2019 o _ o 2703 90 .84
2018 - - - ~ 2392 T 94
or - - 2506 89 100
w6 - - S 272 7 100
o5 . o - e o -
2014 ) ) 1,296 100 -
Annual percentage change in remuneration of Directors and employees
The percentage change in Director remuneration from the previous year compared to the average percentage change in remuneration for all other
employees is as follows:
2023 % change 2022 % change 2021 % change
Salary Taxable Annual Salary Taxable Annual Salary Taxable Annual
and fees benefits bonus and fees’ benefits bonus and fees' benefits bonus
Andrew jones _ 1B% - 5% 34% - _33% 04% - -02%
Martin McGann 1% 4% 79% 3% - -3.4% _ 0%  _ 36% 25%
Patrick Vaughan -4.6% nfa nfa = n/a _ _nfa 05% na na
Suzanne Avery 33% _ nfa B ;nll - n/a nfa_ 7% _ _nAa _nla
|James Dean 4.0% n/a nfa A% na na 7-15.}_.% ) _nfa_ n/fa
Alistair Elliott nfa nla___k n/a nfa_ n/a nfa na na  na
Robert Fowlds i N 1;’/., na_ a n}a 5.6% n/a _ nfa 109% na __ _ nA
Andrew Livingston - B{E’/u_ _nfa o _n_;a_ - . n@a nfa_ 19% N nfa
Suzy Neubert _nfa na__ na _ nfa na nAa __hia nfa n/a
Kitty Patmore 36% n/a _ _nfa na  nha na nfa  _ nf ~ _nAa
Rosatyn Wilton 29%  n/a _nfa_ 4% _nfa nfa - _ na __na
Other employees® B.4% -42% -51% 4.2% 30% -0.9% ~% -5.0% 10.0%
1 Excludes Directors’ and other statf salary waverin 2021
2 Excluding Directors
CEQ pay ratio
Whilst the Company has fewer than 250 employees and therefore is not required to disclose a ratio, the Committee felt that it was apprapriate to
disclose the CEO to all-employee pay ratio, recognising that the Company’s investors expect to see such disclosure.
Pay ratic
Method of 25th 50th 75th
Year calculation percentile percentile percentile
2023 B o o A 33 o1 71
2022 o A am m &1
2021 - - o A 34 R 7
2020 B - A 421 11 B1
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Remuneration

Directors’

Remuneration in 2023
continued

The Company chose to adopt the Option A methodology when calculating the ratio as it deemed it the most appropriate approach and had sufficient
data to be able to carry out this method. This method was used to calculate all figures in the table above. The Chief Executive's single figure of
remuneration used for the calculation ratio is as detailed on page 163. The sarme methodelogy was used to calculate all-employee pay for the purposes
of the ratios, which were calculated based on amounts receivable up to the end of the relevant financial year for all employees excluding the CEO and
the Non Executive Directors. No elements of pay have been omitted and no assumptions have been made.

As we continue to disclose the ratio in future years, we anticipate that there are likely to be changes in the ratio as the CEO's total remuneration has a
greater portion of pay delivered as variable remuneration, which is consistent with the Company’s remuneration principles. In summary, we anticipate
volatility in this ratio, and we believe that this is caused by the following:

« Our CEO pay is made up of a higher proportion of incentive pay than that of our employees, in line with the expectations of our shareholders.

This introduces a higher degree of variability in his pay each year which affects the ratio;

The value of long term incentives which measure performance over three years is disclosed in pay in the year it vests, which increases the CEO pay

in that year, again impacting the ratio for the year:

+ Longterm incentives are provided in shares, and therefore an increase in share price over the three years magnifies the impact of a long term
incentive award vesting in a year;

+ We recognise that the ratic is driven by the different structure of the pay of our CEO versus that of our employees, as well as the make-up of our
workforce, This ratio varies between businesses even in the same sector. What is important from our perspective is that this ratio is influenced only
by the differences in structure and not by divergence in fixed pay between the CEO and the wider workforce. The table showing the year on year
change of CEQ remuneration and average employee remuneration demonstrates that divergence is not occurring; and

- Where the structure of remuneration is similar, as for the Senior Leadership Team and the CEQ., the ratic is much more stable over time.

The Committee is comfortable that the median pay ratio is consistent with pay and progression policies for employees.

Payments to past Directors and for loss of office

Valentine Beresford and Mark Stirling stepped down from the Board on 11 july 2019 but remained employees of the Company and thus in accordance with the
Policy and relevant share plan rules are entitled to vesting of existing share awards in line with their original schedules. The 2019 LTIP awards made to Valentine

Beresford and Mark Stifing when they were Directars vested during the year on 14 June 2022 in line with the outcames for the cument Executive Directors with
no discretion applied. Upon vesting, Messrs Beresford and Stirling each received 331,070 shares. There have been ne payrnents for loss of office in the year.

Relative importance of spend on pay
The table below shows the expenditure and percentage change in spend on employee remuneration compared to other key financial indicators.

2013 2022 %

£m £m change

Employee costs' o o - N4 s _ 09%
Dividends’ 92.4 817 13.1%

1 Frgures taken from note 4 Administrative costs on page 191 and are stated before any amounts capitalised and exctude share scheme costs
2 Figures taken from note 7 Dividends on page 193

Statement of voting at AGM

At the AGM on 13 July 2022, the Annual Report on Remuneration was approved with votes from shareholders representing 79% of the issued share
capital of the Company. The Directors' Rernuneration Policy was approved at the AGM on 22 July 2020 with votes from shareholders representing 77%
of the issued share capital at the time. The details of these outcomes are below.

2022 Annual Report on femuneration 2020 Directors’ Rernuneration Policy

- B . o _ o - Vatescast % Votescast %
For - S 72917595 9468 636778086 9540
Against S - 40978748 532 30689708 460
Withheld - 5,680,691 32932457
Total 775,835,390 700,400,351

Robert Fowlds
Chair of the Remuneration Cormmittee
24 May 2023
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Report of
the Directors

On behalf of the Board, | am
delighted to present the Report
of the Directors together with the
audited financial statemenits for
the year ended 31 March 2023.

Annual General Meeting ('AGM)

The AGM of the Company will be held on 12 July
2023 at 10 am at The Connaught, Carlos Place,
Mayfair, London, W1K 2AL. The Notice of AGM
on pages 224 to 231 sets out the proposed
resolutions and voting detaits.

The Board considers that the resolutions
promote the success of the Company and are in
the best interests of its shareholders.

The Directors unanimously recommend that
you vote in favour of the resalutions as they
intend to do in respect of their own beneficial
holdings, which amount in aggregate to
19,059,814 shares representing approximately

" Board and Nominations Committee}, received

1-101
Strategic report

| 1.9% of the existing issued ordinary share capital |
~ of the Cornpany as at 24 May 2023.

Resolution 5 of the Company’s Annual General
Meeting held on 13 July 2022 (the '2022 AGM))
(re-election of Patrick Vaughan, Chair of the

79.2% of votes in favour. As less than 80% of
votes received were in favour, the Company

102-174
Governance

was required under the provisions of the Code |

to consult with shareholders, and is required to

provide a final surmary of such consultation |

in this report. We have engaged with relevant
shareholders regarding the vaotes received
against this resolution, and understand that
votes were received against the resolution due
to female representation on the Board falling
below 33% at the 2022 AGM and a concern
that the Chair's tenure had exceeded nine years.
As at 31 March 2023, female representation on
the Board was 36%. and Patrick Vaughan will
step down as Chair on 11 july 2023

Additional information which is incorporated into this report by reference, including information
required in accordance with the Companies Act 2006 and Listing Rule 9.8.4R can be found on the

following pages:

Information Relevant section Page

Review of business and future

developments _ _ Strategic report o @ Pager
Section 172 Statement. Governance — Section 172 Staternent 79 Page 18

Principal risks L

Greenhouse gas emissions

Internal financial control

Diversity and inclusion
Monitoring culture

- Governance
Viability Statement

Strategic report — Responsible Business and ESG review

Governancg\udi Committee report

~ Governance — Nomination Comenittee report

Strategic report ~ Risk managerent and internal control _e Page 88

@ Page 62
® Page 136

__ Strategic report - Risk management and internal control @ Page83

© Pagen28
& Page 3

_ Strategic report — Risk management and internal control _9 Page 100

175-232
Financial statements

7m

Corporate governance arrangements

i We have applied the principles of good

govemance contained in the UK Corporate
Governance Code 2018 ({the ‘Code) throughout

the year under review.

" We were unable to com ply with provisions

3 and 19 of the Code and we became fully
compliant with provision 38 on 1)June 2022,
Qur explanations for the departures are
contained in the compliance statement on
page 105.

Further details on how we have applied the
Code can be found in the Govemnance section
on pages 102 10 170 and should be read as part
of this report.

Company status and branches

LondonMetric Property Plc is a Real Estate
Investment Trust ('REIT) and the holding
company of the Group, which has no branches.
It is listed on the London Stock Exchange with a
premiumn listing.

Principal activities and business review
The principal activity of the Group

i continues to be property investment and

development. both directly and through joint

" venture arrangements.

The purpose of the Annual Reportis to provide
infarmation to the members of the Company
which is a fair, balanced and understandable
assessment of the Groug's performance.
business model and strategy. A detailed review
of the Group's business and performance during
the year, its principal risks and uncertainties,

its business model, strategy and its approach
to Responsible Business and ESG is contained
in the Strategic report on pages 1to 101and
should be read as part of this report.

The Annual Report contains certain forward
looking staterments with respect to the
operations, performance and financial condition
of the Group. By their nature, these statements
involve risk and uncertainty because they relate
to future events and circumstances which

. can cause results and developments to differ

from those anticipated. The forward looking
statemnents reflect knowledge and information
available at the date of preparation of this

* Annual Report. Nothing in this Annual Report
. should be construed as a profit forecast.

Financial instriments Financial statements — note 14 o © Page 201
Directors’ details Governance — biographies o © Page 108
Financial risk management policies Financial statemnents —note 14 @ Page 201
Directors’ interests Governance — Remuneration Committee report o F'ag{e 1687 ‘
Interest capitalised _ Financial staternents —note 5  ©vPagem2
Long term incentive schemes Governanice — Rermuneration Committee report @ Page 166
Related party transactions Financial staternents - note 19 . © Page 207
Stakeholder engagement _ Strategic report — Responsible Business and ESG review © Page 63
Post balance sheet events Financial staterments — note 20 © Page 207

All other subsections of LR 9.8.4R are not applicable
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Report of
the Directors
continued
Hesults and dividends | There is only one class of share in issue and Substantial shareholders
The Group reported a loss for the year . there are no restrictions on the size of a holding  The Directors have been notified that the
attributable to equity shareholders of | oron the transfer of s.har.es. None of the following shareholders have a disclosable
£506 .3 miillion (2022 prafit: £734.5 million}. i shares camy any special rights of control over interest of 3% or more in the ordinary shares of
The first two quarterly dividends for 2023 the Company. There were no persons with the Company at the date of this report;
totalling 4.6p per share were paid in the yearas | significant dlrhect c;r |nc:;:ect I;old;\gs in kt)he . .
[ Income Distributions (PiDs. . Company other than those listed as substantia Numl

perty o | shareholders opposite. Shareholder of shares ki
The third quarterly dividend of 2.3p was paid BlackRock Inc 106109653 1079

The rules governing appointments, replacement

i

;Tl[l:_w#:;gézeeé:; f,;;:;:,jf:cl, Zacf)sf:z ? | and powers of Directors are contained in MNorgesBank 60981764 620
quarterly dividend of 2.6p per share payable on the ComPanYS Articles of Association, the Rathbones 51879135 528
12 July 2023 to sharehalders on the register at | Companies Act 2006 anq the UK Corporate " The Vanguard
the close of business on 2 june 2023, of which | Govemance Code. These include powers to Grouplne 49003578 498
1.5p will be paid as a PID, authorise the issue and buy back of sharesby  * siate Sireet

- I the Company. The Company’s Articles canbe | Global Advisors 36,452,642 37
The total dividend charge for the year to . amended by Special Resolutionin accordance | Framin o
31March 2023 was 9.5p per share, anincrease ' yith Campanies Act 2006.  Resouces nc 35,916,217 3.65
of 2.7% over the previous year. Of this, 8.4p was | _ . 7=
payable as a PID as required by REIT legislation, ~ Purchase of own shares ‘ Legal & General 32131761 327
after dgduction of withholding tax at the basic  * The Company was granted authority at the ' Directors
rate of income ta)f. The t:.»a.lance of 1:1p was . ft\nnual General Meeting in 2022 to purchase ! The present membership of the Board and
payable as an ordinary dividend which is not its own shares up to an aggregate nominal b hical details of Directors are set out on
subject to withholding tax. value of 10% of the issued nominal capital | 'Og'a’:o'a 100 r
Investment properties That authority expires at this year's AGM and ; pages an ’ -

. a resolution will be proposed for its renewal. The interests of the Directors and their families
Anvaluation of the Group's investment properties g ordinary shares were purchased under this  + in the shares of the Company are set outin the
at 31 March 2023 was undertaken by CBRE autharity during the year. Remuneration Committee report on page 139.
Limited and Savills (UK} Limited on the basis of '
fair value which amounted to £2,993.8 million Shares held in the Employee Benefit Trust In accordance with the UK Corporate

" Governance Code and in line with previous

{2022: £3.593.9 million} inciuding the Groups As at 31 March 2023, the Trustees of the - :
. years, all of the Directors except Patrick

share of joint venture property as reflected in LondonMetric Long Term Incentive Plan held i ;

the Financial review on page 51 and note 2 to 2,942,592 shares in the Company in trust to | Vaughan and Rosalyp Wilton will offgr

the financial statements on page 190. satisfy awards under the Company's Long thern;e!v:s E’ r elec“:n fanire-elgctnzgﬁy

Share capital Term Incentive and Deferred Bonus Plans. ! :;e 5[ ‘32"82; ers at the forthcoming en
The Trustees have waived theirright to receive 12 July :

As E_lt 31 March 2023, tr_‘er_e were 982'646:261 dividends on shares held in the Company. The powers of Directors are described in

ordinary shares of 10pin issue, each canrying - their Terms of Reference, which are available

one vote and all fully paid. The Company issued on request.

4,038,754 new ordinary shares under the terms '

of its Scrip Dividend Scheme. Since the year . , Directors’ and Officers’ liability insurance

end the Company issued a further 322,203 The Company has arranged Directors and

ordinary shares in retation to the third quarterly - Officers liability insurance cover in respect

dividend scrip alternative. of iegal action against its Directors, which is
reviewed and renewed annuatly and remains in

+ force at the date of this report.




Stakeholders

The Group’s long term sustainable success
is dependent on its relationships with
key stakeholders.

In the Responsible Business and ESG review an
pages 54 to 76, we outline the ways in which we
have engaged with our key stakeholders, any
issues raised and how they have influenced the
Board's decision making.

Employees

At 31 March 2023 the Group had 35 employees
including the Executive Directors.

The Company promotes employee
involvernent and consultation and invests time
in ensuring staff are informed of the Group’s
transactions, activities and performance through
internal email communication of corporate
announcerments and periodic updates by the
Chief Executive, In addition, the Group's interim
and annual results are presented to all staff by
the Executive Directors.

The Board recognises the importance of
attracting, developing and retaining the
right people.

The Company operates a nan discriminatory
employment policy which provides equal
opportunities for all employees imrespective

of gender, race, colour, disability, sexual
orientation, religious beliefs and marital status.

A significant number of employees are eligible
to participate in the annual bonus and LTIP
arrangements, helping to develop an interest in
the Groups performance and align rewards with
Directors incentive arrangements.

The Company provides retirement benefits for
its employees and Executive Directors.

Andrew Livingston is the designated workforce
Non Executive Director and acts as a liaison
between the Board and employees and a
channel through which staff can share their
views and raise concerns. His work during the
year is discussed in detail in the Responsible
Business and ESG review section of this report
on page 69.

1-101
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Further details of how we engage with

" employees can be found in the Gavemance
" report on pages 118 to 119, the Strategic report

on pages 20 to 21 and the Responsible Business

- and ESG review on pages 63 to 75.

The environment

Details of our approach to Responsible Business
and its aims and activities can be found on the
Company’s website www londenmetric com,
where a full version of the Responsible Business
report can be downloaded. An overview of our
Responsible Business activity can be found on
pages 54 to 76 of this report.

The Group recognises the importance of
minimising the adverse impact of its operations
on the environment and the management of
energy consumnption and waste recycling.

The Group strives to maximise opportunities
to improve the resilience of assets to climate
change and the impact of transitioning to a low
carbon economy, as set out in the Responsible
Business and ESG review.

Greenhouse gas reporting

In accordance with Schedule 7 of the Large
and Medium-Sized Companies and Groups
{(Accounts and Reports) Regulations 2008,
information regarding the Company’s
greenhouse gas emissions can be found on
page 62.

Suppliers

The Group aims to settle supplier accounts
in accordance with their individual terms
of business.

The number of creditor days outstanding

" for the Group at 31 March 2023 was 13 days

{2022 14 days).

~ Charitable and political contributions

This year we set a budget of £100,000 for
charitable funding as set out on pages 74

" to 75 of the Responsible Business and ESG
" review, and have made donations of £103.906
- (2022: £66,766). No political donations were

made during the year {2022: £nil).

102-174
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I Provisions on change of control

I Under the Groupss credit facilities, the

I lending banks may require repayment of the

outstanding amounts on any change of control

The Group's Long Term Incentive Plan and
Deferred Share Bonus Plan contain provisions
relating to the vesting of awards in the event of
achange of control of the Company.

There are no agreements between the
Company and its Directors or employees
providing for compensation for loss of office or
employment that occurs specifically because of
a takeover bid, except for the provisions within
the Company’s share schemes as noted above.

Disclosure of information to auditor

So far as the Directors who held office at the
date of approval of this Directors report are
aware, there is no relevant audit information of
which the auditor is unaware and each Director
has taken all steps that he or she ought to

have taken as a Director to make himself or
herself aware of any relevant audit information

, and to establish that the auditor is aware of

that information.

. Auditor
- A competitive tender process for the role of

Group auditor was undertaken in the year as
reparted on page 136. The Audit Committee
considered the reports and presentations

from two audit firms and recommended the
reappointment of Deloitte LLP {'Deloitte’) to the
Board. Deloitte is willing to be reappointed as
the external auditor to the Cormpany and Group.
A resolution will be proposed at the AGM on

12 july 2023.

By order of the Board

Martin McGann
Finance Director

24 May 2023

LondonMetric Property Plc Annual Report and Accounts 2023
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Directors’ Responsibilities

Statement

I he Directors are responsible for preparing the
Annual Report and the financial statements in
accordance with applicable law and regulations.

Company law requires the Directors to prepare
financial statements for each financial year.
Under that law the Directors are required to
prepare the Group financial statemnents in
accordance with UK-adopted international
accounting standards in conformity with the
requirerments of the Companies Act 2006.

The financial staterments also comply with
International Financial Reporting Standards
{'IFRSs) as issued by the International
Accounting Standards Board. The Directors
have etected to prepare the Company financial
staternents in accordance with Financial
Reporting Standard 101 (FRS 107} ‘Reduced
Disclosure Framewaork Under Company law the
Directors must not approve the accounts unless
they are satisfied that they give a true and fair
view of the state of affairs of the Company

and of the profit or loss of the Company for
that period.

In preparing the Company financial statements,
the Directors are required to:

+ Select suitable accounting policies and then
apply them consistently;

+ Make judgernents and accounting estimates
that are reasonable and prudent;

+ State whether applicable FRS 101 'Reduced
Disclosure Framework’ has been followed,
subject to any material departures disclosed
and explained in the financial statements;
and

Prepare the financial statements on the
going concern basis unless it is inappropriate
to presume that the Company will continue
in business.

LondonMetric Property Plc Annual Report and Accm-J-n-ts_ZBZS_

In preparing the Group financial staterments,

. International Accounting Standard 1requires
_ that Directors:

| » Properly selectand apply

accounting policies;

"+ Present information, including accounting

policies, in a manner that provides
relevant, reliable, comparable and
understandable inforration:

Provide additional disclosures when
compliance with the specific requirements
in IFRSs are insufficient to enable users

to understand the impact of particular
transactions, other events and conditions on
the entity's financial position and financial
performance; and

+ Make an assessment of the Company’s
ability to continue as a going concern.

The Directors are responsible for keeping
adequate accounting records that are
sufficient to show and explain the Company’s
wransactions and disclose with reascnable
accuracy at any time the financial position of
the Company and to enable them to ensure
that the financial staternents comply with the

Companies Act 2006. They are also responsible

for safeguarding the assets of the Company
and hence for taking reasonable steps for
the prevention and detection of fraud and
other irregularities.

The Directors are responsible for the
maintenance and integrity of the corporate

and financial information included on the
Company's website. Legislation in the UK
goveming the preparation and dissemination of
financial staternents may differ from legislation
in other jurisdictions.

Responsibility statement

" We confirm that to the best of our knowledge:

"+ The finandal statements, prepared in

accordance with the relevant financial
reporting framework, give a true and fair
view of the assets, liabilities, financial
position and profit or loss of the Company
and the undertakings included in the
consolidation taken as a whole

- The Strategic report includes a fair review
of the development and performance
of the business and the position of the
Company and the undertakings included in
the consclidation taken as a whole. together
with a description of the principal risks and
uncertainties that they face

« The Annual Report and finandial staterments,
taken as a whole, are fair, balanced and
understandable and provide the information
necessary for shareholders to assess the
Company's performance, business model
and strategy

By order of the Board

Andrew Jones
Chief Executive

24 May 2023

Martin McGann
Finance Director

24 May 2023
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The Group financial statements
that follow in this section have been
prepared in accordance with IFRS.

The Company financial statements
have been prepared in accordance
with FRS 101.

The Independent Auditor’s
report that supports the financial
statements is reflected on page 176.

Martin McGann
Finance Director
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To the members of LondonMetric Property Plc

Independent
Auditor’s report

Report on the audit ot the tinancial statements
1. Opinion

In our opinior:

.

the financial staternents of LondonMetric Property Plc (the ‘Parent Company’)
and Its subsidiaries (the ‘Group’) give a true and fair view of the state of the
Group's and of the Parent Company's affairs as at 31 March 2023 and of the
Group's loss for the year then ended;

the Group financial staternents have been properly prepared in accordance
with United Kingdom adopted international accounting standards and
International Financial Reporting Standards iFRSs} as issued by the
international Accounting Standards Board (IASB);

+ the Parent Company financial statements have been properly prepared in
accordance with United Kingdom Generally Accepted Accounting Practice,
including Financial Reporting Standard 101 “Reduced Disclosure Framework”;
and

« the financial staternents have been prepared in accordance with the
requirernents of the Companies Act 2006.

We have audited the financial staterments which comprise:

+ the Group Income Statement;
- the Group and Company Balance Sheets;
the Greup and Company Staternents of Changes in Equity;
+ the Group Cash Flow Statement; and
+ the related notes 1 to 20 for the Group and 1 to xi for Company.

3. Summary of our audit approach

1-101
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I'he financial reporting framework that has been applied in the preparation of
the Group financial staternents is applicable law, and United Kingdorm adopted
intermational accounting standards and IFRSs as issued by the JASB. The financial
reporting framework that has been applied in the preparation of the Parent
Company financial statements is applicable law and United Kingdom Accounting
Standards, including FRS 101 “Reduced Disclosure Framework™ (United Kingdom
Generally Accepted Accounting Practice).

2. Basis for opinion

We conducted our audit in accordance with Intemational Standards on Auditing
{UK} {ISAs (UK)) and applicable law. Our respansibilities under those standards
are further described in the auditor's respensibilities for the audit of the financial
statements section of cur report.

