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Qur purpose

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

Collaborate Generate

| Own desirable real estate that
meets occupiers’ needs.
- p02

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

- p04

. Maximise our expertise and
" relationships to build on our position
~ as partner of choice.
P06

Image removed

- Generate reliable, repetitive and
growing income-led total returns.
Image removed p08
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An overview, purpose and strategy update

thf i'his — Analysing an

the ma

00006 means

to our
Own business

desirable
real estate

Positioning the portfolio to
benefit from the medium
and long term drivers of
return and meeting the
needs of our occupiers.

The portfolio's 74.6%
weighting fowards
legistics and 22.5%
weighting fo long
income is ensuring
that our assets [
are benefiting i
from todoy’s
macro environment.

Highlights

43.9%

Urban logishics exposure
as a proportion of our assets

£575m

Acquisitions in year

Image removed

We are confinually
upscaling the quality of the
portfolio to ensure future
outperformance, with a
strong focus on owning well
located urban logistics. / /
Valentine Beresford

Investmenl Director

* Inciudes developments based onvolue
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+28%

Total property
returnin the year
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An overview, purpose and strategy update

0000

Manage
and enhance oo
responsibly

po——— - -

Securing and enhancing our ] 66 T o
strong income metrics as well ~
. . . Occupier intiatives
as improving the quality and Underiaken in the yeor
sustainability of our assets. helping fo defver > 4% ke

for ke income growth

Highlights in the year

+£10.5m

Additional income per

annum from lettings and . I e b
ront reviews : Whai- .I.hIs — Adopting the right

approach and doing

' the right thing for our

'| 6 eO rS . m akeholders and the
y 1'0 our environment

Average lease lengths .
0 ° — Understanding and

an ettings signed ' H
oane bUSlness responding to the needs

of our occupiers o help

+1.2m sq ft |

— Protecting and improving

BREEAM Very Good / Excellent X
certfified assets acquired our cash flow with |
or developed term planning and
decision making
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7/

We continue tfo adopt

the right approach in
managing and enhancing
our assets to ensure they are
fit for purpose and deliver
sustainable and growing
income streams. //

Mark Stirling
Assel Director

LoendonMetric Property Plc Annual Report and Accounts 2022
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An overview, purpose and strategy update

0000
‘ 1'0 our fundamental ai

Maximise our business oo matetiea
expertise and 3 .
relatlonShlps stakeholders |

What this —Emeover

the most TCJ\\éﬂTed minds

mea ns in real estate with a

ination of strong

We have a highly

talented, motivated and
aligned team who collaborate
with all stakeholders 1o build
strong relationships and tfrust.

Highlights in the year

100%

of employees agreed that they
enjoy working at LondonMertric

98.7%

Qccupancy rate

Image removed

We are proud of our
employees who we
recognise are vital to
the contfinued success

8.5/] O of the Company. //

Average score in OCCupier survey
for whether our occupiers would
recommend LondonmMetric

Andrew Livingston
Designated workforce
Non Executive Director

LondonMeiric Property Pic
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I

£175m

Equity raise in the
year which was
strongly supported
by shareholders.
allowing us

to fransact

on ¢ number

of investments

Image removed

Whai- — Consistently high

cccupancy and scores

we’re in our OCCUpiPF survey
Y levels

fisfaction and

sCores in our olil sUrvey

— Strong shareholder,
property and financing
relationships

qing our highly
d, motivated

and dlefiver long term
outperformance

working with a wide
ge of stakenholders.
we gather ¢ greater
depth of understanding
to delfiver a culture
of excellence

LondonMetric Property Plc Annual Report and Accounts 2022
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An overview, purpose and strategy update

(XXX

Generate reliable,
repetitive and
growing income

Image removed

A high qudlity real estate

portfolio is the bedrock to
delivering reliable, repetitive +224%
and growing income. oottt reviows

for urizan logistics

Highlights in the year

£133m  +419%

Nef rental income Total accounting refurm

What fhiS — Delivering refiable,

tive and growing

+5.5% +6 .9% | M .f;om fit fori(:r,ijurpoag assets

Growthin EPRA Growth in dividend fO Oour — Bringing all our actions

earnings per share per share . together to deliver

bUSIneSS strong, durable cash
flows underpinning highly
attractive total returns

LondonMetric Property Pic Annual Report and Accounts 2022
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Why it
matters
to us

Image remaved

4

Cur income focus has seen
our EPRA EPS increase 5.5% in
the year, which has allowed
us o progress our dividend for
the seventh yearinarow. //

Martin McGann
Finance Director

LondonMetric Property Pic Annual Report and Accounts 2022
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An overview, purpose and strategy update

Performance
highlights

IFRS reported profit

£734.5m @ 185%

2022

—— 4

2021

257.3
2020

157

2019

I 5.7

IFRS net assels

£2,559.7mM ¢

2022

[ —
20721

7313

2020

| 8

2019

I 0148

Cost of debt

2.6% @ 10bps

2022

— >
2021

—— - 5
2020

2%
2019

3

WAULT

11.9 VIS 05 e

2022

i I 5 1.9

EPRA EPS'
] 0.04p Q5%
2022
[ ——
2021

.52
2020

.26
2019

877

EPRA net tangible assets per share'

26 ] ] p @37.2%

2022

ssss——— 2"

2021

1903
2020

170.3
2019
I 3.7

Average debt maturity

6.5 yrS Q2.3 years

2022

sse— ¢

202t

Dividend per share

9.25p @:s9%

2022
— .25
2021
8.65

2020

83
209

8.2

Total property return

28.2% @ 1480 bos

2022

E_ R 28.2

2021
I 24
2020

. s

201%

I ;.0

Loan te value ratio

28 8% @ 350 bps

2022
2023
323
2020
359
2019

I, .2

1 Alternative performance measures

The Group financial statements are prepared in
accordance with IFRS where the Group's interests
In joint venturas and any non-controlling interests
are shown os a single fine item on the consolidated

income statement and balance sheel and all subsidiaries

are consolidated at 100%.

mManagement reviews the performance of the
business principally on a proportionately consolidated
basis which includes the Group's share of joint ventures
and excludes any non-controlling interest on a line by
line basis. The key finoncial performance indicators
are also presented on this basis.

Alternative performance measures are ‘incrcial
measures which are not soecified under IFRS bu!
are used by management as they highhght the
undedying performance of the Group's propérky
rental busingss and are based on the EPRA Best
Proctice Recommendotions (BPR) reporling
framework which s widely recognised and used
oy public real estate comparies

Theretore, unless specifically stated. the performance
meines and financial resulisreflected in the Stralegic
Report and on this page reflect the proportionately
consohdated results of the Group and the EPRA HPR
reporting frame work

Further details and reconciliations between EPR A
rreasures and IFRS equivalerts can be found Iin

the Financialreview and in note 8 to the Group
financial statements

LondonMetfric Property Plc

Annudl Report and Accounts 2022
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Chair's
statement

88-154
| Governance

Patrick
Vavghan
Chair

Image removed

Highlights

+372%

per share increase

EPRA net tangible asset

+69%

Dividend increase
pershare

Once again, it is fime fo
write to you as shareholders
of LondonMetric with my
thoughts on the past year
and our immediate future.

The first and most cbvious item on which |
must comment is the results achieved by

the Company. especially the increase in our
EPRA net fangible assets per share of 37.2%.

In the 50 years in which | have been actively
involved in the property industry, this year's
total accounting return ot 41.9% and our total
property return at 28.2% are the highest | have
ever been honoured to be asscciated with.

On your behalf, may [warmly thank the feam
at LendonMetric for ther excelent execution of
the Company's long term business plan. We did
well during the pondemic with outstanding
levels of rent collection reflecting the gucility of
our portfolio and our sector selections. Our 75%
weighting towards distribution has put usin a
very sfrong position and, like everyone with a
high weighling to this sector, this has helped
to deliver some fantastic returns over the last
12 months.

