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Overview

Our purpose

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.
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Manage

Manage & enhance
responsibly 1o improve
our assets and help
occupiers thrive
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Own

Own desirable real
astafte that meets
occupiers’ needs
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Generate

Generate reliable,
repetitive and growing
income-led total returns

We explain over the
following pages how

we retain our core focus,
but continue to adapt

to market conditions.
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Collaborate

Maximise our expertise
and relationships o
build on our position as
pariner of choice

' Graphic ]
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See our business modet fo find out
about how this crecies value page 22
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Overview

Own desirable real estate

What this means —
to our business

%

Graphic
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see Property review page 26

Aligning the portfolio to the right side
of longer term macro and structural
trends shaping real estate.

Owning quality assets, with

high occupier appeal, in good
locations, that deliver reliable and
growing income.

Growing exposure fo urban logisfics,
where there are strong demand/supply
dynamics and high infrinsic vaiues.

Adding fo our long income portfolio
which offers attractive long-let and
index linked income.

Delivering enhancements,
synergies and income growth

from our Mucklow acquisition in
the year, which significantly added
to our urban logistics and long
income exposure,

Highlights

Urban logistics exposure, Total acquisitions, including
up from 27% the Mucklow portfolio
Longincome exposure, Percentage of income

up from 22% subject to contractual uplifts

LendonMetric Property Pic
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- Amazon in Warrington

. Our 357,000 sq ft regional
distribution warehouse
l m ¢!

Costco in Coventry

Qur 125,000 5q ft long income
asset, acquired through the
Mucklow acquisition and
Is f 1harthen
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Responsible Bedford Link

As we progress the nexl phase
of development at Bedford
wio re looking to onroee
further our ‘Responsible
Building' credentials.
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See Bediord Logislicy case study page 33
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Cur occupier activity

130 lettings. regears and
rent reviews in the year
cob RN T QS e s
occupiers. These deals
acrerzten 222 milon

fimonaliro e,

Lettings at Bedford Link

we let three distribution
warehouses totalling
188,000 sq ft. completing

. lettings on phase cne

ol "he developmen:
ool rnhieving a Wl ]

ol Taye
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Overview

Manage and enhance responsibly

What this means —
to our business

%

._9

Increasing the desirability of our assets
to ensure they remain fit for purpose.

Providing real estate solutions to our

occupiers fo help their businesses thrive.

Improving the length and strength
of our income and growing our rent.

Undertaking asset management
and short cycle developments in
a responsible and sustainable way
having regard for the environment
and local communities.

Highlights

FE5.2Mm Héyrs
Additional inceme from Average lease lengths
our lettings and rent review on lettings signed

670,000 sg ft

BREEAM Very Good certified
developments completed orin
construction during the year

Graphic
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See Responsible Business review page 45
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Overview

Expertise and relationships

What this means —> Leveraging our highly talented,

to our business

Gro;‘aﬁ:
remover

See Restonsible Business review page 45

motivated and aligned feam
to make the right decisions and
deliver long term outperformance.

Adopting a ‘partner of choice’
approach, collaborating with
all stakeholders.

Strengthening and deepening
our occupier relationships to
ensure high occupancy and

customer satisfaction.

Highlights

98.6% 33

Qccupancy rate Employees following the

integration of 7 employees
from the Mucklow acquisition

+5.1%

Totat Preperty Return,
560 bps outperformance
against IPD All Property

LondonpMetric Property Plc
Annual Reporf and Accounts 2020
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Qur team is highly lalented,
motivated and aligned

Sihts
hthrough
the Mucklow acguisition.
Image removed Our latest employee survey
continues to show high

Image removed
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GENERATE

Logo removed

Investing and working
with our occupiers

During the year, LendonMetric
exchanged on the purchase
and funding ¢f o development
for£24 . 0m at ayield of 5.2%.

The 232,000 sg fl warehouse
is pre-let to Croda. a FTISE 100
chemical company, on a
20 year lease with RPllinked
upliffs. It will be a BREEAM very
icert Fukding that
Croda will use as its global
disirbution hub. employing
200 people.

In parallel, Londontetric
agreed to extend fhe lease
cn another Croda warehouse
that it owned and where the
lease had expired. This helped
to facilitate Croda’s shart term
occcupational needs until the
new building completes.

Londonmetric subsequently

sold that warehouse for £5.9m
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Qur occupier base

we conlinue to focus strongly
on the credit strength.

quality and sector diversity

of our occupiors,

Income from
Top 10 Occupiers

367%

decreasing from 51% in 2019
and further diversifying our
ncome base

LondonMetric Properieri:i 7
Annva! Repart and Accounts 2020
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Qverview

Generate income growth

What this means
o our business

growing income.

— Owning desirable assets that
deliver reliable, repetitive and

—> Focusing our activity on further
strengthening our portfolio income
metrics and delivering rental
growth organically and through

contractuatl uplifts.

—> Continuing to deliver on our
progressive and covered

dividend policy.

N

Highlights

Generating highly attractive
income led total returns in a low
interest rate environment.

£123m

Contracted rental income
p.a., up from £20m

11.2yrs

Portfolio WAULT

+5.6%

Growth in earnings per share

+3.0%

Total accounting return

+3.8%

iike for like income growth

dyeqars

Of dividend progression

Graphic
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See Qur markets page 20
See Property review page 26
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Qverview

Performance highlights
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The definition of each EPRA measure
can be found in the Glossary page 189

1

Alternative performonce measures

The Group finoncial statements are
prepared In accordance with {FRS where
the Grougp's interests in joint ventyres and
any non-controlling interests are shown
as asingle line item on the consclhidated
income stotement and balance sheet and
il subsidigries are conselidated ot 100%.
Management reviews the performance

of the business principally ana
proportionately consolidated basis which
includes the Group’s share of |oint ventures
and excludes any non-controlling interest
onaline by Ine basis. The kay financial
performance indicators are also
presented on ihis basis.

Alternative perfermance measures are
financial measures which qre 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
EPR A Best Praclice Recommendations
{BFR} reporting framework which is
widely recegnised and used by public
real estate cormponies.

Therefore, unless specifically stated,

the performance metrics and financial
results reflected in the Strategic Report and
on this page. reflect the propartionately
cansolidated results of the Group and
tre EPRA BPR reporting framewark,
Further details ond reconciliations between
EPRA meosures and IFRS equivalents

can be found in the Financial review

on page 38 and in note 8 to the Group
financial statements.

LondonMetric Property Plc
Annual Report and Accounts 2020
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Overview

Chair’s statement

Image removed

Over the year, I'm pleased
to report that our porifolio
delivered further income
growth, a robust valuation
performance and significant
outperformance of the IPD
All Property benchmark.

Patrick Vaughaon
Chair

+135%

Totct shareholder return

over seven years since merger
Significantly cutperformed

the FTSE 350 Real Estate Super
Sector average of 34%

+5.6%

EPRA Earnings per share

The disruption caused by the COVID-19
pondemic and the speed with which it has
impacted our lives is truly unprecedented.
The changes it has brought are ceriainty
proving o be one of the most defining
events of my career. I is pulting enormous
pressure on government deficits and
corporate cash flows across the world,

It is also further choilenging many long
established practices of modern day life.

wWhilst there will be pain along the way
and longer term economic consequences,

I amin no doubt that the world will be able
to ride the disruption and recover. Clearly,
we can't predict exactly how the recovery
will play out but two themes | pointed fein
my statement last year are likely to persist.
Firstly, interest rates are unlikely to move
significantly higher over the medium term

from their unprecedented low levels which,

together with significant cuts in corporate
dividends and an ever ageing population,

are intensifying the global search forincome.

Secondly, technolegical and behavioural
change will continue fo impact the way
we live, work and socialise.

COVID-1% is serving to further accelerate
structural trends that were already
underway, This is having a profound
impact on commercial property, with the
outlook for certain sectors that were already
facing disruption continuing o deteriorate
and the polarisation of performances
widening further.

It had been apparent 1o us for along while
that changes in consurmer behaviour were
going to significantly impact traditional
retail property and, over the last year and
particularly over recent months with ‘forced
adoption’ of new living and shopping habits,
this sub sector has seen materially adverse
valuation movements and rental declines.
Conversely, the supportive tailwinds for
logistics and long income property have
strengthened further and continue to
validate our strategic decisions and actions
to align the portfclio to these sectors.

Qur successful acquisition of Mucklow

in the year significantiy advanced

our ambition to grow our urban logistics
exposure and we have been delighted by
the performance to date of the Mucklow
portfolio. Along with our other activity,
the acquisition has helped to further
strengthen our portfolio characteristics,
income diversification and wider
corporate capabilities,

Over the year, I'm pleased 1o report that
our portffolio delivered furtherincome
growth, o robust valuation performance
and significant oufperformance of the (PO
All Property benchmark. EPRA earnings
per share increased by 5.6% and dividends
per share rose by 1.2%; a fifth year of
progression. As a measure of ourlonger
term progress and performance, over the
seven yedrs since our merger, we have
delivered o fotal shareholder return of 135%
and significantly outperformed the FTSE 350
Real Estate Super Sector average of 34%.

Whilst we are netimmune from current
events, our portfolio continues to perform
well. We enjoy excellent relationships with
our stakeholders which, combined withlong
experience and continued balance sheet
discipline and improvements, means that
we dare well placed. This was evident from
our recent equity fundraise, which attracted
overwhelming support from existing and new
shareholders. The transaction is allowing us
to execute cn some high quality investment
opportunities that will further sirengthen

our portfolio as well as support our long term
progressive dividend policy whilst maintaining
our conservatively positioned balance sheet.

we recognise that the success of the
Company is reliant on our people and |
wolld like to thank the Board and all cur
employees for their continued hard work.
The Company has not only successfully
integrated additional employees from the
Mucklow acquisition but has also quickly
adapted to a change in the wary it works
without interruption. Thisis a testament to the
strong and committed feam that we have
and | am astonished, impressed and very
grateful for the way the team has managed
the business remotely during lockdown.

Looking forward, we confinue to believe
that the most attractive characteristic

of real estate is its income compounding
qualities over the longer term. The ability
to generate reliable, repetitive and
growing inceme returns makes certain
property sectors a perfect asset class
inwhich to deplay capital.

Signature removed

Patrick Vaughan
Chair

10 June 2020

LondonMetric Property Plc
Annual Report and Accounts 2020
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Overview

At a glance

We own structurally supported real estate
underpinned by changing consumer
shopping habits. Distribution represents
69.8% of the portfolioc and our long
income exposure has grown to 24.0%.

Our focus on distribution and long income’

Assets by geography'

Distribution

69.8%

Graph removed

35,4%

1 Urban Logistics

2 Regional Distribution 19.5%
3 Mmega Distribution T E%
4  Long Incom_e- 24.0%
E T?;!oﬁurks 3.6%
& Offices  2.4%
7 Residential - 0.2%

I Including developments. based on vatue

S W 4047

Graphic removed

Other
30%
North East
& Yorkshire
North West 8.3%

Midlands

36.3%

tondon &
South East

LondonMetric Property Plc
Annual Report and Accounts 2020
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Our portfolic

Urban Logistics

Smaller logistics units, strategically
located in or close to dense areas
of papulation to meet increasing
consumer demands for next

and same day delivery.

Graphic removed

98 assels

6.5m sg ft

value

£830.8m

Rent

£41.9m (£6.50 psf)

WAULT

/.8 years

Contractual uplifts

33.3%

Portfolio value

£2.347/m

2019: £1.846m

WAULT

11.2 years

2019: 12.5years

Total property return

5.1%

2019: 9.0%

Mega & Regional Distribution

Mega Distribution

Large scale modern distribution
units, greater than 500,000 sg ft
and located close to major
arterial routes.

Regional Distribution

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

Graphic removed

17 assets

6.1m sq ft

Value

£807.2m

Rent

£35.4m (£6.00 psf)

WALULT

14.2 years

Contractual uplifts

87.8%

Long Income

Convenience, Roadside & Leisure
Consists of convenience & wholesale
discount stores, roadside assets
and several Odeon cinemas.

NNN Retail

Primarily consists of standalone
properties let to discount, essential,
electrical and home retfailers.

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

Graphic removed

13 assets

2.8msqft

Value

£563.0m

Rent

£33.9m (£14.70 psf)

WAULT

13.3 years

Contractual uplitts

57.2%

Graphic removed

1 Excludes income from sales thot
had exchanged but not completed
by year end

LondonMetric Property Pic
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Our strategic priorities

Own desirable real
estate that meets
occupiers’ needs

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

Maximise our experlise
and relationships to
build on our position

as partner of choice

Generate reliable,
repetitive and growing
income-led total returns
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Strategic priorities

@ Align portfolic 1o
real eslate assets
benefiing from
macro trends and
that are structurally
supported

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

Graphic
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Read more page 02

OWN

6 Improve the guality
and sustainability
of our assets
andincome

@ enhance income
and value through
asset management

Graphic
removed |
Read more page 04

MANAGE

@® Remain rational
and disciplined
in our investment
approach

o Use the team's
expertise to maintain
a strong portfolio,
make well informed
decisions and act in
the best interests of
our stakeholders

o1
Graphic |
removed

Read more page 04

COLLABORAIE

0 Generafe relicble
income with income
growth to pay a
progressive and
covered dividend

@ Strong focus on
the credit strength,
quality and
sector diversity
of our occupiers

Grcphic_i
removed

Recd more poge 08

GENERAVE

LondonMetric Property Pjc
Annual Report and Accounts 2020
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Our strategy

Chief Executive'’s review
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We have built up a
collection of excellent
assets let on long leases
with high occupier appeal
and offering reliable,
predictable and growing
income streams.

Andrew Jones
Chief Executive

4%

inlogistics and long income,
our conviction call sectors

Overview

We continue to live in a werld of

ongoing disruption, social change and
economic vncertainty, all of which are
having a profound effect on real estate

This backdrop has been furtherimpacted
by the exogenowus shock of COVID-19.
whilst the timing and suddenness of the
pandemic were unforeseeable, many
trends that we are seeing play out as a result
of enferced distancing were already in
the system. This pandemic may notin itself
transform the werld, but it is accelerating
changes that were already underway as
many temporary behavicurs beceme more
permanent. We are seeing changes that
were expected fo take years to emerge
now happening in months or even weeks.

As aresult, recl estate performances
continue to polarise, with many distressed
sectors being severely damaged whilst
the winning secters are fikely to see a
wider margin of victory.

For many years, our portfolio composition
has been influenced by the macro

frends in the wider ecanemy that affect
real estate. we have, therefore, looked to
pivot and tilt our pertfolio o gain maximum
enefit. During the year, we accelerated
our conviction calls of investing into logistics
and long inceme with these sectors now
representing 94% of our portfolio. We observe
the real estate market asit is, not as it was
or how we want or hope it to be.

For us. it is not only the returns that we
achieve that are important but also the
returms weighed against the risks involved
and stress incurred. Buying cheap assets
is fine but buying good assets cheaply

is better, Therefore, whilst the property
market throws us lots of opportunities, we
let most go, preferring to focus on quality
investments that offer long term income,
capital growih and downside protection
from strong intrinsic values.

Investing in the best recl estate assetsin
the right sectors is an extremely attractive
propaosition in a zero interest rate world.
In this time of uncertainty, we are not
only seeing more quality opportunities
but also a much less crowded landscape,
as competitors remain distracted.

Whilst this crisis may destroy a number
of companies and the majority will look
1o survive, it is only the best that will

look to improve.

Overall, our portfolio continues to perform
strengly and we have built up a collection
of excellent assets let onlong leases with
high occupier appedal, that require limited
coperational management and which
offer areliable, predictable and growing
income stream.

Structural frends towards online and
convenience are being accentuated

The unprecedented shock from COVID-1%
has caused a sudden and forced adoption
of new habits by consumers and businesses.
Arecent study found that it takes 66 days

to form a new habit and it is expected that
many of the temporary habits fermed are
likely to take on more permanency and
accelerate further.

In this crisis, consumers have relied almost
exclusively on online, convenience and
essential operators to fulfil their needs,

In our view, this enforced way of shopping
is simply increasing the speed of structural
decline of traditionai bricks and mortar
retail with a corresponding shift online.

Whereaqs pre-crisis projections estimoted

UK online spend would rise from 23% to 28%
of non-food retail within the next few years,
the number cnce we fully emerge from the
pandemic is likely to be significantly higher.

Part of the acceleration of trends is likely
to be reflected in the future approach of
many retailers. John Lewis reported recently
that, since closing their stores in March,
they had seen an 84% surge in online trade
which helped to limit group sales decline
to just 17% year on year. Furthermaore, they
expect the shift online to be sustained
after lockdown ends. With the cperational
costs and capital intensity of running siore
estates and an unrivalled click and collect
operation through Waitrese, it is no surprise
they are comprehensively reviewing

their estate.

History will be a poor indicator of how
the recovery from the pandemic will play
out. Consumers will emerge in a new
econcmic and social reality, changing
pehaviours in profound ways. As ever, it is
those retailers that are able to react that
will successfully navigate these unchartered
times. In the process, there is expected
to be a consolidation of retailers which
will fundamentally alter the competitive
and partner landscape.

tondonMetric Property Plc
Annual Report and Accounts 2020



Our strategy

Chief Executive's review continued

S

Our portiolio has further aligned to
urban logistics where there is strong
rental growth

The continual shift online is requiring
companies to improve their logistics
capabilities further, both to contend
with faster and more accurate delivery
demands from customers, as well as
holding higher levels of inventory and
mangaging returns.,

There has been a marked increase in
demand for distribution capacity over
the last few months, notably within online
food where internet penetration has
historically been low, but where a 26%
growth in online sales is now expected for
2020 compared o previous predictions
of just 9% prior to the pandemic. This is
creating a chronic shortage of capacity
and, with new supply currently constrained,
the demand/supply dynamics remain
strong. This provides terrific certainiy in

an uncertain world and helps fo ensure
that the intrinsic value of warehousing
continues to grow.

Qver the year, our logistics platform
increased from £1,33% milion te £1,638 million.
representing 69.8% of our portiolio. However,
this 22% top line growth fails to reflect the
changing shape of our distritbution exposure.

In big box logistics, whilst we are still

seeing renlal growth, it is noticeably less
than before. Occupier demand here

has been matched by new supply and is
tempering rental growth. This outlock and
our tighter geographic focus has prompted
us to sell a further £113.5 million of mega
distribution, reducing our exposure to this
segment from 23.1% 1o 14.9% of the portfolio.

In urban logistics, we continue to see the
strongest rental growth where, in the right
locations, there is a perfect condition

of rising demand and falling supply due
to strong competition from moere valuakle
land use. It has been, and continues o
be, our strong conviction call and one
that prompted our strategic acquisition

of Mucklow.

The purchase is delfivering on our aspirations
and enabled us o materially accelerate and
improve our urban logistics platform that,
at £831 million, new accounts for 35.4%

of our portfolio, increasing over the year
from £504 million and 27.3% respectively.

The strategic rationale of our conviction
callis underpinned by the fact that

its only possible to service customer
demands by distributing froem o portfolio
of warehouses located adjacent to major
urban populations. Amazon continues

to increase its domincation of the UK with
an ever growing network and DPD recently
reported that it experienced record
volumes for the time of the year, delivering
to one million househclds on asingle

day, broadly equating to 1,400 deliveries
per minute.

Urban logistics remains one of the few
standout areas of the real estate market
that we believe has streng long term
growth prespects. whilst we continue to
see increased interest from consolidators.
ownership remains fragmented which

is providing further opportunity forus

to scale up.

Long income real estate continves
to offer resilient and relioble income
generating characteristics

The other area of real estate which we
continue to ind attractive is leng income.
A property let on long leases, fo a high
quality counterparty with guaranteed
income growth at a yield of at least 400bps
higher than government bond yields,
offers highly resilient and reliable income
generating characteristics. We believe
that these strong fundamentals remain
underappreciated particulary when their
index linked properties are factoredin,

Ourlongincome assets are focused

on sectors that we believe are less
susceplible to the migration of spend
online and that benefit from the changes
in the way people are shopping and living.
They focus on convenience, discount,
essential, trade and roadside services.
During the year, inciuding Mucklow
properties, we ccquired £161.6 million

of fong income assets let on long leases
and with a1 high proportion of the income
subject to contractual rental uplifts,

R
/
J

i ' Generate income

In a world of ongoing disruption,
we conlinye to prioritise the quality
of income from cur occupiers

The global search forincome has
intensified further as corporates acress
the board cut dividends and yields on
government bonds fall o record lows.
We believe that the macre environment
is highly supportive for the right real
estate that can generats income
streams that are reliable, predictable
and which are expected lo grow.

The portfolio has performed strongly
delivering a tota! property return of
5.1% driven entirely by income returns
and cutperforming IPD All Property by
560 bps. Our portfolio is well positioned
with 98.6% occupancy and a WAULT
of 11.2 years.

I this current disruptive environment,
we continue tc focus strongly on the
credit strength, quality and sector
diversity of our occupiers. The Mucklow
acquisition, together with our other
activity, has increased the scale and
resilience of cur portfolio and helped
to grow cur centracted income from
£90 million to £123 million. it has also
significantly improved the diversification
and granularity of our income; our top
ten occupiers now account for 36% of
contracted rent, down from 51% in 2019,
and we have a much broader and
more diverse occupier base overall,

we continue to believe that there is
more growth to come from the portfolio.
Rents in urban logistics continue fo
recalibrate upwards and, despite
astrong performance to date, we
expect to leverage our enlarged urban
portfolio for many years fo come and
capture the embedded rental growth.
Furthermore, with centractual renfal
uplifts on 55% of our income we continue
to have good visibility of rental growth
on the other parts of our portfolio,

LondonMetric Property Plic
Annval Report and Accounis 2020
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i \x// Manage & enhance ]

The performance of the business is
strong with operational activity continuing
to enhance our income metrics

Like for like income growth was 3.8% and
asset management added £5.2 million
per annum of contracted rent in the year
helped by a number of initiatives on the
Mucklow assets.

Lettings and regears were signed on

2.1 million sq ft with a WAULT of 12 years
and we undertook rent reviews on 3.4 million
sq ft delivering a 12% rental uplift on a five
yearly equivalent basis, with urban logistics
open market reviews achieving a 32% uplift.

Since the year end, we have centinued
to see strong leting activity including
distribution lettings in $toke, Birmingham
and Greenford of 141,000 sq ft, 38,000 s¢ ft
and 34,000 sq ft respectively.

After successfully letting the first phase
at our Bedford development, we have
commenced the phased build out of

a further 166,000 sq ft. whilst ot Tyseley we
are making good progress with lettings
as well as pre-lets on future development.

We contfinue to embed sustainability and
high ESG standards across our activities.
Our GRESB score againimproved over the
year from 67% to 71%, maintaining our Green
Starrating, and 78% of our developments
completed or under construction in the
yedr gre BREEAM Very Good.

Despite the significant impact of COVID-19,
ourrent collection has been pleasing and
we continue to experience minimal income
interruption. We acted swiftly to counter
altempts to withhold payment gnd this
has paid of. Remarkably, it was some of
the maore financially robust cccypiers that
inticly proved more problematic and we
have been very clear that those that can
afford to pay should pay. At the same time,
we are qcetively assisting some occupiers
that have experienced material near
term challenges, providing them with
proportionate and appropriate assistance,
in some cases accompanied by value
enhancing asset management deals.

We acknowledge that the operational
backdrop is evolving quickly and that
extrapolating success to date may be
premature, However, with each month
that passes, we continue fo build o better
picture of the resilience of our portfolic.

p—
( e 3
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We continue to benefit from our
strong team and their relationships

Expertise & relationships

Our team's economic alignment to
shareholders ensures a strong conviction
to make the right property decisions.

We remain rational and disciplined and
will always prefer to sell assets that don’t
meet our strict investment criteria and
wait patiently until an attractive opportunity
presents itself, even where this causes a
short term disruption to our income fiow.

As dresult, we continue to benefit from
our decisions, as well os some excellent
execution and hard work across our
investment and asset management teams.
Similarly, our finance team has performed
strongly, delivering on our debt strategy.,
working closely with the property team
and helping to ensure that the integration
of Mucklow was completed successfully
and within a quick timeframe.

We have been delighted with the Muckiow
acguisiticn and we are benefiting from
the added depth it has brought to our
team as well as the prasence that we have
established around Birmingham,

Qur response to the COVID-19 pandemic
has focused on keeping our people safe
and working clesely with our occupiers
and other stakehoclders. Qur experienced
team of 33 has successfully and seamlessly
fransitioned te remote working and
operated highly effectively in what has
been anintense pericd. i has been an
amazing effert by oll and reflects the
strength and focus of our team.

/

—> Outlook

Ourfocus on owning the right assets
in the winning real estate sectors

is delivering reliable, repetitive

and growing income led returns
which is supporting our progressive
dividend policy

Our alignment to the right side of
structural change ensures that our
porifolio can continue fo deliver
long term income growth. This isin
sharp contrast to the wider property

. market where the outlock for rental
- income is either flat or falling and

where dividends are under significant
pressure, As strong believersin the
power of income compounding

and that a covered dividend is the
bedrock for attractive income returns,
we will continue to ensure that the
income we generate is passed into
our shareholders' pockets,

In these challenging times, we have
focused on protecting the existing
portfolio, engaging with our occupiers
and improving our balance sheet
strength. In addition, market uncertainty
is giving rise to quality investment
opportunities that are seldom
available in a normalised market.

Through our relationships and with
the proceeds of our significantly
oversubscribed equity raise, we are
transacting on some excellent assets
with £15 million acquired post year
end and further deals agreed crin
legals that total in excess of £80 milion.

' Therefore, as we continue fo stay alert

and rational, we will be able to add
more quality assets to our portfolio.

Naotwithstanding the unceriainty from
COVID-19, we remain excited by the
outlook for the portfolio and believe
that today'’s market has created an
opportunity for experienced managers
who can propertty assess underlying
real estate fundamentals to generate
attractive returns through careful asset
selection and diligent underwriting.

Lendanmetric Property Plc
Annuagl Report and Accounts 2020
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The deal

Image removed

116,000 sg ft distribution warehouse in Worcester et to Bosch,
acquired through the Mucklow acquisition.

Mucklow

in focus

The recommended offer for A&J Mucklow
was a key highlight in the year. LondonMetric
paid £413m in consideration through the
Issue of new shares and cash in June 2019.

The fransaction had compelling strategic,
operational, portfolio and financial
rationale and was overwhelmingly
supported by both sets of shareholders.
It has been successfully integrated and

is delivering on expectations.

CGraphic
1emoved
lears more in cur case studies:
¥y Caso study page 37
~osbury One case study page 27

Lonéoinl\;&s;rricﬁl’roberw Plc
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Background to the tfransaction

Mucklow was a family run business
founded in 1933 andlisted on the London
Stock Bxonege, The pMacklow fa~ly
accounted for a third of shareholders. it had
aiong term focus on income growth and
value creation, delivering an impressive

Cdividena qrowhof 5% g over 35 yeors

- LondonMetric was in close contact with

ther Tharmicn o Mucklow moring ine
seconc half of 2018, havng dentd

Cas onatiracive ac JUIETCn (_):')[\'?I'L;"I'V,

. Overthat peried. Mucklow announced

that 1 wecs exoking for astunoesse o he
CEQ cfter his decision to step down from
the business. Discussions progressed into
early 2019 as a combination of the two
usinesses looked inareasingly otractve

Benefits to Mucklow holders of the deal

- LondonMetric was seen by Mucklow
as a safe guardian of its assets
and wider shareholders interests,
particularly important given the
Toarrily s conific ond shreolding

+ The share element of the deal
allowee o rCKIow hioldern 1o fromsies
their shareholdings into LondonMetric
wethiout sigy it !t o disachvantages

Portfolio rationale for LondonMetric

- Complementary and income
producing portfolio of urban logistics
and long income assefs

- Acquired at an attractive yield
ana offerirg strong incorme
growth prospects

© Signifizantly increased its exposure
toy the UK s seconed mroest corarbalion
arcund Birmingham, adding well
located assets

© Diversified and imcroved the
granularity of LondonMetric’s income

Strategic and Operational rationale

- - Immedialely eamings accretive
through economies of scale
& syniegies

» Opporiunity for LondonMetric
to deploy Hs more actlive asset
management approach on
the tAuzklow aussels

-+ Mucklow's low LTV of 16% allowed
LondonMettic 1o offer port of
the considoration e cash winoot
adversely impacting leverage

© Enabled the combined entity
to menefis from gremer scale
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Mucklow portfolio'

3.8m sq ft

Across 64 assels

£26.1m

Rental income p.a.

/.2 years

WAULT

5.4%

NIY, with equivalent yield of 6.1%

Mucklow porHolio split

Gragzh ren

Urban Logistics

ted at Hime

I;o;1dio|-r|Mre;r|';: Property Plc
Annugl Report and Accounts 2020
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Board Involvement & Integration

Board Involvement

Foliowing the initial decision to progress
with a dealin March 2019, the Board were
given a full overview of Mucklow and the
strategic rationale for the transaction.

Following the completion of detciled due
diligence. a comprehensive analysis and
strategy documentation was presented
to the Board,

The Board were kept up to date regularly
through a merger tracker and at board
meetings. There was regular contact with
the Board and questioning of the Executive
Directors throughout the process.

Prior to concluding the transaction.
the Board had full access ta and

Integration & performance

penefit of the Company's legal and
financial advisers.

After announcement of the deal, the
Board were kept regularly up to date on
the deal progress and investor feedback.

following successful completion,

severcl members of the Board visited a
number of the Mucklow assets and met
with the Mucklow team. Integration was
an important part of the transaction and
the Board has been kept fully apprised
of progress, performance of the Mucklow
portfolic and material portfolio decisions
considered on the Mucklow assets.

Graphic
removed

Read more on 5172 on poge 52

People & systems

Integration of the Muckiow team,
portfolic and systems was a key priority.

The precess achieved significont and
immediate cost savings primarily from
the Mucklow board stepping down,
further subsequent departures and
removal of other corporate overheads.

The core team ot seven employees has
been successfully infegrated, with each
having a direct reporting line info the senior
londonMetric team and clearly identified
responsibilities. An office relocation fo
smalier premises in central Birmingham
was undertaken along with a portfolic
and financial systerms migration.

Portfolio activity & performance

The assets have performed well, adding
a positive valuation contribution and
generating good income growth.

LondonMetric’s key focus was o more
proactively manage the Mucklow assets
to lengthen and grow theirincome,

Over the year, 57 occupier deals were
completed, adding £1.1 million p.a. of rent
with a WAULT on lettings of 10.5 years.,

A 135,000 sq ft development in Tyseley atso
completed and discussions are progressing
well with occupiers on up to 195,000 sq ft
of further development.

The 11 offices acquired as part of the
deal were nct deemed core assets for
LondonMetric and, in the year, two were
sold at a 7% premium to acguisition cost.

Sustainability

Londonmetric has worked 1o understand
the environmental characteristics of the
Mucklow portfolic, specifically through:

= A programme of EPC reviews anct
an identification of envircnmental
improvements across the portfolio
* Integrating energy reporting and
cppointing a third parfy energy
management service
A number of initiatives were undertaken
in the year including LED lighting upgrades,
building refurbishments and o BREEAM
Very Good development.

Graphic
removed

Read more on BREEAM developmenis poge 37
cnd Mucklow environrmental initiatives page 4%

’.

Irmage removed |

129.000 sq ft Mucklow asset let
1o Costco for a further 17 years.
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Our strategy

Our markets

Real estate remains an attractive investment class
underpinned by ultra low inferest rates. However,
there is a significant polarisation in performances
which is being accentuated by the pandemic.
Owning the right real estate aligned to structural
change has never been more important.

Overview

The right real estate remains an atiractive
investment proposition, underpinned by
ultra low inferest rates and a historic high
yield spread to government bonds.

Itis clear that the global pendemic lockdown
will be eased gradually which is likely fo
prevent businesses from producing as much
as normal and households from spending
as much as normal. Whilst economies

will recover, it is likely to take time and to

be below historic norms for some time.

The impact of the fockdown has not been
uniform across all sectors and businesses
and, as a result, the winners and losers are
being redefined. Failing or weak businesses
have been further exposed whilst those
that have kept pace with structyral changes
affecting how we work, shop and live are
faring far better.

Growth may be muted for certain
businesses but structural changes have
accelerated. More people have adopted
technoleogy through online shopping,
triclled home working and have seen
the positive impact of not making

non essential journeys.

Whilst some of the shift away from
physical fo online retailing that we have
seen during the pandemic will reverse
once lockdown s lifted, many of the
shopping habits developed over this time
are likely to remain. This will have further
adverse implications for physical retail
and further increase the demand for
logistics warehousing.

Owning the right assets in the right
sectors of real estate and cceupied by
the right companies is more important
than ever before.

Structural trends in real estate

Ultra low interest rates

Property let on long leases to a
strong counterparty at a yield that is
at least 400k ps higher than offered
on government bonds is extremely
attractive. These fundamentals
remain underappreciated particularly
when the compounding impact of
index linked leases are factored in.

Global search forincome
Longevity of life is having a profound
impact on the search for income.
The demographic tsunami. where
a significant number of retirees is
expected worldwide, will put acute
pressure on the need for reliable
and repetitive income, particularly
when corporate dividends are
being cut worldwide.

Technology disrupting

Online shopping habits have
accelerated further as a result of
the pandemic. Trends that were
expeciedio occur over 5 to 10 years
are now embedding themselves
foday as more people have trialled
and become increasingly reliant
on online shopping.

Urbanisation continving

The continued gravitational pull towards
larger conurbations continues to put
pressure on land availability and the:
need for residential. As online adoption
grows and delivery times become
quicker and more accurate. the need for
the right land in urban cities increases.

Focus on efficiency & susiainability
Investing in, creating and providing
eficient and sustainable buildings for
all stakeholders is key to the success
of the occupier and investor alike.

Online UK retail sales
growth in April 2020’

+18%

Compared to an 18% fall
averall for total UK retail sales

Growth in UK online food sales?

+26%

Expectedin 2020 compared
to previous predictions prior
fo the pandemic of just %

Most active sectors for UK
logistics take up in Q1 2020

Retail (online)?

347

Percentage of take up

Retail (food)®

217%

Percentage of take up

1 Source: Office for National Statistics
2 Source: GlobalData
3 Source: CBRE

LondonMetric Property Pic
Annual Report and Accounts 2020
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Strong occupational demand for structurally supported logistics and long income

Logistics take up remains strong and
has strengthened during the pandemic
Modern and efficient logistics and fulfilment
networks are required fo deliver seamlessly
to both the store and the consumer's home.
The continual shift online is requiring
companies to improve their logistics
capabilities further to contend with faster
and more accurate delivery demands from
customers as well as holding higher levels
of inventory and managing returns,

Take up of logistics has remained strong,
primarily driven by design and build activity.
The pandemic has increased demand
for distribution capacity further over the
last few months, netably within online
food, with further additional short term
requirements adding to demand.

Availability falling for logistics but big
box rental growth less pronounced
wWhilst supply levels and speculative
development have responded to
increased demand, vacancy rates
continue to remain af low levels

with availability falling.

Speculative supply remains at rational
levels and the pandemic is likely to have
delayed the start of some speculative
schemes until greater certainty prevails.

In big box logistics, however, we believe
that occupier demand is being matched
by new supply which is tempering rental
growth. Whilst rental growth is still positive,
it is noticeably less than before.

Graph remaoved

Graph removed

Source: CBRE

Urban logistics is one of the few
standout areas of the real estate market
We continue to see the strongest

rental growth in urban legistics.

There is a perfect condition of rising
demand and falling supply with sfrong
competition from more voluable
land uses, mainly residential.

Thisis particularly the case around
major conurbations, porficularty in the
South East and the Midlands, which
is leading to strong rentat growih

in these areas.

Urbanicgistics remains one of the
few standout areas of the real estate
market and we believe that it has
strong long term growth prospects.

Long income and convenlience
benefiting from struclural change
Long income assets focused on
sectors less susceptible to the migration
of spend online and that benefit from
the changes in the way people are
shopping and living remain in demand.

Convenience food in particutaris

a standout winner. It continues to be
one of the fastest growing channels

in the UK food and grocery market
and, over a five year period to 2023,

is predicted fo grow by 17% fo £48 billion
of sales.

Investors reallocating weightings to distribution and long income

The investment market for logistics and
industricl has remained strong. After two
record vears of investment volumes,
activity in these sectors fellin 2019 with
CBRE estimating £5 billion of transactions.
This was more infine with the five year
average and the falt was partly attributed
fo the lack of available investments.

As investors further re-weight their real
estate allecations tologistics, there
conlinues to be strong demand for prime
warehoyses that are well located, well
specified and long let fo good covenants;
the Soulth East is in particular demaond

as refiected in the low yields recorded.

Similarly, long income assets, particularly
cenvenience food, remain very well bid.
Convenience stores let to Aldi for 20 years
with RPI rental uplifts have been transacting
at yields of approximately 4.0%.

Graph removed

LendonMefric Property Pic
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Our strategy

Our business model

Our key stakeholders

Externat reiationships
across all of our activilies
are critical 1o the success
of our business.

People

Oursuccess is dependent
on employing a talented,
motivated and diverse feam
with strong property and
finance expertise.

Contractors and suppliers
Delivering developments and
asset management initiatives
con time, on budget andin
adherence with our standards
is a high priority. We select high
quality and robust confractors
who have a proven track record
and we work in collabaoration
with them.

Qccupiers

We engage with occupiers
across all of our activities to
provide real estate solutions
that deliver mutually beneficial
outcomes and assist them in
meeting their business needs.

Investors and joint ventures

We value our good relationships
with Investors and debt providers
1o ensure we have awide
access to capital markets.,

We also work closely with our
joint venture partners to futfil
their business objectives.

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 cur activities
consider and bring benefits
to local communities.

Graphic
removed
See the Responsible Business

review page 45

See Our stakeholders
page &7

QOur actions generate
value and long term
sustainable returns.

The value we credte

Total shareholder return
outperformance (1yr)

Total accounting return {1yr)

EPRA EFS growth (1yr)

+/10bps

Qutperformance against
the FTSE 350 Real Estate
Super Sector average

Dividend growth (1yr)

+3.0%

Over three years, we have
delivered a total accounting
return of 30.6%

Sustainable improvements

+5.6%

In the seven years post
merger, EPRA earnings per
share has grown by 138%
from 3.9p to 9.3p per share

Community benefits

+1.2%

Fifth year of dividend
progression

+6/0k

Square feet of BREEAM Very
Good developments in
construction or completed
at the year end

1,100+

Permanent jobs expected to
be creafed by occupiers at
our developments completed
in the year or underway

LondonMedtric Property Plc

Annual Report and Accounts 2020
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Our purpose drives our
ability to create sustainable
income, drive income
growth and create value

Own desirable real estme

The CorrecT asset se\ec‘ﬂon isi ﬁrreoswngly

Total property return in 2020

5.1%

ouipelformo ce
= Al P

Manage & enhance responsibly Experience & relutionships

We deliver real estate solutions that will help U;Ing our experﬂ:c to work closely
occcupiers' busingsses Hhrive. A combination <
of responsible asset management and
short cycle developments help to grow

ndd rmorove tne alitv aof o -'------:‘1
andimpiove tne guality of ourincome. Occupancy

from occupier fransactions
in 2020

Generofe income growth

lncome is central o our business model
The income from our assefsis passed

to our shareh s inihe form of a well
covered and progressive dividend.

Netrentalinceme

£115.9m

+24%

LendonMetric Property Plc
Annual Report and Accounis 2020
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Performance review

Key

performance

indicators

We continue Yo track seven key performance indicators ('KPIs'}to monitor
the performance of the business, which includes our share of joint ventures.
The KPls are also used to determine how Executive Directors and senior
employees are evaluated and remunerated.

Own desirable real
estate that meets
accupiers' needs

Manage and enhance
responsibly to improve
our assels and help
cccupiers thrive

remove:

Maximise cur expertise
and reictionships to
Build on our positicn
as partner of choice

Generate reliable,
repelitive and growing
income-led total returns

Cljective Deliver long term Maximise Maximise property
shareholder returns long term total portfolio returns
accounting return
KF!

Graph removed

Graph removed

Graph removed

Ferfolman ¢

Tolal Shareholder Return
{'TSR'}, being the share price
movement together with the
dividend, in the seven years
post merger was 135%. amost
four fimes that of the FISE 350
Reql Estate Super Sector index
movement of 34%.

12 month TSR delivered -7.6%
compared to the FTSE 350
Real Estate Super Sector
return of -14.7%.

Total Accounting Return

{'TAR') of EPRA NAV movement
together with dividend paid

in the year.

12 month TAR delivered
areturn of 3.0%.

The full calculation can be
foundin Supplemeniary
note viii on page 185.

Unlevered Total Property Return
{'TPR’}, including capital and
income return, of the portfelio
as calcuioted by IPD.

12 months TPR delivered
areturn of 5.1% compared
to the IPD All Property
benchmark of -0.5%.

Fonooeeficn

Under the Remuneration Policy
37.5% of LTIP awards are subject
1o TSR growth compared with
the FTSE 350 Real Estate Super
Sector excluding agencies

and operataors.

The 1SR compoenent of the 2016
LTIP award vested in full in the
year and the TSR component
of the 2017 LTIP award is
expected fo vest in full.

The thiee year TSR for the 2017
LTIPs was 58.9% compared fo
the FTSE 350 Real Estate Super
Sector excluding agencies
and operators of just 1.9%.

Under the Remuneraticn Policy
37.5% of LTIP awards granted
since 2016 are subject to TAR
growth compared with the
FTSE 350 Real Estate Super
Sector excluding agencies
and cperators.

The TAR component of the 2016
LTIP award vested in full in the
year and the TAR component
of the 2007 LTIP award is
expected to vestin full.

The three year TAR for the 2017
LTIPs was 30.6% compared

to the FTSE 350 Real Estate
Sector excluding agencies
and operators of 1.2%.

35% of the annual bonus
award is subject to TPR
outperforming the IPD
Quarterly Universe index.

This year TPR outperformed
the IPD benchmark delivering
a 100% bonus payout.

202071 omtbition

Three yeor TSR performance
to bein the upper quartile
of the FTSE 350 Real Estate
Super Secftor, excluding
agencies and operators.

Three year total accounting
return to be in the upper
quartile of FTSE 350 Real
Estate Super Sector, excluding
agencies and operators.

Cne year TPR outperformance
against IPD Quarterly
Universe index.

LondonMetric Property Plc
Annual Report and Accounts 2020
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Financial performance indicators
We manitor other financig|
pertormance indicaters ir respect

of LTV, debt maturity and cost

of borrowing.

Graphic
removed

See Fingncial review
page 38

Deliver sustainable
growth in
EPRA earnings

QOO0

Risk monagement

The achievement of our seven

KPls 15 Influenced by the ident fication
ana management of risks which rmight
otherwise prevent the attainment

of our sfrafegic priorifies.

The relationship between our principal
risks, strategic pricrities and KPls is reviewed
in the Risk management section.

Graphic |
removed |

See Risk management
page 40

Drive like for like
income growth

OO0

Remuneration

The table on page 127 shows how
our KFls are re‘lected in and therefore
oligned to remuneration and
ncentive arrangements.

' Graphic
‘ removed

See Remuneration Committee report
page 112

Maintain a higher
than market
benchmark WAULT

QOO0

ESG and Sustainability

Our Respansible Business review
on pages 45 - 59 sets out our
performance over the yearincluding
information on cur EPC ratings.
BREEAM raled developments,
carbonreduction pertermance
and stakehelder engagement.

Graphic
removed

See Responsible Business review
page 45

Maintain
strong occupier
contentment

COOO

Graph remaved

Graph remaved

t Groph removed

f

Graph removed
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EPRA earnings per share from
operational activities have
grown by 5.6% over the last
12 months.

In the seven years post merger,
EPRA earnings per share has
grown by 138% from 3.9p to
?.3p pershare.

35% of the annual bonus
award is subject to an EPRA
EPS growth target. This year
EPRA EPS cutperformed

its growth target securing

a full bonus payout.

25% of LTIP awards vest after
three years subject to an EFRA
EPS growth target. 34% of the
EPRA EPS component of the
2016 LTIP award vested in the
year and 53% of the EPRA EPS
component of the 2017 LTIP
award is expected to vest.

The movement in the
contracted rentalincome

on properties owned through
the pericd increased by 3.8%.

Additional income was
generated from asset
management activity
following lettings, regears
and rent reviews of £5.2 millicn
perannum.

weighted average
unexpired lease ferm across
the investment portfalic
(exciuding residenlial and
development] of 11.2 years
as at 31 March 2020.

Occupancy rate of investment
portfolio at 31 March 2020
was 98.6%, anincrease of 0.8%
over the year and reducing
our vacancy o 1.4%.

Forms part of EPRA eamings
per share, which as noted
above, is a key financial
performance measure for
the Company's variable
incentive arrangements.

Linked to individual personal
objectives, representing
30% of the annucl bonus
performance conditions.

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

Deliver like for like
income growth ahead
of inflation plus 1.5%.

Maintain high weighted
average unexpired lease
term targefing >»10 years.

Linked to individual personal
objectives, representing
30% of the annual bonus
performance conditions.

Maintain high occupancy

across the investment porticlio,
targeting in excess of $5%.

tondonMetric Froperty Ple
Annval Report and Accounts 2020
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Performance review

Property review

We invest in real estate that can
deliver repetitive, reliable and growing
income returns. Qur actions aim

to further improve the quadlity of the
portfolio and its income metrics.

The acquisition of Mucklow

dominated activity in the year

1t added a £455 million portfolio of

highly complementary assets with B3%
aligned to urban logistics ond long income.

Other acquisitions totalled £15% million
let for an average of 17.3 years, with 75%
of income subject to contractual rental
upliffs. These acquisitions related 1o long
income as well as urban and regionai
distribution assets.

Disposals totatled £179 million and largely
consisted of mega and regional distribution
warehouses as well as 26 residential fiats
and two offices: the latter acquired through
the Mucklow transaction and sold at g
blended 7% premium to acquisition costs.

We will continue o patiently sell down the
remaining nine Mucklow offices and five
flats, all cf which are non-core.

Investment activity in the yeor

Our investment activity confinues to
improve the portfolio’'s composition
Our logistics platform increased to
£1,638 millicn, representing 69.8% of

the portfolio. Within this, urban logistics
rose from 27.3% to 35.4% of the portfolio,
whilst mega distribution fell from 23.1%
to 14.9%.

Long income also increcased from 21.9%
of the portfolio to 24.0%. with the remaining
6.2% of the portfolio predominantly in
retail parks and cffices.

The portfolic’s composition will change
further once we complete in full on

£64 miilion of mainly larger box distribution
sates that had exchanged prior to the year
end and once we deploy the proceeds of
the recent equity raise. Since the yearend,
we have acquired £15 million of urban
logistics and long income assets with
further deals agreed or in legals that total

in excess of £80 million.

£2.3 billion portfolic

Graph removed

In urhan logistics

35%

1 Urban Legistics 35.4%
2 Regional Distribution 19.5%
3 Mega Distribution 14.9%
4 longincome 240%
5 Retail Parks 3.6%
6 Offices & Residential 2.6%

Image removed

Graph removed

Acquired

£614m

Graph removed

Disposed’

£179m

1 Urban Logistics £326.6m 1 Urban Logistics £7.6m
2  RegionalDistribution £49.4m 2 Regional Bistribution £28.4m
3  Mega Distribution - 3 Mega Distribution £113.5m
4 long Income £161.6m 4 longIncome £8.0m
5 Office & Other £76.2m 5 Office & Residential £21.5m

Our acquisition activity
in the year focused
on urban logistics and
long income. We
believe that these two
sectors continue to
offer strong long term
growth prospects as
well as highly resilient
and reliable income.

Valentine Berestord
Investment Director

* {i} Excludes a £10.5 million regional
disposal thal exchanged last yeor
but completedin the year
(i} Includes £54.4 million of disposals,
predominantly larger box distribution,
that exchanged in the year and are
expected to have compleied by the
end of June 2020

LendonMetric Praperty Plc
Annual Repeort and Accounts 2020
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Qur portfolic metrics continye

o reflect our focus on generating

leng and growing income

The portfolic’'s WAULT of 11.2 vears continues
to provide a high level ofincame security
with only 7.1% of income expiring within
three years and 47.1% within 10 years.

Qccupancy increased from $7.8% ta
98.6% and our gross to net income ratio
improved from 98.2% to 98.8%, which
continues to compare highly favourably
against our peers and reflects the
portfolio's low operational requirements.

In the year, we undertook 130 ooccupier
initiatives generating £5.2 milian per annum
of additional rent and helping to deliver

like for like income growth of 3.8%.

These inifiatives consisted of:

Contractual rental uplifts which apply

to 55% of our income, 58% of which
isindex linked, where 30 reviews were
setfled delivering £0.7 million of increased
rent at an average of 11% above passing
on a five yearly equivalent basis:

Open market rent reviews, predominantly
on urban logistics, where 11 reviews were
settled delivering £0.4 million of increased
rent at an average of 28% above passing
on o five yearly equivalent basis; and
Leasing activity whete we signed 89

new leases and regears, mostly on

vrban logistics, delivering £3.9 million

of increased rent with a WAULT of

11.6 years.

Since the year end, we hove continued to
see strong distribution letting activity and,
n total, have let a further 0.3 million sq ft,
which, including rent reviews, has added a
further £1.6 million per annum of rent.

Lease expiry profile

Graph removed

Income expiring
within 3yrs

/7

1 0-3years 71%
2  4-10vears 40.0%
3  1-15years 26.5%
4 16-20 years 14.6%
5 »20vears 11.8%

The Mucklow acquisition

is delivering income growth

One cf our key focuses in the year was to
use our more proactive asset management
approach to lengthen and grow the
income frem Mucklow assets acquired.

57 of our 130 occupier initiatives in the year
related to Mucklow assets and generated
£1.1 million per annum of additicnal rent.

The Muckiow portfolio continues to offer
good reversionary potential and is located
in strong locations with 79% in the Midlands,
predominantly arcund Birmingham, and
10% in London and the South East. As well
as further development opportunities, there
is alse long term redevelopment potential
to alternative and higher value uses.

Welighted average unexpired
lease term (WAULT)

11.2yrs

Occupancy

98.67%

image removed

Case study

—>

Image removed

Wednesbury One

wednesbury One was the third largest
asset acquired through Mucklow, Itis

well located between Wolverhampten
and Birmingham. close to J9 of ihe Mé and
J1 of the M5. It comprises 173,000 sq ft of
modern distribution across six warehouses
and generates an income of £1.0 miliion
perannum.

Through lettings and regears, the WAULT
to first break will have been extended by
a further three years since acquisition and,
including rent reviews, the running yieid is
expected to have increased by 60 bps.

Graphic
remaved

Read more on the Mucklow acguisition page 18

We continue

to focus on
strengthening our
portfolio metrics

and are signing long
leases and delivering
good rental growth
on our assets.

Mark Stirling
Asset Director

tendonmelric Properly Pl
Annual Report and Accounts 2020
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Performance review

Property review continved

Improving our income
diversification and granularity

In this distuptive environment, we
continue to focus strongly on the credit
strength, quality and sector diversity

of our occupiers.

Curinvestment and asset management
actions, parficulary through the Mucklow
acquisition, have continued to increase
the resifience of our portfolic by further
improving our income diversification
and granularity.

As shown below. we have a diverse
occupier base by type of business,
Over the year, we materially reduced
our income exposure toretailer logistics,
falling frem 34% of contracted income
to 20%. Conversely, we have materially
increased our exposure fo business
services and frade occupiers, rising from
18% to 36% of income, spread across

a bread range of sectors,

Qur contracted income ncreased over
the year from £8%.7 millich to £123.3 million
which, following completion of sales that
had exchanged but not completed by
year end. will reduce slightly to £119.2 million.

Split ofincome by occupler type*

Top 10 occupiers by contracted income (7)*

Graph removed

Income from
Top 10 Occuplers

367%

2019: 51%

Our top ten
occupiers acceount
for 36% of contracted
income compared
to 51% in 2019.

There was a material
reductioninincome
concentration across
maost occupiers,
with a significant
reduction for

Dixons Carghone
following our sale

of their warehouse
in Newark.

*  Excluding income from sales that had exchanged prior to the year end but not completed

1 Business Services & Trade

2 Third Party & Retailer Logistics

3 Convenience, Leisure & Stores

Graph remaved

367

Graph remaoved

36%

Graph removed

28%

[2019: 18%) (2019 52%) i {2019: 30%)
Manufocfuring & Packaging 10% Third Party Logisfics (3PL] 16% Convenience, Wholesale & Roadside 9%
Building. Trade & DIY T 6%  Store Only Refail Logistics 8%  Elechical & Home Retail 8%
11, Telecoms & Media "5%  OmniChannel Retail Logistics 8%  &ssenfial & DiscountRetall 6%
:ér_dspoce, Auto & Transportation " Tsz onlne Only Retall Logistics 4% Leisure . ) 3%
Fo‘od, Hedlthcare & Chemicals - 37% Other Retail Wi
Education 2% ’
Other 5%

LendonMetric Property Plc
Annual Repoert and Accounts 2020
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Valuation and total refurn performance
Cver the year, the portfolio delivered

a strong total property return of 5.1%,
significantly outperforming the IPD All
Property index of -0.5%:

s Distribution delivered 8.5% with
urban and regional seeing the
strongest performance

* Long income delivered 1.8%

» Offices delivered 4.3% and retail
parks delivered -9.2%.

Outperformance was driven by capital

returns, where the porticlio was flat
compared to IPD All Property of -4.8%:

« Distribution delivered a 3.9% increase

* tongincome was down 3.4%

« Offices and retail parks fell by 0.7%
and 15.5% respectively,

On alike for like basis, the equivalent
vield across the portfolic increased by
7bps and ERV growth was 1.7%,

ERY growth was highestin urban logistics
at 2.2%, whilst regional increased 0.7%
and mega was up 0.2%.

The investment portfolio's EPRA topped up
netinitial yield is 5.0% and the equivalent
yieldis 5.5%.

Impact of COVID-1¥ pandemic
Unsurprisingly, the COVID-19 pandemic
has created unprecedented short term
disruption to many UK businesses and is
putting pressure on the robustness and
sustainability of their cash flows.

Despite this uncertainty, ourrent collection
during the pandemic has been strong
with 93% of rent due by 1 April collected
or being collected monthly and 94% of
monthly rents due over the two month
period to 25 May also collected, with total
rental payments that we have forgiven or
written off amaounting to ¢.1% of rent due,

This resilience reflects our close relationships
with our occupiers, our resolute response
to non payment and, most significantly,
the operational importance to occcupiers
of our distribution assets as well as the
convenience and essential services that
our other assets provide.

Whilst our cccupiers have remained
wel capitalised through this crisis we are,
however, providing appropriate and
proporticnate help to a small minority
of customers that are being materially
impacted and most in need of short
term cash fliow assistance.

The table below sets out the type of
assistance we are providing.

LondonMetric's assistance to occuplers during the COVID-19 pandemic

Monthly rental
payments

Rental concessions with
asset management upside

Rental
deferrals

Concessions have resulied in
anincrease in the proportion
of our rental income that

is received monthly in
advance instead of quarterly
in advance.

Monthly rents now account
for 18% of our income
compared to 13% prior to
the pandemic.

we have agreed
compensatory asset
management initiatives
across 4% of ourincome.

In return for near term rent
concessions, we are agreeing
oninitiatives with occupiers
which lengthen and
strengthen the future income
streams from our assets.

Short term rental deferments
have been agreed

on a further 2% of ocur

rental income.

The near termrent
concessions will typically
be recovered over the 12
subseguent months.

Tetal Property Return
in the year

+5.1%

Rent collection strong

+93%

LondonMetric Property Plc

Annuol Repert and Accounts 2020
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Perdformance review

Property review continued

Distribution

Our distribution warehouses provide critical
infrastructure to occupiers and we invest In
those assets with the best return prospects.

Overview

Qur distribution assets are spread across
the urban. regional and mega subsectors
with over halfin urbban,

Including developments, we increased
distribution assets over the year from

£1,33% million to £1,638 millicn, accounting
for 9.8% of our overall portfolio. The average
WAULT on these assets is 11 years with 59% of
income subject to contractual income uplifts.

In the year, we acquired £327 million of urban
togistics and £49 million of long-tet regional
disiribution. Disposals totalled £150 million,
mainly relating to larger box warehousing.

This investment activity has seen our
distribution weighting towards Londan,
the South East and the Midlands increase
further te 83% and our North East and
Yorkshire exposure more than halve to 4%.

Increased alignment to urban logistics

In urban 'last mite' logistics, we centinue

to see the strongest rental growth within the
distribution sector. Severely restricted supply
and strong occupier demand continues

to generate highly favourable market
dynamics, which are driving attractive
income growth and returns,

Distribution Porifolio

Urban logistics has been our strong
conviction call and one that prompted

our strategic acquisition of Mucklow, which
has materially improved and enlarged our
urban platform. Over the year, this portfolio
increased from £504 miillion to £831 million,

accounting for 51% of cur distribution assets.

whilst urban logistics has o lower WAULT than
our other distribution sectors, it benefits from
higher alternative use values, low average
rents of £6.50 psf and strong income growth
potential. As @ consequence, we pretfer to
have a lower proportion of leases subject
to contractual rental uplifts.

Further reduction in big box exposure

In big box logistics, whilst there has been
rental growth., it is not as pronounced as
in previous years. Supply is able to react
to occupier demand relatively easily

and we believe that this is weakening the
prospects for future organic rental growth.

Refiecting these dynamics as well as our
efforts to improve geographic focus and
income diversification, we sold a further
£114 milion of mega box warehousing,
reducing our exposure to this segment over
the year from 23.1% o 14.9% of the portfolio,

Distribution Portfolio

Graph removed

Distribution

£1,638m

2 3

As af 31 March 2020 Urban Regional Mega

Upto 100,000 to In excess of
Typical warehouse size 100,000 sq ft 500,000 sq ft 500,000 sq f
Yaiue' £830.8m £457.6m £349.6m
WAULY 7.8 y1s 13.9 yrs 14.5 yrs
Average Rent [psf) £6.50 £6.20 £5.70
ERV (psf) £7.10 £6.50 £5.60
Topped up NIY 4.8% 4.3% 4.3%
Contractual uplifts 33.3% 78.1% 100%
Total Property Return in 2020 7.8% n1% 7%

1 Urban Logistics 51%
2 Regional Distribution 28%
3 Mega Distribution 2%

Image removed

1 Including deveiopments

LondonMeiric Property Plc
Annual Report and Accounts 2020
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Acquisitions

\’

3.0msg ft

Urban warehousing acquired as part
of the Mucklow acquisition. The assets
were acquired at a NIY of ¢.5.6% and
WAL o s T oo it 877 oo ared

i Ane 24 alands s G aron s Birpingghe e

299,000 sq ft

Regional warehouse let to John Wiley &
Sons for 17 years, acquired for £17.8 million
ot a NIY of 9.0% with RPI linked rentol uglifts.

232,000 sqg ft

Regional warehouse forward funded
development pre-let 1o Croda for 20 years.
acauired for £24.0 milion at a yield on
cost of 527 with R7Hinked rental uplii-s,

lago removed

Image removed

35,000 sq ft

Urban warehouse let to Mega Marble
ior 1o years. aoouired for £5.7 millon al
G NIY Of 5 0% with RPHinked renfa uplifls

26,000 sq ft

Urban warehouse let to Harrow Green
for 17 years, aqcquired for £4.2 million
o orevelsionary yield of 0%

£8.4 million

Increase in ownership of bwo warehouses
al a NIY of 5.9%, arsing from the upweight
in owr DFS Joint Venture equity holding
from £5% 1o B2

LendenMetric Property Plc
Annual Report and Accownts 2020
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Disposals

\E

726,000 sq ft

Mega warehouse in Newark sold far
LU S i o oNIY of 577 Tre auset
wos Qo e n s for 25 5 mili e
ancis et e Torar s Can

[urtihver 14 yoars e syron® ol L4800 6k

lago removec

Image removed

| 330,000 s ft

& 176,000 sq ft

Two warehouses in Doncaster sold

Cotor BH1E millon LAY 2 rrnllioe at shore)

reflecting a NIY of 6.2%. They comprised
o egaworenouse Ihat wos acqured

[ in 2015 for £29.0 million anais let o Next
Utor o tur-her four yeors of orent of 2660

psf, and a regional warehouse acquired
i 2013 tor £16.6 million ard let to DES for
afurtnet len years ot arent of L7006 paf.

152,000 sg ft

Regional distribution warehouse in
Rotherham sold for £13.3 million at a NIY
o B0 The wineouss was aoguined in
2140 2103 mithon and s e 1o Koyal Mo
for a further eight years.

84,000 sg ft

Urban warehouse in Doncaster sold
foar £5.9 mwillion o cr NIY o 2000 0 tey

FCrodalon colurten fwo yeons

1 22,000 sq ft

© Urban warehouse in Notlingham sold

for £2 O ellior (£ 6 miflhon at share)
cil cr NI ol 55 S o oot
fezn yesgars

Acquired

£376m

Mostly urban logishics

£150m

Mostly mega distribution

. Post year end

. investment activity
+ Postyearend, we acquired
© @ 14,000 sg ft urban logistics

warehcuse for £3.2 million let

b Royol Mallin Frsom and sold

asmall warehouse in Hemel

- Hempstead for £3.4 million.

" we also hove farms agread

on afurther £11 millicn
of acquisitions.
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Performance review

Property review continued

Distribution continved

Asset management

We continue to grow our distribution
income through our occupierded asset
management and development activity.

Distribution lettings and regears
Distribution lettings and regears in the year
were signed on 1.7 million $q ft. These deals
added £4.0 million per annum of income,
with a WALULT of ten years and incentives
equivalent to under six months' rent free.

New lettings were signed on 0.4 million sq ft
adding £3.2 million per annum of rent and

mostly related to completed developments:

At our Bedford Link development, we let
three warehouses totalling 188.000 sq ft
to L3 Macdonald Humfrey, Workstories
and Larsen Juhl. This completed the
letting of phase one of the development,
achieving a WAULT of 16 years

At Crawley, we let 36,000 sg It to
Amazon and 46,000 sq ft to Internaticnal
Logistics, also completing the letting

of that development

Al Tyseley, 58,000 sq ft waslet 1o
Decorda Blinds

Regears were signed across 1.3 million sq f
with occupiers including XPO, John wiley,
Ceva Logistics, Dixans Carphone and
Siemens. These deals generated additional
income of £0.8 million per annum, which
represents an uplift on previous passing
rent of 12% and increased the WAULT
from three years to ten years.

Post year end, we have signed a further
0.3 million sq ft of tettings and regears which.
including rent reviews, has added o further
£1.6 million per annum of rent. The wAULT
on these transactions is over eight vears,
which include:

» 141,000 sq ft at our Stoke development,
where we have let the second
warehouse 1o Pets at Home

* ¢.50,000 5qg ft in Fareham, where we
have regeared the lease and settled
arent review

* 38,000 ¢t Star Gate in Birmingham,
where we have let the warehouse
1o Network Rail

* 34,000 sq ft ot Greenford, where we
have let arecently refurbished unit
to a fast growing online pharmacy

Distribution rent reviews

Distribution rent reviews in the year
were setfled across 17 assets representing
3.0 million sg ft and adding £1.0 million
per annum of income at 12% above

passing on a five yearly equivalent basis:

= 12 urban logistics reviews accounted
for just over half of the rental uplift and
these were settled at an average of
24% above previous passingrent ong
five yearly equivalent basis, with open
market reviews achieving 32% upliffs
on average

Five mega and regional reviews
delivered £0.5 million of rental uplift in
the year. These were all contractual
uplifts and setfled at an average

of 9% above previous passing rent
on a five yearly equivalent basis

Graphic
removed
Read more on the Bedtord Link

case study page 33

Read more on the Wednesbury Cne
case study page 27

Read more on the Tyseley
case study poge 37

Read more on Greentord and Mucklow
assetimproverments page 49

Distribution Lettings & Regears
{Additional Income p.a.)

+£4.0m

Distribution Rent Reviews
{Additional Income p.a.}

+£1.0m

Key occupiers leHings
& rent reviews

Logo removed

Logo removed

Logo removed l
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Case study

J

Bedford Logistics

Following three successful lettings in the year,
our future ambition is to enhance our “Responsible
Building credentials” at our Bedford Link development.

Phase 1

The three warehouses were developed
and completed In June 2019. We signed
three lettings generating £1.4 million per

annum of rent with a WAULT of 16.3 years.

The Logistics Park provides an open

and landscaped space with integrated
pedesiian and cycle routes. The buildings
are BREEAM Very Good, EPC ‘A’ rated and
built with ¢.10% roofiights and the ability
to retro install solar PVs, Electric vehicle
charge poinis are also installed.

Phase 2

Following completion of phase one,

we have commenced development of
166,000 s5q ft and there is further development
potential of ¢.350,000 sq ft.

As part of this next phase, we are
looking to enhance the development’s
"Responsible Bullding credentials™

Consequently, we are lcoking at a number
of initiatives including:

s Evaluating “in use” energy performance
of the first phase buildings

+ Forecasting energyin use for the plonned
buildings and assessing potential areas
to further mitigate carlbbon emissions and
work towards Net Zero Carbon 2050

Image removed

Assessing the proposed designs
against well-being criteria, which
has aliready resulted in Well Enabled
design adaptations

Establishing the carbon impact
asseciated with the overall construction

Image removed

Phase 1 overview

188,000 sq ft

Lettings

£1.4m p.Q.

Additional rent

6.4%

Yield on cost

The 3 occupiers
Larson-Juhl
L3 Macdenald Humfrey

Workstornies

Being located nearby,
we saw the progress at
Bedford Link and realised
that if we didn’t move
quickly, we would miss
arare opportunity to
reposition our business
in a fantastic location, in
a building fit for the next
25 years. LondonMetric
and their team have
supported and worked
openly with us through
the whole process.