We are independent of the Group and the Parent Company in accordance with
the ethical requirernents that are relevant to our audit of the financial statements
in the UK, including the Financial Reporting Council's (the ‘FRC's’} Ethical
Standard as applied to public interest listed entities, and we have fulfilled our
other ethical responsibilities in accordance with these requirements. We confirm
that we have not provided any nen-audit services prohibited by the FRC's Ethical
Standard to the Group or the Parent Company.

We believe that the audit evidence we have obtained is sufficient and appropriate
to provide a basis for our opinion.

The materiality that we used for the Group financial staternents was £39.9 million which was determined on the basis of 2% of shareholders

equity at 31 March 2023. For testing balances that impacted EPRA earmings we used a lower materiality of £5.0 million, which was based on

Key audit matters The key audit matter that we identified in the current year was:
Valuation of investment property
Within this report, key audit matters are identified as follows:
o Newly identified
. Increased level of nsk
. Decreased level of rsk
. Similar level of risk
Materiality alty that cial statements
5% of EPRA eamnings for the year end 31 March 2023.
75(0ping - T?"-IE_GI-'DU;; -is subect to a full ;:opé:;&ii;net;sets, revenue a.m-i_pro;rb-efo;\-e tax.

Significant changes in
our approach

No changes to our approach for the current year.
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4. Conclusions relating ta going concern

In auditing the financial statements, we have concluded that the Directors’
use of the going concern basis of accounting in the preparation of the financial
staternents is appropriate.

Qur evaluation of the Directors’ assessment of the Group's and Parent
Company's ability to continue to adopt the going concern basis of
accounting included:

+ Assessing the Group's 2023 and 2024 cash flow forecasts based on actual
cash flow performance in 2022 and the 2023 financal year.

+ Assessed each of the key assumptions made as part management’s
forecast to evaluate whether they are consistent with our understanding
of the external factors, including consideration of the impact of the current
Mmacraeconemic environment;

Agreeing the level of cornmitted, undrawn facilities of £380m to signed
facility agreements;

Recalculating the headroom within the forecasts based on the cash flow
forecasts and the undrawn commtted facilities;

Recalculating covenants ratios on the year end position to evaluate compliance;

Assessing the stress test scenarios, the reverse stress test run by the Directors
including the linkage of these scenarios to the Group's principal nisks disclosed
on pages 88 to 99 of the annual report & accounts and impact on covenants;

Assessing the mitigating actions that could be taken by the Directors to
maximise liquidity headroom including a reduction in capital expenditure and
areduction in discretionary spend; and

Assessing the appropriateness of the going concern disclosures in the
financial staternents.

5.. Valuation of investment property

1-1C1
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Based on the work we have performed, we have not identified any material
uncertainties re(ating to events or conditions that, individually or collectively, may
cast significant doubt on the Group's and Parent Company's ability to continue
as a going concern for a period of at least twelve months from when the: financial
statements are authorised for issue.

tri relation to the reporting on how the Graup has applied the UK Corporate
Governance Code, we have nothing material to add or draw attention to in
relation to the Directors’ statement in the finandial statements about whether
the Directors considered it appropriate to adopt the going concern basis

of accounting.

Qur responsibilities and the responsibilities of the Directors with respect to going
concern are described in the relevant sections of this report.
5. Key audit matters

Key audit matters are those matters that, in our professional judgerment, were
of most significance in our audit of the financial staterments of the current
period and include the maost significant assessed risks of material misstaternent

! {whether or not due ta fraud) that we identified. These matters included those

which had the greatest effect on: the overall audit strategy, the allocation of
resaurces in the audit, and directing the efforts of the engagement tearn.

These matters were addressed in the context of our audit of the finandial
statements as a whole, and in forming our opinion thereon, and we do not
provide a separate opinion on these matters.

Key audit matter The Group owns a portfolio of largely distribution property assets, which 1s valued at £2,945 million (2022: £3,495 million) as at 31 March 2023.

description
incentives, future lease incorme and Red Book guidance.

The valuation of the portfolio is a significant judgement area and is underpinned by a number of assumptions including capitalisation yields, lease

The Group uses professionally qualified external valuers to fair value the Groups portfolio at six-menthly intervals. The valuers are engaged by the
Directors and performed their work in accordance with the Royal Institution of Chartered Surveyors (RICS) Valuation - Professional Standards.

The valuation exercise also relies on the integrity of the underying lease and financial information provided to the valuers by management. Therefore,
due to this and the high level of udgement in the assumptions, we have determined this as a potential area for fraud.

Howthescope We performed the following procedures:
of our audit
responded to the ~
key audit matter

provided to valuers.

Refer to page 135 (Audit Committee report), page 186 {accounting policy) and note 9 on page 196 {financal disclosures).

Obtained an understanding and tested the relevant controls over the valuation process, including management’s review of the information

+ Assessed management's process for reviewing and assessing the work of the external valuer and development appraisals.

+ Assessed the competence, capabilities and objectivity of the external valuer and read their terms of engagement with the Group to determine
whether there were any matters that might have affected their objectivity or may have imposed scope limitations on their work.

+ Obtained the external valuation reports and, with the involvement of our real estate specialist, assessed and challenged the valuation process,
performance of the portfolio and significant assumptions and critical judgement areas, including lease incentives, future lease income and

capitalisation yields.

modet which is used by the external valuer.

Assessed the valuation methodology used and considered any departures from the Red Book guidance as well as tested the integrity of the

« Held a meeting with the external valuers of the portfolio to discuss the results of their work and, for a sample of properties, we further
challenged the yield assumptions and valuation by benchmarking it te rnarket, including where relevant the impact of interest rates and inflation.

- Performed audit procedures to assess the integrity of a sample of the information provided to the external valuer by agreeing that information

to underlying lease agreements,

Key observations Based on the work performed we concluded that valuation of investrment property is appropriate.
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To the members of LondonMetric Property Plc

Independent
Auditor’s report

continued

6. Our application ot materiality

6.1. Materiality

We define materiality as the magnitude of misstatement in the financial staterments that makes it probable that the ecanomic decisions of a reasonably
knowledgeable person would be changed or influenced. We use materiality both in planning the scope of our audit work and in evaluating the results of our work.

Based on our professional judgement, we determined materiality for the financial statements as a whole as follows:

Group financial statements Parent Company financial statements

Materiality £39.9 million {2022: £51.3 million) £35.3 million (2022: £33.3 million}

We consider EPRA Eamings as a critical performance measure for the Group
and parent and we applied a lower threshold of £5.0 million {2022 £4.6
million) for testing of all balances and classes of transaction which impact that
measure, primarily transactions recorded in the Income Staternent other than
fair value movements on investment property, development property and
derivatives, debt and hedging related costs.

Basis for determining  Materiaiity for the Group is based on 2% {2022: 2%) of shareholders' equity Materiality for the Company is based on 2% of

materiality at 31 March 2023. For EPRA Eamings the basis used is 5% of EPRA eamings shareholders’ equity {2022: 2% shareholders’ equity).
{2022: 5% EPRA eamings) of that measure.

Rationale for the As an investment property company, the focus of management is te generate  As an investment holding company, the focus of

benchmark applied long-term capital value from the investrnent property portfolio and, therefore,  management is to generate long-term capital value from
we consider equity to be the most appropriate basis for materiality. the investment property portfolio held by the Group and,

therefore, we consider equity tc be the most appropriate
basis for materiality.

6.2. Performance materiality

[CHART REMOVED]

We set performance materiality at a level lower than materiality to reduce the probability that, in aggregate, uncorrected and undetected misstatements exceed the
materiality for the financial staterments as a whole.

Group financial staternents Parent Company financial staternents

Perfarmance materiality
Basis and rationale for
determining performance
materiality

T0% (2022: 70%) of Group materiality 70% (2022: 70%) of Parent Company materiality

In determining performance materiality, we considered the following factors:

a) Our past experience of the audit. which has indicated a low number of corrected and uncorrected misstatements identified in prior
peniods; and

b) Our risk assessment, including our assessment of the Groups overall control environment.

6.3. Error reporting threshold

We agreed with the Audit Committee that we would report to the Committee all audit differences in excess of £2.0 million (2022: £2.6 million), as well as differences
below that threshold that, in our view, warranted reporting on qualitative grounds. We also report ta the Audit Committee on disclosure matters that we identified
when assessing the overall presentation of the financial statements.




7. An overview of the scope of our audit

7.1. Identification and scoping of components

Our Group audit was scoped by obtaining an understanding of the Group and its
environment, including group-wide controls, and assessing the risks of material
russtaternent at the Group level.

Our full scope audit is performed on compenents accounting for 100%
{2022:100%) of the Group's net assets, revenue and profit before tax.

The audit work in response to the risks of material misstaterent was performed
directly by the Group engagement team. Qur audit also included testing of the
consalidation process.

The Company is located in Londen, UK and audited directty by the Group
audit tearn.

7.2. Qur consideration of the control environment

We have obtained an understanding of the relevant controls such as those
relating to the financial reporting cycle, revenue cycle and those in relation
to our key audit matter. We tested the relevant controls over the valuation
process, Including the investment and development property cycle, and
based on the result of our work performed, we have not been able te rely on
controls. This is due to the fact that the Group does not perform significant
automated processing of large volurnes of data and the control environment
is predominantly manual in nature. In addition, we have identified a control
observation related to the formalisation of a key centrol, which we have
commurnicated to management and the Audit Committee.

7.3. Our consideration of climate-related risks

In planning our audit, we have considered the potential impact of environmental,
sacial and governance ("ESG”) related nisks, including climate change.

Climate related risks are managed collaboratively between the Board, Audit
Committee, senior Team and working group. The risk register is updated at

least annually and 1s used to monitor identified principal risks, along with
corresponding mitigation measures. The Group consider climate change as an
ermerging risk particularly in relation to flooding risks. FPCs and costs to upgrade
assets where required. Refer to the Responsible Business and ESG review on
page 54.

As a part of our audit procedures, we have obtained an understanding of the
Group's process for identifying and managing climate related risk, including
physical and transition risks. With the assistance of aur climate-change
specialists, we assessed the Group's climate related financial disclosures
against the Task Force on Climate-related Financial Disclosures (“TCFD")
Recommendations including management’s risk assessment of the
potential impact of climate change on the Group's account balances and
classes of transaction and did notidentfy any reasonably possible risks of
matenal misstaternent.

We read the disclosures included in the Strategic Report to consider whether
they are materially consistent with the financial statements and our knowledge
obtained in the audit. We concur that they appropriately disclose the current
risk that management has identified. We have not been engaged 1o provide
assurance over the accuracy of these disclosures.
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8. Other information

The other information comprises the information included in the annual
report, other than the financial statements and our auditor's report thereon.
The Directors are responsible for the other information contained within the
annual report.

Our opinion on the financial statements does not cover the other information
and, except to the extent otherwise explicitly stated in our report, we do not
express any form of assurance conclusion thereon.

Our responsibility is to read the other information and, in doing so, consider
whether the other information is materially inconsistent with the financial
staternents or our knowledge obtained in the course of the audit, or otherwise
appears to be materially misstated.

If we identify such material inconsistencies or apparent material misstaternents,
we are required to determine whether this gives rise to a material misstaterment
in the financial statements themselves. If, based on the work we have performed,
we conclude that there is a material misstatement of this other information, we
are required to report that fact.

We have nothing to report in this regard.

9. Responsibilities of Directors

As explained maore fully in the Directors’ responsibilities statement, the Directors
are responsible for the preparation of the financial statements and for being
satisfied that they give a true and fair view, and for such internal control as

the Directors determine is necessary to enable the preparation of financial
staterments that are free from material misstaternent, whether due to fraud
orerror.

In preparing the financial staternents, the Directors are responsible for assessing
the Group's and the Parent 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 the Directors either intend to liquigate

the Group or the Parent Company or to cease operations, or have no realistic
alternative but to do so.

10. Auditor’s responsibilities for the audit of the financial
statements

Qur objectives are to obtain reasonable assurance about whether the financial
staternents as a whole are free from material misstaterment, whether due

to fraud or error, and to issue an auditor's report that includes our opinion.
Reasonable assurance is a high level of assurance, butis not a guarantee that

an audit conducted in accordance with ISAs {UK) will always detect a material
misstaternent when it exists. Misstatements can arise from fraud ar error and
are considered material if, individually or in the aggregate, they could reasonably
be expected to influence the economic decisions of users taken on the basis of
these financial statements.

A further description of our responsibilities for the audit of the financial
statements is located on the FRC's website at: www.frc.org.uk/
auditorsresponsibilities. This description forms part of our auditor's report.
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To the members of LondonMetric Property Plc

Independent
Auditor’s report

continued

11. Extent to which the audit was considered capable of
detecting irregularities, including fraud

Irregularities, including fraud, are instances of non-compliance with laws and
regulations. We design procedures in line with our responsibilities, cutlined
above, to detect material misstatements in respect of uregulanties, including
fraud. The extent to which our procedures are capable of detecting irregularities,
including fraud is detailed below.

11.1. Identifying and assessing potential risks related to irregularities

In identifying and assessing risks of material misstatement in respect of
irregularities, including fraud and non-compliance with laws and regulations, we
considered the following:

+ the nature of the industry and sector, control environment and business
performance including the design of the Group's remuneration policies, key
drivers for Directors’ remuneration, bonus levels and performance targets;

« results of our enquiries of management, the Directors and the Audit
Committee about their own identification and assessment of the risks of
irregularities including those that are specific to the Group's sector;

- any matters we identified having obtained and reviewed the Group's
documnentation of their policies and procedures relating to:

— identifying, evaluating and complying with laws and regulations and
whether they were aware of any instances of non-compliance;

— detecting and responding to the risks of fraud and whether they have
knowledge of any actual, suspected or alleged fraud;

— the internal controls established to mitigate risks of fraud or non-
compliance with laws and regulatians; and

+ the matters discussed among the audit engagement team and involving
relevant internal specialists, and real estate specialists regarding hew and
where fraud might occur in the financial staternents and any potential
indicators of fraud.

As aresult of these procedures, we considered the oppertunities and
incentives that may exist within the organisation for fraud and identified the
greatest potential for fraudin the following areas: Valuation of investrment
and development property. In common with all audits under [SAs {UK), we
are alse required to perform specific procedures to respond to the risk of
rnanagement override.

We also obtained an understanding of the legal and regulatory framework that
the Group operates in, focusing on provisions of those laws and regulations that
had a direct effect on the determination of material amounts and disclosures
inthe financial statements. The key laws and regulations we considered in

this context included the UK Companies Act, Listing Rules, as well as relevant
provisions of tax legislation, including the REIT rules.

In addition, we considered provisians of other laws and regulations that do not
have a direct effect on the financial statements but compliance with which may
be fundamental to the Group's ability to operate or to avoid a material penatty,
most notably health and safety regulations.
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11.2. Audit response to risks identified

As a result of performing the above, we identified valuation of investment and
develepment property as a key audit matter related to the potential risk of fraud.
The key audit matters section of our report explains the matter in more detail
and also describes specific procedures we performed in response to that key
audit matter.

In addition to the above, our procedures to respond to risks identified included
the following:

« reviewing the financial statement disclosures and testing to supporting
documentation to assess compliance with provisions of relevant laws and
regulations described as having a direct effect on the financial statements;

enquiring of rmanagement, the audit committee ard external legal counsel
concerning actual and potential litigation and claims;

- performing analytical pracedures to identify any unusual or unexpected
relationships that may indicate risks of material misstatement due to fraud;

« reading minutes of meetings of those charged with governance; and

+ inaddressing the risk of fraud through management override of controls,
testing the appropriateness of journal entnes and other adjustments; assessing
whether the judgements made in making accounting estimates are indicative
of a potential bias; and evaluating the business rationate of any significant
transactions that are unusual or outside the normal course of business.

We also communicated relevant identified laws and regulations and potential
fraud risks to all engagernent team members including internal specialists, and
remained alert to any indications of fraud or nen-compliance with laws and
regulations throughout the audit.

Report on other legal and regulatory requirements

12. Opinions on other matters prescribed by the
Companies Act 2006

In our opinion the part of the Directors’ remuneration report to be audited has
been properly prepared in accordance with the Companies Act 2006.

In our opinion, based on the work undertaken in the course of the audit:

- the information given in the strategic report and the Directors’ report for the
financial year for which the financial statements are prepared 15 consistent with
the financial staterments; and

« the strategic report and the Directors’ report have been prepared in
accordance with applicable legal requirements.

Inthe light of the knowledge and understanding of the Group and the Parent
Company and their environment obtained in the course of the audit, we have
notidentified any material misstatements in the strategic report or the Directors’
report.
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13. Corporate Governance Statement

The Listing Rules require us to review the Directors’ staternent in relation to
going concern, longer-term viability and that part of the Corporate Governance
Statement relating to the Group's compliance with the provisions of the UK
Corporate Governance Cede speafied for our review.

Based on the work undertaken as part of our audit, we have concluded that each
of the following elernents of the Corporate Governance Staternent is materially
consistent with the financial statements and our knowledge obtained during
the audit:

+ the Directors' statement with regards to the appropriateness of adopting the
going concern basis of accounting and any material uncertainties identified set
out on page 100;

the Lirectors’ explanation as to its assessment of the Group’s prospects, the

period this assessrment cavers and why the period is appropriate set out on

page 100:

+ the Directors statement on fair, balanced and understandable set out on
page 174;

+ the Board's confirmation that it has carried out a robust assessment of the

emerging and principal risks set out on page 85;

+ the section of the annual report that describes the review of effectiveness of
risk management and internal control systems set out on pages 82 to 99; and

+ the section describing the work of the audit committee set out on page B5.

14. Matters on which we are required to report by
exception
14.1. Adequacy of explanations received and accounting records
Under the Companies Act 2006 we are required to report to you if, in
Qur opinion:
we have not received all the information and explanations we require for our
audit; or

« adequate accounting records have not been kept by the Parent Company.
or returns adequate for our audit have not been received from branches not
visited by us; or

« the Parent Company financial statements are not in agreernent with the
accounting records and returns.

We have nothing to report in respect of these matters.

14.2. Directors’ remuneration

Under the Companies Act 2006 we are also required to report if in our opinion
certain disclosures of Directors’ remuneration have not been made or the part
of the Directors' remuneration report to be audited is not In agreement with the
accounting records and returns.

We have nothing to report in respect of these matters.
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15. Other matters which we are required to address
15.1. Auditor tenure

Following the recommendation of the Audit Committee, we were appointed
on 19 September 2013 by the Board of Directors to audit the financial
statements for the year ending 31 March 2014 and subsequent financial periods.
The period of total uninterrupted engagement including previous renewals and
reappeointments of the firm is 10 years, covering the years ending 31 March 2014
to 31 March 2023.

15.2. Consistency of the audit report with the additional report to the
audit committee

Our audit opinion is consistent with the additional report to the audit committee
we are required to provide in accordance with ISAs {(UK).

6. Use of our report

This report 1s 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 assurne responisibility
to anyone other than the Company and the Company’s members as a body. for
our audit work, for this repart, or for the opinions we have formed.

As required by the Financial Conduct Authority (FCA) Disclosure Guidance and
Transparency Rute (DTR) 4.1.14R, these financial statements will form part of the
European Single Electrenic Format (ESEF) prepared Annual Financial Report filed
on the National Starage Mechanism of the UK FCA in accordance with the ESEF
Regulatory Technical Standard (' ESEF RTS'). This auditor's report provides no
assurance over whether the annual financial report has been prepared using the
single electronic format specifiedin the ESEF RTS

Rachel Argyle
(Senior statutory auditor)

For and on behalf of Deloitte LLP
Statutory Auditar

. London, United Kingdom
" 24 May 2023
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Group income statement
For the year ended 31 March
2023 2072
Note £m fm
Reverue 3 1467 1332
Cost of sales (1.5} (15}
Net income 145.2 37
Administrative costs 4 (16.4) (16,0}
{Loss)/profit on revaluation of investrment properties 9 (577.4) 6152
{Loss)/profit on sale of invesiment properties (14.7) 80
Share of (losses)/profits of joint ventures 10 (10.3) 233
Operating (loss)profit (473.6) 762.2
Finance income 5 29 05
Finance costs 5 (36.8) (24.4)
(Loss)/profit befora tax (307.5) 73683
Taxation 6 (0.1} Q)
{Loss)/profit for the year and total comprehensive (expense)/income (507.6) 738.2
Attributable to:
Equity sharehalders {506.3) 7345
Non-controlling interest 19 (1.3) 37
Earnings per share
Basic 8 (51.8)p 78.8p
Diluted 8 {51.8)p 78.4p

All amounts relate to continuing activities. There are no items of comprehensive income other than those presented in the income statement above and accordingly a

separate staternent of comprehensive incerme is not presented.

The notes on pages 186 to 207 form part of these financial statements.
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Group balance statement
As at 31 March
2023 2022
Note £m £m
Non current assets
Investment properties 9 29449 34946
Investment in equity accounted joint ventures 10 61.5 726
Other investrnents and tangible assets 12 13
Dervative financial instruments 14 1.1 -
3,018.7 35685
Current assets
Assets held for sale 9 19.8 2
Trading properties 11 11
Trade and other receivables 1 58 13.1
Cash and cash equivalents 12 316 513
593 867
Total assets 3,078.0 3,6552
Current liabilities
Trade and other payables 13 659 59.4
Borrowings 14 65.0 -
Non current liabilities
Borrowings 14 944.8 10214
Lease liabilities 15 FAl 46
951.9 10260
Total liabilities 1,082.8 10854
Net assets 19952 25698
Equity
Called up share capital 16,17 983 979
Share premium 16,17 3955 386.8
Capital redemption reserve 17 9.6 3.6
Other reserve 17 4903 4911
Retained eamings 17 973.6 15743
Equity shareholders’ funds 19673 25597
Non-controlling interest 19 279 101
Total equity 1,995.2 15698
IFRS net asset value per share 8 203.7p 262.3p

The financial statements were approved and autharised for issue by the Board of Directors o 24 May 2023 and were signed on its behalf by:

Martin McGann
Finance Director M Mbv\ MAE (yanmnn,

Registered in England and Wales, No 7124797

The notes on pages 186 to 207 form part of these financial statements.
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For the year ended 31 March
Capital Equity
Share Share redemption Other Retained shareholders”  Non-controfling Total
capital premium reserve reserve eamings funds interest equity
Note £m £m £m £m £m £m £m £m
At1April 2022 97.9 3863 2.6 4911 1.574.3 2,559.7 101 2,569.8
Loss for the year and total
comprehensive expense - - - - (5086.3) (506.3) (1.3) {507.6)
Purchase of shares held in
Employee Benefit Trust - - - {5.6) - (5.6) - (5.6)
Vesting of shares fwld in
Employee Benefit Trust - - - 48 (5.6) (0.8) - (0.8)
investrment from non-
controlling interest 19b - - - - - - 195 195
Distribution to non-
controlling interest 196 - - - - - - {0.4) (0.4)
Share based awards - - - - 3.6 3.6 - 3.6
Dwidends 7 0.4 87 ~ - {92.4) {83.3) - (833)
At 31 March 2023 98.3 3955 9.6 4903 973.6 1,967.3 27.9 1,9952
Capital Equity
Share Share redermption Other Retained shareholders  Non-controlling Total
capital premiurm reserve reserve eamings funds nterest equity
Note £fm £m £m £rm £m £m £m £m
At 1April 2021 910 2193 96 4877 9237 17313 6.4 17377
Profit for the year and total
comprehensive incormne - - - - 7345 7345 37 7382
Equity placing 6.7 163.5 - - - 170.2 - 1702
Purchase of shares held in
Employee Benefit Tryst - - - (1.5} - {15) - 1.5)
Vesting of shares held in
Employee Benefit Trust - - - 49 (5.7} (0.8) - (0.8)
Share based awards - - - - 35 315 - 35
Dividends 7 0.2 40 - - (81.7) {77.5) - (775)
At 31 March 2022 97.9 386.8 9.6 4911 15743 25597 101 2,569.8

The notes on pages 186 to 207 form part of these financial staternents.
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Group cash flow statement
For the year ended 31 March
2023 2022
Note (1] Em
Cash flows from operating activities
{Loss)/profit before tax (S07.5) 7383
Adjustments for non cash items:
Loss/lprofit) on revaluation of investment properties 5774 (615.2)
Loss/(profit) on sale of investrnent properties 14.7 (8.0)
Share of post-tax loss/{profit) of joint ventures 10.3 (23.3)
Movement in lease incentives (1n.7) 89)
Share based payment 36 35
Net finance costs 339 239
Cash flows from operations before changes in working capital 120.7 no3
Change in trade and other receivables 8.1 (2.6)
Change in trade and other payables 45 1.5
Cash flows from operations 1333 19.2
Tax {paid)/received (0.3} 03
Cash flows from operating activities 133.0 195
Investing activities
Purchase of investment properties (258.0) (5006)
Capital expenditure on investment properties (16.9) (51.0)
Purchase of investrents (0.1) i
Lease incentives paid [2.6) {4.3)
Sale of investment properties 258.6 179.8
Distributicns from joint ventures [oX:] 29
Interest received 0.8 -
Net cash used in investing activities (17.4) (367.2)
Financing activities
Dividends paid (83.3) (775)
Investrnent from non-controlling interest 19b 19.5 -
Distribution to non-controlling interest 19b (0.4) -
Proceeds from issue of ordinary shares - 1702
Purchase of shares held in Employee Benefit Trust (5.6) (1.5)
Vesting of shares held in Employee Benefit Trust (0.3) {0.8)
New borrowings and amounts drawn down 18 440.0 10590
Repayment of lean facilities 18 (450.0) (871.0)
Purchase of derwvative financial instruments (15.9) -
Financial arrangement fees and break costs (5.0 (6.6)
Lease liabilities paid {0.8) {0.7)
Interest paid {32.8) (235)
Net cash (used in)ffrom financing activities (134.3) 2476
Net decrease in cash and cash equivalents 18 (18.7) (eX}}
Opening cash and cash equivalents 513 514
Clesing cash and cash equivalents 326 513

The notes on pages 186 to 207 form part of these financial statements.
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Notes forming part of the
Group financial statements

1 Significant accounting policies

a) Generalinformation

LondonMetric Property Plcis a company incorporated in the United Kingdom
under the Comparves Act and is registered in England. The address of the
registered office is given on page 232. The principal activities of the Company
and its subsidiaries (‘the Group'} and the nature of the Group's operations are set
out in the Strategic report on pages 1to 101

b) Statement of compliance

The consolidated financial statements have been prepared in accordance
with UK-adopted international accounting standards in confarmity with the
reguiremnents of the Campanies Act 2006 and with International Financial
Reporting Standards (IFRS} as issued by the |ASB.