These returns have also been supported

by our long income and other non-logistics
calls, alt of which have also performed well
and helped to support a strong and rising
dividend. With curent nervousness about
large distnbution warehousing, shareholders
will note our preference for and rebalancing
of the portfolio in the past three years away
from big box, which has shrunk from 23% to
12% of our assets. in favour of urban logistics
which has grown from 27% tc 44%.

Our focus cnincome has seen our EPRA
earnings per share increase by 5.5% which
has ogain given us confidence to increase
our dividend per share for the seventh year
in arow, up by 6.9% over the year and 109%
covered by EPRA ecmings. Over the nine
years since our merger. we have delivered a
total sharehaider return of 296%, significantly
outperforming the FTSE 350 Real Estate Super
Sector average of 92%. as well as increasing
our eamings by 157% fo 10.0p per share.

Qur long term track record and performance
continues to suppert our standing in the equity
markets. Qur £175 milion equify fundraising in
the year aftracted excellent and broad based
support from shareholders, for which | thank
you for your confinued support. We were
disciplined in our approach to ensure quick
deployment into accretive opportunities and
the fundraise has allowed us fo make a

155-208 '| ‘I
| Finiancial statements

number of very attractive invesiments which
have enhanced our portfolic and helped

it 1o grow from £2.6 bilion to £3.6 bilion over
the yeaor.

Whilst Covid-19 may thankfully be largely
hehind us and prospects have significantly
improved, the world and the reatl estate
sector continues to face a number of
challenges. Economic growth is threatened
by the highest inflation seen for decades,
which is putting pressure on central banks
to tighten monetary policy. The gecpolitical
tensions of the war in Ukraine, along with the
further risk of escalation and its restraints fo
frade, have dampened confidence and
pushed up energy, commaodity and feod
prices, Supply chain issues have been further
impacted by lockdowns in China.

Despite these challenges. we maintain that
well managed real estate in structurally
supported sectors is an asset class which offers
an cutstanding ability to provide refiable
and growing dividends over the long term.
We fee! that we are well positioned thanks to
our carefully selected portfolio, our cngoing
discipline, inflation protecticn through a
combination of inherent rental growth and
index nked leases os well as our lower LTV level
today, with much of our debt cosis hedged.

we ako have a sirongly aligned and high
class leam who have excelent cccugier
and property relalicnships. On that note,
I'would agcin ke to warmly thank the Board
and all of our employees for thelr hard work
in this exceplional year. | should also fike to
confirm that we have dlso strengthened cur
Board with the appointment of Alistair Elliott,
who | would ke to welcome on your behclf,
Alistair brings an outstanding depth of property
and leadership expenence to our team.

Looking forward, we believe the portfolio is
stronger than ever which wil cllow us to grow
our income and asset value over the longer
term. This, combined with the experience

of our feam, leaves the Company very well
placed to deliver on its core poiicy of a
sustainable and progressive dividend.

Pafrick Vaughan
Chair

26 May 2022

LondonMetric Property Flc

Annual Report and Accounts 2022
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An overview, purpose and strategy update

At a glance

Qur portfolio is located in the UK
and has grown from £1.2 billion in 2013
to £3.6 billion today. It has shifted
significantly away from mutti-let retail
parks, offices and residential into
distribution and grocery-led long

income assefs.

Our focus on logistics
and long income

Chart removed

1 Urban logistics

43.9%

2 Megal
Regional logistics

30.7%

* Inciudes development

3 longlncome

22.57

4  Retail Parks
& offices

2.9%

Image removed
Mark

Stirling

Asset Director

’7
[T3 teem Our property portfolio has
more on - narformed exceptionally

28 .
PI9e= wellin the year. / /

Our portfolio
2021

£3 . 6 b n IR i cor
2020

£2.3bn

waAuLt 2022
—— Y
2021

]] -9 yrS I | s

2020
[ WA

Total Property Return 2022
O —
2021
28-2 o —
2020
5%

LondonMetric Property Plc

Annual Report and Accounts 2022
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Urban Logistics

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

Our exposure to this sector hgs
increased substanticlly and has
been our main conviction call.

127 assets

7.7msqft

Property value*

£1.577m

WAULT

8.6 yrs

Total property returmn

33.3%

EB Read more aboul
urban logistics on
page 33

Including developments

|
|
I
|
i
I
I tmage removed
\
|
\
|
I

[E— I

Mega & Regional
Logistics

Mega Dishibution

Large scale modern distribution units,

typicaly greater than 500,000 sg ft and
located close to major arterial routes.

Regional Distribution

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

16 assels

6.1msq ft

Preperty value*

£1,106m

WAULT

15.2 yrs

Total property return

28.2%

D} Read mare about mega
& regional distnbution on
page 33

Image removed

Long Income

Grocery and Roadside

Consists of grocery, wholesale
and roadside assets.

NNN Retail

Primarily discount, essential,
electrical and home stores.

Trade, DIY & Other

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

Leisure

Five cut of town cinemas letf to
Odecn. two hotels, 3 F&B sites
and one development site.

132 assets

2.8m sq ft

Property value®

£809m

WAULT

14.1 yrs

Total property return

19.0%

D} Read more about
long income on
page 38

LondonMetrlc Property Plc

Annual Report and Accounts 2022
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An overview, purpose and strategy update

Our strategic

priorities

Own desirable real
estate that meets
occupiers' needs

Strategic priorities

o Align portfolio fo real
estate penefiting from
macra frends that arc
structurally supported

e Focus on long let property
in good locations with strong
occupier contentment,
infrinsic value and rental
growth prospects

Long term strategy

Employing a range of invesiment
shrategies to ensure we own the
1ight asset in the right location

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

2022/23 priorities

Retfain our over weight
exposyre to logistics with a
preference for urbon logistics
Remain highly disciplined to
ensure each asset remains

fit for purpose delivering
attractive total returns

[E) Learn more on page 2

Manage and
enhance responsibly
to Improve our
assels and help
occupiers thrive

Strategic pricrities

e Protect and enhance
the asset value and
cash flow with long term
decision making

o Improve the quality and
sustainability of our assets by
adopting high standards and
supporting our stakeholders
and local communifies

Long fterm strategy

Adopting an active asset
management approach fo
deliver value accretive initiatives

Embed sustainability and high
ESG standards across ail of
our activilies

2022/23 priorifies

Retain high eccupancy and
long average tease lengths

Continue to improve

the average EPC rating
across the sortfolio whilst
recognising our ability to be
a strong steward of under
invested assetfs

D} Learn more on page 4

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

Sfrafegic pricrifies

e Adopting a pariner of choice
mindset, colaberating with
all stakeholders

e Having the right pecple and
using the team's breadth
and depth of expertise to
make well informed decisions
and act in the best interests
of our stakehclgers

Long term sirafegy

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

Being o desirable place to work,
attrocting and retaining sorme
of the best talent in the real
astate industry

2022/23 pricrities

Retain high levels of employee
and occupier satisfaction

[E) Learn mere on page 6

Generate reliable,
repetitive and
growing income-led
total returns

Strategic priorities

o Generate reliakble, repefitive
and growing income
led cash flows from fit
for purpose assets

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

Long term strategy

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

2022/23 priorities

Celiver and sustain EFRA
eamings per share growth
facilitating our progressive
and covered dividend
ambifions

Deliver top quartfile
performance and
outperform our benchmarks

D:—) Learn more onpage 8

LondonMetric Property Plc

Annudl Report and Accounts 2022
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Chief Executive's review

Andrew
Jones :
Chief I
Executive

Highlights 7
97%
Portfolic's logistics
and longincome
weighting

8%

Image removed

Total property return

The real estale sector cantinves o wiltness
disruption and social change

We are operating in an ever changing
macro environment. The: conflict in Ukraine is

adding to the geopolifical uncertainty which,

together with the economic impact from

a re-opening of the global economy and
thefingering effects of Covid-19 lockdowns,
has increased the cost of goods and
resulted in elevated inflation and a cost of
living squeeze.