Jonathan Burrage
Managing Director,
Larson-Juhl

Logo removed

Location

Bedford is an attractive
distribution hub, providing
access o London in under
an hour. It also provides
business resilience due

to its equidistant location
along the A421, upgraded
link road connecting the
M1 and Al.

Several blue chip companies
have a significant presence
in the areaq, including Argos
whaose warehouse is also
owned by LondonMetric.

Graphic
removed

Read more onling at
bediordlinkloglsticspark.com

LendonMetric Property Pic
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Performance review

Property review continues

Long income

Our portfolio offers long dated income

with income growth, It is aligned to structurally
supported sectors of convenience, roadside,
trade and essential/discount shopping.

Overview

Curlong income assets are typically
single fenanf assets with low operational
requirements. They are assets that we
believe are benefiting from the changes
in the way people live and shop, insulated
from structural dislocation, namely:;
convenience food, wholesale, roadside
services, discount and essential retail,
bulky goods as well as trade and DIY.

Curlong income porticlio offers long dated
and predominantly index linked income.
it has grown to £543 million, representing
24% of our total portfolio.

The assets have a WAULT of 13.3 yvears,
are 100% let to strong occupiers at
affordable average rents of £14.70 psf
and are valued at an attractive topped
up NIY of 5.6%.

The average lot size is ¢.£5 million with 57%
of income subject to contractual uplifts.

Investment activity

In the year, we were asignificant net
acaguirer of long income assets, purchasing
£161.6 million and disposing of £8.0 million.

£62.4 million was acquired through Muckiow

and inciuded high quality assets let
predominantly to Costce, Booker, Wickes,

Long Income porffolio

Waitrose, Dunelm and Safestore, A further
£99.2 milion was acquired at a blended
NIY of 6.1%, with a WAULT of 17.4 years and
confractual rental uplifts on 70% of income.

Post year end, we acquired a further

£12 million of long income assets let to Kwik
Fit and Euro Garages. Furthermore, we are
currently in legals on acquiring a £60 million
sale and leaseback portfolio of five assets
let 1o a convenience/online operator

and have terms agreed on an £11 million
acquisition relating to aroadside portfolio.

Asset management

QOur letting activity continues to focus
on lengthening and strengthening our
income. In the year, we signed 22 leases
and regears with o WAULT of 14.5 years,
occupier incentives of nine months and
renfs in line with passing.

Rent reviews settled in the year generated
an uplift of £0.2 milkon at 13% above
previous passing on a five yearly equivalent
basis. These reviews were mostly related
to convenience and leisure assets with
RPI or fixed uplifts.

] 2 3

Convenience,

Roadside NNN Trade. DIY
As at 31 March 2020 & leisure Retail & Other
value! £251.0m £176.6m £135.4m
WAULT 16.7 years 2.9 yvears 13.6 years
Average Rent (psf) £16.20 £20.80 £9.10
Topped up NIY 4.9% 6.7% 5.6%
ERV growth 10.0% -1.1% 2.6%
Contractual uplifts 93% 23% 56%
Total Property Return in 2020 5.0% -0.5% 1.1%

Portolio split

Chart removed

Long Income

£563m

1 Convenience & Leisure 45%
2 NNN Retail 3%
3  Trade, DIY & Other 24%

Key occupler activity

[ Logo removed [

\ Logo removed .
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1 Includes developments
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Convenience,
Roadside & Leisure

Coeonvenience food and wholesale
discount stores form cover half of this
portfolio. The remaining assels are split
broadly evenly between roadside assets
and five well located and modern
Odeon cinemas.

Our roadside portfolio has grown to over
£55 million and consists of convenience
stores with an attached petrol filling station
[PFS). drive through coffee outlets as well
as automated carwashes located in

high density urban areas.

NNN Retail

These assets consist primarily of properties
let fo discount, essential, electrical and
home retail occupiers. They are typically
single tenanted assets with very low
operational requirements.

Over half of the assets are located in
London and the South East with the largest
located in New Malden, Londen, and
benefit from high alternative use values,

Most of the properties in our MIPP
joint venture are held within the NNN
Retail segrment.

Trade, DIY & Other

Through our occupier relationships we
have been able to build up a portfolio

of other preperties that have strong

long income characteristics let to good
covendants with high occupier contentment.

C.60% of this segment consists of assets
that are trade/DIY focused. A recent
addition to this portfolio has been
prominent roadside service centres
concenfrated around the South/East,
let at low rents to Kwik Fit, with high
alternative use values.

Image removed

Image removed

Image removed

Activity in year

£44.3 milion was acguired through

the Mucklow transaction, principally let
to Booker, Costco and Waitrose, A further
£32.7 milionwas acquired in separate
acgquisitions including seven convenience
stores with an attached PFS, as well asa
numbzer of IMC car washes.

Disposals totalled £7.2 million.

Five regears were signed with Co-op {x2}.
Booker. Waitrose and Odeon, extending
the WAULT from 12 years fo 18 years.

Acquisitions

£77.0m

Activity in year

£34.5 million of acquisitions were transacted,
These related to the upweightin cur DFS
Joint Venture ownership of eight stores
and the acquisition, through Muckiow,

of a Dunelm and Halford store.

Disposals totalled £0.8 million.

15 lettings and regears were signed
with a WAULT of 13 years including key
deals with the Range, Argos, Halfords,
Currys PC World, DFS and Pets at Home.

Acquisitions

£36.5m

Activity in year

£48.1 million of acquisitiocns were
transacted. These consisted of two
assets acquired through Mucklow let
to Wickes and Safestore, o sale and
leaseback portfolio of 21 Kwik Fit service
cenfres, two buildings let o Meggitt
and National Express and a forward
funding of o pre-let frade development
let to Howdens and MKM.

Two regears were signed with B&Q
and Selco, extending the WAULT from
seven years fo 13 years.

Acquisifions

£48.1Im

WAULT on lettings

18 years

WAULT on lettings

13 years

WAULT on lettings

13 years

Key occupiers

Key occupiers

Key occupiers

Aldi Euro Garages DOFs The Range Wickes Selco

Lidl Odeon Currys PC World Smyths Safestore Kwik Fit

MAS Simply Food Waitrose BaMm Pets at Home B&Q Howdens
Costco Co-op Dunelm Argos Jewson National Express
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Performance review Completed in year

Property review continued 0.4m sq ft

In construction or pipeline

Developments 1.3m sq ft

In the year, we completed 436,000 sq ft e ioution werehouse

of developments that are expected 1o pre-let fo Croda for 20 years which we
. 'y agreed to forward fund in the year, and

generate £3.5 million of additional rent whichis expected to complele in Q3 2020,

reflecting an anticipated yield on cost of e i o prosed disiioution

6-5%- We hcve GnO’fher 425;000 Sq ﬁ Under development of 166,000 sq ft with good

levels of occupier interest. There is a

construction and up to a further 834,000 sq ft furtner 350,000 5q ft of distrioution
of pipeline developments. Sevelooment potental

Weymouth

19,000 sq ft convenience development

in Weymouth let to Aldi that completed
in June 2020, Cffers have beenreceived
Additienal Yield | on the letting of three smali pods totalling

Areasq ft rent on cost
Completed in the year ‘000 £m % | @ funrg_aTr_ B,OC:O 5Q flt ;vr?ire development
- = | is conditional on planning.
Bedford {Phase 1) 188 1.4 6.4 P g
) | Tyseley
Tyseley {Ph 1 58 0.4 7.0
yseley {Phase Oll —_- In the year, we completed 135,000sq ft of
Tyseley {Phase 1b) 77 06 78 | distribution development at our Tyseley site
Durham (funding) 58 0.8 54 | which was acquired threugh the Mucklow
Swindon [extension) 55 0.3 7.8 | transaction. Over half of the warehousing is
7 | let and there is strong occupier interest on
. 6.5 3 .
Total 436 3.8 the remainder. There is further development
potential which is conditional on planning
Under construction at year end S and occupier commitment:
Croda, Gogle {funding) 252 1.3 32 | 4 Up to 1BE.000 sq f1 of distribution
Bedferd [Phase 2a)' o lee 1.2 67 warehousing development where
Weymouth' 27 0.6 6.3 we are in advanced discussions
Total o 425 3.1 6.0 with potential occupiers
* Up to 15,000 sq ft of readside service
Pipeline developments and convenience food development
Bedford {Phase Zb) 7 cas0 2.3 c73 | i54
i54 Wolverhampton up to 210 tbe tbe gp TOI 21 0,000r q P orf_dI\::]nbutlEn
—_ - - evelopment potential through our
Wl‘ e up to 195 13 €79 154 site option in Wolverhampton
New Malden' 5 04 4.7 | which we acquired thraough Mucklow.
Wallingford [funding] __.?_g 0.3 5.0 wallingford funding
Total up to 834 Forward funding of a 22,000 sq ft rade
counter development in Wallingford
pre-let 1o MKM and Howdens with
a WAULT of 18 years. Construction has
commenced with completion expected
by the end of the year.
New Malden
Extension to and modification of
cn existing NNN Retail asset which is
expected fo be let for 15 years fo Dixons,
Lidl and several other convenience
food occupiers. Construction remains
| anficipated yield on cest and rents conditional on planning.
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Case study

\s

Tyseley, Mucklow Park

Working with the local council and community to enable
development of over 300,000 sq ft of urban logistics

warehousing in Birmingham,

Phase 1

Prior to its acquisition by LondonMetric,
Mucklow had engaged with Birmingham
City Council over several yeors to encible
the building of a new link road next

toits 19 acre site.

Mucklow supported the councilin

their grant application for funding of

the new road by committing to build
135,000 sq ft of urban logistics warehousing
and swapping land with the council

to improve the road’s position.

Construction of the read and warehousing
started in late 2018, completing in
summer 2019. Over that fime Muckiow/
LondonMetric, worked closely with

the council and the local community

to ensure minimal local disruption.

Prior to works completing, a letting

of the 58,000 sq ft BREEAM Very Good
warehouse was signed with Decora and,
subsequently, LondonMetric completed
development of a further seven units
totalling 77,000 sq ft where one unit was let
post year end and there is strong interest
con the remaining units.

Graphic
removed

Read more online ot
mucklowparktyseley.com

Sustainability and ESG

Phase 2

LondonMetric is currently in advanced
discussions on pre-lets with occupiers on
building out the remaining 195.000 sq f1.

There is potential to develop vp to
180,000 sq ft of urban logistics warehousing
and o further 15,000 sq ft of readside
services ond convenience food property.

Phase 1 - complieted

135,000 sq ft

Anticipated Rent: £1.0m
Anticipated Yield on cost: 7%

Phase 2 - pipeline

195,000 sq ft

Subject to commitments
Anficipated Rent: £1.3m
Yield on cost: 7%

Mucklow Park, Tyseley is strategically
located within 3 miles of central
Birmingham with easy access to Jg
of the Mms and 15 of the m42 and
close to Birminghom Airport.

Image removed

We continue to improve the quality of our
assets through development and asset
management. 78% of developments
thot completed in the year or that

were under construction at the year
end are expected to be certified
BREEAM Very Good.

Furthermore, we continue to engage
with our occupiers on energy efficiency
initiatives, including solar PV instaliations,
LED lighting upgrades and improving
the environmental performance of

our buildings. particularly across our
distribution portfolic.

These activities, logether with other
responsible business and sustainability
actions, have contributed to a continued
improvement in ESG related surveys
and benchmark scores.

In the year, we further improved our
GRESB score from 67 o 71, which allowed
us to maintain our Green Star. We also
maintained our EPRA Gold star and
further improved our FTSE4Good score
from 3.1 to 3.4, consolidating ocur position
in that index.

Our targets set for 2021 will see us look
to include a net zero carbon ambition
as well as extend personal ESG related
targets more widely across the Company.

BREEAM Very Good developments
[completed or under construction in year)

670,000 sq ft

Improved our GRESB score

Graphic
removed

For further details on cur gpproach

to Sustainability. Responsible Business
and ESG see pages see pages 45 -59
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Financial review

Image removed

Cur portfolio delivered
further income growth in
the year, with EPRA earmings
per share increasing 5.6%

fo 9.3p.

Marfin McGann
Finance Director

IFRS net assetfs

£1.4bn

2019: £1.2bn

EPRA net assets per share

171.7p0

20i19:174.9p

While we have not been immune from the
impact of COVID-19, which only affected
the last month of the financial year we are
reporting on, our porHolio has remained
resilient and our rent cellection for the

first quarter of 2021 has been very strong.

we have utilised our close relaticnships
with custocmers and have helped those
in need by negotiating short ferm
concessions and asset management
initiatives which sult both parties.

Qur financial results for the year tc

31 March 2020 are once again strong.
We have benefited from the corporate
acquisition of the A&J Mucklow Group
in June last year, which added 64
complementary assets valued at
£454.7 million to cur balance sheet.

EPRA earnings per share increased 5.6%

tc 9.3p, driven by ¢ 23.6% increase in net
rentalincome. We have continued 1o grow
and pay our dividend despite the recent
economic challenges and have declared
a fourth quarter dividend of 2.3p payable
on 22 July 2020. Qur dividend for the year
of 8.3pis 1.12 fimes covered by EPRA earnings
and represents a 1.2% increase over the
previous year.

Our portfolio is well positioned to weather
the disruption caused by the pandemic, with
24% of our assets in the structurally supported
distribution and long income sectors.
However, there is naturally a heightened
degree of uncertainty surrounding our
year end property valuation, and our three
external valuers have included material
uncertainty clauses in their valuation

reports which is in line with the RICS guidance.

Our property valuation fell by 0.5%, and the
resulting revaluation deficit of £12.0 million
or 1.5p per share including our share of joint
ventures, contributed to the IFRS reported
loss this year of £5.7 million.

Presentation of financial information

EPRA net asset value per share fellby 3.2p
to 171.7p. primarily due to the one off costs
relating to the acquisition of A&J Mucklow.
of 2.5p per share. The consideration paid
generated a surplus of £48.3 million

aver the fair value of assets acquired.
This goodwil was created predominantly
by the strong performance cf the
LondonMetric share price up 1o the

final offer price being determined and
has therefore been fully imgpaired in

the period and charged to the income
statement, aleng with cur fransaction
costs of £8.9 million.

Our financial position was strengthened
by a new £75 million unsecured revelving
credit facility signed with HSBC in March,
which increased our headroom

to £220 million at the year end, and
provides security and optionality in these
unprecedented fimes. Other financing
rmetrics remain strong, with average cost
of debt falling fo 2.9% (March 2019: 3.1%)
and loan to value of 35.9% (2019: 32.2%)
after completing sales that exchanged
in the year.

Post year end, we have successfully
raised £120 milfion through an
equity placing that was significantly
oversubscribed and has, in the short
term, reduced our LTV to 30.9%.

We intend to deploy the proceedsinto
new and attractive investment opportunities,
the majerity of which have been identified
and are already in solicitors’ hands,

Looking forward we contfinue to focus
on the safety of our team and the needs
of our stakeholders. Our past investment
decisicns, driven by changing consumer
spending habits and technologicol
change, positions us well o deal with
the challenges ahead.

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

the performance of the business principally on a proportionately consalidated basis, which includes the
Group's share of joint ventures and excludes any non-controlling inferest on aline by line basis. The figures
and commentory in this review are presented on a proportionately consolidated basis, cansistent with

our management approach, as we believe this provides o meaningful analysis of averall perfermance.
These maasures are allernative performance measures, as they are not defined under IFRS.

The Group uses alternative performance measures based on the Eurepean Public Real Estate Asseciation
{‘EPRA} Besl Practice Recommendations ['BPR') to supplement IFRS. inline with best practice in our sector,
as they highlight the underlying performance of the Group's property rental business. These are adopted
throughout this report and are key business metrics supporting the level of divideng payments and for the
varable elements of the Executive Directors' remuneration arrangements We note thot EPRA has updated
13 definitions of EPRA NAY and, in accordance with ther guidance, we will adopt them next year.

Further deiails, definitions and reconciliations between EFRA measures and the IFRS financial statements can
be found in note 8 to the financicl statements, Supplementary netes i to viiandin the Glossary on page 18%.
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Income statement

EPRA earnings for the Group and its share of joint ventures are detailed as follows:

Non-

controlling
Group v interest 2020 Group N 2019
For the year fo 31 March £m £m £m £m £m £m £m
Gross rental income 112.3 63 1.3) 173 85.1 10.4 95.5
Property costs (1.2) (0.2} - (1.4) (1.2} {0.5) (1.7)
Netrentalincome m. 6.1 (1.3) ns.e 83.2 9.9 93.8
Management fees 1.1 (0.5) - ___0é 1.7 0.8} 0%
Administrative costs (15.8) (0.1} - (15.9) {13.7} - [13.7}
Net finance costs (24.9} (1.5) 0.3 (26.1) {18.1} 2.1} (20.2)
Other! (0.2} - 0.2 - 02 - 0.2
EPRA earnings 71.3 4.0 (0.8) 74.5 54.0 7.0 61.0

1 Otheritemsinclude the tax charge attributable to the nen-controlling inferest

Netrentalincome

£115.9m

2019 £93.8m

EPRA earnings per share

9.3p

2019 8.8p

Net rental income

Delivering growth in earings and a
progressive dividend over the longer
term continues to e our primary focus
and strategic aim. This is driven by growth
in our underlying net renial income,
which increased by 23.6% in the year to
£115.% millien. This was largely due to the
Mucklow portfclio contributing £20.5 million
in the nine months since acquisition.

Movements in net rental income are
reflected in the table below.

£m
Net rentalincome 2019 23.8
Nef rent from existing properties' 0.7
Contribution from developments' 1.9
Surrender premiums received 7
Net rent from acquisitions! 289
Nelrent los from disposals’ o (8.0}
Property cost reduction 0.3
Net rental income 2020 1159

1 Properiies held, developments completed,
acquisitions and disposals in 2019 and 2020

Income from lettings. rent reviews and
regears of pur existing portfolio and
completed developments generated
additional incorme of £2.6 million this year,

Surrender premiums received were

£1.7 million lower than last year and income
from net acquisitions of £20.9 million included
the Mucklow contribution of £20.5 million.

Property costs have decreased by

£0.3 million reflecting lower vacant unit
costs and our property cost leakage has
seen a comesponding reduction 1o 1.2%
{March 2019: 1.8%}.

Rent is usually payable on a quarterly basis,
although we have in the past agreed that
some tenants can pay monthly fo assist with
cash flow management. March quarterly
and April monthly rents were the first to be
impacted by the COVID-19 disruption and
some of our fenants requested assistance
with payments. We spent time liaising and
agreeing concessions where necessary to
help and suit both parties, and increased
the proportion of our annual rent payakle
monthly from 13% before the pandemic,
fo 18%. We have collected or are collecting
monthly $3% of rents due by 1 April and
have agreed short term rental concessions
with compensatory asset management
initigtives on a further 4% and short term
deferrals on another 2%. As at the date

of this report, we have also collected 94%
of the monthly rents due over the two
month period to 25 May. We have assessed
the recoverability of cur year end debtor
balance taking into account the latest
rent collection rates and have increased
our provision to £0.4 million this year

{2019: £0.2 milion) as reflected in nole 11

to the financial statements.

Administrative costs

Administrative costs have increased

by £2.2 million to £15.9 milicn and are
stated after capitalising staff costs of
£2.1 milion {2019: £1.9 millien} in respect
of time spent on development projects
in the year. Employee headcount has
increased to 33 at the year end from 28 last
year, following the Mucklow acquisition
which contriputed £0.7 million fowards
the increase in overhead.

Annualised administrative cost savings of
the combined group post acquisition are
approximately £1.8 milllon.

EPRA cost ratio

2020 2019

B o %
EPRA cost ratio
including direct
vacancy costs 14.2 150
EPRA cost ratio
excluding direct
vacancy costs 13.3 14.1

We continue to measure our effective
management of costs by the EPRA cost
ratio, which at 14.2% remains one of the
lowest in cur sector, having fallen 80 bps
during the year,

The full calculation is shown in
Supplementary note iv on page 184,

Net finance costs

Net finance costs, excluding the costs
associcted with repaying debt and
ferminating hedging arrangements on
sales and refingncing in the year, were
£26.1 million, anincrease of £5.9 millicn
over last year,

This reflected additicnal inferest charges
on the Mucklow £60 mitlion SWIP debt
facility of £1.6 million and on increased
borrowings needed primarily to fund

the acquisition. Gross debt increased
£348.¢6 million over the year fo £974.8 million.

In addition, the average interest rate
payable over the year was higher than
the previous year, as we replaced part of
our cheaper RCF borrowings with longer
dated private placement debi. However,
the average cost of debt at the year eng
was 20bps lower than last year at 2.9%

as we had drawn a higher proportion

of unsecured borrowing ot floating rates.

Further detail is provided in notes 5 and 10
to the financial statements,

LondonMetric Property Plc
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Financial review continvea

IFRS reporied profit Non
controlling

Group WV interest 2020 Group Y 2019
For the year to 31 March £m £m £m £m £m £m £m
EPRA earnings 713 a0 (0.8) 745 54.0 7.0 4.0
Revaluation of investment property {3.8) {10.2) 20 (12.0) 759 [11.5} 64.4
Fair value of derivatives 3.2) {0.4) - {3.8) (4.4) 0.3} (4.7)
{Loss)/profit on disposal @9 2.3) - (7.2) 0.6 1.6} 00
Debt and hedging eary close out costs' (0.2) - - {0.2) - - -
Impairment of goodwﬂn_i . (48.3) - - (48.3) - - -
Acquisition costs (8.9) - - (8.9) - - ~
IFRS reporied profit/(loss)} 20 {8.9) 1.2 (5.7) 126.1 (6.4} 119.7
1 Cancellotion on acquisition of Mucklow bank facility with HSBC
Share of joint ventures IFRS reported profit Taxation

EPRA earnings from joint venture investments
were £4.0 million, a decrease of £3.0 million
over last year as reflected in the table below.

2020 2019
For the year to 31 March £m £m
Metric Income Plus
Partnership {MIPP) 4.0 4.6
LMP Retail Warehouse
JV [DFS) N
LSP London Residential
Investments
{Moore House] (0.1} -
EPRA earnings 4.0 7.0

The decrease in earnings from our MIPP
joint venture was due to the receipt last
year of surrender income of £0.7 million.

In April 2019, the Group increased its
interest in the DFS joint venture from 45%
to 82% by aequiring its partner's interest
and repaying the external debt facility
with M&G. As aresult, we were required
to consolidate our interest in the Group
accounts and reflect our remaining
partner's 18% share as a nen-controlling
interest. In total, DFS contributed £5.1 million
to EPRA earnings in the year compared
with £2.4 million [ast year.

In addition, the Group received net
management fees of £0.6 million for
acting as property advisor to each
of its joint ventures (2019: £0.9 million)
which have folien as aresult of the
Group's increased share of DFS costs,
and property sales reducing fees.

Management principally moniters the
Group's EPRA earnings, as they highlight
the underlying performance of the
Group's property rental business and
exclude property and derivative valuation
movements, profits and losses on disposal
of properties, financing break costs, goodwil
and acquisition costs, all of which may
fluctuate considerably from year o year.

A full reconciliation between EPRA
edarnings and IFRS reported profitis given
in note 8{a} to the financial statements
and is summarised in the table above.

The Group's reperted loss for the year

was £5.7 million compared with a profit

of £119.7 millicn last year. The £125.4 million
reduction was primarily due to exceptional
goadwill and acquisition costs of £57.2 million
and a property revaluation deficit of

£12.0 million this year compared fo a gain

of £64.4 million In 2019, Reported profit before
exceptional goodwill and acguisition costs
wgs £51.5 million.

Scles of 26 flats at Moore House
generated aloss on sale of £2.4 million.
Three further fiats were sold at Moore
House post year end, reducing the
number now held to just five, two of
which are currently under offer.

Group sales generated a further loss
of £4.9 million, primarily in relation to

the disposal of our mega warehouse
in Newark let to Dixons Carphone.

The total profit over oniginal cost of all sales
in the year was £12.1 million, representing
areturn of 10.4%. Disposals are discussed
in detdilin the Property review on page 26.

As the Group is a UK REIT, any income
and capital gains from our qualifying
property rental business are exempt from
UK corporation tax. Any UK income that
does not qualify as property income
within the RE!IT regulations, principally
management fees and inferest receivable,
is subject to UK taxin the normal way.

The A&J Mucklow Group previously
operated as a UK REIT. Their activilies have
been incorporated info the LondonMetric
Group REIT since acquisition.

The Group's tax strategy is compliance
oriented:; to account for tax on an
accurate and timely basis and meet all

REIT compliance and reporting obligations.
we seek to minimise the level of tax risk

and to structure cur affairs based on sound
commercial principles. We strive to maintain
an open dialogue with HMRC with a view fo
igentifying and resolving issues as they arise.

We continue to monitor and comfortately
comply with the REIT balance of business
tests and distribute as a Property Income
Distribution {*PID'} 20% of REIT relevant
earnings to ensure our REIT statusis
maintained. The Greup paid the required
PID for the year to 31 March 2019 by 31 March
2020 and has already paid a large part of its
expected PID for the year to 31 March 2020.
The balance is expected to be paidin July
as part of the fourth quarterly dividend.

in accordance with REIT regulations,

£5.5 million was withheld from distributions
and paid directly to HMRC in the year.

Qur strategy was updated and approved
by the Board in the year and can be found
on our website at www.lendonmetric.com.
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Balance sheet
EPRA net assets for the Group and Tts share of joint ventures are as follows:
Non-
controlling
Group NV Interest 2020 Group v 2019
As at 31 March £m £m £m £m £m &m . £m
Investment property 2,273.4 924 (14.9) 2,351 1,688.0 158.2 1.846.2
Trading property 1.1 - - 13 - - -
22747 92.4 {(14.9} 2,352.2 1,688.0 158.2 1,846.2
Gross debt (932.7) (42.1} - (974.8) [565.0) [61.2} (626.2)
Cash B1.8 51 {0.8) Bé&.1 20.6 3.5 241
Other net liabilities (34.3) (0.6) 8.4 {24.3) (24.7) (1.3) (25.4)
EPRA net assets 1,389.5 54.8 (2.1) 1,437.2 1.119.5 ?9.2 1.218.7
Derivatives {4.7) (0.7} - (5.4) {1.6) {0.3) (1.9
IFRS net assets 1,384.8 54.1 (7.1) 1.431.8 1.117.9 98.9 1.216.8

EPRA net asset value is a key measure

of the Group's overgll performance,
reflecting both income and capital
returns. It excludes the fair valuation of
derivative instruments that are reported in
IFRS net assets. Areconciliation between
IFRS and EPRA net assets is detaited in
the table above andin note 8 to the
financicl statements,

IFRS reported net assets have increcsed 17.7%
in the year to £1,431.8 million, mainly due

to the acquisition of Muckiow which added
net assets of £364.7 million butreduced
cashreserves by £129 4 milion as reflected
inncte 15 fo the financial statements.

On a per share basis, both IFRS and
EPRA net assets decreased in the year,
largely due to the exceptional costs

of the Mucklow acquisition of 2.5p per
share and also due to the fallin value

of investment properties. EPRA net assets
per share fellby 3.2p to 171.7pin the
year as reflected in the table opposite.

The goodwill arising on acquisition
includes Mucklow transaction costs of
£6.5 million and fair value adjustments
as reflected in note 15 to the financial
statements, reducing net assets per
share by 1.3p.

Total accounting returm is another
important measure of our performance
and a component of the variable
element of Directors' remuneration
arrangements. lt reflects EPRA net qsset
value growth plus dividends paid in the
year. Qurreturn this year of 3.0% is lower
than last year but compares favourably
on a three year basjs with many of

our peers at 30.6%. The full calculation
can be found in Supplementary note viii
on page 185,

£m P

EPRA NAV at 1 April 2019 12187 1749
EPRA earnings 74.5 2.3
Dividends? {64.2) (8.0)
Property revaluation (12.0) 1.5)
Acquisition of Mucklow

Issue of new shares 28346 -

Goodwill (48.3) {1.3)

Acquisition costs %) .2)
Other movements' 6.0) (0.5)
EPRA NAV at
31 March 2020 14372 171.7

1 Other movements include loss on sales (£7.2 million).
debt break costs (£0.2 million) and share based
awards [£4.3 million]. offset by scrip share issue
savings {£5.8 million]

2 Dividend per share is based on the weighled
average number of shares in the year. The actual
dividend poid in the year was 8.4p as reflected in
note 7 to the financial statements

Dividend

The Company has continued to declare
quarterly dividends and has offered
shareholders a scrip alfernative 1o

cash payments.

In the year to 31 March 2020, the Company
paid the third and fourth quarterly dividends
for 2019 and the first two quarterly dividends
for 2020 at a total cost of £64.2 million

of 8.4p per share as refiected in note 7

to the financial staterments.

The Company issued 2.9 million ordinary
shares in the year under the ferms of the
Scrip Dividend Scheme, which reduced
the cash dividend payment by £5.8 million
to £58.4 million.

The first bwo quarterly payments for the year
to 31 March 2020 of 2.0p per share were
paid as Property Income Distributions ('PIDs’)
in the year, The third quarterly payment of
2.0p was paid as a PID in April 2020 and the
Company has approved a fourth quarterty
payment of 2.3p in July 2020, of which 0.75p
per share will be a PID, The total dividend
payable for 2020 has increased 1.2% fo
8.3p, comprising a PID of 6.75p and an
ordinary dividend of 1.55p.

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

+ |fs REIT obligaticons to distribute 90%
of property rental business profits;

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

= Its EPRA earnings for 2020; and

« The outlook for 2021 and uncertainties
associated with the COVID-19 pandemic.

*

At the year end the Company had
distributable reserves of £834.8 million,
providing substantial cover for the dividend
payable for the year. When required and
at least six monthly, the Company receives
dividends from its subsidiaries which
increase distributable reserves.
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Financial review continued

Portfolio valuation

The Mucklow acquisition dominated
aurinvestment activity this year, growing
the portfolic by 64 complementary
assets worth £454.7 million Gn acquisition
and enabling us to pivot further into
urban logistics, which now represents
35.4% of our cverall portiolio, The assets
acquired included £13.6 million of
Mucklow developments.

Cur segmental reporfing in note 2

to the financial statements and in the
table cpposite has been amended
following the acquisition to reflect a new
though comparatively small office sector
and tc combine convenience, leisure
and long income assets as one tong
income category.

Cur distribution expaosure continues

to domingte and represented 69.8%

of our portfolio including distritbution
developments at the year end. Further sales
of 26 flats at Mocre House have reduced
our residential exposure to just 0.2% of

our portfolio. Qur development exposure
remains modest at 2.4% of the porticlio
and includes the remaining site at Bedford,
our forward funded development in Goole,
a pre-let convenience development in
Weymouth and the Tyseley development site
acquired as part of the Mucklow portfolic.

Phase 1 of our developments ot Belt

Farm, Bedford and Tyseley completed

on schedule in the year, alang with our
forward funded development at Durham,
These completed developments have
been substantially let as discussed in
detail in the case studies on pages 33
and 37 of the Property review,

Our property porifolio. including the share
of jcint venture assets, grew by £500.3 million
in the year to £2.3 billion. The movement
n the porifolic is reflected in the table
opposite and also in supplementary

note viion page 185.

Property values in the secend half

of the vear fell by £28.6 million leading
to an overall deficit for the year of
£12.0 million or 0.5%.

The portfolio has delivered a total
property return of 5.1% this year compared
to the IPD All Property index of -D.5%.

Qur distribution sector delivered o return
of 8.5%, with urban and regional seeing
the strongest performance,

Alongside the Mucklow corporate
acquisition, the Group spent a further
£134.0 million in the year acquiring

£29.1 million of distribution and £71.2 milion
of long income assets and increased its
investmentin DFS assets by £35.7 million.

We completed 15 ccmmercial property
disposals along with the 26 residential

Property portfolio by sector

flat sales in the period generating net
proceeds of £126.4 million at share and
reducing the bock value of property

by £133.6 million (including the cost of
lease incentives written off of £5.4 million).
The largest disposal was our mega
warehouse in Newark which was soid

in January 2020 for £80.8 millicn.

2020 2019
As al 31 March £m % £m %
Distribution o 1,593.7 §7.9 1292.6 700
Long income 552.5 23.5 389.5 B H
Retail Parks 83.3 Y 87.0 47
Offices 551 24 - -
Investment portfolio 2,284.4 97.4 1,76%9.1 95.9
Residential 49 0.2 17.3 09
Develcpment’ 57.0 2.4 59.8 3.2
Property portfolio value 2,346.5 100.0 1.8446.2 100.0
Head lease and right of use assets 5.7 7 -
2,352.2 1,846.2

1 Represents regional distribution £38.1 millian [1.6%). urban logistics £6.2 million [0.3%). long income £10.5 million
(0.5%). office £1.1 million and other land £1.1 million at 31 March 2020. Split of prior year comparatives wos
regional distribution £22.6 million {1.2%), urban logistics £23.9 million {1.3%). long income £13.3 million (0.7%)

Portfolio movement in the year

Non- 2020 2009
controlling Portiolio Portfolic
Group W interest value valye
. £m £m £m _ £m im
Opening valuation 1.688.0 158.2 - 1.8446.2 1,842.0
Acquisitions!? 635.3 sl .2) (17.0) _ 5711 156.3
Developr‘r_w_entﬂ 431 - - 431 34.3
Capital
expenditure* . 10.2 63 {0.2} 10.3 15.0
Disposals (113.4) (15.1) 0.3 {128.2) (258.8}
Revaluation (3.8} [10.2) 20 (12.0) é4.4
Lease incentives® 2.6 0.4 - 10.0 (7.0}
Property valuation 2,249.0 724 (14.9) 23485 1.846.2
Head lease and
ROU assets 5.7 - - 57 -
Closing valuation 2,274.7 924 (14.9) 2,352.2 1.844.2

1 Group acguisihons in the year include £634 Z million completedinvestment properties asreflected in note ¢

and trading property of £1.1 million

2 DFs upweight from 45% to 82% has been reflected in this fable as an acquisition by the Group and offset

as a disposal by the joint venture

3 Group developments include acquisitions and capitat expenditure on properties under development

as reflected innote ¢
4 Capital expenditure on completed properties

5 Comprises incentives ond rent frees of £15.4 million {2019: £9.2 million) less amounts written off on disposal

of £5 4 milllon (2019 £16.2 million)

LondonMetric Property Plc
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One disposal in Wakefield that
exchanged last year completed in the
pefiod, generating proceeds of £10.5 million
and has been accounied forin these
financial statements. We also exchanged
to sell a further four assets in the year

for £64.4 million at share with delayed
completions, These disposais will complete
and be accounted for next vear.

At the year end. the Group had capital
commiiments of £28.9 millicn as reported
in note 2 to the financial statements,
relating primarily to our forward funded
development in progress at Goole.

Further detail on property acquisitions,
sales, asset management and development
can be found in the Property review on
page 26.

Financing

The key performance indicators used

to monitor the Group's debt and liquidity
position are shown in the table below.
The Group and joint venture split is shown

As reported last year, we repaid our

DFS joint venture's secured debt facility
with M&G in April 2019, at the same fime
as increasing our equity holding to 82%.

Mucklow's £60 million fixed rate loan was
reflected ot its fair value on acquisition in
accordance with IFRS 3, increasing debt

Average debt maturity

by £2.9 million. This premium is released
on a straight-line basis to finance costs
over the remaining term of the facility,
In the period since acquisition we
have released £0.2 million fo finance
costs and decreased the fair value
adjustment to £2.7 million.

Undrawn facilities

Graph removed

4.7
years

Graph removed

£134m

in Supplementary note il on page 183. 1 Debt expiring within 0-3 years 42% 1 Unsecured RCF 25%
2020 2019 2 Debt expiring within 3-10 years 36% 2 Unsecured Wells Forgo facility 19%

As at 31 March £m £m 3 Debt expiring 10+ years 22% 3 Unsecured HSBC facility 56%

Gross debt 974.8 626.2

Cash 841 24.1

Net deb 8887 4021 Debt drawn Total facllities

Loan to value! 35.9% 32.2%

Cost of debt? 29% 3.1% Graph removed Graph removed

Undrawn facilities 133.8 373.5

Average debt maturity 4.7 years 6.4 years

Hedging?® 87% 73%

T LTV ot 31 Morch 2020 includes the impact of sales
that completed post year end of £64.4 million within
cash and investment properties. and excludes the
fair value debt adjustrment of £2.7 million

2 Cost of debtis bosed on gross debt and includes
amortised costs but excludes commitment fees

3 Based on the notional amount of existing hedges
and total debt facilities

Net debt has increased £284.6 million in
the year, primarily to fund the cash offer
for Mucklow and transaction costs of

£135 million, Incorporate its SWIP £60 miillion
loan and repay its £20 million HSBC facility
in full. Further debt was drawn to fund other
acquisitions and develocpment expenditure
in the year, increasing our LTV 1o 35.9%,
which includes the completion of sales
that had exchanged in the year. it remains
our intention to keep this below 40% over
the longer term.

£975m

£1,106m

1 Unsecured RCF 42% i Unsecured RCF 40%
2 unsecured Wells Fargo facllity 5% 2 Unsecured Wells Fargo facility 7%
3 Private placement 29% 3 Unsecured HSBC facility 7%
4 Secured termloan 14% 4 Private placement 25%
5 MIPP joint venture A% 5 Secured term loan 12%
6 Secured SWIP fixed rate debt 6% é MIPP Joint venture 4%

7 Secured SWIP fixed rate debt 5%

LondonMetric Property Pic
Annual Report and Accounts 2020
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Financial review continued

Financing continued

In March 2020, we entered into a new
£75 million unsecured revolving credit
facility with HSBC, which diversified and
increased our firepower to provide further
operationai flexibility. At the year end,
we had available undrawn facilities

of £133.8 milliion and cash balances

of £86.1 million, providing security and
optionality and ample headroom to cover
the Group's £28.9 million of contractual
capital commitments as disclosed in
note ¢ to the financial statements.

Our post year end equity raise increased
our firepower by £120 million to ¢ £340 million.

Qur key financial ratios remain strong
with average debt costreducing to 29%
{March 2019: 3.1%) and average maturity
of 4.7 years {March 2019: 6.4 years).

Of our total facilities of £1.1 billion, 54%

or £594 million are unsecured revalving
credit facilities, providing operational
flexibility ot low average costs. At 31 March
2020 debf drawn under these facilities
represented 47% of debt drawn compared
with 25% last year. This has contributed

o o shorter debt maturity at the year end
of 4.7 years (March 2019: 6.4 years) and
offsets the positive impact of our new SwWIP
and private placement debt facilities,
which have an average maturity period
of 11.1 years, and has also contributed

to our lower average cost of debtas

the marginal cost of drawing under the
revolving credit facilities is only 1.5%.

The Group has comfortably complied
throughout the year with the financial
covenants contained in its debt funding
arrangements and has substantial levels
of headroom. Covenant compliance
isregularly stress tested for changes in
capital values and income.

The Group's unsecured facilities and
private placement loan notes, which
together account for 76% of debt drawn
at the year end, contain gearing and
interest cover financial covenants.,

At 31 March 2020 and after adjusting for the
equity raise, the Group’s gearing ratio as
defined within these funding arrangements
was 56% which is significantly lower than
the maximum limif of 125%. and its interest
cover ratio was 4.3 times, comfortably
higher than the minimum level of 1.5 fimes.
Property values would have to fall by

37% and rents by 58% before banking
covenants are breached.

The Group's policy is to de-risk the
impact of movements in interest rates

by entering into hedging arrangements.
At 31 March 2020, 67% of our exposure

to interest rate fluctuations was hedged
by way of swaps and caps assuming
existing debt facilities are fully drawn
(2019: 73%). Since the year end, we

have cancelled £350 millien inferest

rate swaps that hedged our unsecured
facilities and were due to expire in

2022, reducing the proportion of debt
hedged to 36%., mainly through our fixed
coupon private placement and SWIP
debt. This will contribute to interest cost
savings of c. £2.3 million per annum inan
environment where we expect rates to
remain lower for longer and has reduced
our average cost of debt to 2.7%.

we are advised by Chatham Financial
and continue to monitor cur hedging
profile in light of forecast interest

rate movements.

Cash flow

During the year, the Group's cash balances
increased by £61.2 million as reflected in
the table below,

£112.2 million from property disposals

and £15.4 million from joint ventures.
Capital expenditure on asset management
and development acfivities cost the Group
£22.0 millicn.

Cash inflows from financing activities
reflect het new borrowings of £283.8 million,
offset by cash dividend and distribution
paymeants of £58.8 million, financing costs
of £2.1 million and share purchases of
£7.2 million.

Further detail is provided in the Group
cash flow statement on page 157

Graph removed

2020 2019
As at 31 March o £m £m
Cash flows
from ODQ[clf[ons 84.7 69.6
Changesin
working capital 516.0) 0.4
Finance costs
and taxafion (24.0) (15.8)
Cash flows from
operating activities 44.7 54.2

Cash flows frem
investing activities

(199.2) 83.2

Cash flows from

financing activities 215.7 {143.0)
Net increase/
(decrease}in cash 41.2 [5.6)

The net cash inflow from operating
activities of £44.7 million is stated after
charging exceptional acquisition costs paid
in the period of £15.6 million as reported

in note 15. After adjusting for these one

off costs, cash flows from operating
activities were £60.3 million. representing
anincrease of £6.1 million or 11.3%
compared te last year.

The Group spent £304.8 million acquiring
property and subsidiaries in the year
and received net cash proceeds of

Graph removed

Graph removed
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Qur Responsible Business
activities are embedded
into our investment, asset
management, development
and corporate activities.
We work with all of cur
stakeholders to deliver

on our chiectives.

Martin McGann
Finance Director &
Responsible Business
Board representative
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Responsible Business

Responsible Business review

Our Responsible Business activities address the

material ESG issues that impact our business.

Overview

LondonMetric’s portiolio has changed
significantly over the last five years, maving
away from offices and retail parks into
distrinution warehousing and long income
assels that are typically single tenanted.
Consequently, the operational intensity of
cur portfolic has fallen significantly along
with its carbon footprint, The acquisition of
Mucklow in the year significantly increased
our portfolio size as well as cur exposure
to urban logistics.

The Company is committed to improving its
Responsible Business disclosure, mitigoting
climate change and sustainability risks
whilst continuing to capture environmental
and stakeholder related opportunities,

This is embedded in our investment, csset
management and development activities.

Every year, we set Jargets to meet

our Responsible Business objectives,
Progress is menitored at Working Group
meelings held several times o year and
atended by key business representatives.
one Board member and JLL, cur external
real estate sustainability advisor,

Overall performance is reported to the
Board at regularintervals and remuneration
of Executive Directors is partly linked fo
achieving ESG related targets.

Responsible Business

Graphic ‘
removed |

Read more in cur
full report online at

www.londonmetric.com _

Graphic removed

Addressing ESG

Graphic

removed

Graphic

removed

Graphic

removed

Environmental

Through our activities we look to
minimise the environmental impact

of our business, maximise opportunities
to improve the efliciency of our gssets
and improve the resilience of our
assets to mitigate physical climate
change risks and wider risks from
fransitioning 1o a low carl>on economy.
We ook to work in conjunction with
our occupiers on all initiatives.

Graphic
removed

Read more page 48

Social

Cur actions consider the long term
interests of all our stakeholders
including the interests of our
employees, suppliers, customers and
local communities as well as ensuring
that the Company maintains a

high standard of business conduct,

Erc phic
removed

Read more page 52

Governance

The Board is committed to
upholding high siandards of
corporate governance. Responsible
Business is an important part of
ensuring that we deliver on those
standards. In particular, it ensures
that appropriate Health & Safety
procedures are in place and that
proper processes are followed

by its supply chain,

Graphic
removed

Read more poge 58

LendonMetric Froperty Plc
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Progress and achievements

Our Responsible Business activities have
delivered further improvements and we have
maintained our Green Star status in the latest
GRESB assessment, which we confinue 1o view as
our most applicable sustainability benchmark.

Logo removed

— —
|
‘ Logo removed

§

Global Real Estate Sustainability

Benchmark ('GRESB')

* Achieved 71% score in the 2019 survey
and maintained our Green Star status.
This score is up from 34% in 2014 and
67%in 2018

We confinue to score above our peer
average which, for 2019, was 67%

We continue to leok to improve our
GRESB score

Logo removey

EFPRA Sustainability Best Practice

Recommendations (‘sBPR")

« Since 2015, we have reported annually
our environmental performance data
in the format required by EPRA $sBPR
and received special commendation
forimprovements made

In 2019, we maintained our Gold Award

|
| Lego removed

L

FTSE4Good

In the 2012 FISE4Good Index assessment,
we achieved a score of 3.4 out of 5.0
compared 6 2.6 for our peer group
This improved on our 2018 score of 3.1
and is the second year that we have
beenincluded in the index

ISS reporting

* Qurinvestor Responsible Business
survey identified ISS as an important
ESG benchmarkin 2018

wWe continue fo respond and improved
our score furtherin 2019, in line with our
industry benchmark

Targets overview

Qur 22 Responsible Business targetsin
the year focused on:

Further reducing our energy usage,
environmental improvements to cur
buildings and greater scrutiny on
physical climate and transition risks

Infegrating the Mucklow assets acquired

+ Working with occupiers to help them
reduce their energy consumption and
Improve their occupational satisfaction

Ensuring developments are built fo a
high envircnmental standard and our
supply chain acts in accordance with
our procedures

* Developing community and other
stakeholder relationships

We continue to moke good progress
against these targets with 1% achieved
or in progress.

Many of the targets remain relevant for
next year and are being rolled forward with
minor modifications, We have also added
several new targets including the setting of:

* Responsible Business related objectives
more widely across our employees

* A Net Zero Carbon target, which we
will look to formalise over the year

Performance against our 2020 targets

is detailed in the full Responsible Business
review for FY 2020. Our tasgets for the

next year will be available on cur website.

Awards

GRESB Green
Star and EPRA
sBPR Gold Award
maintained

Targets for 2020

N%

achieved
or in progress

EPC rating of *'C’ or above
on assets for MEES purposes

71%

Read mcre page 48

BREEAM Very Good certification

/8%

on developments completed or
in construction during the year

Annual carbon footprint
reduction in the year

-34%.....
-88%....

| Graphic

removed

Read more in cur full
Responsible Business review
online ot www.londenmetrlc.com

LondonMetric Property Plc
Annual Report and Accounts 2020
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Responsibie Business

Responsible Business review continved

7 .
O Environmental

Managing
environmental risks
and opportunities

Qur environmenial performance

Qur energy consumption and greenhouse
gas emissions have fallen significantly
overrecent years and, in the vear, fell by

a further 34% and 82% respectively,

Energy consumed for 2020 was 748 MWh
compared to 8,056 MWhin 2015 and

1,134 MWh in 2019. The large fall in 2020
wds mainly due to the sale of vacant
warehouses in the prior year and the letting
of vacant units during the year; a major
contributor to prior year consumption.
However, the reduction was partly offset
by the Mucklow portfolio acquired, which
accounted for 58% of consumption.

The high level of green tariff supplies now
in place has seen our GHG emissions fall to
NCO:e perfm netincome (2019: 61CO:e).

Only a small proportion of the portfolio has
landiord controlled energy supply and this
limits our ability to further reduce cur energy
consumption. However, we continue o
lock to reduce consumption, improve

the eficiency of our assets and engage
with our occupiers to support them in
reducing their carbon footprint,

Graph remaved

— —

ESOS compliance

In line with our regulatory compliance,
we completed our planned energy
audits well ahead of the December
2019 deadline.

Through our investment, asset management and
development activities we look to minimise the
environmental impact of our business and maximise
the opportunities to improve the efficiency of our assets.

e
e

LA \ Investing

Nl -

Ovurinvestment process involves the
careful assessment of environmental risks.

94% of ourrelevant assets are rated ‘E'

or above. 'A-'C' rated assets represent
71%, up from 59% in 2015 but down on
2019. The fall over the year was due to
the acquisition of Mucklow which added
assets that are less efficient but in more
urban locations. In addition, the EPC on
21% of those assets were unknown and,
as aresult, we are undertaking a number
of EPC reviews across the portfolio.

As climate change risk increases,

we conlinue to review our approach
te environmental due diligence, and
look to enhance our environmental risk
and resilience assessment on both new
acaguisitions and existing assets.

In the year. we undertook a full review
of fioad risks across the whole portfolio
and are analysing the data and

will undertake more detailed asset
assessments where required.

EPC Rating of Portiolio (by area at share)*

|
I
i
|
I
|
1 Graph removed
|
|
|
|
l

B 2020 2019
A 18.4% 19.7%
B 24.3% 267%
C 28.6% 291%
D ] 13.3%  230%
E o 9.5% 1.4%
1 Below E o 0.3% nfa
2 Unknown B 5.6% IE

* Far purposes of Minimum Energy Efficiency
Standards {MEES)

o
i O Asset managing

™
Y
/

_ _

Energy audits, LED upgrades & grid
capacity review: We continue to undertake
audits on our assets and engage with

our occupiers, Over the last year, this
prompted the instailation of internal LED
lighting upgrades across assets totalling

1.5 million sg ft resulting in EPC improvements.
we continue to pursue further LED upgrades
with our occupiers.

Renewable energy: Following ongoing
engagement with our occupiers and
feqsibility studies, 1.0 MW of solar PV capacity
is installed across our assets. The sale of a
mega distribution warehcouse in the year
sighificantly reduced our solar capacity by
1.0 MW, but we continue talook at further
solar installations and expect 1.5 MW

of capacity to be installed in FY 2021,

Recharge points: Electric vehicfe recharge
points are installed on a number of our
assets and we continue to add further
installations across the portfolio.

Green energy & smart metering:

We have increased the percentage of our
managed energy consumption derived
from renewable sources from 85% to $6%
in the year which has helped to significantly
recdluce our carbon footprint. Furthermore,
the proportion of our supply covered by
smart meters increased from 69% 1o 75%.

Tenant energy data: We continue to collect
cccupiers' energy consumption data and
this helps us fo understand the frue carbon
footprint of our assets. In 2019, we increased
data capture to cover 38% of our portfolio
and our 2020 data capture is underway.

LoendonMetric Property Plc
Annual Report and Accounts 2020



Strategic report Governance

Financial statements

49

Responsible asset
management in action

TN,
&\) Asset management activity in the year !

Distribution warehousing represents 70%
of our portfolio with asset management
activities predominantly focused on this
sector. For all assets, we actively look to
incorporate environmental improvements
into leasing and regear opportunities.

Net only does this reduce occupational
cosis for our tenanis but it also Improves the
quality and economic life of our buildings

as well as their future resilience.

Y

i

A

Significant improvements were undenavay
or completed in the year across a number
of assets including at cur newly acquired
warehouse let to Wiley in Bognor Regis
where, as part of a lease regear. we

are undertaking substantial building
improvement works,

Most of ourimprovementsrefate to
more efficient lighting. heating systems
cond roofing. We continue to engage
with our occupiers on a variety of
improvement opportunities.

Case study Improving our Mucklow assets

%

Image removed

Following the acquisition of Mucklow.
we have looked at envircnmental
improvements on the Mucklow assets to
improve occupier appeal and energy
ratings. A number of initiatives are
underway, principaly nvolving LED fighting
vpgrade on units, which are leading to
significant improvements in EPC ratings.
An exercise o update unknown or lower
EPC rated assets is also engoing and
being undertaken in conjunction with
improvement works where possible.

Case study Urban Iogisﬁés refurbishment
- in Greenford, London

Image remaoved

During the year. we undertock a significant
vpgrade of a 34,000 sq ft urban warehouse.
Works include roof oversheeting, new
rooflights, LED lighting upgrade, better
loading configurations, asbestos removal,
modermn HVAC system and upgrade of

the grid capacity. During refurbishment,
which is ongoing, we agreed a five year
lease with an online company who will use
the unit as their HQ. We are working closely
with them to incorporate their requirements
into the works.

LED lighting
Installed across
c.1.5msqftin year

Ovur carbon footprint

GHG Emissions {Scope 182)

/2tCO.e

This amounts te

StCO.e

per million sq ft

tCO.e

per £mincome

Building cedttification

BREEAM Very Good/Excellent

20%

of the portfolio (by areq),
up from 10% in 2015

Green supply of energy
Managed supply

9676

green energy sovrced
from green supplies

tondonMetric Properly Pic
Annual Report and Accounts 2020
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Responsible Business

Responsible Business review continued

( Environmental

Responsible development

in action

@ Developing

)

We carry out developments responsibly
and with proper consideration for the
environment, sustainability and society.

We confinue to integrate sustainable
features into developments including sclar
PVs, rocflights, electric vehicle recharging,
water conservation and ecolegy. For large
developments, we target BREEAM Very
Good and our develepment team ensures
that, along with our project managers,
we select high quality and robust
contractors with a proven track record

Loaking forward, we are increasingly
focused on enhancing our 'Responsible
sullding’ credentials to ensure that carbon
emissicns are further mitigated, both during
the construction phase as weli as once
operational, and that our developments
meet certain well-being criteria.

Wellbeing is anincreasing area of focus.
Following the Mucklow acquisition,

one of the offices that was acquired has
subsequently achieved a WELL gofd award,
which we believe was only the third office

BREEAM Very Good

Developments completed
in year or under construction
rated BREEAM Very Good

/87

across 0.7m sq ft

and high standards. in the UK to receive such an award at
that time.
Bedford Goole Weymouth

The logistics park consists of up to ¢.700.000
s ft of logistics warehousing. 188,000 sq ft
is built and let with a further 164,000 sq ft
under construction. 1,000 jobs are expected
to be created overall.

The 232,000 sq ft develcpment will provide
Croda with a worldwide distribution hub.
It s pre-let for 20 years and is expected

to complete in Q3 2020. 200 jobs are
expected to be created.

The 19,000 5q ft convenience store s let
to Aldi and completed in June 2020.

It is expected to create up to 20 new jobs
with an additional 20 staff relocating to
the new store.

Image removed

Image removed

Image remaoved

The 40 acre site provides an open

and landscaped space with integrated
pedestrian and cycle routes. The buildings
are highly efficient with ¢.10% rooflights,
electric vehicle charging and the ability fo
retroinstall solar PV, we have worked closely
with the local community and council
throughout the development.

BREEAM Very Good

188,000 sq ft

The warehouse will have exceptional
credentials with high safety and
environmental standards including

energy saving measures, ¢.12% rooflights, zero
waste to landfill policy, stringent employee
protection systems, water saving measures
(including rain water harvesting} and

cycle network links.

BREEAM Very Good

232,000 sqg ft

LondonMetric assisted Aldiin upsizing their
footprint in the area to provide a modemn
shopping experience. There was significant
local public consultation and it received
strong support frem the kocal community.
In conjunction with Aldi and as part of

its COVID-19 giving, LondonMetric has
supported the Lantern Trust, a local charity.

BREEAM Very Good

19000 sq ft

LondonMetric Property Fle
Annual Report and Accounts 2020
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Environmental performance

highlights for 2020

O Energy consumption

/48 MWh

Down 34% on an absclute basls

The reduction was mainly due 1o the sale

of vacant warehouses in the prior year along
with the letting of further vacancies in the year:
thesa were a mojor contribulor to prior year's
consumption. However, this redyction was
partly offset by the consumption generated
fram the Mucklow assets acquired. Like for
like consumption fell by 0.2% which, although
small, reflects the significant reductions
aliready achieved ond still puts ys on track to
reach our long term target to reduce energy
intensity by 20% against a 2015/14 baseline,
by 31 March 2022,

Greenhouse gas
{(GHG) emissions

/2tCO.e

Down 82% on an absolute basls (scope 1,2)

The 82% absolute fall was caused by a further
shift to green tariff supplies. This high level

of green supply has prempted us to report
market bosed GHG emissions, instead of
location based emissions for Scope 2, as it
more cleqrly shows our progress towards

a zero carbon future. On a like for like basis,
market based emissions fell 88% with location
based emission falling 9.9% (mainly due 10
grid decarbonisation). This puts us on track
to meet our longer term target to reduce
GHG emissions intensity by 20% aguainst

a 2015/16 baseline, by 31 March 2022.

GHG emissions reporting 201%/20 2018119
Direct greenhouse gas emissions
in tonnes of COze [combustian of fuel
and operation facilities) Sceope 1 27 22
Indirect greenhouse gas emissians Scope 2 -
infonnes of COze (purchased electricity, location-based 154 275
heat, steom and cooling) Scope 2-

market-based 44 378
Indirect greenhcuse gas emissions in fonnes
of COze (fransmission and distribution losses} Scope 3 13 23
Indirect emissicns from employee business
fravel {by vehicle} in tennes of COLe over
which the company does not have control  Scope 3 7
Total carbon footprintin tonnes of CO.e Total Scope 1,243 92 430
Scope 1 and 2 intensity (fonnes of
COqe per£m netincome after scope 1 &2
administrative costs} intensity 0.75 5.56
£m netincore afier administrative costs 96.4 719

Data qualifying notes

We have reported on all of the emission
sources required under the Companies Act
2004 {Strategic Report and Directors’ Reports)
Regulations 2013.

We have used the main requirements of 1014064
Part 1, the GHG Protocol Corporate Accounting
and Reporting Standard (Revised Addition)
along with the recently infroduced Streamlined
Energy and Carbon Reporting regulations for
our methodology.

The guidance on the reporting of Scope 2 GHG
emissions under the Greenhouse Gas Protocol
was updated in 2015 and we are now required
to report two different values to reflect the
'location-based’ and 'market-based’ emissions
resulting from purchased electricity.

The location-based method uses an average
emission factor for the entire national grid on
which electricity consumption occurs. Location-
based emissions factors are taken from the Iatest
UK Government (DEFRA) conversion factors for
company reporting {2019}.

The market-based method uses an emissions factor
that is specific to the electricity which has been
purchased, or where not available a national
‘residual-mix' factoris applied. Market-based
emissions factors are taken from the suppliers’
fuel mix disclosure or the latest Assaciation

of Issuing Bodies European Residual Mixes {2019).

The total carbon foofprint and emissions intensities
have been calculated using market-based
Scope 2 emissions.

Data for the year to 31 March 2019 has been
restated, including associated intensity metrics,
as additional energy consumption data has been
obtained since the previous report was published.

Scope 1 data does not include refrigerant
emissions as these have been determined to not
be material {represent <2% of total emissions).

Emissions from employee business fravel (by vehicle)
have been calculated and reported under Scope 3
emissions for the first time. Emissions have been
calculated on a distance travelled basis, where
the relevant vehicle emissions factor has been
applied to expensed mileage.

An cperational control conselidation approach
has been adopted,

LondonMetric Property Plc
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Responsible Business review continued

( Social

Companies Act 2004
Section 172 statement

The Board of Directors, both individually
and collectively, is aware of its duty under
Section 172 of the Companies Act 2006

to act in the way it considers, in good faith,

would be most likely to promote the success

of the Company for the benefit of its
members as a whole, having regard to:

The likely consequences of decisions

in the long term

The interests of its employees

The Company’s relationships with
suppliers, customers and others

The impact of the Company's operations
on the community and the environment
The Company's reputation and
maintaining high standards of

business conduct

The need to act fairly as between
members of the Company

Identifying the relevant issues

and stakeholders

Throughout this report we set out our key
stakeholders as our pecple, our occupiers.
our suppliers, our investors and our
communities. Building relaticnships with
our stakeholders, as described on pages
01 to 09, has been a strategic pricrity for
many years and is integral to our business
maodel as shown on pages 22 to 23.

We believe that in order to generate
value and long term sustainable returns
we need fo understand the views and
take account of what is important to
our key stakeholders, We do this through
effective and proactive engagement.

Methods of engagement

On pages 88 to 89 we explain why each
stakeholder group is important to us and
how we engage with them_Engagement
is both at Board and management levels
and includes ane to one meetings and
roadshows, dedicated management
teams and reguiar discussions, formal
employee appraisals and customer,
investor and employee surveys,

Strengthening stakeholders relationships, as well as
motivating and leveraging our highly talented team
is vitally important for our future success.

Our engagement this year with our
stakeholder groups is summarised in

our Governance report on pages 87 1o 92
and is supplemented in this Responsible
Business review on pages 53 fo 57.

Impact on decisions made in the year
we have outlined on pages 88 tc 89 how
we have considered the interests of each
of our stakeholder groups when making
important decisions in the year, which
include the following key examples:

1. The corporate acquisition
of A&J Mucklow Group

2. Employee engagement and the
work of the designated workforce
Non Executive Director

3. Shareholder consultation on new
Remuneration Policy

Acquisition of Mucklow

Graphic
emoved |5ee case study on page 18

Employee engagement

Graphic
removed [See poge 90

Shareholder consultation

Graphic
emoved|See Shareholder engogement on poge ¢

- .—1
I

Graphic
moved |$ee Remuneration Committee report

on page 112

In preparation for the Company's
implementation of the 2018 UK Corporate
Governance Code and the new
requirement to report its compliance
with §172, the Board has further considered
how stakeholder interests are incorporated
into its decision-making processes.

Board briefing papers and appraisals
document stakeholder interests and
views, ensuring the Board is fully
informed when making decisions.

Boord ond Committee minutes record
the consideration of stakeholdersin the
decisionh making process where relevant,
and an explanation of Directors’ dufies
under 5172 will be provided on induction
for all newly appointed Directors.

Ourrespeonsibility to stakeholders,
together with consideration of the long
ferm consequences of our decisions and
maintaining high standards of business
conduct, is integral to the way the

Board operates.

After due consideration, we believe that

the Board has taken into account the views,

interests and impact on key stakehoiders
inits decisions made during the year.

Graphic
removed |Read more

Consequences
of decisions
in long term

Interests of its
employees

Relationships
with stakeholders

Impact en
community and
environment

Reputation,
high standards

Act fairly between
members

Chief Executive's
review page 15

Prorneting long term
success poge $2

Our people
pages 54 - 55

Employee engagement
page 90

Our stakehelders
pages 87 - 92

Sociol censiderations
pages 53 -57

New Remuneration
Policy page 119

Environment
pages 48 - 51

Community page 57
TCFD page 59

See page 58

See page 54
See page 142
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e
Q Occuplers

e

We recognise that when our accupiers'
businesses thrive, so our business

also thrives. We freat our occupiers as
custormers 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.

Qur high occupancy rate and customer
satisfaction scores demonstrate the
strength of these relationships and
extending existing relationships and
developing new contacts are a key
focus for us.

Develop trusted relationships
Our strong occupier relationships reflect
our differentiated proposition where we:

« Are approachable and actively
engage with our occupiers

Strive to listen, fully undersiand
occupier requirements and create
solutions that are mutually beneficial
Make quick decisions, act swiftly
and deliver on our promises

Customer safisfaction QOur occupier relationships

We undertake regular surveys across .
our key occupiers with our most recent are crucial to the success

survey in March 2019 receiving responses of LondonMetric. We

from occupiers representing over half of work C;ose,y with our
ourincome ond scoring of 8/10 for property .

safisfaction and 9710 for how well we occupiers to understand
compared against other iandlords, their requiremen’rs and our

Qur survey for 2020 was due to be released ambition is to be their real
in March but we decided, given CCVID-19. .

that the timing would be inappropriate estate porfner of choice.
and have deferred it to next year. However, Mark Stirling

we continued to enjoy strong and close Asset Director at LondonMetric
relationships with our cccupiers as reflected
in the long leases we signed in the year, . —
high occupancy rates and high levels
of rent collection curing the pandemic.

we have seen a noticeable increase

in our occupiers’ willingness to discuss
environmental initiatives and, as part

of that, we undertook a grid capacity
rasilience review with several identified
occupiers to ensure our properties
continue to provide them with sufficient
power capacity for thelr current and
future needs.

Image removed

COVID-1¢ Rent free accommodation to assist occuplers
response Assistance to existing occupiers providing key services and products

Desplte uncertainty We have provided appropriate and proportionate We are engaging with occupiers to offer short term
from COVID-19, help to some customers materially impacted by accommeodation on a part or full rent free basis
rent collection has COVID-1? as follows: where they are fulfilling contracts to help fight the

been strong, but
we have provided
some assistance

to occupiers. * Rent concessions inreturn for compensatory
asset management inifiatives thatimproves
our longer term income streams

* Rent deferrals o be repaid over a future time
period, typically 12 months

* Changing payment terms to monthly rather
than guarterly in advance

CCvID-19 pandemic. This has resulted in short term
licences being granted on:

« 11,000 sq ft to Core Group te help them provide
modular buildings in connection with the
construction of the NEC Nightingale Mospital

+ 6,500 sq ft to Hayley Group to help them provide
25 million face masks to the NHS and TfL

LondonMetric Property Plc
Annual Report and Accounts 2020



54

Responsible Business

Responsible Business review confinued

@ Social

Our people are
critical to the success
of the Company

(’ Y our 1 o _ \H
| people
= o _ - L
The Company is highly focused with How we continue to improve our approach to cur people
33 employees and six Non Executive Inclusion & We h flat ment structure with cl e ibilities. We st |
: - . nclusion e have a fiat manage clear responsibilities. We strongly
DII’GCT(?(S. Since mergerin 2013, employee communicalien encourage input on decision making from all staff and wide participation in
ond Director numbers have falien committee meetings. There is strong collaboration across teams which enables
by 34% despite a significant increase geod sharing of information and ideas. Regular strategy and performance
in assets managed. This reflects improved updates are provided to employees from the Executive Directors,
efficiencies and the lower aperational Modern working We have implemented more fiexible working orrangements covering dress code,
requirements of cur portfolic, praciices holiday buy back, improved systerms to enable home working and a core hours policy.
During the year. we successfully integrated Fair Employee remuneration is aligned to persanal and Company performance with
the core team of seven employees from remuneration longer ferm incentivisation plansin place thot replicate arrangements for Executive
our Mucklow acquisition and have instigated !Direc1ors. A\lhc—_-‘:jnp\oyeesdrecei‘veTu penksior‘n ct'::]ntribuiion of 10% of salary, medical
on Dfﬂce reiocch'on for Them TO beﬂe! Insurance, childcare and cycle 10 wark vouchers, o
located and more modern premises. Diversity we promote diversity across knowledge, experience, gender, age and ethnicity
& equal with a published diversity and inclusion policy in place. Whilst overall female
Cullure and approach opportunity employee representation is good, we recognised that we needed to specifically
We have successfully attracted and promote grecter gender diversity. Over the year, we increased female Board
retained a lalented and loyal team. This is representation to 25%. Recognising the significant diversity imbalance in
reflected in our low annual voluntary staff :he’ rﬁﬁl estate secfotr_. \e:e izlr:’ﬂenr::a Igjmo_g;:r? Thﬁ ReoéEsi?fe Iz]clnl\ance group
. I .
turnover rate which has avercged 6% 10 LAher ovr promotion © 14 IMernaly ond externdly.
since merger. We believe this reflects our: Employee AR annuol appraisal process is undertaken where fraining needs and performance
. . development are discussed. We actively encourage tfraining and we continue to monitor our staff
» Culture of empowerment, inclusion, & training training each year, some of which related o a senior employee’s MBA programme,
openness and teamwork we confinue to undertake Responsitble Business fraining across cur employees and
. . encourage participation in Young Property Professionals groups. We continue
Fair and performqnce to offer secondment and work placement opportunities.
based remuneration - =
. " b f staff, whi Health In 2014, we formalised a policy to provide and maintain safe and healthy working
mall number of staff. which allows & safety conditions for all employees. providing appropriate equipment, workplace
@ flexible and individual approach assessments, operalional processes and safe systems of work. See page 58
for further details on health & sofety.
Well-being Last year, we significantly reduced our office space and undertook a major
COVID-19 people response & employee refurbishment and modernisation of the office. we also undertook a well-being
- | safisfaction review of the space ond carried out a wider employee and ofice well-being
Our people response has been focused survey fo gauge overall employee satisfaction, which was reported onin 2019,
on ensuring their safety. Our team has We have continued to see further improvements in overall employee satisfaction.
successfully ircnsiﬁon_ed o remote The results of our 2020 empioyee survey show further improvements against the
working and is operating highly effectively. previous year and Andrew Livingston, the Company's designated workforce
we continue to menitor the well-being Non Executive Director, continues fo be closely invelved. Further enhancements
of our stalf during this time, to employee well-being will be looked at where possible.