¢} Going concern

The Board has continued to pay particular attention to the appropriateness of
the going concern basis in preparing these financial statements and its detailed
assessment is on page 100.

The assessment considers the principal risks and uncertainties facing the Group's
activities, future development and performance, as discussed in detail on pages
82 to 99 of the Strategic report.

A key consideration is the Group's financial position, cash flows and liquidity,
including its access to debt facilities and headroom under financial toan
covenants, which is discussedin detail in the Financial review on page 46.

d) Basis of preparation
The financial statements are prepared on a going concern basis, as
explained above.

The functional and presentational currency of the Group is sterling. The financial
staternents are prepared on the historical cost basis except that investment

and development properties and derivative financial instrurnents are stated at
fair value.

The accounting policies have been applied consistently in all raterial respects
except for the adoption of new and revised standards as noted below.

) Significant accounting estimates and judgements

The preparation of financial staternents in conformity with IFRS requires
management to make judgemenits, estimates and assumptions that affect the
application of accounting policies and the reported amounts of assets, liabilities,
income and expenses.

The estimates and associated assumptions are based on historical experience
and other factors that are considered to be relevant. Actual results may differ
from these estimates.

Revisions to accounting estimates are recognised in the period in which the
estimate is revised if the revision affects only that period. If the revision affects
both current and future penods, the change is recognised over those periods.
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. The accounting policies subject to significant judgements and estimates are

considered by the Audit Committee on page 135 and are as follows:

Significant areas of estimation uncertainty

Property valuations

The valuation of the property portfolio is a critical part of the Group's
performance. The Group carries the property portfolio at fair value in the balance
sheet and engages professionally qualified external valuers to undertake six
monthly valuations.

The determination of the fair value of each property requires, to the extent
applicabte, the use of estimates and assumptions in relation to factors such as
estimated rental value and current market rental yields. In addition, to the extent
possible, the valuers make reference to market evidence of transaction prices for
similar properties.

The fair value of a development property is determined by using the ‘residual
method’, which deducts all estimated costs necessary to complete the
developrment, together with an allowance for development risk, profit and
purchasers' costs, from the fair valuation of the completed property.

Note 9(c) to the financial statements includes further information on the
valuation techniques, sensitivities and inputs used to determine the fair value of
the property portfolio.

Significant areas of judgement

Significant transactions

Some property transactions are large or cornplex and require management to
make judgements when considering the approprate accounting treatment.

These include acquisitions of property through corporate vehicles, which could
represent either asset acquisitions or business combinations under IFRS 3.

Other complexities include conditionality inherent in transactions and other
unusual terms and conditions. There is a risk that an inappropriate approach
could lead to a misstatement in the financial staterments.

Management applied judgement to a corporate acquisition made during the year
to 31 March 2023 and determined that it was an asset acquisition rather than a
business combination, as rinimal assets were acquired other than the property
portfolio, and there were no employees or corporate debt balances.

i) Adoption of new and revised standards

Standards and interpretations effective in the current period

During the year, the following new and revised Standards and interpretations
have been adopted and have not had a material impact on the arnounts reported
in these financial statements.
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Name

. Descﬁpt|c>_r_1
Armendments to IFRS 3

References to the conceptual framework

Property, plant and equipment — proceeds before
intended use

Amendments to [AS 16

Onerous contracts — cost of fulfilling a contract, )
Amendments to IFRS 1, IFRS 9, IFRS 16, and IAS 41

Amendments to IAS 37

Annual improvements
to IFRSs: 2018-2020

iii) Standards and interprctations in issue not yet adopted

The IASB and the International Financial Reporting Interpretations Committee
have issued the following standards and interpretations, as at the date of this
report, that are mandatory for later accounting periods and which have not
been adopted early. They are not expected to have a material impact on the
fimancial staternents.

Name

IFRS 17
Amendments to IFRS 17

_ Descnption

Insurance contracts

tnitial application of IFRS 17 and IFRS % — Comparative
Infermation

Amendments to IFRS 16 Covid-related rent concessions beyond 30 June 2021

Lease liability in a sale and leaseback

Amendment to IAS 1

Classification of Liabilities as Current or Non Current —
Deferral of Effective Date

Disclosure of Accounting Policies
} - ~ Non current liabilties with covenants
Amendment toIAS 8
Amendment to IAS 12

Definitien of accounting estimates

Deferred tax related to assets and liabilities arising from
asingle transaction

Extension of the Temporary Exemnption from Applying
IFRS 9

Amendment ta IFRS 4

e) Basis of consolidation

i} Subsidiaries

The consolidated financial statements include the accounts of the Company and
its subsidiaries. Subsidiaries are those entities controlled by the Group. Control is
assumed when the Group:

» Has the power over the investee

- Is exposed, or has rights, to vaniable returns from its involvement with
the investee

+ Has the ability to use its power to affect its returns

In the consolidated balance sheet, the acquiree's identifiable assets, liabilities
and contingent liabilites are initially recognised at their fair value at the
acquisition date.

The results of subsidiaries are included in the consolidated financial statements

from the date that control commences until the date that control ceases.

Where properties are acguired through corporate acquisitions and there are no
significant assets or liabilities other than property, the acquisition is treated as an
asset acquisition.
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Where a business acquisition reflects an integrated set of activities and assets
capable of being conducted and managed for the purpose of providing goods or
services to customers, the acquisition accounting method is used.

Under the acquisition accounting methed, the identifiable assets, liabitities and

i contingent liabilities acquired are measured at fair value at the acquisition date.

The consideration transferred is measured at fair value and includes the fair value
of any contingent consideration.

i) Joint ventures
joint ventures are those entities over whose activities the Group has jeint control.

Joint ventures are accounted for under the equity method, whereby the
consolidated balance sheet incorporates the Group's share of the net assets of its
jeint ventures and the consolidated income statement incorporates the Group's
share of joint venture profits after tax.

The Group's joint ventures adopt the accounting policies of the Group for
inclusion in the Group financial statements.

Jaint venture management fees are recognised as inceme in the accounting
period in which the service is rendered.

iiiy Non-controlling interest

The Group's non-contrelling interest ('NCI') represents a 31% shareholding
in LMP Retail Warehouse |V Heldings Limited, which owns a portfolio of
retail assets.

The Group consolidates the results and net assets of its subsidiary in these
financial staternents and reflects the non-controlling interests’ share within
equity in the consolidated balance sheet and allocates to the non-controlling
interest their share of profit or loss for the period within the consolidated
income statement.

iv) Alternative performance measures

Qur portfolio is a combination of properties that are wholly owned by the Group
and part owned through joint venture arrangements or where a third party holds
anon-controlling interest. Management reviews the performance of the Group's
proportionate share of assets and returns, and considers the presentation of
information on this basis helpful to stakeholders as it aggregates the results of
all the Group's property interests which under IFRS are required to be presented
across a number of line items in the financial statements. These measures

are alternative performance measures as they are not defined under IFRS.
Further information on alternative performance measures is included with our
performance highlights on page 10 and in the Financial review on page 47.

v} Business combinations

The acquisition of subsidiaries is accounted for using the acquisition method.
The cost of the acquisition is measured at the aggregate of the fair values of
assets and liabilties acquired and equity instruments issued by the Group in
exchange for control of the acquiree. Acquisition costs are recognised in the
income statement as incurred.

Any excess of the purchase price of business combinations over the fair value of
the assets, liabilities and contingent liabilities acquired 1s recognised as goodwill.
This is recognised as an asset and is reviewed for impairment at least annually.
Any impairment is recognised immediately in the income statement.
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Notes forming part of the

Group financial statements
continued

t) Property portiolio

i) Investment properties

Investrnent properties are properties owned or leased by the Group

which are held for long term rental income and for capital appreciation.
Investrnent property includes property that is being constructed, developed or
redeveloped for future use as an investment property. Investrment praperty is
initially recognised at cost, including related transaction costs. It is subsequently
carried at each published balance sheet date at fair value on an open market
basis as determined by professionally qualified independent external valuers.
Changes in fair value are included in the income statement.

Where a property held for investment is approgriated to development property,
itis transferred at fair value. A property ceases to be treated as a development
property on practicai completion. In accordance with IAS 40 Investment
Praperties, no depreciation is provided in respect of investment properties.

Investment property is recognised as an asset when:

+ Itis probable that the future economic benefits that are associated with the
investrnent property will flow ta the Group

+ The cost of the investment property can be measured reliably

Al costs directly associated with the purchase and construction of a
development property are capitalised. Capital expenditure that is directly
attributable to the redeveloprnent or refurbishment of investment property, up
to the point of it being completed for its intended use, is included in the carrying
value of the property.

ii) Assets held for sale

An asset is classified as held for sale if its carrying amount is expected to be
recovered through a sale transaction rather than through continuing use.

This condition is regarded as met anly when the sale is highly probable, the asset
is available for sale in its present condition and management are committed to
the sale and expect it to complete within one year from the date of classification.

Assets classified as held for sale are measured at the lower of carrying amount
and the fair value less costs to sell.

iii) Tenant leases

Leases ~ the Group as a lessor

Rent receivable is recognised in the income statement on a straight line basis
over the term of the lease. In the event that a lease incentive is granted to a
lessee, such incentives are recognised as an asset, with the aggregate cost of

the incentive recognised as a reduction in rental income on a straight line basis
over the term of the lease or to the first break option if earlier. When the Group
is an intermediate lessor, it accaunts for the head lease and the sub-lease as two
separate contracts.

Leases — the Group as lessee

Where the Group is a lessee, a right of use asset and lease liability are
recognised at the outset of the lease. The lease liability is initially measured at
the present value of the lease payments based on the Group's expectations of
the likelihcod of the lease term. The lease liability is subsequently adjusted to

. reflect animputed finance charge, payments rmade to the lessor and any lease

modifications. The right of use asset is initially measured at cost, which comprises
the amount of the lease liability, direct costs incurred, less any lease incentives
received by the Group. The Group has two categories of right of use assets: those
in respect of head leases related to a small number of leasehold properties and
an occupational lease for its head office. Both right of use assets are classified

. as investment property and added to the carrying value of the leasehold

investment property. The right of use asset in respect of its occupational lease is
subsequently depreciated over the length of the lease.

v} Net rental income
Rental income from investrnent property leased out under an operating lease is
recognised in the profit or loss on a straight line basis over the lease term.

Contingent rents, such as turnover rents, rent reviews and indexation, are
recorded as income in the periods in which they are earned. The uplift from rent
reviews is recognised when such reviews have been agreed with tenants.

Surrender premiurms receivable are recognised on completion of the surrender.

Where arent free period is included in a lease, the rental incormne foregone is
atlocated evenly over the period from the date of lease commencement to the
earlier of the first break option or the lease termination date.

Lease incentives and costs associated with entering into tenant leases are
amortised over the period from the date of lease commencement to the earlier
of the first break option or the lease termination date.

Property operating expenses are expensed as incurred and any property
operating expenditure not recovered from tenants through service charges is
charged to the iIncome statement.

v) Profit and loss on sale of investment properties

Profits and losses on sales of investment properties are recognised at the date of
legal completion rather than exchange of contracts and calculated by reference
to the carrying value at the previous year end valuation date, adjusted for
subsequent capital expenditure.
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g} Financial assets and tinancial liabilities
Financial assets and financial liabilities are recognised in the balance sheet when
the Group becomes a party to the contractual terms of the instrument.

Financial instruments under IFRS 9

i} Trade receivables

Trade receivables are initiatly recognised at their transaction price and
subsequently measured at amortised cast as the Group's business model is to
collect the contractual cash flows due from tenants. An impairnnent provision
is created based on lifetime expected credit losses, which reflect the Group's
historical credit loss experience and an assessment of currentand forecast
economic conditions at the reporting date.

ii} Cash and cash equivalents

Cash and cash equivalents include cash in hand, deposits held at call with banks
and other short term highly liquid irweslments with oniginal maturities of three
maniths or less, measured at amortised cost.

i} Trade and other payables

Trade payables and other payables are initially measured at fair value, net of
transaction costs and subsequently measured at amortised cost using the
effective interest method.

iv} Borrowings

Barrowings are recognised initially at fair value less attributable transaction costs.
Subsequently, borrowings are measured at amortised cost with any difference
between the proceeds and redemption value being recognised in the income
staterment over the term of the borrowing using the effective interest method.

v) Derivative financialinstruments

The Group uses denvative financial instrurmnents to hedge its exposure to interest
rate nisks. Denvative financial instruments are recognised initially at fair value,
which equates to cost and subseguently rerneasured at fair value, with changes in
fair value being included in the income statement.

The Group does not apply hedge accounting under IFRS 9.

h) Finance costs and income
Net finance costs include interest payable on borrowings, net of interest
capitalised and finance costs amortised.

Interest is capitalised if it s directly attributable to the acquisition, construction or
redevelopment of development properties from the start of the developrrent
work until practical completion of the property. Capitalised interest 1s calculated
with reference to the actual interest rate payable on specific borrowings for the
purposes of development or, for that part of the berrowings financed out of
general funds, with reference to the Group's cost of borrowings.

Finance income includes interest receivable on funds invested at the effective
rate and notional interest receivable on forward funded developments at the
contractual rate.

Finance cests and income are presented in the cash flow staternent within
financing and investing activities, respectively.
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i) Tax
Tax is included in profit or loss except to the extent that it relates to iterms
recognised directly in equity, in which case the related tax is recognised in equity.

Current tax is the expected tax payable on the taxable income for the year, using
tax rates enacted or substantively enacted at the balance sheet date, together
with any adjustment in respect of previous years.

Deferred tax is provided using the balance sheet liability method, providing for
temporary differences between the carrying amounts of assets and liabilities

for financial reporting purposes and their tax bases. The amount of deferred tax
provided is based on the expected manner or realisation or settlement of the
carrying amount of assets and liabilities. using tax rates enacted or substantively
enacted at the balance sheet date. A deferred tax asset is recognised only to the
extent that it is probable that future taxable profits will be available against which
the asset can be utilised.

As the Group is a UK REIT there is no provision for deferred tax arising on the
revaluation of properties or other temporary differences. The Group must
comply with the UK REIT regulation to benefit from the favourable tax regime.

j) Share based payments

The fair value of equity-settled share based payments to employeesis
determined at the date of grant and is expensed on a straight line basis over the
vesting pericd based on the Group's estimate of shares that will eventually vest.

k} Shares held in Trust

The cost of the Company's shares held by the Employee Benefit Trust 1s
deducted from equity in the Group balance sheet. Any shares held by the Trust
are not included in the calculation of earnings or net tangible assets per share.

I} Dividends

Dividends on equity shares are recognised when they becormne legally payable.
In the case of interim dividends, this is when paid. In the case of final dividends,
this is when appraved by the shareholders at the Annual General Meeting.
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2 Segmental information
As at 31 March
100% Share 2023 100% Share 2022
owned' of IV NCI Yotal owned of vV NCI Total
Property value £m £m £m £m £m £m £m £m
Distribution 21599 - - 2,159.9 26420 - - 2,640
Long income 659.8 708 (23.2) 7074 7038 96.6 (15.1) 7853
Retai parks 827 - {12.5) 70.2 706 - - 706
Ottice 2.7 - - 2.7 73 - - 273
Residential 09 - - Q9 09 - - 09
Development 337 - - 337 67.8 - - 678
2,958.7 70.8 (35.7) 2,9938 35124 96.6 {15.1) 35939
Head lease and right of use
assets 71 4.5
3.0009 3,598.4
1 Includes trading property of £1.1 million {2022 £11million] and assets held for sale of £19 8 milbon (2022 £21.2 mitlion}
For the year to 31 March
100% Share 2023 100% Share 2022
owned of |V NCI Total owned of [V NC! Total
Gross rental income £m £m Em £m £rn £m £m Em
Distribution 100.5 - - 100.5 887 - - 88.7
Long income 39.4 43 {1.3) 42.4 359 45 .3} 391
Retail parks 39 — (0.2} 37 4.4 - - 4.4
Office 17 - - 1.7 23 - - 23
Residential 0.1 - - [oA] Q1 - - 01
Development — - - - 01 - - 01
145.6 43 {1.5) 148.4 1315 45 n$ 1347
For the year to 31 March
100% Share 2023 100% Share 2022
owned of |V NCi Total owned of M NCH Total
Net rental income £m £m £m £m £m £rm £m £m
Distribution 99.5 - - 99.5 875 - - 875
Long income 39.2 4.2 (1.3) 421 3538 4.4 13) 389
Retail parks 3.8 - (0.2) 36 45 - - 45
Office 1.5 - - 1.5 20 - - 20
Residential [+B] - - Qd 3] - - 01
Development - - - - 0.1 - - [0}
1441 4.2 (1.5) 146.8 130.0 4.4 (1.3 1331

An operating segment is a distinguishable companent of the Group that engages in business activities, earns revenue and incurs expenses, whose results are reviewed
by the Group's Chief Operating Decision Makers ({CODMs') and for which discrete financial information is available.

Gross rental income represents the Group's revenues from its tenants and net rental income is the principal profit measure used to determine the performance of
each sector. Total assets and liabilities are not monitored by segment. However, property assets are reviewed on an ongeing basis. The Group operates entirely in the
United Kingdom and ne geographical split is provided in information reported to the Beard.

Included within the distribution operating segment are the sub-categories of urban logistics, regional distribution and mega distribution as reported on page 37
and throughout the Strategic report, however the sub-category results are not separately reviewed by the CODMs as they are not considered separate operating

segments. Instead the CODMs review the distribution sector as a whole as its own operating segment.
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3 Revenue

2023 2022
For the year 1o 31 March £m Em
Gross rental income 145.6 1315
Property anagement fee incorne 11 13
Other incorme - 04
Revenue 146.7 1332

2023 2022
For the year to 31 March £m Erry
Gross rental incorme 1456 1315
Cost of sales — property aperating expenses (.5 a5
Net rental income 1441 1300

No individual tenanit contributed more than 10% of gross rental income in the current or previous year. The contracted rental income of the Group's top ten occupiers

is shown in Supplementary note xvii.

4 Administrative costs

a) Total administrative costs

2023 2012
For the year to 31 March £m £m
Staff costs 125 125
Auditor’s rernuneration Q3 03
Depreciation 0.6 0.6
Other administrative costs 3.0 26
16.4 16.0
b} Staff costs
2023 2022
For the year to 31 March £m £m
Employee costs, including thase of Directors, comprise the following:
Wages and salaries 103 105
Less staff costs capitalised in respect of development projects (2.5) (2.5)
78 80
Social security costs 09 0.8
Pension costs 02 012
Share based payment 36 35
12.5 125

The long term share incentive plan (LTIP") allows Executive Directors and eligible employees to receive an award of shares, held in trust, dependent on performance
conditions based on the earnings per share, total shareholder return and total accounting return of the Group over a three year vesting period. The Group expenses
the estimated number of shares likely to vest over the three year penod based on the market price at the date of grant. In the current year the charge was £3.6 million
{2022: £3.5 million). The cost of acquiring the shares expected to vestunder the LTIP of £5.6 million has been charged to reserves this year (2022: £1.5 million).
Directors' emaluments are reflected in the table below. Directors received a salary supplement in lieu of pension contributions for the current and previous year.
Details of the Directors’ remuneration awards under the LTIP are given in the Remuneration Committee report on pages 166 10 167.

2023 2022

For the year to 31 March £m £m
Remuneration for management services 29 29
Entitlement to pension scheme contributions 041 01
3.0 3.0
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Notes forming part of the

Group financial statements
continued

The emaolurments and benefits of the key management persannel of the Cormpany, which cemprise the Directors and certain members of the Senior Leadership
Tearn, are set out in aggregate in the table below.

0123 2022

For the year to 31 March £m £m
Short term employee benefits 72 9.0
Share based payments 14 18
9.6 10.8

No disclosures have been made in accordance with IFRS 2 for share based payments to employees other than those in the Remuneration Committee report on pages
139 on the basis of materiality.

c) Staff numbers
The average number of employees including Executive Directors during the year was:

2023 2022

Number Number

Property and administration 34 37
d) Auditor's remuneraticn

1023 2022
Fou the year to 31 March £000 £000
Audit services:
Audit of the Group and Company financial statements, pursuant to legislation 252 225
Other fees:
Audit related assurance services 42 8
Total fees for audit and other services 294 263

In additicn to the above audit fees, £29,700 (2022: £27.000} was due to the Group's auditor In respect of its joint venture aperations. BDO LLP is responsible for the
audit of other subsidiary entities at a cost to the Group of £42,000 (2022: £38,000).

5 Finance income and costs

a) Finance income

1013 1012
For the year o 31 March £m £m
Interest received on bank deposits Qa1 -
Interest receivable from interest rate derivatives 07 -
Interest receivable from ferward funded developments 21 05
Total finance income 29 05
b) Finance costs

2023 2012
For the year 1o 31 March £m fm
interest payable on bank loans and related derivatives 333 231
Unwinding of discount on fixed rate debt acquired (0.2) 0.2)
Debt and hedging early close out costs 04 -
Amortisation of loan issue costs 16 12
Interest on lease labilities 01 o1
Commitment fees and other finance costs 16 1.6
Total borrowing costs 368 258
Less amounts capitalised on developrnents (4.0) {1.4)
Net borrowing costs 328 244
Fair value loss on derivative financial instrurnents 40 -
Total fimance costs 36.8 244
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Net finance costs deducted from EPRA earnings as disclosed in Supplementary note ii exclude the fair value loss on derivative financial instruments of £4.0 million

(2022: ril) and early close out costs of £0.4 millien (2022; nil).