These macro factors are having a profound
impact on a real estate market that has
drecdy seen d significant acceleration

of evolving consurmer habits as a result of
Covid-19, a number of which were already
in the system: increased online shopping,
greater convenience. better experiences
and increased flexibility from waorking from
home. This has led to a shift in gemand
and supply dynamics highlighting material
polarisation in performances across various
real estate subsectors: the gap between
the winners and losers remains wide.

mMany landlords have emerged from

the pandemic redlising thal their assets

are not fit for purpose. They will blame

the pandemic for poor performances,
dividend cuts, share price collapses and
faling rental income, alihough the truth

is that many falled to embrace a rapidly
changing world and shift their portfolios to
support these emerging frends. A quick look
back shows that. as we emerged from the
Global Financial Crisis, new structural frends

in how we work, shop and interact with
our fiends and family began to surface,
largely driven by the infraoduction of new
lechnological innovalions.

This is evidenced by the enormous rise in
online sales penetration, from 9% a decade
ago to 19% pre-pandemic and 26% foday.
This represents an extracrdinary acceleration,
and has meant that growth that was
forecast to take five years has taken just two.
However, it is unlikely tc stop there with seme
of the strongest retailers seeing significantly
higher onling sales. including both John
Lewis and Nexi who have reperted online
sales ot around 70% and 65% respectively.
Online grocery has alkso seen a significant
nse, from 8% pre-pandemic to 13% today.
Again, what was expected to take years
has happened in ¢ mafter of months.

In all likelihcod. this upward frend will be
maintained as consumers' appreciation

of online convenience, price fronsparency
and quicker delivery times continues to
grow. Demand for warehousing remains
both broad and deep with online operafions
competing with businesses who are reacting
to global trade disruptions by onshoring more
of their operations and also helding higher
inventory levels within the UK. We do believe
that peak giokbalisation may have passed
and localisation is emerging. It's no longer

a case of just in time, but now just in case.

155-208
Financial siafements

15

Conversely, physical retail assets face
significant challenges with reduced demand
and over supply as the consumer pivots
towards a more omni-channel madel,
meaning that there are few hiding places
for those without an online plaform, with too
many shops and behind the curve strategies.
Department stores and over built shopping
cenfres lcok particulary vulnerable with
prime shopping cenfres nof being the 'safe
haven' that many management teams
thought they would be. The effect has been
witnessed in rising vacancies, faling rents,
increasing obsolescence and almost universal
value destruction.

Commentary from retailers, as well as
evidence from property invesiment
fransactions, continues to highlight that

the pricing pewer has firmly shifted oway
from traditional retail owners to the retailers,
with rents centinuing to fall and valuations
conlinuing to drift downwards. However,
there are seme bright spots within the retail
space with convenience, grocery and
discount retailers outperforming as consumer
shopping pafterns continue 1o evoive.

In offices, it is hard to ignore that demand is
facing structural disruption and cenfinued
uncertainty, Working from home during the
pandemic has fransformed employees’
views on traditional working practices.
Despite a strong re-opening and a 'buzz’
returning to many city centres, there is
increased demand from employees tor
greater flexibility leading to reduced office
presence and occupancy sefting well below
pre-pandemic levels. This is making future
office demand and rental growth harder
to predict, and at a time when cwners are
having to retrofit their offices to meet new
sustainability requirements.

Whilst the post-pandemic economic
recovery is well underway. inflationary
pressures arising from curent maocro events
and the reopening of the global ecenomy
risk derailing this. We are now faced

with constrained supply chains, surging
commuodity, energy and food prices which
are leading to higher imterest rates.

Consumers are having to adjust to higher
household bills which will likely suppress non-
essential expenditure. Experiential shopping
increasingly feels fike @ luxury that few will

te able to afford. We believe that all these
factors will continue to drive the polarsation
in performances across vanous real estate
subsectors with legacy retal assets likely to
experience further headwinds. After all, the
macro trends accelerated by the pandemic
will clmost certainly outpace micre decisions.

LondonMetric Property PI::—

Annual Report and Accounts 2022
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An overview, purpose and strategy vpdate

Chief Executive’s review

C. Own desirable real estate

Our focus on the structural trends and
disciplined investing are being rewarded

Link to strateqic proatios: . .

Qur very strong set of full year resulfs, which
has delivered a total property return of
28.2%. continues to reflect many years of
forward planning that hos seen us pivot into
assets that berefit from the structural shifts
in consurmer behaviour, in order to deliver
superior income growth.

Qur real estate decisions continue to be
influenced by trends that originate outsice
the property sector but that fundamentally
shape its fulure. We pride ourselves

on recognising new frends, identifying
pricing inefficiencies and acting quickly to
create new opporunities or exit old ones,
we believe that there is no substitute for
being aware, open minded and prepared
to act. Qur decision four years ago to focus
on urban logistics and shift away from big
box logistics has allowed us to capture sirong
rental growth, drastically reducing binary
cccupation risks and materially increasing
our income granularity.

Qur portfolio is firmly placed on the right
side of structural change haoving recognised
these macro trends ecrly, tactically shifting
away from the legacy real estate sectors of
genercl merchandise retaling and offices
info logistics ond grocery-led long income
assets which now account for 74.6% and
22.5% of our portfoiic respectively. We remain
highly confident that the portfolio provides
a solid foundation for future performance
and income pragression. delivering on

our ‘collect, compound and compress'
approach.

Qur investment strategy is about owning
quality assets in the best geographies
and the winning sectors

Qur long term view remains that owning
strong assets, in the winning sectors and in
the best geographies, allows us to avoid
owning difficult assets and the valuable
thinking time that comes with owning
‘cheap' ossets. When you choose real
estate forits quclity and location, you are
more likely to be a price setter. Occupiers will
need you more and you can attract guality
companies. be more confident of future
rental growth and feel safe in the knowledge
that there is high infrinsic value te your land.
We confinue to befieve that the importance
of gecgraphy is wildly misunderstoed by the
markets, which fails to appreciate that great
locations cre more reliable when measuring
returns over longer hold periods.

This rigorous approach tempers our
acquisition activity, ensuring that we remcain
disciplined to pursue excellent returns and
not just grow assets under managemeant.
Gur investment activity is bosed on proper
process, discipline and rationality. We remain
obsessed with 'winning the losers game’;
selling the loggards and running the winners.

In the year, we continued to align to

our chosen sectors with £575 milion of
investments, 75% of which were logistics
assets, These acquisitions were in strong
geographies, with 57% located in London
and the Scuth East, a WAULT of 15 years
and atffractive income growth prospects.

Sales in the year of £208 milion were higher
than last year. Whilst we fry not to trade
unnecessarily, high investor demand for cur
assets persuaded us to monetise some of
our investrnents. All of our sales have been
characterised by a long period of affractive
returns, and an assessment that the best
returns have already been captured and
that future returns may flatten.

The investment market for cur assets
remains extremely healthy and we continve
to receive many approaches. We will
sometimes react to these approaches and
our decision post year end fo sell our DHL
asset in Reading was largely down o the
fact that the sale price was far in excess

of our perceived view of valuation. Itis a
good asset, but we achieved an excellent
price and, whilst it will have a mildly diutive
impact on earnings, we will always prioritise
the correct real estate decisions. We will
now work harder to find more attractive
opportunities to recycle the capital into.

Logistics continues fo experience
strong tailwinds from attractive
demand/supply dynamics

UK logistics was once again the strongest
performing property sector in the year,

with favourable structural frends resulling

in supericr rental growth and further yield
compression. As a result, investors continue
to target the sector with investment volumes
totaling an impressive £16 biion, assisted

by both further rotation of capital out of
legacy real estate and rising demand

from overseqs investors.