Employee gender diversity

All Employees
The number of

Directors | Senior Leadership J‘
% persons of each sex
i
I

The number of ! The nurmber of persons !
persons of each sex of each sex who were |
who were Directors: members of the Senior !
Leadership Team
[ . ' {other than identified
as Directors):

Graphic removed | Graphic removed Graphic removed

who were employees:
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Our people
Safisfaction survey

Overview of survey

In February 2020, we undertook our third
annual employee survey. The survey is used
to gavge overall employee satisfaction
and frack changes from the previcus year.

The survey was open to allemployees
including all members of the Mucklow
team that had transferred as part of the
acquisition of Mucklow. There was a very
high participation rate, which was in line
with the previous year.

In total, there were 34 questions across
three main categories of:

* The company
* The office environment
* About the individual employee

There were five possible scores for each
question ranging from strongly agreeing
to strongly disagreeing and all responses
were anonymous.

Results of survey and next steps
Overall, the survey demonstrated

that there was a high level of employee
satistaction with an improvement in scores
over the year across all three categories.

100% of respondees either agreed

or strongly agreed that they enjoyed
working af LondonMetric, felt preud
working at the Company and would
recommend working for LondonMetric.

There were significant improvements

in scoring on work life balance, ofice
facilities and how employees felt about
the way the Company recognised
their contribution.

Further steps in response to COVID-19
Due io the pandemic, all employees are
working remotely. As aresult, the 2020
survey has since been supplemented

te understand working from heme
practices and individual circumstances
and fo help guide our decisions on our
return to the office environment.

Board consideration

During the year, the 2017 survey

was presented to Andrew Livingston,
the designated workforce Non Executive
Director. Andrew olso hasted an
inforrnal lunch for eight employees in the
summer to discuss the survey and wider
employee matters,

The survey and feedback from the
infermal lunch was provided to the
Board as part of the wider employee
engagement agenda.

The key results from the 2020 survey
were presented to Andrew Livingston,
The Board has also reviewed the results
which will be further considered over
the next year.

Survey breakdown of scores

Image removed

{percentage of those that responded with agree or strongly agree)

Graph removed

LondenMetric Property Flc
Annual Report and Accounts 2020



56

Responsible Business

Responsible Business review continved

(O Social

£y
\ \/ Contractors & Suppliers

Contra cfor compliance

100%

wilh our Responsible Development
Requirements

Our Responsible Procurerent Policy

It outlines cur approach to implementing
supply chain and procurement standards
on developments and standing investrents.
This policy focuses on aregs such as labour,
human rights, health and safety, resource,
poliution risk and community.

Suppliers

Whilst spend on asset services is relafivety
smaill, we continue 1o monitor compliance

of our suppliers against cur Managing
Agents' policies. In 2020, our focus was on
the procurement activities on assets acquired
through the Muckiow acquisition.

We reviewed the relevant managing
agent's procedures and looked at the
main suppliers to our Mucklow assets
and their policies. Whilst this process is still
ongoaing, with a more delailed review to
follow in the next year, our initial analysis
of the key supplier was highly positive
and demonstrated their strong focus

on sustainability improvements such as
biodiversity, use of electric vehicles and
waste recycling.

Contractors

In conjunction with our external project
managers, cur development team ensures
that we select high quality and robust
contractors with a proven track record.
we regularly review the financial robustness
of cur contractors and work closely with
them throughout projects.

Our development team moniters progress
and tracks all elements of our projects

including sub-contracted works. We stay

in close contact with cur contracters and
arrange regular visits and detailed reviews
and checks of their systems and processes.

QOur Responsible Development
Requirements checklist is used

on all projects and sets minimum
requirements for contractors. We specify
compliance by the Contractor with the
Considerate Constructors Scheme on
most of our projects where we deem it
appropriate. There was 100% compliance
with our checklist in the year.

COVID-1¢ response

whilst the pandemic caused disruption
to our developments, it was limited and
most of our sites resumed operations
within @ short time frame. We were very
appreciative of the commitmeni shown
by our project and contractor teams.

(") tnvestors and Joi
&\_/‘ nvestors and Joint Ventures

\
/

Invesior related meetings in the yeas

250+

sharehoiders, analysts and patential investors

We value our good relationships

with equity investors

Over the year, as covered in detail on
pages 90 to 92, we saw over 250 equity
investors through meetings, site visits
and conferences. This was greater than
in previous years due to the acquisition
of Mucklow in the year and involved
significant diclogue with both ocur
sharehclder base as well as Mucklow's.
Feedback continues to be very supportive
of our strategy and achievements,

Meeting investor expeciations

on Responsible Business

As shareholder expectations on corporate
governance and sustainability increase,
we had planned to underiake cur second
Responsible Business survey of investors in
March 2020 fallowing on from our previous
survey in 2018. However, we decided to
delay this to the following year given the
COVID-12 pandemic,

However, we saw a marked incredse

in engagement on ESG matters from
shareholders and Tt was a particular
focus of investor meetings with positive
feedback recelved on our ESG progress.

We continue to use this feedback from
shareholders to inform the setting of
our sustainability targets and our wider
corporate reporting.

Debt investors and joint ventures

We continue to enjoy gocd relationships
across the debt capital markets and
continue to broaden our base of

debt providers. In addition, we enjoy
strong relationships with our Joint
Venture partners.

COVID-19 response

There has been significant investor
contact during the pandemic and
shareholders continue to be highly
supportive, as evidenced by our
supstantially oversubscribed equity
raise after the year end.

LondonMetric Property Pic
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) o o L
7 Local Commmunies ' ™
\‘\_} Local Communities /J

Permanent jobs expected to be created

1100+ -

by occupiers at our developments that
completed or were underway in 1he year

COVID-19 Communities fund created

127K

mainly for causes local to our assets that
have been impacted by COVID-1¢

Image remaved

COVID-19
response

COVID-19 Committee setup

We recognise the importance of
supporting our local communities and
engaging with all local stakeholders.
Over the last few years, we have
established a Communities Policy

and a Charity and Communities Working
Group. Through our actions, we aim

to maximise the local benefits of cur
acfivities through:

« Investiment into the infrastructure of
those communities, typically invelving
the regeneration of land and derelict sites

Creation of construction and fit cut jobs
during our developments, typically
using local contractors

Creation of medern buildings and
facilities fit for future needs

Long term commitments from
our occupiers, wha typically sign
10-15 year leases, and create
significant local jobs

Involvement of local authorities
and councils io ensure we work
in partnership with them and
consicler their views

Engagement with local residents,
particularly throughout and post
developments to ensure they

are informed and invelved

Showing our appreciation

* Our ongeing involvement in areas
local to our properties by funding of
local events and facilifies and engoging
with schools

Charitable giving, where we

support a number of local causes.

We also support other organisations
such as LandAid, and maich employee
charity giving and events. In the year,
charitable donations totalled £22,958
and LondonMetric encourages its
employees to participate in charitable
and local community events which,

in the year, raised nearly £5,000 for
charitable causes

Qur charity response to COVID-19

In response o COVID-12, LondonMetric
earmarked funds for charitable causes that
could make a difference to communities
impacted by the pandemic.

in addition, the Board and certain other
key employees agreed to waive 20%

of salaries and tees for a three month
period which provided additional funds
to LondonmMetric's COVID-19 charity funds;
the fund currently amacunts to £127.000.

LondonMetric also arronged aninternal
#2.6 Challenge event which saw great
support from employees and raised
£5,000 for the Ahoy Centre Charity.

Charitable giving

LondonMetric set
up a COVID-1%
communities and
charities commitiee
and published a
response statement
on its website

Inresponse to the pandemic,
LondenMetric set up an internal
committee consisting of five
employees, led by the Finance
Director. It meets virtually once
a week and engages with all
employees on how the Company
can assist local communities.

pandemic, we provided a

website and arranged for
supportive and prominent
banners to be put up at

Iry order to show our appreciation
of the front line tackling the

COvVID-1% statement on our

several of our develocpments.

€.£100,000 of our COVID-19
fund has been dllocated to:

* National charities, including
LandAid and Macmillan

* Foodbanks and otherlocal
crganisations near key assets

+ Several local NHS trusts

LoendonMelric Properly Plc
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Responsible Business review confinved

( O Governance

Governance
and compliance

Overview

Board Representation

for Responsible Business

martin McGann, Finance Director,
represents the Board af Responsibie
Business Working Group meetings cnd
his remuneration is linked te the Company
achieving certain Responsible Business
related objectives.

Policies & Stlatementis

The Company's overall Respensible
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
Qur approach fo health and safety

Compliance & anti
corruption procedures

.

-

Responsible Procurement Palicy
Community Policy
Modern Slavery Act Statement

Reguiar envircnmenta|
performance reports

j Graphic
' removed

For wider corporcte governance
reporting please see page 76

Confirmalions

The Company confirms that no human
rights concerns have arisen within its
direct operations or supgly chains and
that it has not incurred any fines, penalfies
or settlements in relation ta corruption.

The Company continually reviews
and updaotes dll of these documents
as required.

The Board is committed to upholding the

high standards of corporate governance and
Responsible Business is an important part of
ensuring that we deliver on those high standards.

Heaqlth & 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
ot our procedures and reporting back to
the Board. RP&P Management acts as our
Corporate Health and Safety Advisor and
we meet formally with them twice a year.

H&S risks assessment & training

Where risks need jo be ossessed under
aspecific duty or regulation, we ensure
that an assessrment is carried out and that
all necessary actions are implemented.
Health and safety training is carried out
for employees and additional fraining

is considered on a case by case basis.

Health & Safety policy
Our policy is regutarly reviewed and
addresses three key areas of:

1. Employment - The pclicy ensures our
employees are offered a safe and healthy
working environment.

1l. Construction - Procedures and processes
have been developed o ensure we comply
with current legislation with a Project
Manager, Principal Designer and Principal
Contractor appeinted on all projects

to oversee, manage and moenitor health
and safety.

M. Managed Properties — The majority

of our assets are let on full repairing and
insuring leases. For single occupier assets,
the occupieris 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 scfety
matters relating to commaon parts.

The Managing Agent is responsible for
ensuring health and safety assessments
are completed and regularly reported
back to us.

Health & Safety in 2019/20

GQuarterly intfermal meetings
* Half yearly project audits:

- Projects at Liskeard and Swindon
were inspected by RP&P

- Further audits 1o be carried
out next year

» Two reportable incidents on projects
« Zero accident rate for employees

« No health and safety prosecutions
or enforcements

* Health & Safety pclicy to be updated
in 2020/21 following Mucklow deal

Qur contractor requirements

we have implemented robust precesses

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 minimum reguirements
for our developrnents on areas including:

+ Health & Safety

+ Considerate Constructers Scheme
compliance (where appropriate)

* Environmental impact menitoring

+ Management and reporting of progress

+ Promcting local employment opportunities
+ Fair remuneration for workers

We continue to monitor complionce
and look at ways of improving cur
coniractors’ performance. During the
year, we commenced the audit of one
of our key contractors to ensure that
they were adhering to ourrequirements.
A particular emphasis was on their
compliance with our supply chain
standards, including matters related to
modern slavery. This audit is still ongeing.

LondonMetric Property Pl
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TCFD Disclosure

Recommendation

Commentary

Further infermation

Governance
Disclosure of
governance on
climate related risks
and opportunities

The Board is responsible for the Company's risk management framework, including the consideration of
climate-related risks and opportunities os part of its wider oversight for Responsible Business. Implementation of
Responsible Business is delegated to the Senior Leadership Team with two of its members, the Finance Director
and Head of Responsible Business, leading the Responsible Business working group; other members consist

of o representative from each of the investment, asset monagement and development teams. The Head of
Responsible Business ensures that annuai Responsible Business targets are delivered and leads engagement
and fraining ccross the Company on Responsiole Business, helped by our sustainability advisor, JLL.

Fage 76

Strategy

Disclosure of actual
and potentiol
impacts of climate
related risks and
cpportunities on
the organisalion’s
business, stralegy
and financial
planning

LondonMetric has identified that climate-related risks could impact on the Company by reducing:

1. the desirability of its assets to occupiers such that buildings are no langer fit for purpose from alocation,
design or operational perspective

its ability to sell assets as a result of a greater focus by investors on climate-related risks

its access o capital and impacting on reputation due fo cencerns over how well its buildings are
adopted for climate change and how well its occupiers’ are pesitioned for a iow carbon economy

The Company's shift from retail parks and offiices into distribution assets that have lower energy requirements
means that the overall carbon footprint of its buildings is significantly lower. Whilst its recent pivot from larger
distribution assets info smaller urban logistic units means that its assets are typically sightly elder and less
energy efficient. the use of the building tends to be less energy intense ond there is greater value in the land.
Consequently, occupiers and investors are less concerned about the environmental performance of these
buildings. We are, however, improving and climate-change adapting cur assefs through maintenance and
energy efficiency upgrades. Furthermore, whilst development is only a small part of our octivities, we are
focusing on enhancing the sustainabiity features of cur developments, future-proofing new buildings and
taking advantage of opportunities of the shift to a low carbon econemy. During our investment process,

we are careful to review the locotional risks, the fabric and the energy sfficiency of potential acquisitions

to understand the climate and carbon-related risks and costs involved in rectifying those risks.

2.
3.

Page 14
Page 48

Risk Manogement
Disclosure of the
Company's process
foridentifying,
assessing and
managing climate
related risks

Climate related risks are considered by the Board who recognise that climate change is an increasingly
important pricrity, The Head of Responsible Business and the Finance Director update them on climate
related risks as well as opportunities. The Company is raising its understanding and ossessing the potential
impact of physicol changes, such as extreme weather and longer-term shifts in climate patterns, as well
as the transitional changes in terms of emissions pricing, costs from cdepting lower emission technology.,
regulation of products, legisictive and consumer behavicur. Surrisk register is regularly reviewed and
updoted to keep track of the changing noture of these risks.

During the year, we started to analyse which acute ond chronic physical climate risks are most likely to affect
our assets and identified flooding as the highest risk area. As a consequence, with the help of WSF, we carried
out anupdated deskiop flood analysis across the portfotio, adjusting historic data for future risk levels. The
results of this analysis are being processed and overlayed with further, more detailed site specific analysis
where appropriate. The work undertaken will gllow us to more easily menitor future changes in flooding risk,
Further work will be undertaken to consider the impact of other climate change reicted risks and we will look
at how modeliing of short, medium and long term horizons for increases in giobal temperatures could help us
in better understanding the risks fo our portfolio. Over the year, we alse increased our focus on the transitional
risks that impact our business with particutar scruting of potential MEES legistative changes, which would
require @ high level of energy efiiciency ot each asset by the end of the decade.

Metrics and Targets
Disclosure of medrics
and targets that
allow the Company
to assess and
manage climate-
related risks and
opportunities

The specific metrics thaot we use 1o assess climate-related risks and cpportunities are tracked bath within

the corporate risk management process and within our Responsible Business workstream. Relevant material
energy and cartbon metrics, and EPC ratings. for our standing assets, are tracked and are reported within

the 'Environmental’ section of this report on pages 48 to 51, along with BREEAM Yery Good cerlification on
development activity, We report in line with EPRA Best Practice Recommendations on Sustainability Reporting
and issue our EPRA tables on our website; www.londonmetric. com/sustainability. We disclose Scope 1, Scope
2. and aspecis of Scope 3 greenhouse gas [GHG) emissions in our carbon reporting table on page 51: our

absolute landlord-controlled carben footpfint has decreased significantly over the last six years and cur like for

like carbon footprint has also materially reduced. particularly due to the shift fo renewable electricity across
most of our portiolio. The relevant fargets to manage climate-related risks and opportunities are defailed at
www.londonmetric.com/sustainability. Performance against our historic Responsible Business annual targets
is provided in our full Responsible Business report which is also available on our website and updated annually.

Page 40
Page 48

Page 47
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Risk

Risk management

Risk management is critical for reducing
the negative impact that risk could have
on the Company's strategic objectives and
for safeguarding stakeholders' interests.

Our risk management approach

Qur risk management structure is illustrated below:

Structure Responsibility

Overall responsibility for risk
management and internal controls
Assess and monitor the business's
long term viakility

Set strafegic objectives and
consider risk as part of this process
Determine appropriate risk
appetite levels

Set delegated authority limits
for senior management

Audit Commitiee

Key oversight and assurance
function onrisk management,
internal controls and viability
Report to the Board on

the effectiveness of risk
management precesses

Senior Leadership Team

Identify, assess and quantify risk

Implement and monitor risk
mitigation processes

The Board has overall responsibility

for esiablishing and maintaining arisk
management framework which is critical
to its decision making process and key to
the long term success and growth of the
business. This framework is designed to
give the Board confidence that risks with
the potential te cause material harm fo its
operations and stakeholders are identified
and mitigated as far as possible. The Board
has a low risk appetite in respect of these
objectives but acknowledges that no
systerm can eliminate the inherent risk in
running the business entirely,

A culture of risk awareness is embedded in
the Company and within decision making
processes supported by robust systems for
the identification and management of risk.
At each meeting the Beard considers risk
viat a high level dashboard which enables
material issues to be monitored and new
and emerging risks to be identified early
with appropriate action taken to remove
or recluce their likelinood and impact.

The Audit Committee has a key oversight
and assurance role and assists the Board.
The Committee annually scrutinises

the Company's risk register and seeks
comfert that the principal risks facing the
Company have been carefully identified,
assessed and mitigated and continue to
be monitored. The Commiittee also reviews
the eflectiveness of the Group's internal
controls including all material financial,
operational and compliance centrols
which form part of the risk mitigation
framework, It does this by reviewing an
annual internal control evaluation report
completed by the Finance Director and
through the audit process which includes
an assessment of controls. Bath the risk
register and the internal control evaluation
report were last considered by the Audit
Committee at its March 2020 meeting.

In addition, the Committee also raceived
a cyber security update frem the Finance
Director at that meeting, which described
the penetraticn. social engineering and

LondonMetric Preperty Plc
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disaster recovery testing undertaken in
the year to ensure that the Company's IT
infrastructure and systems continue to be
robust and fit for purpose.

Based on its review and assessment,
the Audit Committee is satisfied that no
significant weaknesses were identified
in the Group's intemal contrel structure
during the year and that an effective
risk management systermn is in place.
The Committee's findings have been
reported to the Board.

The Senior Leadership Team is comprised
of individuals with a breadth of skills and
experience from across the Company. Itis
responsible for ongoing risk identification
and the design, implementation and
maintenance of arobust system of internal
contrels in light of the risks identified.

Short reporting lines and low staff numbers
facilitate the early identification of risks ana
the development of appropriate mitigation
strategies based on an assessment of the
impact and likelihcod of arisk occurring.

The risk register is comprehensively
reviewed and updated at least annually
by the Company Secretary assisted by
members of the Senior Leadership Team.
Within the risk register, specific risks are
identified and their probability rated

by management as having either ¢ high,
medium or low Impuact. A greater weighting
is applied the higher the significance

and probability of arisk. These weightings
are then mathematically combined to
produce an overall gross risk rating which
is colour coded using a traffic light system.
Risk specific safeguards are identified,
detailed in the register and rated as
strong. medium or weak. The stronger

the safeguard, the greater the weighting
applied. The gross risk rating and strength

Our three risk areqs

of the safeguards against that risk are
then combined to produce aresultant
overdll net risk. Consideration is given
o the implementation of further action
o reduyce risk where necessary. Finally,
every risk is alocated an owner and
details of how the safeguards are
evidenced are noted.

Principal risks

Our principal risks and uncertainties are
identified and reported onin pages 64
to 75. These risks have the potential to
cause material harm to our cperatiens
and stakeholders and could impact our
ability to execute our strategic priorifies
or exceed the Board’s risk appetite.

Identifying emerging risk

Senicr Leadership Team members are
closely involved in day to day matters
and have a breadth of experience
across corporate and regulatory, property,
banking, finance and risk management
matters, Each member, within their field
of specialism, considers emerging risks
that have the pctential to adversety
impact the business or its stakeholders.
These risks are evaluated and monitored
at regular meetings held by the Senior
Leadership Team, with appropriate
mitigation measures implemented as
required. Significant emerging risks are
raised and discussed at Board level.

Senicr management wifhin the property
team have strong relationships, particulary
within retail, and regularly meet with
cccupiers to understand their needs

and to gain insights into their businesses.
Management alsc have strong banking
relationships and more broadly, regularly
meet industry representatives, shareholders
and analysts. These relationships are cne
of the key tools used to identify emerging

risks. Reports cre also commissicned
and briefings arranged on wide ranging
pertinent topics to understand changes
within the real estate sector and the
wider economic outlook.

Changes in risk factors

COVID-19

COVID-19 has been intreduced as a new
principal risk factor and is reported in more
detail on pages 64 to 65. The disruption
from COVID-19 and the risk of a prolonged,
severe economic downturn is such that
this risk is inextricably interlinked with
other principal risk categories.

At this stage it is too early to predict
COQVID-1%9's full impact on the business.
The impact on the macro-econocmy and
therefore tenants is the greatest challenge
facing the Company and dominates
management's and the Board's time,

It is alsc however creating opportunities.
We continue to operate against this
unprecedenied economic and social
backdrop which is accelerating a number
of trends that were already in the system,
This is having a profound effect onrecl
estate as perfermances across sectors
continue fo polarise, The structural frends
towards online and convenience that
have underpinned our conviction calls
into logistics and long inceme are set to

Whilst COVID-19 is
creating an economic
shock the Board believes
that the Company is well
placed to deal with the
current disruption and
opportunities it may bring.

We consider risks under hree main headings but recognise that they are often interlinked.

i Graphic
¢ removed
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to the entire
Group

Strategy, market,
economy, systems,
employees, wider
stakeholders,
regulatory, social
and environmental
responsibilities

Graphic
removed

2

Property
risks

These focus
on cur core
business

Portfolio composition
and management,
developments,
vatuation

and occupiers

Graphic

|
removed |
_
Financing
risk
Investors, These focus
joint ventures, on how we
debt and cash fund our
management operations

LendenMetric Property Ple
Annuval Report and Accounts 2020



62

Risk

Risk managemeni’ continued

accelerate, as many temporary changes
from the pandemic are set to become
permanent with changes that were
expected to take years now occurring
within months.

Against this backdrop, our portfolio remains
well positioned and has continued o
perform strongly as borne out by our high
rent collection and continued dividend
payments. These uncertain times are starting
to give rise to quality investment opportunities
that are seldom available in g normalised
market. Through our occupier relationships
we have idenfified some excellent assets,
at attractive pricing, which would further
strengthen our pertfolio’s tong term income
characteristics. Not only do we expect

to see further opportunities arise but also
we expect competition to be less intense
than before with pricing reflective of this.

Whilst COVID-19 is creating an economic
shock the Board believes that the Company is
well placed 1o deal with the curent disruption
and cpportunities it may bring. it remains
focused on keeping its pecple safe, working
closely with occupiers. suppliers and other
stakeholders, continuing to maintain

fgs! nji!!ggﬂon residual risk

a streng financial position and leoking
at ways of helping its communities.

Infernational trade negotiations
following Brexit

On 31 January 2020, the UK left the EU

but substantial uncertainty remcins over its
relationshic with the EU and other nations
and the shape of future trade deols which
are still to be finalised. This has the potential
1o further negatively impact the macro-
ecanomic envircnment, in addition fo

the impact from COVID-19 and could
offect the Company's investment and
occupier market, The Board still ultimately
believes that the profound structural
changes described above, which are
being accelerated by COVID-19, will be
more important than the cutcome of the
international trade negotiations on the
business longer term.

Cliimate change

The risks to companies from climate
change are under ever greater scrutiny
and we have, for the first time, provided
a siatement on page 5% that attempts
to adhere to the Task Force on Climate
related Financiol Disclosure (TCFD).

whilst we believe that we own resilient
assets, we started to assess the impact of
climate change on our properties, both

in terms of the risk of transitioning to alow
carbon economy and also the physical
risks resulting from climate change, as part
of ouriniticl TCFD considerations during the
year. The Board's primary consideration at
this stage has been assessing the impact
that climate change risk could have on the
liquidity of our assets. We have therefore
commissioned WSP, our environmental
due diligence advisor, to undertake o
desktop flood risk review across our entire
portfolio, to agnalyse the key risk of looding.
We expect to receive theirreport back
shorily, This analysis will continue to be
updated at least annually. we have also
increased the scrutiny of the environmental
credentials of our buildings, attaching an
environmental risk rating 1o each asset.

Post mitigation residual risk

The chart below illustrates the probability
and post mitigation residual risk leve! of the
principal risks which have been identified.
They are categorised in a manner consistent
with the Boord's risk dashboard which it
considers at each meeting.

Change
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Risk

Viability Statement

in accordance with the 2018 UK Corporate Governance
Code, the Board has assessed the prospects of the Group
over d period longer than the 12 months required by the
‘Going Concern' provision. The Directors conducted this
review taking account of the Group's financial position,
business strategy, principal risks and outlook.

Assessment of viabllity review period
The Board has determined that the
three year period to 31 March 2023 is an
appropriate period over which to assess
the Group's viability, as in previous years,
for the following reasons:

» The Group's financicl business plan
and detailed budgets cover a rolling
three year period;

It is a reasonable approximation of the
typical time it takes from committing
funds to development projects to
practical completion. The average
length of the Group's developments
that completed in the year at Bedford,
Tyseley and Durham was ten months; and

« Three years is considered to be the
optimum balance between long
term property investment and the
difficulty in cccurately ferecasting
ohead given the cyclical nature
of property investment.

I

This period is reviewed and challenged
annually to ensure it remains aoppropriate.

In addition 1o the three year viability
assessment period, the Board considered

a number of other factors when assessing the
Group's longer term prospects, including:

« The weighted average unexpired
lease length of 11,2 years;

+ The longer term nature of some debt
facilities and a weighted averoge
debt maturity of 4.7 years; and

+ The longer term investrnent horizon
and nature of the property cycle.

Assessment of prospects

The Group's strategy is reviewed by the
Board at each meeting and extensively
ot one meeting or lunch each year.

The business plan is structured arocund
the Group’s strategy and consists of
arolling three year profit and cash low
forecast, which factors in deals under
ofter, committed developments and
also reinvestment plans.

The business plan considers capital
commitments, dividend cover, loan
covenants and REIT compliance metrics.

The Senior Leadership Team provides
regular strategic input to the financial
forecasts covering investment,
divestment and development plans
and capital allocation.

Forecasts are updated at least monthly,
and are reviewed against actual
performance and reperted quarterly
to the Board. The corporate model has
been enhanced and rebuilt this year
by BDO LLP following the acquisition
of A&J Mucklow.

When assessing longer term prospects.
the Board is mindful of the following:

+ Income certainty, with 55% of
the Group's rental income benefiting
from contractual uplifts and an average
unexpired lease length of 11.2 years:

+ A proven track record of executing
transactions, making good sector
chgices and growing income:

» Substantial liguidity with undrawn
debt facilities and cash of £220 million;

* Headroom under loan covenants; and

» Past experience of raising debt and
equity finance, including the recent
£120 million equity raise.

Assessment of viability

The business plan was stress tested to
validate its resilience to a combination
of adverse movements in its principal
risks including:

+ Changes to macro-economic
conditions including the impact of
the COVID-19 pandemic, affecting
rentalincome levels, property values,
transactions and developmenis:

+ Challenges in the retail envircnment
including tenant failures impacting
occupancy levels and lettings;

= Changes in the availability of funds
and inferest rates; and

« Changes in property market conditions
impacting reinvestment assumptions.

The sensitivity analysis involved modelling
a downside scenaria reducing both
property values and rental income by
15%, removing uncommitted capital
expenditure and asset sales that had
exchanged or were in legals, and
assuming no new debt facilities were
entered into but existing revelving facilities
were renewed.

Throughout this downside scenario,
the Group had sufficient reserves 1o
continue in operation and remain
compliant with its banking covenants.

Property values would need to fall by
approximately 37% and rental income
tall by 58% to breach the gearing

and interest cover covenants under the
Group's unsecured and private placement
debt facilities, that together account for
76% of the Groups borrowing including

its share of joint ventures.

This scenario testing, when combined
with the Group's strong financial position,
March quarter rent collection evidence,
and mitigation actions available
including deferring non committed
capital expenditure and sefling assets,
supports the Group's ability to weather
the current economic uncertainties
caused by the COVID-19 pandemic and
over the longer term viability period.

Conclusion

Based on the results of their review,
the Directors have areasonable
expectation that the Company will
be able to continue in operation
and meet its liabilities as they fall
due over the three year period

of their assessment.
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Risk

Principal risks

Graphic
removed Corporate risks
. Risk Impact Mitigation
Strategy Strategic objectives - Suboptimal returns - Strategy and chjectives are regularly reviewed by the
may be: for shareholders Board to adapt tc change
- Inappropriate - Missed opperiunities - Strong occupier and property relationships shape
torthe current _ Ineffective portfclio decisions
economic climate threat management - Retail and logistics related research is commissioned
or market cycle - Wrong balance to assist strategic decision making
- Not achieved due o of skills and resources - The portfelio is UK based with the UK a world leader
poor implementation for ongoing success in the onlfine shopping market
Impact on strategy - Regular and rigorous portfolic reviews take into
consideration sector weightings. tenant and geographical
concenirations, perceived threats and market changes,
the balance ofincome to non-income producing assets
and asset management cpportunities
- The three year forecast is regularly fiexed and reported
- A Senior Leadership Team comprises of departmental
heads from ali key business functions with diverse skills
and experience
Graphic P . . N
removed - Qur organisational structure is relatively flat making it
easier to identify market changes and monitor operations
- Senicr management are the Company's eighth largest
shareholder, their interests aligned with external investors
2, Risk Impact Mitigation
COoviD-1?

Global health and
eCoNoMIC Crisis leading
tc asevere downtum.

— Suvboptimal returns
for shareholders

- Occupier demand
and solvency may
beimpacted

- Asset Tguidity
may reduce

- Debt markets may
be impacted

Impact on strategy

Graphic
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- We are working closely with and providing help to cur
primary occupational partners who are sincere in their need
for assistance. This includes entering infe a small numkber
of deferral deals and 'win-win' asset management initiafives

- We are heavily focused on working capital and capital
allocation and have put some discretionary expenditure
on hold

- We have imited exposure 1o deveiopment and development
supply chains at present

- We are maintfaining significant shareholder engagement
during the lockdown period

- We invested in additional IT to enable all staff to work from
home before the government lockdown was initiated for
their safety

- The Senior Leadership Team meet remotely twice weekly
to discuss key operational and financial aspects integrail
to the management of the business, This facilitates
communication between the different teams,

Other departmental committees alsc meet remotely
regularly each week

- The Executive Directors keep the Board informed through
remote briefings between Beard meetings

- The Chief Executive provides weekly lockdown updates
to keep all staff informed and maintain team spirit

LondonMetric Property Plc
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Qur strategic priorities

removed

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

Own desirable real
estate that meets
occupiers’ needs

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

Genertote reliable.
repetitive and growing
income-led total returns

e No change
° Increased risk
e Decreased risk
e New

Commentary

- We have significantly increased our weighting to our preferred,
structurally supported sectors. 70% of the portielio is now
aligned to distribution, underpinned by modern shopping
habits and 24% in long income in a market searching for yield

- We have reduced cur mega distributicn exposure in the year
from 23% to 15% where a supply side response to demand
is tempering rental growth. This will reduce further when
more sales complete in June

- 35% of our portfolio is in urban ingistics, up from 27% last year.
This is cur kargest sector exposure and one where demand
is rising but supply is severely restricted

- Netrentalincome has increased by 24% in the year,
predominantly through our acquisition of A8.J Mucklow

- Dependency on our top ten occupiers has reduced from

51% to 36% ond the granularity of cur income has been
further improved

Appetite

The Board view the
Company's strategic
priorities as fundamental

to its business and reputation.

Change in the year

Q Decreased risk

Qurinvestment activity
reduced this risk in the year
cs we pivated furtherinto
our preferred, structurally
supperted sectors which offer
superior growth prospects.

The probability of this risk
reducing further over

the next 12 months has
incregsed. We have an
expectation of being able
to source further high quality
investment opportunities.

Graphic
removed

Read more
Chief Executive's review page 15
Property review poge 26

Commentary

- The macro envircnment is highly supportive of the right
real estate that can generate long and strong income.
We are actively executing on attractive long terminvestment
opportunities alongside a high expectation of finding
additional and compelling opportunities in the near term

- COVID-19 is accelerating structural shifts which are likely to
become permanent, Within a two month period, for example,
Tesco have doubled their online capacity to 1.2 milion weekly slots

- At the year end we had £220 millicn in cash and undrawn
facilities which provide flexibility end optionality. £75 million
was from a new, three year revolving credit facility from HSBC
completed in March. In March we also substituted assets inte
our secured Helaba facility so that it could be fully redrawn

- In May 2020 we rcised £120 million through an equity placing to
fund a pipeline of exisling and potential investment opportunities

- In April we cancelled £350 million of interest rate swaps to provide
additional earnings headroom

- All staff have worked remotely and uninterrupted through the
lockdown period and a number of fransactions have been
executed including a £120 million equity placing, post year end
acquisitions of £15 million, sales of £13 million and transactions
agreed or in legals in excess of £80 million

Appetite

COVID-19? ondits economic
impact are outside the
Company's control.

We continue to focus on
what we can contral within
the business. Qur weighting
in structurally supperted
sectors make us well-placed
to continue to flourish in
arecovery.

Change in the year

e New principal risk

The timing and trajectory
of the economic recovery
is highty uncertain meaning
this remains a high risk.

Graphic
remaoved

Recd more
Chief Executive's review poge 15
Responsible Business review page 45
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Risk

Principal risks continued

Graphic
removed Corporate risks
3. Risk Impact Mitigation
. P
(E;lt;nomlc Economic and - Suboptimal returns - We commission economic and market research to better
olifical polifical factors may for shareholders understand the potentialimpact of economic faciors
fF::ciors lead to a market - Occupier demand on our tenants and preferred sectors
downturn or specific and solvency may - Oursirong occupier relationships provide market
sector turbulence. be impacted infelligence and help us better understand our
Aqverse og‘rcome - Assetliquidity tenants needs
of |n1emoho§c.| may reduce - The majority of our portfolic is in resilient asset classes
:;ﬁ’lga;zg;gsi?o”s — Debt markets may with sustained demand for logistics, convenience retail
: be impocted andlonginceme
- We regularly monitor tenant and contractor
Impact on strategy covenant strength
- We limit speculative development exposure and letting risk
- We maintain a high weighted average unexpired legse
term reducing reletting risk
— We have a low vacancy rate
- Income granularity reduces the impact of single tenant risk
- We have flexible funding arrangements with significant
headrcom in covenant levels
4, Risk Impact Mitigation
:_-Ieus:-'::_ges There may be an The business may lack - Qur staffing plan focuses on experience and expertise

inablity to attract,
motivate and
retain high cafibre
employees.

the skill set to establish
and deliver strategy
and maintain

compefitive advantage.

Impact on sirategy

necessary to deliver strategy

- Ourorganisational structure has clear responsikilities
and reporting lines

- Executive Directors and senier managers dre incentivised
in a similar manner. Both have significant unvested share
awards in the Company. These incentivise long term
performance and retention, providing stability in the
management structure

- Remuneration arrangements are designed to attract
and retdin high quality staff

— Annual appraisals identify fraining requirements
and assess performance

- Specidalist support is contracted where apprepriate

- Staff satisfaction surveys are undertaken and staff
turnover levels are low

- There is a phased refreshment plan for Non
Executive Directors
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Qur strategic priorities

Own desirable recl
estate that meets
occupiers' needs

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

and relationships to
build on our position
as partner of choice

Maximise our expertise

Generate refiable.
repetitive and growing
income-led totol returns

No change

Increased risk

Decreased risk

New

0000

Commentary

We remain focused on fit for purpose distribufion and long
income assets, including convenience and discount refail,
that allow us to take a longer term investment horizon to
deliver reliable, repetitive and growing income

Qur porticlic metrics continue to be strong with occupancy
at 99% and an average unexpired lease length of 11.2 years.
Only 7% of rent expires within three years

We increased contracted rent in the year from £90 million
to £123 million

We have further diversified our tenant base this year
predominantly through the acquisition of A&J Mucklow

At 31 March 2020 and after adjusting for the equity raise,
the Group’s gearing ratio for its unsecured and private
placement debt facilities, which represent 76% of debt drawn,
was 56% and significantly lower than the maximum limit of
125%. and its interest cover ratio was 4.3 fimes, significantly
higher than the minimum level of 1.5 times

54% of the Group's total debt facilities are flexible unsecured
revolving credit facilities

Appetite

The Board monitor pelifical
and economic developments

which are ocutside of its control.

Focus remains on building
and maintaining a robust
‘¢lt weather' portfolio.

Change in the year

@ increased risk

Uncertainty remains over the
outcome of international trade
negotiations following the UK's
exit from the EU. These could
further negatively impact the
economy in addition tc the
severe econcmic shock from
COVID-19. We believe however
that profound structural

shifts in the retail landscape,
accelerated by COVID-192,

will be more important than
the outcome of the trade
negotiations in the medium

fo long term.

Graphic
removed

Recd more
Property review page 2é

Commentary

Qur Executive Board was reduced in the year making it
more reflective of Company size. Valentine Beresford and
Mark Stirling stepped down at the AGM but remain as
Investment Director and Asset Director respectively. Both are
members of the $enior Leadership Team which is responsible
for implementing strategy and running day to day operations

Succession planning remains high on the Board's agenda
for the coming year

Our designated workforce Non Executive Director met a group
of employees in the year to hear their views and concerns

Flexible working was rolled out o all employees

Ex-Mucklow staff share a similar ethos ond have been
successfully infegrated into the Company

Appetite

The Board believes it is vitally
important that the Company
has the appropriate level

of leadership, expertise

and experience to deliver

its objectives and adapt

to change.

Change in the year

e No significant change

There was no significant
change in perceived risk
during the year.

we do not anticipate

this risk factor will change
significontly in the next

12 months.

Graphic
remaved

Recd more

COur people page 54

Nomination Committee report page 97
Remuneration Cammittes report
page 112
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Risk

PrinCipGI risks continuea

Mitigation

we monitor regulatory changes that impact our business
with specidiist suppert from lawyers and consultants

we consider the impact of legislative changes on strategy

We have dllocated responsibility for specific obligations
to individuals within the Senior Leadership Team

Our health and safety handbookis regularly updated
and audits are carried out on developments to
monitor compliance

Our procurement and supply chain policy sets standards
for areas such as lakzour, human rights. pollution risk
and community

Staff training is provided on wide ranging issues
External lax specialists provide advice
Our REIT compliance is monitored

Graphic .
removed Corporate risks
5, Risk Impact
zigt;:l:ory Non-compliance - Reputational damage
framework with legal or o - Potenticl loss of
regulatory obligations. REIT status
— Increased costs
- Reducedaccess
to debt and
capital markets
- Fines, penalties,
sanctions
Impact on strategy
6, Risk Impact
gﬁ:ﬁ::;‘ble Non-compliance - Reputational damage
approach W\fh responsﬂ::fe — Suboptimal returns
business practices. tar shareholders

— Asset liquidity may
be impacted

- Reduced access
to debt and
capital markets

- Poorrelationships
with stakebholders

Impact on strategy

Graphic
removed

Mitigation

We monitor changes in law, stakeholder sentiment and
best practice in relation to responsible business practices
such as sustainability, environmental matters and cur
societal impact, and receive advice and support from
specialist consultants

We consider the impact of changes on strategy

We give proper consideration te the needs of our
occupiers and shareholders by maintaining a high
degree of engagement. We also censider our impact

on the environment and iocal communities

Responsibility for specific obligations is allocated

to Senior Leadership Team members

A Responsible Business Working Group meets at least
three times a year and reports to the Beard

Staff training is provided

EPC rating benchmarks are set to ensure compliance with
Minimum Energy Efficiency Stondards {'MEES') that could
otherwise impact the quality and desirability of our assets
leading to higher voids, lost income and reduced liquidity
We consider environmental and climate change risk
relating to our assets

We work with our occupiers to improve the resilience of
our assets fo climate change and a low carbon economy
Sustainability targets are set, monitored and reported

Conftractors are required to conform to our responsicle
development requirements
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Qur strategic priorities

Cwn desirable reol
estale that meets
occupiers’ needs

Graphic

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

remove:

Manage and enhance
responsibly fo Improve
our assefs and help
occupiers thrive

Genegrate reliable,
repetitive and growing
income-led total returns

Na change

Increased risk

Decreased risk

New

Commentary

The 2018 Code now applies to the Company

A company-wide anti-britbery, antfi-corruption, money
loundering and corporate culture seminar was held in the year

We continued to undertake health and safety site audits on
our developments through an external specialist consultancy.
These included our smaller developments at Swindon and
Liskeard this year. Feedback has been positive and no
significant issues were identified

We moved the residency of cur legacy offshore subsidiaries
onshore to simplify the Group structure and operations

Appetite

The Board has no appetite
where non-compliance

risks injury or damage toits
broad range of stakeholders,
assets and reputation.

Change in the year

e No significant change

The Board considers this risk
tc have remained broadly
consistent during the year.
New regulaticns and evolving
best practice will continue

to impact the business.

We do not anticipate this risk
factor will change significantty
in the next 12 manths.

Graphic
removed

Read more
Responsible Business review page 45
Financial review page 38

Commentary

we conlinue to meet with a large number of investors,
seeing over 250in the year

We liaised with key A&J Mucklow investors as part of
the corporate acquisition

We sought investor views on changes to the Remuneraticn
Policy and made adjustments based on feedback

A COVID-19 Communities and Charity Committee s providing
community and NHS assistance funded in part through the
Board and key employees waiving 20% of their salary and fees
for three months

We have not drawn on any of the government's COVID-19
financia! support measures

Company-wide ESG training has been arranged

we continue fo score well in ESG benchmarks, such as maintaining
our GRESB Green star and a GRESB score of 71% {up from 7%
last year)

78% of developments completed or underway in the year are
expected to achieve a BREEAM Very Good rating

We confinue to improve the environmental credentials of

our buildings such as installing LED lighting (Primark} and expect
fo install 1.5MW of solar PV capacity in 2021

We are undertaking a flood risk review of our enfire portfolio and
are looking at other climate related risks that could impact our
portfolio including all material physical and transactionai risks

Appetite

The Board has a low tolerance
for non-compiliance with
risks which impact reputation
and stakeholder sentiment
towards the Company.

Change in the year

e Increased risk

ESG significance continues
to increase for stakeholders,
particularly in relation to
climate change.

We anticipate that ESG risk,
particularly climate change
risk, will continue fo increcse
over the next 12 months.

Graphic
removed

Read more

Responsible Business review page 45
Qur stakeholders page 87

TCFD page 59

Full Responsiole Business report can be

found ot www.londonmetrlc.com
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Risk

PfiﬂCinl risks continued

Graphic
removed Corporate risks
7. Risk Impact Mitigation
Systems, .
processes Controls for - Compromised - The Company has a strong controls culture
and financial  SoTeguarding assets asset security - We have [T security systems in place with back up
management ;::;;Upzo”'gi c - Suboptimal retums supported and tested by a specialist advisor
dy maly be weak. for shareholders - Ourbusiness continuity planis regularly updated
- Decisions made on - Ourproperty assets are safeguarded by
inaccurate information appropriate insurance
Impact on strategy - We have safety and security arrangements in place
on our developments, multi-let and vacant properties
- Appropriate data capture procedures ensure the
accuracy of the property database and financial
reporting systems
- We maintain appropriate segregation of duties
with controls over financial systems
- Management receive timely financial information
for approval and decision making
- Cost control procedures ensure expenditure is valid,
properly authorised and monitored
Graphic
removed Property risks
8. Risk Impact Mitigation
::;T(eslmeni We may be unabtle Ability to implement - Management's extensive experience and their
o source offordable strategy and deploy strong network of relationships provide insight into
investment cpportunities.  capital into value and the property market and opportunities

earnings accretive
investrents is at risk.

Impact on strategy

Graphic
removed

Graphic
removed

Graphic
removed
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Qur strategic priorities

Graphic

removed

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

Qwn desirable regl
estote that meets
occupiers' needs

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

Generate reliable,
repetitive and growing
inceme-led tofal returns

No change

Increcsed nsk

Decreased risk

New

Commentary

- OurlT systerns have allewed us to remain fully operational
during the COVID-19 shutdown

- Penetration, sccial engineering and disaster recovery testing
was undertaken in the year. No significant issues were identified

- Anintegrated sales iedger invoicing system has
beenimplemented

- Fellowing our acquisition of A&J Mucklow we upgraded their
ITinfrastructure and successfully integrated their property
and accounting records onto our systems

- Ourcorporate forecast model has been fully reviewed and
rebuilt by BDO LLP to incorporate A&J Mucklow and to streamline
its updating and flexing capacity

Appelite

The Board's appetite for such
risk is low and management

continually sirives to monitor

and improve processes,

Change in the year

e No significant change

There was no significant change
in perceived risk during the year.

we anticipate cyber risk may
rise over the next 12 months
as criminals lock tc exploit
increased home woerking in
response to COVID-19.

Graphic
rernoved

Read more
Audit Committee report page 104

Commentary

- We continue to build an our strong occupier, developer
and industry relationships and attract off market opportunities
through these

- COVID-19 is presenting cpportunifies to invest in high quality
assels not generally available in a normalised market

— COVID-1? willimpact the operational performance of
some competitors and their ability to make investments
in the near-term

- wWe remain disciplined and selective

Appetite

The Board continues to focus
on having the right pecple
and funding In place fo take
advantage of opportunities
as they arise.

Change in the year

e Decreased risk

Qurinvestment activity,
particularly the acquisition
of A8J Mucklow, enabled
us 1o pivot further into our
preferred sectors.

we anticipate this risk may
reduce further over the
next 12 months as a result
of increased opportunities
coupled with potentially
less competition.

Graphic
removed

Read more
Property review page 24
Mucklow In focus page 18
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Risk

Principal risks continves

Graphic
removed Property risks
9. Risk Impact Mitigation
E:kvelopment Excessive capital — Poorer than - We only undertake short cycle and relatively de-risked
may be allocated expecled performance developments on a pre-let basis or where there is high
to activities wm_n - Reputational damage occupier demand
development risk I ' wat - Development exposure as ¢ percentage of our
- Developments mpact on stralegy total portfolio is limited with larger projects, such as
may fail to deliver Bedford Link and Tyseley. phased
expected returns - Development sites are acquired with planning
due toinconsistent consent whenever possible
timing with the I .
economic and - Management have significant experience
market cycle, of complex development
adverse letting - We use standardised appraisals and cost budgels
conditions, and monitor expenditure against budget to
increased costs, highlight potential overruns early
planning or - External project managers are appointed
ZOPS"UCHOE, - Qur procurement process includes tendering and the
slays resuiting use of highly regarded firms with proven track records
from contractor . .
failure or supply - We review and monitor cenfractor covenant sfrength
chain interruption
10. Risk Impact Mitigation
Valuation e
risk Investments may Pressure on NAV - Qur portfolio is pivoted towards structurally

fall in value.

growth and potentially
loan covenants.

Impact on strategy

supported sectors.

Our focus is on sustainable income with lettings to

high gudlity tenants within a diversified portfolic of well
located assets with a high weighted average unexpired
lease termn, This reduces the risk of negative movements
ina downturn

The property cycle is continually monitored with
investment and divestment decisions made strategically
in anticipation of changing conditions

Property portfolio performance is regularly reviewed
and benchmarked on an asset by asset basis

The maijority of our assets are single let and operationally
light with litfle or no cost leakage

We monitor fenant covenants and trading performance

LondonMetric Property Ple
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Our strategic priorities

Own desirable real
estate that meets
occupiers' needs

(oo

Maximise our experlise
and relationships fo
build on our position
as gartnec of choice

Monage and enhance
respansibly 16 improve
ourassetsond help
accuplars thrive

Generate reliable,
repetitive and growing
income-led total returns

No chonge

Increased risk

Decreosed risk

New

0000

Commentary

Our development exposure is small at 2.4% of the portfolio

We work with a limited number of contractors which helps

us to stay close to their operations. All have monaged their
cash flows and COVID-19 risks well to date

Appetite

The Board is willing fo take
on limited new speculative
development following
letting progress made

Change in the year

e No significant change

There was no significant change
in perceived risk during the year.

- . during the year. insol i
— The majority of sites have remained open or have reocpened vring ¥ g:gtsrﬁud?r Icr;;gi:wegf‘s::;lst}i(on
and are implementing COVID-19 social distancing measures UPPlY P
which adhere to govemnment guidelines may increase as d result of the
impact of COVID-19 over the
- Qnly one small development has a lengstop date expiring next 12 months. The Company
within 12 months but is expected to complete before then has however limited exposure
- Uimited speculative development is planned in the to development,
foreseeable future
- Only 15% of our developments that completed in the year removed
remain unlet and we have strong interest on the remaining units Read more
B . Developments page 34
- Phase | ot Bedford Link s now fully let at an average rent Bedford Link case study page 33
ahead of budget Tyseley case study page 37
- No developments completing in the yeor were delayed
or over budget
- Development budgets and cost moniforing procedures
are fully integrated with the accounting system
Commentary Appestile Change in the year
- Ouryear end coincided with the commencement of the There is no certainty e Increased risk

Government instigated COVID-19 lockdown and increasing
economic uncertainty

Our preferred sector assets have performed well and maintained
orincreased in value with urban logistics providing the strongest
valuation cantribution

Certain sectors of the retail market have seen material valuation
falls and we expect values 1o weaken further. Qur three remaining
retail parks represent just 3.6% of the portfolio and delivered

a total property return of -9.2%

55% of our inceme has contractual uplifts, 58% of which is
infiation linked

Asset management initiatives added £5 million to contracted
rent including lettings on 2 million sg ft on average lease lengths
of 12 years

Rent reviews on 3 million sq f! delivered a 12% uplift on a five

yearly equivalent basis, with urban logistics achieving average
uplifts of 24%

that property values will
be realised. Thisis an
inherent risk in the industry.

The impact of COVID-19

on the macro-economy

has increased this risk.

The maijority of our portfolic
remains strategically aligned
to structurally supperted
sectors where the prospects
for value preservation and
growth are significantly higher
than sectors which gre not,

Graphic
removed

Read more
Property review page 28
Financial review page 38
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Risk

Principal risks continued

Graphic
removed Property risks
n. Risk Impact Mitigation
Transaction . —
and tenant - Property purchases Pressure on NAV, - We undertake thorough due diligence on all acquisitions
risk and qsset earnings and potentially inciuding legal and property, tenant covenant strength
madnagement loan covenants. and trading performance
initiatives may T fration withi tolio i idered
> ] Impact on strate - Tenant concentration within the portfolic is considere:
birl"ﬂior;smienf P oy for all acquisitions and leasing transactions
Wi
: rc ey - We have a diversified tenant base and limifed exposure
- Enue tfjn!;g'ence to occupiers in bespoke properties
hig;{“g& ﬁsk s - Asset management initiatives undergo cost benefit
Letti analysis prior to implementation
- Letti . .
be r:g;ren:noy - External advisors benchmark lease transactions and
incppropriote advise on acguisition due diligence
tenants - Our experienced asset management team work cClosely
— Tenant failure risk wuir_1 ten(_:mfs fo offer ?hem regl esfofe‘ solutions that meet
their business objectives. This proactive management
Graphic approach helps to reduce vacancy risk
T Il
removed, - We monitor rent collection closely to icentify
potential issues
Graphic
removed Financing risk
12, Risk Impact Mitigation
Capitai and . . I s . .
finance risk The Company has Strategy impiementation - We maintain a disciplined investment approach with
insufficient funds is cif risk, competition for copital. Assets are considered for sale

when they have achieved target returns and strategic
assetl plans

— Cash flow forecasts are closely monitored

- Relationships with a diversified range of lenders
are nurtured and loan facilities regularly reviewed.
The availability of debt and the terms on which it is
available is considered as part of the Company's
long term strategy

- Loanfacilities incorporate covenant headroom,
appropriate cure provisions and flexibility

- Headroom and non-financial covenants are monitored
- A modest level of gearihg is maintained

- Theimpact 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 o rising rates. Chatham Financial provide
specialist hedging advice

and available credit.
impact on strategy

LondonMetric Property Plc
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Qur strategic priorifies

Own desirable real
estate that meets
pccupiers' needs

remove.

Monoge and enhance
responsibly to improve
aur assets and help
ccoupiers thiive

removed

rMaxirmise our expertise
and relationships fo
build on our position
as gartner of choice

Gengrate relicble,
repetlitive and grawing
income-led total returns

e Ne change
° Increasedrisk
o Decreosed risk
e New

Commentary

- Our tenant detault rate within the industry is low and we have

no significant arrears

Rent collection has been strong despite the challenging
economic backdrop of COVID-19. As at the date of this report,
93% of rent due by 1 April has been received or is due to be
collected monthly. Short term rental deferrals have been
agreed on a further 2% and short term rental concessions
with compensatory asset management initiatives on an
additional 4%

18% of our rent is now paid monthly compared to 13% before
the CCVID-19 pandemic. As at the date of this report, we have
collected 94% of monthly rent due over the two month period
to 25 May

Appetlite

The Board has no appetite
forrisk arising out of poor
due diligence processes on
acquisitions, disposals and
lettings. A degree cf tenant
covenant risk and lower
unexpired teqse terms are
accepted on urban legistics
assets where there is high
occupational demand,
redevelopment oppertunify
or alterndative site use.

Change in the year

° Increased risk

The impaci of COVID-19 has
increased tenant failure risk.

Graphic
removed

Read more
Chief Exgcutive's review page 15
Property review page 2é

Commentary

We inherited a £60 million SWIP loan on our acquisition
of A&J Mucklow fixed at 3.51% until 2031

In March we entered into a 3 year loan with HSBC for £75 million
on similar terms and pricing os our existing revolving crediit facility.
This diversifies our lender base ahead of refinancing the main
facility within the next 18 manths

In May 202C we extended Santander's participation in our
main revelving credit facility by a year sc that it matches that
of the majority of syndicate members

Qur debt maturity at the year end was 4.7 years
We have substantial headroom under our fingncial loan
covenants. Loan to value is 35.9% (37.7% excluding disposals

with delayed completion) and the inferest cover on unsecured
facilities is 4.3 fimes

Appetite

The Board has no appetite
forimprudently low leveis

of available headroem

in its reserves or creditlines.
The Board has some appetite
for interest rote risk and loans
are not fully hedged. This follows
cost benefit assessment

and takes into ceccount that
not all loans are fully drawn
all the time,

Change in the year

e No significant change

There was no significant change
in perceived risk during the year.

We do nect anticipate this risk

factor will change significantly
in the next 12 months.

Graphic
remaved

Read more
Financial review page 38
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Qur governance framework

. underpins the way we

manage our business and

- supports the successful

delivery of our strategy.

It guides our ability to cperate
N away that is both legally
compliant and responsible,

~and is embedded into
. our day to day business

operations.

. This report sefs out the

. Company's governance
I policies and practices and
explains how we discharge

| our duties, apply the

principles and comply with
the provisions of the Code.

! Patrick Vaughan

Chair
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Infroduction from the Chair

Image remaoved

As stewards of the Company,
we are responsible 1o our
shareholders, customers,
employees and other
stakeholders for its long

term success.

Patrick Vaughan
Chair

Graphic
remaved

Read more on Muckiow in focus
on page 18

Geod governance principles and
practices are at the heart of a well run
business and drive its long term success.
Your Board remains committed to leading
by example and upholding the highest
standards of governance that we have
setin the past.

The Board provides leadership and
direction to the business, establishes
and fosters the culture, values and ethics
within, and independently oversees
management's execution of strategy
within an acceptable risk management
and internal control framework.

As stewards of The Company, we dare
responsible 1o our shareholders, customers,
ermployees and cther stakehclders for
its long term success.

We recognise that, as guardian of

our culture, the Board plays @ vital role in
defining the way inwhich we do business
and sets the tone for the Company.

Its oftitude and mindset to do what is right
shapes the envirenment within which

the executive team works and the way

it behaves towards its stakeholders.

This culture permeates throughout the
organisation by the close involvement of
the Senior Leadership Team in day to day
operations. It is my rele as Chair to lead
and manage the Board, and promote its
culture and thinking beyond the boardreom
and throughout the organisation.

we continued the work started last year
o consider the new provisions and themes
of the 2018 UK Corporate Governance
Code [‘Code'}, which is effective for the
first ime this year. | am pleased to

report that we have complied with the
provisions throughout the year under
review, except for Provision 19 in relation
1o the length of my tenure, which s fully
explained in the Nomination Committee
report on page %7,

Mucklow in focus

The most significant fransaction in

the yeor was the corporate acquisition

of the A& Mucklow Group as explained in
the case study on page 18. This fransaction
was a fantastic opportunity to bring
together like-minded individuals, cultures
and real estate and we welcomed

a small team of talented employees

o LondonMetric.

Logo removed

image removed

Board changes and succession

As outlined last year and following d review
of the size and composition of the Board,
Valentine Beresford and Mark Stirling
stepped down from the Boardin July 2019
but remained as investment and Asset
Directors respectively and members of
the Senior Leadership Team responsible
for running the business. They continue
to provide valuable contributions to
Board discussions.

It was also agreed last year that

Robert Fowlds, who joined in January
2019 as a Non Executive Director, would
replace James Dean as Remuneration
Committee Chair after serving 12 months
as a member. James agreed to continue
in his role until this fime fo facilitate an
orderly transition.

LondonMetric Property Plc
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Infroduction from the Chair continued

This year, we have decided to retain James
as Remuneration Committee Chair until

the AGM to facilitate the implementation
of the new Remuneration Policy and
provide continuity for shareholder ligison.
James will step down from the Remuneration
Committee but continue as a Non Executive
Director. Although his tenure could appear
to compromise his independence under
Provision 10 of the Code, the Board values
his in depth property expertise, insights

and the challenge and sound judgement
he brings to meetings. We firmly believe

he acts in an independent manner at

all times and have freated him as suchin
our calculations of Board independence in
accordance with the Code. The Nomination
Committee will continue ils search for a
suitable replacement, prioritising candidates
with a similar level of property expertise
and experience,

Our work on succession planning and
developing talent will continue to be
akey area of focus for the Nomination
Committee o support the Company's
long term plans. We will remain mindful of
the benefits of a diverse Board as we search
for suitably experienced replacements.

Purpose and culiure

We believe that leading by example and
creating an open, honest and inclusive
working environment aflows employees fo
fulfil their potential and successfulty defiver
our strategic objectives, The acceptable
way of doing things has to be set from

the top. particularly by the Senior
Leadership Team,

Last year we took steps to define and
document cur purpose and values, as
reflected on page 01. This year, the Board
reviewed the alignment of its purpose,
values and strategy with the culture

and behaviour displayed throughout

the organisation, which was assessed by
the Senicr Leadership Team's review of
the results of the second staff survey and
reported by the designated workforce Non
Executive Director to the Board. The resulis
of this survey are set out in the empioyee
engagement section on page 90.

A third employee survey was completed by
staff in March and the details are reflected
in the Responsible Business review on page
55.The Board has reviewed the results and
will consider the conclusiens drawn and
any recommendations forimprovements

to working practices over the next year.

QOur culture is a key strength and we

are proud of our high staff retention rates
and contented workforce. Our employees
have aclear understanding of our strategy
and are engaged and commitied to
delivering it.

We have set out our purpose on page
01 and how this is delivered through
our strategic priorities on page 14 and
business model on page 22.

Graphic
removed

Further reading on pages 01 - 0¥

Our purpose

$172 Statement and understanding

our stakeholders

The new Code and Miscellaneous Reporting
Regulations require us to demonstrate

how we have discharged our duty under
$172 Companies Act 2006 andreport

our compliance formally in a statement,
which we have set out on page 52.

This staterment formalises and articulates
practices we have been following implicilly
for many years. We already recognise

as a strategic priofity the importance of
building relationships with cur stakehclders,
as described on pages 06 to 07. and a
responsibility the Board takes very seriously.

We are here not only to generate financicl
returns for shareholders but also to act
responsibly and in the best interests of ali
of our stakeholders, the communifies in
which we operate and wider society.

Qur commitment to belng both a
responsible employer and partner has
been demonstrated during the recent
unprecedented disruption caused to our
everyday lives by the COVID-1¢ pandemic.

QOur focus has been on the safety of our staff.
occupiers and other stakeholders and

we have worked closely with our tenants
and sought to provide workable solutions
to those most affected andin need.

All employees have been successiully
working remotely without interruption.

We have initiated an employee-led
COVID-19 Communities and Charity
Commitiee and have provided financial
and other assistance and support to those
in need, including the provision of short
term rent free accommodation to Core
Group to help with ihe construction of

the Nightingale Hospital at the NEC in
Birmingham. Further details on cur support
effort can be found on page 57

On pages 87 1o 22 we set out cur key
stakehoiders, why they are important to us,
how we engage with them and how they
have influenced the Board's decisions.
This, together with consideration of the
long term consequences of our decisions
and maintaining high standards ot
business conduct, is integral to the way
the Board operates,

We value the support and engagement
we have with all of cur shareholders
and are proud of our comprehensive
investor relations programme. We have
seen much greater focus this year from
investors on the ESG agenda. We respond
to all enquiries we receive and will be
undertaking o company-wide fraining
session on ESG matters when lockdown
restrictions are lifted, 1o raise awareness
and discuss specific initiatives ana
projects in hand.

Last year we appointed Andrew Livingsion
a5 the designated workforce Non Executive
Director with responsibility for employee
engagement matters in accordance
with the Cade. He has played an aclive
rele this year, hosting aninformal lunch
for a small group of employees awday
from the office environment providing a
forum for empiloyees to share their views,
raise any concerns they may have and
improve links between employees and
the Board, He qiso reviewed the results

cf the employee surveys and fed back
conclusicns to the Board. Further details
of employee engagement and well-being
can be found on page 90 and in the
Responsible Business review on

pages 54 to 55.

Graphic
removed
Reod mare on §172 Statement on page 52

Read more on Responsible
Business review on page 45

Read more on employee and
investor engagement on page 87
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Diversity and inclusion

We |look to employ and retain a diverse
group of talented individuals with a wide
range of skills, expertise and beliefs, and
fo operate in a working environment free
of discrimination. We recognise that a
diverse organisation brings a wide range

of perspectives and avoeids narrow thinking.

The Company's Diversity and Inciusion
Policy. which can be found on our website,
guides new appcintments and we actively
engage with recruiters to promote diversity
in candidote selection,

We continue to support initiatives including
Recl Estate Balance, to promote gender
diversity in the real estate sector. Qurlow
starff furnover is something we are proud
of. However it also constrains the pace of
change as opportunities are dependent
upon staff vacancies arising as well as
the availability of suitable candidates.

To the extent that we have the opportunity,
we are committed to improving diversity
in its widest sense at all levels throughout
the organisation.

There has been an ongoing commitment
fo strengthen female representation at
Board level. which has increased from 9%
in 2017 to 25% today, which is just marginally
below the Hampton Alexander target of 33%
fo which we aspire. Female representation
throughout the Company has increased
this year to 45%.

Performance evaluation

This year, the evaluation of Board and
Committee effectiveness was carried

out internally. Next year we will commission
a full external review in accordance with
our three year cycle. The findings and
reccmmendations of this year's review
and progress against the recommendations
made tast year are summarised in the
Nomination Committee report on page %7

The Direciors agreed thot the Beard

and its Committees continue to work

well together, in an open and supportive
envircnment and with the right balance
of skills, knowledge and experience to
undertake its duties. | would ke 1o extend
my thanks to my fellow Board members
for the vatuable contribution they

each make.