6 Taxation

2023 2022
For the year to 31 March £m £m
Current tax
UK tax charge on profit [s2] 01
The tax assessed for the year vaiies frorm the slandard rate of corporation tax in the UK. The differences are explained below:

2023 2022
For the year to 31 March £m £m
(Loss)/fprofit before tax (507.5) 7383
Tax charge at the standard rate of corporation tax in the UK of 19% (2022: 19%)} (96.4) 1403
Effect of items not deductible/{taxable) 94.5 (135.8)
Effect of share of post tax losses/(profits) of jaint ventures 20 (4.9)
UK tax charge on profit 01 ot

The current tax charge relates te tax arising on income attributable to the Group's non-controiling interest. The UK corporation tax rate has remained at 19% since
April 2020. The increase of the UK corparation rate to 25% was substantively enacted in May 2021 (effective from 1 April 2023). As the Group is a UK REIT there is no

provision for deferred tax arising on the revaluation of properties cr other temporary differences and so there is no impact on the accounts.

7 Dividends

2023 2022
For the year to 31 March £m Em
Ordinary dividends paid
202 Third quarterly intenm dividend 21p per share - 1%.0
202 Fourth quarterly interim dividend 2.35p per share - 23
2022 First quarterty interim dividend 2.2p per share - 200
2022 Second quarterly interim dividend 2.2p per share - 214
2022 Third quarterly interim dividend 2.2p per share 215 -
2022 Fourth quarterly interirn dividend 2.65p per share 259 -
2023 First quarterly interim dividend 1.3p per share 25 -
2023 Second quarterly interim dividend 2.3p per share 225 —
92.4 817
Ordinary dividend payable
2023 Third quarterly interim dividend: 2.2p per share 225
2023 Fourth quarterly intenm dividend: 2.6p per share 25.5

The Company paid its third quarterly interim dividend in respect of the financial year to 31 March 2023 of 2.3p per share, wholly as a Property Incorre Distribution

('PID"}, on 12 April 2023 to erdinary shareholders on the register at the close of business on 10 March 2023.

The fourth quarterly interim dividend for 2023 of 2.6p per share, of which 1.5p is payable as a PID, will be payable on 12 July 2023 to shareholders on the register at the

close of business on 2 June 2023. A scip dividend alternative will be offered to shareholders as it was for the first three quarterly dividend payments.

Neither dividend has been included as a liability in these accounts. Both dividends will be recognised as an appropriation of retained earnings in the year to

31March 2024.

During the year, the Company issued 4.0 million ordinary shares under the terms of the Scrip Dividend Scherme, which reduced the cash dividend payment by

£9.1million to £83.3 million.
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8 Earnings and net assets per share

Adjusted earnings and net assets per share are calculated in accordance with the Best Practice Recommendations {'BPR') of the European Public Real Estate
Association (‘EPRA’}). The EPRA earnings measure highlights the underlying performance of the property rental business.

Strategic report

102-174
Governance

175-232
Financial statements

194

The basic earnings per share calculation uses the weighted average number of ordinary shares during the year and excludes the average number of shares held by the
Employee Benefit Trust for the year. The basic net asset per share calculation uses the number of shares in issue at the year end and excludes the actual number of
shares held by the Employee Benefit Trust at the year end. The fully diluted calculations assume that new shares are issued in connection with the expected vesting of

the Group's long term incentive plan.

Further EPRA performance measures are reflected in the Supplementary notes on pages 215 to 221.

a) EPRA earnings

EPRA earnings for the Group and its share of joint ventures are detailed as follows:

100% owned v NCI 2023 100% owned 'S NC 2022
For the year to 31 March £m £m £m Em £m £m £m £m
Grass rental income 145.6 43 (1.5) 148.4 1315 45 {1.3) 1347
Praperty costs (1.5) {0.1) - (1.6) {1.5) (0. - (1.6}
Net rental income 144.1 4.2 1.5} 146.8 130.0 44 (1.3) 1331
Managernent fees 1.1 {0.5) [k} 07 13 0.5 - 08
Otherincome - - - - 0.4 - - 04
Administrative costs (16.4) [0.1) - (16.5) (16.0) [(e})] - {(16.1)
Net finance costs' (29.5) {0.6) 0.2 (29.9) (23.9) (1.0) 0.2 (24.7)
Tax (0.1) - 0.1 - (0.1 - Q.1 -
EPRA earnings 99.2 30 1.1 1011 .7 28 (1.0} 935
1 Group met finance costs reflect net borrowing costs of £32.8 mullion (2022, £24.4 millian) (note 5by less early clase out costs of £0.4 mitlion (2022 mil) and finance income of £2 9 mullion

{2022 £0.5 miltion} (note 5a}

The reconciliation of EPRA earnings to IFRS reported loss can be summarised as follows:

100% owned v NCI 2023 100% owned I\ NCI 2022
For the year to 31 March £m £m £m £m £m £m £m £m
EPRA earnings 997 30 [{R)] 1011 9Nz 28 1.0} 935
Revaluation of property {577.4) {12.5) 2.4 (587.5) 615.2 9.7 27 6322
Fair value of derivatives (4.0) [(sX }} - {41} - o7 - 07
{Lass)/profit on disposal (14.7) [{oJe4] - (15.4) B8O 02 - 812
Debt/hedging costs 0.4) - - {0.4) - [(o})] - {0.1)
IFRS reported {loss)/profit (497.3) (10.3) 13 {506.3) 7149 233 (37) 7345
b) Earnings per ordinary share attributabie to equity shareholders

2023 2022

For the year to 31 March £m fm
Basic and diluted eamings {506.3) 7345
EPRA adjustmenis above 6074 {641.0)
EPRA earnings 1011 935
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1013 2022
Number of Number of
shares shares
For the year 16 31 March {millions) {millions)
Ordinary share capital 9813 9342
Shares held in the Employee Benefit Trust (2.8) 27
Weighted average number of ordinary shares — basic 978.5 9315
Employee share schemes 4.1 48
Weighted average number of ordinary shares — fully diluted 982.6 936.3
Earnings per share
Basic (51.75)p 78.84p
Diluted (51.75)p 78.44p
EPRA earnings per share
Basic 10.33p 10.04p
Diluted 10.28p 999p

<) Net assets per share attributable to equity shareholders

The EPRA best practice recommendations for financial disclosures by public real estate companies include three measures of net asset value: EPRA net tangible assets

{'NTA’), EPRA net reinstaternent value (NRV') and EPRA net disposal value ((NDV'}.

EPRA NTA s considered to be the most relevant measure for the Group and replaces EPRA NAV as the primary measure of net asset value, All three measures are

calculated on a diluted basis, which assumes that new shares are issued in connection with the expected vesting of the Group's long term incentive plan.

EPRA net

EPRA net EPRA net reinstatement

tangible assets  disposal value value

As at 31 March 2023 £m £m £m

Equity shareholders' funds 19673 19673 19673
Fair value of Group derivatives n.n - (1.1)

Mark to market of fixed rate debt - 59.8 -

Purchasers costs’ - - 203.8

EPRA net asset value 1,956.2 20271 2,160.0

1 Estimated from the portfolio’s external valuation which is stated net of purchasers’ costs of & 8%

EPRA net

EPRA net EPRA net reinstaternent

tangible assets disposal value value

As at 31 March 2023 £m £m £m
Equity shareholders funds 25597 25597 25597
Fair value of joint ventures’ derivatives (0. - [LeX}]
Mark to market of fixed rate debt - n3 -
Purchasers costs - - 2447

EPRA net asset value 2,559.6 2510 2,8043
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Notes forming part of the
Group financial statements
continued
2023 2022
Number Nurmber
of shares of shares
As at 31 March {millions) {millions)
Ordinary share capital 9826 978.6
Shares held in Employee Benefit Trust (2.9) (2.7)
Number of ordinary shares — basic 979.7 9759
Employee share schemes 39 45
Number of ordinary shares - fully diluted 983.6 980.4
IFRS net asset value per share 203.7p 2623p
EPRA net tangible assets per share 198.9p 2611p
EPRA net disposal value per share 206.1p 262.2p
EPRA net reinstatement value per share 219.6p 2860p
9 Investment properties
a) Investment properties
Under 2013 Under 2022
Completed development Totat Completed development Total
As at 31 March Em £m £m E£m £m £m
Opening balance 3.423.4 66,7 3,490.1 2.440.8 58.7 24995
Acquisitions 187.4 70.4 2578 457.5 435 5010
Capital expenditure 77 17.0 247 10.4 446 55.0
Disposals (247.8) - (247.8) (60.4} (3.4) (63.8)
Property transfers' 87.0 (106.8) (19.8) (28.9} (94.3) {(123.2)
Revaluation movernent {562.7) (14.7} (577.4) 598.4 16.8 615.2
Movernent in tenant incentives and rent free uplifts 10.2 - 102 5.6 0.8 6.4
Property partfolio 2,905.2 326 29378 34234 667 34901
Head lease and right of use assets 71 - 71 45 - 45
2,H23 316 29449 34279 66.7 34946

1 Propertes totalling £19.8 million {2022, £21.2 million) have been transferred to current assets and separately disclosed as assets held for sale as reflected in note $b

Investment propetties are stated at fair value as at 31 March 2023 based on external valuations performed by professionally qualified and independent valuers CBRE
Limited {'CBRE") and Savills (UK) Limited {'Savills}. The valuations have been prepared in accardance wath the RICS Valuation — Giobal Standards 2022 on the basis of
fair value as set outin nate 1. There has been no change in the valuation technigue in the year. The total fees earned by CBRE and Savills from the Company represent
less than 5% of their total UK revenues. CBRE and Savills have continuously been the signatory of valuations for the Company since October 2007 and September
2010 respectively.

Completed properties include buildings that are occupied or are avarlabie for occupation. Properties under development include land under development and
investment property under construction. Internal staff costs of the development team of £2.5 million (2022 £2 5 million) have been capitalised, being directly
attributable to the development projects in progress.

Long term leasehald values included within investment properties amount to £89.3 million (2022: £169.7 million). All other properties are freehold. The historical cost
of all of the Group's investment properties at 31 March 2023 was £2,448.7 million (2022: £2.358.4 miliion).

Included within the investment property valuation is £96.0 million (2022: £85.8 million) in respect of unamortised lease incentives and rent free periods.
The movementin the year reflects lease incentives paid of £2.6 million {2022: £4.2 rrullion) and rent free and amortisation movements of £11.7 million
(2022: £8.9 million), offset by incentives wntten off on disposal of £4.1 million (2022: £6.7 million}.

Capital commitments have been entered into amounting to £20.3 miltion (2022: £127.4 million) which have not been provided for in the financial statements.

At 31 March 2023, investment properties included £7.1 million for the head lease right of use assets in accordance with IFRS 16 (2022: £4.5 million).
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b) Assets held for sale
2023 2022
£m £m
Opening balance 212 -
Disposals (21.2) (102.0)
Property transfers 19.8 123.2
Closing balance 19.8 21.2

The valuation of freehold property held for sale at 31 March 2023 was £19.8 million {2022: £21.2 million), representing £16.0 million distribution and £3.8 million long
Income assets which are expected to complete within the next six months. Assets held for sale at 1 April 2021 of £22.4 million were not separately disclosed on the
face of the balance sheet and were classified within investment properties.

c) Valuation technique and quantitative information

ERV Net initial yield Reversionary yield
Fair value Weighted Weighted Weighted

2023 Valuation average Range average Range average Range

Asset type £m technique {£ persq ft) (£ persq ft) % % Y% Y
Distribution 21599 Yield capitalisation 932 5.60-32.30 42 27121 5.4 2.8-11.8
Long income 659.8 Yield capitalisation 1420  3.20-17370 49 32122 49 29-258
Retail parks 827 Yield capitalisation 1539 420-31.20 5.4 4.8-163 5.0 4.8-9.2
Office 217 Yield capitalisation 16.59 10.00-4300 7.0 33-12.0 79 6.9-98
Developrent 326 Residuat 1o 7.64-20.07 4.6 33-67 5.7 5.0-67
Residential Q.9 Comparison nfa n/a nfa nfa nfa n/a

1 Asreflected innote 2 and incluthing assets held for sale of £19 8 million but excluding trading properties classihed as development of £1.1 millon

ERYV Net initial yield Reversionary yield
Fair value Weighted Weighted Weighted

2022 Valuation average Range average Range average Range

Asset type £m technique (£ persq ft) (£ per sq ft) % % % %
Distribution 26420  Yield capitalisation 8.24 410-26.80 33 2.0-6.0 4.0 30-68
Long income 7038  Yield capitalisation 1500  3.00-173.70 45 27-15 4.4 25-220
Retail parks 706  Yield capitalisation 13.34 5.00-18.80 48 4.0-13.3 4.6 4.3-81
Office 273 Yield capitalisation 16.92 10.00-43.00 6.4 44-88 6.8 6.0-93
Developmenit 667 Residual 14.07 7.75-4209 3.6 31-5.8 43 35-58
Residential 09 Comparison nfa n/a n/a nfa nfa nfa

All of the Group's properties are categorised as Level 3 in the fair value hierarchy as defined by IFRS 13 fair value measurerment. There have been no transfers of
properties between Levels 1,2 and 3 during the year ended 31 March 2023. The fair value at 31 March 2023 represents the highest and best use of the properties.
When considering the highest and best use, the valuers will look at its existing and potential uses which are viable.

1) Technique
The valuation techniques described below are consistent with IFRS 13 and use significant 'unobservable’ inputs such as Expected Rental Value ('ERV') and yield.
There have been no changes in valuation techniques since the prior year.

Yield capitalisation — for commercial investrment properties, market rental values are capitalised with a market capitalisation rate. The resulting valuations are cross-
checked against the net initial yields and the fair market values per square foot derived frorm recent market transactions.

Residual ~ for certain investrment properties under developrment, the fair value of the property is calculated by estimating the fair value of the completed property
using the yield capitalisation technique less estimated costs to completion and a risk premium which includes but s hot limited to construction and letting risk.

Cemparison — for residential properties the fair value is calculated by using data from recent market transactions

LondonM‘etric Property Plc Annual R;;ort and Accounts 2:1)53
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Notes forming part of the

Group financial statements
continued

it) Senwilivily
A 5% increase or decrease in ERV would increase or decrease the fair value of the Group’s investment properties by £93.0 millien or £92.3 million respectively.

Anincrease or decrease of 25bps to the equivalent yield would decrease or increase the fair value of the Group's investment properties by £127.9 million or
£153.4 million respectively. An increase or decrease of 50bps to the eguivalent yield would decrease or increase the fair value of the Group's investrment properties by
£266.7 million or £324.6 million respect;vely_

There are interrelationships between the uncbservable inputs as they are determined by market conditions; an increase in more than one input could magnify or
mitigate the impact on the valuation.

iii) Process
The valuation reparts produced by CBRE and Savills are based on

+ Infoermation provided by the Group, such as current rents, lease termns, capital expenditure and comparable sales information, which is derived from the Group’s
financial and property management systerns and is subject ta the Group’s averall control environment

+ Assumptions applied by the valuers such as ERVs and yields which are based on market observation and their professional judgerment
10 Investment in joint ventures
At 31 March 2023, the following principal property interests, being jointly controlled entities, have been equity accounted for in these financial statements:

Country of ncorporation

or fegistration’ Property sectors Group share
Metric Income Plus Partnership England Long income 50.0%
LSP Lendon Residential Investments Lirmited Guernsey Residential 400%

1 Theregistered address for entiies incorperated in England 1s One Curzon Street, London, W1) 5HB. The registered address for entites incarporated in Guernsey s Regency Court, Glategny Esplanade,
St Peter Port, Guernsey, GY1 3AP

The principal activity of joint venture interests is property investment in the UK in the sectors noted in the table above, which complements the Group's operations

and contributes to the achievement of its strategy.

The Metric income Plus Partnership (MIPP'), in which the Company has a 50% interest, sold two properties in the year for £26.7 million {Group share: £13.3 million).
Post period end, it has repaid bank debt of £26.9 million in full with existing cash resources and additional funding from its partners of £21.0 million.

At 31 March 2023. the investrment properties were externally valued by Royal institution of Chartered Surveyors (‘RICS'} registered valuers, CBRE. There were
na properties held far sale by joint ventures at 31 March 2023 (2022 nil). The movement in the carrying value of joint venture interests in the year is surnmarised
as follows:

2023 2022

As at 31 March £m £m

Opening balance 726 5%9.2

Share of (loss)/prcfit in the year (10.3) 233
Distributions received (0.8) 99

615 726
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The Group’s share of the profit after tax and net assets of its joint ventures 1s as follows:
isP
Metric London Group
Income Plus Residential Total share
Partnership Investments 2023 2023
Summarised income statement Em £m £m £m
Gross rental incorme 8.6 - 86 43
Property costs [(eX}] - Q1) (0.1)
Net rental income 85 - 8.5 42
Administrative costs [(eX }} - ((oR}] (o3 }]
Management fees (1.0} - (1.0) (0.5)
Revaluation (24.9) - (24.9) {12.5)
Net finance cost (1.3) - 1.3) [0.6)
Derivative movernent {0.2) - (0.2) [(oR)]
Loss on disposal (1.6) - (1.6) (0.7}
Loss after tax (20.6) - (20.6) (10.3)
Group share of loss after tax {10.3) - (10.3)
EPRA adjustrnents:
Revaluation 249 - 249 125
Derivative movement 0.2 - 0.2 G
Loss on disposal 1.6 - 1.6 07
EPRA earnings 6.1 - 6.1 30
Group share of EPRA earnings 3.0 - 3.0
Summarised balance sheat
Investrment properties 141.6 - 1416 7038
Qther current assets Q1 - 01 a1
Cash 10.6 Q.2 10.8 5.4
Current liabilities (2.5 - (2.5} (1.3)
Bank debt (26.9) - (26.9) (13.5}
Net assets 1229 Q.2 123.1 615
Group share of net assets 61.4 [oA] 61.5
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Notes forming part of the
Group financial statements
continued
LSP
Metnc London Group
Incorme Plus Residential Total share
Partnership Investrments 2022 2022
Summarised income statement £m £m £m £m
Gross rental incorme 89 - 8.9 45
Property costs 0.2) - 0.2) (0.1)
Net rental income 8.7 - 8.7 44
Administrative costs [(eX)] - on (oA}
Management fees {1.0) - (1.0} {0.5)
Revaluation 397 (0.5} 392 19.7
Net finance cost (2.1 - (2.1 (11
Derivative movement 13 - 13 Q7
Profit/(loss) on disposal 05 (0) C4 02
Profit/{loss) after tax 470 (.6} 46.4 233
Group share of profit/{loss) after tax 235 (0.2} 233
EPRA adjustments:
Revaluation {39.7) Q5 (39.2) (19.7)
Debt and hedging early close out costs 02 - 02 ot
Derivative movement (1.3} - 1.3) 07
Profit/(loss) on disposal (©.5) 0.1 Q4 0.2)
EPRA earnings 57 - 57 28
Group share of EPRA earnings 28 - 28
Summarised balance sheet
Investment properties 1933 - 1933 96.6
Other current assets 03 - 03 0.2
Cash 70 03 73 36
Current labilities {29 tel])} (3.0 (1.5}
Bank debt {53.1) - (531) (26.5)
Unamortised finance costs 02 - 0.2 Ql
Derivative financial instrurnents 0.2 - 0.2 01
Net assets 145.0 0.2 145.2 716
Group share of net assets 725 01 726
11 Trade and other receivables
2023 012
As at 31 March £m £m
Trade receivables 25 57
Prepayments and accrued incormne 16 6.2
Other receivables 17 12
58 131

All amounts fall due for payment in less than one year. Trade receivables comprise rental income which is due on contractual payment days with ne credit period.
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Cash and cash equivalents include £8.7 million {2022: £7.4 million) retained in rent and restricted accounts which are not readily available to the Group for day to day

commercial purposes.

13 Trade and other payables

2023 2022
As at 31 March £m £rm
Trade payables 129 122
Amounits payable on praperly acquisitions and dispasals 10 1.0
Rent received in advance 253 246
Accrued interest 15 1.0
Other payables 10.9 71
Other accruals and deferred income 143 13.5
65.9 59.4
The Group has financial risk management policies in place to ensure that all payables are settied within the required credit timefrarme.
14 Borrowings and financial instruments
a) Borrawings
2023 2022
As at 31 March £m £m
Secured bank loans 620 622
Unsecured bank {oans 955.0 965.0
1,017.0 1027.2
Unamortised finance costs {7.2) (5.8)
1.009.8 10214
Certain bank loans at 31 March 2023 are secured by fixed charges over Group investrment properties with a carrying value of £232.6 million (2022: £284.7 mullion).
Borrowings of £65 million relating to the 2016 Private Placernent are repayable within one year.
Weighted
Total Floating Fixed Total average
facility rate rate debt maturity
As at 31 March 2023 £m £m £m £m {years)
Secured bank loans:
Scottish Widows fixed rate debt 60.0 - 620 62.0 87
Unsecured bank [oans:
Revolving credit facility 2021 {syndicate) 225.0 135.0 - 135.0 21
Wells Fargo revolving credit facility 175.0 30.0 - 300 41
Revolving credit facility 2022 (syndicate) 275.0 130.0 - 1300 16
Private Placement 2016 (syndicate) 1300 - 130.0 1300 17
Private Placement 2018 [syndicate) 1500 - 150.0 1500 78
Private Placement 2021(syndicate) 380.0 - 380.0 380.0 2.2
1.395.0 295.0 722.0 1,017.0 6.1

During the year, we completed a new £275 million revolving credit facility on simitar terms and pricing as our existing £225 million syndicated facility and extended the

term by ohe year on our other two revolving credit facilities totalling £400 million.
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Weighted
Total Floating fFixed Totat average
facility rate rate debt rmatunty
As at 31 March 2023 £fm £m £m £m (years)
Secured bank loans:
Scottish Widows fixed rate debt 60.0 - 622 62.2 97
Unsecured bank icans:
Revolving credit facility (syndicate) 2250 100.0 - 100.0 21
Wells Fargo revolving credit facility 175.0 55.0 - 550 4.1
Barclays credit facility 150.0 150.0 - 150.0 13
Private Placement 2016 {syndicate} 1300 - 1300 130.0 27
Private Placement 2018 (syndicate) 150.0 - 1530.0 150.0 88
Private Placernent 202#{syndicate) 380.0 - 3800 3800 10.2
1,270.0 3050 7221 1027.2 6.6

The third tranche of our private placement loan notes totalling £38C million includes a £50 million green tranche to fund gualifying expenditure on buildings which
have high sustainability standards. The three revolving cred:t facilities totalling £675 million are sustainability-linked loans and incorporate preferential pricing for
compliance with ESG targets linked to EPC ratings, renewable installations and developments meeting a minimum BREEAM Very Good standard. Margin savings have
been added to funds allocated for charitable giving in the year.

b} Financial risk management

Finanoal risk factors

The Group's overall risk management programme focuses on the unpredictability of financial markets and seeks to minimise potenual adverse effects on the Group’s
financial performance. The Graup's financial nsk management objectives are to minimise the effect of nisks it is exposed to through its operations and the use of

debt financing.

The principal financial risks to the Group and the policies it has in pace to manage these risks are summarised below:

i) Credit risk

Credit risk 15 the risk of financial loss to the Group if a client or counterparty to a finandal instrurnent fails to meet its contractual obligations.

The Group's principal financial assets are cash balances and deposits and trade and other receivables. The Group's credit risk s primarily attributable to its cash
deposits and trade receivables.