In my previous staterments, | referenced
that the UK would eventudally run out of
logistics warehousing. Recent supply and
dermand dynamics have certainly fested
this prediction, with record take up and
faling vacancy rates to just 1.6%. The first
quarter of 2022 clone saw 10.4 milion sq fi
taken up and, whilst speculative supply has

/

Acquisitions

£575m

WAULT on acquisitions
14.9 yrs

Urban logisfics exposure*

439%

* Including developrnen!s based on value

increased in response, pent up and new
demand continues to absorb new product.
Whilst Amazon recently announced that it
was no longer chasing physical capacity,

it has enjoyed phenomenal growth over the
last 25 years, building its fulfilment network and
then doubling that platform aver the last two
years. It has set a very high bar for customer
expectations that therr competitors are sfill
frying to match,

Our exposure to urban logistics
has increased further and is
delivering strong returns

Al 44% of our portfolio, urbhan logistics is

our largest sub sector exposure, valued at
£1.6 bilion and up from £1.0 bilion a year
ago. It remains our strongest cenviction call
and despite fierce investment competition,
we were able to acquire £243 milion of high
guality and faity priced urban assets in the
year, leveraging our occupier insights and
sector contacts. Some of these acquisitions
have given us exposure to cccupiers in new,
high growth sectors including dark kitchens,
data centres and fife sciences.

Urban warehouse demand has been rising
for a number of years, accelerated by rapid
growth in online shopping. growing customer
expectations and the armival of new industries
such as Q-commerce and dark kitchens.
Companies have been forced to evolve
cperationally by locating closer to their end
customer, in order to minimise delivery times.

LondonMetric Property Plc

Anrual Report and Accounts 2022
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@ ~ugn portiolio to macro rends

o Focus on long-let properly with rentai growh
° Enhance assef value and cash flow

° Improve quality and suslamnabiliy of our assets
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. Partner of choice mindset

. Use the leam's expertise o make informed decisions
. Generate relable, repehive and growing ncome
‘ Deliver strong cash flows and attractive total returns
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' Own desirable real estate continved

) { e Generate income

D

We believe this demand is set to continue

for a number of years due to an acute lack

of supply. particularly in London, where
alternative uses continue to diminish the
supply of available industrial space, This is
driving rents up as cccupiers compete for
suitalble space. Over the year, our open
market rent reviews on our urban logistics
assets were 22% above previous passing
rent and ERY growth over the year wos 13%.,
with the most pronounced growth in London
and the South East at 15%, where over half
of our urban logistics portfalio is located.

We believe that there is further rental growth
in the system, particulary cs the supply side
of the equation continues to fall.

we remain confident that our invesiment
in urban logistics across cur chosen
geographies gives us a greater degree
of certainty of achieving income growtn
and benefiting from rising intrinsic values,
where returns con be levered by fime
and compounding.

Long income assets continue to grow in
appeal and our opportunistic approach
continues to deliver strong returns

It is our long heid belief that long income
assets with low operational requirements
have for a number of years been mispriced
by the real estate market and offer attractive
propecsitions. These are welt localed assets,

let on long leases to strong operators such
s convenience grocers, discounters,

hcme retailers and DIY stores. Most of these
operators have resilient business models that
stoyed open, performed strongly during the
various lockdowns and consistently paid
their rents,

The consumer is more than ever driven by
convenience and value, and their non-
disurelionary qualities and low susceptibiity
to online migration ensure that these assets
remain desirable. As the cost of living crisis
pushes shoppers fo seek cheaper grocery
options, Aldi and Lidl have conlinved to
gain market share. with Aldi adding one
million new customers in the last year. We
alsc expect roadside and auto fo perform
well as the frend towards staycations remain
and the lack of new car supply places a
greater emphasis on car maintenance,

Unsurprisingly, their strong metrics are now
being appreciated by real estate investors
with yields for the very strongest and longest
let assets seeing material yield compression.
Qur investment activity over the iast few
years has ensured that grocery and roadside
assets [drive-thru and auto) now account

far almost half of our long iIncome portfolio;
we refer to them as the ‘retail winners'.

Our long income acquisitions in the year
totalled £143 milion, let on average for

11 years to strong credits such as Aldi, B&M,
Dunelm, McDonalds, The Range and Screwflx,
with half located in London and the South
Eost. These acquisitions were partty offset by
£59 milion of long income disposals where
values had reached a level that exceeded
our own expectations. Post year end, we
have sold & further £34.2 million {£25.2 million
ot share) which includes the sale of our Lidl in
Ashford at a very low 3.0% NIY.

QOurlong income portfolio is 100% let off low
and sustainable rents, offering a fopped up
NIY of 4.7%, a WAULT of 14 years and 68%
of income subject to contractual rental
uplifts. This offers a strong income bedrock
benefiting from both capital and inflation
protection characteristics.

Qur real estate sirategy is underpinned by
income lo deliver highly atiractive returns

Link 1o strategic priorities: ‘ °

We contfinue ¢ believe that income and
income growth are the defining characteristics
of today's investing envirenment and that recl
estate sirategies focused onincome-led fotal
returns will deliver future oulperformance.

Collecting and growing income is fundamental
to successful long term investing and we
appreciate the frue benefit of compounding
over longer terms with an absolte focus on
the quantity, guality and timing of when cash
will be returned. After all, investing is about
laying out money today, with the expectation
that more will be returned to you aver fime.

Even with ising inferest rates, real estate can offer
excelient inflation protection and total returns
significantly higher than many alfernatives.
We believe that certain subsectors of real
estate, paricularly convenience long income
and urban logistics, can continue to perform
well in the curent economic environment,

tondonMetric Property Plc
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An overview, purpose and strategy update

Chief Executive's review

(. Manage and enhance

> ° Expertise and relationships '
\ P

We continue to strengthen our income
and the quality of our assets

Link 10 strategic prorities: @) €

The portfolio continues to achieve its objective
of delivering reliable, repetitive and growing
income as part of a total return strategy.

Its metrics remain very sirong with occupancy
at $8.7%, WAULT rising to 11,9 years and a gross
fo net income ratio of 98.8% that reflects our
very low income leckage. $1% of our income
benefits rom contractual rental uplifts providing
certainty of income growth,

During the year, 166 occupier iniliatives
added £10.5 milion per annum of rent

and delivered like for like income growth

of 5.4%, Lettings across 1.3 milion sq ft were
signed on average lease lengths of 16 years.
Rent reviews were agreed on 4.4 milion sq ft,
delivering a 13% uplift on a five yearly
equivalent basis, with urban logistics open
market reviews at 22%.

We completed hwo BREEAM Excellent
developments in Bedford and Tyseley.

At Bedford Link, we delivered 355,000 sq ft

of space that was quickly let for 25 years to
Movianto, a dedicated healthcare logistics
company. At Tyseley, 120,000 sg ft wos
completed and et fo Amazon for 15 years.
Qur developrment activity curently underway
is 86% pre-let and represents £8.7 milion of
expected income per annum. These activifies
are increasing the quaility of our portfolio

and providing new and atfraclive future
income streams.

We continue to embed sustainability and
high ESG standards across our activities, driven
by our own cspirations as wel as those of
our customers, occupiers and shareholders.
EPC ratings improved significantly over the
yeqr, with 85% now rated A-C compared

to 74% kast year and 89% of our curent
developments will be certified BREEAM Very
Good, which s expected to increase the
percentage of the portfolio that is cerlified
BREEAM Very Good or Excellent to 29%.

In addifion, a further 0.9 MWp of solar PV
wais installed in the year.

We maintained our GRESB green star with o
score of 5%, which s in line with the previous
year and we continue 1o make good progress
inimplementing our Net Zero Corbon strategy.

We continuve to bernefit from our
strong team and their relationships

Link 10 sirategic pnorihes: o o

Our team's strong economic alignment

1O our success ensures an ownership
culture and a strong conviction to make
thes right property and financial decisions.
We work with ail of our stakeholders to
deliver longer term benefits to our investors,
occupiers, people, local communities and
contractors. We maintain a highly rational
and disciplined property approach. seling
assets that don't meet our strict investment
criteria and waiting patiently for attractive
new opporunities,

In the year, £175 milion of equity was raised
through a significantty oversubscribed placing
which enabled us to tap altractive property
investments. Whilst size should always be the result
of a successful strategy and not just an ambition
initself, our increased scale wil deliver further
efficiencies as our operationally light model
allows us to sustain & larger portioio without
requinng additional resource. Reflecting this,

our EPRA cost ratic fel by 110bps over the year
o 12.5%.