Remuneration Policy

This year the Remuneration Committee
Chair has weitten to our largest shareholders
as part of the consultation precess on

a new Remuneration Policy, which is set
outin detail on page 119. The key issues
raised by shareholders related to the
post-cessation shareholding requirement,
the alignment of pension contributions
and the bonus deferral opt-out. The final
proposed Policy, which we hope will be
supported by our shareholders at the
2020 AGM, took info consideration all

key issues raised and amended certain
provisions accordingly. We believe the new
Policy achieves a balance between fairly
rewarding the Executive Directors as well as
encouraging alignment with shareholders,
and demonstrates our commitment to
ensuring pay at LendenMetlric is in line
with the Code.

Reporting

This year, as part of our commitment to
working with our wider stakeholder group
to improve the envircnment, we have
decided to use the authority in our Articles
to move awday from the paper version of
this report and ask shareholders 1o instead
view it electronically online by visiting our
website. Those wishing to receive a hard
copy report have been accommodated
and this will be sent af least 20 working
days before the AGM.

We strive each year to improve the
transparency and clarity of curreporting
to you and are proud that last year we
received EPRA Gold Awards for both
our sustainability and financial reporting.

Statement of compliance

Looking ahead

We spend a great deal of time ateach
Board meeting discussing the wider
eccnomic, polifical and property markets
and challenges we face, ensuring we
respond to opporiunities and remain
resilient, Most recently, our focus has
been the threat of COVID-19 and the
significant and widespread disruption

this outbreak has brought to our everyday
lives. Qur flexible working policy meant
that we were well equipped to continue
our operations remotely and all employees
have centinued to work throughout the crisis.
The health and well-being of our staff and
their families is cur fop priorty and we hove
and will continue to take whatever measures
are necessary to safeguard employees.
Having a clear strategy. experienced
team and strong balance sheet, puts us
in a good paosition to navigate through
these unprecedented times,

We are proud to have a small, highly
focused and close knit team of Individuals
at LendonmMetric with strong real estate
and financial expertise. We recognise
that our success would not be possible
without them.

On behalf of the Board, | would like
to thank each and every one of our
employees for their contfribution and
commitment over the past year. | am
delighted to ke continuing as Chair
and look forward to the year ahead.

i Signature removed
|
i

Patrick Vavghan
Chair

10 June 2020

The Board has considered the Compony's compliance with the provisions of the
UK Corporate Governance Code (the 'Code’) published by the Financial Reporting
Councilin July 2018, publicly availkable ot www.frc.org.uk.

The Board considers that the Company has complied with the provisions sef cut in
the Code throughout the year under review and to the date of this report, except for
Provision 192 relating to the tenure of the Chair, which is fully explained in the Nomination
Committee report on page %7. An explanation of how the Board has applied the
principtes of the Code is confained in the governance section that follows.

LondonMetric Property Pic
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Board of Directors

The Board provides leadership and direction
to the business as a whole, having due regard

to the views and interests of its stakeholders

and the environment within which it operates.

~

imoge removed

From left to right:

Andrew Livingston, Robert Fowlds. Suzanne Avery. James Dean, Rosolyn Wilton, Andrew Jones. Patrick Vaughan. Marfin McGann.

1. Patrick Vaughan
Chair of the Board and
Nomination Committee

Appolnted: 13 January 2010

Skills and experlence:

Patrick has been involved in the UK property
market since 1970. He was o co-founder and
CEOQ of Arlington, of Pillar, and of London &
Stamferd. leading all three of the companies

to successful listings on the FTSE main market,

Upon completion of London & Stamford’s
merger with Metric in January 2013, he was
appointed Chair, becoming Non Executive
Chairon 1 October 2014, Patrick also served
as an Executive Director of British Lond 2005
10 2006, following its acquisition of Pillar.

Other appointments:
None

Board Committees:
Nemination Committee (Chair)

2. Andrew Jones
Chief Executive

Appointed: 25 January 2013

Skills and experience:

Andrew was a co-founder and CEQ

of Metric from its inception in March 2010
unitil its merger with London & Stamford
in January 2013. 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
in 2005 following the acquisition of Pillar
where he served on the main Board.

Other appointments;
None

3. Martin McGann
Finance Director

Appolinted; 13 January 2010

Skills and experience:

Martin joined London & Starmford as
Finance Director in Septembzer 2008 until
its merger with Metric in January 2013,
when he became Finance Director of
LondonmMetiic. Between 2005 and 2008,
wvartin 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 Authority.
martinis a qualified Chartered Accountont,
having trained and qualified with Deloitte.

Other appointments:
Nene

LondonMetric Property Plc
Annual Report and Accounts 2020
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4. Suzanne Avery
Independent Director

Appointed: 22 March 2018

Skills and experience:

Suzanne was appointed to the Board of
LondonMetric in March 2018. Suzanne has
25 years' experience in corporate banking,
holding various Managing Direcior roles ot RBS.
including Managing Director of Reai Estate
Finance Group & Sustainability, where she
wads responsible for REITs, Funds and London
based private property companies.

Other appeintments:

Church Commissioner, senicr advisor to
Centrus Advisors, Non Executive Director
of Richmond Housing Partnership Limiled,
frustee of LandAid and co-founder of
Reaql Estate Balonce

Board Commitiees:

Audit Committee,
Remuneration Committee and
Nomination Committee

5. James Dean
Independent Director
Chair of Remuneration Committee

Appointed: 29 July 2010

Sklfls ond experience;

James is a Chartered Surveyor and has
worked with Savills ple since 1973, serving
as a Director from 1988 to 199%.

Other appeintments:

James is a Neon Executive Director of
Brenston Holdings and Chair of London &
Lincoln Properties Lid and Patrick Dean Ltd

Board Commitiees:
Remuneration Committee (Chair)

6. Roberi Fowlds
Senior Independent Director

Appointed: 31 January 2019

Skills and experience:

Robert was appointed to the Board in January
2019. He has over 35 years' experience inreal
estate and is a chartered surveyor. He was
head of req| estate investrment banking at J.P.
Morgan Cazenove untll 2015 and. prior to
ioining J.P. Morgan Cazenove in 2006, an
equity analyst at Merrill Lynch and Dresdner
Kleinwort Benson,

Other appeiniments.

Member of the Supervisory Board of
Klepierre 5.A and Non Executive Director
of UK Commercial Property REIT Limited

Board Commitiees:
Audit Committee and
Remuneration Committee

7. Andrew Livingston
independent Director

Appointed: 31 May 2016

Skills and experience:

Andrew was appointed to the Board in

May 2016, On 2 April 2018, Andrew was
appeointed Chiet Executive of Howden
Joinery Group Plc, having been the

Chief Executive of Screwfix since 2013 and
previously the Commercial and Ecommerce
Director from 2009 to 2013. Before joining
Screwfix. Andrew was Caommercial Director
ot wyevale Garden Centres between 2004
and 2008 and then Chief Operating Officer
between 2008 and 2009. Andrew has worked
previously at Marks & Spencer, CSC Index and
B&Q where he was Showroom Cormmercial
Director from 2000 to 2005,

Other appoiniments:
Chief Executive of Howden Joinery Group Pic
and Director of Vedoneire Limited

Board Committees:
Audit Committee and
Nomination Committee

8. Rosalyn Wilton
Independent Director
Chair of Audit Committee

Appointed: 25 March 2014

Skills and experlence:

Rosalyn was appuinted to the Board of
LondeonMetric in March 2014, becoming
Chair of the Audit Committee in March 2015,
S$he has hetd a number of Non Executive
Directorship positions. most recently with
AXA UK Limited, until September 2015. where
she acted as Chair of the Risk Commiitee
and Optos Plc, where she was Chair of
Remuneration. She has previously served as
Senior Advisor to 3iInvestments and Providence
Equity Partners, Chair of Ipreo Holdings LLC,
the US based financial data and sclutions
group, and has worked for Reuters Group
where she was a member of the Senior
Leadership Team.

Other appolntments:

Deputy Chair of the University of London,
Vice Chair of the Harris Federotion and
Chair of Govermnars of Hamis Academy Bromley

Board Commitiees:
Audit Committee [Chair) and
Remuneration Committee

Board independence

Graph removed

71%

Female representation

Graph removed

25%
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Management team

The Senior Leadership Team operates under the
direction and leadership of the Chief Executive

to deliver the approved strategic objectives and
manage the day fo day running of the business.

Qur management team comprises
departmental heads from all key business
functions with a diverse range of skills
and experience.

Throughout the recent disruption caused

by the COVID-19 pandemic, the Senior
Leadership Team has met remotely twice
each week to discuss the key operational and
financial aspects integral to the management
of the business. This has worked extremely
well ond has focilitated talent development
below Board level and communication
between the different teams, There are
informal and off site meetings at other times
and due to the size of the organisation, the
Executive Directors and Senior Leadership
Team are involved in all significant busingss
discussions and decisions.

The team meets 10 discuss the evolution of
strategy, financial and operating targets
and performance, investiment cpporfunilies,
allocation of capital and employee matters,
It is supported by three sub-committees, each
focusing on different areas of the business:
the Investment, Asset Monagement and
Finance Committees, which meet regularly
and at least monthly. During the recent
COVID-192 pandemic, all staff have been
working remolely and Committees have
met by way of video conference calls two
or three times each week.

The members and respective roles of the
Senior Leadership Team are listed below,
along with the dates they joined

the organisation.

1. Andrew Jones
Chief Executive

Grophic

removed
Full blography page 80
Management Committees:
Investment Committee,

Asset Management Committee,
Fincnce Committee

2. Martin McGaonn
Finance Director

Graphic
removed
Full biography page 80

Management Commiltees:
Finance Commities

Image removed

3. Valentine Beresford
investment Director

Joined: 24 March 2010

Skills and experience:

Valentine was co-founder and Invesiment
Director of Metric from its inception In March
2010 untilits merger with London & Stamford in
January 2013. Prior to setting ug Metric. Valentine
was on the Executive Committee of British Land
ond was responsible for all their European retail
developments and investments. valentine joined
British Land in July 2005, following the acquisition
of Pillar, where he also served on the Beard

s Investrment Director.

Management Committees:
Investment Committee

4. Mark Stirling
Asset Director

Joined: 24 March 2010

Skills and experience:

Mark was co-founder and Asset Management
Director of Metric from Its Inception in March
2010 until its merger with Lendon & 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
responsiile for the planning, development
and asset management of the retail portfolio.
Mark joined British Land in July 2005 following
the acquisition of Fillar where he was Managing
Director of Fillar Retail Parks Limited from

2002 until 2005.

Monagement Committees:
Asset Management Commiitee

5, Andrew Smith
Strategy Director

Joined: é May 2014

Skills and experience:

Andrew joined LondonMetric in May 2014
from The British Land Company PLC where

he worked for nine years. Previously Andrew
worked for Pillar. At British Land he wos

a senior member of the retail team and

Head of Investment Porticlic Management,
Since joining LondonMetric, Andrew has been
increasingly respensible for the Company's
strategy and portfclic management as well as
Its joint ventures, which he continues fo fulfil.

Management Committees:
Investment Committee,
Asset Management Committee

LondonMetric Property Plc
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&, Jadzia Duzniak
Company Secretary

Joined: 23 April 2007

Skllls and exparience;

Jadzia joined London & Stamford in 2007
prior to its IPO and became Company
Secretary on merger with Metric in 2013.
Jadzia is a qualified Chortered Accountant
and her role extends to corporate finance
and banking arrangements and transactions.

Management Committees:
Finance Committee

7. Jackie Jessop
Head of Finance

Jeined: | March 2006

Skilis and experience:

Jackie joined London & Stamferd as
Financial Controller on its inception in

2004 having worked previously for Pillar

as Financial Controller, She became

Head of Finance at LondonMetric in 2013.
Jackie is a qualified Chortered Accountant
and is responsible for all aspects of financial
management and reporting.

Management Committees:
Finance Committee

8. Will Evers
Head of Long Income

Jolned: 17 May 2010

Skllis and experience:

will joined Metric from inception in 2010
having previously worked at LaSalle
Investment Management and Bear Stearns.
Will's primary focus is to scurce and execute
investment opportunities whilst having
responsitility for the portfolio management
and performance of the long income and
retall portfolic.

Manogement Commitiees:
Investment Committee

9. Nick Minto
Portfolio Management Executive

Joined: 15 June 201

Skills and experience:

Nick joined mMetric as an Investment Analyst
in 2011. Following the mergerin 2013,
Nick's role has grown to incorporate

wider corporate, strategy and portfolio
management activity across the pertfolio.
Nick is doy to day responsible for the
portfolio management and performance
of the logistics portfolio. More recently,
the Company has supported Nick through
an EMBA programme.

Management Committees:
Investment Committee

10. Gareth Price
Head of Investor Relations

Joined: 5 January 2015

Skills and experience;

Gareth joined LondaonMetric in 2015 having
previously worked in corporote broking
at Canfor Fitzgerald and Oriel Securities.
He supports the Executive Directors

at shareholder roadshows and evenis
and also heads our Responsible Business
and Sustainability team.

Management Committees:
Finance Committee

Image remaoved

11. Ritesh Patel
Forecasting and Corporate Finance

Jolned: 21 November 2011

Skllls and experience:

Rifesh is o Chartered Accountant

and joined tondon & Stamford in 2011
having previously qualified with BDO LLP.
Ritesh is responsible for the corporate
forecasting model and alsa is an integral
part of the banking and corporate
finance team.

management Committees:
Finance Committee

LondonMetric Property Plc
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Our activities

Strategy & Operations

Debated the property market outlook
and frends, focusing on the logistics
and long incoeme sectors and the
economic and political landscape

at each meeting including Brexit and
the COVID-1%? pandemic

Approved majer capital expenditure
and deveiopment projects including
at Goole and Bedford

People

Received updates oh the integration
of former Mucklow employees following
the acquisition

Andrew Livingston continued work as
designated workforce Non Executive
Director, including hosting an infermal
lunch outside of the office for a small
group of employees

Reviewed the culture of the business
by considering the results of the annual
staff survey

Half yearly presentation of results
to all staf

Considered workforce remuneration
policies and packages and
alignment to Executive Directors

Weekly updates from the Chief Executive
during the COVID-19 pandemic and
period of remote working

- Approved property acquisitions and

disposals in excess of £10 million including
the corporate acquisition of Muckiow,
portfolios of IMO and Kwik Fit assets

and disposals in Newark, South Eimsall
and Doncaster

- Approved an increased equity

holding in our DFS joint venture

Strategy &
Operations

People

Board

Finance & Risk

- Reviewed quarterly
performance against budgets
and analyst consensus

- Reviewed the rolling three year
financial forecasts, going concern
and the Viability Statement

- Approved the full year and half
year results ond the Annual Report

Finance
& Risk

Governance,
Leadership &
Regulatory

Stakeholders

Other stakeholders

~ Considered feedback from Executive
Directors following shareholder meetings,
roadshows and results presentations

- Sharehoider consultation on the

new Remuneration Policy proposals

- Considered 5172 Statement and

Directors' duty inrelation to stakeholders
and implications for decision making

practices and processes

- Property fours of assets and
developments in Birmingham ana
Bedford for Non Executive Directors
and in Crawley, Frimley and
weybridge forinvestors

- Received Responsible Business
update including progress against
annual targets

— Approved electronic communication
of Annual Report

LendonMeitric Property Ple
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removed

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

Own desirable req)|
estate that meets
occupiers' needs

Scrutinised the interim and
annual property valuations

- Annual review of the internal
control framework, risk register
and mifigdtion strategies

- Risk dashboard considered at each
Board meeting highlighting emerging
risks including polifical, environmental,
cyberand COVID-19

~ Considered and approved
quarterly dividend, scrip and PID

removed

Maximise our expertise
andrelationships to
byild on our position
as partner of choice

Generole reliable,
repetitive and growing
income-ted total returns

- Approved the buyback and cancellation
of listed preference shares acquired as
part of the Muckiow acquisition

- Received a debt update paper from
the Finance Director on current ond
preposed financing armangements and
new LIBOR replacement regulations

Governance, Leadership & Regulatory

- Corporate governance update
paper received, reviewing compliance
with new provisions of the 2018 Code

- Approved tax strategy and
Whistleblowing Policy

- Approved updated Committee
terms of reference to incorporate
the 2018 Code

- Internal Board and Committee
performan¢ge evoluation and
review of results

- Reviewed succession planning and
considered tenure of lames Dean
and Patrick Vaughan as independent
Non Executive Directors

— Approved appointment of Robert Fowlds
as Remuneration Chair following this
vear's AGM

- Continued support to Real Estate
Balance group promaoting gender
diversity in the sector

In addition to the regular work of
the Board, the following key focus
areas in 2020 and planned for
2021are listed below.

Key aciivities in 2020

Approved the corporale acquisition
of A&J Mucklow Group and
monitored the staff and systems
integraticn processes

Further work on Company purpose
and monitoring culture though
employee surveys

Employee engagement by
the designated workforce
Non Executive Director

New Remuneralion Policy and
consultation with sharehclders

Considered independence and
fenure of Non Executive Directors
and approved Robert Fowlds

to succeed James Dean as
Remuneration Commitiee Chair
following AGM

Internal Board and Committee
performance evaluation

Key focus in 2021

Continue work on succession
planning for the Beard and on
improving diversity at ali levels

Continue to monitor the impact
of the COVID-19 pandemic ¢n
strateqgy and working practices

External review of Board and
Committee performance

LondonMetric Property Plc
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Our purpose and culture

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.

Qur purpose sefs out to employees,
occupiers and others stakeholders

what we do and why. It underpins

our strategic priorities and long term
direction. Our values articulate what we
believe in and underpin our responsible
approach to business. Qur culture guides
the way we work and our relationships
with stakehclders.

We strive fo operate in on open, honest
and respectful manner, listening and
engaging with stakehalders and acting
with integrity to deliver our strategic
objectives. We believe ina 'can do’
attitude, doing the right thing for the
long term, through empowerment,
inclusicn, openness and teamwaork.
The Board belleves that the culture

of the business, alongside its values,
are the ultimate drivers of long

ferm success.

As Chair of the Board, | am responsitle
for fostering the culture and values

of the Board and wider organisation.
When hosting Board meetings, | facilitate
a collaborgative atmosphere inwhich all
Directors are able 1o voice their opinions
and contribute to the debate. The ability
for Board members to speak freely in

a supportive environment is crucial for
effective decision-making.

This culture and thinking permeates
through the organisafion through the close
interaction of the Executive Directors and
Senior Leadership Team in ¢ay to day
activities. The fone is set from the top and
delegated to the Senior Leadership Team
who lead by example. Strong relationships
have been formed by staff over several
years of working together and processes
are well understood and adhered to
after many years of consistent application.
QOur culture is @ key strength and we benefit
from and are proud of ocur high stoff
retention rates and contented workforce.

Our employees have a clear understanding
of our strategy and are engoged and
committed to delivering it.

Last year we took steps to define and
document our purpose and values,
as refiected on pages 01 to 09. This year.
the Board reviewed the alignment of
its purpose, values and strateqy with
the culture and behaviour displayed
throughout the organisation.

Culture wass assessed by the Senior
Leadership Team's review of the resulfs
of the second staff survey, whichis
explained in detail on page 0.

These results were presentad 1o the Board
by Andrew Livingston as the designated
workforce Non Executive Director,

who was pleased to note the top three
responses from employees when asked
to describe the Company's culture as
being friendly, driven and collaborative.

If the Board is concerned that policy.
practices or behaviour are not in line
with the Company purpose, values or
strategy it will seek assurance from the
Senior Leadership Team that it has taken
comective action. There were no concerns
raised in this regard in the year.

The Beard and Senior Leadership

Team also monitors staff turnover rates,
whistleblowing incidents and customer
satisfaction surveys to assess and support
the alignmen? of culture and behaviour
acroess the Group with its purpose,

values and strategy.

Further details of the staff surveys and
employee well-being can be found

in the Responsible Business review on
pages 54 and 55 and in the empioyee
engagement section of this Governance
report on page 90.

We strive to operate

in an open, honest and
respectul manner, listening
and engaging with
stakeholders and acting
with integrity to deliver
our strategic objectives.

Patrick Vaughan
Chair

Qur purpose
what we dc and why

Graphic
rermoved

See page 01

Ovur values
what we believe in

Graphic
removed

See pages 02 - 0%

Our culiure
The way we work

; Graphic
| removed

See pages 54 - 55 and page 0
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Our stakeholders

Our approach to business builds and
maintains the trust of our key stakeholders,
and underpins the delivery of our

strategic priorities.

Building relationships with our stakeholders
is ¢ strategic priority as described on
pages 06 to 07 and integral to our business
model as shown on pages 22 to 23.

We believe that in order to generate
value and long term sustainable returns,
we need fo understand the views and
take account of what is important fo
our key stakeholders.

We having been doing this for
many years through effective and
proactive engagement,

This year for the first time, the 2018 Code
and Miscellaneous Reporting Regulations
require us to provide maore information
about how the Board has considered
the matiers and its duty under Section
172 of the Companies Act 2006 and our
statement in this regard is on page 52.

On pages 88t 92, we set out our key
stakeholders, why they are important to us,
how we engage with them and how they
have influenced the Board's decisions.

This, together with consideration of the
long term consequences of our decisions
and maintaining high standards of business
conduct which is assessed on page 92,
is integral to the way the Board operates.

Graphic -

| removect |
Read more about our acquisition
of A & J Muckiow Group on page 18

Read more about our employee
engagement an page #0

Read more about aur shareholder
engagement on page 70

This year the Board has considered
the provisions of the 2018 Code and its
compliance with 5172, and has further
considered how stakeholder interests
are incorporated into its decision-
making processes.

Board briefing papers and appraisals
document stakeholder interests and views,
ensuring the Board is fully informed when
making decisions. Board and Committee
minutes record the consideration of
stakeholders in the decision making
process where relevant, and an
explanation of the Directors’ duty under
$172 will be provided on induction for

all newly appointed Directors.

The most significant fransactionin the
year was the corporate acquisition of the
A&J) Mucklow Group. As explained in the
case study on page 18, this transaction was
a fantastic cpportunity to bring together
like-minded individuals, cultures and real
estate and we welcomed a small team
of talented employees to LondonMetric.

Other examples of how the Board has
considered the interests of stakeholders
in its decision-making process can be
found in the stakeholder engagement
table on pages 88 to 8% and in the
employee engagement and sharehclder
engagement sections on page 70.

We believe that in order

to generate vaive and

long term sustainable returns
we need to understand

the views and take account
of what is important to cur
key stakeholders.

Patrick Vaughan
Chair

Section 172 Summary

birectors' duty fo promote the success
of the Company for its members as
a whole, having regard to:

-

Consequences of decisions
in the long term:

Interests of employees:

Company's relationships with
suppliers, customers and others;

Impact of Comparny's operations
on the community and
envirenment; and

« Company's reputation.
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Our stakeholders continued

Graphic
removed

Wiy they are
imporiant fo us

We employ a small
dedicated and
hardworking team
of 33 employees.

people

They are criticat

1o our success and
the delivery of our
strategy and we
strive to ensure they
remain motivated
and happy ot
work and create
opportunities for
development

and progress.

Graphic
rermaved

Read more on

pages 54 - 55
Our Qur occupiers lie at
occuplers the heart of our core

purpose. We need
to understand cur
cccupiers' needs
in order to deliver

fit for purpose real
estate solutions
which underpin long
term sustainable
income growth,

Graphic
remaoved

Read more on

page §3
Qur Jo deliver our
suppliers strategy and being
asmallteam,
we are supported

by a diverse group
of key suppliers
including contraciors.
professional advisors
and agents.

Graphic
rermoved

Recd more on
page 54

Stakeholder engagement

What is important
to them

Flexible working

Opportunities
for progression
and career
development

Diversity
and inclusion

- Fairand equal

freatment
and pay

Fit for purpose
real estate

- Acceptable

lease terms

- Well designed

and sustainable
buildings

Good tenant/
landiord
rejationship

Fair payment
terms and
prompt
settlement
Good, effective
and stable
working
relationship

Long term
partnership

How we have
engaged withthem

Third employee survey undertaken in
the year and results of second considered
by the Board

Designated workforce NED hosted
an external lunch for a small group
of employees

Companywide anti-bribery.,
antfi-corruption, money laundering
and corporate cuiture seminar
Flexible working rolled out to

all employees

Mucklow office move and staff ligison
Annual orne to one appraisal and review
Open door policy

Senior employees participate in LTIP

All staff events including half year and
annual results presentations

Weekly updates from Chief Executive
during COVID-1? pandemic

Annual customer satisfaction survey

Annual inspeciion and feedback report
for Mucklow assets

Dedicated CRM and asset management
teams and regular ongoing customer
discussions and meetings

Significant ongoing discussions during
COVID-19 with concessions and support
for @ small minerity of tenants who have
been offected

New corporate website launched
with enhanced cccupier focus

Signatery to the UK Prompt Payment
Code and cur average payment time
this year was just 14 days

Close involvement of development team
with contractors

Annual contractor, project and supplier
audits undertaken

Expected to have fully complied with

responsible development requirements
for those completed in the year

How they Influenced the
Board's decision making

Integration of Mucklow
employees and

their well-being fully
considered by the
Board when considering
relocation plans,
Further detail given

in the case study on
page 18.

Workforce NED

met small teams of
employees in the year.
He listened to their views
and concems, and

fed back results of staff
survey to the Board,

Four Non Executive
Directors accompanied
senior management on
tours of Mucklow assets
in Birmingham and
Bedford. These tours
allow the Board to see
things first hand from our
occupiers' perspective
and understand

their needs.

New corporate
website launched in
April with enhanced
occupier focus,
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Why they are What is important How we have How they influenced the
important to us to them engaged with them Board's decision making

Our Understanding - Financial and - Qver 250 investors met at investor Chair of the

investors the views and operational meetings, conferences, site visits Remuneration
priorities of cur performance and roadshows Committee wrote
investors, lenders and progression ~ annual and half vearly results presentations 10 sharehclders
and partrersis — Dividend and \ advising them of
fundamentai i dividend cover - ASM usually <:|:.th_ended by cll Directors proposed changes
the development strateai oriti € couragmg. |G|lson ] . to the Remuneration
of ourstrategyand  ~ 29 e;glc ptrloln es. - Comprehensive information provided Policy and encouraging
thelr continued |nvzs me_? Ip ans onwebsite, which was enhanced by iiaison and feedback.
financial support. :ﬂoczc:'z‘nc the new corporate website Their views were taken

' . . - Head of Investor Relations responds to into consideration
— ESG considerations ESG enquiries from investors which have  with adjustments
- Clearand increased significantly in the year subsequently made
accuratereporfing  _ 1ours of assets in Crawiey, Frimley to the ﬂr_\c:I proposed
and Weybridge alengside new Policy,
senior management
Graphic — Ligised with all key Mucklow investors

as part of the corporate acquisition

Read '“G"e on - Significant shareholder contact inrelation

ourinvestors an

page 56 to COVID-19

pead more on the - Mc_:]or shareholders r_epresenhrwg over 60%

new Remuneration of issued share capital were consulted

Pelicy on page 119 on cur new Remuneration Policy

Qur Supporting and - Environmental - Communities Policy, Charity and A company-wice

communities investing into the impact of our work Communities Working Group training session on
communities within - _ pjisryption - Local community liaison at Bedford ESG mattersis planned
which we work, to daily lives following occupation of completed to provide a forum to
including local and business units and ahead of Phase 2 of discuss and understand
businesses and operafions the development sustainability initiatives
residents, underpins | i on th c it ot t New Mald and projects in which
our responsible mpact on ine - Community consuliations af New Maiden. 4o Group is involved,

local economy Weymouth and Orpington

approach fo
doing business
and delivering

- Employment
opportunities

Charitable giving by the Company
and support for staff chantable events

A briefing note and
regular updales were

provided to investment
and asset management
teams fo assist their day
to day activities.

our striategy. - COVID-19 Communities and Charity
Committee established and specific
charitable giving including to foodbanks
and NHS Trust charities in Dagenham,
Birmingham and Bedford

- 20% salary waiver by the Board and senior
executives for COVID-19 charitable giving

- Working with local schools including
at Kempten Challenger Academy

- Encouraging strong community
involvernent by our contractors

Graphic - Local authority licison and dialogue
removed
- Certain unclaimed dividends donated

Read more on
to charity

page 57
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Board leadership and Company purpose

Ovur stakeholders continued

Employee engagement

At the end of last year, we completed our
second employee survey. The feedback
was very positive with 100% of employees
feeling proud to work for LondonMetric.

The survey covered three key areas:
i. The Company

2. The office environment

3. Aboufme

Qverall, we saw an improvement in the
results compared with the previous year
and 71% of the warkforce were positive
about the Company. an increase of 5%.

Employees were pleased with the
changes made as part of the office
refurbishment in 2019, with 82% of
staff feeling positive about the office
environment, an increase of 29% on
the previous year.

The top three responses from employees
when asked to describe the Company's
culture was that it was friendty, driven
and collatorative.

Andrew Livingston, the designated workforce
Non Execulive Direcior, presented the results
to the Board for discussion as part of the wider
employee engagement agenda.

in June, Andrew hosted an employee
lunch for eight people acress all disciplines
of the Company.

The informal lunch was an opportunity
to speak freely and discuss the survey
and business in general.

There are also many ad hoc occasions
where other Non Executive Directiors
meet with employees, for example as part
of cur Board induction process and at
property site visits. In addition, staff below
Board level are encouraged to attend
and present at Committee meetings.

The Company sent its third employee
survey to all staff in March 2020. Responses
were received from 82% of employees and
the maijority of results were ahead of the
2019 survey. All employees enjoyed working
for the Company and %6% had confidence
in the Senior Leadership Team. 71% of

staff felt considered in decision-making,
anincrease on the 2019 score of 64%.

The results have been collated and
reviewed by Andrew Livingston and the
Board and will be further considered
over the course of the yeor.

Further details are reflectedin the
Responsible Business review on page 55.

During the COVID-19 pandemic all
employees have been warking remotely.
Asupplement to the third survey was
sent to staff in May to understand home
working practices, arrangements

and general staff well-being.

E . _ _
§
; Dedicated worklorce A I I ! and ::::uy;‘::esults
. Non Executive nnual employee o
; Director surveys ; presentations
| : to all staff
!
I J
Annual one How do we Companywide L
fo one engage with our training |
appraisals employees? and seminars L
T
A _ \ ]
Management team
whi si::!::g\lvin g | invited to Board Open door
policy | and Committee culture
meetings

Shareholder engagement

Regular communication with investors
continues to be a top pricrity for the Board
who believes that understanding the views
of shareholders is an important contributor
te the Company's strategic direction

and success.

The Chief Executive and Finance
Director are the Company's principal
representatives and, along with the
Head of Investor Relations, hold meetings
throughout the year to communicate ihe
Company's strategy and performance.

In addition, this year the Chair of the
Remuneration Committee consulted
with our major shareholders representing
over 60% of issued share capital on the
proposed changes to the Remuneration
Policy, which is discussed in detcilin the
Rermuneration Committee report on
page 112.

Investor meetings

The framewaork of investor relations is set
around the financial reporting calendar,
specifically the announcement of half
and full year results. In addition, significant
sharehalder engagement oocurs oulside
of these periods and primarily consists of
UK regional and overseas roadshows and
respenses to ad hoc requests for meetings.

These meetings and roadshows seek to
keep investors informed of the Company's
performance and plans, answer questions
they may have and understand their views.,

Topics discussed include the development
and implementation of strategy. inancial
and operational performance, property
transactions and the markets in which we
operate, quality of underlying occuplers,
strength of the Company'sincome. debt
structure and the real estate market in
general. in addition, we saw ¢ significant
increase in environmental, social and
governance guestions compared to
previous years.

Grcphicﬁ!
removed |
For further reading on

Qur peopie seée pages 54- 58

For further reading on the new
Remuneration Policy see page 119
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Investor activity

During the financial year, the Company
met with over 250 shareholders, anclysts
and potential investors.,

The acquisition of A8.J Mucklow involved
significant shareholder dialogue with

both their shareholder base Qs well as

the Company’s. Whilst there was some
overlap in the shareholder base, a number
of Mucklow shareholders were unfamiliar
with LondonMetric. During the course

of the acquisition, we met or spoke with
all key Mucklow institutional and private
wealth investors. There was also significant
shareholder contact towards the end of
the year in relation to CCVID-19,

A breakdown by type ofinvestor seen
cnd location of meeling are shown in
the charts on page ?2. Meetings were
held predominantly in the UK, with
approximately 67% of investors seen in
Londen, and a further 20% of investor
meetings held overseasin Canada,
Holland, Scuth Africa and the United States.
The Company will continue to engage
with overseds investors to broaden its
investor base further.

Refecting the importance of retail/private
wealth sharehclders, the Company
maintoined its high level of regional
roadshow activity including visits to
Bristol, Cheltenham, Edinburgh, Glasgow,
Liverpool, Manchester aswellas a
roadshow in the (sle of Man. It alse hosted a

number of private wealth group meetings.

In total, private wealth meetings accounted
for 36% of Investors seen and the Company
continues fo place great importance

on engaging with its private weafth
shareholders. It also became a partner

of the Property Chronicle magazine in
which it contributed opinions and thoughts
to editorial pieces targeted at private
wealth readers.

The Company also presented at several
conferences including participating in
an EPRA/Bloomberg panel event.

We have worked hard to continue our
close relationships with analysts in light
of the continued contraction of analyst
coverage across the equity markets.
we continue to enjoy strong analyst
coverage with 13 brokers covering us.
which is unchanged on the prior yeor.

Investor site visits

Tours provide an opportunity to see our
assets, understand strategy and meet the
senior management feam. During the year,
two site visits were arranged for investors
ot the Company's distribution warehouses
in Crawley. Frimley and Weybridge.

Investor feedback

Investor feedback is presented to the
Board at scheduled meetings, together
with published analyst comments.
Feedback received continues to be very
supportive of the Company’s strategy,
performance, management and
future direction.

As part of its ongoing shareheclder
engagement, the Company had intended
to conduct its second biennial investor
Respensible Business survey in March 2020,
As aresult of COVID-19 and the significant
focus on the near term implications of the
pandemic, it was decided Yo postpone
this survey until @ more appropriate date.
The feedback, however, on Responsible
Business from investor meetings and
other conversations with our investors'
ESG teams was very supportive of

our activity and our achievements.

Public communication

Shareholders are kept informed of

the Company's progress threugh results
statements and other announcements
released through the Lendon Stock
Exchange. Company announcements
are made available on the website
affording all shareholders full access

to material information.

The website is an important scurce of
information for shareholders and includes
a comprehensive investor relations section
centaining all RNS anncuncements, share
price information, investor presentations
and factsheets, half year results and
Annual Reports available for downloading.
The Company undertcok a complete
website redesign in the yearwhich included
G clearer and more comprehensive investor
relations page with additional features
such as censensus andalyst estimates for
key company financials.

LondonMetric Property Ple
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Board leadership and Company purpose

Ovur stakeholders continued

A live and on demand webcast of results
ond a CEQ interview is posted twice a year
on our website. Individual shareholders
can also raise questions directly with the
Company at any time through a facility

on the website.

This year, as part of our commitment fo
warking with cur wider stakeholder group o
improve the environment, we have decided
to use the autharity in our Articles to move
away from the paper version of this report
and ask shareholders to instead view it
electronically online by visiting our welbsite.
Those wishing to receive a hard copy report

Investor meetings

By location

Graph removed

1 Overseas 20%
2  Lendon 67%
3 Site visit 2%
4 UK regional N%
By type of invesior
Groph removed

1 Specialist institution 34%
2 Broker %
3 Private wealth 36%
4 Generalist institution 24%

have been accommodated and this will be
sent at least 20 working days before the AGM.

Annual General Meeting

Shareholders are encouraged to
participote in the Annual Genergl Meeting
['AGM) of the Company, which pravides a
forum for communication with both private
and institutional shareholders alike.

In usual circumstances, the whole Board
attends the AGM and is available 1o answer
shareholder questions. This year, due to the
COVID-19 pandemic, we are required fo
hold the meeting as ¢ closed meeting and
shareholders will net be able 1o attend.

Key shareholder events
throughout the year

Q‘l - Fultyear 2019
results presentation

- Pre-marketing meetings
ahead of A&J Mucklow
acquisitions

- Investor full year roadshow
held post results in Lendon,
Amsterdam, Manchester,
Liverpool and Birmingham

Q2 — Annual General Meeting
of shareholders

— Investor rcadshows in
London, the Isle of Man,
New York and Boston

- Site visit to Crawley

QS - Half year results presentation
— Half year investor
rocdshow post results
- Investor roadshow in
London, Cape Town
and Johannesburg

Q4 — Investor meetingsin
London, Bristol, Edinburgh,

Glasgow, Boston
and Toronto

- Site visits to Crawley.
Frimiey and Weybridge

— Investor conference
calls on COVID-19

However, questions can be submilted
to the Company before the meeting
as described in the Notice of Annual
General Meeting on page 191,

Deftails of the resolutions to be proposed
and voting details can also be found in
the Noftice.

Details of the number of proxy votes for,
against and withheld for each resclution
will be disclosed in the AGM RNS
announcement and on our website.

The Senior Independent Directoris
available for shareholders to contact
if other channels of communication
with the Company are not available
or appropriate.

Promoting long term success

The 8oard is collectively responsible for
the long term success of the business,
having due regard to the views of its
stakeholders and the environment within
which it operates. We have had ancther
successful year, with strong financial
results and robust portfolic metrics,

The portfolio has significantly grownin
size and value as aresult of the Mucklow
acquisition and leoking ahead, the
combination of additional income from
our developmenlt programme, asset
management initiatives and acquisitions
help to support sustainable earnings and
dividends. Our strategy. activities and
financial results are set outin the Strategic
report on pages 01 1o 75 and ourlong
term focus and success story is evidenced
by the Performance highlights and Key
performance indicators on pages 10
and 24 respectively.

Reql estate is an inherently long term
cyclical business and the Board therefore
takes a longer term view when making
decisions. Some examples of thisinclude:

.

The Group's financial budgets cover
a three year rolling period and are
uvpdated monthly and reported
quarterly to the Board

Cne Board meeting each yearis
dedicated to the discussion of the
Group's longer term strategy

The risk register and dashboeard

includes consideration of both short
term and longer ferm emerging risks

LondonMetric Property Plc
Annual Repert ond Accounts 2020
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Division of responsibilities

Leadership framework

Board Of Directors

Chair: Patrick Voughan

The Board is collectively responsible for

the long term success of the business, having
due regard to the views of its stakehclders

and the environment within which it operotes.
It provides leadership and direction, establishes
and fosters the culture, values and ethics

of the organisation, and independently

Board Committees

oversees management's execution of strategy
within an acceptable risk management and
internal control frarmewaork. The work of the
Board both complements and supports the
work of the executive team. The Board is made
up of a group of talented individuals with
wide-ranging commercial experience from
arange of industries and sectors including
property, finance, banking, risk management,
sustainability and retail.

{

Through this diversity, experience and
deep understanding of the business,

its culture and its stakeholders, the Board
delivers sustainable value as set out in
the Strategic report from page 01.

L]

Our aclivihes poges 84 - 85
Bicgraphies pages 0 - 81
Roles & responsibilities pages 94 - #4

The Board has three Commitiees of Non Executive Directors to which it has delegated a numker of its respensikilities. The Cormmittees ensure a strong
governance framework for decision maoking and each operates within defined terms of reference which are reviewed annuglly by each Committee
and the Board. The Choir ot each Committee provides a verbal update on the matters discussed ot each meeting to the Board.

|

P

Audit Committee

Chair: Rosalyn Wilton

The Audit Committee has oversight of the
Group's financial and narrative reporting
processes and monitors the integrity of
the financial statements.

- Oversees financiol reporting process

- Scrutinises significant judgements
made by managemenit

— Monitors effectiveness of risk management
systems, internal control and viability

- Evaluates the external Gudit process
— Regulatory compliance oversight

Graphic
removed

Audit Committee report page 104

T
I Remuneration CommiHee

Chair: James Dean

and implements a fair reward structure
to incentivise Executive Direclors to
deliver the Group's strategic objectives
whilst maintaining stakility in the
management of its long term business.

- Determines and implements
Remuneration Policy

- Selsremuneration packages ond
incentives for Executive Directors
and senior management

- Approves annual bonus and LTIP targets
and outcomes

- Has oversight of workforce remuneration
arrangements and alignment

Graphic
removed

Remuneration Committee report page 112

Senior Leadership Team

Operates under the direction and
leadership of the Chief Executive to deliver
the approved strategic objectives and
manage the day to day running of the
businass. Itis supporied by sub-committees,
focusing on different creas of the business.

- Implementotion of strategy

- Sels budgets and manages operational
and financial performance

- Day to day management of ihe business
and its principal risks
- Manage, approise and develop staff

- The Remuneration Committee determines

Management Committees

v

Nomination Committee

Chalr: Patrick Yaughan

The Nominaiion Committee ensures that
the Board and its Committees have the right

balonce of skills. knowledge and experience,

having due regard to succession planning
and diversity.

- Recommends appointments

- Board composition and succession
— Considers skills and diversity

- Leads perforrmance evaluation

Graphic
removed

Nemination Committee report page 97

Employee remunerction and well-being
- Manages allocation of capital

- Identifies and assesses business risks
ond implements mitigation strategies

- Responsible business activities

removed | giographies pages 82 - 83

—
Investment Commitee

Chair: Valentine Beresford
- Reviewsinvestment and divestment
opportunities and dliccation of capital

- Approves tfronsactions of less than
£10 milion and recommends higher
value transactions to the Board

4

Asset Management
Committee

Chair: Mark Stirling

- Reviews value enhancing operatfional
activities and development opportunities

1
Finance Committee

Chair; Martin McGann

- Reviews budgets and forecasts,
achievement of targets, funding
requirements and iguidity

LondonMetric Property Ple
Annual Report and Accounts 2020
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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 responsibilifies of fhe Chair, Chief Executive, Senior Independent Director,
Board and Committees are set out in writing, approved annually and are available
on the Company's website at www.londonmetric.com.

Role

Chair
Patrick
Vaughan

Responsibilities

Leads the Board and ensures it operates effectively

Sets Board culture, style and tone of discussions to promote
boardroom debate and cpenness

Promotes Company purpose, values and ethics
Builds relationships between Executive and Non Executive Directors

Monitcrs progress against strategy and performance
of the Chief Executive

Chief Executive

Andrew Jlones

Manages dialogue and communication with shareholders
and key stakeholders and relays views fo the Board

Develops and recommends strategy to the Board
and is responsibie for its implementation

Day to doy management of the business operations
and personnel tssisted by the Senior Leadership Team

Finance Direcior
Martin McGann

Non Execvutlve
Directors
Suzanne Avery
James Dean
Robert Fowlds
Andrew
Livingston
Rosalyn Witton

Supports the Chief Executive in developing and implementing
strategy and alignment to financial objectives

Stewardship of financial rescurces and risk management

Support and constructively chalienge the Executive Directors
in defermining and implementing strategy

Bring independent judgement and scrutiny to decisions
recommended by the Executive Directors and approve
decisions reserved for the Board as o whole

Contribute a broad range of skills and experience

Monitor delivery of agreed strategy within the risk and control
framework set by the Board

Review the integrity of financialinformation and risk
management systems

Senlor
Independent
Director
Robert Fowlds

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

Designated - Ligison with employees and altendance at key employee
Workforce NED and business events
P:n@rew - Monitors the results of staff surveys and reports to the Board
Livingston N N . .

- Reviews messages received through the whistleblowing system
Company - Advises the Board and is responsible te the Chair on corporate
Secretary governance matters

Jadzia Duzniak

Ensures good flow of infoermation to the Board, its Committees
and senior management

Promotes compliance with statutory and regulatory
requirements and Board procedures

Provides guidance and support to Directors, individually

and collectively

Division of responsibilities

The roles of Chair and Chief Executive
are separately held and their responsibilifies
are defined in writing and approved

by the Beard. There is a clear division of
responsibilities between the Chair, who

is responsible forleading the Board and
monitoring its effectiveness and the Chief
Executive, who is responsibie for the day
to day management of the Group and
the implementation and delivery of the
Board's agreed strategic objectives.

The Chairis responsible for ensuring a
censtructive working relationship between
Executive and Non Executive Directors
ond for encouraging and fostering

a culture of boardroom challenge

and debate.

He sets the Board agenda and maintains
reguiar contact with the Executive and
Non Executfive Directors oufside of formal
Board meetings. which ensures he is kept
abreast of individua! views, any issuas
arising and to foster an open and two
way debote about Board, Committee
and individual members' effectiveness.

The Chair will be hosting a dinner for

the Non Executive Directors without

the Executive Directors present to foster
debate and challenge. This has been
delayed due to the lockdown restrictions
recently imposed.

Matters reserved for Board approval
To retain control of key decisions and
to ensure there is a clear division of
responsibiities between the running

of the Board and the running of the
business, certain matters are reserved
for the Beard's attention and approval.

These include the approval of strategy.
pbudgets, financial reports, significant
acquisitions and disposals above the
detegated authority limits {currently
£10 million), major capital expenditure,
funding and dividend policy.

LondonMetiic Property Flc

Annual Report and Accounis 2020
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Non Executive Directors

The Non Executive Directors are a diverse
group with a wide range of business
experience encompassing property,
finance, banking. risk management,
sustainability and retail. They provide a
valued role by independently challenging
and scrufinising aspects of executive
decisions and manitoring 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 io
Board operations and debates.

Each of the Non Executive Directors,
other than the Chair, is considered by
the Board to be independeant from
management and has no commercial
or other connection with the Company,
Tenure is measured from the date of
election to the LondenMetric Board

as in previous pericds and the Beard's
compoesition throughout the year met
the Code's requirement that at least half
of is members, excluding the Chair, are
independent Non Executive Directors.
This balance ensures that no one individual
or smali group of individuals dominates
the Board's decision making.

The Senior Independent Director is Robert
Fowtlds. He acts as a sounding beard for
the Chair and an intermediary to the other
Directors and shareholders as required,
He is available to meet with shareholders
at their request fo address concerns or,

if other communication channels fail, to
resolve queries raised. No such requests
were received from shareholdersin the
year. During the year Robert met with the
other Non Executive Directors, to appraise
the performance of the Chair as part of
ihe internal performance evaluation.

On appointment, Non Executive Directors
are advised of the likely time commitment
to fulfil the role. The ability of individual
Direciors fo allccate suficient fime fo
discharge thelrresponsibilities is considered
as port of the annual evaluation process jed
by the Nomination Committee. The Board
is satisfied that each of the Non Executive
Directors devoted sufficient time to the
Company's business during the year and
has capacity to continue to de so.

Non Executive Directors are encouraged
to communicate directly and openly
with the Executive Directors and senior
management between scheduled Board
meetings to explore and challenge large
and complex transactions and as part of
each Director's contribution to the delivery
of strategy. This ad hoc cemmunication is
supplemented by site visits and provides
further opportunity to mix with senior
management. During the year Suzanne
Avery, James Dean, Robert Fowlds and
Patrick Vaughan accompanied the
Senior Leadership Team members and
the Head of Investor relations on tours

of the Mucklow portfolio in Birmingham
and assets in Bedford.

Board meetings

The Board has aregular schedule of
meetings, timed around the financial
calendar, together with further ad

hoc meetings as required to deal with
transactional, routine or administrative
malters, which this yearincluded a
separate meeting to approve the
corporate acquisition of A & J Mucklow
Group. Whilst strategy is considered at
every Board meeting encompassing topics
such as market conditions and outiook,
investment opporfunities, capital allocation
and emerging risks, one meeting orlunch
each yearis dedicated to strategy to
ensure if remains relevant and adapts

to changing economic, market and
environmental conditions.

At each Board meeting, the Chief Executive
provides a review of the business, setting
out progress against sirategic objectives
and discusses any issuas arising.

The Board considers the Company's
stakeholders in its discussions and takes
account of the views of, and feedback
from, its shareholders, employees and
customers as described in detail on pages
87 to 92 and in the Responsible Business
review on pages 52 to 57.

The Company Secretary maintains
arolling agenda for the Board and its
Committees and, in consultation with
the Chair, she ensures agendaitems cover
the schedule of matters reserved for the
Board, compliance with the Code and
other regulatory requirements,

Selected members of the Senicr
Leadership Team attend Board meetings
and present on topics of relevance,
increasing the range of views and input.
In addition, senior employees below Board
level are invited to present tc the Board
and its Committees on operational and
regulatory topics during the course of the
year. This facilitates the open interaction
of Non Executive Directors with senior
managers thraughoul the organisation.
This year the Strategy Director, Head of
Investor Relations and Head of Finance
attended Board or Committee meetings
to discuss relevant operational topics.

All Directors are expected to attend

cll meetings of the Board and of the
Committees on which they serve, and

o devote suficient time to the Company's
affairs o enable them to fulfil their duties
as Directors, On the rare occasion that

a Director is unable fo attend a meeting,
papers will still be provided in advance
and their comments and apologies for
absence are provided o the Board prior
fo the meeting. The attendance record
of Directors at Board meetings during the
vear s reflected in the table on page 96.

Graphic |

removed
Read more on the acquisition
of A&J Mucklow on page 18

Read more on Board membership
and attendance at meetings
on page %6

Read more on Qur sickeholders
on page 87
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Division of responsibilities

Leadership roles and responsibilities continued

Membership and altendance

The number of Bodard and Commitiee members and their altendance during the year

was os follows:

Date Tenure
Member appointed (years)® Independent Board®
Chair
Patrick Vaughan 13/1/2010 0 nfa 6 (8)
Executive Directors
Andrew Jones 25/1/2013 7 No 6 (6)
Martin McGann 13/1/2010 0 No 6 {6)
valentine Beresford* n/a n/a n/a 1{1)
mMark Stirling* nfa n/a nfa 1{1)
Non Executive Directors
Suzanne Avery 22/3/2018 2 Yes 6 (6)
James Dean 29/7/2010 10 Yes 6 (6)
Robert Fowlds 31172019 1 Yes & (86)
Andrew Livingston 31/5/2016 Yes & (4)
Rosalyn Wilton 25/3/2014 6 Yes 6 (4)
Percentage independent’ %

Based on Board members as ai 31 March 2020

(RN

rounded te the nearest whole year
Stepped down from the Board on 11 Jujy 2019

LS

Information flow

The Chair, supparted by the Company
Secretary, ensures that the Directors
receive clear and timely information
on all relevant matters to enable them
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
thelr content prior to the meeting and
to promote aninformed boardroom
discussion and debate and to facilitale
robust and informed decision-making.

Bracketed numbers indicale the number of meetings the member was eligible to attend
Tenure is measured from the date of appointment to the LondanMetric Board ond as at 31 March 2020,

The Board papers contain market,
property, fingncial, risk and governance
updates as weli as other specific papers
relating to agenda items. Specific briefing
papers were provided to the Board and
its Committees on the Mucklow acquisition
and infegration, responsible business.
corporate governance, cyber security,
tenant covenants and debt.

The Board receives other ad hoc papers
of @ transacticnal nature at other times.
circulated by email, for their review

and approval which are ratified at the
next Board meeting.

Minutes of all Beard and Committee
meetings are circulated to all 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 gnd reviewed at

the next meeting.

Independent advice

All Directors and Committees have
access at all times 1o the advice and
services of the Company Secretary,

who is responsible for ensuring that
Board procedures are 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 the Directors sought such advice
in the year.

The Chairs of the Audit and Remuneration
Commitiees communicate regularly and
independently with relevant staff and
external advisors including the Company's
external auditors, Deloitte LLP, and
remuneration advisors, PwC.

Conflicts of interest

Directors are required ond have a duty
to netify 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.

Time commitment

Before taking on any additional external
commitments, Directors must seek the prior
agreement of the Board to ensure possible
conflicts of interest are identified and to
confirm they will continue 1o have sufficient
time available to devote to the business

of the Company and fulfil their duties.

Executive Directors are required to
devote almost all their working time fo
their executive role at LondonMetric
although certain external appointments
are permitted.

During the year Andrew Jones stepped
down as a Non Executive Director of
The Unite Group Plc, having served on
its Board for six years.

LondonMetric Properiy Plc
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Composition, succession and evaluation

Nomination Committee report

Image removed

The Committee’s focus
this year has been the
independence of the
Non Executive Directors
and compliance

with the provisions

of the new Corporate
Governance Code.

Patrick Vaughan
Nomination Committee Chair

Membership and attendance

The number of Committee members and their attendance during the year

was as follows:

Date Tenure Meelings
Member appointed (vears) attended?
Patrick Vaughan (Chair) /1172012 7 2 (2}
Andrew Livingsten 19/9/2018 2 2{2)
Suzanne Avery 31/1/2019 1 2 {2}

1 Tenure is measured from date of appointment to the Committee and as at 31 March 2020,

rounded to the nearest whole year

2 Bracketed numbers indicale the number of meetings the member was eligible to attend

Key responsibilities

Board composition, succession and appointment

- Review and evaluate the size, structure and compaosition
of the Board and its Committees, including the diversity
and balance of skills, knowledge ond experience of each

- Consider succession planning for Directors and other
senicr executives

- Lead the process for new Board and Committee appointments
and make recommendations regarding Bogrd and Committee
membershio changes

Diversity
- Promote the Company's policy on diversity at Board level
and in the wider organisation

Performance evaluation
- Lead the Board and Committee performance evaluation exercise

Re-eleclion of Directors

- Assess the time commitment required from Non Executive Directors
and consider the annual election and re-election of Directors
to the Board

Graphic
removed

See pages
98- 100

Graphic
removed

See pages
100 - 101

Graphic
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See pages
101 -103

Graphic
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See page 103

Highlights in 2020

) — Considered independence and tenure of Non Executive Directors
and approved Robert Fowlds to succeed as Remuneration Chair

following AGM

- Led internal Board and Committee performance evaluation

Focus in 2021

9 - Board succession planning and refreshment

- Promote diversity at all levels of recruitment and take into consideration

for the next appointment to the Board
- Oversee talent development within the organisation

External Board and Committee performance evaluation
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Compeosition, succession and evaluation

Nomination Committee report continved

Dear Shareholder,

| am pleased to present the Nomination
Committee's report for the year to
31 March 2020.

The Committee's focus this year

has been the independence of the
Non Executive Directors and compliance
with the provisions of the 2018 Corporate
Governance Cede ('Code’').

James Dean has served as a Non Executive
Directcr and Remuneration Committee
Chair for more than nine years which,
under provision 10 of the new Code could
appear to impair his independence.
Arrangements for his succession were
discussed and agreed last year and
further considered and refined this year,

as discussed in detail below. We are

very pleased to announce that James

has decided to contfinue hisrole as o

Non Executive Director until a suitable
replacement for him can be found.

but will step down from the Remuneration
Commiittee following the AGM. We believe
he brings exceptional and extensive property
expertise, sound judgement and constructive
challenge to the Board and is a highly
regarded, wellrespected and independent
member of the team and therefore regard
him as independent in accordance with
the Code. From a governance perspective,
71% of the Board excluding the Chair
comprises independent Non Executive
Directors in accordance with the Code,

The Committee led an evalvation of
Board and Committee performance

as described on pages 101 to 103.

The findings were collated, discussed
and recommendations for improvements
to processes agreed. | am pleased fo
report that the findings concluded that
the Board and Committees continued to
operate well. Next year we will commission
an external evaluation of performance
in accordance with the current
governance regulations.

Looking forward, the Committee will
continue to focus on the Board and
Company's succession planning and
oversee the development of talent within
the organisation, promoting diversity
inits widest sense.

Role of the Commiftee

Qurrole is to ensure the Board and

its Committees continue to have the
right balance of skills, experience and
knowledge to independently carry
out their duties and provide strong

and effective leadership tc enable the
Company 1o deliver its strategy. having
due regard 1o the interest of its key
stakeholders and to the benefits

of diversity.

We drive succession planning and
ensure that it is properly planned and
managed o maintain stakility in the
leadership team and mitigate against
business disruption.

Board composition and succession

The Committee discusses Board

and Committee compoaosition, size

and structure at each meeting.

This year, we have continued to focus
on the independence of Non Executive
Directors in light of the new 2018 Code.

Last year we considerad the tenure of
James Dean, Non Executive Director and
Chair of the Remuneraticn Committee,
and decided to appeint Robert Fowlds
te succeed him as Committee Chair
after he had served as a member of the
Remuneration Committee for 12 months.
It was also agreed that James would
remain as Chair and a Non Executive
Director until this time in order to facilitate
an orderly transition. The Cemmittee
subsegquently decided, having taken
the advice of PwC, the Company's
remuneration advisor, that James should
remain as Committee Chair until the AGM
to facilitate the implementation of the
new Remuneration Policy and to provide
continuity for shareholders throughout
the communication and lidison process.

The Committee also considered James's
independence as g Non Executive Director,
having served for mare than nine years
on the Board. Both the Committee and
Board highly value his in depth property
expertise and the insight and challenge
he brings, and strongly support his
continuing service as a Non Executive
Director, notwithstanding the fact that
his tenure may be seen to compromise
his independence under the terms

of the Code. To avoid perceptions of
non-independence, James will retire frem
the Committee in July 2020 although he
willremain as a Non Executive Director

of the Board until a suitable replacement
is found. The Board firmly believes that
James brings scund judgement and
anindependent approach ¢ all Board
matters and deem him independent in
accordance with the Code.

The Committee also considered the size

of the Board last year, and in July 2019,

two Executive Directors, Valentine Beresford
and Mark Stirling, stepped down frem

the Board but remained Investment and
Asset Directors and members of the Senior
Leadership Team responsible for running the
day to day operations and implementing
strategy. They continue to provide valuable
contributions to Board discussions,

Following these changes, the membership
of the Board, excluding the Chair, comprises
a majority of independent Non Executive
Directors and is fully compliant with Provision
T of the 2018 Code.

The Committee will contfinue its search for
James's ultimate replacement, prioritising
candidates with a similar level of property
expertise and experience.

| have served as a Director for fen years,
the first three years as Chief Executive
and as your Chair for the last seven, since
our merger with Mefric in 2013. The length
of my tenure, being more than nine years,
does not comply with Provision 19 of the
Code. However, taking into consideration
Board responses to the performance
evaluation exercise undertaken this year,
the Nomination Committee concluded
that it was in the best interests of the
Company for me to continue in office
and maintain the appropriate stability

in the leadership team.

Having worked in the UK property market
for 50 years and being ce-founder and CEQ
of three listed property companies before
being appointed as Chair, the Board advise
me that they value my notable experience
and industry knowledge, and do not

feel my independence. abjectivity and
judgement is compromised by my length
of service.

The Nomination Committee will contfinue
its search for my successor but cannot set
a time limit on this as appeinting the right
candidate with the necessary expertise,
character and beliefs is essential. [ will
remain in office cs long as necessary in
order to facilitate an orderly and planned
succession with minimal business disruption.
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Below the Board, succession planning is
delegated to the Senior Leadership Team,
to ensure we retain and recruit a pipeline
of talent and suilable future lecders to serve
as the next generation of Directors and
support the Company’s longer term pians.

The Senior Leadership Team is committed
to nurturing. developing and retaining
high performing individuals. 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 Executive and Non Executive, in and
outside of meetings, through presentations,
propetty tours and one to one sessions fo
discuss specific issues.

Although there are no immediate vacancies
at Board or Senior Leadership Team level
and execution of the Company's strategy
is not dependent on any one individual, we
recognise the need to develop ourinternal
talent and to have contingency plans for
unforeseen absences,

With this in mind and following the recent
performance evaluation exercise described
in detail on page 101, it was decided that
other members of the Senior Leadership
Team would attend investor reacishows and
presentations. This would increase awareness
of investors' views and insights throughout
the organisation, allow investors o see

the calibre of the management team

and to support succession planning for
the Executive Directors.

Grcph}z-
remaved

Further information on the Company's
commitfment to devaloping and
supporting employees is included

in the Responsible Business review on
page 54

A balanced Board

Board composition

Board independence
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Some Directors are represented in more than one cotegaory in terms of their expertise
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Composition, succession and evaluation

Nomination Committee report continued

Board appointment,
induction and training

We are responsible for identifying and
recommending candidates to fill Board
vacancies and lead the selection process,

ensuring it is formal. rigorous and transparent,

Last year, Robert Fowlds was appointed

as a Nen Executive Director and details of
his appointment and inducticn processes
can be found inlast year's Annual Report.
There have been no further Board
appointments this year,

On appointment, the Company amanges
a tailored induction pregramme to help
new Directors deveiop an undersianding of
the business including its strategy, portfolio,
governance framework, sfakeholders,
finances, risks and controls,

The selection process for new appeintments
to the Board is described in the flow
chart below.

Appointment and induction process

Selection of external search agency

2 Discussion of candidate
specification and required skills
with agency

Coensiderations inciude relevant
property experience, diversity and
cultural fit

F -3

Review of potential candidatesy

by agency

5 Shortlist of candidates provided
forinitial interviews with Nomination
Committee and Executive Direciors

& Final selection of candidates
circulated with CVs for consideration

Committee recommends
candidate tc the Board

Induction programme organised
by the Finance Birector

o——m—d

Proposed election by
l shareholders ot the first AGM
following appointment

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 kncewledge and ensure they are
adequately informed about the Group's
strategy, business and respensibilities.
They are encouraged to attend relevant
seminars and conferences and receive
technical update material from adviscrs
and are offered fraining and guidance
ot the Company's expense.

During the year, information updates were
provided through briefing papers prepared
by senior management and external
advisors on regulatory and accounting
updates, the Mucklow acquisition and
integration, responsible business, corporate
govemance and the 2018 Code, cyber
security, tenant covenants and debt.

This was complemented by property tours
to assets in Bedford and Birmingham as
described on page 95, providing insight
into business operations, customers and
communities and an opportunity to
engage with senior management.

Diversity

The Board recognises the importance

of diversity and the benefits it brings

to the organisation in terms of skills and
experience, wider perspeclives, fresh
ideqs and better decision making. If strives
fo operate in a working environment of
equal opportunity and promotes a culture
of mutual respect and inclusicn throughout
the organisation.

It acknowledges that performance is, o
o large extent, determined by the quality
of recruitment and the development
and commitment of employees.

The Board sets the tone on diversity and gives
full consideration to achieving a diverse
working environment when appointing new
Directors. It applies the principles of the
Company's Diversity and Inclusion Policy.
which is publicly available on our website,
when considering any new appaintments.

we encourage the recruitment,
development and retention of a diverse
workforce and the elimination of
discrimination. Current ond potertiol
employees are offered the same
opportunities, including pay, benefits,
training and promotion, regardiess of
background, gender, age, religion,

disabllity, nationality, ethnicity. sexual
orientation or marital status.

we actively engage with recruiters to
promote a diverse candidate selection
and will ensure that any executive search
agency we engage has signed up to the
Veluntary Code of Conduct for Executive
Search Firms, which addresses gender
and ethnic diversity.

The Board acknowledges the challenges
faced by the real estate sector inimproving
gender diversity and continues to support the
Real Estate Balance group, whose obiective
is to improve gender diversity by promoting
and supporling the development of a
femate talent pipeline.

The Board also recognisas that divarsity is
not limited to just gender and supports the
Parker recemmendation that FTSE 250 boards
should have at least ene director from

an ethnic minority background by 2024,
However, it does not believe quotas are
appropriate given the size of the Company
and has chosen not to set formal targets.

Ultimately, all appointments to the Board
and throughout the Company are based
on merit and suitability for the role, as an
appointment on any other basis would not
be in the bestinteresls of shareholders or the
Company. We redlise that the diversity of
recruitment will be subiect to the availability
of suitable candidates and vacancies within
the organisation. We are proud of ourlow
level of staff turnover which signifies a loyal
and confent workforce, but recognise that
this also constrains the pace of change.

The charts on page 101 reflect the gender
diversity of the Board, Senior Leadership
Team and across the Company. The
Board supporls the aspirational targets
of the Hampton Alexander Review of
33% female representation on FTSE 350
company boards and senior leadership
teams by 31 December 2020, and has
made good progress. There has been
an ongoing commitment to strengthen
female representation at Board ievel,
which has increased from 9% in 2017

to 25% today.

We believe that the current Board
composition brings suitable diversity of
skills, experience and thought to lead the
business and although we strive to meet
the Hampton Alexander target, can only
do so when a suitable vacancy exists
and an appropriate candidote can be
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found. Qur Senior Leadership Team manages
the day fo day running of the business and
comprises departmental heads from all key
business functions with a diverse range

of skills and experience. Currently 22% of the
mempbers, excluding the Executive Directors,
are female and although we are working
towards compliance with the Hampton
Alexander targets, the gender balance

of the team is likely fo remain a challenge,
as increasing its size is not considered an
effective solution and there are no natural
succession changes anticipated at the
present fime.

However, the Committee is focusing on
development of the talent pipeline to the
Senior Leadership Team and improving
diversity within it, 45% of all employees are
female and the culture of the organisaticn
promactes inclusion and equal opportunity.
The latest staff survey, discussed on

page 55, reinforces this culture with all
employees feeling proud and happy to
work at Londonmetric and recommend
the Company to others.

In addition, Andrew Livingston, as the
designated workforce Non Executive
Director. provides a valuable Insight into
the behaviour throughout the organisation
and helps to assess employees well-being
through his interaction with stoff across

all business functions,

Further information on the Company's
commitment ta promoting diversity and
inciusion ’s included in the Responsitle
Business review on page 54.

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 imgprove 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 the key paints arising
from last year's review is reflected in
the table tc the right.

A questionnaire based evaluation was
undertaken this year in January 2020,
led by me as the Chair of the Committee
and focused on the key aspects of
good governance,

The findings were collated and
sumimarised by the Company Secretary
and tabled for discussion by the Committee,
who reported their findings to the Board.
The key findings are summarised on

pages 102 1o 103,

Gender balance

Board

Senior teadership team
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As Chair of the Company, | conduct one
to one discussions or meetings with each
of the Non Executive Directors.

All Committees also carry cut an annual
review of their performance against their
roles and responsibilities as set out in

their terms of reference.