The Group mitigates financial loss from tenant defaults by dealing with only creditworthy tenants. Trade receivables are presented at amortised cost less loss
allowance for expected credit losses. The loss allowance balance is low relative to the scale of the balance sheet and therefore the credit risk of trade receivables is
considered to be low. Cash 1s held in a diverse mix of institutions with investment grade credit ratings. The credit ratings of the banks are monitored and changes are
made where necessary to manage risk.

The credit risk ori liquid funds and derivative financial instruments is limited due to the Group’s policy of monitoring counterparty exposures with a maximum
exposure equal to the carrying amount of these instruments. The Group has no significant concentration of credit risk, with exposure spread over a large number

of counterparties.

i) Liquidity risk

Liquidity risk arises from the Group's management of working capital and the finance charges and principal repayments on its debt instruments. It is the risk that the
Group will encounter difficulty in meeting its financial obligations as they fall due.

The Group actively maintains a mixture of long term and short termn cormmitted facilities that are designed to ensure that the Group has sufficient available funds for
operations. The Group's funding sources are diversified across a range of banks and institutions. Weekly cash flow forecasts are prepared for the Senior Leadership
Tearn to ensure sufficient resources of cash and undrawn debt facilities are in place to meet liabilities as they fall due.

The Group had cash reserves of £32.6 million (2022: £51.3 milien) and available and undrawn bank loan facilities at 31 March 2023 of £380.0 mullion
{2022: £245.0 millicn).
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The following table shows the contractual maturity profile of the Group's bank loans, interest payments on bank loans and derivative financial instruments on an
undiscounted cash flow basis and assuming settlement on the earliest repayment date. Other financial liabilities as disclosed in note 14¢(i) include trade payables and
accrued interest and are repayable within one year. The contractual maturity profile of lease liabilities disclosed in the balance sheet is reflected in note 15.

Less than Oneto Twoto More than
one year two years five years five years Total
As at 31 March 2023 £m £m £m £imy £m
Bank loans 1026 76.2 356.4 676.6 1.211.8
Derivative financial instruments (3.7 (3.7 (7.8) - (15.2)
989 725 348.6 6766 11966
Less than One to Two to Mare than
one year two years five years five years Total
As at 31 March 2022 £m E£m £m £m £m
Bank loans 76.4 189.5 243.8 693.4 1,209

ili) Market risk — interest rate risk
The Group is exposed to interest rate risk from the use of debt financing at a variable rate. It is the risk that future cash flows of a financial instrument will fluctuate
because of changes in interest rates. It is Group policy that a reasonable portion of external borrowings are at a fixed interest rate in order to rmanage this risk.

The Group uses interest rate derivatives and fixed rates to manage its interest rate exposure and hedge future interest rate nisk for the term of the bank loan.
Although the Board accepts that this policy neither pratects the Group entirely from the risk of paying rates in excess of current market rates nor eliminates fully the
cash flow risk associated with interest payments, it considers that it achieves an appropriate balance of exposure to these risks,

At 31 March 2023, 93% of the Group's {including share of joint ventures) debt drawn was hedged, through fixed coupon debt arrangements and interest rate swaps.
The average interest rate payable by the Group (including share of joint ventures) on all bank borrowings at 31 March 2023 including the cost of amortising finance
arrangement fees, was 3.4% (2022: 2 6%!. A 1% increase or decrease 1n interest rates during the year would have decreased or increased the Group's annual profit
before tax by £3.0 million or £2 5 million respectively.

iv) Capital risk management

The Group's objectives when maintaining capital are to safeguard the entity’s ability te centinue as a going concern so that it can provide returns to shareholders and as
such it seeks to maintain an appropnate mix of debt and equity. The capital structure of the Group consists of debt, which includes long term berrowings and undrawn

debt facilities, and equity comprising issued capital, reserves and retained earnings. The Group balances its overall capital structure through the payment of dividends,

new share issues as well as the issue of new debt or the redemption of existing debt.

The Group seeks to maintain an efficient capital structure with a balance of debt and equity as shown in the table below.

1023 2022

As at 31 March £m £m
Net debt 974.7 9757
Shareholders equity 1.967.3 2,5597
29420 3,5354
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¢) Financial instruments
1) Categories of financial instruments

Measured at amertised cost Measured at fair value
2013 2022 2023 2012
As at 31 March €m £m £m £m
Non current assets
Derivative financial instrurments {see 14c (i} - - 1 -
Current assets
Cash and cash equivalents (note 12) 326 513 - -
Trade receivables (note 11} 25 57 - -
Qther receivables (note 1) 1.7 12 - -
36.8 58.2 n -
Non current liabilities
Borrowings (note 14a) 9448 1,021.4 - -
Lease liabilities (note 15) 71 4.6 - -
Current liabilities
Borrowings (note 14a} 65.0 - - -
Trade payables (note 13) 129 12.2 - -
Accrued interest {note 13) 1.5 1.0 - -
1,031.3 1,039.2 - -

ii} Fair values.
To the extent financial assets and liabilities are not carried at fair value in the consolidated balance sheet, the Directors are of the opinion that book value approxirmates
to fair value at 31 March 20723,

it} Derivative financialinstruments
Details of the fair value of the Group's derivative financial instruments that were in place at 31 March 2023 are provided below:

As at 31 March Average rate Notonal amount Fair value

013 20122 2023 2022 013 2022
Interest rate swaps — expiry % % £m £m £m £m
Two to five years 25 - 2250 - 1.1 -

All derivative financial instruments are non current interest rate derivatives, and are carried at fair value following a valuation at the period end by Chatham Financial.
In accordance with accounting standards, fair value is estimated by calculating the present value of future cash flows, using appropriate market discount rates. For all
derivative financial instruments this equates to a Level 2 fair value measurement as defined by IFRS 13 Fair Value Measurement.

The valuation therefore does not reflect the cost or gain to the Group of cancelling its interest rate protection at the balance sheet date, which is generally a marginally
higher cost (or smialler gain) than a market valuation.

During the year, the Group acquired £225 million interest rate swaps at a cost of £15.1 million and at an average rate of 2.52%.

15 Leases
The Group's minimum lease rentals receivable under non cancellable leases, excluding joint ventures, are as follows:
1023 2022
As at 31 March £m £m
Less than one year 1351 1350
Between one and five years 492.4 485.2
Between six and ten years 47716 4656
Between 11 and 15 years 3272 3347
Between 16 and 20 years 180.3 192.8
Qver 20 years 48.2 68.6
1,660.8 16819
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In accordance with IFRS 16, the Group has recognised a right of use asset for its head office lease and other head lease abligations. The Group's minimum lease
payments are due as follows:

Presentvalue of  Present value of

Undiscounted minimum lease  minimum lease
minimum lease payments payments
payments Interest 1023 20322
As at 31 March £m £m £m £m
Less than one year 05 (0.2) 03 06
Between one and two years 09 (0.2) 07 02
Between three and five years 26 {0.4) 22 01
Over five years 74 (3.5) 39 37
1.4 (4.3} 7.1 46
16 Share capital

2023 2023 2022 2022
As at 31 March Number £m Nurnber fim

Issued, called up and fully paid
Ordinary shares of 10p each 982,646,261 983 978.607.507 979

The movement in the share capital and share premium of the Company during the current and previous year is summarised below.

Ordinary shares  Ordinary shares  Share premium

Share capital issued, called up and fully paid Number £m £m
At 31 March 2021 909,643,040 910 2193
Issued under equity placing 67,307,693 67 163.5
Issued under scrip share scherne 1,656,774 0.2 4.0
At 31 March 2022 978.607.507 979 3868
Issued under scrip share scheme 4,038,754 04 87
At 31 March 2023 982,646,261 98.3 3955

The Company issued 4,038,754 ordinary shares under the terms of its Scrip Dividend Scheme during the year. Post year end in April, the Company issued a further
322,203 erdinary shares under the terms of its Sciip Dividend Scheme.

The moverment in the shares held by the Employee Benefit Trustin the current and previous year is summarised in the table below.

Ordinary shares  Ordinary shares
£m

Shares held by the Employee Benefit Trust Nurmber

At 31 March 2021 4,390,195 0.4
Shares issued under employee share schemes (2,339.267) ()]
Shares acquired by the Employee Benefit Trust 611,693 01
At 3t March 2022 2,662,621 03
Shares issued under employee share schemes (2.092,512) {©2
Shares acquired by the Employee Benefit Trust 2,372,483 01
At 31 March 2023 2,942,592 0.3

In June 2022, the Company granted options over 1,853,585 ordinary shares under its Long Term Incentive Plan. In addition, 2,092,512 ordinary shares in the Cormpany
that were granted to certain Directors and employees under the Company's Long Term incentive Plan in 2018 vested. The average share price on vesting was 235.9p.

As at 31 March 2023, the Company's Employee Benefit Trust held 2,942,592 shares in the Company to satisfy awards under the Company’s Long Term Incentive Plan.
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Notes forming part of the

Group financial statements
continued

17 Reserves

The Group statement of changes in equity is shown on page 184. The nature and purpose of each reserve within equity is described below:

Share capital The nominal value of shares issued.

Share premiurs The premium paid for new ordinary shares issued above the nominal value.

Capital redemption reserve Amounts transferred from share capital on redemption of issued ordinary shares.

Other reserve A reserve relating to the application of merger relief in the acquisition of LondonMetnc Management Limited, Metric Property

Investments Plc and A& Mucklow Group Ple by the Company and the cost of shares held in trust to provide for the Company's
future chligations under share award schemes. A breakdown of other reserves is provided for the Group below and for the

Company on page 214.
Retained eamings The cumnulative profits and losses after the payment of dividends.
Employee 2023 Employee 2022
Merger Benefit Trust Total other Merger Benefit Trust Total other
reserve shares resgives reserve shares feserves
As at 31 March Em £m £m £ £m £fm
Opening balance 497.4 (6.3) 49.1 4974 (9.7) 4877
Employee share schemes:
Purchase of shares - {5.6) (5.6) - (15) {1.5)
Vesting of shares - 4.8 4.8 - 49 49
Closing balance 497.4 (71) 490.3 497.4 (6.3) 4911

18 Analysis of movement in net debt

Non cash movements

Fair value
Impact of issue movements  Interest charge
Financing Other andamangement  andearly dose  and unwinding
1Apnl 2022 cash flows cash flows costs aut costs of discount 31 March 2023
£m £m £m £m £m £m £m
Bank loans 1.027.2 (10.0) - - - (0.2} 1.017.0
Derivative financial instrurments - (15.1) - - 4.0 - (1.1
Linamertised finance costs (5.8) (3.4) - 1.6 0.4 - {7.2)
Other finance costs - {1.6) - 16 - - -
Interest payable and fees 1.0 (32.8) - - - 333 15
Lease liabilities 4.6 (0.8} - — 32 01 71
Total Liabilittes frorn financing activities 1,027.0 (63.1 - 3.2 76 33.2 1,007.3
Cash and cash equivalents {51.3) - 187 - - - (32.6)
Net debt 975.7 63.7 18.7 3.2 76 332 974.7

Non cash movernents

Impact of issue Interest charge
Financing Other  and amangerment Earlycloseout  and urwinding
( April 2021 cash flows cash flows costs costs of discount 31 March 2022
£mn £m £m Em £m fm £m
Bank loans and derivatives 8395 188.0 - - - ©.3) 10272
Unamortised finance costs {20) (5.0) - 12 - - (58)
Other finance costs - (1.6) - 16 - - -
Interest payable and fees 13 {23.5) - - - 232 10
Lease liahilities 52 [(e24] = - - 01 46
Total liabilities from financing activities 8440 157.2 - 28 - 230 1027.0
Cash and cash equivalents (51.4) - [eh] - - - (513)
Net debt 7926 157.2 0.1 2.8 - 230 9757
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19 Related party transactions

a} Joint arrangements
Managernent fees and distributions receivable from the Group's joint arrangements during the year were as follows:

Management fees Distributions

2023 2022 2023 2022

Far the year to 31 March Group interest Em £m £m Em
LSP London Residential Investments 40% - - - 10
LMP Retail Warehouse [V Holdings Limited 69% 03 01 - -
Metric Income Plus Partnership 50% 11 12 0.8 19
14 1.3 08 9.9

Transactions between the Company and its subsidiaries, which are related parties, have been eliminated on consolidation.

b) Nen-contrelling interest

The Group's nen-controliing interest {NC|') represents a 31% shareholding in LMP Retail Warehouse [V Holdings Limited, which owns a portfolio of retail assets.

The Group's interest in LMP Retail Warehouse |V Holdings Limited is 69%, requiring it to consolidate the results and net assets of its subsidiary in these financiai
staternents and reflect the nen-centrolling share as a deduction in the consolidated income staternent and consolidated balance sheet. As at the year end, { MP Retail
Warehouse ]V Holdings Limited owed £28.8 millien to the Company, which has been eliminated on consolidation.

During the year, LMP Retait Warehouse ]V Holdings Limited acquired a retail park in London for £38 million, funded by way of a share issue ta the partners which
reduced the Group's interest fram 82% to §9%. The NClinvested £19.5 million into the company and received distributions of £0.4 million. As at the year end, the
NCl's share of losses and net assets was £1.3 million and £27.9 million respectively.

20 Post balance sheet events

Post year end we have exchanged or completed asset sales for £36.9 million, of which £15.3 million had exchanged in the year. Property sales are discussed in detailin
the Property review.

As reported in the Chair's statement, we have today separately announced the terms of a recommended offer to acquire the entire issued share capital of CT Property
Trust Limited by way of a Court-sanctioned scherne of arrangement for £198.6 million, based on the LondonMetric share price on 23 May 2023 of 188.0p per share.
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Company balance sheet
As at 31 March
2023 2022
Nan cument assets Note £m £m
Investrment in subsidiaries and joint ventures [ 16805 15247
Investment properties iv 35 [oX]
Arnounts due from subsidiary undertakings - 288
Other investments and tangible assets 11 12
Derivative financial instrurents 1.1 -
1,696.2 15555
Current assets
Trade and other recenables v 1,0416 1,049.0
Cash at bank 191 354
1.060.7 10844
Total assets 2,756.9 26399
Cument liabilities
Trade and other payables vi 38.0 w7
Borrowings vii 65.0 -
Non current liabilities
Borrowings vii 8836 9600
Lease liabilities viit 34 08
887.0 960.8
Total liabilities 990.0 9725
Net assets 1.766.2 16674
Equity
Called up share capital 98.3 979
Share premiurn 3955 3868
Capital redemption reserve 2.6 9.6
Gther reserve (7.1 364
Retained earnings 1,27Q.6 1136.7
17669 16674

Equity shareholders' funds

The Company reported a profit for the financial year to 31 March 2023 of £185.6 million (2022: £195.4 million).

The financial staterments were approved and authorised forissue by the Board of Directors on 24 May 2023 and were signed on its behalf by:

Martin McGann m \ M C\

Finance Director

Registered in England and Wales. No 7124797

The notes on pages 210 to 214 form part of these financial statements.
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Company statement
of changes in equity
For the year ended 31 March
Capital
Share Share redernption Other Retained
capital premium reserve reserve eamings Total
£m £m Em £m £m £m
At1April 2022 979 386.8 9.6 36.4 1,136.7 1.667.4
Profit for the year - - - - 185.6 1856
Purchase of shares held in employee benefit trust - - - (5.6} - (5.6)
Vesting of shares held in employee benefit trust - - - 4.8 (5.6) (0.8)
Share based awards - - - - 36 36
Reserve transfer of impairmnent in subsidiary - - - (42.7) 427 -
Dividends 0.4 8.7 - - (92.4) (83.3)
At 31 March 2023 98.3 3955 9.6 (7.1} 1,270.6 17669
Capital
Share Share redemption Other Retained
capital prermum reserve reserve eamings Total
£m £m frn £m £m £m
At1 April 2021 91.0 2193 9.6 515 10067 13781
Profit for the year - - - - 1954 195.4
Equity placing 6.7 163.5 - - - 170.2
Purchase of shares held in employee benefit trust - - - (1.5) - (1.5)
Vesting of shares held in employee benefit trust - - - 49 (57 (0.8)
Share based awards - - - - 35 35
Reserve transfer of impairment in subsidiary - - - (t8.5) 185 -
Dividends 02 40 - - (81.7) (77.5)
At 31 March 2022 979 386.8 3.6 36.4 11367 1.667.4

The notes on pages 210 to 214 form part of these financial statements.
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Notes forming part of the

Company financial statements
For the year ended 31 March 2023

i Accounting policies

Accounting convention
The separate financial staternents of the Company are presented as required by the Companies Act 2006. They have been prepared in accordance with FRS 101
{Financial Reporting Standard 101} 'Reduced Disclosure Framework' as issued by the Financial Reporting Council.

As permitted by FRS 101, the Company has taken advantage of the disclosure exernptions available under that standard in relation to share based payments,

financial instruments, capital management, presentation of a cash flow statement. fair value measurement, impairment, standards in issue and not yet effective

and certain related party transactions. The key source of estimation uncertainty relevant to the Company relates to the impairment of investment in subsidiaries.

The determination of the recoverable amounit of the subsidiaries is underpinned by the valuation of the undetlying properties owned by each subsidiary.

In determining this recoverable amount, the use of estimates and assumptions 1s required which are consistent with the key sources of estimation uncertainty
disclosed in note 1and 9 for the Group. The accounting policies relevant to the Company are the same as those set out in the accounting policies for the Group, except
as noted below.

Subsidiary undertakings and joint ventures
Investments in subsidiary undertakings and jaint ventures are stated at cost less any provision for impairment.

Amounis due from subsidiary undertakings

Amounts owed by subsidiaries are unsecured, have no fixed date of repayment and are repayable on demand. Amounts due from subsidiary undertakings included
within current assets are expected ta be repaid within cne year and are measured for irnpairment using the simplified appreach under tFRS 9. Amounts due frorm
subsidiary undertakings included within non current assets are repayable within one to two years and are also measured for impairment using the simplified approach
under IFRS 9.

ii Profit attributable to members of the parent undertaking

As permitted by Section 408 Companies Act 2006, the income statement of the Company is not presented as part of these financial statements. The reported profit
of the Cornpany was £185.6 million (2022: £195.4 million).

Audit fees in relation to the Company anly were £247 500 in the year (2022: £225.000}.

iii Fixed asset investments

Subsidiary Subsidiary Ioint venture Joint venture Total

Cost impairment Cost impairment undertakings

£m Em £m Em £fm

At 1April 2022 2,0012 {476.6) 167 {16.6) 15247
Additions 2415 - - - 2415
Disposals (4.9) 49 - - -
Impairment of investment - (85.7) - - (85.7)
At 31 March 2023 22378 (557.4) 16.7 (16.6) 1.680.5

The carrying value of the Company’s iInvestrments was impaired by £85.7 mitlion following an impairment review to assess the recoverable amount based on the net
assets of the subsidiary companies and joint venture investments. The resulting iImpairment loss was due to property sales and dividend payrments.

The recoverable armount of investments in subsidiary undertakings of £1,680.4 million and joint ventures of £0.1 million has been determined based on their fair value
less cost of disposal. The Directors believe that this approximates to their net assets due to the investrnent property that they hold being valued using the valuation
technigues and the key assumptions disclosed in note 9 Investment property ta the Group financial statements.

The Company is incorporated in England and is the ultimate holding company of the Group with the subsidiary undertakings and joint venture investrnents detailed in
the tables below.

Except where disclosed, the Group awns the entire share capital of each undertaking comprising of ordinary shares. All subsidiaries are consolidated in the Group's
consolidated finandal statements.
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Audit exemption taken for subsidiaries
Certain UK subsidiaries are exemnpt from the requirement of the Companies Act 2006 relating to the audit of individual accounts by virtue of Section 479A of that Act.

Subsidiaries for which Section 479A Country of Incorporation Companies House Nature
Companies Act 2006 exemption taken of registration registered number of business
A& ] Mucklow & Co Limited' England 00384508 Property trading
A & | Mucklow (Halesowen) Limited' England 04848576 Property investrnent
A& ] Mucklow (Nominees) Limited' England 01232337 Administrative company
A& ] Mucklow (Properties) Limited’ England 00758764 Property investment
A & ) Mucklow Group Limited England 00717658 Intermediate holding company
LendonMetric Bognor Regis Limited England 09409081 Property investment
LendonMetric Crawley Limited England 10120420 Property investment
LondanMetric Derby Lirmited England Q8568072 Property investrnent
LendonMetric Development Limited England 13481500 Property investment
LondonMetric Distribution Limited England 09269541 Property investrment
LondonMetnc Droitwich Lirnited England 1245371 Property investment
LondonMetric DT Limited England 14124064 Property investrnent
LondonMetric Leisure Limited England 1357686 Property investrent
LandonMetric Logistics Limited England 10882805 Property investrnent
LondonMetric Milton Keynes Limited England 13033223 Property investment
LondonMetric Retail Distribution | Limited England 08524540 Property investment
LondonMetric Retail Distribution Il Limited England 08644584 Property investrment
LondonMetric Retail Limited England 09062484 Property investment
LondonMetric Saturn l Lirmited England 08565264 Property investment
LondonMetric Saturn Lirnited England 08336260 Property investrment
LondonMetric Swindon Limited England 08985820 Property investment
LondonMetric Unitholder 2 Limited England 13743626 Unitholder
LondonMetric Urban Limited England 13249056 Property investrent
LSI {Investments) Limited England 03539331 Property investment
MCL Crega PropCo Lirmnited England 12133819 Property investment
Metric LP Income Plus Limited' England 07780077 Intermediate holding company
Metric Property Coventry Limited England 07347027 Property investment
Metnc Property Finance 1 Limited England 07403434 Intermediate holding company
Metric Property Investments Limited England 07172804 Intermediate helding company
Metric Property Kirkstall Limited' England 07455382 Property investment
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Notes forming part of the
Company financial statements
continued
Subsidiaries for which Section 479A Country of incorporation Nature
Companies Act 2006 exemnption not taken of regstration of business
A & ] Mucklow (Investmenits) Limited' England Property investment
Penbrick Limited' England Property investrment
Metric GP Income Plus Limited'® England Intermediate holding company
Metric Income Plus Limited Partnership® England Property investment
Metric Income Plus Nominees Limited'* England Administrative cormpany
LMP Steel LY England Property investrnent
LMP Steel GP LLP? England Limited partner
A& | Mucklow {Birmingham) Lirmited"? England Dormant
A & | Mucklow {Callowbrook Estate) Limited'? England Dorrnant
A & | Mucklow (Estates} Limited'? England Dorrmant
A & | Mucklow (Ettingshall Estate) Limited'? England Dormant
A & | Mucklow (Lancashire) Lirnited'? England Dorrant
A & ) Mucklow (Wollescote Estate) Limited'? England Dorrmant
A and | Mucklow (Lands) Limited'? England Dormant
Barr’s Industrial Lirnited"? England Dormant
Belfont Homes (Birmingham) Limited* England Oormant
Goresbrook Property Limited? England Dormant
LondonMetric OKR Limited? England Dormant
LS| Developments Limited® England Dormant
Metric Property Finance 2 Limited® England Dormant
L&S Highbury Limited? Guernsey Property investrnent
LMP Bell Farm Limited? Guernsey Property investment
LMP Dagenhar Limited? Guernsey Property investment
LMP Green Park Cinernas Limited® Guernsey Property investrnent
LMP Omega Il Limnited? Guernsey Property investment
LMP Retail Warehouse JV Holdings Limited®* Guernsey Property investment
LMP Thrapston Limited® Guernsey Property investrnent
LondenMetric Managernent Limited? Guernsey Managernent cormpany
LSP London Residential Holdings Limited?> Guernsey Intermediate holding cormpany
LSP London Residential Investments Limited*s Guernsey Intermediate holding company
LSP RI Moore House Limited®® Guernsey Property investment
THG Omega Limited?? Guernsey Darmant
LMP Burton & Evesham Limited? lersey Property investment
LMP Steel Property Unit Trust’ fersey Intermediate holding entity

Undertakings held indirectly by the Company

Exempt from the reguirement to file audited accounts

inthe process of being lguidated

The Cormpany owns 100% of the voting rights and 100% of the A ordinary shares representing 69.14% of the beneficial interestin the share capital
The Company owns ordinary shares representing 40% of the beneticial interestin the share capital

The Company ownsa 50% beneficial interest

@AW —

Al of the undertakings listed above are tax resident in the UK with the exception of LSP Rl Moore House Limited, LSP London Residential Investments Limited and
LSP London Residential Holdings Limited which are tax resident in Guernsey and LMP Steel Property Unit Trust which is tax resident in Jersey.