The £780 milion refinancing of deb! facilities
extended the maoturity of our debt ot
attractive margins, further diversified our
lending bose and added a green financing
framework to cur bomrowings. A further new
£150 milion credit facility strengthened our
financing position and we have no material
refinancing until the end of 2023.

Qur recent employee survey again
demonstrated our high levels of staff
satisfaction, with all employees agreeing
that they enjoy working at LondonMetric.

We continue to put our occupiers af the
forefront of our decision making. and this

is reflected in the strength of feedback
from our recent ocoupier survey, where we
achieved an average score of 8.5 out of 10.0
for whether accupiars wowld recommend
LondonMetric as a landlord.

Outllock

As we continue tolive in g period
ofincreased uncertainty across the
word, we believe that real estate can
continue tu deliver relable, repefitive
and growing income sireams.

wWe have a high convicticn that this
thesis is more dependable within
structurally supported sectors that are
located in the strongest geographies.
This is why we conlinue to pivot our
portfolic to take advantage of the
strongest demand/supply dynamics
to deliver the most attractive income
ond rental growth,

Looking anead, we retain our frm
view that the logistics market will
contfinue to offer altractive returns
and we remain wide eyed for future
opportunities that allow us to increase
and impraove our urban warehouse
portiolio further, In the biggest cities,
we are seeing very imited new land
supply coming on stream to meet
the rapidly changing behaviour
and growing expectations of the

UK consumer.

We have strengthened and enlarged
our portfolio, selling ocur weaker assets
and replacing them with better assets
that are more fit for purpose through
our gequisitions and developments.

Over the nexf 12 months we expect
market volatility fo offer up even more
opportunities which wil allow us, once
again, fo improve our financici and
portfolio metrics as we conlinue to
collect, grow and compound our
rental income 10 deliver a progressive
dividend. We believe that this is best
achieved by investing in the winning
sectors and owning the best buildings.
After all, when you invest in guality,
time will help you to create wealth,

LondonMetric Praperty Plc
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An overview, purpose and strategy update

Our environmental focus

88-154 155-208 '| 9
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Upgrading assets through
investment and development activity

( o Manage and enhance)

Qur investments are focused on high quality buildings or assets
where we can use our expertise to matericily upgrade the building.
Our developments are typically BREEAM Very Good or Excellent
and we work with contractors to ensure sustainability is properly

considered as part of the project.

L. o . o

Image remaoved

Overview

! Qur strategy supports a low
‘ carbon approach
|
|
I
|
i

The portfolio is operationally
light with & low carbon intensity

We are a sfrong steward
of underinvesied assets

120,000 5q fi urban warenouse development in Tyseley completea in the year which

Is tef o Amazon and BREEAM Fxcellent certified with solar PV and EV charging. [[2 Recdmore onpage 57
Extending economic life of buildings through environmental "  enhance
improvements as well as helping to meet occupier ‘E' requirements anage and enha

Cost effective improvements such as LED
lighting. new HVAC systermns, removing gas,
better insulation and giazing are helping
to significantly improve EPC ratings.

|
|
1
Image removed
|
|
|

30,000 sq ft
refurbishment in Bicester which improved the

EPC rating to "A’. The addition of solar PV would
enable the buiding to be Net Zere Carbon.

Working with cur occupiers to add solar
across our portfolio is helping to address
their ambitions to be Net Zero Carbon
and mitigote energy costs.

TTTTTTT— - 1
|
|
I
|
|

Image removed ‘
|
|

300 kWp

solar PV scheme in Milton Keynes,
funded by LondonMetric.

LondonMetric Froperty Plc
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Creating value

Our markets

Real estate remains an attractive investment class that
can generate reliable, repetitive and growing income.
However, with a significant polarisation in performances
and rapidly evolving mega trends, owning the right reall
estate in strong locations has never been more important.

Structural trends in real estate

Income from
redl estate is
aftractive

Image removed

The demand for real assets such
as property which could deliver
attractive income and income
growlh with a hedge against

" inflation remains attractive.

" In today's environment, despite

- global uncertainties, these assets

- remain highly desirable, parficularly

as the number of refirees who require
refiable and repetitive income

" confinues to grow rapidly.

. We believe that real estate sirategies

facused on income-ted total refurns
and supported by the macro trends
are well ploced 1o succeed.

Technology
continues
to disrupt

Image removed

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

The scaling up of technology fo
service the UK economy from

online platforms was fruly amazing
- something that simply wouldn't
have been possible anly ten years
ago. As a result, penatration and
adoption of online shopping has
never been higher and will continue
tginfluence decisions and real
estate portfolios info the future.

Demand for
urban real estate
increasing

Image rermoved

The continued migration to online
shopping and services requires
recl estate infrastructure to meet
consumer demands.

Competing lond use creates supply
pressures with scarce urban legistics
real estate often commanding
premium rental levels.

As online adoption continues
to grow and become further

. embedded in every day life.

expectations grow for faster and
more accurate delivery fimes which
is fuelling further demand for the right
urbxan logistics assets.

Sustainability
increasingly
impacting
decisions

Image removed

————

we are all more mindful of our
impact on the planet with the
UK government and corporates
leading the way on Nef Zero
Carbon ambitions,

Ensuring real estate is fit for purpese
with enduring occupier appeal
increasingly requires buildings to be
more energy efficient and better
adapted to climate change.

Recent energy price inflation is
serving to accelerate the ambitions
of occupiers and landlords

further to drive forward the
sustainability agenda.

LondonMetlric Property Plc
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Elevated investment volumes

Investment volumes for UK logistics in 2021

were very strong at £16 billion. Driven by

continued strong sector dynamics, logistics

beneftted from further rotation of copital

out of legacy real estate as well as an influx
- of oversegs money.

L As aresylt, vields have compressed

. significantly over the year with prime logistics

| yields ot ¢ 3.5%.

3 Strong occupational demand
i Occupational take up in 2021 of 42 milion
sqg ft significantly exceeded the long term
average. Occupiers are centinuing to
focus on new stock, reftecting their need

for quality acccommodation.

Q1 2022 clone saw 10 milion sq t taken
up, which has ted to vacancy rates falling
to just 1.6%. Whilst speculative supply

has increased in response, pent up and
new demand continues to absorb newly
built product.

!
i
|
|
I
I
1
|
I
|
1
1
I
1
I
|
I
'
'
|

Image removed

30%

Recent transactional
yields onlong-iet,
wel located grocery

Urban logistics seeing sirongest growth
Logistics continues to generate attractive
rental growth but urban togistics is seeing
the strongest growth due to a perfect
condition of rising demand and faling
supply. accentuated by strong competition
from more valuable alfernative land uses,
This is particutary the case arcund

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

QOutlook remains highly supportive

The supportive trend for logistics is likely 1o
be maintained as consumers’ appreciation
of online convenience, price fransparency
and quicker detfivery times continues to
grow. Demand for warehousing remains
both broad and deep, with businesses
continually having to improve online
operations as well as react to glotbal

trade disruptions which are forcing higher
nventory levels 16 be held within the UK.

Long Income

88-154
Governance
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Image removed

42m sq ft
Logistics take up in 2021,

materially higher than
the long ferm average

1.6%

VYacancy rate for logistics
at the end of Q) 2022

Long income real estate in demand
Structurally supporied long income assets
with low operational requirements and

let to high quality occupiers af yieids
significantly higher than Government bonds
remain an attractive proposition in today's
investrment environment.

Grocery real estate, in particular, has seen
significant investor demand with long-let
grocery yields in good locations transacting
at yields as lows as 3.0%. Similarly, discount/
essential stares long-let to strong credits
have seen an ever growing pool of
investors appreciating their many quaitities.

Consumers driven by

convenience and value

The consumer is more than ever driven

by convenience and value. and their non-
discretionary qualities and low susceplibility
to online migration ensure that curicng
ncome real estate remain desrable.

As the cost of living crisis pushes shoppers
o seek cheaper grocery options, Aldi and
Lidl have continued to gain market share.
We expect grocery and discount retail o
continue to perform well. with other sub
sectors such as roadside and auto also
defivering strong returns,

LondonMetric Property Fic
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Creating valve

Business
model

Our key stakeholders Qur purpose drives our income
are critical o our success growth and value creation

Our people

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

QOur occupiers

We engage with occupiers across
all of our activities 1o provide real
estate solutions that dgeliver mutually
beneficial cutcomes agopting

a partner of cheice mindset.