Recommendation In.2019

The Senicr Independent Director led a
meeting of the Non Executive Directors
to appraise my performance.

Feedback was positive and noted continued
good leadership both in and out of meetings,
and facilitation of boardroom discussion and
debate in an open and constructive way.

Progress in 2020

Succession planning for the Board

Robert Fowlds fo replace James Dean
as Remuneration Committee Chair
following AGM

Annuadl strategy meeting to be
a standing calendar item

Annua! strategy lunch heldin the year

Periodic information on tenant
covenant reviews to be provided

Provided at the Audit Commiblee
planning meeting in March

More regular updates of corporate
governance matters to be provided

Comprehensive corporate governance
update briefing paper crepared for
Board by Finance Director in March

A bi-annual dinner for Non Executive
Directors to facilitate informal discussion

NN R IR

To be rearranged in 2021 after the
COVID-12 restrictions have been lifted
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Composition, succession and evaluation

Nomination Committee report continued

2020 Performance evalvation findings

1

Board objectives
and strategy

Strategy and objectives are
clear and dynamic, supported
by the Board and agreed

with management

Management are strategy focused
and a high percentage of Board
time is spent reviewing and assessing
strategy at each meeting

The management team were praised
for providing appropriate written
and oral updates on the property.
retail and logistics markets, trends
and economic updates at meetings

Comprehensive market updates,
competitor analysis, investor
feedback and resources, both

in terms of people and finances,
are integral to discussions and
downside risks of changes in
strategy are highlighted

An annual strategy specific meeting
to facilitate o deeper review,
which may not be practical at
each meeting, is beneficial

2

Performance

- Board takes collective responsibility

for performance through an
ownership culture

Board reporting is regular and timety
and provided in a comprehensive
yet succinct matter, making it easy
to review and digest

Detailed reviews of individual
investment performance post
acquisition was suggested

as helpful

3

Relationships
with shareholders

The Company's relationship with
shareholders continuesto be o
key focus for the Chief Executive,
supported by a widening group
of senior colleagues

There is an extensive programme
of investor meetings and strongest
invester coverage amengst UK REITs

Feedback on investor engagement
at meetings by the Chief Executive
is both regular and informative

Directors agreed shareholder
relationships are strong, possibly
best in class and investor

sentiment is pasitive and highty
supportive of strategy, evidenced by
its strong share price performance

4

Risk management

The Board is risk aware and gets early
warning signals of problems that
may adversely affect the business

Directors are satisfied that risks are
taken into accountin all decision
making processes

Risk management is considered
at each Board meeting via arisk
dashboard. Emerging risks and
uncerdinties are also raised as part
of the Chief Executive’s overview
and market briefings to the Board

The process for identifying and
reporting risk is sound, suitable
and relevant to the business

There is good debate at each
meeting on market risk and impact
on strategy

mManagement was praised for its
analysis and review of the Mucklow
acquisition, particularly the
identification of risks, the integration

process and the provisicn of reguiar

and informative updates

5

The Board and
its Directors

Board is cohesive and combines
management support with
appropriate challenge

Board and Committees operate
effectively with good transparency

Appropriate allecation of time
is devoted to consideration of
pertinent matters

Aftendance at meetings is very
gooed and on the whole the

pace and format of meetings
encourages debate and interjection
by Non Executive Directors

Discussions are open and
consfructive with appropriate
challenge, although discussicns
held between individual Directors
outside of Board meetings

should not be a substitute for
Boardroom debate

Boord cultute and approach
is prudent and conservative

Directors noted the impoertance
of keeping up to date with market
and regulatory developments
and found the updates provided
by the Company’s advisors to be
important in this regard

Non Executive Directors value

the opportunity to visit assets on
an opt-in basis when opportunities
arise and to meet key individuals

— Board lunches continue to be a

welcome part of the Board schedule
to facilitate further discussion and
build bonds
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6

Board composition
and succession

Board and Committees are well
balonced and have & broad range
of skills and experience to discharge
their duties and face current and
future challenges

Diverse perspectives make the Board,
as a collective, greater than the sum
of its individual parts

Directors have a deep interest In
the business. its people, purpose
and ambition

Robert Fowlds was seen as an
excellent addition to the Board

Management are considered to
be exceptionally well connected,
respected and trusted and

well positioned to see market
opportunities and challenges

Non Executive Directors have real
confidence in the management
team, who are responsive

and accessible

/

Board Committees

Committees are very well supported
by external adviscrs and contfinue

to have open and good working
relationships with them, although
greater tfransparency, control and
understanding of advisory fees
would be welcomed

The Fingnce Director and team
provide geod and detailed
information to the Audit Committee

A challenge for the Nomination
Committee is balancing
independence and diversity with
the desire to protect the Company’s
culture, retain the weallh of
experience and stay smali
Diversity of thinking is paramount
and should continue to be at the
farefront of Nomination Cormmittee
discussicns and decisions

8

Chair

The Chair continues o be praised
for his exceptional guidance

to the management team and
leadership of the Board

He listens, encourages Directors

o share their views and fosters

an inclusive, thorough and open
debate before decisions are made

Meetings with other Non Executive
Directors are arranged although
not regular or frequent and
considered beneficial

His continuing service beyond nine
years was considered beneficial to
the Company although succession
planning arrangements and
proposals are necessary

Overall the results concluded that

the Board continues to work well fogether,
within a climate of openness and trust,
and with the appropriate complement
of skills and expertise required to monitor
performance, challenge management

and develop strategy. The Directors

agreed that the Chair and Chief Executive
continue to have a very strong, supportive

and respectful working reiationship

providing clear and effective leadership

and fecus that is instrumental to the
long term success of the Company.

No significant issues or areas of
weakness were noted. The Board
welcomed the recommendations for

continued develcprment fo its practices
and procedures noted below and will

report progress at future meetings.

Areas of focus for 2021

= Invelvement of other Senior
Leadership Team members in
the investor relations programme
Dinners to be arranged for Non

meetings, to facilitate informal
discussion and debate
Discussions betweaen individual
Directors outside of scheduled
meetings to be relayed ai

Board meetings

Continye with succession planning
for the Board

-

Executive Directors only and for the
whole Board, cutside of scheduled

Re-election of Directors

Following the Board evaluation and
appraisal process, the Committee

concluded that each of the Directors

seeking re-election continues to make
an effective and valuable 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. The Committee

considers the time commitment required

of the Directors and other external
appeintments they have.

All Directors will offer themselves for

re-election at the forthcoming AGM on

22 July 2020 and | encourage shareholders

to support us and vete in favour of
fthese resolutions.

Signature remaved

Patrick Vaughaon
Chair of the Nominaticon Committee

10 June 2020
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Audit, risk and internal control

Audit Committee report

Image removed

The Committee continues
to assist the Board and
ensure that stakeholder
interests are protected by
monitoring the processes
that support the integrity
and accuracy of
financial reportfing.

Rosalyn Wilton
Audit Committee Chair

Membership and atendance

The number of Committee members and their attendance during the year

was Qs follows:

Date Tenure Meetings
Member appointed (years) atended?
Rosalyn Wilton {Chair) 25/3/2014 é 5(5)
Andrew Livingston 31/5/2016 4 5(5)
Suzanne Avery 22/3/2018 2 5(8)
Robert Fowlids 31/3/2019 1 5(5)

1 Tenure is measured from date of appointment to the Committee and as at 31 March 2020,

rounded to the nearest whole year

2 Brocketed numbers indicate the number of meetings the member was eligibie tc attend

Key responsibilities

Financial reporting
- Monitor the integrity of the financial reporfing process

- Scrutinise the full and half year financial statements
- Consider and challenge the key financial judgements

Risk management and internal control
- Owversee the internal control processes

— Assess the need for an internal audit function

— Review the risk management framework

- Ensure risks are carefully identified. assessed and mitigated
External auditor

- Review the performance, independence and effectiveness
of the external auditor and audit process

Regulatory compliance
- Review the Viability Statement and going concern basis
of preparation

- Consider whether the Annual Report is 'fair, balanced
and understandable’

- Monitor compliance with applicable laws and regulations

Highlights in 2020

Graphic
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> - Considered accounting for the acquisition of A&J Mucklow Group

as a business combination

- Reviewed adoption of IFRS 14 Lease Accounting and disclosures
- Reviewed implementaticn of 2018 Cede and the 5172 Statement

Focus in 2021

> - Continue to monitor the integrity of financial reporting
- Monitor the impact of the COVID-19 pandemic on strategy

and working practices
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Dear Shareholder,

lam pleased to present the Audit
Committee report on behalf of the 8oard,
which describes the work we have
underiaken and our key areas of focus
this year,

QOur remit is unchanged from previous years,
primarily to oversee and independently
chaflenge the integrity of the financial
reporting processes at LondonmMetric
which support and ensure the accuracy
of the financial results, Alongside this, we
review the risk management framework
ondinternal control procedures in piace
to ensure they remain robust and are
implemented effectively.

At our planning meeting in March, we
vnderiook a comprehensive review of
the principal and emerging risks facing the
Company as discussed on pages 40 tc 75.
Thisincluded updates on cyber security
and responsible business, and also the
impact of the COVID-19 pandemic and
lockdown restrictions in place.

The business implications of the pandemic
and disruption were further discussed

by the Board and have been a priotity
for the Executive Directors and Senior
Leadership Team, who have adapted

to changes in remote working practices
without disruption.

We will continue to monitor the impact this
pandemic may have on cur strategy and
working practices over the coming year.

Each year we also consider the
independence and effectiveness of the
external audit plan and team to ensure they
provide the appropriate level of challenge
and support to the executive team.

Following ourreview, on pages 109

to 110, we have recommended the
reappointment of Celoitte LLP (‘Deloitte’)
at the AGM in July. Deloitte have been
in office for seven years now and we will
be required to re-tender the audit after
they have served for ten years.

Asreported throughout the Strategic
report and as summarised in the case
study on page 18, the cerporate acquisition
of the A&J Muckiow Group was the most
significant transaction in the year and
dominated much of the management
team's focus and time.

We have reviewed the accounting
implications of the acquisition and have
concluded that it has been correctly
reflected as a business combinaticn in
accordance with [FRS 3, as set outin our
review of significant financial judgements
on page 107.

In addition to its recurring business, the
Committee also received briefing papers
and considered the implementation of
the 2018 Corporate Governance Code,
which became effective for the first fime
this year, and the Board's responsibility
under §172 of the Companies Act 2006
and its $172 Statement which addresses
this on page 52.

Membership

The Committee comprised throughout the
year of four independent Non Executive
Directors. There were no rmembership
changes this year.

The Board is satisfied that Rosalyn wilton,
Suzanne Avery and Robert Fowlds all bring
recent and relevant financial experience

to the Committee asrequired by the Code.

Andrew Livingston also brings fingncial
acumen and a wealth of corporate, retail
and management expertise.

The Board considers that the Committee
as a whole has considerable 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 80 and 81.

Meelings

The Commitiee met five times last year,
following on annual programme which is
agreed at the start of the year.

Meetings are aligned to the Company's
financicl reporting timetable, with the
May and November meetings scheduled
to precede the approval and issue of the
full and half year financial reports,

Separate meetings are held with the
Company’s property valuers to challenge
the valuation process and review
theirindependence.

At the March meeting, the Commitiee
reviews risk management and internal
control processes and censiders the
year end audit plan.

The Group's external auditor, independent
property valuers, Finance Director and Bead
of Finance attend meetings by invitation,
as well as other members of the Senior
Leadership Team whe present on specialist
topics. We find this extremely useful as, not
only does it allow us to focus on important
and topicalissues, but it exposes us to

the pool of talent within the organisation
below Board level, This year, the Head

of Investor Relations presented an update
on responsible business and the Head of
Finance joined meetings and discussed
significant accounting matters and

cyber security.

Time is cllocated for the Committee to
meet the external auditor and property
valuers independently of management.

In addition to formal Committee meetings,
I have regular contact and meetings
with the Finance Director and Senior
Leadership Team. This allows me to

gain a good understanding of key and
emerging issues in advance of Commitiee
meetings, facilitating informed and
constructive debate.

The Committee is satisfied that it receives
sufficient, reliable and timely information
and support from management and the
Company's external auditer to allow it
to fulfil its obligations.

As Chair of the Committee. Ireport to
the Board any matters considered and
conclusions reached affer each meeting.

Commitiee effectiveness

During the year the Board, led by the
Nomination Committee, carried out

an internally facilitated evaluation of its
performance and that of its Commitiees
and concluded that the Commitiee
continued to operate effectivety and
provided the appropriate level of
independent challenge and scrutiny.
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Audit Commiitiee report continved

Our work in 2020

Throughout the year, the Committee acied in accordance with iss Terms of Reference,
which were last reviewed and updated in March 2020 and can be found at

www.londonmetric.com

The work undertaken this year has included the consideration, review and approval

of the following:;

Financial — Interim and full yearresults announcements
reporting and Annual Report
- Accounting treatment of significant transactions and
areas of judgement including the corporate acquisition
of A&J Mucklow Group
- The valuation process, the half yearly valuations
and the independence of the Group's valuers
- Implementation of IFRS 16 Lease Accounting
- Processes undertaken to ensure that the financial
statements are falr, balanced and understandable
Risk - The Group's risk register, principal and emerging risks
management including cyber security and COVID-19
and infernal - The adequacy and effectivenass of the Group's
control

internal controls

The appropriateness of the going concern assumption
The Viability Statement and longer term forecast

The need for aninternal audit function

External audit -

Regulatory -
compliance

Scope of the external audit plan
The independence and cbjectivity of the external auditor

Performance of the external auditor and effectiveness
of the audit process

Auditor's fee
Reappointment of Deloitte LLP as external auditor
Non audit services and ratio of fees

Committee's composition, performance,
terms of reference and constitution

The implementation of the new 2018 Code

§172 Statement and stakeholder engagement
Responsible business including climate change
Tax strategy ond whistleblowing policy

Financial reporting

One of our principal responsibilities is

to monitor the integrity of the financial
information published in the Intedim 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 impoct on the financial
statements; and

« Compliance with relevant accounting
standards and other regulatory
repocrting reguirements including
the Code.

The significant matters considered

by the Commitiee, discussed with the
external auditor and addressed during
the year are set out on page 107.

Further details can be found in note |
to the financial statements on pages
158 to 159.

Management confirmed that they were
not aware of any material misstatements
and the auditor confirmed they had

not found any matericl misstatements

in the course of their work, as reported

in their independent report on

page 144,

LondonMetric Property Plc
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Property valuations

Reporting Issue

The property valuation as the largest item
on the balance sheet remains a critical
part of the Group's reported performance.
It continues to be the most 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 underpinned by fransactional market
evidence, which may not prove fo be
accurate. In a market where trends are
volatile and fast changing. this empirical
data may be less relevant and valuations
may become more subjective.

It remaing a principal recurring risk for the
Group as reported in the Risk management
section on pages 72 to 73. The Group and
its share of joint ventures has property assets
of £2.3 billion os reflected in the Financial
review and as detailed in Supplementary
note ix on page 184,

Significant transactions

Reporting lssue

The Group transacted on £793 million

of property acquisitions and sales in the
year, as discussed in detail in the Property
review on page 26. Certain transactions
are large and/or complex in nature and
require management to make judgements
when considering the appropriate
accounting freatment including how
and when a fransaciion should be
recognised. There is an inherent risk that

an ingppropriate approach could lead
to amaterial misstaterment in the Group's
financial statements.

The maost significant fransaction this year
wes the corporate acquisition of A&J
Mucklow Group, ¢ largely distribution
and industrial REIT with a complementary
nortfolio of assets located predominantly
in the west Midicnds. The acquisition

wals implemented by way of a Scheme
of Arrangement under Part 24 of the
Companies Acl 2006. The enfire issued
share capital was acquired for a total
consideration of £413.0 milicn, representing
cash of 204.5p and 2,19 LondonMetric
shares for each Mucklow share held,
which resulted in 138.4 million new shares

in the Company being issued.

The Commitiee’s role

Allirvestment properties, including

those held in joint ventures, are externally
valued each half year by three independent
property valuers, CBRE Limited, Savills (UK}
Limited and Cushman & Wokefield Debenham
Tie Leung 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 jJudgements applied and any issues
raised with management were considered
to ensure that the valuers remained
independent and objective thrcughout
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 conclude that the assumptions
applied were appropriate. We reviewed
key assumptions including future rental
growth, maorket yield, capital expenditure,
letting timeframes, void costs and
incentive packages and were contert
with those applied.

Any valuations requiring a greater level

of judgement were debated, including
property under development and valuation
movements that were not broadly in line

with the IPD benchmark. The Committee
challenged assumptions and discussed
the impact on values should key
assumptions change.

As part of their audit work, Deloitte use
their own valuation specialists lo assess
and independently challenge the
valuation appreach, assumptions and
Judgemenis. They meet separately with
the valuers and report their indings
and conclusions 1o the Committee.

The COVID-19 pandemic has led to

a heightened degree of uncertainty
surrounding cur year end valuations
and our three external valuers have
included material uncertainty clauses
in their valuation reports which is in
line with RICS guidance.

—> Conclusion

The Committee confirmed fo the Board
that it was satisfied that the external
property valuation included within

the financial staterments had been
carried out appropriately, independently
and in accordance with industry
valuation standards.

The Committee's role

The Committee, in canjunclion with the
external auditor, received and challenged
management's cccounting proposals in
relation 1o the corporate acquisition, which
were presented in Board ond Committee
briefing papers and discussed at meetings,

As part of this transaction, the Group
acquired a significant portfolio of assets
clong with external fixed rate debtand o
team of employees located in Birmingham,
The business has contfinued to be
supported by a small team of dedicated
employees in Birmingham, who have
extensive knowledge of the Muckiow
portfolio and operations.

Accounting for the fransaction as a business
combination under IFRS 3 requires us o fair
value the assets acquired and consideration
paid. As reflected in note 15 fo the financiat
statements, this resulted in gooawill arising
as the consideration paid generated a
surplus of £48.3 milion over the fair value

of assets acquired.

As this goodwill was created predominantly
by the strong performance of the
Londonhetric share price up fo the final
offer price being determined and was
not supported by separately identifiable

assets, it has been fully impaired and
charged to the income statement

in the year,

Full cetails of the acquisition and
integration process can be foundin
the case study on page 18 and details
of the net assets acquired is provided
in note 15 to the financial statements
on page 174,

— Conclusion

Having considered the delails of the
transaction, the nature of operations post
the Group's acquisition and the view of
the external auditor, the Commiitee was
satisfied that the acquisition represented
a business combination in accordance
with IFRS 3 and the goodwill arising

was correctly charged to the income
statement in fhe year.
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Audit Committee report continuea

The Committee alsoreviewed the impact
of adopting IFRS 16 Lease Accounting,
which requires lessees to recognise
operating leases on the balance sheet
as both aright ef use asset and an
associcted liability.

The Group's only operating lexses are
atits London office in Curzon Street
and a small number of property head
leases. The Committee reviewed and
agreed with the accounting tfreatrent
applied, as set outinnotes 1 and 14 to
the financial statemenits.

Risk management
and internal control

The Board takes seriously its responsibility
for establishing and maintaining the
Company's framework of risk management
and internal control and for identifying
the emerging and principal risks which
may affect its strotegic objectives.

It recognises that risk is inherent in running
the business and understands that effective
risk management is critical to jts decision
making process and key to long term
sustainable success and growth.

The risk management framework and
ongoing processes in place fa identify,
evaluate and manage the principal
risks and uncertainties facing the Group
are described in the Risk management
section on pages 60 to 75.

The system is designed to give the Board
confidence that the risks are rmanaged or
mitigated as far as possible. acknowledging
that no system can eliminate the risk

of failure to achieve the Company's
objectives entirely and can only provide
reasonable but not absclute assurance
against matetial misstatement or loss.

There is a culture of risk awareness
embedded into the decisicn making
process and robust processes in place
to support the identification and
management of risk.

The Board considers risk at each meeting
via ¢ dashboard, which ensures that new
and emerging risks are identified early on
with appropriate action iaken to remove
or reduce their likelihoed and impact.

This year has been particularly turbulent,
both politically ond economically, with the
implications of Brexit still being negotiated
and implemented. The Beard's focus

has rightly focused on broader market
conditicns and property trends.

tMore recently the COVID-19 pandemic
has dominated much of the Board's time,
with a focus on new remaote working
arrangements, our fenants and rent
collection, working capital and capital
allocation. This s discussed in detail in the
Risk management section on pages é4
to 65.

The Board has delegated responsibility
for reviewing the effectiveness of the
risk management framework and
internal control environment to the
Audit Committee.

Each year the Commitiee carries out
anindepthreview of the risk register
and reports its findings to the Board.

The risk register was last updated and
presenied to the Audit Committee in
March 2020,

In additicn, the Committes received

a cyber security update paper from the
Finance Director, which descriced the
penetration, social engineering and
disaster recovery testing undertaken in
the year to ensure that the IT infrastructure
and systems in place continue to be robust
and fit for purpose in an ever changing
technaological environment.

Risk register

Asin previous years, the risk register
identfifies the following for each
corporate, property and financiol
risk facing the business:

- Significance and probability
of eachrisk;

- Controls and safeguards in place
o manage and minimise ecach risk;

- Movements in the Group's exposure
to the risk since the last review: ond

— Allocated owner of the risk and
management of safeguards.

The Senior Leadership Team

is responsible for the ongoing
identification and assessment of risks.
Short reporting lines and a small team
facilitates the early identification

of risks and development of
mitigation strategies. The Committee
cencluded that risks were properly
categorised, understood and acted
UpON As necessary.

The Audit Committee also reviews the
effectiveness of the Group's internal
confrels including all material financial,
operational and compliance controls.

It receives an annual internal control
evaluation report which is completed
by the Finance Director and which
was last updated and presented to
the Committee in March 2020.

The report highlighted improvements
made to financial accounting and
reporting processes following the
acquisition of A&J Mucklow Group
as aresult of the systerms migration
exercise recently undertaken.

Both offices in London and Birmingham
are now operating from one

secure T environment and on the
same accounting and property
management platforms.

Further improvements were made

in the year to cur forecast model,
enhancing its capabilities and
flexibility, facilitating sensifivity analysis.

Londonmetric Property Plc
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Internal control framework

The key elements of the Group's
internal control framewaork are
as follows:

- A defined schedule of matters
reserved for the Board's attention;

- A documented appraisal
and approval process for all
significant capital expenditure
and development;

- A comprehensive and robust system
of financial budgeting, forecasting
and reporting;

- Weekly cash flow forecasting
that is reviewed by the Senior
Leadershin Team;

- Anintegrated financial and
property management system;

- Asimple and transparent
organisaticnal structure with
clearly defined roles, responsibilities
and limits of authority that
facilitates effective and eflicient
decision making;

Most staff work in close proximity
to the Senior Leadership Team
members, who are involved in all
day to day operations and decision
rmaking, facilitating supervision
and monitoring;

- Disciplined monthly meetings
of the management committees
below Board;

- The maintenance of a risk register
and risk dashioard highlighting
movements in principal and
emerging risks and mitigation
strategies; and

- A formal whistleblowing policy
and annual performance reviews
to encble staff to voice concerns

Based cn its review and assessment,
the Audit Committee is satisfied

that ne significant weaknesses in

the Group's internal contral structure
were identified during the year and
an effective risk management system
isin place, and has reported these
findings to the Board.

Internal audit

The Group does net 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
involvernent of the Senior Leadership Team
in day to day operations, the Committee
did not feel an internal audit function was
either appropriate or necessary. However,
from time to time external advisors are
engaged to carry out reviews to supplement
existing arrangements and provide

further assurance, which during the year
included testing of IT systems and security
including penetration tests and disaster
recovery ftesting.

The Committee agreed that external
assurance would be sought for any
complex, specialist or high risk issue.

External auvdit

Deloitte has been the external auditor for
the past seven years since 2013 following
aformal tender process. Georgina Rebb,
our current fead partner was appointed
for the 2018 year end.

Current UK regulations require rotation

of the lead audit partner every five years,
aformal tender of the auditor every

ten years and a change of auditor every
20 years,

The Committee anticipates that the next
competitive tender will be conducted
no later than 2023 and the next partner
rotation no later than 2023.

We have no contractual cbligation to
remain with Deloitte as auditor and the
choice of audit firm will be kept under
review to allow sufiicient time for the
re-tender process.

The Company has complied with the
provisions of the Competition and Markets
Authority Order 2014 in relation to audit
tendering and the FRC’s Ethical Standard
which became effective in March 2020
in relation to provision of non audit services
for the year under review.

Oversight
As in previous years, Deloitte presented
their audit plan to the Committee in March,

The key audit risk areas and maoteriality
levels were highlighted and approved.

This year, the key risk areas identified were
inrelation to the valuation of property
and accounting for the acquisition of the
A& J Mucklow Group. Their detfailed qudit
findings were presented ahead of the
interim and full year results.

The Committee guestioned and
challenged the work undertaken and
the key assumptions made in reaching
their conclusions,

As part of their work, the Commitiee
adllocates time to meet privately with the
auditor without management present.

Effectiveness

The Committee assesses the effectiveness
of the external audit process by its review
of the fallowing:

+ Audit plan and deliverables;
* Independence and cbjectivity:
+ Fees andreappointment.

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 auait
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 aiso censidered the interaction

with and views of management, which
included feedback received following the
qudit clearance meeting held between
management and the audit team.
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Audit Committee report continued

Audit and non audit fees

2020 2019 2018
Year o 31 March £000 £000 o £000
Auydit fees 184 122 _ 15
Review of interim results 30 28 27
Othernonauditiees - - 2
Total _ 214 150 144
Ratic of non audit fees
[including interim review} to audit fees 16% 23% 25%

Audit fees paid to the external qugitor in respect of joint ventures fololted £14.000 at share (2019: £22,000 at share)

Independence

The Committee recognises the importance
of auditor objectivity and independence
and understands that 1his could be
compromised by the provision of non
audit services. The Cempany's poficy 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 appraval;

Proposed arrangements to maintain
auditor independence;

Confirmation from the auditors that
they are acting independently; and

Certain services are prohibited from
being underiaken by the external auditor
including bookkeeping, preparing
financial statements, design and
implementation of financial information
systerns, valuation, remuneration and
legal services.

All taxation services and remuneration
advice is provided separately by

PwC. Corporate due diligence work is
undertaken by BDO LLP. which included
the work associated with the Mucklow
acquisition in the year.

Celoitte has confirmed fa the Audit
Committee that they remain independent
and have maintained internal safeguards fo
ensure the objectivity of the engagerment
partner and audit staff is hot impaired.
They have glso confirmed that they have
internal proceduresin place to identify
any aspects of non audit work which
could compromise theirrele 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. The three year average ratio
of non audit fees (primarily the cost of
the interim review) to audit fees is just 21%,
supporting the Committee's conclusion
that Deloitte remains independent.

Having undertaken its review, in the opinicn
of the Audit Committee, this year's audit
was appropriately planned, executed
and of a consistently high quality.

There continues 1o be a constructive
working relationship between
rmanagement and Deloitte, who provide
appropriate prefessional challenge

and remain independent and objective.

As such, the Committee has recommended
to the Board that Deloitte be appointed
for another year. A resolution to this effect
will be proposed at the AGM in July.

Regulatory complionce

$172 (1) Statement

The Board of Directors, both individually
and collectively, is aware of its duty
under Section 172 Companies Act te
actin the way it considers, in good faith,
would be most likely to promote the
success of the Company for the benefit
of its members as a whole, having
regard 1o

- The likely consequences of decisions
in the long ferm:
— Theinterests of its employees;

- The Company's relationships with
suppliers, customers and others;

- The impact of Company's operations
on the community and environment

— The Company’s reputation and

mainiaining high standards of
business conduct; and

- The need fo act fairly as between
members of the Company

These considerations have underpinned
our normal business practices for
many years. but the new requirement
fo report on them has formalised
some of cur processes, as described

in more detail on page 52,

The Committee continues to focus on
the long term success of the business
and its stakeholders through its work
on the following key areas:

- Assessing whether the Annual Report
is fair, balanced and understandable
to provide shareholders and other
stakeholders with clearinformation
con the Company and its long term
cutlook, Qur review is set out on
page 11

— Reviewing the appropriateness
of the going concern assumption
ond assessing the Company's
viability and longer ferm prospects.
Our waork is set out on page 111 and
the Board's Viability Statement is
on page 63

— Ensuring the Company's risk
management framework is
sufficiently robust fo safeguard
its future for the benefit of
its stakehoiders

LondenMetric Preperty Plc
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Going concern and viability
Although the statements on going
concern and viability are a matter for
the whole Board, the Audit Committee
reviewed the appropriateness of
preparing the financial statements

on a going concern basis and the
analysis prepared to support the Board's
longer term Viability Statement required
by the Code.

Its assessment included areview of the
principal risks and risk gppetite, the chosen
period of assessment, headroom under
ioan covenants. liguidity, investment
commitments and the level of stress
testing of financial forecasts undertaken.
Particular attenfion was paid to the fime
horizons chosen to Gssess the Company's
viability and its longer term prospects.

Following their review, the Committee
was satisfied that the going concern

bas’s of preparation remained appropriate
andrecommended the Viability Statement
be approved by the Beard. The Board's
confirmation on going concernis set cut
in note 1 to the financial statements on
page 158 and its Viability Statement is

set out on page 63.

Fair, balanced and understandable

At the request of the Board, the Audit
Committee considered whether this
Annual Report was o fair, balanced and
understandable assessment of the Group's
position and prospects.

In reaching its decision, the Committee
considered the proceduresin place and
adepted by management in preparing
the Annual Repoert, which inciuded

the following:

-

The establishment of o team of
experienced senior managers, drawn
from finance, investar relations and
property with clear responsibilities
for the preparation and review of
relevant sections of the report;

Regular team liaison during the
dratting stages fo ensure consistency
of tone and message, balanced
centent and appropriate linking

of the various sections;

A technical briefing update given

by the external auditor covering
corporate governance and
accounting regulations attended

by relevant staff in January 2020;
Early input from Chief Executive and
Senior Leadership Team to the overalt
message and tone of the report;

Close involvement of the Executive
Directors throughout with extensive
review of drafting;

A verification exercise was 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.

»

In carrying out its review, the Committee
had considered the following:

Fair
- Doesitinclude relevant
transactions and balances?

- Does it include the required
regulatory disclosures?

- Does it provide shareholders
information to assess the Group's
position and performance,
business model and strotegy?

~ Isit honest, reporting success
and opportunities alongside
challenges to the businesse

Balonced

- lsit consistent throughout with
sufficient linkage?

- Is there an appropriate mix
of statutory and alternative
perfermance medasures?

— Are alternative performance
measures explained
and reconciled to the
financial statements?

Understandable

- lsit written in straightforward
language and without
unnecessary repetition?

— Does it use diagrams, charts,
tables and case studies to
break up lengthy narrative?

- Isthere a clear contents
page to aid navigation and
sufficient signposting?

The Committee concluded that the
Annual Report was fair, balanced and
understandable, allowing the Board
te make its statement on page 144,

Whistleblowing procedures,
anti-corruption and anti-bribery

As a company, we seek to ocperate

in an honest and professional manner,
with integrity and respect for others.

We do not tolerate inappropriate
behavicur or malpractice of any kind.
Employees are encouraged to speak
out if they withess any wrongdoings
and are provided with a compliance
procedures manual on jeining which
sets out our whistieblowing policy
and anti-corruption procedures,

Cur policies on anti-corruption,
diversity and inclusion are available

on our website, During the year,

a companywide training session was
arranged covering anti-bribery and
anti-corruption principles and practices
as well as anti-money laundering ond
corporate culture.

Responsitsility for reviewing and monitering
whistleblowing rests with the Board and
the Committee willreport fo the Board any
incidents that are brought to its attention.
During the year underreview, there were
no whistteblowing incidents to report

to the Board.

Finally, | would ke to take this opportunity
to thank my fellow Committee members,
management feam and Deloitte for their
support and guidance during the yvear.

Due to the COVID-19 pandemic, this
year's AGM will be a closed meeting in
accordance with the latest guidance
and so | will not be attending. However,
| would welcome any questions from
shareholders by email as outlined in
the Notice on page 191.

t Signature removed

Rosalyn Wilton
Chair of the Audit Committee

10 June 2020
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Remuneration Committee report

Membership and attendance

The number of Board and Committee members and their attendance during the
year was s follows:

Date Tenure Meetings
Member appointed (years) ottended?

Image removed James Dean (Chair) 1/10/2010 10 7{7)
Rosalyn Wilton 14/7/2016 4 7{7)

Suzanne Avery 19/%9/2018 2 7 {7)

Robert Fowlds 31/1/2019 1 7(7)

1 Tenurels measured from date of appointment to the Committee and as at 31 March 2020,
roundad to the nearest whole year
2 Bracketed numbers indicate the number of meetings the member was elkgible to attend

Our remungro’nqn Key responsibilities

framework is designed to , ‘
align executive pay with Remuneration Policy ‘
the Compo ny's s’rrotegic - Setting and reviewing the Group's overall Remuneration Policy © [removed |

. d strat '

goals and wider workforce andstrategy . Seepage 119,

DGY Ond to enCOUI’Oge and Remuneration packages and payouts ” )
| removed |

. ~ Determining and reviewing individual remuneration packages
reward exceptional overdll

T M — Approving salaries, bonuses and LTIP awards j‘ See prge 136
and individual performance. S
Variable incentives - [ Graph
James Dean - Determining and reviewing the Long Term Incentive Plan {‘LTIP') )

Remuneration Commitiee Chair and Annual Bonus Plan arrangements and approving targets See puge 130
and outcomes S o

Highlights in 2020

% - Reviewed proposed new Remuneration Policy taking info consideration
views of management, advisors and major sharehelders, following
an extensive consuliation exercise

- Considered wider workforce pay when setting Executive Directors’
and the Senicr Leadership Team's remuneration

- Considered the impact of acquiring A & J Mucklow, being a material
corporate event, on the LTIP and annual bonus performance targets
for 2020

— COVID-19 considerations including share price fall and impact en
2020 LTIP award and 20% salary waiver by the Board and senior
executives for COVID-19 charitable giving

Focus in 2021

> - Oversee the implementation of the 2020 Remuneration Policy
following sharehclder approval at the AGM

LondenMetric Property Pic
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Remuneration

Infroduction from the Chair

This report is structured as follows:

Chair'sintfroduction poge 113
Directors’ Remuneration

at a glance poge 116
Implementation of Policy

next year poge 117
Directors’ Remuneration

Policy poge 119
Annual Report on

Remuneration poge 130

Chair's intreduction

| am pleased to present the Remuneration
Committee’s report on Directors’
remuneration for the year to 31 March 2020.

It was agreed last year that Robert Fowlds,
who joined in January 2019 as a Non
Executive Director, would take on the role
of Chair after serving as @ member of the
Committee for 12 months. However, the
8card subsequently decided that, having
commenced the process, it was in the best
interests of shareholders and the Company
for me to oversee the development and
implementation of the new Remuneration
Policy and provide the necessary insight
and continuity throughout the shareholder
ligison process. Fallowing the AGM in July,

1 will step down from the Remuneration
Committee but remain as o Non Executive
Director until @ suitable replacement can
be found.

Valentine Beresford and Mark Stirling
stepped down from the Board in July 2019
but remained as Investment and Asset
Directors respectively and members of the
Senior Leadership Team. Their remuneration
included in the table on page 131

has been pro-rated for their ime as
Executive Directors.

The primary role of the Remuneration
Committee is unchanged from previous
years, namely to determine and
recommend o fair reward structure

that incentivises the Executive Direclors
to deliver the Group's strategy whilst
maintaining stakility in the management
of its long term business. The Group's
Remuneration Policy {'Palicy'} is designed
to be simple and transparent and one
which dligns executive pay and incentives
with the Company’s goals. It aims to
encourage and reward exceptional
overalt and individual performance.

The Policy we have cperated for the past
three financial years was approved by
shareholders at the 2017 AGM and our new
Policy, which is presented on pages 119
to 129, 7s being put forward for a binding
vote at the forthcoming AGM. We are
not proposing any significant changes o
the current framework, which we believe
continues to incentivise management to
support the delivery of business strategy
and the creation of shareholder value.
The proposed refinements take account
of the changes to the UK Corporate
Governance Code and feedback from

shareholders and is explained in fusther
detail in the Directors’ Remuneration
Policy report.

Our Annual Report on Remunearation
contains details of payments during
the financial year ond how we intend
to implement the Remuneration Policy
for the next financial year. This part

of the report is subject to an advisory
vote at the forthcoming AGM.

This year we are reporting against the
provisions of the new 2018 Corporate
Governance Code, which is effective for
the Company from 1 April 201%. With the
help of our remuneration advisor, we have
reviewed the new provisions and taken
these into consideration when developing
the new Policy. We extended the remit

of the Committee last year to set the
remuneration of the Senior Leadership
Team. It has also had cversight of the
remuneration arrangements of the wider
workforce and their alignment with

the Executive Directors’ arrangements,
The employee voice was strengthened
last year by the appointment of Andrew
Livingston as designoted workforce

Non Executive Director and his work

this year is discussed on page 0.

Remuneration aligned to strategy
Ourremunerction framework is aligned
wiih the Company’s strategic direction
and performance as well as the interesi of
our sharehotders as reflected in the chart
on page 127, Success agaoinst our strategic
objectives is measured using our key
performance metrics which underpin the
variable elements of remuneration, being
EPRA Earnings per Share {'EPS’), Total Property
Retumn {'TPR'), Tolal Accounting Return
{'TAR'} and Total Shareholder Return ['TSR'}.

Performance during the year

The Company has delivered strong
returns 1o shareholders this year despite
the continued political and economic
uncertainty. Its focus oninvesting in the
structurally supported and resilient sectors
of distribution and long income assets,
which together represant $4% of the
portfclio, has delivered earnings growth
and a progressive and well covered
dividend for shareholders.
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Infroduction from the Chair continued

EPRA earnings per share has grown by
5.6% to 9.3p. driven by a 24% increase in net
rental income to £116 million. The 1.8% fall
in EPRA net assets per share to 171.7p was
largely a result of the one off transaction
costs of 2.5p reloling to the ocquisition

of A&J Mucklow.

Asreporied in the Strategic report, this major
corporate cequisition in the year contributed
£15.5 millicn to EPRA earnings and added

64 complementary assets worth £454,7 million
to the portfelio, Operational portfolio metrics
remain robust with occupancy increasing
to 98.6%, average lease lengths of 11.2
years and 55% of income being subject

to contractual rental uplifts. Once again,
the Group's total property return of 5.1%
outperformed the IPD Quarterty Universe
Index of -0.5% by 5460 bps.

The Company has remained fully
operational throughout the COVID-19
pandemic and has collected, oris
collecting monthly, 93% of rents due
by 1 April. It has agreed short term
rent deferrals and concessions with
compensatory asset management
initiatives on a further 6%.

Shareholder support for the Company's
investment strategy was evidenced

by the successful and over-subscribed
equity raise in May, securing £120 million
for attractive investment opportunities
that the Company has identified, even
in these chalienging times.

Taking into account the Company's
sustained strong performance and

the progressive returns enjoyed by its
shareholders, the Committee considers

it appropriate to reward the Executive
Directars with the variable elements of
this year's annual bonus and LTIP in line
with the formulaic outcomes as detailed
below. The Committee teels that the
underlying performance of the business
is consistent with these outcomes and
therefore has not exercised its discretion
or made any adjustment due to share
price performance over the period. It has
also considered pay increases, bonuses
and LTIP awards of the wider workforce
when determining Executive Directors' pay.

Annvalbonus

The Executive Directors have delivered
successfully against a large number of
operational and strategic objectives as set
out on pages 132 to 134 including income
quality and growth, portfalic alignment to
structurally supported sectors, optimisation
of funding arrangements, maintaining
and enhancing stakeholder relationships,
meeting responsible business targets and
the delivery of developments on time

and within budget.

This streng financial and non financial
performance has been taken into account
when considering the varicble elements
of remuneration.

The Committee has calculated annual
bonuses for the Chief Executive and
Finance Director to be at 97.5% and 95%
respectively of their respective maximum
levels. The Directors have decided to opt
out of the annual bonus deferra! provision in
accordance with the Remuneration Policy.
as they have exceeded the minimum
sharehclding requirement of 700% of salary.
Their annual bonuses will be paidin

June 2020.

LTIP vesting

Vesting of the LTIP awards granted to
Executive Directors in 2017 is dependent
on Company performance over the
three year period te 31 March 2020.

Performance is measured by reference to
relative TAR and TSR versus the FTSE 350 Real
Estate Super Sector excluding agencies
and operators and EPRA EPS growth.

The Committee assessed performance
and based on actual EPRA EPS of 2.3p.
and TAR and TSR over the three year
period both being in the top quartiie of
the measurement index, 88% of awards
granted are expected fo vestin June 2020,
subject to continued service.

Despite the current impact of COVID-192,
the average share price has risen 22%
over the vesting pericd. Given this strong
performance, the Committee is satisfied
that the amount payable under the
variable incentive plan is a fair reflection
of the underlying performance of the
business and appropriate, As such, no
discretion was exercised by the Cormmittee
inrelation to this outcome.

LTIP awards

The Group's LTIP arrangements seek to
align executive pay with the delivery of
long ferm growth in shareholder value.
This year 829,736 share awaords were
granted to the Executive Directors and
1,184,522 LTIP and deferred bonus share
awards vested. The Directors disposed
of 558,403 shares to settle tax liabilities
and retained the remaining 626,119 shares
which increased their holding in the
Company to a total of 7.0 million shares
as refiected in the table on page 137,

The former Executive Directors were
granted 609,744 share awards and 878,520
LTiP and deferred bonus share awards
vested, of which they disposed of 414150
shares to settle tax liabilities.

Base salaries

The Board of Girectors and certain key
employees are waiving 20% of salares and
fees for three months, providing additional
funds for the Company's wider COVID-12
charity giving. Pay reviews for the whele
workforce have been posfponed until
September 2020 as aresult of the pandemic
and current economic uncertainty,

Policy renewal

Last year, the Committee conducted

a comprehensive review of its executive
remuneration framework with the
assistance of its remuneration advisors,
PwC.

in October 2019, we consulted extensively
with our major shareholders representing
over 0% of issued share capital as

well as proxy voting agencies on the
proposed Policy.

The Cornmittee concluded that the

current framework, which had overwhelming
shareholder support and approvatin 2017,
continued 1o support the successful delivery
of strategy and drive the exceptionaily high
levels of business performance achieved
cver the past three years.

Therefare, we proposed only a few
minor improvements to comply with the
remuneration principles introduced in
the 2018 Corporate Governance Code,
as listed on page 115.
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The key improvements made were
as follows:

+ Strengthening the Company's Post-
Cessation Shareholding Requirement
{'PCSR’) to 200% of salary for two years
following cessation of employment
from the current requirement o hold
100% of salary for one year;

Aligning pension contributions of
both newly appointed and current
Executive Directors with that of the
wider workforce; and

Enhancing the Company’s malus
and clawback triggers to align with
best practice.

Responses to the shareholder consultation
were largely positive. The fable cpposite
outlines the initial proposals outlined at the
start of the process. the feedback received
from sharehclders, and the final proposal
which took account of shareholder views.

The Committee feels that the Policy to

be proposed at the 2020 AGM achieves

a balance between fairly rewarding and
incentivising the Executive Directors as
well as encouraging continued alignment
with shareholders and compliance with
the Code.

Looking forward

Our focus next year will be 1O oversee
the implementation of the new Policy
following shareholder approval and to
continue to monitor emerging trends and
best practice In corporate governance.

Finally, as | hand over to my colleague
Robert, | would like to thank my fellow
Committee members for all their hard
work and support throughout my
time as Chair.

Signature remaoved

James Dean
Chair of the Remuneration Committee

10 June 2020

Initial proposal

Feedback from shareholders

Final proposal and rationale

Increase the
PCSR to 200%
of salary for the
first year and
100% of salary
for the second
vear following
cessation

of employment.

Shareholders appreciated

the increase and recognised
that market practice is moving
towards a two year post
employment period.

Some shareholders commented
that the level of sharehclding,
in parficular in the second
year, should be higher than
the proposed level.

PCSR increased to holding
200% of salary for two years
post cessation of employment.
This is the median in-employment
shareholding level for the FISE
250 and therefore appropriate.

To align pension
contributions for
newly appointed
Executive
Directors to thot
of the workforce.

Some shareholders expected
the alignment to aiso apply
to current Executive Directors.

The Committee also decided
to align pension contributions
for the current Executive
Directors with the workforce
by reducing them from 15%
to 12.5%in June 2021 and

to 10% in June 2022

Maintain the
opt-out deferral

Shareholders understood
the undertying rationale behind

The Committee felt that given
the large shareholdings of

of corporate
failure as a malus
and clawback

frigger.

supported the additional
protections and recognised
the Committee's approach
to best practice governance.

under the the opt-out bonus deferral given  the Executive Directors, the
current Policy that shareholder alignment is in-employment shareholding
for annual already achieved through the requirement of 700% of saiary,
bonuses. large personal shareholdings and the enhanced PCSR as well
of the Executive Directors. as the clawback and holding
period under the LTIP provide
However, some shareholders ample protections against
mentioned that the deferral the triggers which would
mechanism has benefits other normally require application
than allowing Executive Directors  of malus or clawback. As
to build up a shareholding and such, the Cormmittee believes
alignment to shareholder value.  the opt-out bonus deferral
In particular, that deferred remains appropricate but will
bonuses heip to facilitate factorin a more robust malus
malus and clawback. and clawback mechanism
on shares held post cessation.
The Committee notes that
for new Executive Directors.
maondatoery ponus deferral
would or already applies
until a stretching shareholding
requirement of 400% of salary
is met.
Introduction Shareholders unanimeously As originally proposed.
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Directors’ Remuneration at a glance

Earnings for the financial year

llustrative change in
vaiuve of shares owned

Total Total and oufstanding
Remuneration for Salary Benefits Pension Bonus LTIP 20202 209 share awards'
Executive Directors. £000 ~ &000 £000 £000 £000 £000 £000 N £000
Andrew Jones 544 26 82 878 1,297 2,827 2,703 ) 415
mMartin McGann 363 28 54 485 702 1,632 1,559 385

1 Based on an llusirative swing in share price of 10p. For reference, the highest closing share price during the year was 241.2p and the lowest closing price was 137.0p.

The number of shares and share awards was calculated based on the year end total

2 Fulldetalls of Directors' remuneration for the year including valentine Beresford and Mark Stirling, who both stepped down from the Board, as well as all Non Execuhive

Directors can be foung in the table on poge 131

Annual bonus plan - targets and outcomes

Payout target Combining these ocufcomes

- % with the personal objectives % of
Performance measure 25% 50% 100% Actual  awoarded gives the following payouts: £00C  maximum
EPRA EPS 8.8p 8.9p 21p 92.3p 100% Andrew Jones N 878 97.5
TPR 1.0% 1.1% 1 2% 51% 100% Martin McGann 485 95

2017 LTIPs vesting - targets and outcomes
Payout target % The estimated number of

Performance measyre 25% 100% Actual  awarded shares vesting are as foll_o_ws: Number
TSR 1.9% 55.2% 58.9% 100% Andrew Jones _ 612747
TAR ) 1.2% 25.0% 30.6% 00% Martin McGann 331,746
EPRA EPS 21p 9.5p 2.3p 53%

The level of LTIP vesting in 2020 demonstrates the successful performance of the Company over the longer term performance period
with strong absolute earnings growth and a resulting comparative return performance in excess of the Cempany’s direct competitors.

LTIPs granted in the year

Face value

Basis of award Date  Share awards Face value of award

[% of salary) of gra n‘rr number per share - £000

Andrew Jones 200%  5June 2019 534,747 204.2p 1.092
Martin McGann 165% 5 June 2019 294,989 204.2p 602

Shareholding of the Executive Directors

Graph removed
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Implementation of Policy next year

Summary of Policy and proposed changes

Implementation in the year to 31 March 2021

Buse salary

An Executive Director's basic salary is set on
appointment and reviewed annually with changes
normally taking effect from 1 June or when there

is @ change in position or responsibility.

when delermining an appropriate level of salary, the
Committee considers multiple factors including pay
increases to other employees, remuneration within
comparable property companies, and the general
performance of the Cempany and individual.

Proposed changes from current Policy: None

Pension

The Committee and Board believes that during the current COVID-19 pandemic
it is nol appropriate to contemplate pay reviews and increases and therefore
determined that the pay review shall take place in September. Base salaries
for the Executive Directors therefore remain unchanged as shownin the
table below. In additicn, the Directors are waiving 20% of their salary for
three months, providing additional funds for the Company’s wider COVID-19
charity giving.

Executive Director
Andrew Jones
Martin McGann

Base salary [£)
3 :‘2245,870
£365,000

The maximum contribution is 15% of salary which s
payable as a monthly contribution to the Executive
Director's individual personal pension plan or taken
as ¢ cash equivalent, salary sacrifice arrangements
can apply.

Proposed changes from current Policy: Newly
appointed Execulive Directors will be given a pension
contribution of 10% of salary in line with employees.

BRenefits

Executive Directors will receive the 15% of salary supplement in lieu of pension
this year. Thereafter and inline with the new Policy proposed for approval
at this year's AGM, pension contributions will reduce to 12.5% and 10% for
periods commencing 1 June 2021 and 1 June 2022 respectively.

Proposed changes from curent Policy: Contributions paid to current Executive
Directors will reduce to 12.5% and 105 of salary for periods commencing
1 June 2021 and 1 June 2022 respectively in line with employees.

The Committee recegnises the need f¢ maintain
suitable flexibility in the benefits provided to ensure
itis able to support the cbhjective of atfracting

and retalning personnel in order to deliver

the Group strategy.,

Froposed changes from current Policy: Nene

Annual bonus

In line with the Policy, each Executive Director receives:
* Carallowance

+ Private medicalinsurance

* Life insurance

» Permanent health insurance

Annual performance targets are set by the
Committee af the start of the financial year linked
to the Group's long term strategy of growthin EPRA
EPS and TPR.

At least half of the bonus will be linked to the key
property and financial metrics.

Non financial targets are set to measure individual
strategic performance and contribution to the
achievement of partfolio management initiatives
and other operaticnal management objectives.

The payout for on target performance is 50% of the
maximum and the payout for threshold perfermance
is 25% of the maximum,

Executive Birectors who have met their minimum
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% of the annual

ponus will be paid in deferred shares vesting affer
ihree years.

Proposed changes from current Policy: None

The mcximum;)onus opportunity will remain at 165% of salary for the
Chief Executive and 140% of salary for the Finance Director. The performance
conditions and their weightings for the annual bonus are as follows:

Performance

measure Weighting  Description of targets
Growthin 35% Growth in Company's EPRA
EPRAEPS o EPS agecinst a range of challenging targets
CGrowthin 35% Growth in Company's TPR against IPD
total property Quarterly Universe Index; Full payout if growth
return ('TPR") is 120% of the Index; 50% payout if growth
is 110% of the Index; 25% payout if growth
matches the Index; Straight line interpolation
B befween limits; No payout if TPR is negative
Personal 30% Vary between individuals and include
objectives portfolio management, financiol and pecple

management, investor relations, responsible
business and regulatory compliance

The Committee believes that the EPRA EPS target and details of the personal
objectives for the coming year are commercially sensitive and accordingly
these are not disclesed. These will be reperted and disclosed retrespectively
next year in order for shareholders fo assess the basis for any payouts.
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Implementation of Policy next year continued

Summary of Policy and proposed changes

implementation in the year to 31 March 2021

Long Term Incentive Flan

Annual awards of up te 200% of salary for the

Chief Executive and 165% of salary for the other

Executive Direclors.

Awards will normally vest at the end of a three year

period subject to

* The Executive Director's continued employment
ct the date of vesting; and

s Satisfaction of the performance conditions.

Vested awards will be subject to a further two year
holding peried during which Executive Direciors

cannot dispose of shares other than for tax purposes.

The Ccmmittee may award dividend equivalents
on awards that vest.

Proposed changes from current Policy: None

Shareholding requirement

The Committee is aware of the volatility the COVID-19 pandemic can have
on the Company's share price and will assess, for any future awards granted,
whether a reduction in quantum is warrantad.

The Committee will also take o view upon vesting ds to whether there have
been any windfall gains under the LTIP and will take apprepriate action
ifrequired.

Performance Threshold Maximum'

measure weighting  {25% vesting) {100% vesting)

Total shareholder  37.5% Equal fo index Equal to upper quartile
return (TSR) ranked company

Total accounting  37.5% Equal fo index Equal to upper guartile
return (TAR) ranked company

RPI plus 0%
over three years

RPI plus 4%
aver three years

EPRA EPS growth  25%

1 Straight line interpolation between threshold and maximum

TSR and TAR are relative measures measured against the FTSE 350 Real Estate
Sector excluding agencies and operators (the Index). Under the TSR element,
there will be no payout if TSR is negative. The Committee determined that
the indices would not be weighted.

Executive Directors are en(:ourqgred to build up
and hold a shareholding equivalent to a percentcge
of base salary.

Executive Directors will be required to retain at
least 50% of the post tax amount of vested shares
from incentive plans until this requirement is met
and maintained.

Proposed changes from current Policy: increased
post-cessation shareholding requirement from
1007 of salary for 1 year following cessation to
200% of salary for 2 years following cessation

The sharehoclding requirement is:

» Chief Executive - 700% of salary

« Other Executive Directors and certain members of the Senior Leadership
Team - 700% of salary

« Newly appointed Executive Directors — 400% of salary

Key elements and time period

Graph removed
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Directors’ Remuneration Policy

The previous Remuneration
Policy for the Group

which was approved by
shareholders at the AGM on
11 July 2017 for a period of
three years is nearing expiry.
This section outlines the
2020 Remuneration Policy
which, subject to shareholder
approval, will take effect for
three years from the 2020
AGM on 22 July 2020.

The Group's Remuneration Policy is
designed 1o align execuytive pay and
incentives with the Company’s goals
and encourage and reward exceptional
overdll and individual performance.

Overview of our Policy

The overiding objective is to operate
fair and transparent Remuneration Policy
which motivates and retains individuals
of the highest calibre and rewards the
delivery of the Group's key strategic
pricrities, long term growth and attractive
shareholderreturns.

As well as motivating. remuneration plays
a key role in retaining highly regarded
individuals and needs to be competitive.

The principles which uhderpin the
Policy ensure that Executive Directors’
remuneration:

+ Is aligned to the business strategy
and achievement of business goals;
Is aligned with the interests of

shareholders by encouraging high
levels of share ownership;

-

.

Attracts, motivates and retains
high calibre individuals;

» Is competitive inrelation to other
comparable property companies;
Is setin the context of pay and
employment conditions of other
employees; and

Rewards superior performance through
the variable elements of remuneration
that are linked to performance.

.

»

Policy review

PwC, the Company's remuneration advisor
reviewed the current Policy to ensure it
continued to remain fit for purpose and
alighed to the most recent regulatory
developmaeants including the 2018 Code.
They tock inte consideration changes to
business strategy over the three year Policy
period, pay-outs earned by the Executive
Directors and the level of investor support
when identitying any areas for possible
censideration and change.

Changes to the Remuneration Policy

2018 Corporate Governance Code
We are required to comply with the
new 2018 Code for the first time this year
and as such, it has been a major factor
influencing the design of the 2020 Policy.

Under the headings prescrived under
provision 40 of the 2018 Code, the
following table shows the alignment
between the Policy and Code.

Following areview of the Policy, the Commitiee concluded that the current Policy worked well,
created dlignment with stakeholders and the balance of metrics currently used supported
business strategy. The following changes are proposed to bring the Policy furtherin line

with corporate governance best practice.

Element Current Policy

Proposed change

Rationale for change

Post-cessation
shareholding
requirement

of 100% of salary
for 12 months
following cessation.

Post-cessation
shareholding
requirement

Post-cessation To create further

shareholdging alignment between
requirement of shareholders and
200% of salary for the executives.

two years following
cessation cof

misstatement

Colculation error

inincentives

* Fraud or
misconduct

* Reputational
damage

employment.
Pensions Conftribution of New Executive To align the Policy
15% of salary for Director pensions with the Corporate
i Executive Directors to be inling with Governance Code
{new and current). other employees. and the expectation
Contribution of of shareholders
12.5% of salary for arcund equality
Executive Directors of pension
effective from June  confributions.
2021 and 10% from
June 2022, which
is aligned with
allemployees.
Malus and The following In addition to Te align the Policy
clawback friggers are already  the current Policy, with the Board
centained in the Committee Effectiveness
the Policy: is proposing to Guidance under
+ Material add Corporate the Code.

Failure as a frigger
for malus and
clowback.
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Directors’ Remuneration Policy continued

2018 Corporate Governance Code

Provision 40 element

How the Remuneration Policy aligns

Clarity - remuneration arrangements
should be fransparent and promcete
effective engogement with shareholders
and the workforce.

Simplicity - remuneration structures
should aveid complexity and their
rationale and operation should be
easy to undersiand.

Performance measures and targets under the LTIP c‘re_d-i's"c\osed before grant

and performance targets for the annual bonus are disclosed refrospectively.

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.

This alignment and transparency allows us o effectively engage with shareholders
and the workforce onremuneration.

The Remuneration Policy is designed with simplicity in mind and its operation q@-ns
with that of the majority of the FISE 350 and is therefore easy to understand.

Risk - remuneration arrangements
should ensure reputationol and other
risks from excessive rewards, and
behavioural risks that can arise from
target-based incentive plans, are
identified and mitigated.

The selection of performance measures and calibration of fargets ensures that
incentives will only pay-out where strategic goals have been met. The mix of relative
and absolute performance measures help to balance the effect of external market
factors (whether positive or negative).

The Remuneration Policy contains strict minimum 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 payments through malus and clawback
and an overriding discrefion on the part of the Committee to depart from formulaic
outcomes if it appears that the criteria on which the award was based does not
reflect the underlying performance of the Company.

Predictability -the range of possible
values of rewards fo individual directors
and any other limits or discretions should
be identfied and explained at the time
of approving the policy.

The Rermuneration Policy sets out clearly the range of values, limits and discretions
inrespect of the remuneration of management.

Proportionality - the link between
individual awards, the delivery of strategy
and the long-term performance of the
company should be clear. Outcomes
should not reward poor performance.

The remuneration package is weighted in favour of variable pay. This combined
with the Committee's approach to target setting including the use of relative
performance measures means that total remuneration will be reduced in the event
of poor performance.

Pay-outs at maximum will only be available for delivery of the strategy and strong
underlying performance.

Alignment to culture — incentive schemes
should drive behaviour consistent with
company purpose, vaiuves and strategy,

The overall structure of the Remuneration Policy including the incentive schemes
is consistent with the principles of the Policy which encourage share ownership.

Furthermore, the elements of the Executive Director remuneration package is
cascaded further down the organisation, as is the culture of share cwnership.
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Executive Directors’ Remuneration Policy Table

Base salary

Purpose and link fo strategy

Operation

Maximum opportunity

Provide a competitive level of fixed pay to attract and retain Executive Directors of the required
calibre to deliver the Group's strategy.
Level of pay reflects individuals' skills, seniority and experience and complexity of the role.

An Executive Director's basic salary is set on appointment and reviewed annually with changes
normally taking effect from 1 June or when there is a change in position of responsibility.

when determining an appropriate level of salary, the Committee considers:

= Pay increases to other employees

« Remuneration practices within comparatble property companies

= Any change in scope, role and responsibilities

« The general performance of the Company and each individual

+ The experience cf fhe relevanf Direcfor

« 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 become 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.

The Committee ensures that maximum salary levels are positicned in line with companies of
asimilar size to the Group and validated against other property companies, so that they are
competitive against the market.

The Committee intends to review the comparater group each yeadr 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 orif it is
necessary to remain competitive fo retain a Director.

The Company will set cut in the section headed Implementation of Remuneration Policy, in the
following financial year, the salaries for that year for each of the Executive Directors.

Performance measures

Pension

The Directors are subject to an annual performance assessment, the outcome of which is taken
account of in setting base salaries.

Purpose and link to strategy
Operation

Maximum opportunity

Provide a competitive post-retirement benefit to attract and retain individuals.

The Company provides a pension contribution allowance in line with practice relative to
its comparators 1o enable the Company to recruit and retain Executive Directors with the experience
and expertise to deliver the Group's strategy.

This allowance will be a non-consolidated allowance and will not impact any incentive calculations.

The maximum contribution for current Executive Directers 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 persion contribution
in line with other employees. No element other than base salary is pensionable.

Performance measvres

Nene.
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Directors’ Remuneration Policy continved

Execvtive Directors' Remuneration Policy Table continuved

Benefits
Purpose and link to strategy Provide o comprehensive and Compeﬁ‘rivggéineﬂf package to cid recruitment and the retention
o of high quality Executive Directors. o .
Operation Each Executive Director receives the following:

+ Caraliowance

+ Private medical insurance

« Lifeinsurance

* Permanent health insurance

The Committee recognises the need to maintain suitable flexibility in the benefits provided fo
ensure it is able to suppoert the objective of attracting and retaining personnel in order to deliver
the Group strategy. Additional benefits which are available to other employees on breadly
similar terms may therefore be offered.

Maximum opportunity Car allowance is £20,000 per annum for each Executive Director.
Cther 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 measvres None.

Annual bonus

Purpose and link to strategy Incentivise the achievement of annual financial ’rorgéts consistent with the Group's business plan
for the relevant financial year with particular fecus on total property return [TPR) and EPRA earnings
o per share {EPS} as well as the delivery of agreed personal abjectives.

Operation Annual performance targets are set by the Committee at the starf of the financial year linked
to the Group's long term strategy of growth in EPRA EPS and TPR. At least half of the bonus will be
linked fo the key property and financial metrics. Non financiol targets are set o measure individual
strategic performance and contribution fo the achievement of portfolic management initiatives
and other operational management objectives.

Executive Directors who have met their minimum shareholding requirement have the option to
receive the annual bonus paid In cash. For those who are yet 1o meet the minimum shareholding
requirement, up to 100%, and at least 50%, of the annual bonus will be paid in deferred shares
vesting over three years. No further performance conditions will apply to these shares other than
continued employment and dividend equivalents are paid out at the end of the vesting period.

The annual bonus contains malus and clawback provisions as noted on page 128.

Maximum opporiunity The current maximum bonus for the Chief Executive is 165% of salary and 140% of salary for other
Executive Directors, Target bonus is 82.5% of salary for the CEO and 70% of salary for the other
Executive Directors, representing 50% of the maximum opportunity. The threshold for the bonus
is 25% of the maximum opportunity.
In excepticnal circumstances, such as recruitment, the Committee may award a bonus opportunity
of up to 175% of salary. However, the maximum bonus limit for current Executive Directors will be
capped atl 165%. i.e. no exceptional awards will be made to existing Executive Directors.

Performance measures Performance is assessed against target financial and non financial measures which may vary
each year depending on the annual pricrities of the business. At least half of the bonus payment
is subject to financial and/or property performance targets.

The Commiltee will set challenging annual targets consistent with the Group's business strategy
that are appropriately stretching. but achievable. The Committee is of the opinion that due to
the commercial sensitivity of annual targets, targets will be disclosed retrospectively.

The Committee retains discretion to make dewnward or upward adjustments te the amount

of bonus payable resulting from the application of the performance measures if it believes that
the outcomes are not a fair and accurate reflection of business performance.
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Executive Directors’ Remuneration Policy Table continued

Long term incentives

Furpose:nd link to stru_fegy

Incentivise and reward the de\iveafvcfflong term Group performance and sustained growth in
line with business strategy, thereby building a shareholding in the Group and aligning Executive
Directors' interests with shareholders’.

Operation

The LTIP rules were approved by the shareholders at the 2013 AGM.

Awards are granted annually to Executive Directors in the form of a cenditional share award or nit
cost option.

Details of the performance conditions for grants made in the yeor will be set out in the Annual Report
on Remuneration. If the Committee decides that the selected strategic metrics are commercially
sensitive for future grants, details will be disclosed refrospectively in the Annual Report on
Remuneration,

Awards will nermally vest at the end of a three year period subject to:

*+ the Executive Director's confinued employment at the date of vesting

« satisfaction of the performance 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 provisions as noted on page 128,

“Maximum opportunity

Annual awards with a maximum value of up to 200% of salary for the Chief Executive and 165%
of sailary for other Executive Directors based on the market value at the date of grant setin
accordance with the rules of the LTIP.

25% of the award will vest for threshold performance.

100% of the award will vest for maximum performance. There is straight line vesting between
these points.

Performance measures

For the awards to be made in the year to 31 March 2021, the following three year performance

measures will apply to the aword:

« 37.5% Total Shareholder Return (TSR} exceeding the TSR of the FTSE 350 Real Estate Super Sector Index
{excluding agencies and operators)

« 37.5% onrelative Tolal Accounting Return (TAR)

+ 25% on EPRA EPS growth versus a base target plus RPI

The Committee may change the balonce of the measures, or use different measures for subsequent
awards as appropriate.
Ne material change will be made to the type of performance conditions without pricr shareholder
consuliation.
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
matericlly less difficult to satisfy than the original conditions
« make downward or upward adjustments to the amount vesting under the LTIP award resulting
fram the application of the performance measures if it believes that the outcomes are not a
fair and accurate reflection of business performance
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Directors’ Remuneration Policy continued

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 encouraging the Execulive Directors to build up over o five year period and
then subsequently held a shareholding equivalent to a percentage of base salary. Adherence fo 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 B N 700%
Other Executive Directors o 700%
Newly appointed Executive Direcfors - ' 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 eamed over the Policy period and paid in shares.

Post cessation shareholding requirement
There is a post cessation shareholding requirement for the Executive Directors, who must retain shares equivalent in volue to 200% of salary
for two years post cessation of employment,

This requirement pravides further long term alignment with shareholders and ensures a focus on successful succession planning.
Non Executive Directors' Remuneration Policy Table

Fees and benefits

Purpose and link to strategy To attract and retain suitably qualified Non Executive Directors by ensuring fees are comp-etiﬁve.
Non Executive Directors are not eligible to receive benefits other than fravel, hospitality related
or other incidental benefits linked to the performance of their duties as a Director.