The registered address for companies incorporated in England is One Curzon Street, London, W1| 5HB. The registered address for companies incorporated in
Guemsey is Regency Court, Glategny Esplanade, St Peter Port, Guernsey, GY1 3AP. The registered address for LMP Steel Property Unit Trust is 3rd Floor, Liberation
House, Castle Street, St Helier, Jersey, JE1 2LH and for LMP Burton & Evesham Limited is 4th Floar, St Paul's Gate, 22-24 New Street, St Helier, Jersey, JE1 4TR.
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iv Investment property

At 31 March 2023, investment properties included £3.5 million {2022: £0.8 mullion) for the head lease nght of use assets which have been recognised following
adoption of IFRS 16.

v Trade and other receivables

2013 2022

As at 31 March £m £m
Prepayments and accrued incormne 1.0 20
Amounts due from subsidiary undertakings 1,040.6 1,047.0
10416 1,.049.0

Allameunts under receivables fall due for paymentin less than one year. Based on the IFRS 9 Expected Credit Loss model, an impairment review was undertaken and
no provision was considered necessary in the current or previous year.

vi Trade and other payables

2013 2022
As at 31 March £m Em
Trade payables 05 11
Other accruals and deferred incorme 75 78
Other payables 33 28
Armaunts due to subsidiary undertakings 26.7 -

380 n7
Included within other accruals and deferred income is accrued interest payable of £1.0 million (2022: £0.6 millien).
vii Borrowings and financial instruments
Borrowings

2023 2022
Asat 31 March £m £m
Unsecured bank loans 955.0 3650
Urarmortised finance costs {6.4) (50)

348.6 9600

The Company uses interest rate dervatives and fixed rates to manage its interest rate exposure and hedge future interest rate risk for the term of the bank loan.
At 31 March 2023, 93% of the Company's debt drawn was hedged through fixed coupon debt arrangements. Barrowings of £65 million relating to the 2016 Private
Placernent are repayabte within one year.

The following table shows the contractual maturity profile of the Company's financial liabilities assuming settlernent on the earliestrepayment date.

Bank Interest
loans payable 2023 2022
As at 31 March £m £m £m £m
Less than one year 631 10 64.1 493
One to five years 3314 - 3314 3575
Mare than five years 5541 - 554.1 5538
948.6 1.0 949.6 960.6
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Notes forming part of the

Company financial statements
continued

Derivative financial instruments
The Company is exposed to market risk through interest rate fluctuations. It is the Company's policy that a reasonable portion of external bark borrowings are at a
fixed interest rate in order to manage this risk.

The Company uses interest rate derivatives and fixed rates to manage its interest rate exposure and hedge future interest rate risk for the term of the bank loan.
Although the Board accepts that this policy neither protects the Company entirely from the risk of paying rates in excess of current market rates nor eliminates fully the
cash flow risk associated with interest payments, it considers that it achieves an appropriate balance of exposure to these risks.

At 31 March 2023, 93% of the Company's debt drawn was hedged, through fixed coupon debt arrangements and interest rate swaps.

In accerdance with accounting standards, fair value is estmated by calculating the present value of future cash flows, using appropriate market discount rates. For all
derivative financial instruments this equates to a Level 2 fair value measurement as defined by IFRS 13 Fair Value Measurement. The valuation therefore does not
reflect the cost ar gain to the Company of cancelling its interest rate protection at the balance sheet date, which is generally a marginally higher cost {or smaller gain)
than a market valuation.

Further information on financial risk management palicies and practices can be found in note 14 to the Group financial staternents.
viii Leases
In accordance with IFRS 16, the Group has recognised a right of use asset for its head office lease obligations. The Group's minimurm lease payments are due as follows:

Present value of  Present value of

Undiscounted minimum lease  rminimum lease:

minimum lease payments payments

payments Interest 2023 2012

As at 31 March £m £m £m tm
Less than one year 0.4 (s }} 03 06
Between one and five years 3.4 (0.3) 31 0.2
38 {0.4) 34 08

ix Related party transactions
Related party transactions for the Company are as noted for the Group in note 19 to the Group financial staternents.
x Reserves

The Company staterment of changes in equity 1s shown on page 209. The nature and purpose of each reserve within equity is described in note 17 to the Group
financial statements.

Employee Total other Employee Total other

Merger Benefit Trust reserves. Merger Benefit Trust reserves

reserve shares 2023 reserve shares 00

Opening balance £m £m £m £m £m Em
Employee share schemes: 427 (6.3) 364 61.2 (3.7) 515
Purchase of shares - (5.6} (5.6) - (1.5) (15)
Vesting of shares - 4.8 4.8 - 49 49
imparment in subsidiary (42.7) - {42.7) (18.5) - (18.5)
Closing balance - {71) (7.1) 427 (6.3) 364

xi Share capital and share premium

The moverment in the share capital and share premium of the Company during the year is reflected in note 16 to the Group accounts on page 205
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Supplementary information
(not audited)
i EPRA summary table
2023 2022
EPRA earnings per share 10.33p 10.04p
EPRA net tangible assets per share 198.9p 2611p
EPRA net disposal value per share 206.1p 262.2p
EPRA net reinstaternent value per share 219.6p 281.7p
FPRA vacancy rate 0.9% 13%
EPRA cost ratio (including vacant property costs) N.7% 12.5%
EPRA cost ratio (excluding vacant property costs) n3% N&%
EPRA net initial yield 41% 3.4%
EPRA ‘topped up netinitial yield 4.6% 37%
The definition of these measures can be found in the Glossary on page 222.
ii EPRA proportionally consolidated income statement
100% Total 100% Total
owned v NCI 2013 owned I NCI 2022
For the year to 31 March £m £m £m £m £m £m £m £m
Gross rentat income 145.6 43 (1.5) 148.4 1315 45 {1.3) 1347
Property costs {1.5) {0.1) - (1.6) (1.5) 0.0 - {16}
Net rental income 1441 42 (1.5) 146.8 1300 4.4 (13) 1331
Managerent fees 1 {0.5) 0.1 07 13 (0.5 - 08
Otherincorne - - - - 04 - - Q4
Administrative costs (16.4) {0.9) - (16.5) {16.0) (0.0 - (16.1)
Net finance costs (29.5) {0.6) 0.2 {29.9) (23.9) (1.0) 0.2 (247)
Tax (0.1} - 0.1 - o - .1 -
EPRA earnings 99.2 3.0 (1.1 1011 917 28 (1.0} 935
iii EPRA proportionally consolidated balance sheet
100% Total 00% Total
owned v NCI 2023 owned 1\ NC! 2022
Asat 31 March £m £m £m £m £m £m £m £m
Investment property 2,944 9 70.8 (35.7) 2,980.0 34946 96.6 {15.1) 35761
Assets held for sale 19.8 - - 19.8 2.2 - - 212
Trading property 1 - - 1.1 11 - - 11
2,965.8 70.8 {35.7) 3,000.9 35169 966 (15.1) 35984
Gross debt {1,017.0} (13.5) - (1,030.5) 1.027.2) (26.5) - (1.053.7)
Cash 326 5.4 1.5) 365 513 36 (0.6) 543
Other net liabilities (58.8) 1.2} 93 {50.7) {43.8) (1.2) 56 ({39.4)
EPRA net tangible assets 19226 61.5 (279) 1956.2 2,497.2 725 {10.1) 25596
Derivatives n1 - - ni - Q1 - 01
IFRS equity shareholders' funds 19337 615 (27.9) 1967.3 2,497.2 726 {10.1) 25597
IFRS net assets 1,933.7 61.5 - 1,995.2 24972 726 - 2,569.8
Lean to value 32.8% 1.4% - 32.8% 289% 24 3% - 28.8%
Cost of debt 34% 36% - 3.4% 26% 3.4% - 26%
Undrawn facilities 380.0 - - 380.0 2450 - - 2450
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Supplementary information
(not audited)
continued
iv EPRA cost ratio
2023 2022
For the year to 31 March £m £m
Property operating expenses 15 15
Administrative costs 16.4 16.0
Share of joint venture property costs, administrative costs and managerment fees 07 Q7
Less:
Joint venture property management fee income 1.y (1.3}
Ground rents [0.1) {on
Total cests including vacant property costs (A) 17.4 168
Group vacant property costs 0.7 {0.9)
Total costs excluding vacant property costs (B} 16.7 159
Gross rental income 145.6 1315
Share of joint venture gross rental income 43 45
Share of non-controlling interest gross rental income (1.5) (13)
148.4 1347
Less:
Ground rents (0.1) (0.)
Total gross rental income (C) 148.3 134.6
Total EPRA cost ratic (including vacant property costs) {A)/(C) 1.7% 12.5%
Total EPRA cost ratic (excluding vacant property costs) (B)/(C) 1.3% 11.8%
v EPRA net initial yield and ‘topped up’ net initial yield
2023 2072
As at 31 March Em £m
Investrnent property — wholly owned' 19576 3513
Investment property — share of joint ventures 70.8 96.6
Trading property 11 11
Less deveiopment properties (33.7) (67.8}
Less residential properties (09) {0.9)
Less non-controlling interest (35.7) (15.1)
Completed property portfolio 29592 35252
Allowance for.
Estimated purchasers’ costs 2012 2397
Estimated costs to complete 10.4 337
EPRA property portfolio valuation (A) 31708 3798.6
Annualised passing rental income 128.2 129.4
Share of joint ventures 42 45
Less development properties {1.8) 3.3)
Annualised net rents (B) 130.6 130.6
Contractual rental increase across the portfolio 159 1.5
"Topped up’ net annualised rent (C) 146.5 1421
EPRA net initial yield (B/A) 41% 3.4%
4.6% 3.7%

EPRA ‘topped up’ net initial yield {C/A}

1 Wholly owned investment property includes assets held for sale of £19 8 million {2022 £21 2 mithon)
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vi EPRA vacancy rate
2023 2012
As at 31 March £m €m
Annualised estimated rental value of vacant premises 15 21
Portfclio estimated rental value' 168.6 1571
EPRA vacancy rate 0.95% 13%
1 Excludes residential and development properties
vii EPRA capital expenditure analysis
100% Total 100% Total
owned® I NG 2013 owned v INCI 2022
As at 31 March £m £m £m Em fm Em £m £m
Opening valuation 3.516.9 96.6 {15.9) 35984 25057 944 (11.4) 25887
F-— - - — — — = — — — — - -
Acquisitions’ 187.4 - (22.8) 164.6 4575 - - 4575
' Developments? 837 - - 837 878 - - 878
Investment properties
—incremental lettable space’ o1 - - o1 4.5 - [{eX)] 38
- noincremental lettable space® 73 02 - 75 5.6 16 - 72
- tenant incentives 10.2 02 (0.2} 10.2 5.6 (©.5) {0.3) 48
Capitalised interest* 4.0 - - 40 14 e .
Total EPRA capex 292.7 0.4 {23.0) 2701 562.4 11 (1.0) 5625
Disposals® (269.0) (137 - (282.7) (165.8) (18.6) - (184.4)
Revaluation {577.4) (12.5) 24 (587.5) 615.2 19.7 2.7 6322
ROU asset 2.6 = - 2.6 (0.6} - - {0.6)
Closing valuation 2,965.8 70.8 (35.7) 3,0009 35169 96.6 {15.1) 35984
Group acquisitions i the year include completed investment praperties as reflected in note 2 ta the financial statements
2 Group developments include acquisitions, capital expenditure and lease incentive movements on properties under development as reflected in note 9 after excluding capitalised interest noted in
footnote 4 below
3 Group capital expenditure on completed properties, as reflected in note 9 1o the financial staterments after excluding capitalised nterest neted in footnote 4 below
4 Capitahised interest on nvestment properties of £0 3mullion (2022 £0 3 mullien) and development properties of £3.7 million {2022, £1.1 mullion)
5 Including trading property of £1.1 million and assets held for sale of £19.8 million
6 Group disposals include disposals of assets held for sale
viii Total accounting return
2023 2022
pence pence
For the year to 31 March per share per share
EPRA net tangible assets per share
—atend of year 198.9 2611
—at start of year 2611 1903
{Decreasel/increase (62.2) 70.8
Dividend paid 2.5 B9
Total {decrease)/increase (52.7) 797
Total accounting return -20.2% 41.9%
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Supplementary information
(not audited)
continued
ix Portfolio split and valuation

2023 2023 2022 2022
As at 31 March £m % £m Y%
Mega distribution 3ns 10.4 4252 1.8
Regional distribution 586.1 19.6 6653 185
Urban logistics 1,262.3 42.2 15515 431
Distribution 21599 722 26420 735
Longincome 7074 237 7R5 3 218
Retail parks 70.2 23 706 0
Offices 217 07 273 08
Investment portfolio 2,959.2 98.9 35252 981
Development! 337 11 678 19
Residential 09 - 09 -
Total portfolio 21,9938 100.0 35939 100.0
Head lease and right of use assets 71 45
3.000.9 35984

1 Represents urban logistics £25 3 milkion (0.9%). tong income £5 6 million (0.1%), of fice and other land £2.8 millien (O.1%) at 31 March 2023, Sphitof prior year comparatives was regional distribution
£15.9 eullien (0.4%) urban logistics £25.8 rmillon {0.7%), long income £23.2 milhion (0.7%), office and other land £2 9 million {0 1%}

x Investment portfolio yields

2023 2022

EPRA Equivalent EPRA Equivalent

EPRANIY  topped up NIY yield EPRANIY  toppedupNIY yield

As at 31 March % % % % Y% %

Distribution 3.8 43 53 30 34 41

Longincome 4.9 5.4 5.6 4.6 47 51

Retail parks 4.5 54 54 45 49 48

Offices 6.8 71 7.5 6.4 6.4 6.5

Investment portfolio 4.1 46 5.4 34 317 44
xi Investment portfolio — Key statistics

WAULT WAULT

Area 1o expiry to first break Occupancy Average rent

As at 31 March 2023 000 sq ft years years % £ persq ft

Distribution 13,303 "7 105 98.9 740

Longincorme 2,776 131 n7 100.0 16.20

Retail parks 266 8.2 8.2 100.0 16.50

Offices na EXe) 28 B2.6 16.40

Investment portfolic 16,463 1.9 10.7 99.1 B.90

xii Total property returns

All property All property

2023 2022

For the year to 31 March % %

Capital return -15.7 229

Income return 4.4 44

Total retum -12.0 8.2
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xiii Contracted rental income
2023 2022
As at M March £m £m
Distribution 97.8 956
Longincome 398 389
Retail parks 441 36
Offices 17 19
Investment portfolio 1434 1400
Developrnent — distribution 1.0 24
Development - long income 0.8 0.9
Total portfolio 145.2 1433
xiv Rent subject to expiry
Within 3 years Within S years  Within 10 years  Within 13 years  Within 20 years Qver 20 years
As at 31 March 2023 Yo % Yo % % %
Distributiont 9.2 16.C 46.7 707 838 100.0
Offices 742 78,9 100.0 100.0 100.0 100.0
Long income 58 93 331 61.0 93.6 100.0
Retail parks 211 371 61.5 100.0 100.0 100.0
Investment portfolio 9.4 155 44.0 69.2 87.1 100.0

xv Contracted rent subject to inflationary or fixed uplifts

2023 2023 2022 2022
As at 31 March £m % £m Yo
Distribution 61.4 628 60.0 61.2
Long incorme 273 68.7 270 677
Retail parks 16 38.5 0.3 92
investment portfolio 903 63.0 873 609
xvi Top ten assets (by value)
Contracted WAULT WAULT
Area rent Qccupancy to expiry te first break
As at 31 March 2023 ‘000 sq ft £m % years years
Eddie Stobart, Dagenharm 454 4.1 100.0 0.4 204
Primark, T2, Islip 1,062 59 100.0 17.4 17.4
Argos, Bedford 658 41 100.0 109 108
THG, Warrington 686 41 100.0 N6 AR
Tesco, Croyden 19 19 100.0 50 5.0
Movianto, Bedford 356 2.8 100.0 236 236
Amazon, Warrington 357 24 100.0 87 8.7
Oak Furniture, Swindon 357 22 100.0 126 126
Costco, Coventry 129 1.8 100.0 13.8 13.8
Clipper, Ollerton 364 212 100.0 14.4 14.4

LondonMetric Property Plc Annual Report and Accounts 2023



1-101

102-174 ¥5-232

Strategic repart Governance Financial statements 220
Supplementary information
(not audited)
continued
xvii Top ten occupiers
Contracted Contracted
rentalincome rental income
As at 31 March 2023 £m %
Prirmark 5.9 41
Amazon 49 3.4
Argos 4.2 29
THG 4. 29
Eddie Stobart 4.1 2.8
Currys 39 27
Odeon 36 25
DFS 34 13
Waitrose 33 13
Movianto 28 20
Topten 402 79
xviii Loan to value
100% owned v NCI 2023 2022
As at 31 March frn £ £rn Em Em
Gross debt 10170 13.5 - 10305 10537
less: Fair value adjustrents (2.0} - - (2.0 (2.2}
less: Cash balances {32.6) (54 1.5 (36.5) (543)
Net debt 9824 81 1.5 992.0 9972
Acquisitions exchanged in the period 23 - - 23 724
Disposals exchanged in the period (19.1) - - {19.1) 21.2)
Adjusted net debt (A) 965.6 81 15 9752 1,048.4
Exclude
Acquisitions exchanged in the period (2.3} - - 2.3) {72.4)
Disposals exchanged in the period 191 - - 19.1 212
Include:
Net payables 601 12 (0.4) 60.9 472
EPRA net debt (B) 10425 9.3 11 1,052.9 1.044.4
Investment properties at fair value 29378 70.8 {357 297109 3576
Properties held for sale 19.8 - - 19.8 12
Trading properties 11 - - 1 Al
Total property portfolio 29587 708 (357 2,993.8 35933
Acquisitions exchanged in the period 23 - - 23 724
Disposals exchanged in the period (19.8) - - (19.8) {21.2)
Adjusted property portfolio (C) 29402 708 (35.7) 2,976.3 3.645.1
Exclude:
Acquisitions exchanged in the penod (2.3) - - (2.3) (72.4)
Disposals exchanged in the period 19.8 - - 19.8 212
Incluce:
Financial assets 5.2 - - 5.2 52
EPRA property portfolio (D) 29639 70.8 (35.7) 2,999.0 3.5991
Loan to value (A)/(C) 328% 32.8% 28.8%
EPRA Loan to value {B)/{D) 35.2% 351% 29.0%
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xix Acquisitions and disposals

100%

owned 1\ NCI 2023 2022
Asat 31 March £m £m £m £m £m
Acquisition costs
Completed in the year 187.4 ~ (22.8) 164.6 457.5
Exchanged in the previcus year (72.4) - - {72.4) {357)
Fxchanged but not completed in the year 23 - - 23 724
Forward funded investments classified as developments 321 - - 321 70
Transaction costs and other (10.0) - 38 {6.2) (15.9)
Exchanged in the year 139.4 - {(19.0) 120.4 5753
Disposal proceeds
Completed in the year 158.4 133 - m7 199.8
Exchanged in the previous year (21.2) - - {21.2) {15.2)
Exchanged but not completed in the year 191 - - 191 212
Transaction costs and other 27 0.2 - 29 1.8
Exchangedin the year 2590 13.5 - 2725 2076
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Glossary

Building Research Establishment Environmental
Assessment Methodology ('BREEAM')

A set of assessment methods and tools designed
1o help construction professionals understand

and mitigate the ervironmental impacts of the
developments they design and build.

Capital Return

The valuation movernent on the property portfolio
adjusted for capital expenditure and expressed as a
percentage of the capital employed over the period.
Chief Operating Decision Makers ('CODMs')

The Executive Directors, Senior Leadership Team
members and other senior managers.

Contracted Rent

The annualised rent excluding rent free periods.

Cost of Debt
Weighted average interest rate payable.

Debt Maturity
Weighted average period to expiry of debt drawn.

Distribution

The activity of delivering a product for consumption
by the end user.

Energy Performance Certificate ('EPC')

Required certificate whenever a property is built,
sold or rented. An EPC gives aproperty an energy
efficiency rating from A (most efficient) to G (least
efficient} and is valid for ten years. An EPC contains
information about a property's energy use and
typical energy costs, and recommendations about
how to reduce energy use and save money.
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EPRA Cost Ratio

Administrative and operating costs (including and
excluding costs of direct vacancy) as a percentage of
gross rentalincome.

EPRA Eamings per share {'EPS')

Underlying earnings from the Group's property
rental business divided by the average number of
shares in issue over the period.

' EPRA Loan to Value [LTV)

Net debt and rnet current payables if applicable,
divided by the total property portfolio value
including net current receivables if applicable and
financial assets due from the NCI.

EPRA NAYV per share

Balance sheet net assets excluding fair value of
derivatives, divided by the number of shares inissue
at the balance sheet date.

. EPRA Net Disposal Value per share

. Represents the shareholders’ value under a disposal

scenaric, where assets are sold and/or liabilities
are not held to maturity. Therefore, this measure
includes an adjustment to mark to market the

' Group's fixed rate debt.

EPRA Net Reinstatement Value per share

" This reflects the value of net assets required ta

rebuild the entity, assuming that entities never

' sell assets. Assets and liabilities, such as fair value

maverments on financial derivatives that are not
expected to crystallise in normal crcumstances, are

- excluded. Investment property purchasers’ costs

are inciuded.

EPRA Net Tangible Asset Value per share

This reflects the value of net assets on a long term,
ongoing basis assuming entities buy and sell assets.
Assets and liabilities, such as fair value movements
on financial derivatives that are not expected to

" crystallise in normal circumstances, are excluded.
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' EPRA Net Inttial Yield

Annualised rentalincome based on cash rents
passing at the baiance sheet date, less non
recoverable property operating expenses, expressed
as a percentage of the market value of the property,
after inclusion of estimated purchaser's costs.

EPRA Topped Up Net Initial Yield

EPRA net initial yield adjusted for expiration of

rent free periods or other lease incentives such as
discounted rent periods and stepped rents.

EPRA Vacancy

The Estimated Rentai Value (ERV'} of immediately
available vacant space as a percentage of the total
ERV of the Investment Portfolio.

Equivalent Yield

The weighted average incorme returmn expressed as a

. percentage of the market value of the property, after

inclusion of estimated purchaser's costs.

Estimated Rental Value ("ERV’)

The external valuers’ opinicn of the open market

. rent which, on the date of valuation, could

reasonably be expected to be obtained on a new

letting or rent review of a property.

Eurcpean Public Real Estate Association (‘'EPRA)

. EPRA s the industry body for European Real Estate

Investrnent Trusts (‘REITs?).

. European Single Electronic Format (‘ESEF)

ESEF is the electronic reporting format required
from 1 January 2021 to facilitate access, analysis and
camparisan of annual financial reports.

Gross Rental Income

* Rentatincome for the period from let properties

reported under IFRS, after accounting for lease

. incentives and rent free periods. Gross rental income

will include, where relevant, turnover based rent,

surrender premiums and car parking income.
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Group

LondonMetric Property Pl and its subsidiaries.

IFRS

The International Financial Reporting Standards
issued by the International Accounting Standards
Board and adopted by the European Union.