Our local communities

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

Our confractors and suppliers
Delivering developments and asset
management infiatives on time, on
budget and in adherence with our
standards is @ high priority, We select :
high quality and rotust contraciors uality of our
who have a proven frack record
and we work in collaboration
with them.

s and Co

Qur investors

We value our good relationships
with investors and dept
providers to ensure we have
wide access to capital markets.
wWe also waork closely with our

joint venture partners to fulfil their Underpinned by our strategic priorities on page 14

business objectives.

Total property return Additional income per annum
from occupier transactions

EE) Learn more on page 24 .
Generating value and long-term returns

LondonMetrlc Property Pic Annual Report and Accounts 2022
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Collaborate

N
il

Generate

Using our expertise 1o

work closely with occupiers
and wider stiakehoiders

to understand their needs
results in high satfisfaction
and occupancy levels.

98.7%

CGccupancy

See our principal risks on page 70

+41.9%

Total accounting return

LondonMetric Property Plc

+6.9%

Dividend growth

Income s central to our
business modciel. The income
from our assets s passed

to our shareholders in the
form of awell covered and
progressive dividend.

£133.1m

Netrental income

+].2m sq ft

BREEAM Very Good / Excellent
buildings added in year

Annual Report and Accounts 2022
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Creating valve

Engaging with stakeholders

Building and nurturing relationships with our
stakeholders is infegral to our business model

and the way we work. We focus on understanding
Ihe views of our stakeholders and take account

of what is important to them.

Qur people

Ovur small and dedicated team of 35 employees is
critical 1o our success and delivering our strategy.

We strive to employ the best and motivate our people.
providing opportunities to develop their careers.

77

We hold staff group
meetings annually

fo ensure high

employee satisfaction. / /
Andrew Livingston

Designated workforce
Non Executive Director

How we engage
Employee surveys

Regular updates from CEOC
Designated work NED group meetings
Inclusive culture

Annual one to one appraisals

D’} Read more in Responsible Business and
ESG review page 40 and Governonce
page 100

Qutcomes
6% avercge staff turnover
High stoff participation in LTIPs

100% of cur people feel that they
are proud to work for LondonMetric

Our occupiers

Our occupiers are at the heart of our purpose, and we are highly
focused on understanding what they need and how to meet their

requirements in order to successfully grow our partnership with them.

How we engage Quicomes

Regular lioison and meetings

with all of our occupiers 98,7% 8.3/] 0.0

Annual occupier surveys Occupancy rate Average property
across portfolio satisfaction score

inoccupier survey

D} Read more in Responsible Business 8 5/‘! O O
and ESG review page 59 . *
Average iandlord recommendation
in occupier survey

/77 .

We work closely with occupiers
to provide fit for purpose

real estate that creates high
occupational satisfaction. / /

Mark $tirling
Asset Director

LondonMetric Property Pi¢ Annual Reporf and Accounts 2022
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Our Investors

Qur investors are critical to
the Company and its ability
to access capifal, efficiently
and quickly.

Investors value both meetings
as well as site visits and we
ensure we are fully engaged
throughout the year,

How we engage
Regular calls and briefings

Annual General Me&tings

Annual and half year
presentaticns and roadshows

Investor surveys and visits

Open dialogue with CEO,
Finance Director and Head
of IR and Sustainability

Qutcomes

c.250

equity investors met in year

£175m

equity raised in year

£930mM

new debt facilities
completedin the year

EB Read more on in Responsible
Business and ESG review
page 63

Qur communities

Considering and supporting communities local to where we work,
along with focused charitable giving is important to us.

How we engage
Cngeing local community ligison

Public consultations pricr tc
and during developments

7/

We look to consider the
needs of all communities
close to our assets as well
as involve alt employees in
oul charitable activities. /7
Martin McGann

Head of charity and
communities working group

Outcomes

£46,766 spent an charitable
and community giving in year
32 charitable causes supported

Engagement with and support of
schools, charities & organisations
local o our gssets

Donations by the company and
support for charitable staff activities

LandAid Foundation Partner

Employee participation in charity
events and fundraising

Our contractors and suppliers

ding contr

7/

We need confractors
we can frust and work
as an extension of our
smail feam. //

Nick Heath

LondonMetric Property Plc
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Creating vaiue

Key

performance

indicators

We contfinue to track seven key performance indicaters ('KPIs')to monitor the performance
of the business, which includes our share of joint ventures. The KPIs are also used to determine
how Executive Directors and senior management are evaiuated and remunercated.

@

o ]

o

. Algn portfolio to
macro frends

. Focus on long-let
property with
rental growth

o Enhance asset value

and cash fow mindset

o Improve quality
and sustainability
of our assets

. Partner of choice

° Use the team's
experlise ta make
informed decisions

@ Generatereliable,
repehtive and
growing ncome

° Deliver sirong cash
flows and attractive
total refurns

Objective Deliver long term Maximise long term Maximise property
shareholder returns total accounting return portiolio returns

KPI Total sharehelder return (%)  Total accounting return (%) Total property return (%)

2022 2022 2022
— 33.7 ﬁ‘ 419 282
2021 2021 2021
287 R . kN
2020 2020 2020
N 76 M 29 N 5.

Performance Total Shareholder Return Total Accounting Return Untevered Total Property Return
{'TSR’}. being the share price ['TAR'} of EPRA net tangible {'TPR’}, including capital and
movement together with the assets per share movement income return, of the portfolic
dividend, in the nine years fogether with dividend paid as calkculated by IPD.
post m_erger was 296%, over in Ine year. 12 months TPR delivered a retumn
three times that of the FTSE 350 ’

) 12 month TAR delivered of 28.2% compared to the

Real Estate Super Sector index | Property benchmark
movement of 92%. areturn of 41.9%. PO A perty benc

The full calculation can of 19.6%.
12 month TSR delivered 33.7% ;

be found in Supplementary
compdred to the FTSE 350 note viil on cage 196
Reat Estate Super Sector '
return of 20.8%.

Remuneration Under the Remuneration Policy Under the Remuneration Policy 35% of the annual bonus
37.5% of LTIP owards are subject 37.5% of LTIP awards are subject award is subject to
to TSR growth compared with to TAR growth compared with TPR outperforming the
the FTSE 350 Real Estate Super the FTSE 350 Real Estate Super IPD benchmark.
SeClTSCUIIOGOITRS | SeCly SCUTIOENCE s yearTRoutperomed e

’ ’ P benchmark delivering o
The TSR component of the 2018 The TAR component of the 2018 72% bonus payout,
LTIP award vestedin full in the LTIP award vested in full in the
year and the TSR component of year and the TAR component of
the 2019 LTIP award is expected the 2019 LTIP award is expected
to vestin full. ta vest in full.
The three year TSR for the 2019 The three year TAR for the 2019
LTIPs was 59.5% compared to LTP was 65.1% compared
the FISE 350 Real Estate Super to the FTSE 350 Real Estate
Sector excluding agencies Sector excluding agencies
and operators of 19.8%. and operators of -0.2%.
2022/23 ambition Three year TSR performance Three year total accounting One year TPR cutperformance

to be in the upper quartie
of the FISE 350 Real Estate
Super Sector, excluding
agencies and operators.

return 10 be in the upper quartile
of FTSE 350 Real Estate Super
Sector, excluding agencies

and operators.

against iPD benchmark.

LondonMetric Property Plc
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Financial perfoimance indicators
We monitor other financial
performance indicotors in respect
of LTV, debt maturity and cost

of borrowing.

D}, Read more in Financial
review page 42

Risk management

The achievement of our

seven KPls is influenced by the
identification and management
ofrisks which might otherwise
prevent the attainment

Of our strategic priorities.

The reiationship between our
Principo risks. stralegic prorities
and KPls s reviewed in the Risk
management section.