Operation The Board is responsitle for setting the remuneration of the Non Executive Directers,
The Remuneration Committee is responsible for setting the 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 Compeny retains the flexibility to pay fees for the
membership of Committees. The Chair does not receive any additional fees for membership
of Committees.
Fees are reviewed annually based on equivalent roles in the comparator group used fo review
salaries paid to the Executive Directors.
Non Executive Directors and the Chair do not participate in any variable remuneration
arrangements or cther benefits arrangements. )
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 Execulive 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 taxincurred inrelation ta these.
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Recruitment remuneration arangements for Executive Directors

Remuneration element

Recruitment Policy

Salary, Benefits and PensE-rL

Annuval Bonus

These will be set in line with the policy for exisﬁ;g Executive Directors.

Maximum annual parficipation will be set in line with the Company's palicy for existing Executive
Directors and will not exceed 165% of salary (175% of salary in exceptional circumstances).

LTiP

Maximum annual participation will be set in line with the Company’s policy for existing Executive
Directors and will nof exceed 200% of salary.

Maximum Variable
Remuneration

The maximum variable remuneration which may be _grcmfed in normal circumstances is 365% of salary
{375% of salary in exceptional circumstances). This excludes in both cases the value of any buyouts.

‘Buyout’ of incentives forfelted
on cessation of employment

Relocation Policies

Where the Committee determines that the individual circumstances of recruitment justifies the
provision of a buyout, the equivalent value of any incentives that will be forfeited on cessation of
an Executive Director's previous employment (the lapsed valued) will be calculated taking intc
account the folicwing:
* the proportion of the performance period completed on the date of the Executive Director's
cessation of employment
» the perfermance conditions attached to the vesting of these incentives and the likelincod
of them being satisfied
« any other terms and cenditions having a material effect an their value

The Committee may then grant up 1o the same value as the lapsed value under the Company's

incentive plans. To the extent that it was not possible or practical 1o provide the buyout within
the terms of the Company's existing incentive plans, a bespoke arrangement would be used.

In instances where the new Executive Director is required to relocate or spend significant time away
from their normal residence, the Company may provide one-off compensation fo reflect the cost
of relocation for the Executive Director. The level of the relocation package will be assessed on

a case by case basis but will take into consideration any cost of living differences and schooling.

Service contracts and payment for loss of office

Remuneration element

Treatment on cessation of employment

General

7SA|;I|‘:|_ry, Benefits and Pension

The Committee will honour Executive Directors' contractual entitlements, Service contracts do
not contain liquidated damages clauses. If a contract s to be terminated, the Committee will
determine such mitigation as it considers far and reasonable in each case. There are no contractual
arrangements that would guarantee a pension with limited or ne abatement on severance or
early retirement. There s no agreement between the Company and its Directors or employees,
providing for compensation for loss of office or employment that occurs 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 settlement or compromise of any claim arising in connection with

the termination of an Executive Director's office or employment.

These will be paid over the notice period. The Company has discretion to make a lump surnm
payment in lieu.

Cash bonus

Good leaver; performance conditicns will be measured at the bonus measuremend date.

Bonus will normally be pro-rafed for the period worked during the financial year,

Other reason: no bonus payable for year of cessation.

Discretion: the Committee has the following elements of discretion:

« to determine that an Executive Directoris a good leaver. It is the Committee’s infention to only
use this discretfion 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 normal policy is that it
will pro-rate bonus for time., It is the Committee's intention to use discretion fo not pro-rate in
circumstances where there is an appropriate business case which will be explained in full
to sharehaolders

LendonMetric Property Plc
Annual Report and Accounis 2020



126

Remuneration

Directors’ Remuneration Policy confinued

Service contracts and payment for loss of office continued

Remuneration element Treatment on cessation of employment

Deferred share owards "~ 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 is a good leaver. it is the Committee's infention to only
use this discretion in circumstances where there is an appropriate business case which will be
explainedin full to shareholders

1o vest deferred shares at the end of the original deferral period or at the date of cessation.
The Committee will make this determination depending on the type of good leaver reason
resulting in the cessation

o determineg whether to pro-rate the maximum number of shares to the fime from the date

of grant to the date of cessation. The Committee’s normal policy is that it will not pro-rate awards
tor time. The Committee will determine whether or not to pro-rate based on the circumstances
of the Executive Director’s departure

LTIP Good leaver: pro-rated to time and performance inrespect of each subsisting 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 s a good leaver, Itis the Committee's intention fo only
use this discretion in circumstances where there is an appropriate business case which will be
explained in full to shareholders

+ to measure performance over the original performance pericd or at the date of cessation.
The Cemmittee will make this determination depending on the type of good leaver reason
resulting in the cessation

+ {o determine whether to pro-rate the maximum number of shares to the time from the date of

grant to the date of cessation. The Committee’s normal policy is that it will pro-rate awards for time.
1t s the Committee'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

-

The following 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 fo time and The Committee has discretion regarding whether fo p?o—rclte the bonus
(cash) performance to the date to time, The Committee’s normal policy is that it will pre-rate the bonus
of the change of control. for time. It is the Committee’s intention to use its discretion tc not pro-rate

in circumstances only where there is an appropriate business case which
will be expiained in full to shareholders.

Annudl bonus Subsisting deferred share The Committee has discretion regarding whether to pro-rate the award

(deterred shares) awards will vest cna o time. The Committee’s normal policy is that it will not pro-rate awards
change of contrel. for time. The Committee will make this determination depending on the

circumstances of the change of control.

LTP The number of shares The Commiftee has discretion regarding whether to pro-rate the LTIP
subject to subsisting LTIP awards to time. The Committee's hormal policy is that it will pre-rate the
awards will vest cn a change LTIP awards for time. Itis the Committee's intention to use its discretion
of control, pro-rated to to not pro-rate in circumstances only where there is an appropriate
time and performance. business case which will be explained in full ta shareholders.
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lllustration of application of 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 caotegorised info three components: {i} Fixed; (i} Annual Bonus {including Deferred Bonus);

and (iif) LTI,

The target scenarios assume 50% payout of the maximum opportunity under the annual bonus and 25% (being threshold vesting)
of the LTIP. In line with the changes fo the regulations, we have also shown the maximum scenario with the impact of 50% share price
appreciation over three years, For comparison, we have also shown the actual single figure for the year 1o 31 March 2020,

Andrew Jones

Martin McGann

{ |
| |

Graph removed

Graph removed

Strategy link to Remuneration Policy

The Committee's remuneration decisions are steered by the Group's strategic direction and corporate objectives. It isimportant that
the incentive arangements operated by the Company are directly inked to the achievement of the Company's sirategy and overall
corporate objectives. It is the Committee's belief that the incentive elements of the Remuneration Policy align with these objectives.

The following table demonsirates how the Company's key performance indicators ('KPIs’] are aligned fo ifs variable incentive

arrangements of the annual bonus and LTIP.

tink toremuneration

Link to strategy

Key performance Indicators

Annval bonus

T

Total shareholder return

37.5%

OO0O

Total accounting return

37.5% OOOO

EPRA earnings per share

35%

2% 0000

Total property return

35%

OO00

Manage and snhance
responsibly toimprove
our assets and help
occupiers thrive

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

Own desirable real
estate that meets
occuplers’ needs

Generate relfable.
repetitive and growing
Income-led totalreturns
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Directors’ Remuneration Policy continued

Recruitment remuneration arrangements
The Company’s principle is thaf the
remuneration of any new recruit will be
assessed in ine with the same principles

as for the existing Executive Directors, as

set out in the Remuneration Policy table.

The Committee is mindful that it wishes

to avoid paying more than it considers
necessary to secure a preferred candidale
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 sharehotder sentiment
regarding one-off or enhanced short
term or long term incentive payments
as well as giving consideration for the
appropriateness of any performance
medasures associated with an award.

Where an existing employee is promoled
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 would be honoured and
form part of the ongoing remuneration
of the person concerned. These would
be disclosed to shareholders in the
Remuneration Committee report for
e relevant financial year.

New Non Executive Directers will be
appointed through letters of appointment
and fees set at a competitive market level
andin line with the other existing Non
Executive Directors, Letters of appointment
are norrnally for an initial term of three years
and gre subject to a notice period of
three months by either party.

Service contracts and

payment for loss of office

The service contracts for the Executive
Directors were reviewed and revised following
the mergerin 2013 of London & Stamford
and Metric Property, Service contracts

are terminable by either party with notice
of 12 menths. 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 appeintment.

Each Non Executive is subject fo an
initicll three year ferm followed by annual
re-election at the Company’s AGM.

The following definition of leavers will
apply to both the annual benus and the
LTIP. A good leaver reasonis defined as
cessation in the following circumstances;
* Death

s ll-health

= Injury or disability

s Redundancy

Retirement

« Empioying company ceasing fo be
a Group company

Transfer of employment o a company
which is not a Group company

» At the discretion of the Committee

Cessation of employment in circumstances
other than those set out above is cessation
for other reasons.

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 adjustment of the annual
bonus payments or unvested LTIP awards
because of the occurrence of cne or more
circumstances listed. The adjustment may
result in the value being reduced to nil.

Clawbuack is the recovery of payments
made under the annual bonus or vested
LTIP awards <s < result of the occurrence
of one or more circumstances listed.

Clawback may apply to all or part of a
parficipant’s payment under the annual
ponus 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 misstatemeant
resulting in an adjustment in the
audited accounts of the Group or any
Group company

« The assessment of any performance
condition or cendition in respect of an
annual bonus payment or LTIP award
was based an errer, or inaccurate or
misleading informaticn

+ The discovery that any information used
to determine the annual bonus payment
or LTIP aword waos based on error, or
inaccurate or misleading information

* 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 detrimentalimpact
con the reputation of any Group company
provided that the Board is satisfied that
the relevant particioant was responsible
for the censure or reputational damage
and that the censure or reputational
damage is attribulable to the participant

= Where, ¢s ¢ result of an appropriate review
of accountability, the Remuneration
Committee determines that the Executive
Director has caused whoelly orin part a
corporate failure of the Company

The following table outiines the tirme periods during which these recovery provisions may

apply for each element of remuneration:

Remuneration element Malus

Clawback

Annual bonus

“Up fo the date of

Two years post the date

{cash} o the cash pcymen_f L of any cash payment
Annual bonus To the end of the three n/a

(deferred stcuresJ year vesting period -

LTIP To the end of the three Two years post vesting

vear vesting period
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Other directorships

Executive Directors are permitted 1o 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. Andrew Jones was a Non
Executive Director of The Untte Group Pic
until ® May 2019 and earned fees of £4.000
inthe year to 31 March 2020. There were
no new appeintments in the year. None of
the other Executive Directors held external
appeintments during the year.

Statement of consideration

of shareholder views

Following a thorcugh review of the current
Remuneration Policy, the Committee
carried out an extensive consultaticn
seeking fo engage with cur top
shareholders representing over 60% 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 this year from both a pelifical and
corporate governance perspective,
and have proposed a Policy which the
maojority of shareholders were supportive
of during the consultation process.

The Commitiee remains cemmitted to
ongoing dialogue with the Company's
shareholder base to ensure the views of
all stakeholders are taken in to account
in order fo ensure the correct decisions
are made for the Company.

Employee considerations
The Company applies the same principles to the remuneration of ail employees as it
applies fo the Executive Directors. namely ihat:

+ Any incentive compensation is aligned to the business strategy and achievement
of business geals

* The remuneration encourages employees 10 become shareholders
+ The remuneration attracts, motivates and retains high cdlibre individuals
« The remuneration is competitive in relation fo other comparable property companies

+ The incentive elements reward superior performance through the vanable elements
of remuneration that are linked to performance

The Committee considers employee views carefully and the Board has appeinted Andrew
tivingston as the designated workforce Non Executive Director with the role of gathering
employee views, ensuring that key points raised by employees are discussed at Board

or Cormmittee meetings and feeding back to employees how their views have been
considered in the decision making process.

The Committee is mindful of the internal pay relativities when sefting pay for the
Executive Directors. The Company provides regular strategy and performance updates
to employees, including half yearly results presentations, which are used to convey

key messages.

The diagram below 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 2020.

The Commitiee 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

Finance Director
165% c;f_sclory
]40‘7; of salary

_FWS% of salary

Senior Leﬁdershrp Team
40% to 165% of salary
65% to 140% of salary

10% to 15% of salary

Element of pay Chief Execulive

LTIP N 200% of salary

165% of salary
15% of salary

Annual bonus
Pensicn

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 million.

The base fees for Non Executive Directors, excluding the Chair, remain unchanged and are
reflected in the table below, The Chair's letter of appointment set his fees for the period te
31 March 2021,

Chair ) £200,000
Base N?m Execvtive Director feg__ _— o __7 £49,500
ﬁSenior Independent Director additional fee ”— £5,000
Additional fee for Audli/lieﬁ-lunerafion Committee Chair ) 7 ; £10.000
Additional fee for Audit/Remuneration Committee membér_sﬁ}; C £5,000
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Annual Report on Remuneration

On the following pages we
set out the Annual Report

on Remuneration for the
year ending 31 March 2020
which provides details of
how the Remuneration Policy
was applied and how we
intend to apply the Policy

for the year ahead to

31 March 2021.

This report is subject to an advisory vote

at the forthcoming AGM on 22 July 2020
and complies with the 2018 UK Corporate
Governance Code, Listing Rules and The
Large and Medium Sized Coempanies

and Groups {Accounts and Reports)
[Amendment) Regulations 2013, The areas
of the report which are subject to audit
have been highlighted.

The role of the Remuneration Commitiee
The Committee determines Directors’
remuneration 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 ultimately
accountable for executive remuneration
but has delegated this responsibility fo the
Committee. All Commitiee members are
Non Executive Directors of the Company.,
which is an important prerequisite to ensure
Executive Directors' pay is set by Board
members whe have no personal financial
interest in the Company other than as
potential shareholders.

Meetings and activities

The Committee meets regularly without

the Executive Directors being present and is
independently advised by PwC, a signatory
to the Remuneration Cansultants” Code

of Conduct and which has nc connection
with the Group other than in the provision
of advice on executive and employee
remuneration matters and taxation

advice. PwC were appoeinted in 2017 by

the Remuneration Commitiee following a
competitive tender process. Total fees paid
to PwC in respect of remuneration advice
to the Committee were £156,500 calculated
on both hourly and fixed fee bases.

No Executive Director is involvedin 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 reports to
the Board on proceedings and outcomes
following each Cemmittee meeting.

The Committee met on seven occasions during the year. The main activities of the
Committee during the year and to the date of this report were as follows:

Annual
bonus
& LTIP

Set challenging EPS targets for the 2019 LTIP awards and annual
benus for the year te 31 March 2020

Approved Executive Directors’ share awards under the LTIP

following the announcement of the Company’s results for the
year ended 31 March 2019

Approved the Deferred Bonus Shares vesting in the year for

Executive Directors

Assessed the performance of Executive Directors against targets
set at the beginning of the year and determined annual bonuses
for the year o 31 March 2020

Salary

Determined 1o defer the salary review in light of the COVID-19

pandemic until September

Governance

Reviewed and approved the Remuneration Committee Report

External evaluation of its own performance and review of its

terms of reference

Reviewed and approved the CEO pay ratio

Remuneration
Policy

Conducted an independent review of the appropriateness of
the current Remuneration Policy and shaped the proposed Policy

Sought to consult with over 0% of the shareholder base on the
proposed changes to the Policy

tondonMetric Property Pic
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Single total figure of remuneration for each Director (audited)

Salary Total Annual Total
and fees Benefits' Pension? Fixed bonus® LTIP* variable Totat
2020 201 2020 209 2020 2019 2020 2019 2020 2019 2020 2019 2020 2019 2020 2019
Director £000 £000 £0DD £000 €000 £00C  £000 £000  £000 £000  £000 £000  £000 £000  £000  £000
Egz-uiive o o
Andrew Jones 544 533 26 24 82 B0 652 637 878 797 1297 1269 2175 2066 2,827 2.703
MartinMcGann 363 330 28 26 54 52 445 428  AB5 444 702 687 1187 1131 1,632 1559
Valentine Beresford® 104 337 7 25 16 55 127 417 139 447 - 724 139 1191 266 1408
Mark Stirling? 104 38 7 25 16 55 127 443 134 447 - 724 134 1091 261 1,639
Non Executive o -
Patick Vaughar® 215 230 14 11 - - 229 24 - - - - - - 229 oa
Suzanne Avery j? __E? - - - - 59 57 - - - - - - 59 57
JamesDean 64 63 - - - 44 3 - - - - - - s &3
Robert Fowlds TR - - - - 54 9 - - - - - - 9
Andrew Livingston 54 56 - L - - 54 56 - - - - - Z 54 56
Alec Pelmore - 53 - O - - - 53 - - - - - - - 53
Philip Watson - s _ _ - 58 - _ _ _ _ _ - 58
Rosalyn Wilton 69 68 - - - - 49 68 - - - - - - 89 48

Taxable benefits include the provision of o car allewance for Executive Directors and private medical insurance

Pension contribution is 15% of saiary {excluding any sclory sacrifice) and may be taken partly or entirely in cash

Annual bonus payable inrespect of the inancial year ending 3' march 2020 paid fully in cosh as minimum shareholding requirements met

2017 LTIP awards expected to vestin Jure 2020 for the performance period to 31 march 2020. The value of the award hos been colculated by mulhiplying the estimated

number of shares that will vest, including the dividend equivalent, by the average share price for the three months fo 31 March 2020. No discretion was applied in defermining

the estimated vesting of the award os a result of changes in share price or other factors. The change in share price growth between grant and 31 March 2020 accounts for

£264.000 for Andrew Jones and £143.000 for Martin McGann as reflected in the table on page 134. The estimated figures disclosed in the previous Annual Report for 2019

vesting hove beenrestated to reflect tinal vesting figures ond the shore price on the date of vesting. The estimated shore price used wos 187.2p ond the actual shore price

on vesting was 207.2p. The differences in value were: Andrew Jones £141.000. Marhin MeGann £76.000, Valentine Berestord £81.000 and Mark Shrling £81,000

5 Amounts refllected in the table for Yalentine Berestard and mark Stirling represent the time apportioned port of their total remuyneration for the period they were Executive
Directors of the Company

4 Private Medical Insurance benefit has continued at the discretion of the Remuneration Committee since becoming Non Execulive Chair

bW R =

The Committee believes itis important to take a holistic view of the Executive Directors’ fotal 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 overail wealth. In the Committee's opinion, the impact of share price movements on the total
wedlth of the Directaris more important than the single figure, The significant shareholding encourages Directors to take along term view
of the sustainable performance of the Company, which is crifical in @ cyclical business. The Directors' significant exposure to share price
movements is a key facet of the Company’s Remuneration Policy.

Annual bonus ouicome for the year ended 31 March 2020
The annual bonus performance targets set for the year to 31 March 2020 and the assessment of actual performance achieved is set
outinthe table below.

Bonus awards are based 70% on the Company's financial performance and 30% on the individual's contribution in the year.

The financial performance element measures growth in EPRA EPS and TPR relative 1o the IPD Quarterty Universe Index for the Group's
portfolic of assets. In determining the base EPRA EPS target, the Committee locks to maintain consistency with longer term incentive
targets but is mindful of shorter term strategic priorities and changing market conditions. The 2020 annual bonus ouicome is set cut
in the table below.

Financial Individual Bonus % Bonus 7 Total bonus

objectives objectives of maximum of salary £000

Andrew Jones - 70% 28% 97.5% 6% 878
MartnmcGann % 25% 95%  133% 485
valertine Beresford 70% 25% - 95% 133% 139
Mark Stirling’ 0% 22% 92% 129% 134

1 The bonusreflected in the table for Valentine Beresford and Mark Stirling represents the time apportioned part of their total bonus for the period they were Executive
Directors of the Company
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Group financial fargets

Perfermance Basls of Range Maximum Actual Ta

measure Weighting calcula?lonr L (0%} (25%) {50%) (100%) performance awarded

EPRA EPS 35% Growthin EPRA <8.8p 8.8p a9 91p 92.3p 100%

EPS against a
challenging target ) o

Total property 35% Growthin TPR Positive TPR TPR is TPR is 5.1% 100%
return {'TPR’) againsi IPD Quarterty growth matches 1.1 times 1.2 times
Universe index index index index
1.0% 1.1% 1.2%

Individual non financial targets

Executive Directors’ non financial tfargets accounted for 30% of the maximum bonus award. Personal objectives were dligned to the
delivery of the Group's key strategic objectives.

The Committee felt that all Executive Directors had substantially achieved their individuat personal objectives and approved payouts
for all Directors as reflected in the table on page 131.

The table below cutlines the key personal objectives set and the Committee’s assessmeni of performance for each of the Executive
Directers for the annual bonus awarded in the year te 31 March 2020.

Objective Assessments

Andre;v Jones

» Portfolio focus to maximise both
EPS and NAV growth

Increase in EPRA EPS from 8.8p to 9.3p. providing cover for an increase in the dividend
for the year

Decrease in EPRA NAY per share from 174.9p to 171.7p largely due to one off costs

of A&J Mucklow of 2.5p

Recycling capital with sefll down
of non core assets

Investment in preferred urban logistics sector increased from 27% tc 35% in the year
Reduced exposure to megasheds and increase in quality of long income assets

Focus on income quality fo deliver .
opportunities for sustainable and
progressive earnings

Growth in earnings in the year of 5.6%, supporting a continuation in dividend progression
Increase in contracted rent from £90 million to £123 million

Lengthen and strengthen
relationships with key stakeholders:
institutional shareholders, private
client wealth managers (‘PCM’).
occupiers and analysts

Qver 250 investor meetings in the year and strong share price performance

Continuing focus cn PCMs which account for 36% of the register

Strong portfolio metrics demonstrate occupier contentrment with occupancy increasing

to 98.6%

increased granularity of income. Top ien tenants account for 3é% of rents, improved from 51%
Focused programme in support of key analysts

Con{ihue to realign the team in line .
with our evolving portfolio strategy

Conftinuing focus on the right team with the right skills. Efflective integration of Mucklow
employees inte the LondonMetric team

.
L]

Reinfcrce the position of the
Company as leading investor/partner
of choice in logistics

Reinforcement of growth characteristics of urban logistics continues o be well received
in the market and by stakeholders
Effective shift in logistics from megasheds tc urban logistics

To provide cversight 1o the dréii\'/éry' .
of development schemes during
the year

Completion of 434,000 sq ft of development during the year producing £3.5 million
of annual rent with a further 425,000 sq ft under construction

Posifion the Company as an
employer of choice and continue to .
generate positive employee feedback
and very low staff turnover rate

.

Third staff survey undertaken in March with very positive results

100% of staff enjoy working for the Company and would recemmend LondonMetric
as an employer
Very low staff turnover rate of 6%

Maintain and improve our ranking in .
the EPRA/GRESB sustainability rankings  «

GRESE Green Star, EPRA sustainability Gold Award
GRESB score of 71% ahead of last year and peer group average cf §7%
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Objective Assessments

Martin McGann

» Optimising the funding structure
to support the real estate strategy

Incorporation of Mucklow SWIP facility into LondonMetric
Arrangement of new HSBC faciiity in the year

Increased debt provided diversification in the year
Headroom of £220 million at the year end

Deliver risk management/corporate
governance agenda o Increasing
satistaction of stakeholders

Implemented new 2018 Corporate Governance Code into processes and reporting
Confinued focus on risk dashboard at Board meetings
= Consideration of emerging risks including the recent COVID-1% pandemic

Focus onincome quality to deliver
growth in our sustainable earnings

* Growthin EPRA eqrnings in the year of 5.6%, supperiing a centinuation in dividend
progression
* Increase in contracted rent from £20 million to £123 millicn

Maintain and improve our ranking in
the EPRA/GRESB sustainability rankings

+ GRESB Green Star, EPRA sustainability Gold Award
+ GRESB score of 71% ahead of fast year and peer group average of 67%

Delivery of development schemes on
schedule and on budget, with leHings
at or above target rents and within
agreed timescales

+ Completion of 434,000 s5q ft of development during the vear producing £3.5 million
of annual rent with a further 425,000 sq ft under construction

Maintain cppropric{e LTV, cost of
finance ond debt maturity metrics

« Lower average cost of debt of 2.9% (2019: 3.1%)

LTV of 35.9% which reduces to 30.9% after year end equity raise
* New HSBC facility mitigating refinancing risk in the near term

Position the Company as an
employer of choice and continue o
generate positive employee feedback
and very low staff turnover rate

Valentine Beresford

Third staff survey undertaken in March with very positive results

+ 100% of staff enjoy working for the Company and would recommend LondonMetric
as an employer

» Very low staff turnover rate of 6%

+ Continue to reposition portfolio
with the objective of maintaining
distribution at ¢.70% and reducing
retail bias to 10%

Investment in preferred urbanigéfstics sectarincreased from 27% to 35% in the ye;:r
Reduced exposure to megasheds and increase in quality of leng income assets

+ Sell down non core, ex-growth and
underperforming assets

Residential portfolic reduced to 5 flats with 2 currently under offer, 26 flats scld inthe year

Centinue to strengthen team and
integrate whole Investment team into
broader Company business

Continued strong performance and fine funir?gféf the team to ensure right people with
right skills
Integration of Mucklow staff has enhanced the team

Promote Company as ‘partner of
choice' with developers, vendors
and agents

Evidence of 'off market' opportunities testament to strong reputation amongst developers
and agents

»

Provide support to the development
pipeline in the yecr and to

the delivery of funding and
developments on schedule and
within budget

Position the Company as an
employer of choice and continue to
generate positive employee feedback
and very low staff turnover rate

Completion of 436,000 sq ft of development during the year producing £3.5 million
of annual rent with a further 425,000 sq ft under construction

Third staff survey undertaken in March with very positive results

100% of staff enjoy working for the Company and would recommend LondonMetric
as an employer

Very low staff turnover rate of 6%

+ paintain and improve our ranking in
the EPRA/GRESB sustainability rankings

GRESB Green Star, EPRA sustainability Gold Award
GRESB score of 71% ahead of last year and peer group average of 67%
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Objective

Assessments

Mark Stirling

« Portiolic focus to deliver both
income and capital growth versus
IPD benchmark

Streng portfolio metrics with total property return of 5.1% exceeding the IPD bencﬁmcrk

of -0.5%
Like for like inceme growth of 4%

* Continuing focus on asset
management to lengthen and
strengthen cur rent roll

Asset management activity delivered 130 occd;;ier transactions and rent of £5.2 million
Average lease lengths on new lettings of 11.6 years

* Confinuing to increase and improve
our development pipeline through
new opportunities and new
planning consents

New forward funded development schemes at Goole and Wallingford in the year olohg

with additional Muckiow development at Tyseley

_* Maintain our high cécbponcy

Cccupancy increased o 98.6% (2019:97.8%) 7

* Retain our position as pariner of
choice amaengst key retailers

Qur relationships with key retailers continue 1o be essential both within our logistics and long
income portfolios and the strength of those relationships has been evidenced in our rent

collection statistics

* Delivery of develocpment schemes on
schedule and on budget, with lettings
at or above target rents and within
ogreed fimescales

Completion of 436,000 sq ft of development during the year pfoducing £3.5 million
of annual rent with a further 425,000 sq ft under construction

« Position the Company as an
employer of choice and continue to
generate positive employee feedback
and very low staff turnover rate

Third staff survey undertc-ﬂ;en in March with very positive resulfs
100% of staff enjoy working for the Company and would recommend LondonMetric

as an employer
Very low staff turnover rate of 6%

+ Maintain ond i'mprove our ranking in
the EPRA/GRESB sustainability rankings

Deferred Bonus Plan

GRESB Green Star, EPRA sustainability G(ﬁ Award

GRESB score of 71% ahead of last year and peer group average of 67%

The Remuneration Policy approved in July 2017 allows the Directors to opt cut of bonus defenralif the minimum shareholding requirement is met.

Al the date of this report, each Executive Director’s shareholding exceeds the minimum reguirement.

Dividend equivalents accrue on deferred shares held. Income tax and employees' national insurance liobilities are payable on vesting
based on the market value of the shares at that date.,

Cne third of the deferred shares granted on 8 June 2016 and held ot 31 March 2019, vested on 10 June 201%. One third of the deferred
shares granted on 16 June 2017 and held ot 31 March 2019, vested on 18 June 2019. Further shares representing one third of the June 2017
awards are expected to vest in June 2020,

Deferred shares are held in an Employee Benafit Trust which at 31 March 2020 held 4,330,731 shares. Qutstanding deferred bonus shares
held by the Executive Directors are set out in the table betow.

Entitlerment to erdinary shores

Face value At Notiona! At

Date on grant' 1 April Awarded dividend Released 31 March

of grant ’:‘2000 2019 inthe year _ shares n the year 2020

Andrew Jones 8 June 2016 291 70,434 - 1,643 (72,077) -
16 June 2017 376 162,622 - 10,208 (82.755) 90,075

Martin McGann T 8une 2016 159 38,519 - 899 (39,418 -
16 June 2017 209 90,551 - | 5.483 (46.080) 50,154

Valentine Beresford " Blune 2016 168 40,562 - 946 (41,508) -
16 June 2017 220 95,354 - 5986 48,524) 52,816

Mark Stirling 8 June 2016 168 40,562 - 946 (41.508] -
16 June 2017 220 95,354 - 5986 (48,524) 52,816

1 Face value is the weighted average share price over the five business days immediately preceding the dote of the award. For 2014 this was 160.7p and for 2017

this was 168 6p
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Long Term Incentive Plan
Awards granted in the year to 31 March 2020 are summarised in the table below.

Face value

Basis of award Date  Share gwaords Face value of award

{% of saiary) of grant number per share £000

Andrew Jones 200%  5lJune 2019 534,747 204.2p 1,092
Martin McGann 165% 5 June 2019 204,989 204.2p 802
yclenﬁne Beresford - 165%  5June 2019 304,872 204.2p 623
Mark Stirling 165% 5 June 2019 304,872 204.2p 623

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 fo continued service and the achievement
of performance conditicns.

Performance condition Vesting level

Total Sharehelder Return (‘TSR') measured uguinsﬁ'_rSE 350 Real Estate
Super Sector excluding agencies and operators (37.5% of Award)

SR less than index over 3 years - b= .

TSR equals index over 3 years' 5%

TSR between index and upper quartite ranked company Pro rata on a straight line basis between 25% and 100%

in the index' ) _

TSR equal to ot better than the upper quartile ranked company 100%

in the index o o

Total Accounﬂna keturn (‘TAR') measured ogclnsi--_I;‘I'SE 350 Real Estate
Super Sector excluding agencies and operators (37.5% of Award)

TAR less than index over 3 years 0%

TAR equals index over 3 years o o 25% B )

TAR between index and upper guartile ranked company " Prorataona straight line basis between 25% and 100%

in the index . _ —
TAR eqgual to or betfér-tTwon the upper quartile ranked com pany 100%

in the index
EPRA EPS growlh against a base target plus RPI (25% of award)

Less than base plus RPI plus 0% over 3 years o 0% . .
_Base plus RPI plus 0% over 3 years - o 25% o )
_Base plus RPI plus between 0% and 4% over 3 years Pro rata on a straight line basis between 25% and 100%

Base plus RPI plus 4% over 3 years 100%

1 TSR must be positive over 3 years

The adjusted EPRA EPS base target for the three yaar performance periods commencing 1 April 2016, 1 April 2017, 1 April 2018 and 1 Aprii 2019
has beenset at 7.77p, 8.16p. 8.54p and 8.77p respectively. The Group's three year financiat forecast was taken into account when setting
these targets aleng 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.
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Long Term Incentive Plan (continved)
Awards expected to vest in the vear to 31 March 2021 in relation to the three year performance period commencing 1 April 2017 are

summarised below.

Range

Performance measure waighting Basis of calculation (0%} (100% Actual performance % owarded
Total shareholder return 37.5% Growth in TSR against FTSE 350 <1.9% 58.9% 100%

['TSR’) ~___ RealEstate Index _
Total accounting return 37.5%  Growth in TAR against FTSE 350 <1.2% 30.6% 100%
['TAR') Real Estate Index L
EPRA EPS 25% Growth in EPRA EPS against <91p 9.3p 53%

a challenging base target

Total
eslimated
Maximum LTiF Estimated Share price face value
number of % of number of appreciation of award’
E_)”E.C_'SJL o shares maximum - V£OOO £000
Andrew Jones 696,303 B8% 612,747 _ 264 1,297
Martin McGann 376,984 88% 331,746 143 702

1 The face value is based on the overage share price for the three manths to 31 March 2020 of 211.8p

Qutstanding LTIP awards held by the Executive Directors are set out in the table below.

Number of shares under award’

Date of  Face value At 1 April Granted Notional - Lapsed Af31 Morch  Performance
Director grant on grant 201‘{ o inyear dividend shares 2020 Eiﬂoﬂ,
Andrew Jones 8.6.2014 160.7p 720,568 - 8,460 - 1.4.2016 to
- o 31.3.2019
16.6.2017 168.6p 667925 - 28,378 494,303 1.4.2017 to
. 31.3.2020
15.6.2018 189.5p 582,498 - 24,757 407455 1.4.2018 to
31.3.2021
5.6.2019 204,20 - 534,747 22,719 557,466 1.4.2019 to
e - 31.3.2022
Martin McGann 8.6.2014 160.7p 390,122 - 4,688 - 1.42016 to
o 31.3.2019
16.6.2017 168.6p 361,620 - 15,364 376,984 1.4.2017 to
31.3.2020
15.6.2018 189.5p 315,477 - 13,403 328,880 1.4.2018 to
31.3.2021
5.6.2019 204.2p - 294,989 12,533 307,522 1.4.2019 to
31.3.2022

1 Awards granfed as nil cost options

The LTIP awards granted to Valentine Beresford and Mark Stirling on 8 June 2016 with a performance period 1 April 2016 to 31 March 2019

vested in the year. Both Valentine Beresford and Mark Stirling received 349,228 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 cut in the table on poge 137,

There were no mevements in Directors’ shareholdings between 31 March 2020 and the date of this report,

The shareholding guidelines recommend Executive Directors buitd up a shareholding in the Company at least equal to seven times salary.
All Executive Directors complied with this requirement at 31 March 2020 and as at the date of thisreport. No Director had any interest
or contract with the Comipany or any subsidiary undertaking during the year.
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The Executive Directors have entered into individual personal loan arrangements with J P Morgan Infernational Bank Limited and granted
pledges over ordinary shares in the Company as security in connection with the loans. The loans were used fo 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.

Overdll beneficial ~ Overal beneficial LTIP shares
Interest 31 March Interest 31 March subject fo Deferred Tetal interests Share $hareholding Number of shares
2020 Ordinary 2019 Ordinary shares performance  bonus as at ownership as guideline pledged as ot
shares of 10p each of 10p each conditions  shores 31 March 2020 % of salary’ met 31 march 2020
Executive Directors T ) B -
Andrew Jones 4,196,699 3,791,072 1,861,224 90,075 6,147,9?3 1352% Yes 3,446,072
Martin McGann 2,785,052 2,564,56-0 1,013,386 50,154 3,848,572 1342% Yes 2,341,585
Non Executive Directors - 7:
Pafrick Vaughan 11,200,000 12,250,000 ) B
Suzanne Avery 22,750 22,7§0 . )
James Dean 20,000 20,000 o
Robert Fowlds 104,000 104,000 ~
f\ndréw Livingston 108,558 48,898
Rosalyn Wilton 100,000 100,000

1 Based on the Company’'s share price ot 31 march 2020 of 175.9p and the beneficial interests of the Directors
2 Former Executive Directors, Volentine Beresfard and Mark Stirling. held beneficial interests of 2,991,860 and 2.485.522 ordinary shares in the prior year

Performance graph

The first graph below shows the Group's total shareholder return {'TSR'} for the period from 1 October 2010, when the Company listed
on the Main Market of the London Stock Exchange, to 31 March 2020, compared to the FTSE Ali Share REIT Index, the FTSE 350 Real Estate
Index and the FTSE 350 Real Estate Super Sector index. These have been chosen by the Commitlee asin previous years as they are
considered the most appropriate and relevant benchmarks against which to assess the performance of the Company.

The starting point required by the remuneration reguiations was close 1o the bottom of the property cycle where a number of property
companies launched rights issues while the Company did not. The Company's share price had not fallen as much as the average share
price of the FTSE Real Estate sectar prior to this starting point, thereby setting a higher initial base price for this graph.

Total shareholder return measures share price growth with dividends deemed to be reinvested on the ex-dividend date.

The Company's total shareholder return aver the period since merger in 2013 has outperformed allindices as shown in the second
graph below.

Graph remeoved Graph removed
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Chief Execufive's remuneration table

The table below details the remuneration of the Chief Executive for
the period frorm the Company’s listing on the main market of the
London Stock Exchange on 1 October 2010 to 31 March 2020.

Annual bonus LTIP vesting
Total (asa%ofthe [asa%ofthe
remuneration maximurm maximum
Year o 31 Morch £000 payout]  opportunity)
2020 2,827 97.5 88
2019 2703 90 84
2015 2,392 79 94
2017 2,506 a9 100
2014 2,792 77 100
2015 1,167 78 T
2014 1,296 160 -
2013 {Andrew Jones)' 166 100 =
2013 (Patrick Vaughany’ 583 0o -
2012 664 100 -
20112 323 w00 -

I Andrew Jones became Chief Executive ond Palrick Vaughan became Chair
on 25 january 2013 following the merger of the Company with Metric Property
Investments plc

2 Forthe six rmonths from the Company's listing on 1 October 2010 to 31 March 2011

Percentage change in Chief Executive’s remuneration

The percentage change in the Chief Executive's remuneration
from the previous year compared to the averoge percentage
change inremunercation for all other employees is as follows:

% change
Salary | Taxable  Annual
and fees benefits bonus
ChiefExecutive 0% &% 10%
Other employees o 0% 31% 12%

[excluding Chief Executive)

The Committee and Board believes that during the current COVID-19
pandemic itis not appropriate to contemplate pay reviews and
increases and therefore determined that the pay review shall
take place in September. Base salaries and fees therefore remain
unchanged.

CEOQ pay ratio

Whilst the Company has fewer than 250 employees and
therefore is not required to disclose aratic, the Commitiee felt
that it was appropriate to disclose the CEO to all employee pay
ratio, recognising that the Company's investors expect to see
such disclosure.

Pay ratio
72?3"’\ S0th 75th
Year B - percentiie  percentile  percentile
2020 e 4211 1611 Bl
2019 o o 34:1 12:1 81

The Company chese to adopt the Option A methodclogy
when calculating the ratic 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 both 2019 and 2020
figures in the table above.

The Chief Executive's single figure of remuneration for 2020 and
2019 used for the calculation ratio is as detailed on page 131.

The same methodology was used e 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 CEQ and the Non Executive Directors,

As we continue to disclose the ratio in future years, we anticipate
that there are likely to be changes in the ratic 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 anficipate 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 aur shareholders. This infreduces o 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 CEQ pay in that year, again impacting the ratio
for the year;

Long term incentives are provided in shases, and therefore
anincrease in share price over the three years magnifies the
impact of along term incentive award vesting in a year;

We recognise that the ratio 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
evenin 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 CEC and the
wider workforce. The table showing the year on year change

of CEC 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 CEO, the ratio is much more stable
over time.

Payments to past Directors and for loss of office
There have been no payments made to retinng Directors or for
loss of office in the year.

Upon stepping down from the Board, Valentine Beresford and
Mark §tirling remained employees of the Company and as such

in accordance with the Remuneration Policy and respective share
plan rules they remain entitled to vesting of deferred bonus shares
and LTIP awards which have already been granted. These awards
will vestin line with their original schedules,
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Relative importance of spend on pay

The takle betow shows the expenditure and percentage change
in spend on employee remuneration compared to other key
financial indicators.

2020 2019 %

£m £m change

Employee costs' n3 9.6 177%
Dividends? 64.2 55.6 15.5%

1 Figures taken from note 4 Administrative costs on poge 163 and are stated before
any arnounts capitalised and exclude share scheme costs
2 Figures taken from note 7 Dividends on page 165

Statement of voting at AGM

Al the AGM on 11 July 2019, the Annual Report on Remuneration
was approved with votes from shareholders representing 72%

of the issued share capital of the Company.

The Directors' Remuneration Policy was aporoved at the AGM
on 11 July 2017 with votes from shareholders representing 71%
of the issued share capital at the time. The details of these
oufcomes are below,

2019 Annual Report 2017 Directors'
on Remuneration Remuneration Policy
Votes cast % Votescast %
For 7 595906739  99.08 492,623,371 98.92
Against 5505016 092 5370.453 1.08
withheld 18,987 5,053,433
Total 401,430,742 503,047,257

Statement of implementation of Remuneration Policy

for the year ending 31 March 2020

The table on pages 117 to 118illustrates how we intend o
implement our Policy over the next financial year and gives details
of remuneration payments and targets,

Mysell and my successor Robert are available to sharehelders te
discuss the Remuneraticn Policy and its implementation and can
be contacted through the Company Secretary.

ook forward to the suppaort of shareholiders at this year's AGM.,

Signature removed

James Dean
Chair of the Remuneration Commitiee

10 June 2020
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Report of the Directors

Imoge removed

| am pleased tc present
the Report of the Directors
together with the audited
financial statfements

for the year ended

31 March 2020.

Martin McGann
Finance Director

Annual General Meeting

The Annual General Meeting ('/AGM') of the Company will be held at 10 am on 22 July 2020.

Due to the COVID-19 pandemic the AGM this year will be held as a closed meeting convened

at our offices in Curzon Street with the minimum quorum of two shareholders, being two members
of the Board, and shareholders will not be permitted 1o attend in persen this year as to do so would
be inconsistent with Government guidance. Further detalls on how 1o vote and participeie in the
AGM are included in the Notice of Meeting on pages 191 to 195 along with the proposed resolutions.

The Board considers that the resolutions proposed promete the success of the Company, and are
in the best inferests of the Compony and its shareholders. The Directors unanimously recommend
that you vote in favour of the resolutions as they intend to do in respect of their own beneficial
holdings. which amount in aggregate 1o 18,535,059 shares representing approximately 2.0%

of the existing issued ordinary share capital of the Company as at ¢ June 2020.

Additional information which is incorporated info this report by reference. inciuding information
required in accordance with the Companies Act 2016 and Listing Rule 2.8.4R can be found on

the following poges:
removed |see poges 01 - 7§
removed |sqe pages 60— 75
removed [see page 109

Viability Statement Graphic
removed |gpp page 63

removed |see poges 80 and 81
Directors’ interests g Graphic
Remuneration Committee report © Lremoved |see page 137
- See poges 135 - 136
removed [gnd on page 123
Stakeholder engagement Graphic |See pages B7 - 92
QOur stakeholders secticn of the Geovernance report removed |and pages §2 - 57
and Responsible Business review - .- .
e e
Section 172 Statement - '
. mov! See page 52
.o
removed |sge page 51
: removed see page 100
Financtal instruments ' Graphic |
Note 14 removed [see ;.mge 173
V :
. premoved |see pages 171 - 172

Review of business and future developments
Throughout the Strategic report

Principal risks
Risk management section of Strategic report

Internal financial control
Audit Committee report

Directors’ details
Directors' biographies

Detalls of long term incentive schemes
Remuneration Commiitee report

Greenhouse gas emissions
Responsible Business review

Diversity
Nomination Committee report

Financial risk management policies
Note 14

Interest capitalised
Note 5

Shareholder waivers of dividends
Report of the Directors

Related party transactions
Note 20

Post balance sheet events
Nate 21

All ather subsections of LR 9.8.4R are not applicable.
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Company status and branches
LondonMetric Property Pic is a Real Estate
Investment Trust ('REIT') and the holding
company of the Group, which has no
branches. Itis listed on the London Stock
Exchange with a premium listing.

Principal activities and business review
The principal activity of the Group
continues to be property investment and
development, both directly and through
joint venture arrangements.

The purpose of the Annual Report is to
provide information to the members of
the Company which is a fair. balanced
and understandable assessment of the
Group'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 is confained in the
Strategic report on pages 01 fo 75 and
should be read as part of this report,

The Annual Report contains certain
forward loaking statements with respect
to the operations, performance and
financial candition of the Group. By their
nature, these siatements involve risk
and uncertainty because they relate to
future events and circumstances which
can cause results and developments 1o
differ from those anticipated. The forward
looking statements reflect knowledge
and infoermation available at the date
of preparation of this Annual Report.
Nothing in this Annual Report should

be construed as a profit forecast.

Results and dividends

The Group reported a loss for the year
attributable to equity shareholders of

£5.7 million [2019: profit of £119.7 million).
The first two quarterly dividends for 2020
totaling 4.0p per share were paid in the year
as Property Income Distribufions (*PIDs'),

The third quarterly dividend of 2.0p was
paid following the year end on 16 April 2020
as a PID. The Directors have approved a
fourth quarterly dividend of 2.3p per share
payable on 22 July 2020 to shareholders
on the register at the close of businass

on 19 June 2020, of which 0.75p will be
paid as a PID.

The total dividend charge for the year

fo 31 March 2020 was B.3p per share,
anincrease of 1.2% over the previcus year.
Of the total dividend charge for 2020

of 8.3p, 6.75p was payable as a PID as
required by REIT legistation, after deductien
of withholding tax at the basic rate of
income fax. The balance of 1.55p was
payable as an ordinary dividend which

is not subject to withholding fax,

Investment properties

Avaluation of the Group's invesiment
properties at 31 March 2020 was undertaken
oy CBRE Limited, Savills (UK} Limited and
Cushman & Wakefield Debenham Tie
feung Limited on the basis of fair value
which amounted to £2,346.5 million
including the Group's share of joint venture
property as reflected in the Financial
review on page 38.

Share capifal

As at 31 March 2020, there were
841,498,022 ordinary shares of 10p inissue,
each carrying ene vote and all fully paid.
The Company issued 138,415,684 ordinary
shares as part of the consideration fos

the acquisition of A&J Mucklow Group

on 27 June 2019 and a further 2,890,498
ordinary shares under the terms of its Scrip
Dividend Scheme. Since the year end the
Company issued a further 118,163 ordinary
shares in relation to the third quarterly
dividend scrip alternative.

On 7 May 2020 the Company issued
66,666,666 new ordinary shares at a price
ot 180p per share, as aresult of a successtul
equity placing. The placing was met with

a high level of demand from both existing
shareholders and potential new investors
and the Board decided to increase the
size of the equity raise from approximately
£100 million to £120 million.

A placing is an issue of shares directly to
certain shareholders, There are regulatory
restrictions on placings designed to protect
he rights of existing shareholders which
the Company adhered to.

At the Annual General Meeting in 2019,
the Company was granted authority to
allot shares up to @ maximum amount of
£27975.917 {representing approximately
one third of the Company's issued share
capital following the completion of

the acquisition of A&J Mucklow Group)
and to allot shares up to a maximum
nominal value of £4.196,388 (representing
approximately 5% of the Company’s

issued share capital following the
completion of fhe acquisition of A&J
Mucklow Group) without having fo first
offer those shares to existing shareholders.,
The Company was alse granted authority
to allot further shares up fo a maximum
nominal value of £4,194,388 (representing
approximately 5% of the Company's issued
share capital following the completion

of the acquisition of A&J Mucklow Group)
without having to first offer those shares

to existing shareholders, where such
authority is used only for the purposes

of financing a transaction which the
Directors determine to be an acquisition
{the 'Acquisition Authority'). The Company
used the full Acquisition Authority granted
to it to issue the shares in connection

with the placing, with tha remaining
placing shares issued under the former
non-pre-emptive allotment authority.

The shares issued in connection with

the placing represented a 7.9% increase
to the issued share capital of the Company
prior to the placing and a 9.6% increase

to the issued share capital of the Company
in the three year period preceding the
placing (with the placing being the only
non-pre-emptive issue of equity securities
by the Company in such three year period).
In accordance with the Pre-Emption Group's
Statement of Principles. this equates to

a 2.9% increase o the issued share capital
of the Company prior to the placing and
a 4.6% increase to the issued share capital
of the Company in the three year pericd
preceding the placing and is therefore
below the level stipulated by the
Pre-Empticn Group,

The placing raised gross proceeds of
approximately £120 million and the net
cash received after deducting cosis was
£116.6 million, which will be used to fund
pipeline acquisition oppertunifies. The price
reflected a 1.5% discount o the previous
day's share price and a discount of 3.4%
to the intra-day price of 184.3p al the
time the placing price was agreed.

There is only one class of share inissue
and there are no restrictions on the size

of a holding or on the transfer of shares,
None of the shares carry any special rights
of conirol over the Company. There were
no persons with significant direct or indirect
holdings in the Company cther than

those listed as substontial shareholders

on page 142,
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Report of the Directors

Report of the Directors continved

The rules governing appointments,
replacement and powers of Directors

are contained in the Company's Articles
of Association, the Companies Act 2006
and the UK Corporate Governance Code.
These include powers to authorise the issue
and buy back of shares by the Company.
The Cempany's Articles can be amended
by Special Resolution in accordance

with Companies Act 2006,

Purchase of own shares

The Company was granted authority

at the Annual General Meetingin 2019 to
purchase its own shares up to an aggregate
nominal value of 10% of the issued neminal
capital. That authority expires at this year's
AGM and aresolution will be proposed

for its renewal, No crdinary shares were
purchased under this authority during

the year.

Shares held in the Employee Benefit Trust
As at 31 March 2020, the Trustees of the
LondonMetric Long Term Incentive Plan
held 4,330,731 shares in the Company in
frust to satisty awardls under the Company's
Long Term Incentive and Deferred Bonus
Plans. The Trustees have waived their right
to receive dividends on shares held in

the Company.

Directors

The present membership of the Board
and biographical details of Directors are
set out on pages 80 and 81. The interests
of the Directers and their families in the
shares of the Company are s&t outin

the Remuneration Committee report

on page 137.

In accerdance with the UK Corporate
Governance Code and in line with
previous years, all of the Directars will
offer themselves for re-election by the
shareholders ot the forthcoming AGM
on 22 July 2020, The powers of Directors
are described in their Terms of Reference,
which are available cnrequest.

Directors’ and Officers’ liability insurance
The Company has arranged Directors'
and Officers’ liability insurance coverin
respect of legal action against its Directors,
which is reviewed and renewed annually
and remains in force at the date of

this report,

Substantial sharehelders

The Directors have been nofified that the following shareholders have a disctosable
interest of 3% or more in the ordinary shares of the Company at the date of this report:

Number
Shareholder of shares To
BlackRock Inc - . 80.520.871 8.86
Rathbeones B B 49,706,941 5.47
Troy Asset Mcnégemem _ 49,339,102 5.43
The Vanguard Group Inc 40,404,981 4.45
standard Life Aberdeen 39,661,287 437
Cohen & Steers Inc i 36,687,125 4,04
Ameriprise Financial Inc 29,676,758 3.27

Stakeholders

The Group's long-term sustainable success
is dependent on its relationships with

key stakeholders. In the Governance
report on pages 87 to 92, we outline the
ways in which we have engaged with
our key stakehclders and how they have
influenced the Board's decision making.

Employees

At 31 March 2020 the Group had

33 employees including the Executive
Directors. The Company promotes
employee involvement and consultation
and invests time in ensuring stoff are
infarmed of the Group's transactions,
activities and performance through
internal emait communication of corporate
announcements and pericdic updates
by the Chief Executive.

The Group's interim and annual results
are presented to all staff by the Executive
Directors. Staff receive regular briefings,
presentations and email communication
on cther relevant matters affecting

them as employees, which this year
included a company-wide anfi-bribery,
anti-corruption, money laundering

and corporate culture seminar and
weekly updates from the Chief Executive
throughout the lockdown period.

The Board recognises the importance

of attracting, developing and retaining
the right people. The Company operates
a non-discriminatory employment policy
and full and fair consideration is given

to applications for employment made
by pecple with disabilities, having regard
to their skills and abilifies, and to the
continued employment and training

of staff who become disabled.

Certain employees are eifigible to
participate in the annual bonus and LTIP
arrangements, helping to develop an
interest in the Group's performance and
align rewards with Directors' incentive
arrangements, The Company provides
retirement benefits for its employees
and Executive Directors.

Andrew Livingston wos appointed as
the designated workforce Non Executive
Director last year to act as a licison
between the Board and employees
and a channel through which staff can
share their views and raise concerns.

Further details of how we engoge
with employess can be foundin the
Governance report on page 90 and
the Responsible Business review on
pages 54 to 55,

The environment

Details of our approach te responsible
business and its aims and activities can
be found on the Company's website
www.londonmetric.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 45 to 59 of this report.

The Group recognises the imporiance

of minimising the adverse impact of its
operations on the environment and the
management of energy consumption
and waste recycling. The Group strives to
improve its environmental performance
and regularly reviews its management
system and policy to ensure it maintains
its commitment to environmental matters.
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This year. as part of our commitment to
working with ocur wider stakeholder group
to improve the environment, we have
decided to use the authority in cur Arficies
fo move away from the paper version of
this report and ask shareholders to instead
view it electronically online by visiting our
website, Thase wishing to receive a hard
copy report have been accommeodated
and this will be sent at least 20 working
days before the AGM,

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 51.

Suppliers

The Group aims to settle supplier accounts
in accordance with their individual ferms
of business. The number of creditor days
outstanding for the Group at 31 March 2020
was 14 days (2019: 15 days).

Charitable and political contributions
During the year, the Group made charitable
donations of £22.958 (201%; £12,252).

No paolitical donations were made during
the year (2019: £nil).

Post year end and in response to the
COVID-19 pandemic, we have provided
assistance 1o our occupiers and have raised
funds for local community charities locoted
close to our assets and developments.

In addifion, the Board of Directors and
certain key employees are waiving 20%
of their salaries and fees for three months,
providing additional funds for cur wider
COVID-19 charity giving.

Provisions an change of control

Under the Group's credit facilities, the
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 a change of control of the Company.

There are nG agreements between the
Company and its Directors or empioyees
providing for compensation for loss of office
or employment that cccurs 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 Cirectors’
report are aware, there is no relevant
audif information of which the auditoris
unaware and each Director has taken all
steps that he or she cught to have taken
as a Director to make himself or herself
aware of any relevant audit information
and to estaklish that the auditor is
aware of that information,

Auditor

Deloitte LLP is willing to be reappointed
as the externat auditor to the Company
and Group. Their reappointment has
been considered by the Audit Committee
andrecommended to the Board.

A resolution will be proposed at the
AGM on 22 July 2020.

On behalf of the Board

0
|
! Signatyre removed
|

. -

Martin McGann
Finance Directer

10 June 2020

We have applied

the principles of good
governance contained
in fhe UK Corporate
Governance Code 2018
(the ‘Code’) throughout
the year under review
and our compliance
statement is on page 79.

Further details on how
we have applied the
Code can be foundin
the Governance section
on pages 76 to 139 and
should be read as part
of this report.
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Report of the Directors

Directors’ Responsibility Statement

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

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 statements in accordance with
International Financial Reperting Standards
['IFRSs'} as adopted by the European Union
and have elected 1o prepare the Company
financial statements in accordance

with Financial Reporting Standard 101
{'FRS101'} ‘Reduced Disclosure Framewaork'.
Under Company law the Directors must
not appreve 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 svitable accounting policies
and then apply them consistently

* Make judgements and accounting
estimates that are reasonable
and prudent

State whether applicable FRS101
‘Reduced Disclosure Framework’ has
been followed, subject to any malerial
departures disclosed and explainad

in the financial statements

Prepare the financial statements

on the going concern basis unless it
is inappropriate to presume that the
Company will continue in business

In preparing the Group financial
statements, International Accounting
Standard 1 requires that Directors:

+ Properly select and apply
accounting policies

Present informaticn, including
accounting policies, in a
manner that provides relevant,
reliable, comparable and
uvnderstandable information

Provide additional disclosures
when compliance with the specific
requirements in IFRSs are insufficient
to enable users te understand the
impact of particular fransactions,
other events and cenditions on

the enfity’s financial position and
financial performance

+ Make an assessment of the Company's
ability to continue as a going concern

The Birectors are responsible for keeping
adequate accounting records that are
suflicient fo show and explain the Company's
transactions and disclose with reasonable
accuracy at any time the financial position
of the Company and to enable them to
ensure that the financial statlements comply
with the Companies Act 2006. They are also
responsible for safeguarding the assets of the
Cornpany and hence for taking reasonable
steps for the prevention and detection

of fraud and cther irregularities.

The Directors are rasponsible for

the maintenance and integrity of the
corporate and financial information
included on the Company's website.
Legislation in the UK governing the
preparation and dissemination of financial
statements may differ from legislation

in other jurisdictions.

Responsibility statement
we confirm that to the best of our knowledge:

+ The financial statements, preparedin
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 repert includes a fair review
of the development and performance
of the business and the position of

the Company and the undertakings
included in the consolidation taken

as a whole, together with a description
of the principal risks and uncertainties
that they face

The Annucl Report and financial
statements, 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

Signature removed

Martin McGann
Finance Direclor

10 June 2020

Signoture removed

Andrew Jones
Chief Executive

10 June 2020
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Inside this section , The Group financial
Independent Auditor'sreport i statements that follow in
GrouP {ir_won_cic_i sarements I this section have been
Noies lorming part of the Group ‘ prepGred in accordance
fironoiol sratemerts | H

i with IFRS.

Cormpany linancial statements

Notes lorming part of the Company o [ The Compor‘ly lilalelsleilell

Lransinl srolenier s e _ I STOTemerﬁS have been

Supplementary information | prepared in accordance
oo \ )

Glossary B o  with FRS 101

Notice of Annual General Mectng

Financial calendar ' The Independent Auditor’s
Shareholderinformation ) : repOI’T ThOT SUDDOFTS the

| financial statements s

| reflected on page 146,

| Martin McGann
| Finance Director
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To the members of LondonMetric Property Plc

Independent Auditor’s report

Report on the audit of
the financial statements

1. Opinion

In our opinion:

the financial statements of LondonMedtric
Property Plc [the ‘Cornpany’j and its
subsidiaries (the 'Group') give a true

and fair view of the state of the Group’s
and of the Company's affairs as at

31 March 2020 and of the Group's [oss
for the year then ended;

the Group financial statements have
been properly prepared in accordance
with International Financial Reperting
Standards (IFRSs) as adopted by the
Euvropean Union;

the Company financial statements have
been properly prepared in accordance
with United Kingdem Generally Accepled
Accounting Practice, including Financial
Reporting Standard 101 'Reduced
Disclosure Framework'; and

the financial statements have been
prepared in accordance with the
requirements of the Companies
Act 2006 and, as regards the Group
financial statements, Arficle 4 of the
IAS Regulation.

3. Summary of our audit approach

We have audited the financial statements
which comprise:

the Group income Statement:

the Group and Company
Balance Sheets;

the Group and Company Statements
of Changes in Equity;

the Group Cash Flow Statement; and

the related Group notes 1 to 21 and
Company notesi to ix.

The financial reporting framework that

has been applied in the preparation of the
Group financial statements is applicable
law and IFRSs as adopted by the European
Union. The financial reporting framework
that has been opplied in the preparation
of the Company financial statements

is applicable law and United Kingdom
Accounting Standards, including FRS

101 ‘Reduced Disclosure Framework'
{United Kingdom Generally Accepted
Accounting Praclice).

2. Basis for opinion

we conducted our auditin accerdance
with International Standards on Auditing
(UK) {ISAs {UK)) and applicable law.
Ourresponsibilities under those standards
are further described in the auditor's
responsibilities for the audit of the financial
statements section of our report.

We are independent ¢of the Group and
the Company in accordance with the
ethical requirements that are relevant

to our audit of the fingncial statements in
the UK, including the Financial Reporting
Council's {the 'FRC’s’) Ethical Standard
as applied to listed public interest entities,
and we have fulfilled our other ethical
responsibilities in accordance with

these requirements. We confirm that

the non-audit services prohibited by the
FRC's Ethical Standard were not provided
to the Group or the Company.

we believe that the qudit evidence we
have obtained is sufficient and appropriate
to provide a basis for our opinion,

Key audit matters

Materiality

Scoping

Significant changes in our approach

The key audit matters that we identified in the current year were:

« Valuation ofinvestment property; and

+ Accounting for significant, unusual and complex property fransactions:

Acquisition of A&J Mucklow Group Limited.

within this report, key audit matters are identified as follows:

@ Newlyidentified

o Increased level of risk
& simitar level of risk

@ Decreased level of risk

The materiality that we used for the Group financial statements was £28.8 miillion
which was determined on the basis of 2% of equity. For tesfing balances that
impacted EPRA earnings we used a lower materiality of £3.7 million, which was

based on 5% of that measure.

The Group is subject fo a full scope audit on 100% of net assets, revenue and loss

before fax.

Consistent with last year. in identifying key audit matters, we considered the property
transactions of the Group, owing to the potential complexity and judgement in
accounting for such transactions. In the current year, our key audit matter is focused
on one particular fransaction, being the acquisition of A&J Mucklow Group Limited.
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4. Conclusions relating to going concern, principal risks and viability statement

4.1. Golng concern

we have reviewed the Directors’ statementin note 1 to the financial statements about
whether they considered it appropriate to adopt the going concern basis of accounting

in preparing them and their identification of any material uncertainties to the Group's and
Company's ability to continue to do so over a period of at least 12 months from the date of

approval of the financial statements.

We considered as part of our fisk assessment the nature of the Group., its business model
and related risks including where relevant the impact of the COVID-19 pandemic and

Brexit, the requirements of the applicable financial reporting framework and the system of

internal contrel. We evaluated the Directors' assessment of the Group's ability to continue

as a going concern, including challenging the underlying data and key assumptions used
to make the assessment, and evaluated the Directors' plans for future actions in relation to

their gaing concern assessment,

We are required to state whether we have anything material to add cr draw attention to
in relation to that statement required by Listing Rule 2.8.6R(3) and report if the statement is
materially inconsistent with our knowledge obtained in the audit.

4.2, Principal risks and viability statement

Based solely on reading the Directors' statements and considering whether they were
consistent with the knowledge we obtained in the course of the audit, including the
knowledge obtained in the Company’s ability to confinue as a going concern, we are
requirec to state whether we have anything material to add or draw attention toin
relation to:

» the disclosures on pages 60 to 75 that describe the principal risks. procedures to identify
emerging tisks, and an explanation of how these are being managed or mitigated;
the Directors' confirmation on pages 60 to 62 that they have carried out d robust
assessment of the principal and emerging risks facing the Group. including those that
would threaten its business mode!, future performance, solvency or liquidity: or

the Directors' explanation on page 63 as to how they have assessed the prospects of
the Group, over what period they have done so and why they consider that period fo

be appropriate, and their statement as to whether they have a reasonable expectation
that the Group will be able to continue in operation and meet ifs liabilities as they fall due

over the period of their assessment, including any related disclosures drawing attention
to any necessary qualifications or assumptions.

We are also required to report whether the Directors' statement relating to the prospects

of the Group required by Listing Rule 9.8.6R(3) is materially inconsistent with our knowledge

obtained in the qudit.

Going concern is the basis

of preparation of the financial
statements thot assumes an
entity willremaln in operation
for a period of at least 12 months
from the date of approval of the
financial statements.

We confirm that we have
nothing material fo report,
add or draw attention to in
respect of these matters.

Viability means the abHity

of the Group lo continue over
the time horizon considered
appropriate by the Directors.

Wwe confirm that we have
nothing material to report,
add or draw gttention to in
respect of these matters.
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To the members of LondonMetric Property Pic

Independent Auditor’s report continued

5. Key audit matters

Key audit matters are those matters that, in our professional judgement, were of most significance in our cudit of the financial statements
of the current period ond include the most significant assessed risks of material misstatement (whether or not due to fraud) that we
identified. These matters included those which had the greatest effect on: the overall audit strategy; the allocation of resources in the
audit; and directing the efforts of the engagement team.

These matters were addressed in the context of cur audit of the financial statements as a whole, and in forming our opinion thereon,
and we do not provide a separate opinion on these matters,

5.1. Valuation of Investment and development Property e

Key audit matter The Group owns a portfolio of largely distribution property assets, which is valued at £2,274 million

description {2019 £1,688 milion} as at 31 March 2020, The valuation of the portfolio is a significant judgement
area and is underpinned by a number of assumptions including capitalisation yields, future lease
income and with reference to development properties, costs fo complete.

The Group uses professionally qualified external valuers to fair value the Group's porticlio at six-monthly
intervals, The valuers are engaged by the Directors and performed their work in accordance with
the Roval Institution of Charlered Surveyers ['RICS'] Valuation - Professional Stondards.

The valuation exercise also relies on the infegrity of the underying lease and financial information
provided to the valuers by management. Therefore, due to this and the high level of judgement in
the assumptions, we have determined that there is a potential fraud risk in the balance.

As detailed in note 9, the valuer has included a ‘material valuation uncertainty’ in their valudtion
report. Thisis on the basis that market activity is being impacted in many sectors by the COVID-1%
pandemic such that as af the valuation date they consider that they can aftach less weight to
previous markel evidence for comparison purposes to inform opinions of value, and that a higher
degree of caution should be attached fo their valuation.

Refer to page 107 |Audit Committee report), pages 158 to 159 [accounting policy) and note 9 on
page 1467 (financial disclosures).