IFRS Met Assets

The Group's eguity sharehnlders’ funds at the period
end, which excludes the net assets attributable to
the non-controlling interest.

{FRS Net Assets per share

IFRS net assets divided by the number of shares in
issue at the balance sheet date.

Incorne Return

Net rentalincome expressed as a percentage of
capital employed over the period.

Investment Portfolio

The Group's property portfolic excluding
development, land holdings and
residential properties.

Investrnent Property Databank ('IPDY)
IPD) is a wholly owned subsidiary of MSCI producing

an independent benchmark of property returns and
the Groug's portfolio retusns.

Like for Like Income Growth

The movementin contracted rental incorme

on properties owned through the period under
review, excluding properties held for development
and residential.

Loan to Value {'LTV")

Net debt expressed as a percentage of the total
progperty portfolie value at the period end, adjusted
for deferred completions an sales and acquisitions
that exchanged in the period.
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Logistics

The organisation and implementation of operations
to manage the flow of physical items from origin to
the point of consumption,

Net Debt

The Group's bank loans net of cash balances at the
period end.

Net Rental Income

Gross rental income receivable after deduction

. forground rents and other net property outgoings
_ including void costs and net service charge expenses. |
i

NNN Retail

These are primarily single or cluster assets let
to discount, essent:al, electrical and home retail
occupiers.

Occupancy Rate

The ERV of the let units as a percentage of the total
ERV of the Investrnent Portfolio.

Passing Rent

The gross remt payable by tenants under operating
leases, less any ground rent payable under
head leases.

Property Income Distribution (‘PID’}

Dividends from profits of the Group's tax-exempt
property rental business under the REIT regulations.
The PID dividend is paid after deducting withhelding
tax at the basic rate.

Real Estate Investment Trust {'REIT")

Alisted property company which qualifies for
and has elected into a tax regime which is exermpt
from corporation tax on profits frem property
rental income and UK capital gains on the sale of

' investment properties.
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Task Force on Climate-Related Financial Disclosures
(TCFD)

Created in 2015 to develop a framewark for
consistent climate-related financial risk disclosure.

Total Accounting Return {'TAR')

The movement in EPRA Net Tangible Assets per
share plus the dividend paid during the period
expressed as a percentage of the EPRA net tangible
assets per share at the beginning of the period.

Total Property Return { TPR’)

Unlevered weighted capital and income return of the
property partfolio as calculated by MSCI.

Total Shareholder Return (‘TSR')

The rmovernent in the ordinary share price as quoted
on the London Stock Exchange plus dividends per
share assuming that dividends are reinvested at the
time of being paid.

| Weighted Average Interest Rate

The total loan interest and derivative costs per
annum (iIncluding the amortisation of finance costs)

' divided by the 1otal debt in issue at the period end.
Weighted Average Unexpired Lease Term (‘WAULT')

Average unexpired lease term acrass the irnvestrment
portfolio weighted by Contracted Rent.
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Notice of Annual
General Meeting

This document is important and requires yourimmediate attention. If you
arein any doubt as to the action you should take, you should seek your own
personal financial advice from your stockbroker, bank manager, solicitor,
accountant, or other financial advisor authorised under the Financial Services
and Markets Act 2000.

It you have sold or otherwise transferred all your ordinary shares, please
send this decument, together with the accompanying documents, as soon as
possible to the purchaser or transferee, or to the stockbroker, bank or other
agent through whom the sale or transfer was effected, for delivery to the
purchaser or transferee.

Notice is hereby given that the Annual General Meeting of the members of
LondonMetric Property Pl {(Registered number 7124797) will be held at The
Cunnaught, Carlos Place, Mayfair, London, WIK 2AL on 12 July 2023 at 10.0C am.

Resolutions 110 16 (inclusive) will be proposed as ordinary resolutions and
resolutions 17 ta 20 {inclusive) will be proposed as special resolutions. Voting on
all resolutions will be by way of poll.

1. That the Anrwual Report and Accounts for the year ended 31 March 2023
be received.

2. That the Annual Report on Remuneration in the form set outin the Annual
Repart and Accounts for the year ended 31 March 2023 be approved.

3. That the Directors’ Remuneration Policy in the form set cut in the Annual
Repert and Accounts for the year ended 31 March 2023 be approved.

4. That Deloitte LLP be reappointed as auditor of the Company. to hold office
untit the conclusion of the next general meeting at which accounts are taid
before the Company.

5. That the Directors be authorised to determine the remuneration of
the auditor.

6. That Andrew |ones be re-elected as a Director.

7. That Martin McGann be re-elected as a Director.

8. That Alistair Elliott be re-elected as a Director.

9. That James Dean be re-elected as a Director.

. That Andrew Livingston be re-elected as a Director.
1. That Suzanne Avery be re-elected as a Director.

. That Robert Fowids be re-etected as a Director.

. That Katerina Patmaore be re-elected as a Diractor.
That Suzy Neubert be elected as a Director.

. That the Directors be and they are hereby generally and unconditionally
autharised in accordance with Section 551 of the Companies Act 2006 (the
2006 Act). in substitution for all existing authorities:

a. to exercise all the powers of the Company to allot shares and to make
offers or agreements to allot shares in the Cormpany or grant rights to
subscribe for or to convert any security into shares in the Company
{together ‘Relevant Secunties'):

{1} in the event that the Cornpany’s proposed acquisition of the entire
issued, and to be issued, share capital of CT Property Trust Limited {the
‘Acquisition’) has not taken place in accordance with its terms, up to a
maximum aggregate nominal amount of £32,765,615; or
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(i} inthe event that the Acquisition has taken place in accordarnce with its
terms, up to a maximum aggregate nominal amount of £36,286,261,

(such amaount to be reduced by the nominal amount of any equity
securities {within the meaning of Section 560 of the 2006 Act} allotted
under paragraph 15b below in excess of the applicable amount set outin
15a above; and

b. to exercise all the powers of the Company to allot equity securities (within
the meaning of Section 560 of the 2006 Act):

(i} inthe event that the Acquisition has not taken place in accordance with
its terms, up to a maximum aggregate nominal amount of £65,531,230;
or

(i} inthe event that the Acquisition has taken place in accordance with its
terms, up to a maximum aggregate nominal amount of £72,572,523,

(such amount to be reduced by any Relevant Securities allotted or granted
under paragraph 15a above) provided that this authority may only be used
in connection with a rights issue in favour of hoiders of ordinary shares and
other persons entitled to participate therein where the equity securities
respectively attributable to the interests of all those persons at such record
date as the Directors may determine are proportionate (as nearly as may
be) to the respective numbers of equity securities held by them or are
otherwise allotted in accordance with the rights attaching to such equity
securities subject to such exclusions or other arrangements as the Directors
may consider necessary or expedient to deal with fractional entitlements
or tegal difficulties under the laws of any territory or the requirements of a
regulatory body or steck exchange or by virtue of shares being represented
by depositary receipts or any other matter whatsoever,

provided that the authorities in paragraphs 15a and 15b shall expire at the
cenclusion of the next Annual General Meeting of the Company after the
passing of this resolution {or, If earlier, on the date which is 15 months after
the date of this Annual General Meeting}, except that the Company may
before such expiry make an offer or agreement which would or might require
Relevant Securities or eguity securities as the case may be to be allotted

(and treasury shares to be seld) after such expiry and the Directors may allot
Relevant Securities or equity securities (and sell treasury shares) in pursuance
of any such offer or agreement as if the autherity in question had not expired.

. That the rules of the LondenMetric Property Plc 2023 Long Term Incentive

Plan (the principal terms of which are summarised in the attached Appendix
to this Notice on pages 230 to 231 of the Annual Report and Accounts and
the draft rules for which will be preduced at the meeting and initialled by

the Chair for purposes of identification} be and are hereby approved (with
such immaterial modifications (if any) as the Directors may frem time to
tirne consider necessary or desirable} and the Directors be and are hereby
authorised to de all such acts and things as they consider necessary or
desirable for the purposes of implementing, operating and carrying the same
into effect.

That, if resolution 15 (s passed, the Directors be and are empowered, in
accordance with Sections 570 and 573 of the 2006 Act, to allotequity
securities (as defined in Section 560(1) of the 2006 Act) for cash pursuant to
the authority conferred by resolution 15 and/or by way of a sale of treasury
shares asif Section 561(1) of the 2006 Act did not apply to any such alletment
or sale, provided that this power shall be limited to:
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a. the allotrment of equity securities and sale of treasury shares for cash in
connection with an offer of, or invitation to apply for, equity securities
made ta (but in the case of the authority conferred by paragraph 15b of
resolution 15 above, by way of a rights issue only):

(i) to ordinary shareholders in proportion {as nearly as may be practicable)
to their existing holdings;

(i} toholders of other equity securities as required by the rights of those
securities or, if the Directors otherwise consider necessary, as permitted
by the rights of those securities, and so that the Directors may impose
any lirnits or restrictions and make any arrangements which they
consider necessary or appropriate to deal with any treasury shares,
fractional entitlements, record dates, legal, regulatory or practical
problems in, or under the laws of, any territory or any other matter; and

b. the allotment of equity securities or sale of treasury shares (otherwise than
uncler paragraph 17a above):

(i} up toamaximurn aggregate nominal amount of £9,829,684; or

(i} in the event that the Acquisition has taken place in accordance with its
terms, up to a maximum aggregate nominal amount of £10,885,878,

provided that this power shall expire at the conclusion of the next Annual
General Meeting of the Company {or, if earlier, on the date which is 15 months
after the date of this Annual General Meeting) but prior to its expiry the
Company may make offers, and enter into agreements, which would, or
might, require equity securities to be allotted (and treasury shares to be sold)
after the authority expires and the Directors may allot equity securities (and
sell treasury shares) under any such offer or agreement as if the authority had
not expired.

- That, if resolution 15 is passed, the Directors be and are empowered, in

accordance with Sections 570 and 573 of the 2006 Act, in addition to any
autharity granted under resolution 17 to allot equity securities (as defined in
Section 560(1) of the 2006 Act) for cash pursuant to the autharity conferred
by resolution 15 and/or by way of a sale of treasury shares as if Section 561(1)
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of the 2006 Act did not apply to any such allotment or sale, such power to be: -

a. limited to the allotment of equity securities or sale of treasury shares:

{i) in the event that the Acquisition has not taken place in accordance with
its terms up to a maximum aggregate nominal amount of £9,829,684; or

{ii) in the event that the Acquisition has taken place in accordance with its
terms, up to a maximum aggregate norminal amount of £10.885,878;
and

b. used only for the purposes of financing {or refinancing, if the autharity is
to be used within six months after the eriginal transaction) a transaction
which the Directors determine to be an acquisition or other capitat
investrment of akind contemplated by the Statement of Principles on
Disapplying Pre-Emption Rights most recently published by the Pre-
Emption Groug prior to the date of this notice.

provided that this power shall expire at the end of the next Annual General
Meeting of the Company (or, if earlier, on the date which is 15 months after
the date of this Annual General Meeting) but, in each case, prior to its expiry
the Company may make offers, and enter into agreements which would, or
might, require equity securities to be allotted {and treasury shares to be sold}
after the authority expires and the Directors may allot equity securities (and
sell treasury shares) under any such offer or agreement as if the authority in
questien had not expired.

19. That the Company be and is hereby generally and vnconditionally authorised,
in accordance with Section 701 of the 2006 Act, to make market purchases
(within the meaning of Section 693({4) of the 2006 Act) of ordinary shares
of 10p each in the capital of the Company {‘ordinary shares’) on such terms
and in such manner as the Directors may from time to time determine
provided that:

a. the maximum aggregate number of ordinary shares authorised to be
purchased is:

(i} inthe event that the Acquisition has not taken place in accardance with
its terms, 98,296,840; or

(i} in the event that the Acquisition has taken place in accordance with its
terms, 108,858,780:

b. the minimum price which may be paid for an ardinary share is 10p
being the nominal amount thereof (exclusive of expenses payable by
the Company};

c. the maximum price which may be paid for an ordinary share {exclusive of
expenses payable by the Company) cannot be more than the higher of:

{i) 105% of the average market value of an ordinary share as derived from
the London Stock Exchange’s Daily Official List for the five business
days prior to the day on which the ordinary share is contracted to be
purchased; and

{i) the value of an ordinary share calculated on the basis of the higher of:
(A) the last independent trade of; or (B) the highest currentindependent
bid for, any number of ordinary shares on the trading venue where the
market purchase by the Cormpany will be carried cut; and

d. this authority shall expire at the conclusion of the next Annual General
Meeting of the Company {or, if earlier, on the date which is 15 months after
the date of this Annual General Meeting) except that the Company may
before such expiry make a contract to purchase its own shares which will or
may be completed or executed wholly or partly after such expiry and the
Carnpany may purchase its ordinary shares pursuant to such contract as it
this authority had not expired.

- 20. That the Cornpany is authorised to call any general meeting of the Company

other than the Annual General Meeting by notice of at least 14 clear days
during the period beginring on the date of the passing of this resclution
and ending on the conclusion of the next Annual General Meeting of
the Company.

By arder of the Board

ladzia Duzniak
. Company Secretary
. 24 May 2023
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Notice of Annual

General Meeting
continued

Notes to the Notice of the Annual General Meeting:

U]

i)

{iii)

{iv)

v
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Shareholders entitled to attend and vote at the meeting may appoint ane
or mare proxies (who need not be shareholders) to attend, speak and vote
on their behalf, provided that each proxy is appointed to exercise the rights
attaching to the different shares held by hirm or her.

Your proxy could be the Chair, another Director of the Company or ancther
person who has agreed to attend and represent you. Your proxy will vote
as you instruct and must attend the meeting for your vote to be counted.
Detaiis of how to appoint the Chair (or another person) as your proxy are
set outin the notes to the proxy form.

Any person to whom this Notice is sent who is a person nominated under
Section 146 of the 2006 Act to enjoy information rights (a ‘Norminated
Perscn’) may, under an agreement between him/her and the shareholder
by whom he/she was nominated, have a right to be appointed {or to have
someone else appointed) as a proxy for the Annual General Meeting. If a
Nominated Person has no such proxy appointment nght, or does not wish
to exercise it, he/she may, under any such agreement, have a right to give
instructions to the shareholder as to the exercise of voting rights.

The statement of rights of shareholders in relation to the appointment
of proxies in paragraph (i} above does not apply to Norminated Perscens.
The rights described in that paragraph can only be exercised by
sharehclders of the Company.

To have the right to attend and vote at the meeting you must hold ordinary
shares in the Company and your name must be entered on the share
register of the Comgpany in accordance with note (vi} below.

You will not have received a hard copy praxy form for the Annual General
Meeting in the post. You can instead submit your proxy vote electronically
by accessing the shareholder portal at www.signalshares.com, logging in
and selecting the *Vote Online Now' link. You will require your username
and password in order to log in and vote. If you have fargotten your
username or password you can reguest a reminder via the shareholder
portal. If you have not previously registered to use the portal you will
require your investor cede {'IVC'} which can be feund on your share
certificate or dividend notification. Proxy votes should be submitted as
early as possible and in any event, no {ater thar 10.00 am on 10 july 2023
(or, in the event of an adjournment, not less than twa business days before
the stated time of the adjourned meeting).

You may request a hard copy proxy form directly frorn the Registrars, Link
Group by emailing shareholderenquiries@linkgroup.co.uk cor by post at Link
Group, Central Square, 29 Wellington Street. Leeds, LS14DL. To be valid,
any hard copy proxy form must be received by post or (during normal
business hours only} by hand at the Company's registrars, Link Group,
Cenitral Square, 29 Wellington Street, Leeds, LS14DL by no later than
10.00 am on 10 July 2023 (or, in the event of an adjournment, not less than
two business days before the stated time of the adjourned meeting).

To be valid, Forms of Proxy {and the power of attorney or other authority, if
any, under which it is signed or a notarially certified copy thereof) must be
completed and signed and received by Link Group at PXS1, Central Square,
29 Wellington Street, Leeds, LS1 4DL as scon as possible but, in any event,
so as to arrive ne later than 10.00 am on 10 July 2023 (or, in the event of an
adjournment, not less than two business days before the stated time of the
adjourned meeting).
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Where you have appointed a proxy using the hard copy proxy forrm and
would like to change the instructions using another hard copy proxy form,
please contact Link Group at PXS1, Central Square, 29 Wellington Street,
Leeds, |.514DL. The deadiine for receipt of proxy appointments (see
above) also applies in relation to amended instructions.

Completien and return of a proxy form will not preclude members from
attending and voting at the meeting should they wish to do sa.

Any attempt to terminate or amend a proxy appointment received

after the relevant deadline will be disregarded. Where two or more valid
separate appeintments of proxy are received in respect of the sarme share
inrespect of the sarme meeting, the one which is last sent shall be treated
as replacing and revoking the other or others.

If you need help with voting oniine, or require a paper proxy

form, please contact our Registrar, Link Group by email at:
shareholderenquiries@linkgroup.co.uk, or you may call Link on 0371664
0391if calling from the UK, or +44 (0) 371 664 0391 f calling from outside
of the UK. Calls are charged at the standard geographic rate and will vary
by provider. Calls outside the United Kingdor will be charged at the
applicable international rate; lines are open 9.00am to 5.30pm, Monday te
Friday excluding public helidays in England and Wales.

The time by which a person must be entered on the register of membersin
arder to have the nght to attend or vote at the meeting is close of business
on 10 July 2023 If the meeting is adjourned, the time by which a person
must be entered on the regster of members in order to have the right to
attend or vote at the adjourned meeting is close of business on the day
that is two business days before the date fixed for the adjourned meeting.
Changes tc entries on the register of members after such times shall be
disregarded in determining the rights of any person to attend or vote at
the meeting,

CREST members who wish to appoint a proxy or proxies by utilising the
CREST electronic proxy appointment service may do so by utilising the
procedures described in the CREST Manual. CREST Personal Members or
other CREST sponsored members, and those CREST members who have
appointed a voting service provider{s), should refer to their CREST sponsor
or voting service provider(s), who will be able to take the appropriate action
on their behalf.

In order for a proxy appointment or instruction made by means of CREST
to be valid, the appropriate CREST message (a ‘CREST Proxy Instruction’)
must be properly authenticated in accordance with Euraclear UK &
International’s specifications and must contain the information required
for such instructions, as described in the CREST Manual. The message,
regardless of whether it constitutes the appointment of a proxy or an
amendment to the instruction given to a previously appointed proxy, must,
in order to be valid, be transmitted so as to be received by the issuer's
agent (ID number RA10) by 10.00 am on 10 July 2023 {or, in the event of
an adjournment, not less than two business days before the stated time of
the adjourned rmeeting).

For this purpose, the time of receipt will be taken to be the time (as
determined by the timestamp applied to the message by the CREST
Applications Host) from which the issuer's agent is able to retrieve the
message by enquiry to CREST in the manner prescribed by CREST.




{ix}

{x)

{xi)

(xti)

(xiif)

(xiv)

{xv)

The Company may treat as invalid a CREST Proxy Instruction in the
circumstances set out in Regulation 35(5){a) of the Uncertificated
Securities Regulations 2001.

CREST members and, where applicable, their CREST spansors or voting
service providers should note that Euroclear UK & International does not
make available special procedures in CREST for any particular messages.
Normal systern tirmings and limitations will therefore apply in relation

to the input of CREST Proxy Instructiens. Itis the responsibility of the
CREST member concerned to take {or, if the CREST memberisa CREST
personal member or sponsored member or has appointed a vating
service provider(s), to procure that his or her CREST spensor or veting
service provider(s) take{s)) such action as shall be necessary to ensure
that a message is transmitted by means of the CREST systemn by any
particular time.

In this connection, CREST members and, where applcable, their CREST
SpONSors or voting system providers are referred, in particular, to those
sections of the CREST Manual concerning practical imitations of the
CREST system and timings.

Any corporation which is a member can appoint one or more corporate
representatives who may exercise onits behalf all of its powers as a
member provided that they do not do so in relation to the same shares.

You may not use any electronic address provided either in this Notice of
Annual General Meeting or any related decuments (including the form of
proxy) to communicate with the Company for any purposes other than
those expressly stated.

As at 23 May 2023 (being the closest practical business day before the
publication of this Notice), the Company's issued share capital consisted of
982,968,464 ordinary shares carrying one vote each.

Members satisfying the thresholds in Section 527 of the 2006 Actcan
require the Company to publish a staternent on its website setting out any
matter relating to:

a. the audit of the Company's accounts {including the Auditor's report and
the conduct of the audit) that are to be laid before the meeting; or

b. any circumstances cennected with an auditor of the Company ceasing
to hold office since the last Annual General Meeting, that the members
propose to raise at the meeting.

The Company cannot require the members requesting the publication
to pay its expenses. Any statement placed on the website must also

be sent tc the Cornpany’s auditor no later than the time it makes its
staternent available on the website. The business which may be dealt
with at the meeting includes any statement that the Company has been
required to publish on its website.

Any member attending the meeting has the right to ask questions.

The Company must cause to be answered any such question relating to
the business being dealt with at the meeting but no such answer need be
givenif:

a. to do so would interfere unduly with the preparation for the meeting or
involve the disclosure of confidential information;

b. the answer has already been given on a website in the form of an
answer to a guesticn; or

N

. it is undesirable in the interests of the Company or the good order of the
meeting that the question be answered.
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A copy of this Netice, and other information required by Section 311A of the

2006 Act, can be found at www.londonmetric.com.

The following documents are available for inspection at the registered

office of the Company during normal business houss on each weekday

{public holidays excluded) from the date of this Notice until the conclusion

of the Annual General Meeting and at the place of the Annual General

Meeting for 15 minutes prior to and during the meeting:

a. copies of the Executive Directors’ service contracts with the Company;
and

b. copies of letters of appointment of Non Executive Directors; and

¢ acopy of the Articles of Assaciation of the Company.

Should a shareholder wish to inspect any of these documents please

submit a request to info@londonmetric.com.

{xviii) Inthe case of joint registered holders, the signature of one holderon a

(xix)

{xx}

proxy card will be accepted and the vote of the seniar helder who tenders
a vote, whether in person or by proxy, shall be accepted to the exclusion

of the votes of the other joint helders. For this purpese, seniority shall be
determined by the order in which names stand on the register of members
of the Company in respect of the relevant joint holding.

Voting on all resolutons at the Annual General Meeting will be by way of
poll. The Company believes that thisis the best way of representing the
view of as many shareholders as possible in the voting process.

This Notice (including these notes) reflects the intention of the Board

with respect to the AGM given the law in force, and relevant guidance,

as at the latest practicable date before the publication of this Notice.
Shareholders should check our website to ensure they have the most up to
date information available regarding the AGM.

Explanatory notes:

The information below is an explanation of the business to be considered at the
 Annuat General Meeting.

' Resolution 1 - To receive the Annual Report and Accounts

The Chair will present the Annual Report and Accounts for the year ended
31March 2023 to the meeting. Resolution 1is to receive the Report of the

+ Directors, the finandial staternents and the Independent Auditor's report on
i the financial staterents and on the auditable part of the Annual Report on

' Remuneration for the financial year ended 31 March 2023.

Resolution 2 — Annual Report on Remuneration

" Resolution 2 is an ordinary resclution to approve the Annual Repart on

Remuneration retating to the implemnentation of the Company’s existing

" Remuneration Policy, which was last approved at the Company’s 2020

Annual General Meeting. Section 439 of the 2006 Act requires UK-
 incarporated listed companies te put their Annual Report on Remuneration
: 1o an advisory shareholder vote. As the vote 1s advisory it does not affect the
actual remuneration paid to any individual Director. The Annual Report on

" Remuneration is set out in full in the Annual Report and Accounts.