[E) Read more in Risk

management page 70

BB-154
Governance
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Remuneration

The fable on page 13% shows
haw our KPIs are reflected in ond
therefore atigned to remuneration
andincentive arrangements.

[E Read more in Remuneration
Committee report page 132

155-208
Financiat staternents
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ESG and Sustainability

Our Respansible Business and
ESG review on page 49 setfs out
our performance over the year
including information on cur
Net Zerc Carkbon ambitions,
green financing, EPC ratings.
BREEAM rating on cur portfalic
and developments and carboen
reduction performance.

[:E> Read more in Respaonsible
Busiress and ESG review
page 49

Deliver sustainable

Drive like for like

Maintain a higher than

Maintain strong

growth in EPRA earnings income growth marketf benchmark WAULT occupier contentment
EPRA earnings per share (p) Like for like income growth (%)  WAULT {years) EPRA vacancy (%)

2022 2922 2022 2

20 2021 2021 2021

I .52 3.1 I || 4 3

2020 2520 2020 2020

IR 26 I R |1 2 =2

EPRA earnings per share from
cperational activities have
grown by 5.5% over the last
12 months.

In the nine years post merger,
EPRA earnings per share hos
grown by 157% from 3.9p 1o
10.04 per share.

The movement in the
confracted renfal income

on properties owned through
the period increased by 5.4%.

Additional income of

£10.5 million was generated
from asset manogement
Qctivity following lettings,
regears and rent reviews.

Weighted average unexpired
lecise term across the investment
porffolic (exciuding residentici
and development] of 11.% years
as at 31 March 2022

Qcoupancy rate of investment
porttolic at 31 March 2022
was ¥8.7%, maintaining

our vacancy at 1.3%.

35% of the annual bonus award
is subject to an EPRA EPS growth
target. This year EPRA EPS
outperformed its growth target
securing a full bonus payout.

25% of LTIP awards vest after
three years subject to an EPRA
EPS growth target, 100% of the
EPRA EPS compenent of the
2018 LTIP award vestad in the
year and 83% cf the EPRA EPS
component of the 2012 LTIP
award is expected to vest.

Forms part of EFRA earnings
per share, which as noted
abaove, is a key financial
performance measure for
the Company's variable
incentive arangements.

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

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

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

Deliver like for like
income grow?h checd
of inflation plus 1.5%.

Maintain high weighted
cverage unexpired lease
term targeting >10 years.

Maintain high cccupancy
across the investment portfolio,
targeting in excess of #5%.

LondonMetric Properly Pic
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A detailed analysis of our property activity

Overview

We invest in real estate that can deliver repetitive,
reliable and growing income retums. Our actions
aim o continuously improve the portfolio's quality,
sustainability and income longevity.

/77

We continue to focus on
strengthening our portfolio
metrics and are signing long
leases and delivering highly
attractive rental growth. Our

Image removed portfolio delivered a record
Porffolio total return in the year, /7
activity ; Mark Stirling

Asset Director

|
|
|
i
|

Highlights Qccupancy WAULT
{portfolio) (lettings)

99% 16 years

V'l Image removed
Our acquisition activity has Investment
continued to focus on urban activity

logistics where we believe
demand/supply dynamics
continue to offer strong long

|
|
I
|
\
|
|
[
|
|
|
\
[
|
!
1
|
1
1
.
1

term growth prospects. /7

Valentine Beresford Highlights Acquisitions & WAULT
Disposals (acquisitions)

£783m 15 years

Investment Director

LondonMetric Property Fic Annuai Report and Accounts 2022



Delivering shrong totai property returns,
driven by distribution

The portfolio delivered a strong total
property return of 28 2%, over the yeur,
significantly outperforming the IPD All
Property index of 19.6%:

' - Distribution delivered 31.1% with urban
and regional seeing the strongest
performances; and

- Lenginceme delivered 19.0%.

Capital growth of 22 9% was driven by
management actions, vield comprassion
and rental growth:

- Distribution delivered a 26.5% capital
refurn; and

- Longincome delivered o 13.7%
capital return,

The investment portfolio’s EPRA topped
up net initial yield is 3.7% and the
equivalent yield is 4.4% with a like for like
valuation yield compression of é1bps over
the year.

ERY growth over the year was 10%,
driven by distributicn assets which
increased by 14%,

Total property return

28.2%

2022

2021
I (4%
2020

AR

2019

I 7 .07

1-87
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Our portfolio metrics continue to reflect
ovur focus on income quality and growth

The portfolio’s WAULT increased from

11 dyears to 11.9 years, cunlinuing to provide
good income security with only 10.6% of
income expiing within three years.

Occupancy remains high at 98.7% and
our gross to net income ratic of 98.8%
continues to reflect the portfolio’s very
low operational requirernents.

Contractual rental uplifts apply to 80.9% of
our income, which provides high certainty
of income growth:

- 46.6% indexlinked: 30.2% RP, 12.3% CPI
or CPIH and 4.1% CPI+1 or CPIH+1: and

- 14.3% subject to fixed uplifts, with
average uplifts of 2.1% per annum.

Qurindex linked rent reviews have a range
of collars and caps which are typically
between 1% to 4% over a five year period.
At 16% inflation over a five year period
{equivalent to 3% p.a.), 99% of inflation is
captured under our RP| linked rent reviews
(100% for CPlreviews). At 22% inflation over
d five year pericd (equivalent to 4% p.a.).
92% of inflation is captured under our RPt
linked rent reviews [86% for CPl reviews).

These reviews are mostly five yeary rather
than annually compounded meaning that
higher inflation in a particular year is often
offset with & lower rate of inflation in another
ta result in the blended average rate over
the five year period being within the cap
and collar provisions.

Lease explry profile

Chart removed

Income expiring
within 3 yrs

10.6%

1 0-3vyears 10.6%
2?2 410 years 367%
3 11-15years 23.6%
4 1620 years 1562%
5 >20vyears 12.9%

88-154
Govornance

Chart removed
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Our asset management activity added
£10.5 million of rental income and further
improved the quality of our income

During the year, we undertook 166 occupier
initiatives adding £10.5 milion per annum of
rent and delivering like for like income growth
of 5.4%. These consisted of:

Leasing activity, where we signed 77 new
leqses and regears, mestly on logistics
assets, delivering £8.5 million of increased
rent with @ WAULT of 16 years;

- Contractual rental uplifts, where 54 fixed
and index linked reviews were settled
delivering £1.3 miflion of increased renf
at an average of 13% above passing
on a five yearly equivalent basis; and

- Openmarket rent reviews, where
33 reviews were settled delivering
£0.7 milion of increased rent at an
average of 19% cbove passing.

Open market reviews on urban
logistics were particularly strong ot 22%
above passing.

Rent review profile

Contractual
rental uplitts

60.9%

Fixed Uplift

1 14.3%
2 RPtlinked 30.2%
3 CPllinked 16.4%
4  Morket Review 39.1%

LondonMetric Property Plc

Arnual Report and Accounts 2022
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A detailed analysis of our property activity

Overview

Investment activity continves to improve
the porffolio’s quality and resilience

During the yeaor. we were a significant net
acquirer of assets.

Acquisitions in the year lotalled £575 million,
with urban logistics warehouwsing accounting
for neary half of purchases. They had a
WALULT of 14.9 years and were acquired at a
NIY of 4.4% and a reversionary yield of 5.0%.

Reflecting our focus on income growth and
strong geographies, 44.2% of the income
was subject te contractual rental uplifts and
57 1% was located in London and the South
East. 93.8% of acquisitions had an EPC rating
of A-C.

Disposak in the year totalled £208 milicn and
were fransacted at a NiY of 5.2% and with &
WAULT of 9.6 years. They were mostly located
in the Middonds, North East and Yorkshire.,

The largest disposal was a mego distribution
warehouse let to Primark for £102 million whilst
£5% million of scles from our long income
portfolic accounted far the majority of the
remaining disposals.

We also sold £38 million of non-core assats
which consisted of:

- Aretail parkin Leeds sold for £25 miliion
with a WAULT to first break of six years;

- Two offices in Birmingham and Solthull

sold for £12 million with g WAULT of six

years; and

Four residential flats sold for £1 milicn at

share, which completed the sale of our
remaining residential flats.