How the scope of our Wwe performed the following procedures:
auditresponded to the + Assessed management's process for reviewing and assessing the work of the external valuer
key audit matter 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 extermnal valuation reports and, assisted by our internal real estate specialist,
assessed and challenged the valuation process, performance of the portfolic and significant
assumptions and critical judgement areas, including lease incentives, future lease income
and yields.
Censidered the changes made to key valuation input assumptions at a macro-level in light
of the potential impact of the COVID-19 pandemic on the properties held by the Group and
benchmarked these ageinst changes kbeing made in the wider market and against relevant
market evidence including specific property sales and other external data.
Met with the external valuers of the portfolio to discuss the results of their work and, for a sampie
of properties of audit interest, we further challenged the yield assumptions and valuation,
including where relevant the impact of COVID-1% on the sector and asset and the valuation
adjustments reflected as a result.
+ We obtained an understanding of the relevant controls over the valuation process.
Performed audit procedures to assess the integrity of a sample of the information provided
o the external valuer by agreeing that information to underlying lease agreements.
» Tested asarmple of the costs 1o complete in relation to the development properties via challenging
the assumptions or agreeing to supporting documentation such as construction contracts.
« Assessed management's assessment and disclosure of the impact of Brexit and COVID-19 on
the fair value of the Group's investment property portfolio in respect of cccupier demand
and sclvency, asset liquidity and the performance of assets in different property sectors.

-

Key observations while we note the increased estimation uncertainty in relation to the property voluation as
aresult of COVID-1%, and as disclosed in notfe 9, we considered the assumptions appliedin
arriving at the fair value of the Group's property portfolic ta be appropriate.
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§.2. Accounting for significant, unusual and complex propertly transactions: Acquisition of AtJ Mucklow Group Limited o

Key audit matter On 27 June 2019, the Group acquired A&J Mucklow Group Limited. There was a judgement in
description determining whether this constituted a business combination under IFRS 3 or an asset acquisition.
Management assessed that the acquisition was a business combination under IFRS 3.

There is also aievel of complexity and judgement on the part of rmanagement in the determination

of appropriate fair value. If the fair value of net assets acquired is less than consideration paid then
geodwill arises, and there is additional complexity in determining whether indicators of impairment exist
for any such goodwill. A significant proportion of the net assets upon acquisition was the investment
properties held by A&J Mucklow Group Limited at 27 June 2019 and these were sulsject to an
external valuation.

Refer to page 107 (Audit Committee report), page 15% {accounting policy] and note 15 on
page 174 {inancial disclosures).

How the scope of our We performed the following procedures:
audit responded to the + Assessed whether the acquisition constifuted a business combination under IFRS 3 by
key audit matter understanding and assessing the nature and fact pattern of the acquisiticn.

Performed substantive procedures on the debt and properties acquired during the acquisition

and also agreed the A&J Mucklow Group Limited acquired balances fo the audited financial

statements for the pericd ended 27 June 2019

Assessaed the competence, capabilities and objectivity of the external valuer and read their terms

of engagement with A&J Mucklow Group Limited 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 report and, assisted by our internal real estate specialist,

assessed and challenged the valuation process, performance of the portfolio and significant

assumptions and crifical judgement areas, including lease incentives, future lease income and

vields. We benchmarked these assumptfions to relevant market evidence including specific

property sales and other external data.

Reviewed the legat! due diligence report for matters arising of qudit relevance.

» To test the consideration of the transacticn. traced the admission of new shares and payment
of cash paid as consideration for the transaction to relevant supporting documentation.

« Performed an assessment as to whether the goodwill asset recognised upon acquisition is

supported by cash flows from a relevant cash generating unit (CGU).

.

Key observations We cencluded that A&J Mucklow Group Limited acquisition had been appropriately
accounted for.

LondonMetric Property Pic
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To the members of LondonMetric Property Plc

Independent Auditor’s report continued

6. Our application of materiality

6.1. Materiality

we define materiality as the magnitude of misstatement in the financial statements that makes it probable that the economic decisions
of areasonably 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:

Materiality

Basis for determining
materiality

Rationale for the
benchmark applied

Group financial statements

£28.8 million {2019: £23.9 million)

we consider EPRA Earnings as a critical performance
measure for the Group and we applied a lower
threshold of £3.7 million (2019 £3.0 million) for testing
of all balances and classes of fransaction whichimpact
that measure, primarily fransactions recorded in the
income statement other than fair value movements
on investment property, development property and
derivatives and the impairment of goodwill.

Materiality for the Group is based on 2% {201%: 2%)

of shareholders' equity at 31 March 2020. For EPRA
Earnings the basis used is 5% of EPRA earnings {2019: 5%
EPRA earnings) of that measure on a forecasted basis.

As an investment property company, the focus of
management is to generate long-term capital value
from the investment property portfolio and, therefore,
we consider equity to be the most appropriate basis
for matericlity.

Graph removed

Shareholders’ equity

£1,432m

6.2. Performance materiality

We set performance materiality at a

leve! lower than materiality 1o reduce the
probability that, in aggregate. uncorrecied
and undetected misstatements exceed

the matericlity for the financial statements
as awhole. Group performance materiality
was set at 70% of Group materiality for the
2020 audit (2019: 70%).

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
periods; and

b. Our risk assessrment, including our
assessment of the Group's overall
control environment.

Parent company financial stofements
£20.2 million (2019: £18.6 millien)

Materiality for the Company
is based on 1.7% of net assets
{2019 2% of net assets).

The Company has a significant
number of investments in subsidiaries
which are property companies.
These companies have a focus on
generating long-term capital value.
Therefore, we consider equity to the
most appropriate basis for materiality.

4.3, Error reporting threshold

We agreed with the Audit Commitice
that we would report to the Commitiee
all audit diferences in excess of £1.4 million
{2019: £1.1 million), as well as differences
below that threshold that, in our view,
warranted reporting on qualitative grounds.
We also report to the Audit Committee on
disclosure matters that we identified when
assessing the overall presentation of the
financial staterments,

LondonMetric Property Plc
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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 envircnment, including Group-wide
centrols, and assessing the risks of material
misstatement at the Group level.

Ourfull scope auditis perfarmed on 100%
[2019: 100%) of the Group's net assets,
revenue and loss before tax.

The audit work in response to the risks

of material misstatement was performed
directly by the Group engagement team.
Our audit also included testing of the
consolidation process.

The Company is located in London, UK and
audited directly by the Group audit team.
For the purpose of testing the acquisition
of A&J Mucklow Group Limited, we
identified KPMG as component auditars
to report on the opening balances of

A& J Mucklow Group Limited at the date
of the acquisition, directing and supervising
their work through meetings and reviews
of work papers. KPMG reperted fo us ona
materiality of £12.7 million which is based on
a percentage of Group matericlity. By the
year end date, A&J Mucklow Group Limited
was fully infegrated into LondonMetric
Property Plc and was no longer considered
asepcrate component.

8. Other information

The Direclors are responsible for the
other informaticn. The otherinformation
comprises the information included

in the Annual Report, other than the
financial staternents and our auditor's
report thereon.

Cur opinion on the financial statements
does not cover the other information and,
except to the extent otherwise explicitly
stated in curreport, we do not express any
form of assurance conclusion thereon.

In connection with our audit of the
financial statements, our responsibility is

to read the other information and, in doing
50, consider whether the other information
is materially inconsistent with the financial
statements or cur knowledge obtained

in the audit or otherwise appears to be
materialty misstated.

If we identify such malerial incensistencies
or apparent material misstatements, we
are required to determine whether there
is a material misstatement in the financial
statements or a matericl misstatement

of the other information. If, based on the
waork we have performed, we conclude
that there is a material misstatement of
this other information, we are required

to report that fact,

In 1his context, matters that we are
specifically required to report fo you as
uncorrected materia! misstatements
of the other infermation include where
we conclude that

» Fair, balanced and understandable -
the statement given by the Direciors
that they consider the Annual Report and
fingncial statements taken as a whole
is fair, balanced and understandable
and provides the information necessary
for shareholders to assess the Group's
position and perfermance, business
model and strategy. is materially
inconsistent with our knowledge
obiained in the audit; or

Audit Committee reporting - the
section describing the work of the Audit
Committee does not appropriately
address matters communicated by us
to the Audit Committee; or

» Directors’ statement of compliance with
the UK Corporate Governance Code —
the parts of the Directors’ statement
required under the Listing Rules relating
tc the Company's compliance with
the UK Corpoerate Governance Code
containing provisions specified for
review by the auditorin accordance
with Listing Rule 9.8.10R{2) do not
properly disclose a departure froma
relevant provision of the UK Cerporate
Governance Code.

We have nothing to report inrespect
of these matters.

9. Responsibilities of Directors

As explained more 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 contrel as the
Directors determine is necessary to enable
the preparation of financial statements
that are free from material misstatement,
whether due fo fraud or error.

In preparing the financial statements,
the Directors are responsible for assessing
the Group's and the Company's ability
fo continue as a going concern, disciosing
as applicable, matters related to going
concern and using the going concern
basis of accounting unless the Directors
either intend to liquidate the Group or
the Company or to cease operations, or
have no redlistic alternative ut fo do so.

10. Auditor’s responsibilities for the
audit of the financial statements

Our objectives are to obtain reasonable
assurance about whether the financial
statements os a whole are free from material
misstatement, whether due to fraud or
error, and to issue an auditer'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 misstaotement when it exists.
Misstatements can arise from fraud or error
and are considered material if, individually
or in the aggregate, they could reascnably
be expected to influence the economic
decisions of users taken on the basis of
these financial stotements.

Details of the extent to which the audit
was considered capable of detecting
irregutarities, including fraud and non-
compliance with laws and regulations
are set out below.

A further description of cur responsibilities
for the audit of the financial statements

is located on the FRC's website of:

www fre.org.uk/auditorsresponsibilities.
This description forms part of our
auditer's report,

LendonMetric Praperty Plc
Annual Report and Accounts 2020



152

To the members of LondonMetric Property Plc

Independent Auditor’s report continuec

11. Extent to which the audit was
considered capable of detecting
irregularities, including fraud

we identify and assess the risks of material
misstotement of the financial statements,
whether due to fraud cr error, acnd then
design and perform audit procedures
responsive to those risks, including
obtaining cudit evidence that is sufficient
and appropriate to provide a basis for
our opinicn.

11.1. Identifying and assessing
polential risks related to irregularities
In identifying and assessing risks of material
misstatement in respect of iregularities.
inciuding 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,
honus levels

results of cur enquiries of management
and the Audit Committee about their
own identification and assessment

of the risks of irregularities;

any matters we identified having
obtained and reviewed the Group's
documentation of their policies ang
procedures relating to:

— identifying. eveluating and
complying with Iows 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 intermal centrols established
to mitigate risks of fraud or
nen-compliance with laws
and regulaticns;

.

the matters discussed among the
audit engagement team and
involving relevant internal specialists,
including tax, financial instruments
and indusiry specialists regarding
how and where fraud might occur
in the financial statements and

any potential indicators of fraud.

As aresult of these procedures,

we considered the opportuaities and
incentives that may exist within the
organisation for fraud and ideniified
the greatest potential for fraud in

the following area: investment and
develcpment property valuation,

In common with all audits under ISAs {UK],
we are also required to perform specific
procedures te respond to the risk of
management override.

We also obtained an understanding of
the legal and regulatory framework thot the
Group operates in, focusing on provisions
of those laws and regulations that had

a direct effect on the determination of
maiterial amounts and disclosures in the
financial statements. The key laws and
regulalions we considered in this context
included the UK Companies Act, Listing
Rules, REIT regime, tax legislation and
pensions legislation.

11,2, Audit response fo risks identified
As aresult of performing the above,

wae identified valuation of investiment
property as a key audit matter.

The key audit matters section of our
report explaing the maiter in meore detail
and also describes specific procedures
we performed inresponse o that key
audit matter.

In addition to the above, cur 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 o
direct effect on the financial statements;

enquiring of management, the Audit
Committee and externaiiegal counsel
concerning actual and potential
litigation and claims:

.

performing analytical procedures

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

 in addressing the risk of fraud through
management override of controls,
testing the appropriateness of journal
entries and other adjustments; assessing
whether the jJudgements made in making
accounting estimates are indicative
of a potential bias; and evaiuating the
business rationale of any significant
transactions that are unusual or outside
the normal course of business.

We also communicated relevant identified
laws and regulatiens and potential fraud
risks to all engagement team members
including internal speciatists, and remained
alert to any indications of fraud or non-
compliance with laws and reguiations
throughaout the audit.

Report on other legal and
regulatory requirements

12. Opinions on other matters
prescribed by the Companies
Act 2006

In ouy epinion the part of the
Annual Report on Remuneration
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 Report of
the Directors for the financial year
for which the financial statements
are prepared is consistent with
the financial statements; and

the Strategic report and the
Report of the Directors have been
prepared in accordance with
applicable legal requirements.

In the light of the knowledge and
understanding of the Group and
the Company and their environment
obtained In the course of the audit,
we have notidentified any material
misstatements in the Strategic report
or the Report of the Directors.

LondonMetric Property Plc
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13. Matters on which we are
required to report by exception

13.1. Adequacy of explanations
received and accounting records
Under the Companies Act 2006 we are
required to report to you if, in our 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 Company, or
returns adequate for cur audit have
not been received from branches
not visited by us; or

+ the Company financial statements are

not in agreement with the accounting
records and returns.

»*

We have nothing fo report In respect
of these maters.

13.2. Direclors’' remuneration

Under the Companies Act 2006 we
are alse required to report 1 in our
opinion certain disclosures of Directors’
remuneration have not been made

or the part of the Annual Report on
Remuneration to be oudited is not

in agreement with the accounting
records and returns.

We have nothing fo report in respect
of these matters.

14. Other matters

14.1. Auditor tenure

Following the recommendation of the
Audit Committee, we were oppointed
by the Board of LondonMetric Property
Pic on 19 September 2013 1o audit the
financial statements for the year ending
31 March 2014 and subsequent financial
periods. The pericd of fotal uninterrupted
engagement including previous renewals
and reappointments of the firm is

seven years covernng the years ending

31 March 2014 to 31 March 2020.

14.2. Consistency of the auditreport
with the additional report to the

Audit Committee

Cur audit opinion is cansistent with the
additional report to the audit Commitiee
we are regjuired to provide in accordance
with ISAs (UK.

15. Use of our report

This report is made solely to the
Company's members, as a body, in
accordance with Chapter 3 of Part 16
of the Companies Act 2004, 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 guditor’s report and for
no other purpose. To the fullest extent
permitted by law, we do not accept or
assume responsibility tc anyone other
than the Company and the Company's
members as a body, for our audit work,
for this report, or for the opinions we
have formed.

Georgina Robb, FCA

(Senior statutory auditor}

For and on benalf of Deloitte LLF
Statutory Auditor

London, United Kingdem

10 June 2020
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Group income statement

For the year ended 31 March

2020 2019

Note £m £m
Gross revenuve 3 134 86.8
Gross rental income 123 851
Property operating expenses {1-2) (1.2}
Net rentalincome 1111 839
Property advisory fee income 11 1.7
Netincome n2.2 85.6
Administrative costs 4 (15.8) (13.7}
'mpairment of goodwill on acquisition of subsidiaries 15 (48.3} -
Acquisition costs 15 (8.9) -
{Loss)/profit on revaluation of investment properties 9 (3.8) 75.9
(Loss)/profit on sale of investment properties (4.9} 0.6
Share of losses of joint ventures 10 (8.9) {6.4)
Operaling profit 21.6 142.0
Finance income 0.7 0.4
Finance costs 5 (29.0) (22.9)
{Loss)/profit before tax (6.7} 9.5
Taxation ) {0.2) 0.2
(Loss)/profit for the year and total comprehensive income (6.9) 19,7
Attributable to:
Equity shareholders (5.7 119.7
Non-controlling interest 20 {1.2) -
Earnings per share
Basic 8 0.7)p 17.2p
Fully diluted 8 (0.7)p 7p
EPRA earnings per shore
Basic 8 2.3p 8.8p
Fully diuted 8 9.2p 8.7p

All amounts relate to continuing activities.

The notes on pages 158 to 176 form part of these financial staterments.
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Group balance sheet

As at 31 March

2020 2019
Note £m £m
Non current assets
Investment properties 9 2,273.6 1.688.0
Investment in equity accounted joint ventures 10 541 98.9
Other tangible assels 0.4 0.4
2,3281 1,787.3
Current assets
Trading properties 11 -
Trade and cther receivables 11 78 5.8
Cash and cash equivalents 12 81.8 20.6
20.7 26.4
Total assets 2,418.8 1.813.7
Current liabilities
Trade and cther payables 13 428 36.4
Non current liabilities
Borrowings 14 926.7 558.9
Derivative financial instruments 14 4.7 1.6
Lease ligbilities 16 59 -
937.3 560.5
Total liabilities 97%.9 596.9
Net assets 1,438.9 1,216.8
Equity
Called up share capital 17 84.2 70.0
Share premium 18 106.3 100.8
Capital redemption reserve 18 9.6 9.4
Otherreserve 18 488.4 2217
Retained earnings 18 7433 814.7
Equity shareholders' funds 1431.8 1.216.8
MNon-controlling interest YA -
Total equity 1,438.9 1.216.8
Net assel value per share 8 171.0p 174.7p
EPRA net asset value per share 8 17.7p 174.9p

The financial statements were approved and authorised for issue by the Board of Directors on 10 June 2020 and were signed onits behalf by:

Signature removed -,

Marlin McGann
Finance Director

Registered in England and Wales, No 7124797

The notes on pages 158 1o 174 form part of these financial statements.
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Group statement of changes in equity

For the year ended 31 March

Capital Equity Non-
Share Share redempfion Other  Retained shareholders’ conirolling Total
capital  premiym reserve  reserve eqarnings funds interest equity
o Note £Em £m £m £m £m £m £m £m
At ApLiI 2019 ] 70.0 100.8 9.6 221.7 814.7 1,.216.8 - 1,216.8
Loss for the year and total
comprehensive income - - - - (5.7) (5.7) (1.2) (6.9)
Share issue on acquisition 15 13.9 - - 269.5 - 283.4 - 283.4
Purchase of shares held in trust - - - (7.2) - (7.2) - (7.2)
Vesting of shares held in trust - - - 4.4 (4.4) - - -
Shaore based awards - - - - 29 29 - 29
Investment from non-controlling interest - - - - - - 8.7 8.7
Distribution to non-controlling interest - - - - - - {0.4) (0.4}
Dividends 7 0.3 55 - - {64.2) (58.4) - (58.4)
At 31 March 2020 84.2 106.3 9.8 488.4 743.3 1,431.8 71 1,438.9
Capital Equity Non-
Share Share redemption Other  Refained shareholders’ controlling Total
capital  premium reserve reserve edarnings funds interest equity
Note £m £m £m £m [ gl £m £m &m
At 1 April 2018 69.7 96.1 2.6 2225 751.6 1,14%.5 - 1,149.5
Profit for the year and total
comprehensive income - - - - 119.7 ne.7 - 197
Purchase of shares held in frust - - - [4.8) - (4.8) - (4.8}
Vesting of shares held in frust i - - - 40 3.7) 0.3 - Q.3
Share based awards ] - - - - 2.7 2.7 - 27
Dividends 7 0.3 4,7 - - [55.8) {50.6) - (50.6}
At 31 March 2019 70.0 100.8 9.6 2217 814.7 12168 - 1,216.8

The notes on pages 158 to 174 form part of these financial statements,
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Group cash flow statement

For the year ended 31 March

2020 2019
£m £&m

Cash flows from operaling activities
[Loss)/profit before tax 6.7) 119.5
Adjustmenis for non cash items:
Loss/{profit) on revaluation of investment properties 3.8 175.9)
Loss/(profit) on sale of investment properties 49 (0.6)
Share of post tax loss of joint ventures 8.y 6.4
Movement in lease incentives 5.1 {8.0)
Impairment of goodwill on acquisition 48.3 -
Share based payment 29 27
Net inance costs 283 22.5
Cash fiows from operations before changes in working copital 84.7 69.6
Change in trade and other receivables (3.0) 0.4
Change in trade and other payables (13.0) -
Cash flows from operations 68.7 700
Interest received 0.2 0.1
Interest paid (24.0) (16.2)
Tax [paid)/freceived (0.2) 0.3
Cash fiows from operating activities 44.7 54.2
investing activities
Purchase of subsidiary undertakings net of cash acquired (119.6) -
Purchase of investment properties (185.2) {152.0)
Capital expenditure on investment properties (18.1) (27.¢)
Lease incentives paid (3.9) (3.2
Sale of investment properties 112.2 261.0
Investments in joint ventures (0.3} {5.1)
Distributions from joint ventures 15.7 17.5
Purchase of tangible assets - (0.4)
Cash fiows from investing activities {199.2) 83.2
Financing activities
Dividends paid (58.4) {50.6)
Distribution to non-controliing interest (0.4) -
Purchase of shares held in trust (7.2) {4.8)
Vesting of shares held in trust - 0.3
New borrowings and amounts drawn down 304.9 360.0
Repayment of loan facilities (21.1) (445.0)
Financial arrangement fees and break costs 2.7} (2:9)
Cash flows from financing activities 215.7 (143.0)
Netincrease/(decrease) in cash and cash equivalents 61.2 [5.6)
Opening cash and cash eguivalents 20.6 26,2
Closing cash and cash equivalents 81.3 20.4

The notes on pages 158 to 176 form part of these financiat statemenis.
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Notes forming part of the Group

financial statements

For the year ended 31 March 2020

1 Significant accounting policies

a) General information

LondonMetric Property Pic is a company incorporatedin the
United Kingdom under the Companies Act. The address of the
registered office is given on page 194. The principal activities of
the Company and its subsidiaries ('the Group') and the nature
of the Group's operations are set cut in the Strategic report on
pages 01 to 75.

b} Statement of compliance

The consolidated financial statements hove been prepared in
accordance with intermnational FAinancial Reporting Standards
('IFRS'} as adopted by the EU, IFRIC Inferpretations and the
Companies Act 2006 applicable to companies reporting
under IFRS.

¢) Geoing concern

Given the significant impact of COVID-19 on the global economy
inwhich the Group is operating, the Board has paid particular
attention to the appropriateness of the going concern basis in
preparing these financial statements,

The going concern assessment considers the principal risks and
uncertainties facing the Group's activities, future development
ond performance and are discussed in detait on pages 60 to 75.

A key considerationis the Group's financial position, cash flows

and liquidity, including its cenfinued access to debt faciliies and

its headroom under financial loan covenants. As reported in the
Viability Statement on page &3, the Group's unsecured facilities
and private placement loan notes, which together represent 76% of
total Group borrowings including its share of joint ventures, contain
gearing and inferest cover covenants. At 31 March 2020, the Group
had substantial headroom within these covenants. After adjusting
for the equity raise, gearing was 56%, substantially lower than

the maximum limit of 125% and its interest cover ratio was 4.3

times, comfortably higher than the minimum level of 1.5 times.
Property values would have to fall by 37% and rents by 58% before
banking covenants are breached,

Group borrowings, undrawn facilities and hedging are described
innote 14 and in the Financial review on pages 38 1o 44,

In May 2020, the Group sucecessfully completed an equity

raise of £120 million, strengthening the balance sheet and
financial pesition,

The Directors have reviewed the current and projected financial
paosition of the Group, making reascnatle assumptions about
future trading performance including the impact of COVID-19
which is explained in defail in the Viability Statement on page 63.
Key assumptions included in the sensitivity analysis are as follows:

» rents decline by 15% across the portfolio
» capital values fall by 15% across the portfolio

« there are no new developments oruncommitted
capital expenditure

asset sales that have exchanged or are in fegais do not complefe
* no new financing is assumed

Throughout this downside scenario the Group has sufficient cash
reserves to continue in operation and remain compliant with
banking covenants, On the basis of this review, together with
available market information and the Directors’ experience and
knowledge of the portfolio, they have areasonable expectation
that the Company and the Group has adequate resources to
continue in operational existence for the foreseeable future.

Accordingly. they continue to adopt the going concern basisin
preparing the financial statements for the year 1o 31 March 2020,

d) Basls of preparation
The financial statements are prepared on a going concern basis,
s explained above.

The functional and presentational currency of the Group s sterling.
The financial statements are prepared on the historical cost basis
except that investment and development properties and derivafive
financial instruments are stated ot fair value,

The accounting policies have been applied consistently in all
material respects except for the adoption of new and revised
standards as noted below,

i) Significant accounting estimates and judgements

The preparation of inancial statements in conformity with

IFRS reguires management toc make judgements, 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 pericd in
which the estimate is revised if the revision affects only that period.
If the revision affects both current and future periods. the change
is recognised over those periods.

The accounting policies subject to significant judgements and
estimates are considered by the Audit Committee on page 107
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
orcfessionally qualified external valuers to underiake

six monthly valuations.

The determination of the fair value of each property requires,

to the extent applicakle. the use of estimates and assumptions

in relation to factors such as future lease income, lease incentives,
current market rental yields, future development costs and

the appropriate discount rate. In addition, to the extent peossible,
the valuers make reference to market evidence of transaction
prices for similar propetrties.

The fair value of a development property is determined

by using the ‘residual mefhod’, which deducts all estimated
costs necessary to complete the development, together with
an allowance for development risk, profit and purchasers’ costs,
from the fair valuation of the completed property.
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1 Significant accounting policies {continued)

Note 2{b] 1o the financial statements includes further information
on the valuation techniques and inputs used to determine the
fair value of the property portfolio.

The COVID-1% pandemic has led to a heightened degree of
uncertainty surrounding our year end valuations and our three
external valuers have included material uncertainty clauses in
their valuation reports which is in line with the RICS guidance.

Significant transactions

Some property fransactions are large or complex and require
management to make jJudgements when considering the
appropriate accounting treatment. These include acquisitions of
property through corporate vehicles, which could represent either
asset acquisitions or business combinations under IFRS 3. There is
risk that an inappropriate approach could lead to a misstatement
in the financial statements,

The acquisition of A&J Mucklow Group on 27 June 201% has been
freated as a business combination in accordance with IFRS 3
using the acaquisition method.

The cost of the acquisiticn is measured os the fair value of

the consideration paid for the business. Acquisition costs are
recognised in the income siatement as incurred. Any excess
of the cost over the Greup's interest in the fair value of the
identifiable net assets acquired is freated as goodwill, whichis
initially recognised as an asset af cost and subsequently tested
far impairment. Further information is provided in note 15.

i) Adoption of new and revised standards

Standards and interpretations effective in the current period
During the year, the following new and revised Standards anct
Interpretations have been adopted and have not had a material
impact on the amounts reported in these financial statements.
The Group and Company accounting policies were amended
following the adoption of IFRS 16 as discussed further below.

Name
IFRS 16
IFRS 9 [amendments)

Description
Leases
Financial instruments

IAS 28 {amendments) Long term Inlerests in Associates

and Joint Yentures

Plan Amendment, Curtailment
or Setilerment

IAS 19 (cmendmgnfs;l

Amendments to 1FRS 3, IFRS 11,
1AS 12 and 1AS 23

Annual improvements to
{FRSs: 2015 - 2017 cycle

{FRS 16 Leases

IFRS 16 was issued in January 2016 and became effective for the
Group from 1 April 2019. It has been adopted retrospectively in
accordance with the fransition provisions of the standard, with the
cumulctive effect of inifially applying the new standard recognised
on 1 April 2019. Comparatives have not been restated.

The standard requires lessees to recognise assets {the right to use
the leased item) and liabilities (a financial liability to pay rentals)
on the balance sheet for mest leases. The accounting for lessors
under IFRS 16 is substantially unchanged from its predecessor, 1AS 17.

As O lessee, the Group holds two types of operating leases:

*» Head leases — a limited number of investment properties
owned by the Group are situated on land neld through
leasehold arrangements where ground rent is payable
by the Group as lessee

« Cfiice leases - the lease of the Group's head office in London
The impact of adopting IFRS 16 has been to recognise at
31 March 2020 ¢ £5.9 million non current lease liability and

£5.7 million right of use assetinciuded in investment property
Qs ¢ heh current asset.

i) Standards and interpretations in issue not yet adopted

The IASB and the International Financial Reporting Interpretations
Committee have issued the following standards and interpretations
that are mandatory for tater accounting perods and which have
not been adopted early.

Description

Insurance contracts

Definition of o Business

Cefinition of Material

Interest Rate Benchmark Referm

Name

IFRS 17

IFRS 3 {amendments)

1AS 1 & |AS 8 [amendments)

IFRS 7. IFRS 9 & IAS 39
{amendments}

IAS 1 {amendments)

Classification of Liabilities as Current
or Non Current

Amendments to IFRS 2,- IFRS 3, IFRS 6.

IFRS 14, IAS 1, |AS 8, 1AS 34, IAS 37
and |AS 38

Amendments to
References to the
Conceptual Framework
in IFRS Standards

e) Baslis of consolidation

i) Subsidiaries

The consolidated finoncial statements include the accounts of
the Company and its subsidiaries. Subsidiaries are those entities
controlled by the Group. Centrolis assumed when the Group:

* Has the power over the investee

+ |5 exposed, or has rights, to variakle returns from its invelvement
with the investee

= Haos the ability to use its power to affect its returns

In the consolidated balance sheet, the acquiree’s identifiable
assets, liabilities and contingent liakilities are initiaky recognised
at their fair value ¢t the acquisition date,

The results of subsidiaries are included in the consolidaled
financicl statements from the date that control commences
until the date that control ceases,

Where properties are acquired through corporate acquisitions
and there are no significant assets or liabilities other than property,
the acquisition is treated as an asset acquisition, in other cases
the purchase method is used.
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Notes forming part of the Group
financial statements continuea

For the year ended 31 March 2020

1 Significant accounting policies (continuved)

i) Joint ventures
Joint ventures are those entities over whose activities the Group
has joint 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 joint veniures 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 forinclusion in the Group financial statements.

Joint venture management fees are recognised as income in the
accounting period in which the service is rendered.

iii) Non-controlling interest

The Group's non-controlling interest represents an 18% shareholding in
LMP Retail Warehouse JV Holdings Limited, which owns a portfolio
of DFS assets.

The Group consolidates the results and net assets of its subsidiary
in these financial statements and reflects the non-controlling
share as a deduction in the consclidated income statement
and consolidated balance sheet.

iv] Alternative performance measures

Cur pertfolic is a coembination of properties that are whally
owned by the Group and part owned through jeint venture
arrangements or where a third party holds a non-controlling
interest. Management reviews the performance of the Group's
proportionate share of assets and returns, and considers the
presentation of information on this b asis heiptul to stakeholders
as it aggregates the results of all the Group's property interests
which undger IFRS are required to be presented across a number
of line items in the financial statements.

v) Business combinaticns

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 liabilities acquired and equity
instruments issued by the Group in exchdnge 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 is recognised as goodwill. This is recognised as an asset
and is reviewed forimpdirment atleast annually. Any impairment

is recognised immediately in the income statement.

f) Property portfolio

i) Investment propertias

Investment properiies are properties owned orleased by

the Group which are held for long term rental income and for
capital appreciation. Investment property includes property that
is being constructed, developed or redeveloped for future use as
an investment property. Investment property is infficlly recognised
at cost, including related transaction costs. It is subsequently
carried at each published balance sheet date of fair value on
an open market basis as determined by professionally qualified

independent external valuers. Changes in fair value are included
in the income stalement. Where a property held for investment

is appropriated to development property, it is transferred at

fair value, A property cecses to be treated as a development
property on practical completion.

In accordance with 1AS 40 Investment Properties, nc depreciation
is provided in respect of investment properties.

Investment preperty is recognised as an asset when:

« Itis probable that the future economic benefits that are
associated with the investment property will flow to the Group

« The cost of the investment property can be measured reliably

All costs directly associated with the purchase and construction
of a development property are capitalised. Capital expenditure
that is directly attributable to the redevelopment or refurbishment
of investment property, up to the point of it being completed for
its infended 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 regorded as met
only when the sale is highly probable, the asset is available for
sale inits present condition and management expect the sale
to complete within one year from the balance sheet date.

iii) Tenant leases

Management has exercised judgement in considering the
potential transfer of the risks and rewards of ownership in
accordance with IAS 17 for all properties leased to fenants
and has determined that such leases are operating leases.

iv) Net rental income

Rentalincome from investment property leased out under an
operating lease is recognised in the profit or loss on a straight
line basis over the ledse term.

Contingent rents, such as turnover rents, rent reviews and
indexaticn, are recorded as income in the periods in which
they are earned, Rent reviews are recognised when such
reviews have been agreed with tenants,

Surrender premiums receivable are recognised on completion
of the surrender.

Where ¢ rent free period is included In a lease, the rental income
foregone is allocated evenly over the pericd 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 fenant leases are cmortised over the period
from the date of lease commencement 1o 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 chargesis charged 1o the income statement,
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1 Significant accounting policies (continved}

The Group has applied IFRS 15, Revenue from contracts with
customers, from 1 April 2018. The mainimpact of adopting IFRS
15 has been to recognise property transactions of the point of
completion, which is the point at which control of the property
passes, rather than on unconditicnal exchange of contracts,
which was the point at which significant risks and rewards were
transferred. The curmulative effect of adopting IFRS 15 at the
date of initial application was nil.

v] Profit and loss on sale of investment properties

Profits and losses on sales of investrment properties are calculated
by reference to the carrying value at the previous year end
valuation date, adjusted for subsequent capital expenditure,

g) Financial assets and financial ligbilities

Financial assefs and financial llabilities are recognised in
the balance sheel when the Group becomes a party to
the contractual terms of the instrument.

Financial instruments under IFRS ?

i) Trade and other receivables and payables

Trade receivables are recognised and carried at amortised
cost as the Group's business model is fo cellect the contractual
cash flows due from tenants. Animpairment provision is created
hased on the expected credit loss medel which reflects

the Group's histerical incurred credit losses and the lifetime
expected credit 10ss.

i) Cash and cash equivalents

Cash and cash equivalents include cash in hand, deposits held
at call with banks and other short term highly liquid investments
with original maturities of three menths or less, measured at
amorfised cost.

iii) Borrowings

Borrowings are recognised initially at fair value less ettributable
transaction costs. Subsequently, borrowings are stated at
amortised cost with any difference being recognised in the
income statement over the term of the borrowing.

Financial instruments under IAS 39

iv) Derivative financial instruments

The Group uses derivative financialinstruments to hedge its
exposure to interest rate risks. Derivative financial instruments
are recognised initially at fair value, which equates to cost
and subsequently remeasured at fair vatue, with changes

in fair value being included in the income staterment,

h) Finance cosls and income
Net finance costs include interest payable on borrowings.
net of interest capitalised and finance costs amortised.

interest is capitalised if it is directly attributable to the acquisition,

construction or redevelopment of development properties from
the start of the development work until practical completion of
the property. Capitdlised interest is calculated with reference

to the actual interest rate payable on specific borrowings for
the purposes of development or, for that part of the borrowings
fingnced out of general funds, with reference 1o the Group's
weighted average cost of borrowings.

Finance income includes inferest receivable on funds invested
at the effective rate and notional interest receivable on forward
funded developments at the contractual rate.

i) Tax

Tax is included in profit or loss except to the extent that it relates
to items 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 fax rates enacted or substantivety enacted at
the balance sheet date, logether with any adjustment in respect
of previous years,

Deferred tax is provided using the balance sheet fiability method,
providing for femporary differences between the carrying amounts
of assets and lictilities for financial reperting purposes and their
tax bases. The amount of deferred tax provided is based on the
expected manner or realisation or settlerment 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
probabkle that future taxable profits will be available against
which the assef can be utilised.

As the Group is ¢ 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
employees is determined ot the date of grant and is expensed
on a straight Iine basis over the vesting period 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 is deducted from equity in the Greup balance sheet.
Any shares held by the Trust are not included in the calculation
of earnings or net assets per share.

1) Dividends

Dividends on equity shares are recognised when they become
legally payable. In the case of inferim dividends, this is when
paid. In the case of final dividends, this is when approved by
the shareholders at the Annual General Meeting.
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Notes forming part of the Group
financial statements continued

For the year ended 31 March 2020

2 Segmental information

As at 31 March 2020 2019
Non-
100% Share contrelling 100% Share
owned of IV Interest Total owned of Jv Totai
Property value £m £m £m £m £m £m £m
Distribution 1,597.0 - (3.3} 1,593.7 1,282.9 27 1.292.6
Long income 475.2 88.9 (11.8} 552.5 257.0 132.5 389.5
Retail parks 83.3 - - 833 87.0 - 870
Office 55.1 - - 55.1 - - -
Residential 14 3.5 - 49 1.3 16.0 17.3
Development 57.0 - - 57.0 59.8 - 59.8
2,24%.0 92.4 (14.9) 23465 1,688.0 158.2 1.846.2
Head lease and right of use assets 5.7 -
2,352.2 1,846.2
For the year o 31 March 2020 2019
Non-
100% Share controlling 100% Share
owned of 3V interest Tolal owned of 2V Total
Gross rentalincome £m £m £m £m £m £m Zm
Distribution 76.3 - {0.2) 76.1 63.7 0.6 64.3
Long income 257 6.1 (1.1} 30.7 15.0 9.4 24.4
Retail parks 71 - - 71 6.4 - 6.4
Office 3.2 - - 3.2 - - -
Residential - 0.2 - 0.2 - 0.4 0.4
123 6.3 {1.3) 173 85.1 10.4 95.5
For the year 1o 31 March 2020 2019
Non-
100% Share contiolling 100% Share
owned of JV interest Total owned of Jv Total
Net rentalincome £m £m £m £m im £m £m
Distribution 755 - {0.2) 753 629 0.6 63.5
Long income 257 4.1 (1M 30.7 14.8 9.2 240
Retail parks 6.7 - - 6.7 6.1 - 4.1
Office 3.2 - - 3.2 - - -
Residential - - - - 0.1 0. 0.2
111 6.1 1.3) 115.9 83.9 9.9 93.8

An operating segment is a distinguishable component of the Group that engages in business activities, earns revenue and incurs expenses,

whose resulls are reviewed by the Group's chief operating decision makers and for which discrete financial infformation is available.
Gross rentfal 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 are not monitored by segment. However, property assets are reviewed on an
ongoing basis. The Group operates almost entirely in the UK and no geographical split is provided in information reported to the Board.
We have reclassified the operating segmenits this year following the acquisition of A&J Mucklow Group as discussed innote 15, A new though
comparatively small office sector has been introduced and long income now includes convenience and leisure as one of its sub categories.

3 Gross revenue

2020 2019
For the year to 31 March £m £m
Grossrentalincome 123 B5.1
Property advisory fee income 11 1.7
134 86.8

This year, no individual tenant contributed mere than 10% of gross rentalincome. Lost year, 22% of the Group's gross renfalincome was

receivable from two tenants.
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4 Administrative costs
a) Total administrative costs

2020 2019
For the year fo 31 March £m _ im
Staff costs - 7 121 10.4
Auditor’s r-e;;nerotion T 02 0.2
Depreciation N 0.7 0.1
Other administrative costs T 2.8 30

15.8 13.7
b) Staff costs 2020 2019
For the year to 31 March £m Zm
Employee costs, including fn‘c)_ééa E_Ii){r_gctors, comprise the following: 7 er ;
Wages and salaries - 103 8
Less staff costs capitalised o o (2.1) h (1.9)
e — e 8.2 6.7
Social security cosfsi ;___\__ o 0—6_ 0.7
Pension costs o ' 0.2 0.3
Share based pcxyme;fw i - T 27

121 10.4

The long ferm share incentive plan {'LTIPY) that was created in 2013 allows Executive Directors and eligible emplovees 1o 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 period based on the market price at the date of grant. In the current year the charge was £2.9 million {2019; £2.7 millicn).

The Company awarded 2,034,253 LTIP shares during the year, 1,43%,480 of which were awarded to the current and former Executive
Directors as shown in the Remuneration Committee report. The cost of acquiring the shares expected to vest under the LTIP of £7.2 million
has been charged to reserves this year (2019: £4.8 million).

Employee costs of £2.1 million (2019: £1.9 million) have been capitalised in respect of time spent on development projects.

The emoluments and pension benefits of the current and former Executive Directors, who are also the key management personnel
of the Company, are set cut in aggregate in the table below. Further details of the emoluments of the Executive Directors can be found
in the Remuneration Committee report on page 112,

2020 209

£m £m

Salary and fees B &..-___ o o ) ) Y 22
Benefits o B - 01 0.1
Pension - - 02 0.2
Annual bonus 7 " o 23 22
Long term incentives o T 35 30
Short term employee benefits 7.8 7.7

In accordance with the disclosure requirements of 1AS 24 Related party disclosures for key management personnel, short term employee
benefits were £7.8 million {2019: £7.7 million) and share based payments were £2.3 million (2019: £2.1 million).

c) Staff numbers
The average number of employees including Executive Directors during the year was:

2020 2009
B o Number Number
Property and administration 34 28
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Notes forming part of the Group
financial statements continued

For the year ended 31 March 2020

4 Administrative costs (continued)
d) Auditor’s remuneration

2020 2019
For the year to 31 March £000 £000
Audit services: o '
Audit of the Group and Company financial statements, pursuant to legislation S 179 117
Audit of subsidiary financial statements, pursuant to legislation T 5 5
Otherfees: o o
Audit relctec“j-cssurcnce services o 30 ?8
Total fees for audit and other services - 214 150
In addition to the above audit fees, £35,600 (2019: £48,200) was due to the Group's auditor in respect of its joint venture operaticns.
BOC LLP Is responsible for the audit of other subsidiary entities at a cost to the Group of £10,400 (2019: £33,700).
5 Finance costs

2020 2019
For the year to 31 March £m £&m
interest payable on bank loans and related derivatives o _ 22.8 16.3
Debt and hedging early close cut costs ) o : o2 -
Amortisation of loan issue costs T - 1.5 1.4
Interest on lease liabilities '7:— ikﬁ 0.1 -
Commitment fees and cther finance costs T - 21 1.9
Total borrowing costs _ 267 19.6
Less amounts capitalised on the development oﬁ:?éperﬂes o (0.9) (1.1}
Net borrowing costs 258 18.5
Fair value loss on derivative financial instruments o T 3.2 4.4
Total finance costs 29.0 229

Net finance costs deducted from EPRA earnings as disclosed in Supplementary note i exclude the fair value loss on derivative financicl

instruments of £3.2 million [2019; £4.4 million) and ecrly close out costs of £0.2 million {(2812: nil).

6 Taxation

2020 201%
For the year to 31 March £m £m
Currenttax L
UK tax charge/(credit) on profit o T o2 {0.2)
The tax assessed for the year varies from the standard rate of corporation tax in the UK. The differences are explained below:

2020 2019
For the year 1o 31 March £m £m
{Loss}/profit before tax o T o (6.7} 119.5
Tax [credit)/charge at the standard rate of corporation fux in the UK of 19% (2019: 19%) 13y 227
Effects of: _ e ——
Tax effect of Income not subject to tax (0.2) {237}
Share of post tax iosses of joint ventures l 17 1.2
Land remediation tax —c:redit o - {0.4)
UK tax charge/{credit) on profit 0.2 {0.2)

The current tax charge reiates to tax arising on income attributable to the Group’s non-controlling interest, otherincome that does not
qudlify as property income within the REIT regulations and income tax charged fo non resident landlords on property rentalincome in the

Isle of Man.

As the Group is a UK REIT there is no provision for deferred fax arising on the revaluation of properties or other temporary differences.
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7 Dividends
2020 2009
For the year to 31 March £m £m
Ordinary dividends paid
2018 Third quarterly interim dividend: 1.85p per share - 12.8
2018 Fourth quarterly interim dividend: 2.35p per share - 16.3
2019 First quarterly interim dividend: 1.9p pershare - 13.2
2019 Secend quarterly interim dividend: 1.9p per share - 13.3
2019 Third quarterly interim dividend: 1.9p per share 13.2 -
2019 Fourth quarterly interim dividend: 2.5p per share 17.4 -
2020 First guarterly Interim dividend: 2.0p per share 16.8 -
2020 Second quarterly interim dividend: 2 0p per share 16.8 -
64.2 55.6
Guarterly dividend payable
2020 Third quarterly interim dividend: 2.0p per share 16.7
2020 Fourth quarterly interim dividend: 2.3p per share 20.8

The Company paid its third guarterly interim dividend inrespect of the financial year to 31 March 2020 of 2.0p per share, wholly as a
Property Income Distribution {'PID'). on 16 April 2020 to ordinary shareholders on the register at the close of business on 13 March 202¢,

The fourth quarterly interim dividend for 2020 of 2.3p per share, of which .75p is payable as a PID, will be payable on 22 July 2020
to shareholders on the register at the close of business on 19 June 2020. A scrip dividend altemnative will be offered to shareholders as
it was for the first three quorterly dividend payments.

Neither dividend has been included as g ligbility in these accounts. Both dividends will be recognised as an appropriation of refained
eamings in the year 1o 31 March 2021,

During the year the Company issued 2.9 million ordinary shares under the terms of the Scrip Bividend Scheme, which reduced the cash
dividend payment by £5.8 million to £58.4 million.

8 Earnings and net assets per share

Adjusted earnings and net assets per share are calculated in accordance with the Best Practice Recommendations of the Eurcpean
Public Real Estate Association ['EPRA'}. The EPRA earnings measure highlights the underlying performance of the property rental business.

The 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 net asset per share calculation uses the number of shares in issue at the year end and excludes the actual number of shares heid
by the Employee Benefit Trust at the yvear end.

Further EPRA performance measures are refiected in the Supplementary notes on pages 183 to 188.

a) EPRA earnings
EFRA earnings for the Group and its share of joint ventures are detailed as follows:

Non-controlling

Group Jv Interest 2020 Group vV 2009
For the year to 31 March £m £m £m £m £m £m im
Gross rentalincome 123 6.3 {1.3) n73 85.1 10.4 95.5
Property costs (1.2} {0.2) - (1.4) {1.2) {0.5) (1.7)
Net rental income ma 6.1 {1.3) 115.9 83.9 99 23.8
Management fees 11 {0.5) - 0.6 1.7 0.8) 09
Administrative costs {15.8) {0.1) - (15.9} 13.7) - {13.7)
Nef finance costs' (24.9) (1.5) 0.3 (26.1) {18.1) (2. {20.2)
Other {0.2) - 0.2 — G2 - 0.2
EPRA earnings 713 4.0 (0.8) 74.5 54.0 7.0 61.0

1 Group netfinance costs reflect net borrowing costs of £25.8 million {notfe 5} less early close out costs of £0.2 million [note 5} and finance income of £0.7 million
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For the year ended 31 March 2020

8 Earnings and net assefs per share (continued)

The reconciliation of EPRA earnings to IFRS reported profit can be summarised as follows:
Non-conirolling

Group v inferest 2020 Group v 209
For the year to 31 March £m £m £m £m £€m £m £m
EPRA earnings .3 4.0 (0.8) 74.5 54.0 7.0 61.0
Revaluation of investment property (3.8) (10.2) 20 (12.0) 759 (11.5) 64.4
Fair value of derivatives (3.2) (0.4) - {3.8) (4.4) 0.3} (4.7}
{Loss)/profit on disposal 4.9} (2.3) - {7.2) 0.6 {1.6} (1.0}
Debt and hedging early close out costs (0.2) - - (0.2) - - -
Impairment of goodwill T {48.3) - - (48.3) - - -
Acquisition costs 8.9) - - {8.9) - - —
IFRS reported profit/(loss) 2.0 {8.9) 1.2 (5.7) 126.1 (6.4} 197
b) Earnings per ordinary share attributable to equity shareholders 2020 2019
For the year to 31 March Em &m
Basic and diluted earnings {5.7) 19.7
EPRA adjustments above 80.2 {58.7}
EPRA earnings 74.5 61.0
Welghted Weighted
daverage average
number of number of
shares shares
For the year fo 31 March {milllons) [millions)
Ordinary share capital 806.7 698.4
Shares held in the Employee Benefit Trust {2.5) 2.8}
Weighted average number of ordinary shares - basic 804.2 695.6
Employee share schemes 6.0 52
Weighted average number of ordinary shares - fully diluted 810.2 700.8
Earnings per share
Basic {0.7}p 17.2p
Fully diluted {0.7}p 17.1p
EPRA earnings per share
Basic 9.3p 8.8p
Fully diluted 2.2p 8.7p
c) Net assets per share attributable to equity shareholders 2020 2019
As at 31 March £m £m
Equity sharehcelders' funds 1.431.8 1,216.8
Fair value of derivatives 4.7 1.6
Fair value of joint ventures’ derivatives 0.7 0.3
EPRA net asset vailue 1,437.2 1,218.7
Number of Number of
shares shares
As at 31 March (millions) {millions)
Ordinary share capital 841.5 700.0
Number of shares held in the Employee Benefif Trust (4.3) [3.4)
Number of ordinary shares 837.2 698.6
Net asset value per share 171.0p 174.7p
EPRA net asset value per share 17.7p 174.9p
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? Investment properties
a) Investment properties

2020 2019

Under Under
Completed development Tetal Completed development Tetal
As at 31 March £m £m £m £m £m £m
Opening balance 1,628.2 59.8 1,688.0 1,635.0 42,6 1,677.6
Acquisitions 634.2 31.9 666.1 147.0 12.7 159.7
Capital expenditure 10.2 n.2 214 14.1 16.3 30.4
Disposals {113.1} (0.3) {(113.4) (247.2} 0.5} [247.7)
Property transfers 50.3 (50.3) - 21.0 (21.0} -
Revaluation movement (7.3} 3.5 (3.8) 66.2 9.7 75.9
Movement in tenant incentives and rent free uplifis 9.5 0.1 9.6 (7.9} - {7.%)
Property portfolio 2,212,0 559 2,2679 1,628.2 59.8 1,688.0
Head lease and right of use assets 57 - 57 - - -
2,217.7 559 2,273.6 1.628.2 59.8 1.688.0

Investment properties are held ot fair value as at 31 March 2020 based on external valuations performed by professionally qualified valtuers
CBRE Limited (‘CBRE'), Savills [UK) Limited (‘Savills'} and Cushman & Wakefield Debenham Tie Leung Limited [‘Cushman & Wakefield').
The valuation of property held for sale at 31 March 2020 was £67.8 million (2019: £10.6 million), including £64.5 million distribution assets
and £3.3 million long income assets.

The valuations have been prepared in accordance with the RICS valuation - Professional Standards 2014 on the basis of fair value as set
outin note 1, There has been no change in the valuation technique in the year. The total fees earned by CBRE, Savils and Cushman &
Wakefietd from the Company represent less than 5% of their total UK revenues. CBRE and Savills have continucusly been the signatory
of valuations for the Company since October 2007 and Seplember 2010 respectively.

The COVID-1? pandemic has led to a heightened degree of uncertainty surrounding our year end valuations and our three external
valuers have included material unceriainty clauses in their valuation reports which is in line with the RICS guidance.

Long term leasehold values included within investment properties amount to £176.92 million (2019: £10%.4 million). All other properties
are freehold.

Included within the investment property valuation is £72.1 million (2019: £62.5 millicn) in respect of unamortised lease incentives and rent
free periods.

The historical cost of all of the Group's investment properties at 31 March 2020 was £1,884.0 million (2019: £1.295.6 million).

Capital commitments have been entered into amounting to £28.9 million {2019: £19.7 million) which have not been provided for in the
financial statements.

Internal staff costs of the development team of £2.1 million {2019: £1.9 million) have been capitalised, being directly attributable to the
development projects in progress.

Forward funded development costs of £9.9 million {2019: £10.4 million} have been classified within investment property as acguisitions.

At 31 March 2020, investment properties included £5.7 miflion for the head lease right of use assets which have been recognised following
adoption of IFRS 16 on 1 April 2019.

b) Valuation technique and quantitative information

ERY Net initial yvield Reversionary yield
Fair value Weighted Welghted Welghted

2020 Valuation average Range average Range average Range

Asset type £m technique (£ persqft) (€ per sq ff} e a To Za
Distribution 1.597.0 Yield capitalisation 6.60 4.00-20.10 4.5 1.9-7.9 49 2.4-8.1
Long incormne 475.2 Yield capitalisation 13.00 3.00-87.20 5.3 3.6-13.2 4.8 2.3-101
Retail parks B3.3 Yield capitalisation 14.86 7.00-20.70 725  6.2-11.7 71 40116
Offices 55.1 Yield capitalisaticn 17.52  11.80-38.50 58 29-84 65 5482
Develcpment 559 Residual 6.78 5.50-16.00 5.8 4.2-7.3 5.1 4270
Residential 1.4 Comparisen n/a n/a n/a nfa n/a nfa
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9 Investment properties (continued)

All of the Group's properties are categorised as Level 3 in the fair value hierarchy as defined by IFRS 13 Fair Value Management. There have
been no transfers of properties between Levels 1, 2 and 3 during the vear ended 31 March 2020. The fair value at 31 March 2020 represents
the highest and best use,

i) Technique

The valuation technigues described below are consistent with IFRS 13 and use significant 'unobservable’ inputs. There have been no
changes in valuation techniques since the prior year.

Yield capitalisation - for commercial investment properties, market rental values are capitalised with o market capitalisation rate.
The resulting valuations are cross-checked agdinst the net initial yields and the fair market values per square foot derived from recent
market transactions.

Residual - for certain investment properties under development, the fair value of the property is calculated by estimating the fair value
of the completed property using the yield capitalisation fechnique less estimated costs to completion and arisk premium,

Comparison - for residential properties the fair value is calculated by using data frem recent market transactions.

ii} Sensitivity

A 5% increase or decrease in ERY would increase or decrease the fair value of the Group's investment properties by £59.5 miflion or

£58.1 million respectivetly.

Anincrease or decrease of 25 bps to the equivalent yield would decrease or increase the fair value of the Group's investment properties
by £90.9 million or £100.1 million respectively.

Anincrease or decrease in the estimated costs of development will decrease or increase the fair value of the Group's investment
properties under developmaeni.

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 en the valuation.

lif) Process
The valuation reports produced by CBRE, Savills and Cushman & Wakefield are based on:

+ Informaticn provided by the Group. such as current rents, lease terms, capital expenditure and comparable sales information, which
is derived from the Group's financial and property management systems and is subject to the Group's overall contro! environment
« Assumptions applied by the valuers such as ERVs and yields which are based on market observaticn and their professional judgement

10 Investment in joint ventures

At 31 March 2020, the following principal property interests, being jointly contfrolled entifies, have been equity accounted for in these
financial slatements:
Country of incorporation

orregistration’ Property seclors o Group share
Metric Income Plus Partnership Englond Longincome 50.0%
LSP London Residential Investments Limited Guernsey Residential 40.0%

1 The registered address for entities incorporated in England is Cne Curzan Street, London, Wil 5HB. The registered address for entities Incorperated in Guernsey
is Regency Court, Glategny Esclanade, §t Peter Port, Guernsey. GY1 3AP

The principal activity of joint venture interests is property investment in the UK in the sectors neted 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 £6.0 mitlion
(Group share; £3.0 million).

LSP London Residential Investments Limited disposed of 24 residential fiats at Moore House for £25.4 million (Group share: £10.2 million)
in the year, Three further flats were sold post year end, reducing the number now held to five,

The Group increased its inferest in the DFS joint venture from 45% to 82% in April 2019 by acquiring its partner's interest, The external debt
facility with M&G was repaid in full and the Group's interest in LMP Refail Warehouse JV Holdings Limited is now accounted for as a
subsidiary and consolidated in these financial statements. The remaining partner's 18% share is reflected as a non-controlling interest.
Further information is provided in note 20(b).

Al 31 March 2020, the freehold and leasehold investment properties were externally valued by Royal Institution of Chartered Surveyors
{'RICS’) Registered Valuers of CBRE and Savills. The valuation of property held for sale by jaint ventures at 31 March 2020 was £3.9 million
{Group share: £1.5 millicn), (2019; £5.8 millicn and Greup share £2.8 million).

LoendonMeiric Property Pic
Annual Report and Accounts 2020



Strategic report Governance Financiol statements 169
10 Investment in joint ventyres {continued)
The movement in the carrying value of joint venture interests in the year is summarised as follows:
2020 2019
As at 31 March £m &m
Opening balance i 98.9 17.6
Additions at cost - T 0.3 51
Share of loss in the year (8.9_) 6.4)
Disposals' T (20.5) - -
Distributions received? - (15.7) (17.4]
54.1 98.9

1 The disposalin the yearrelated to the increased investment in the LMP Relail Warehguse IV fram 45% 1o 82% which has been subsequently accounted for as a subsidiary

and non-controling interest as refiected in note 20(b)

2 Comprises profit distributions of £12.3 miliion and repoyment of partner loans of £3.4 million

The Group's share of the profit gfter tax and net assets of its joint ventures is as follows:

Lme LSP
Metric Retall Lendon Group
Income Plus Warehouse Residential Total share
Partnership JV PUT Investmenis 2020 2020
£m £m £m £m £m
Summarised income s’rugr;;ni
Gross rental income 1.8 i 0.5 0.3 12,4 4.3
Property costs B (6—2) - {0.2) (0.4) {0.2)
Net rental income 1.6 0.5 0.1 12.2 6.1
Administrative costs {0.1) - - (o.1) (0.1)
Management fees (09) - . (02) an _(0.5)
Revaluation (20.3) - {0.3) {20.6) T (10.2)
Finance cost - 2.7) 0.2} - 29 (.5)
Derivative movement (0.7) - - (0.7) {0.4)
Proft/{loss) on disposal 0.2 - (6.1) (5.9 (2.3)
(Loss)/profit after tax {12.9) 0.3 (6.5) (19.1) (8.9)
Group share of (loss)/profit after tax (6.4) 0.1 {2.8) (8.9)
EPRA adjustments: N
Revaluation 203 - 03 20,4 102
Derivative movement 07 T - - 0.7 0.4
{Profit}/loss on disposal ’ (—05 - 4.1 59 23
EPRA earnings 79 0.3 {0.1) 8.1 4.0
Group share of EPRA earnings 4.0 01 {0.1) 4.0
Summarised balance sheet
Investment properties o 177.7 - 89 186.6 92.4
Other current assets ) 0.9 - 0.1 1.0 0.5
Cash T 5.6 = 57 n3 Y
Current liabilities ) 29 - (0.1) @0 (1.5)
Bank debt (84.3) - - (843)  (42.1)
Unamortised finance costs - 0y - - 9.9 T 0.4
Derivative financial instruments o 0.3) - - 3 ©n
Net assets 956 - 14.6 111.2 541
Group share of net assets 48.3 - 5.8 541
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10 Investment in joint ventures (continued)

LMP LSP
Metnc Retail London Group
Income Plus warehouse Residential Total share
Partnership SV PUT investments 2009 2019
£&m £€m £m £m &m
Summarised income statement T ’
Gross rental income o 13.2 77 0.8 21.7 104
Property costs i [0.5) - (0.5) (1.0} (0.5}
Netrentalincome 12.7 7.7 0.3 207 9.9
Administrative costs 0.1} - - {0.1} -
Management fees (.1} 0.3) 0.3 (1.7} (0.8)
Revaluation 3. (7.5) (3.4) (24.4) (11.5)
Finance income - 0.3 - - 0.3 0.1
Finance cost T 27 {1.9) - (4.6) (2.2)
Derivative movement - ©7) - - 0.7) 0.3)
Loss on disposal - T _ (3.9] (2.9) (1.6)
Loss after tax (5.1) (2.0} (7.3) [14.4) (6.4)
Group share of loss after tax 2.6) (0.9) 2%} (6.4}
EFRA adjusiments: i
Revaluation 135 7.5 3.4 T 044 n.s
Derivative movement ’ 0.7 o - - 0.7 0.3
Lossondisposal T - 39 3.9 1.6
EPRA earnings 9.1 5.5 - 14.6 7.0
Group share of EPRA earnings 4.6 2.4 - 7.0
Summarised balance sheet
Investment properties 202.1 914 400 333.5 158.2
E)ther current assets - 0.6 - G 07 0.4
Cash o T as o 19 75 33
Currentliabilities - (3.4) ©9) 0.2) (4.5 (2.2)
Bank debt ' . (80.5} {46.6) - (127.1) (61.2)
Unamortised finance costs o 1.0 0.1 - 1.1 0.5
Derivative financial insfruments [0.6) - - {0.6) {0.3)
Net assets 123.7 451 41.8 210.6 98.9
Group share of net assets 61.9 20.3 16.7 98.9
11 Trade and other receivables
2020 2019
As at 31 March £m &m
Trade receivables T 5.8 0.9
Arnounis receivable from prorm sales - - - 3.8
Prepayments and cccruetji__n_t;)me 1.1 1.0
Ctherreceivables o 0.9 0.1
78 58

All amounts fall due for payment in less than one year. Trode receivables comprise rental income which is due on contractual payment

days with no credit period. At 31 March 2020, trade receivables of £49,800 were overdue and considered at risk (2019: £44,600).
Based on the IFRS ¢ Expected Credit Loss model, an impairment provision of £340,000 (2019: £140.000) has alse been made against

trade receivables.

LondonMetric Property Plc
Annual Report and Accounis 2020



Strategic report Governance Financlol statements 17

12 Cash and cash equivalents

Cash and cash equivalents include £5.4 million (2019: £5.7 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

2020 2019
As at 31 March £m £m
Trade payables 4.2 2.3
Armounts payable on property acquisitions and disposals 0.4 2.1
Rent received in advance 19.8 14.7
Accrued inferest 1.9 09
Other payables 41 6.5
Other accruals and deferred income 12.2 9.9

42.6 36.4

The Group has financial risk management policies in place to ensure that all payables are settled within the required credit timeframe.

14 Borrowings and financial instruments

a) Non current financial liabilities 2020 2019
As at 31 March £m £m
Secured bank loans 192.7 130.0
Unsecured bank loans 740.0 435.0

932.7 565.0
Unameortised finance costs (6.0) {6.1)

924.7 558.9

Certain bank loans at 31 March 2020 are secured by fixed charges over Group investment properties with a carrying value of £522.7 million
(2019: £377.6 million}. Secured fixed rate debt acquired as part of the acquisition of A&J Mucklow Group was reflected at fair value on
acquisition in accordance with IFRS 3, increasing secured bank loans by £2.7 million as disclosed in ncle 15.

b) Financial risk management

Financiat risk factors

The Group's overall risk management programme focuses on the unpredictabiiity of financial markets and seeks to minimise potential
adverse effects on the Group's financial performance. The Group's financial risk management objectives are to minimise the effect of risks
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 place to manage these risks are summarised below:

i) Credit risk
Credit risk is the risk of financial loss fo the Group if a client or counterparty to a inancial instrument fails to meet its conlractual obligations,

The Group's principal financial assets are cash balances and deposits and trade and other receivables. The Group's credit risk is primarily
attributable to its cash deposits and trade receivables.

The Group mifigates financial loss from tenant defaults by dealing with only creditworthy tenants, The frade receivable amounts
presented in the balance sheet are net of allowances for doubtful receivables. An allowance for impairment is made where there is
objective evidence that the Group will not be able to collect amounts due accerding to the original terms of the receivables concerned.
The 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 is placed on deposit with a diverse mix of institutions with suitable credit ratings and rates of return and for varying periods of time.
The credit ratings of the banks are monitored and changes are made where necessary to manage risk.

The credit risk on liquid funds and derivative financiatinstruments is imited due to the Group's policy of menitoring 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,
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14 Borrowings and financial instruments {continued)

ii) Liquidity risk

Liquidity risk arises from the Group's management of working capital and the finance charges and principat 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 ferm committed facilities that are designed o 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
fliow forecasts are prepared for the Senior Leadership Team 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 £81.8 million (2019: £20.6 million] and available and undrawn bank loan facilities at 31 March 2020 of
£133.8 million {2019: £363.8 millicn).

The following table shows the contractuat maturity profile of the Group's financial licbilities on an undiscounted cash fliow basis and
assuming settlement on the earliest repayment date.

Less than Cneto Two fo More than
ane yedr twao years five years five years Total
éﬁct 31 March 2020 o £m £m £m £m £m
B_an loains 24.4 120.5 588.0 3328 1,065.1
Derivative financial instruments 1.6 1.6 - - 3.2
26.0 1221 588.0 3328 1,068.9
Less than Oneto Two fo more than
one year two years five years five years Total
As at 31 March 2019 B £m £m £m ) Em £m
Bank loans 17.8 17.8 213.0 ) 437.7 686.3
Derivative financial instruments 0.8 0.8 0.8 - 2.4
18.6 18.6 213.8 437.7 688.7

ii) 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 areasonable portficn of external borrowings are at a
fixed interest rate in order to manage this risk,

The Group uses interest rate swaps and caps fo manage its interest rate exposure and hedge future interest rate risk for the term of the
bank loan. Althcugh the Board accepts that this policy neither protects 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.

The Group uses interest rate swaps, caps and fixed rates to manage its interest rate exposure and hedge future inferest rate risk for the term
of the bank loan.