LondonMetric Property Plc Annual Report and Accounts 2023
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General Meeting
continued

Resolution 3 — Directors' Remuneration Policy

Resolution 3 is an ordinary resolution to approve a new Directors’ Remuneration
Pelicy (which will replace the Company's existing Remuneration Policy).
Shareholders are invited to approve the Directors' Rernuneration Policy which

is set cut on pages 144 to 157 of the Annual Report and Accounts {the 'Policy ).
The Policy, which sets out the Company's forward looking policy on Directors'
remuneration, is subject to a binding shareholder vote by ordinary resolution at
least every three years.

Once the Policy has been approved, all payments by the Company to the
Directors and any former Directors must be made in accordance with the Policy
(unless a payment has separately been approved by shareholder resolution).

If the Company wishes to change the Policy, it will need to put a revised
Directors' Rernuneration Policy to a shareholder vote again before it can
implement any payments pursuant te an amended Directors’ Remuneration
Policy . If the Policy remains unchanged, the 2006 Act requires the Company to
put the Policy to shareholders for approval again no later than at the Company's
2026 Annual General Meeting.

Resolutions 4 and 5 — Reappeintment of auditors

Resolution 4 relates to the reappointment of Deloitte LLP as the Company’s
auditor to hold office until the next Annual General Meeting of the Company and
Resolution 5 authorises the Directors to set their remuneration.

Resolutions 6 to 14 — Re-election and election of Directors

Resolutions & to 14 deal with re~electicn and election of the Directors (as
applicable). Biographies of each of the Directors seeking re-election and election
can be found on pages 108 and 109 of the Annual Report and Accounts.

The Board has confirmed, following a performance review, that all Directors
standing for re-election or election continue to perform effectively and
demonstrate commitrent to their role.

Proposed acquisition of CT Property Trust Limited

On 24 May 2023, the Company announced that it had reached agreerment on
the terms of arecommended offer pursuant te which the Company will acquire
the entire 1ssued, and to be issued, share capital of CT Property Trust Limited
(the "Acquisition’). If the Acquisition becomes effective, the consideration to be
paid to the shareholders of CT Property Trust Limited will be satisfied by way

of anissue of new ordinary shares in the capital of the Company. Accordingly,

if the Acquisition becomes effective, the Company will issue approximately
105,619,395 new ordinary shares in or around early July 2023 and the total issued
share capital of the Company wil be increased to approximately 1,088,587,859.
Resolutions 15, 17,18 and 19, are proposed in a manner which accommaodates
whether or not the Acquisition is approved and otherwise becomes effective.

Resolution 15 — Allotment of share capital

At the last Annual General Meeting of the Company the Directors were given
authority to allot ordinary shares in the capital of the Company. This authority
expires at the conclusion of the Annual General Meeting {or, if earlier, on the date
which is 15 moenths after the date of the Annual General Meeting).

Your Board considers it appropriate that a similar authority be granted to allot
ordinary shares in the capital of the Company up to a maximum nominal
amount of (i} £32,765,615 in the event that the Acquisibon has not taken place in
accordance with its terms; or (i) £36,286,261in the event that the Acquisition has
taken place in accordance with its terms, {representing approximately one third
of the Company's issued ordinary share capital (i} as at 23 May 2023 in the
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event that the Acquisition has not taken place in accordance with its terms,; ot

(ii} following completion of the Acquisition, in the event that the Acguisition has
taken place in accordance with its terms) during the period up to the conclusion
of the next Annual General Meeting of the Company. Such authority is sought in
paragraph 15a of Resolution 15.

In accordance with the guidelines issued by the Investrent Association,

. paragraph 15b of Resolution 15 will allow Directors to allot, including the

shares referred toin paragraph 15a of Resolution 15, shares in the Company in
connection with a pre-emptive offer by way of a rights issue to shareholders

up to a maximum neminal amount of (i} £65,531,230 in the event that the
Acquisition has not taken place in accordance with its terms; or (i) £72,572,523
in the event that the Acquisition has taken place in accordance with its terms,
representing approximately two thirds of the issued ordinary share capital of the
Company (i} as at 23 May 2023 in the event that the Acquisition has not taken
place in accordance with its terms; or (ii) following completion of the Acquisition,
in the event that the Acquisition has taken place in accordance with its terms.

Your Board considers it appropriate to seek this additicnal allotrment autherity

at the Annual General Meeting in order to take advantage of the flexibility it
offers. However, the Board has no present intention of exercising either authority
(exceptin refation to the Company's scrip dividend scheme and its share
schemes). If they do exercise the autharity, the Directors intend to follow best
practice as regards its use, as recommended by the Investment Association.

As at the date of this Natice the Company does not hold any ordinary sharesin
the capital of the Company in treasury.

Resalutions 16 — Approval of the LondonMetric Property Plc 2023 Lang Term
Incentive Plan

The LondonMetric Property Plc Long Term Incentive Plan adopted in 2013
{the 2013 LTIP') is due to expire on 10 july 2023, As a result, the Company's
Remuneration Committee proposes to seek shareholder approval for the
new LandonMetric Property Ple 2023 Long Term Incentive Plan (the 2023
LTIP") which, if approved, would replace the 2013 LTIP for future long term
incentive awards.

The 2023 LTtP is based on the 2013 LTIP, but has been updated to reflect
changes in the proposed Policy and corporate governance best practice.

In particular, the limit on individual award levels has been increased in line with
the proposed Policy.

Resolution 16, which approves the 2023 LTIP, is proposed as an ordinary
resolution. The principal terms of the 2023 LTIP are summarised in the Appendix
to this Notice on pages 230 to 231 of the Annual Report and Accounts.

" Resolutions 17 and 18 — General and additicnal authority to disapply pre-
" emption rights

At the last Annual General Meeting of the Company the Directors were also
given authority to allot equity securities for cash without first being required 1o
offer such shares to existing sharehalders. This authority expires at the conclusion

" of the Annual General Meeting (or, if earlier, on the date which is 15 meniths after
* the date of last year's Annual General Meeting).

The passing of Resolutions 17 and 18 would allow the Directors to allot equity
secunities {or sell any shares which the Company may purchase and hold in
treasury) without first of fering them to existing holders in proportion to their
existing holdings.

[o;donMetric Praperty Plc Annual Report and Accounte 2027377
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The authority set out in Resolution 17 is limited to: (a) allotments or sales in
connection with pre-emptive offers and offers to holders of other equity
securities if required by the rights of those shares; or (b) ctherwise than in
connection with a pre-emptive offer, up to an aggregate nominal amount of
£9,829 684 (representing 98,296,840 ordinary shares} in the event that the
Acquisition has not taken place in accordance with its terms; or (i} £10,885,878
{representing 108,858,780 ordinary shares} in the event that the Acquisition
has taken place in accordance with its terms. This aggregate nominal amount
represents approximately 10% of the issued ordinary share capital of the
Company (it as at 23 May 2023 in the event that the Acquisition has not taken
place in accordance with its terms; or (ii} following completion of the Acquisition,
in the event that the Acquisition has taken place in accordance with its terms.

The autharity set outin Resolution 18 is limited to allotrments or sales of up to an
aggregate nominal amount of (i) £9,829,684 (representing 98,296,840 shares)
in the event that the Acquisition has not taken place in accordance with its terms;
or (i) £10,885,878 (representing 108,858,780 ordinary shares) in the event that
the Acquisition has taken place in accordance with its terms, in addition to the
authority set out in Resolution 17 which is te be used only for the purposes of
financing {or refinancing, If the authority is to be used with:n six months after

the original transaction) a transaction which the Directors determine to be an
acquisition or other capital investment of a kind contemplated by the Staternent
of Principles on Disapplying Pre-Emption Rights mostrecently published by the
Pre-Emption Group pricr to the date of this notice (the ‘Staternent of Principles').

This aggregate nominal amount represents approximately an additional 10%
of the issued ordinary share capital of the Company (i) as at 23 May 2023 in the
event that the Acquisition has not taken place in accordance with its terms; or
(1) following completion of the Acquisition, in the event that the Acquisition has
taken place in accordance with its terms.

The Statement of Principles state that, in addition to the standard annual
disappilication of pre-emption rights which permits companies to issue for cash
on anon-pre-emptive basis equity securities representing no more than 10

% of the Company's 1ssued ordinary share capital, the Pre-Empticn Group is
supportive of extending the general disapplication power by an amount equal

to 10 % of a company's issued ordinary share capital for certain purposes.

In accordance with the pravisions of the Staterment of Princples, the Company
confirms its intention that the additional power sought by the Company pursuant
to this resolution {equal to 10 % of the issued ordinary share capital of the
Company} can be used in connection with one or more acquisitions or specified
capital iInvestments, which are announced contemporanecusly with the relevant
issue. The Pre-Ernption Group recommends that this additional 10 % authority
be sought In a separate resolution, which is the approach the Company has taken.

Resolution 19 — Authority to purchase own shares

Resolution 19 gives the Company authority to buy back its own ordinary shares
in the market as permitted by the 2006 Act. The authority limits the number
of shares that could be purchased to a maximum of: (i)98,296,840 shares

in the event that the Acquisition has not taken place in accordance with its
terms; or (i} 108,858 780 shares in the event that the Acquisition has taken
place in accordance with its terms, {representing approximately 10% of the
Company's issued ordinary share capital (i) as at 23 May 2023.in the event that
the Acquisition has not taken place in accordance with its terms; or {ii) following
completion of the Acquisition, in the evenit that the Acquisition has taken

place in accordance with its terms} and sets minimum and maximum prices.
This authority will expire at the conclusion of the next Annual General Meeting of
the Company.
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The Directors have ne present intention of exercising the authonty to purchase
the Cornpany's ardinary shares but will keep the matter under review, taking

into account the financial rescurces of the Company, the Cornpany’s share

price and future funding opportunities. The authority will be exercised only

after consideration by the Directors of the effect on net asset value and if the
Directors believe that to do so would be in the interests of shareholders generally.
Any purchases of ordinary shares would be by means of market purchases
through the London Stock Exchange.

Listed compantes purchasing their own shares are allowed to hold themin
treasury as an alternative to cancelling them. No dividends are paid on shares
whilst held in treasury and no voting rights attach to treasury shares.

If Resolution 19 is passed at the Annual General Meeting, it is the Company's
current intenition to hold in treasury the majority of the shares it may purchase
pursuant to the authority granted to it. However, In order te respond property
to the Company's capital requirements and prevailing market conditions,

the Directors wilt need to reassess at the time of any and each actual
purchase whether to hold the shares in treasury or cancel them, provided it

is permitted to do so. The Company may hold a maxirum of up to 10% of

its issued share capital in treasury in accordance with guidelines issued by the
investrnent Association.

As at 23 May 2023 (the latest practicable date before publication of this Notice),
there were share awards over 5,443,328 ordinary shares in the capital of the
Company representing approxirately (i) 0.55% of the Company's issued
crdinary share capital, in the event that the Acquisition has not taken place in
accordance wrthits terms; or (i} 0.50% of the Company's issued crdinary share
capital, in the event that the Acquisition has taken place in accordance with its
terms. If the authority to purchase the Company’s ordinary shares was exercised
in full, these awards would represent approximately (i} 0.62% of the Company's
issued ordinary share capital, in the event that the Acquisition has not taken place
in accordance with its terms; or {ii) O 56% of the Company's issued ordinary
share capital, in the event that the Acquisition has taken place in accordance with
Its terms.

Resolution 20 — Notice period for general meetings

It 1s proposed in Resalution 20 that shareholders should approve the continued
ability of the Cormnpany to hold general meetings other than the Annual General
Meeting on 14 clear days’ notice.

This reselution is required under Section 307A of the 2006 Act. Under that

section, a traded company which wishes to be able to call general meetings

{other than an Annual General Meeting} on 14 clear days’ notice must obtain
shareholders” approval. Resolution 20 seeks such approval.

The resolution is valid up to the next Annual General Meeting of the Cormpany
and needs to be renewed annually. The Company will also need to meet the
requirements fer voting by electronic means under Section 307A of the 2006
Act before it can call a general meeting on 14 days’ notice.

The shorter notice peried would not be used as a matter of routine for general
meetings, but only where the flexibility is merited by the business of the meeting
and is thought to be to the advantage of shareholders as a whole.
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Appendix

The London Metric Property Plc 2023 Long Term Incentive Plan

Resolution 16 seeks shareholder approval for the adoption of the LondonMetric
Property Plc 2023 Long Term Incentive Plan (the 'Plan’}. The principal purpose
of the Plan s to provide a long term incentive to senior managernent which is
aligned as closely possible to the interests of shareholders.

The draft ruies of the Plan are available forinspection on the National Storage
Mechanism at https:/data fca.org.uk/#/nsm/nationalstoragemechanism from
the date of sending this docurnent. The draft rules will also be available for
inspecticn at the place of the Annual General Meeting convened for 12 July 2023
from at least 15 minutes prior to the appointed time for the meeting until the
meeting is concluded or adjourned.

(a) Eligibility

All employees of the Company and its subsidiaries from time to time (the
‘Group’), including Executive Directors, are eligible to participate in the Plan at the
discretion of the Remuneration Committee.

(b} Grant of awards

The Plan provides for the grant of nil cost options {'Awards’) aver ordinary shares
in the capital of the Company {‘ordinary shares’). Awards may also be structured
as conditional rights t¢ acquire erdinary shares, or to receive a cash payment,

The price (if any) at which a participant may acquire ordinary shares on the
exercise or vesting of an Award under the Plan will be determined by the
Remuneration Committee on the date of grant and may, if the Remuneration
Committee sees fit, be nil or equal to the neminal value of an ordinary share.

Awards rmay be granted during the pericd of {i} 42 days following shareholder
approval of the Plan or an amendment te the Plan: (i) 42 days following the
announcement of the Company's final or interim results for any financial period;
or {iii} 42 days following the cccurrence of an event which the Rermuneration
Committee considers to be exceptianal. tf any of the above periods is within a
period when share dealings are restricted, then Awards may be granted within 42
days of the end of that period.

No Awards may be granted rore than ten years after the date on which the Plan
's approved by the Company's shareholders.

Awards may be granted over newly issued ordinary shares, treasury shares or
ordinary shares purchased in the market.

Awards will not form part of a participant’s pensicnable earnings. Awards are
not transferable {other than on death) without the consent of the Remuneration
Committee. No payment will be required for the grant of an Award.

{c} Vesting

The Remuneration Committee will determine at the date of grant when and
how Awards will vest. Ordinarily, Awards will vest on the third anniversary of
grant subject to {i} the participant remaining an employee or director of a Group
company, and (i) the satisfaction of performance targets measured over three
consecutive financial years. The period frem the date of grant until the date of
vesting shall be known as the ‘'Vesting Period’.

The first tranche of Awards to be granted under the Plan will vest subject
to the performance conditions set out on pages 160 to 161 of this report.
Subsequent Awards may be subject to different performance conditions,
which will be determined at the time of their grant at the Remuneration
Committee's discretion.
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If events occur which cause the Remuneration Committee to reasonably

believe that the ariginal performance conditions are no longer a farr measure of
perforrnance, then the conditions may be amended or waved in such manner as
may be falr and reasonable in the Remuneration Cormmittee’s discretion.

tn addition, the Remuneration Committee retains discretion te adjust the level
of vesting of Awards upwards or downwards if in its opinion the level of vesting
resulting from the application of any applicable performance conditions is not a
fair and accurate reflection of business performance, the participant's personal
performance and such other factors as the Remuneration Cornmittee may
censider appropriate.

(d) Holding peried

At the discretion of the Remuneration Committee, Awards may be granted
subject to a holding period following Vesting during which any vested and
exercised Awards cannot normally be sold or otherwise disposed of except for
tax arising on vesting or exercise.

In the event of cessation of employment, the participant will normally remain
subject to any post-vesting holding requiremnents.

(e) Dividends

If the Rernuneration Committee so determines (in its absolute discretion)
participants wili be entitled to receive additional ordinary shares {or cash)
representing the vatue of dividends declared during the Vesting Period on the
number of ordinary shares subject to the participant’s Award which have vested.
Any ordinary shares so awarded will not count towards the individuat limits
sumrmarised in paragraph (g) nor the company limits surmmarised in paragraph
(h) below.

(f} Malus and clawback

The Remuneration Committee may decide, at the vesting of an Award or at any
tme before, that the number of crdinary shares subject to the Award shall be
reduced (including to nil) on such basis that the Remuneration Committee inits
discretion considers to be fair and reasonable in the following circumstances:

+ discovery of a material misstatement resulting in an adjustment in the audited
accounts of the Group or any Group company’

the assessment of any performance condition or condition in respect of an
Award was based on error, or inaccurate or misleading information;

+ the discovery that any information used to determine an Award was based on
error, or inaccurate or misleading informatien;

action or conduct of a participant which amounts to fraud or gross misconduct;

+ events or the behaviour of a participant have led to the censure of a Group
company by a regulatory authority or have had a significant detrimental
impact on the reputation of any Group company provided that the Board
is satisfied that the relevant partipant was responsible for the censure
or reputational damage and that the censure or reputational damage is
attributable to the participant; and/or

+ where, as a result of an appropriate review of accountability, the Rermuneration
Committee determines that the participant has caused wholly or in part a
corporate failure of the Company.

The Remuneration Committee may apply clawback to all or part of a participant's
Award in substantially the sarme circumstances as apply to malus (as described
above) during the two years following the vesting of an Award. Clawback may

be effected, among other means, by requiring the transfer of ordinary shares,
payment of cash or reduction of Awards on such basis that the Remuneration
Committee in its discretion considers to be fair and reasonable.
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(g} Individual limits

The aggregate market value of ordinary shares subject to Awards granted toan
eligible employee under the Plan in any financial year will not exceed 225% of
that person's gross annual salary (as at the date of grant) ar 235% of that person's
gross annual salary (as at the date of grant) in exceptional circumstances on
recruitnent. The Remuneration Committee has discretion to determine the size
of an Award granted to any individual under the Plan within this maxirmum limit.

In applying the above limit, no account will be taken of ordinary shares which are
issued and which represent the value of dividends declared during the Vesting
Pericd on the number of ordinary shares which are subject to a participant's
Award and which have vested.

In order to caiculate the size of an Award for the purposes of this limit, market
value will be determined by reference to the Cornpany's share price averaged
over five dealing days prior to (but not including) the relevant date of grant, ar
such other basis as the Remuneration Committee {in its absolute discretion)
sees fit.

(h) Plan limits

The number of ordinary shares in respect of which Awards to subscribe for
ordinary shares may be granted on any date shall be limited so that the total
number of ordinary shares issued and tssuable in respect of Awards granted
under the Plan {and any cther executive (discretionary) share scherne operated
by the Cornpany) in any ten-year period is restricted to 5% of the Company's
issued ordinary shares, calculated at the relevant time.

The number of ordinary shares in respect of which Awards to subscribe for
crdinary shares may be granted en any date shall be iimited so that the total
number of ordinary shares issued and issuable in respect of Awards granted
under the Plan {and any other share scherme operated by the Company) in any
ten-year period is restricted to 10% of the Company's issued ordinary shares,
calculated at the relevant time.

For the purposes of these limits, no account will be taken of aptions ar awards
which have lapsed, been surrendered or otherwise become incapable of exercise
or vesting. Treasury shares will be Ureated as newly issued ordinary shares for

the purposes of this limit for as long as this is required by institutional investor
guidelines, but {for the avoidance of doubt) ordinary shares acquired in the
market will not.

In addition, no account will be taken of crdinary shares which are issued and
which represent the value of dividends declared during the Vesting Period on the
nurnber of ordinary shares subject to the participant's Award which have vested.

(i) Manner of exercise/allotment

Within 30 days of vesting and/or the receipt of a notice of exercise (or ‘call’) of
an Award, together with a payment (or arrangements to pay) for the aggregate
exercise price due {if any) and a payment {or arrangements to pay) for any
income tax and employee social security contributions (or similar liabilities) due,
the ordinary shares in respect of which the Award has vested or been exercised
must be issued by the Company or the Company must pracure their transfer
{which for the purposes of the Plan includes the transfer of ordinary shares

out of treasury) to the participant or their nominee and shall issue a definitive
certificate in respect of the ordinary shares allotted or transferred. Shares issued
or transferred by the Company on the exercise and/or vesting of Awards will rank
pari passu with existing ordinary shares.

{j) Terminaticn of employment

Unvested Awards granted under the Plan will normally lapse on cessation of
employment. However, if a participant is a 'good teaver' i.e.if they die or leave
employment through inpry, L health or disability, redundancy, retirernent or
because their employing company or business in which they work 1s sold out of

the Company's group or far any other reason approved by the Remuneration
Committee {in its absolute discretion), then the Remuneration Committee may
permit that participant {or their personal representatives as the case may be) to
retain the unvested Award and permit vesting/exercise subject to the satisfaction
of the performance conditions and a pro-rata reduction for the time that has
elapsed since the relevant date of cessation. The Remuneration Committee also
reserves the right to permit vesting/exercise subject to a lesser reduction {or none
at all) than that calculated by applying a pro-rata reduction.

Alternatrvely, the Remuneration Committee may, in its discretion, permit some
or all of the unvested Awards held by a'gocd leaver' to immediately vest and/
or be exercised during a limited period following cessation, having regard to the
achievement of the performance conditions and the period of time that has
passed since the relevant date of grant.

if a participant ceases employment in any circumstances other than the 'good
leaver’ circumstances described above then all their Awards {vested and
unvested) willlapse on such cessation.

(k) Change of control

H a change of control event occurs, such as a takeover, or other capital event,

the Remuneration Committee will determine the extent to which subsisting
unvested Awards will vest and, in the case of options, become exercisable, by
reference to the extent to which performance conditions have been satisfied
(taking inte accounit the reduced performance period} and pro-rating Awards

to take into account the period which has elapsed since the date of grant.

The Remuneration Cormnmittee may, if it sees fit, permit vesting on an alternative
basis. including, but not limited to, full vesting.

{1} Variation of ordinary share capital

In the event of a capitalisation issue or offer by way of rights {including an open
offer), a special dividend or a demerger, or upon any censclidation, subdivision
or reduction or other variation of the Company's capital, the number of ordinary
shares subject to an Award and/or the exercise price (if any) may be adjusted in
such manner as the Remuneration Committee shall, inits opirien, consider fair
and reasonable.

{m} Amendments and general
The Plan may be amended by the Board in any way provided that:

(i) noamendment, addition or deletion may nermally be made to the Plan
which would materially prejudice the interests of participants in relation to
Awards already granted to themn unless the sanction of at least 75% of the
participants (by value of subsisting Awards) has been obtained, and

(i) allamendments to the advantage of participants to the provisions relating to
the definition of eligible employee, limits on the number of ordinary shares
subject to the Plan, the maximum entitlernent for any one participant or
the basis for determining a participant's entitlernent te and the terms of
ordinary shares to be provided and adjustment thereof, if any, in the event
of a capitalisation issue, rights issue, subdivision or consolidation of ordinary
shares or reduction of capital or any other variation of capital will require
the prior consent of the Company in general meeting unless they are minor
amendments ta benefit the administration of the scheme or to obtain
or maintain favourable tax, exchange control or regulatery treatment for
participants, the Company or a member of the Group.

The Board may amend the Plan by way of separate schedules to enable it to be

operated overseas, provided that the terms of the separate schedules are not
overall more favourable than the terms of the Plan.
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REIT status and taxation

As a UK REIT, the Group is exempt from
corporation tax on rental income and UK
praperty gains. Dividend payments to
shareholders are split between Property
Income Distributions ('PIDs’) and non PIDs.

For most shareholders, PIDs will be paid after
deducting withholding tax at the basic rate.
However, certain categories of shareholder are
entitled to receive PIDs without withholding tasx.
principally UK resident companies, UK public
bodies, UK pension funds and managers of

ISAs, PEPs and Child Trust Funds. Thereis a

form on the Cormpany’s website for shareholders
to certify that they qualify to receive PIDs
without withholding tax.

Payment of dividends

Shareholders who would like their dividends
pawd direct to a bank or building society account
should notify Link Group. Tax vouchers will
continue to be sent to the shareholder's
registered address.
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