The average interest rate payable by the Group (including share of joint ventures) on all bank borrowings at 31 March 2020 including the
cost of amertising finance arrangement fees, was 2.9% (2019: 3.1%). A 1% increase or decrease ininterest rates during the year would have:
increased or decreased the Group's annual profit betore tax by £1.6 million or £1.0 millien respectively.

iv) Capital risk management

The Group's objectives when maintaining capital are to sofeguard the entity's ability to continue as a going concern so that it can provide
returns to shareholders and as such it seeks to maintain an appropriate mix of debt and equity. The capital structure of the Group consists
of debf, which includes long term borrowings and undrawn debt facilities, and equity comprising issued capitdl, reserves and retdined
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,
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14 Borrowings and financial instruments (continued)

c¢) Financial instruments
i} Categories of financial instruments

Measured at amortised cost

Measured at fair value

2020 2019 2020 2019
Asat 31 March £m £m £m £m
Current assets ~
Cash and cash equivalents [note 12) 81.8 20.6 - -
Trade receivables {nofe 11) 5.8 09 - -
Otherreceivables note 11) 0.9 0.1 - -

88.5 21.6 - -
Non current liabilifles I
Cerivative financial instruments (see 14c (i) - T 4.7 L
Borrowings [note 14q]) 9256.7 55&;‘5—? - =
Current liabilities ’ B )
Trade payables (note 13) o ; 4.2 23 - D
Accrued interest [note 13) B 1.9 0.9 - -
Other accruals {note 13) - 12.2 9.9 - -
Other payables {note 13} o 4.1 Y - o -

949.1 578.5 4.7 1.6

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 approximates to fair value at 31 March 2020,

iii} Derivotive financial instruments

Defails of the fair value of the Group's derivotive fingncial instruments that were in place at 31 March 2020 are provided below:

As at 31 March ) Average rate B Netional amount Fair value
o 202¢ 209 2020 2019 2020 2019
Interest rate caps — expiry %o % £m £m £m £m
Less than one year - 30 - 10.0 - -
Onre to two years 20 ) . 19.6 ] . - - o -
Two to five years B - 20 - 19.6 - -
2.0 2.3 19.6 29.6 - -
As af 31 March Average rate Notional amount o Fair valve
- 2020 2019 72020 2019 2020 2019
Interest rate swaps - expiry % % £m £m £m Em
Less than one vear - - 2.0 _ - 10.0 - -
One to two years - - - - B - - -
Two to five years - 11 11 350.0 350.0 @a.n (1.6]
1.1 1.1 350.0 360.0 {4.7) {1.6)
Total fair value {4.7) {1.6)

All derivative financial instruments are non currenf inferesf rate derivatives, and are carried at fair value following a valuation as at

31 March 2020 by Chatham Financial,

The market values of hedging products change wilh inferest rate fluctuations, but the exposure of the Group to movements in interest rates
is protected by way of the hedging products listed above. 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 fo a Level
2 fair value measyrement 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, whichis generally o marginally higher cost {or smaller gainj than

a market valuation.
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15 Business combination

On 27 June 2019, the Company acquired the entire issued share capital of A&J Mucklow Group, a distribution and industrial REIT with

a complementary portfolio of assets located predominantly in the West Midlands. The acquisition was implemented by way of a
Scheme of Arrangement under Part 26 of the Companies Act 2006, On 24 September 2019, following the repurchase and cancellation
of ifs listed preference shores for £1.1 million, A&J Mucklow Group plc was re-registered as a private limited company, changing its
name tc A&J Mucklow Group Limitec.

The portfolio was acquired for ¢ total consideration of £413.0 millien, representing cash of £129.4 million or 204.5p per ordinary share
acquired, and 138.6 million new ordinary shares issued at 204.6p, being the closing share price of the Company on 27 June 2019,
totalling £283.6 million.

The fair value of assets acquired was £364.7 million os reflected in the table below, The resulting goodwill on acquisition was £48.3 million,
which has been fully impaired in the period as the future cash fiows arising In the form of rentalincome were fully incorporated into
the fair value of the assets acquired.

The goodwill arising includes exceptional tfransaction costs of £6.5 million which were incurred by Mucklow pre acquisition and the
fair value adjustments noted in the table below. In addition, and most significantly, the Company's strong share price performance
and its premium lo the previcusly reported EPRA NAV at 31 March 2019 upon which the offer was based, increased the fair value of
the consideration paid, which is calculated with reference to the Company's share price at completicn, thereby creating goodwill,
The share price increased to 204.6p on compiletion of the transaction. representing a 17% premium to EPRA NAV at 31 March 2019,

Foir value of Fair value of
trading Fair value of preference
Book value propertfies  fixed rate debt shares Fair value
&m £m £im £m £m
Investment properties o 4536 - - - 4534
EFon[.)verf'y—f,‘plunf and equipment T 0.1 S - - - oo
Trading properties - 0.1 1.0 - - _ﬂﬁ 7 11
Trade and other receivables - __2.7 - - - 2.7
Cash and cash equivalents B 98 - - - 9.8
Total assets 466.3 1.0 - - 4573
Trade and cother payables 18.8) - - - (18.8)
Current tax liabilities B 0.7) - - - 0.7)
Borrowings T (79.8) - (29 (0.4 83.1)
Total llabilities 99.3) - (2.9) 0.4 (102.6)
Fair value of net assets acquired 367.0 1.0 (2.9) [C.4) 364.7
Cash censideration 129.4
Equity instruments T o 283.6
Fair value of consideration paid 413.0
Goodwill on acquisition 48.3

The cost of the acquisition as reflected in the Group cash flow statement of £119.6 million reflects the cash consideration of £129.4 million
less the £9.8 million Mucklow cash balance.

Acquisition costs incurred by the Company of £8.1 million have been paidin the period (£8.9 milion charged to the income statement
and £0.2 milion to other reserves). In addition and subsequent to completion, the Group paid Mucklow acquisition costs of £6.5 million
and repaid the HSBC £20 milion banking facility in full.

The acquisition has contfributed £20.5 million to gross rental income, £15.5 million to EPRA earnings and £31.1 million to retained profit since
acquisition. Had A&J Mucklow Group been part of the Group since 1 April 2019, the combined gross rental income, EPRA earnings
and retained profit for the Group at 31 March 2020 would have been £118.4 million, £79.4 million and £2.1 million respectively.
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16 Leases
The Group's minimum lease rentals receivable under non cancellable operating leases, excluding joint ventures, are as follows:
2020 2019
As at 31 Mmarch £m £m
Less than one year 113.6 779
Between one and five years 421.6 303.9
Between six and ten years 399.6 296.0
Between 11 and 15 years 2407 217.8
Between 16 and 20 yvears 121.5 102.3
Over 20 years 325 387
1,329.5 1.036.6
The Group's minimum lease payments under non cancelioble operating leases in accordance with 1AS 17, are as follows:
2020 2019
As at 31 March £m £&m
Less than one year - 0.3
Between one and five years - 25
- 3.1

As set outin note 1, the Group has adopted IFRS 16 from 1 April 2019 and has recognised aright of use asset for its head office lease and other
head lease obligations. These leases are accounted for as finance leases and the Group's minimum lease payments are due as follows:

Present value of
minimum lease

Minimum lease payments
paymenis Interest 2020 2019

As at 31 march £m £Em £m im
Less than one year 0.7 (0.1) 0.6 -
Between one and five years 1.9 (0.3) 1.6 -
Over five years 74 (3.7) 3.7 -

10.0 {4.1) 59 -
17 Share capital

2020 2020 209 209
As at 31 March Number £m Number £m
Issued, called up and fully paid
Ordinary shares of 10p each 841,498,022 84.2  £99991,840 700

Asreported in note 15, the Company issued 138,415,684 ordinary shares as part of the consideration for the acquisition of A&J Mucklow
Group on 27 June 2019, In addition, the Company issued 2,890,498 ordinary shares under the terms of its Scrip Dividend Scheme during

the year.

Post year end in April, the Companyissued a further 118,143 ordinary shares under the terms of its Scrip Dividend Scheme and in May,

the Company issued 64,664.666 new ordinary shares in connection with the equity raise.

in June 2019. the Company granted options over 2,034,253 ordinary shares under its Long Term Incenfive Plan. In addition, 2,111,973 ordinary
shares in the Company that were granfed fo certain Directors and employees under the Company's Long Term Incentive Plan in 2016

vested along with 420,394 crdinary shares in the Director’s Deferred Bonus Plan. The average share price on vesting was 207.2p.

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 112 to 139 on the basis of matetiality.

LondonMetric Property Pic
Annual Report and Accounts 2020



176

Notes forming part of the Group
financial statements continved

For the year ended 31 March 2020

18 Reserves
The Group statement of changes in equity is shown on page 15é.
The following describes the nature and purpose of each reserve within equity:

Share capital The neminal value of shares issued.

Share premium The premium paid for new ordinary shares issued above the nominal value,

Capital redemption reserve Amounts fransferred from share capital on redempption of issued ordinary shares.

Otherreserve A reserve relating to the application of merger relief in the acquisition of LondonMetric Management

Limited, Metric Property Investments Pic and A&J Mucklow Group Flc by the Company., the cost of the
Company's shares held in treasury and the cost of shares held in trust to provide for the Company's
future abligations under share award schemes.

Retained earnings The cumulative profits and losses after the payment of dividends.

19 Analysis of movement in net debt

2020 2019

Cash and cash Cosh and cash
equivalents Borrowings Netdebt equivalents Borrowings Net detst
As at 31 March £m £m m £m £m £m
Opening balance 20.6 558.9 538.3 26.2 643.6 617.4
Cash movement 61.2 304.9 243.7 {5.4) [85.0) (79.4)
Debt acquired - 40.0 40.0 - - -
Loan issue costs paid - (1.5) (1.5} - {1.1) (1.1
Fair value of debt acquired - 2.9 29 - - -
Amortisation of loanissue costs - 1.5 1.5 - 1.4 1.4
81.8 926.7 844.9 20.6 558.9 538.3

20 Related party transactions

a} Joint ventures
Management fees and profit distributions receivable from the Group's joint venture arrangements in which it had an equity interest during
the year were s follows:

Management fees Profit distributions

2020 2019 2020 2012

For the year to 31 March Groug interest £m £m £m £m
LSP Lendon Residential Investments 40.0% 0.2 0.3 8.3 10.5
Metric income Plus Partnership 50.0% 0.y 1.1 4.0 4.5
LMP Retail Warehouse JV Property Unit Trust! - - 0.3 - 2.5
1.1 1.7 12.3 17.5

1 45% interest in the prior year as explained in note 20(b)

Transactions between the Company and its subsidiaries, which are related parties, have been eliminated on consolidation,

b) Non-ceontrolling interest

The Group's non-controlling interest represents an 18% shareholding in LMP Retail Warehouse JV Holdings Limited, which owns a portfolio

of DFS assefs. On 26 April 2019, LMP Retail Warehouse JV Heldings Limited acquired its joint venture partner's 45% interest in LMP Retail
warehouse JV Property Unit Trust, which subsequently fransferred its assets to LMP Retail Warehouse JV Holdings Limited.

The Group's interest increased from 45% to 82%, requiring it 1o consolidate the results and net assets of its subsidiary in these financial
statements and reflect the non-controlling share as a deduction in the consolidated iIncome statement and consolidated balance sheet.

As atf the year end, the non-controlling interest share of losses and net assets was £1.2 million and £7.1 million respectively, with distributions
of £0.4 million paid during the year.

21 Post balance sheet events
Post period end, the Group has acquired £14.8 millicn of urban logistics and long income assets, and has sold two distribution centres for
£16.9 million. Further information is provided in the Property review.

On 3 April 2020, we cancelled £350 milion interest rate swaps that hedged our unsecured facilifies. On 7 May 2020, the Group successfully
completed the placing of 66.7 million new ordinary shares raising gross proceeds of £120 millien ot anissue price of 180.0p per share.
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Company balance sheet

As at 31 March

2020 2019
Note £m £m
Non current assets
Investment in subsidiaries and joint ventures iii 1,278.4 785.0
Investment properties iv 19 -
Amoeunts due from subsidiary undertakings 46.6 -
Other fangible assets 0.3 0.4
1.327.4 785.4
Current assets
Trade and other receivables v 570.0 566.4
Cash at bank 711 14.5
6411 580.9
Total assels 1,968.5 1,346.3
Current liabilities
Trade and other payables vi 1.5 10.8
Non current liabilities
Borrowings il 736.8 431.3
Derivative inancial instfruments Wil 4.7 1.6
Lease liabilities wiii 21 -
. 743.6 4329
Total liabilities 7551 443.7
Net assets 1,213.4 922.6
Equity
Called up share capital 84.2 70.0
Share premium 106.3 100.8
Capital redemption reserve 9.6 2.6
Cther reserve 176.5 6.2)
Retained earnings 836.8 748.4
Equity shareholders’ funds 1,213.4 922.6

The Company reported a profit for the financial year to 31 March 2020 of £70.1 million (201%: £133.1 million].

The financial statements were approved and authorised for issue by the Board of Directors on 10 June 2020 and were signed on its
tehalf by:

Signature removed

Martin McGann
Finance Director

Registered in Engtand and Wales, No 7124797

The notes on pages 179 to 182 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 redemption Other Retained

caplicl premium reserve reserve earnings Total

) . . £m £m £€m £m £m £m

At 1 April 2019 ) 70.0 100.8 9.6 (6.2) 748.4 922.4
Profit for the year T - - - - 70.1 70.1
Share issue on acquisition B 139 - - 2495 - 2834
Purchase of shares held in trust - - - (7.2) - (7.2)
Vesting of shares held in trust - - - 4.4 (4.4) -
Share based awards - - - ] - 29 29
Reserve transfer of impairment in subsidiary - - - {84.0) 84.0 -
Dividends 0.3 5.5 - - (542 (58.4)
At 31 March 2020 84.2 106.3 9.6 176.5 8346.8 1.213.4

Capital
Share Share redemption Other Retained

capital premium reserve reserve eamings Total

£m £€m £m £m £m £m

At 1 April 2018 - 9.7 96.1 9.6 39.7 626.8 841.9
Profit for the year - = - - 133 133.1
Purchase of shares hela in trust - - - 4.8} - 4.8}
Vesting of shares held in trust - - - - 4.0 3.7} 0.3
Share based awards - - - - 2.7 2.7
Reserve transfer of impcirment in suEs'i_diEJ_r_y; - - - T - {45.1) 451 -
Dividends T 0.3 47 - - (55.6) (50.6)
At 31 March 2019 70.0 100.8 9.4 (6.2) 748.4 922.6

The notes on pages 179 to 182 form part of these financial statements,
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Notes forming part of the Company
financial statements

For the year ended 31 March 2020

i Accounting policies

Accounting convention
The separate financial statement; of the Company are presented as required by the Companies Act 2004, They have been prepared in
accordance with FRS 101 (Financial Reporting Standard 101) ‘Reduced Disclosure Framework’ as issued by the Finoncial Reporting Council.

As permitted by FRS 10t, the Company has taken advantage of the disclosure exempfions available under that standard inrelation
fo share based payments, financial instruments, capital management, presentation of a cash flow staterment and certain related
party transactions.

The accounting policies relevant 1o the Company are the same as those set out in the accounting pelicies for the Group, except as
noted below.

Subsidiary undertakings and joint ventures
Investments in subsidiary undertakings and joint ventures are staled at cost less any provisicn forimpairment.

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 Company was £70.1 million [2019: £133.1 million).

Audit fees inrelation to the Cempany only were £172,695 in the year (2019: £114,380).
iii Fixed asset investments

Subsidiary

vndertakings

£m

At 1 April 2019 7850
Additions 750.5
Disposals (172.9)
Impairment of investment (84.0)
At 31 March 2020 1.278.6

The carrying value of the Company's investments was impaired by £84.0 million following an impairment review o assess the recoverable
amount based on the net assets of the subsidiary companies and joint venture investments,

The Company is incorporated in England and is the ultimate holding cempany of the Group with the subsidiary underiakings and joint
venture investments detailed In the fables below. Except where disclosed, the Group owns the entire share capital of each undertaking
comprising of ordinary shares. All subsidiaries are consolidated in the Group's consolidated financial statements.

Audit exemption taken for subsidiaries
Cerfain UK subsidiaries are exempt from the requirement of the Companies Act 2006 relating to the audit of individual accounts by virtue
of Section 47%A of that Act.

Subsidiaries for which Section 479A Companies Act 2004 Incor;;c;::;:g: g: Comgpanies House

exemption taken registration registered number Nature of business
Metric Property Investmenits Limited England 07172804 Intermediate holding company
Metric Property Finance 1 Limited England 07403434 Intermediate holding company
Metric LP Income Plus Limited? England 07780077 Intermediate holding company
LSI {Investrments) Limited England 03539331 Froperty investiment
LSI Developments Limited England 05697367 Property investment
LondonMetric Saturn Limited England 08336260 Property investment
LondonMetric Saturn I Limited England 08565264 Property investment
Londonmetric Retail Distribution Il Limited England 08644584 Property investment
Londonmetric Liverpool Limited England 09335885 Property investment
Londonmetric Swindon Limited England 08989820 Property investment
LendonMetric Distribution Limited England 09269541 Property investment

| Undertakings held indirectly by the Commpany
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Notes forming part of the Company

financial statements continued

For the year ended 31 March 2020

il Fixed asset investments (continued)

Subsidiaries for which Section 479A Companles Act 2004
exemplion laken

Country of

incorporation or

registration

Companies House
registered number

Nature of business

LondonMetric Retail Limited England 09062484 Property investrment
LendonMetric Edinburgh Limited T England 09891503 Property investment
LondonMetric Derby Limited England 08568072 Property investment
[c;\donMemc Crawley Limited i England 10120420 Property investment
Londonmetric Leisure Limited England 11357684 Property investment
Metric Property Launceston Limited England 07271573 N Property investment
Metric Property Coventry Limited England 07347027 Property investment
Metric Property Kirkstall !.ir_nijgé‘ o England 07455382 Property investment
LondonMetric Logistics Limited England 10882805 Property investment
LondonMetric Bognor Regis Limited England 09409081 Property investment
A & JMucklow {Norﬁinees} Limited' England 01232337 Administrative company
A & J Mucklow (Pro;rfiesl Limited! England 00758764 Property investrment
A & J Mucklow {Halesowen) Limited' o England 04848576 Property investment
A & J Mucklow & Co Limited' o England 00384508 Property frading
Couniry of

Subsidiaries for which Section 479A Compuanies Act 2006
exemption not taken

Incerporation or

registration

Nature of business

LondonMetric Retail Distribution | Limited England Property investment
Metric Property Finance 2 Limited? England T Dormor?
A & J Mucklow Group Limited England Intermediate holding company
Penbrick Limited' - England o Property investment
A & J Mucklow (Investments) Limited” England Property investment
Goresbrook Property Limited? . England Dormant
Barr's Industrial Limitedh? _England ] " Dorment
Belfont Homes {Birmingham) Limited'2 B England _ Dormant
A & J Mucklow {Birminghamj Limited' 2 o England _ Dormant
; GFdT}—Muck\ow {Lands) Limited' ? B England {7 Dormant
A & J Mucklow (Estates) Limited' 2 - England Dormant
A & J Mucklow (Ettingshall Estate) Limited'2 o England " Dormant
A & ) MUCKlow {Lancashire) Limited'? England o Dormant
A & J Mucklow (Wollescole Estate} Limited'2 T England B N Dormant
A & J Mucklow [Callowbrook Estate) Umited' 2 Englond Dormant
Londeon & Stamferd Property Limited® Guernsey —I—htermediote holding campany
LondonmMetric Management Limited Guernsey T Management compcr?
L&S Highbury Limited? o Guernsey o Property investment
LMP Green Park Cinemas L'r@_teﬁ_ - Guernsey o Property investment
LMP Thrapston Limited? " Guemnsey Property investment
LMP Bell Farm Limited? T Guernsey Property investmehT
LMP Omega |l Limited? - Guernsey T __Property investmé?
LMP Dagenham Limited? T Guernsey B ' Property investment
LMP Retail Waréhouse JV Heldings Umi_fe-d?f‘ Guernsey o Property in.\_’fit”l’”’_’

1 Undertakings held indirectly by the Company
2 Exempt from the requirement to file audited accounts
3 Inthe process of being liquidated

4 The Company owns 100% of the voting rights and 100% of the A ordinary shores representing 81.88% of the beneficialinterest in the share capital
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iii Fixed asset investments (continued)

Country of
Subsidiaries for which Section 479A Companies Act 2004 Incorporation or
exemption not taken i registration Nature of business
LSP RI Moore House Limited® o Guernsey Property investment
LSP London Residential Investments Limited® Guernsey Intermedliate holding company
LSP London Residential Holdings Limited? Guernsey Intermediate holding company

5 The Company owns ordinary shares representing 40% of the beneficial interest in the share capital
All of the undertakings listed above are tax resident in the UK with the exception of LSP RI Moore House Limited. LSP London Residential
Investments Limited and LSP London Residential Holdings Limited which are tax resident in Guernsey.

The registered address for companies incorporated in England is One Curzon Street, London, W1J 5HB. The registered address for
companies incorporated in Guernsey is Regency Courl, Glategny Esplanade, $t Peter Port, Guemsey, GY1 3AF.

iv Investment property
At 31 March 2020, investment properties included £1.9 million for the head lease right of use assets which have been recognised foliowing
adogption of IFRS 16 on 1 April 2019.

v Trade and other receivables

2020 209

As at 31 March £m im
Prepayments and accrued income 0.4 O.IS
Amounts due from subsidiary undertakings 589.6 565.8
570.0 546.4

Allamcunts under receivables fall due for payment in less than one year. Based on the IFRS ¢ Expected Credit Loss model, animpairment
provision of £9.8 million (2019; £0.4 million) was recognised on amounts due from Group undertakings, which are unsecured and repayable
on demand.

vi Trade and other payables

2020 2019
As_cn 31 march } £m £m
ﬁcéj—e-poyobles ] 0.2 9._1
Other ccirugls and d_eférred income 7 79 _76_
Ofnerpayables ) o 3.4 3.
ns 10.8
vii Borrowings and financial instruments
Non current financial liabilities 2020 2019
As at 31 March £m £m
Unsecured bank loans ) - o 740.0 435.0
Unamoertised finance costs T B (3.2) (3.7}
735.8 431.3
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Notes forming part of the Company
financial statements continved

For the year ended 31 March 2020

vii Borrowings and financial instruments (confinued)

The following table shows the confractual maturity profile of the Company's financial liabilities on an undiscounted cash flow basis
and assuming setflement on the earliest repayment date.

Cerivative

Bank financiol
leans instruments 2020 2019
As af 31 March £m £m £m £m
Less than cne year 19.2 1.4 20.8 15.2
One fo five years 560.0 1.4 581.6 218.¢
More than five years 258.8 - 258.8 306.7
8380 3.2 841.2 540.8

Derivative financial instruments
The Company is exposed to market risk through interest rate fluctuations. It is the Company's policy that a reascnable portion of external
bank borrowings are ot either fixed or copped rates of interest in order to manage this risk.

The Company uses interest rate swaps and caps to manage ifs interest rate exposure and hedge future interest rate risk for the term of
the bank lcan. 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 1o these risks,

The market values of hedging products change with interest rate luctuations, but the exposure of the Company fo movements in interest
rates is protected by way of the hedging products listed below. 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 orgain to the Company of cancelling its interest rate protection at the balance sheet date, which is generally a marginaily higher
cost (or smaller gain) than a market valuation.

Details of the fair value of the Company's derivative financial insfruments that were in place are provided below.

Asat 31 March Average rate Notional Fair valve
2020 2019 2020 209 2020 2009

Interest rate caps - expiry % % £m &m £m £m
Less than one year - 3.0 - 10.0 - -
- 3.0 - 10.0 - -

As at 31 March Average rote Notional Fair value
2020 201¢ 2020 2017 2020 ;e

Interest rate swaps - expiry % % £m £m £m £m
Less than one year - 20 - 10,0 - -
Two to five years 1.1 1.1 3500 350.0 {4.7) (1.6}
1.1 1.1 350.0 360.0 {4.7) 1.6}

Total fair value {4.7) 1.6}

Further information on financial risk management policies and practices can be found in note 14 to the Group financial statements.

viii Leases

As set out in note 1 to the Group financial statements, the Company has adopted IFRS 16 from | April 2019 and has recognised a right of use
asset for its head office lease obligations. These leases are accounted for gs finance leases and the Group's minimurn lease payments are
due as follows:

Present value of
minimum legse

Minimum lease payments
payments Interest 2020 2019
Asat 31 March £m £m £m £m
Less than one year 0.6 - 0.6 -
Between one and five years 15 - 1.5 -
21 - 21 -

ix Related party transactions
Related party transactions for the Company are as noted for the Grougp in note 20 to the Group financial statements,
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Supplementary information
(not audited)

i EPRA summary table

2020 2019
EPRA ecrnings per share 9.3p 3.8p
EFPRA net asset value per share 171.7p 174.9p
EPRA triple net asset value per share 171.0p 174.7p
EPRA vacancy rate 1.4% 2.2%
EPRA cost rafio {including vacant property costs) 14.2% 15.0%
EPRA cost ratio {excluding vacant property costs) 13.3% 14.1%
EPRA net initicl yield 4.3% 4.3%
EPRA 'topped up' net initial yield 5.0% 4.7%
The definition of these measures can be foundin the Glossary on page 189%.
ii EPRA proportionally consolidated income statement
Non-controlling
Group Jv interest 2020 Group Jv 2019
For the year to 31 March £m £m £m £m £m £m £m
Gross rental income 112.3 6.3 {1.3) 1n7.3 85.1 10.4 5.5
Property costs 1.2) {0.2) - {1.4) 1.2} {0.5) (1.7}
Netrentalincome 1ma 6.1 {1.3) 159 83.9 9.9 ?3.8
Management fees 1.1 (0.5) - 0.6 1.7 {0.8) 09
Administrative costs (15.8) ©n - (15.9) 13.7) - (13.7)
Net finance costs (24.9} (1.5} 0.3 (26.1) [18.1} {2.1} (20.2}
Other {0.2} - 0.2 - 0.2 - 0.2
EPRA earnings 71.3 4.0 (0.8) 74.5 54.0 7.0 61.0
iii EPRA proportionally consolidated balance sheet
Non-controlling
Group v interest 2020 Group Jv 209
Asat 31 March £m £m £m £m £m £m £m
Investment property 2,273.6 924 (14.9) 23511 1.688.0 158.2 1.846.2
Trading property 11 - - 1.1 - - -
2,274.7 924 {(14.9) 2,352.2 1.688.0 158.2 1.846.2
Gross debt {932.7} (42.1) - {974.8) (565.0) {61.2) (626.2)
Cash 81.8 5.1 {0.8) 8461 20.6 3.5 24.1
Other net liabilities (34.3) (0.6) 8.4 {26.3) {24.1) (1.3) [25.4)
EFRA net assets 1.389.5 548 (7.1) 1,437.2 1,119.5 992 1,218.7
Derivatives (4.7) (0.7} - (5.4) [1.8) 0.3} {19
IFRS net assets 13848 541 (7.1) 1.431.8 11179 98.9 1.216.8
Loan to value 35.7% 40.0% - 35.9% 31.8% 36.5% 322%
Cost of debt 29% 3.1% - 29% 3.9% 3.5% 31%
Undrawn facilities 133.8 - - 1338 363.8 2.7 373.5
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Supplementary information
(not audited) continued

iv EPRA cost ratio

2020 2019
Forthe year to 31 March £im £m
Properfy operafing expensas 1.2 1.2
Administrative costs 15.8 13.7
Share of joint venture property costs, administrative costs and management fees 0.8 1.3
Less:
Joint venture property management fee income (1.1} (1.7}
Ground rents {0.1) {C.1}
Total costs including vacant property costs (A} 16.6 14.4
Group vacant property costs (0.9) [C.7)
Share of joint venture vacant property costs {0.1) [C.2)
Total costs excluding vacant property costs (B) 15.46 13.5
Gross rentalinceme 1n2.3 85.1
Share of joint venture gross rental income 6.3 10.4
Share of non-controlling interest gross rental incorme (1.3) -

17.3 95.5
Less:
Ground rents ©.1) {0.1)
Total gross rental income {C) n7.2 95.4
Total EPRA cost ratio {including vacont properly costs) (A)/(C) 14.2% 150%
Total EPRA cost ratio (excluding vacent property cosis) (B)/(C) 13.3% 14.1%
v EPRA netinitial yield and ‘topped up’ net initial yieid

2020 2019
As at 31 March £m £m
Investment property — wholly owned 2,2679 1.688.0
Investment property — share of joint ventures 92.4 158.2
Trading property 1.1 -
Less development properties {57.0) [59.8)
Less residential propertfies (4.9) (17.3)
Less non-controlling interest {14.9} -
Completed property portfolio 2,284.6 1,769.1
Allowance for:
Estimated purchasers’ costs 1554 120.3
Estimated costs o complete 18.7 14.8
EPRA property portfolio valuation (A) 2,458.7 1,904.2
Annualised passing rental income 1021 74.5
Share of joint ventures 60 2.4
Less development properties (1.9} (1.1}
Less residential properties - {0.2)
Annualised net rents (B} 106.2 82.6
Contractual rental increase across the portfolio 16.0 6.4
‘Tepped up' net annualised rent (C) 122.2 89.2
EPRA net initial yield (B/A}) 4.3% 4.3%
EPRA ‘topped up' net initial yield {C/A) 5.0% 4.7%
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vi EPRA Vacancy rate

20120 2019
As at 31 March £m £m
Annualised estimated rental value of vacant premises 17 1.9
Portfolic estimated rental value! 124.4 901
EPRA vacancy rate 1.4% 2.2%
I Excludes residential ang development properties
vii EPRA capital expenditure anatysis

Group JV Non-controlling Total Group v Total
2020 2020 Iinterest 2020 2019 2019 20y
As at 31 March £m £m £m £m £m £m &m
Opening valuation 1,488.0 158.2 - 1,846.2 1,677.6 164.4 1,842.0
Acquisitions'? 435.3 {41.2) {17.0) 5771 147.0 9.3 156.3
Developments® 431 - - 431 29.0 5.3 343
Capita! expenditure 10.2 0.3 {0.2) 10.3 14,1 0.9 15,0
Disposals (13.4) {(15.1) 0.3 {128.2} (247.7} ) {258.8)
Revaluation (3.8} (10.2) 2.0 (12.0} 7592 {11.9) 44.4
Lease incentives 9.6 0.4 - 10.0 (7.9 0.9 7.0}
Head lease right of use asset 5.7 - - 57 - - -
Closing valuation 2,274.7 92.4 (14.9) 2,352.2 1,688.0 158.2 1,846,2
1 Group acquisitionsin the period include £634.2 millon completed investment properties as reflected in note 9 and trading property of £1.1 million
2 DFS upweight from 45% 1o 82% has been reflected in this lable os an acquisition by the Group and offsel as a disposal by the joint venture
3 Group developments include acquisitions and capitol expenditure on properties under development asreflected in note ¢
4 Copital expenditure on completed praperties
viii Total accounting return
2020 2019

pence pence
For the year to 31 March per share per share
EPRA net asset value
-atend of year 171.7 1749
- at start of year 174.9 165.2
{Decrease)/increase (3.2) 9.7
Dividend paid 8.4 8.0
Netincrease 52 17.7
Total accounting return 3.0% 10.7%
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Supplementary information
(nof QUdifed) continued

ix Porifolio split and valuation

2020 2020 2019 2019
As at 31 March £m % £m %
Mega distribution 349.% 14.9 4273 231
Regional distribution 419.5 17.9 385.5 209
Urban logistics 8244 351 480.0 260
Distribution 1,593.7 67.9 1,292.6 700
Long inccme 552.5 235 389.5 21.2
Retail parks 83.3 3.8 87.0 4.7
Offices 551 24 - -
Investment portfolio 2,284.6 97.4 1,769.1 959
Development! 57.0 2.4 59.8 3.2
Residential 4.9 0.2 17.3 09
Total porHolio 2,346.5 100.0 1.846.2 100.0
Head lease and right of use assets 57 -
2,352.2 1,8456.2

| Represents regional distribution £38.1 million {1.6%). urban fogistics £6.2 million [(0.3%). long income £10.5 million [0.5%), office £1.1 million and other lond £1.1 million at
31 March 2020, Split of prior period comparatives was regional distribution £22.4 million [1.2%}. uiban logistics £23.9 miliion (1.3%). long income £13.3 million {0.7%)

x Investment portfolio yields

2020 2019

EPRA Equivalent EPRA Equivalent

EPRANIY toppedup NIY yield EFRANIY toppedup NIY yield

As ot 31 March % % T A % %

Distribution 3.9 4.4 51 3.9 4.3 4.9

Long income 5.0 546 5.9 5.4 5.6 5.4

Retail parks &7 7.5 73 6.1 6.3 6.2

Offices 5.8 5.8 6.5 - - -

Investment portiolio 4.3 5.0 55 4.3 47 51
xi Investment portfolio - Key statistics

WAULF WAULT

Area to expiry to first break Occupancy  Average rent

As at 31 March 2020 '000 sq ft years years %% £persqft

Distrilbution 12,623 10.8 9.4 28.1 6.30

Long income 2,754 13.3 12.5 100.0 14.70

Retail parks 432 B.6 72 97.0 16.10

Offices 218 6.0 5.0 99.8 15.60

Investment porifelio 146,027 2 10.2 98.6 7.90

xii Total property returns

All property Al property

2020 2009

For the year to 31 March T i

Capital return - 39

Income return 51 49

Total return 5.1 2.0
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xiii Contracted rental income
2020 2019
As at 31 March £m im
Distributicn o ) 77.3 59.0
Long income 339 23.6
Retail pc@ 6.8 59 '
Offices T - ﬁ -
Investment portfolio 1214 88.5
Development — distribution - 1.3 -
Deve\opme;w_ijléng income i 0.6 1.0
Commercial portfolio 123.3 89.5
Residential - 0.2
Total portfolio 123.3 8%.7
xiv Rent sybject to expiry
Within 3years  Within 5 years WIithin 10 years Within 15 years Within 20 years  Over 20 years
As at 31 March 2020 T A A . 3 o
Distribution - 9.7 22.0 49.4 755 85.6 100.0
Offices - 13.4 22.5 91.7 100.0 100.0 100.0
Long income - 07 T ap 34.5 840 90.7 100.0
Retail parks B 5.7 Y 3.2 87.3 100.0 1000
Commercial portiolio 71 16.8 47.1 73.6 88.2 100.0
xv Contracted rent subject to RPI or fixed uplifts
2020 2020 2019 2019
As at 31 March £m T £m %
Distribution ) 45.1 587 42.4 71.8
Leng income ’ 197 572 12.8 Y
Retail parks B B 11 15.7 1.3 C 224
Offices - 03 85 - -
Commercial portfolic 67.2 54.5 56.5 63.2
xvi Top ten assets (by value)
Contracted WAULT WAULT
Ared rent Qceupancy to expiry to first break
As at 31 March 2020 '000 sq ft £m A years years
Primark, 12, Islip i 1,062 5.7 100 20.5 20.5
Eddie Stobart, Dagenham 454 4 100 23.5 235
Primark, Thrapston 783 4.3 100 125 12.5
Argos, Bedford 657 41 100 140 14.0
Tesce, Croydon o 19 19 100 8.1 81
Amazon, Wariington ) 357 21 100 n.7 nz
DHL, Reading ) 230 18 100 5.3 53
Ollerton, Clipper 364 20 100 17.5 17.5
Ock Fumniture, Swindon 357 19 100 15.6 15.6
New Malden . 51 19 100 né 7.0
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Supplementary information

(nOf aUd“ed) continued

xvii Top ten occupiers

Contracted Market Contracted

rentatIncome  capitalisaotion  rentalincome*

Asct 31 March 2020 £m £bn To
Primark’ - 10.0 13.7 84
DFS ) 5.3 0.4 4.4
M&S T 4.5 18 3.8
Argos' o 42 4.2 35
Eddie Stobart o 41 - 34
Dixons Carphone 33 ey 27
Odeon' - 3.2 03 27
DHL' T T o 3 Egg o ‘—26_
Amazen 2.6 9460 22
Clipper Logistics 2.3 0.2 20
Top ten 42.6 o 35.7
thercomm;;;icl T 76.6 B 64.3
Total commercial 119.2 100.0

1 market capitalisation of Parent Company

2 Excludesincome from sales that hed exchanged but not completed by the year end
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Glossary

Al) Mucklow Group or

AL Mucklow or Mucklow

A& Mucklow Group Plc acquired
on 27 June 201% and re-registered
os A3.J Mucklow Group Limited
on 24 September 2019

Building Research Establishment
Environmental Assessment

Methodology ('BREEAM’)

Aset of assessment methods and tools
designed to help construction professionals
understand and mitigate the environmental
mpacts of the developrments they design
and build

Capital Return

The valuation movement on the property
portfolio adjusted for capital expenditure
and expressed as a percentage of the
capital employed over the period

Commercial porifolio
The Group's property porffolic excluding
residential properties

Coniracted Rent
The annualised rent excluding rent
free periods

Cost of debt
Weighted average interest rate paycble

Debt maturity
Weighted average period to expiry
of drawn debt

Digtributien
The activity of delivering a product
for consumtion by the end user

Energy Performance Certificate {'EPC’)
Required certificate whenever o property
is built, sold or rented. An EPC gives a
property 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

EPRA Cost Ralio

Administrative and operating costs
fincluding and excluding costs of direct
vacancy) as a percentage of gross
rental income

EPRA Earnings 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 NAV per Share

Balance sheet net assets excluding fair
value of derivatives, divided by the number
of shares inissue at the balance sheet date

EPRA NNNAYV per Share

EPRA NAV per share adjusted o include
the fair value of financial instruments,
debt and deferred taxes at the balance
sheet date

EPRA netinltial yield

Annuglised rental income based on cash
rents passing at the balance sheet date,

less non recoverable property operating
expenses, expressed as a percentage

of the market value of the property, after
nclusion of estimated purchaser's costs

EPRA topped vp net initial yield

EFR & net initial vield adjusted for expiration
of rent free periods or other lease incentives
such as discounted rent periods and
stepped rents

EPRA Vacancy

The Estimated Rental Value [ERV) of
immediately available vacant space
as a percentage of the total ERV of the
Investment Portfolio

Equivalent Yield

The weighted average income return
expressed gs a percentage of the market
value of the property, afterinclusion of
estimated purchaser's costs

Estimated Rental Valve (ERV)

The external valuers' opinion of the

open market rent which, on the date of
voluation, could reasonably be expected
to be obtained on a new letting or rent
review of a property

European Public Real Estate
Association (EPRA)

EPRA is the industry body for European
Real Estate Investment Trusts (REITS)

Gross rental income

Rentalincome for the period from lef
properties reported under IFRS, after
accounting for lease incentives and
rent free periods. Gross rental income
will include, where relevant, turnover
basedrent, surrender premiums

and car parking income

Group
LondonMetric Property Plc and
its subsidiaries

IFRS

The International Financial Reporting
Standards issued by the International
Accounting Siendards 8oard and
adopted by the European Union

Income Return

Net rental income expressed as o
percentage of capital employed over
the period

Investment Porifolio

The Group's property portfolio excluding
development, land holdings and
residential properties

Investment Property Databank {IPD)
IPD is a wholly owned subsidiary

of MSC1 producing an independent
benchmark of property returns and
the Group's portfolio returns

Like for Like Income Growth

The movement in contfracied rental
income 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 totat property portfofio value
ot the pericd end. adjusted for
deferred completions on sales

LondonMetric Property Plc
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Glossary continved

Logistics

The organisation and implementation
of operations to maonage the fliow of
physical iterns from origin to the point
of consumption

Net Debt
The Group's bank loans net of cash
balances atf the peried end

Net Rentol Income

Gross rental income receivable after
deduction for ground rents and other net
property outgoings including void costs
and net service charge expenses

Occupancy Rate
The ERV of the lel units as a percentage
of the total ERV of the Investment Partfalio

Omni-Channel Retailing

The evalution of multi-channel retailing
providing a seamiless shopping experience
for the consumer through all availakle
shopping channels, i.e. physical, internet,
mobile, social media, telephone,
calalegue etc

Passing Rent

The gross rent 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 withholding tax at
the basic rate

Real Estate Investment Trust (REIT)

Alisted property company which qualifies
for and has elected inte o fax regime which
is exermnpt from corporation tox on profits
from property rental income and UK capital
gains on the sale of investment properfies

Total Accounting Return (TAR)

The movement in EFRA NAY per share

clus the dividend paid during the period
expressed as o percentage of the EPRA NAV
per share at the beginning of the period

Total Property Return (TPR)

Unlevered weighted capital and income
return of the property portfolic as calculated
by IPD

Total Shareholder Return (TSR}

The movement in the ordinary share price
as quoted on the London $tock 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 (including the amortisation
of fnance costs) divided by the total debt
inissue af the period end

Weighted Average Unexpired
Lease Term {WAULT}

Average unexpired lease ferm across
the investment portfolio weighted by
Coniracted Rent

LondonMetric Property Plc
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Notice of Annual General Meeting

This document s important and requires your immediate attention. If you are in any doubt as to the action you should take,
you should seek your own personal financial advice from your stockbroker, bank manager. soliciter, accountant. or other
financial advisor authorised under the Financial Services and Markets Act 2000.

If you have sold or otherwise transferred all your ordinary shares, please send this document, together with the accompanying
documenits, as soon as possible to the purchaser or transferee, or to the stockbraker, bank or other agent through whom
the sale or fransfer was effected, for delivery to the purchaser or transferee.

Following Government guidance in relation fo COVID-19. it is
proposed that the Annual General Meeling be convened with
the minimum gquorum of sharehotders present [which will consist of
two members of the Board) in order ic conduct the business of the
meeting. The format of the meeting in practice will be functional
only to comply with relevant legal requirements, Instead of
attending the Annual General Meeting, shareholders are asked

to exercise their votes by submitling their proxy electronically or by
post, as explained below. They are also encouraged to appoint the
chair of the meeting (who will be a Director who is able to attend
the Annual General Meeting) to vote on their behatf. As it will not
be possible to ask questions during the Annual Generdal Meeting
this year, shareholders are invited to submit questions in advance
by emailing info@lendenmetric.com by 10.00am on 20 July 2020.
Answers will be published on our website shortly after the Annual
General Meeting.

Notice is hereby given that the Annual General Meeting of

the members of LondonMetric Property Plc (Registered number
7124797 ) will be held at One Curzon Street, London. W1J 5HB

on 22 July 2020 at 10.00 am.

Resolutions 1 to 14 ({inclusive) will be proposed as ordinary
resolutions and resolutions 15 to 18 {inclusive} will be proposed
as special resolutions. Voting on all resolutions will be by way of poll.

1. That the Annual Report and Accounts for the year ended
31 March 2020 be considered and approved.

2. That the Annual Report on Remuneration in the form set
outin the Annual Report and Accounts for the year ended
31 March 2020 be approved,

3. That the Directors’ Remuneration Policy in the form set outin the
Annual Report and Accounts for the year ended 31 March 2020
be approved.

4, That Deloitte LLP be reappointed as auditor of the Company,
to hold office until the conclusion of the next general meeting
at which accounts are laid before the Company.

5. That the Directors be authorised to determine the remuneration
of the auditor.

4. That Patrick Vaughan be re-elected as a Director.
7. That Andrew Jones be re-elected as a Director.

8. Thot Martin McGann be re-elected as a Director.

9. That James Dean be re-elected as a Director.

10. That Rosalyn Wilton be re-elected as a Director.

11. That Andrew Livingston be re-glected as a Director,
12. That Suzanne Avery be re-elected as a Director.

13. That Robert Fowlds be re-elected as a Director,

14, That the Directors be and they are hereby generally and

unconditicnally autherised in accordance with Section 551
of the Companies Act 2006 {the 2004 Act’), in subsiitution
for all existing authorities:

a. to exercise all the powers of the Company fo allot shares
ond to make offers or cgreements to allot shares in the
Company or grant rights to subscrioe for or ta convert any
security into shares in the Company [fogether ‘Relevant
Securities') up to an aggregate neminal amount of
£30.276,095 {such amount 1o be reduced by the nominal
amount of any equity securities (within the meaning of
Section 560 of the 2006 Act} allotted under paragraph 14b
below in excess of £30,276,095; and

k. 1o exercise all the powers of the Company to allot equity
securities (within the meaning of Section 5460 of the 2004
Act) up to a maximum aggregate nominal amount of
£60,552,190 [such amount to be reduced by any Relevant
Securities allotted or granted under paragraph 14a above)
provided that this authority may only be used in connection
with a rights issue in favour of holders of erdinary shares
and other perscns entitled to participate therein where the
equity securities respectively attributable to the interests of
all those persons at such record date as the Directors maoy
determine are proportionate {as nearly as may be) to the
respective numisers 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 cther
arrangements as the Directors may consider necessary
or expedient to deal with fractional entitiements or legal
difficulties under the laws of any territory or the requirements
of a regulatory kody or stock exchange or by virtue of
shares being represented by depositary receipts or any
other matter whatscever,

provided that the autherities in paragraphs 14a and 14b shall
expire at the conclusion of the next Annual General Meeting
of the Company ofter 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 aor agreement which would or might require
Relevant Securities or equity securities as the case may be to be
dllotted (and treasury shares fo be sold) after such expiry and
the Directors may cilot Relevant Securities or equity securities
{and sell freasury shares) in pursuance of any such offer or
agreement as if the authority in question had not expired.

. That the Directors be and are empowered, in accordance with

Sections 570 and 573 of the 2004 Act, to allot equity securities
{as defined in Section 560(1) of the 2006 Act) for cash pursuant
to the authority conferred by resolution 14 or by way of a sale
of freasury shares as if Section 561(1} of the 2004 Act did not

LondonMetric Property Flc
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Notice of Annual General Meeting continued

apply to any such alletment or sale, provided that this power
shall be limited to;

a.

the allotment of equity securities and sale of treasury
shares for cash in connection with an offer of, or invitation
to apply for, equity securities made to [but in the case of
the authority conferred by paragraph 140 of resclution 14
above, by way of arights issue only):

li} toordinary shareholders in proportion (as nearly as
may be practicable; to their existing holdings;

{ii} to holders of other equity securities as required by
the rights of thase securities or, if the Directors otherwise
consider necessary, as pérmitted by the rights of those
securities, and so that the Directors may impose any
limits or restrictions and make any arrangements which
they consider necessary or appropriate to deal with any
treasury shares, fractional entittements, record dates,
iegal, regulatory or practical problems in, or under
the laws of, any territory or any other matter; and

the allotment of equity securities or sale of treasury shares
{otherwise than under paragraph 15a above} up to an
aggregate nomindal amount of £4,541,414,

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 allctted {and freasury shares 1o 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.

16. That the Directors be and are empowered, in addition
to any authority granted under resolution 15, to allot equity
securifies {as defined in Section 560(1} of the 2006 Act] for
cash pursuant to the authority conferred by resclution 13
or by way of a sale of freasury shares as if Section 561(1)
of the 2006 Act did not apply ¢ dny such allotment or sale,
such power to be:

a.

limited fo the allotment of equity securities or sale of
treasury shares up to an aggregate nominal amount
of £4,541,414; and

used only for the purposes of financing [or refinancing,
if the authority is to be used within six months after the
criginal ransaction} a fransaction which the Directors
determine 1o be an acquisition or other capital investment
of a kind contemplated by the Statement of Principles
on Disapplying Pre-Emption Rights most recently
published by the Pre-Emplion Group prior to the date
cf 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 whichis 15 menths 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 guthority expires and the Directors may allot
equity securities {and sell treasury shares} under any
such offer or agreement as if the authority in Guestion
had not expired.

17, That the Company be and is hereby generalty and
unconditionally authorised, in accordance with Section
701 of the 2006 Act, to make market purchases (within the
meaning of Section 693{4} of the 2004 Act) of ordinary shares
of 10p eachin 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 number of ordinary shares authorised
o be purchased is ?0,828.285;

b. the minimum price which may be paid for an ordinary
share is 10p being the nominal amount thereof
{exclusive of expenses payable by the Company);

¢. the maximum price which may be paid for an crdinary
share [exclusive of expenses payable by the Company)
cannat be mere than the higher of:

(il 105% of the average market value of an ordinary
share for the five business days prior to the day
on which the ordinary share is contracted to be
purchased; and

{ii) the value of an ordinary share calculated on the
basis of the higher of:

A, the lastindependent trade of; or

B. the highest cumment independent bid for, any number
of ordinary shares on the trading venue where the
market purchase by the Company will be carried
out; and the authority conferred shall expire at the
conclusion of the next Annual General Meeting
of the Company except thal the Compadny may
before such expiry make a contract to purchase
its own shares which will or may be completed or
executed wholly or partly affer such expiry.

18, That the Company 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 beginning
on the date of the passing of this resolution and ending
on the conclusion of the next Annual General Meeting
of the Company.

By order of the Board

Signature remaoved

Jadzia Duzniak
Company Secretary

10 June 2020
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Notes to the Notice of the Annval General Meeting:

(i}

(i}

i

(iv)

(v}

Shareholders entitled to attend and vote at the meeting may
appoint one or more proxies (who need not be sharehalders)
to attend, speak and vote con their behalf, provided that
eqach proxy is appointed to exercise the rights attaching fo
the different shares held by him or her.

We are asking shareholders to adhere to the current Government
guidelines and not attend the Annual General Meeting in person.
we recommend appointing the chair of the meeting as your
proxy to vote on your behalf. Your proxy will vote as you instruct
and musl attend the meeting for your vote fo be counted.
Details of how 1o appoint the chair {or another person) as your
proxy are set out in the notes to the proxy form.

Any person to whom this notice is sent whois a person nominated
under Section 146 of the 2006 Act to enjoy information rights

[a ‘Nominated Person'} may, under an agreement betweaen him/
her and the shareholder by whom he/she was nominated, have
aright 1o be appointed (or o have someone else appointed)
as a proxy for the Annual General Meeting. if a Nominated
Person has no such proxy appointment right, or does not wish fo
axercise it, he/she may, under any such agreement, have aright
to give instructions to the shareholder as o the exercise of voting
rights. The statement of rights of shareholders in relation o the
appointment of proxies in paragraph (i) above does not apply
to Nominated Persons. The rights described in that paragroph
can only be exercised by shareholders of the Company.

Ta have the right to attend and vote at the meeting you must
haold ordinary shares in the Company and your name must be
entered on the share register of the Company in accordance
with note [vi) below.

You will not hove received a hard copy proxy form for the
Annual General Meeting in the post. You can instead submit your
proxy vole 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 forgotten your username
or password you can reqguest a reminder via the shareholder
portal. If you have not previously registered to use the portal you
will require your investor code ('IVC'] which can be found on
your share cerfificate or dividend notification. Proxy votes should
be submitted as early as possible and in any event, no later than
10.00 arm on 20 July 202C, You may request a hard copy proxy
form directly from the Registrars, Link Asset Services by emailing
enquiries@linkgroup.co.uk or by post al Link Assel Services,

The Registry, 34 Beckenham Road, Beckenham, Kent BR3 41U,
To be valid, any hard copy proxy form must be received by post
or [during normat business hours only) by hand al the Company's
registrars, Link Asset Services, The Registry, 34 Beckenham

Road, Beckenham, Kent BR3 4TU by no later than 10,00 am

on 20 July 2020,

To be valid, Forms of Proxy (and the power of attorney or other
authority, if any, under which it s signed or a notariclly certified
copy thereof] must be completed and signed and received

by Link Asset Services at PXS?, The Registry, 34 Beckenham Road.
Beckenham, Kent BR3 4ZF as soon as possible but, in any event,

50 as to arrive no later than 10.00 am on 20 July 2020, where
you have appointed a proxy Jsing the hard copy proxy form and
would like to change the instructions using another hard copy
proxy form, please contact Link Asset Services at PXS1. The Registry,
34 Beckenham Road, Beckenham, Kent BR3 47F. The deadline
for receipt of proxy appointments (see above] also applies

fvii]

fviii

ix}

)

in relation to amended instructions. Any atfempt to terminate

or amend a proxy appointment received cfter the relevani
deadline will be disregarded. Where two ormore valid separate
appointments of proxy are received inrespect of the same share
inrespect of the same meeting, the one which is last sent shall
be treated as replacing ond revoking the other or others.

If you need help with voling cnline, or reguire a paper proxy form,
please contact our Registrar, Link Asset Services by email at:
enquiries@linkgroup.co.uk, or you may call Link on 0371 664 0391
if calling from the UK, or +44 (0) 371 6464 0391 if calling from outside
of the UK. Calls are charged at the standard geographic rate
and will vary by provider. Calls autside the United Kingdom will
be charged at the applicable international rate; lines are cpen
9,00am to 5.30pm, Monday to Friday excluding public holidays
in England and Wales.

The fime by which a person must be entered on the register

of members in order to have the right fo attend or vote al the
meeting is close of business on 20 July 2020. If the meeting is
adjourned., the time by which o perscn must be entered on the
register 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 days before the date fixed for the adjourned meeting.
Changes 10 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 appeint a proxy or proxies by
utilising the CREST electronic proxy appoiniment 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 appoeinted a voting service
provider(s), should refer to their CREST sponsor or voting service
provider(s), who will be able to take the appropriate aclion cn
their behalf.

In order for a proxy appointment or instruction made by means
of CREST te be valid, the appropriate CREST message (a "CREST
Proxy Instruction') must be properly authenticated in accordance
with Euroclear UK & Ireland’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 o the instruction
given o a previously appointed proxy, must. in order fo be

valid, be transmitted so as to be received by the issuer’'s agent

{ID number RAI0} by 10.00 am on 20 July 2020. 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,

The Company may treat as invalid o CREST Proxy tnstruction in the
circumstances set out in Regulation 35(5)(a) of the Uncertificated
Securities Regulations 2001,

CREST members ond, where applicable, their CREST sponsors or
voting service providers should note that Euroclear UK & Ireland
does not make available special procedures in CREST for any
particular messages. Normal systerm timings and limitations will
therefore apply inrelation to the input of CREST Proxy Instructions.
i is the responsibility of the CREST member concerned to take

[or, if the CREST member is @ CREST personal memicer or sponsored
member or has appointed a voting service provider(s). to procure
that his or her CREST sponsor or voting service provider(s) take(s))
such action as shall be necessary to ensure that a message is
transmitted by means of the CREST system by any paricular time,
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In this connection, CREST members and, where applicakle,
thexir CREST sponsors or voling system providers are referred, in
particular, to those sections of the CREST Manual concerning
practicat imitations of the CREST system and timings.

(xi}  Any corporation which is a member can appoint one or more
corporate representatives who may exercise on its behalf all
of ils powers as a member provided that they do not do so in
relation 1o the same shares.

xii}  Youmay not use any electronic address provided either in this
Nofice of Annual General Meeting or any related documents
{including the form of proxy] to communicate with the Company
for any purposes other than those expressly stoted.

[xiii) As ai ¢ June 2020 [being the closest pracihical business
day before the publication of this Notice). the Company's
issued share capital consisted of 208,282,851 ordinary shares
carrying ohe vote each.

(xiv) Members satisfying the thresholds in Section 527 of the 2006 Act
canrequire the Company to publish ¢ statement on its website
setting out any matterrelating 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 connected 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 siotement placed on the
website must also be sent to the Company's auditor no later
than the time it makes its statement available on the website,
The business which may be dealt with al the meeting includes
any statement that the Company has been required to publish
on its website.

[xv] Given the circumstances, if you are a shareholder and would
like to ask the Board a question, please email your question to
info@londonmetric.com by 10.00 am on 20 July 2020. Answers will
be published on our website following the AGM. The Company
must cause to be answered any such question relafing to the
business being deait with at the meeting but no such answer
need be given if:

a.  todo so would interfere unduly with the preparation for the
meeting or involve the disclosure of confidentialinformation:

b. the answer has already been given on o website in the form
of an answer to a question; or

c. Hisundesirable in the interests of the Company or the
good order of the meeting that the question be answered.

[xvi) A copy of this Notice, and other infermation required by Section
311A of the 2004 Act, can be found at www.londonmetric.com.

The following documents are available forinspection af the
registered office of the Company during normal business hours
on each weekday {public holidays excluded) from the date of
this notice until the conclusion of the Annual General Meeling
and at the place of the Annual General Meeting for 15 minutes
prior 1o and during the meeting:

[xvii}

a.  copies of the Executive Directors’ service confracts with
the Company: and

k. copiesof letiers of appointment of Non Executive Directors:
and

c. acopyof the Arficles of Association of the Company.

Should a shoareholder wish to inspect any of these documents
please submit a request to info@londonmetric.com.

(xwviii} In the case of joint registered holders, the signature of one
holder on a proxy card will be accepted and the vote of the
senior holder who tenders a vote., whetherin person or by proxy,
shall be accepted to the exclusion of the votes of the other joint
holders. For this purpose, senicrity shall be determined by the
order in which names stand on the register of members of the
Company inrespect of the relevant joint holding.

[xix) Voting on all resolutions at the Annual General Meeting willbe
by way of poll. The Company believes thaf this is the best way
of representing the view of as many shareholders as possible
in the voting process.

Explanatory notes:
The information below is an explonation of the business 1o be
considered at the Annual General Meeting,

Resolution 1 - To receive the Annval Report and Accounts

The Chair will present the Annual Report and Accounts for the year ended

31 march 2020 to the meeting. Resclution 11s to consider and approve

the Report of the Directors, the financicl statements and the Independent
Auditor's report gn the financial staterments and on the cuditable pert of the
Annual Report on Remuneration for the finoncial year ended 31 March 2020,

Resolution 2 — Annual Report on Remuneration

Resolution 2 is an ordinary resolution 1o approve the Annual Report on
Remuneration relating to the implementation of the Company's existing
Remuneration Policy, which was last approved at the 2017 Annual General
mMeeting. Section 439 of the 2006 Act reguires UK-incorporated listed
companies to put their Annual Report on Remuneration 1o an advisory
shareholder vote. As the vote is advisory it does not offect the actual
remuneration poid to any individual Director. The Annual Report on
Remuneration is set outin fullin the Annucl Repert and Accounts.

Resolulion 3 - Directors’ Remuneration Policy

Resolution 3 is an ordinary resolution o approve the new Directors’
Remuneration Policy {which will replace the Compony's existing
Remuneration Policy). Shareholders are invited to approve the Directors’
Remuneration Policy which is set out on pages 119 1o 12¢ of the Annual Report
and Accounts, The Palicy, which sefs out the Company's forward looking
policy on Directors’ remuneration, is subject to a binding shareholder vole
by ordinary resolution at least every three years.

Once the Directors’ Remuneration Policy has been approved, all payments
by the Company to the Directors and any former Directors must be mode
in accordance with the Policy {unless a payment has separately been
approved by shareholder resclution).

If the Company wishes to change the Directors’ Remuneration Policy,

it will need to put the revised Policy to a shareholder vote again before

it can implement any payments pursuant o the amended Policy, If the
Directers’ Remuneration Policy remains unchanged, the 2006 Act requires
the Company to put the Policy to shareholders for approval again no
later than 22 July 2023,

Resolutions 4 and 5 — keappointment of auditors

Resclution 4 relates 1o the reappointment of Deloitte LLP as the Company’s
auditorio hold ofice until the next Annual Genergl Meeting of the Company
and Resolution 5 authorises the Directors to set their remuneration.
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Resclutions & fo 13 — Re-election of Directors

Resclutions & to 13 deal with re-election ot the Directors, Biographies of
each of the Directors seeking re-election can be found on pages 80 and 81
of the Annual Report and Accounts. The Board has confirmed, fellowing
a performance review, that ali Directors standing for re-election continue
to perform effectively and demonstrate commitment to theirrole.

Resolution 14 - Alloiment 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 ot the conclusion of the Annual General Meeting
(or. if earlier, on the date which is 15 months after the date of the Annual
General Meating).

Your Board considers it appropriate that a similar authority be granted

1o allot ordinary shares in the capital of the Company ue to a maximum
nominal cmount of £30,276,095 {representing approximately one third

of the Company's issued ordinary share capftal as at ¢ June 2020) during
the period up to the conclusion of the next Annual General Meeting of
the Compaony. Such authority is sought In paragraph 14a of Resolution 14.

In accordance with the guidelines issued by the Investment Association,
paragraph 14b of Resolution 14 will allow Directors 1o allot, including the
shares referred to in paragraph 14a of Resolution 14, shares in the Company
in connection with a pre-emptive offer by way of a rights issue fo shareholders
up to & maximum nominal ameount of £60,552,190, representing approximately
two thirds of the issued ordinary share capital of the Company as at

9 June 2020.

Your Board considers it appropriate to seek this additional allotment
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. If they do exercise the autherity. the Directors
intend to follow best practice as regords ifs use, as recommended by
the Investment Association.

As gt the date of this Notice the Company does not hold any crdinary
shares in the capital of the Company in treasury.

Resolutions 15 and 16 — General and additional authority to disapply
pre-emptionrights

Al the last Annual General Meeting of the Company the Directors were also
given authority to allot equity securilies for cash without first being reguired
te offer such shares to existing shareholders. This autherity expires at the
conclusion of the Annual General Meeting (or. if earlier, on the date which
is 15 months after the date of last year's Annual General Meeting).

The passing of Resclutions 15 and 14 would allow the Directors fo allot
equity securities {or selt any shares which the Company may purchase and
hold in treasury) without first offering them to existing holders in proportion
to their existing holdings.

The autherity set out in Resolution 15 s limited to: (c) allotments orsales

in connection with pre-emptive offers and offers 1o holders of other equity
securities if required by the rights of those shares; or (k) otherwise than in
connection with a pre-emptive ofler, uo te an aggregate nominal omount
of (i} £4.541,414 [representing 45,414,143 shares. ). This aggregate nominal
amount represents 5% of the issued ordinary share capital of the Company
os at ¢ June 2020,

Taking into account the template resolutions published by the UK Pre-Emption
Group in May 2016, the autharity set out in Resolution 14 islimited fo allotments
orsales of up to an aggregate nominal amount of {i) 4.541.414 {representing
45,414,143 shares) In addition to the authority set out in Resolution 15 which
are used only foar the purpases of financing (or refinancing. if the authority
is to be used within six months after the original frensaction) o fransaction
which the Directors determine to be an acquisition or other capitat
investment of a kind contemplated by the Statement of Principles

on dis-applying pre-emgtionrights mast recently published by the

UK Pre-Emption Group prior to the date of this Nafice. This aggregate
nominal amount reprasents approximately an additional 5% of the

issued ordinary share capital of the Company os at ¢ June 2020.

The Directors also confirm their intention to follow the provisions of the

UK Pre-Emption Group's Statement of Principles regarding cumulative
usage of authorities within a rolling three year period where the Principles
provide that usage in excess of 7.5% of issued ordinary share capital of
the Company [excluding treasury shares) should not foke place without
prior consultation with sharehalders, except in connection with an
acquisition or specified capitaiinvestment as referred to above.

Resolution 17 — Authority to purchase own shares

Resolution 17 gives the Company authority to buy back its own ordinary
shares in the market as permitied by the 2006 Act. The authority limits the
number of shares that could be purchased to a maximum of 90,828,285
shares {representing approximately 10% of the Company's issued ordinary
share capital as at 9 June 2020} and sets minimum and maximum prices,
This authority will expire ct the conclusion of the next Annual

General Meeting of the Compony.

The Directors have no present infention of exercising the authority to
purchase the Company's ordinary shares but will keep the mafter under
raview, faking into account the financial resources of the Cempany, the
Company’s share price and future funding opportunities, The authority
will be exercised only after consideration by the Directors of the eflect
on net asset value and if the Directors believe that te do so would be

in the interests of sharenolders genercily. Any purchases of erdinary
shares would be by means of market purchases through the London
Stock Exchange.

Listed companies purchasing their own shares are cllowed to hold them
in treasury as an altermnative to cancelling them. Ne dividends are paid on
shares whilst held in freasury and no voting rights attach to freasury shares.

If Resolution 17 is passed at the Annual General Meeting. it is the Company's
current intention 1o hold in treasury the majority of the shares it may purchase
pursucnt to the autherity granted 1o it. However, in order to respond properly
o the Company's capital requirements and prevailing market conditions,
the Directors will 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 Compeny may hold o maximum of v to 10%

of its issued share capital in freqsury In accordance with guidelines issued

by the Invesiment Association.

As at 9 June 2020 {the latest practicable date before publication of this Nofice),
there were share awards over 7,083,484 ordinary shares in the capital of

the Company representing approximately C.78% of the Company’s issued
ordinary share capital. If the authority to purchase the Cempany's ordinary
shares was exercised in full, these awards would represent approximately
0.78% of the Company's issued ordinary share capital.

Resolution 18 = Notice period for general meefings

It is proposed in Resolution 18 that shareholders should approve the
continued ability of the Cempany to hold general meetings other
than the Annual General Meeting on 14 clear days’ notice.

This resolution is required under Section 307A of the 2006 Act.

Under that section, a fraded company which wishes to be abie to calt
general meetings [cther than an Annual General Meeting] on 14 clear
days' notice must abtain shareholders’ approval. Resolution 18 seeks
such approval.

The resolution is valid up to the next Annual General Meeting of the
Company and needs to be renewed annuaily. The Company will also
need to meet the requirerments for voting by electrenic means under
Section 307A of the 2004 act before it con call a general meeting

on 14 doys' notfice.

The shorter notice period 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 advaniage of shareholders
as a whole.
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Financial calendar

Announcement of results
Annual General Meeting

10 June 2020
22 July 2020

Shareholder information

Advisors to the Company

Joint Financial Advisors and Brokers
Peel Hunt LLP

Moor House

120 Lendon Wall

London EC2Y S5ET

JP Morgan Securities Limited
25 Bank Street

Canary Whart

London E14 5JP

Auditor

Deloitte LLP

1 New Street Square
London EC4A 3HQ

Property Valuers
CBRE Limited

St Marrtin's Court

10 Paternoster Row
London EC4M 7HP

Savills (UK} Limited
33 Margaret Street
Lendon W1G 0JD

Cushman & Wakefield Debenham Tle
Leung Limited

1 Colmore Square

Birmingham B4 6A

Tax Advisors
PricewaterhouseCoopers LLP
1 Embankment Place
London WC2N 6RH

Solicitors to the Company
Jones Day

21 Tudor Street

London EC4Y 0DJ

CMS Cameron McKenna
Nabarro Olswang LLP

78 Cannon Place
Cannon Street

Londaon EC4N éAF

Stephenson Harwood LLP
1 Finsbury Circus
London EC2M 75H

Registrar

Link Asset Services
The Registry

34 Beckenhom Road
Beckenham

Kent BR3 4TU

Secretary and Registered Address
Jadzia Duzniak

One Curzon Street

London W1J 5HB

www. londonmetric.com

REIT status and taxation

As a UK REIT, the Group is exempt
from corporation tax on rental
income and UK property gains.
Dividend payments 1o shareholders
are split between Property tncome
Distributions {'PIDs’) and non PIDs.

For most shareholders, PIDs

will be paid affer deducting
withholding tax at the basic rate.
However, certain categories of
shareholder are entitled to receive
PIDs without withholding tax,
principally UK resident companies,
UK public badies. UK pension funds
and managers of ISAs, PEPs and
Child Trust Funds. There is a form
on the Company's website for
shareholders to certify that they
quadlify to receive PIDs without
withholding tax.

Payment of dividends
Shareholders who would like
their dividends paid direct tc a
bank or building society account
should notify Link Asset Services.
Tax vouchers will continue

to be sent to the shareholder's
registered address.
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