Post year end, we have acquired a further
£43 million of assets, with a WAULT of 13 years,
and sold £86 million with o WAULT of 8 years,

Continved alignment to structurally
supported distribution and long income

Assisted by a strong capital performance
and significant net investrment into the sector.
our dislribution porttolio increased in value fo
£2,684 million, representing 74.6% of the total
portfolio, up from 70.8% at the start of the
year. Our urban logistics weighting has grown
to represent 43.9% of the porticlio, up from
38.5% af the start of the year.

Long income reduced to 22.5% of the
portfolio, with grocery and roadside
continuing to represent jusi under half of
this segment,

The remaining 2.9% of the portfolio is
deemed non-core and is splif between
five offices and four rermaining retail parks.

Geographical focus

Qur focus on owning assels in sfrong
geographies, particulary around major
urban conurbations, has increased the
portfolio's London and South East weighting
to 47.1% with the Midlands accounting for a
further 31.4% of the portfolio.

£3.6bn porifolio*

— -

Chart removed

Urban logistics

43.9%

1 Urban Logistics 439%
2 Regicnal Distribution 189%
3 Mega Distribution 11.8%
4 longlincome 225%
5 Retail Parks 20%
4 Offices & Residential C.9%

* Including development, bosed on value

Investment activity in the year

Chart removed

Acquired*

£575m

1 Urban Logistics £242 9m

2  Mega & Regional £188.9m
Distribution

3 Llonglncome - Other £84.2m

4 Lengincome - Grocery £5%.2m

& Roadside

— \

Charf removed

Disposed®*

£208m

[

[< 4 L B N N ]

Mega Distribution

£102.0m
Long Income — Grocery £44.2m
& Roadside
Retail Parks £25.2m
Long Income - Other £14.6m
Office & Residential £13.1m
Urbban Logistics £8.5m

*  Excludes £35 7 milion of acquisitions that exchanged in the previous year but complsied in the year
Includes £72 4 millon of acquisitions, predeminantly urban lagistics, that exchanged in the year but

that complete post year end

* Excludes £15.2 million of cisposals ihal exchanged in the previous yvear bul completed in the year
Ircludes £21.2 million of disposals that exchanged in the year but complate post year end

LendoenMetric Property Plc
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We continue to have a strong focus on
income diversification ond occupier credit

Curinvestment and asset management
actions aver a number of years have
increased the rasiience of our portfalio by
nvesting in structurally suppeorted sectors
and improving our inccme diversification,
granularity and security.

We have a diverse occupier base by type
of activity:

Business Services & Trade accounts for
36% of income, spread across a broad
range of secters;

Retail Logistics accounts for 21%;

Third Party & Parcel Logistics occounts
for 15%.;

- Grocery & Roadside accounts for 12%:

- Electrical, Home & Discount Stores
account for 11%:; ang

Leisure and other sectors account for 5%.

Qur top ten occupiers account for 29% of
confracted income which is down from 51%
in 2019 and 36% in 2021,

Contfracted rent increased over the year
from £124.3 million to £143.3 milicon.

Cur latest occupier survey again
demonstrated strong contentment

Qur annual occupier survey was caried out
in March 2022 and we continue fo receive
very goed feedback.

138 occupiers representing 81% by income
were contacted and responses were
received from 55 eccupiers representing
42% of income.

We scored an average of 8.5 out of 10.0
in terms of whether occupiers would
recommend us as a landlord, with our top
10 occcupiers scoring us higher at 9.1.

I terms of how well our properties meet our
occupiers’ needs, we sGored 8.3 out of 10.0.
which is in line with our 2021 survey score.

1-47 88-154

155-208

Strategic report Governance Financial siatements

Occupier base by type of occupier (% of rental income)

Business Services & Trade 6% 3
7r\.;\(in’uif'dcrun'ng & Packaging 13%
Building. Trade & DIY 5% 4
Aerospace, Auto & Transport &%
TMmT 5%
Food, Healthcare & Chemicals 5% 8
Education 2% i
Retail Logisties 1%
Online & Omni Retail 7% &
Store only Retail 4%

Grocery & Roadside
Grocery
Roadside

Elecfrical, Home & Discount
Elecfrical & Home
Essential/Discount

Leisure & Other
Leisure
Other

31

Top ten occupiers (%)

Chartremoved

Income from
top ten occupiers

29%

2021: 36%
2019:51%

LondonMetric Property Plc
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A detailed analysis of cur property activity

Overview

We continue to improve our
ESG focus, particuiarly on
environmental matters

QOur aim is to minimise the
environmental mpact of our
business, maximise energy efficiency
and improve the resiience of

our properties. We recognise: the
impertance of a comprehensive
ESG focus and each year sat
specific corporate targets.

As part of our environmental focus,
duning the year, we:

Undertook o comprehensive
climate risk assessment;

- Progressed our Net Zero Carbon
framework; and

- Completed on £450 milfion
of debt faciliies with a green
financing framework.

Over the year, we maintained our
Green Star status in the Glebal Recal
Estate Sustainability Benchmark
('GRESB’) survey. Qur score of 65%
is unchanged but significantly up
from the 34% score in 2014. We also
maintained cur:

- BBBrating by MSCI;
- Gold Award by FPRA sBPR: and
- Inclusion in the FTSE4Good Index.

Climate-related risks and
opportunities

During the year, we undertcok a
comprehensive climate-related risk
assessment, in which we identified
our key physical and transition risks
over the short, medium and long
term. Key oppcortunities were also
analysed as part of the assessment.

This was done af a portfolio level
using different climate change
scenanos and we also analysed
climate-related risks on @ number
of representative assets.

The third party assessment
concluded that our sustainakility
strategy is well positioned to
manage climate-related risks
and cpportunities.

Our Net Zero Carbon ('NIC') framework

In the previous year, we set three specific
NZC ambitions as part of our longer term
target of becoming NIC:

1. OQur cperations will be NIC by 2023

Operaticnally, we continue to make
good progress and have achieved a 2%
reduction in our absolute landlord energy
consumption since 2015.

We conlinue to reduce our own emissions
where possible and ensure that our
energy supplies are all rom renewable
sources, aligned to industry procurement
best practice. From 2023 orwards, we
have committed to offset resicudl carbon
to ensure our operations are NZC and.,
during the year, we put in place a carbon
offset siralegy.

2. We will continve to reduce emissions
from development aclivity and new
developments will be NZIC by 2030

Our development activity continues to
focus on buiiding highly efficient buildings.
All of cur completed developments in the
year totaling 475,000 sq ft were certified
BREEAM Excellent and we will add a further
845,000 sq ft of BREEAM Very Good assetls
through our current development activity.

As part of our efforts to reduce carbon on
developments. we continue to chalenge
our supply chains o minimise waste and
select low carbon materials. At our recently
completed Bedferd Link development, we
have reduced embodied carbon over the
diffierent phases of development by 27%
through con site carbon reduction measures
and amendments to material specification.

we have infroduced shadow carbon pricing
on select direct flagship developments such
that carbon s either offset or an equivalent
value is reinvested into green initiatives.

®

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

As part of our drive to upgrade the quality
of our assets, we continue o invest in high
quality buildings as well as progress energy
efficiency and clecn energy initiatives
including solar PV, LED lighting upgrades,
roof works and electric vehicle charging.

Qur activity in the year has materiolly
improved the proportion of our assets

with an EPC 'A-C’ rating from 74% to 85%.
As covered more fully in the Distribution
review section, we see the potential to
upgrade fthe quality of cur urban assets
through relatively straightforward initiatives
which can rmaterially improve value, incorme
and occupier cppeal, particulary as we
confinue to focus on providing fit for purpose
and NIC ready buildings,

In addition, following completion of
developments underway, we expect to
increase the proportion of assets built to a
BREEAM Very Good or Excelent standard
from 26% at the start of the year to 29%.
Furthermore. in the year we added 0.9 MWpP
of solar PY and continue tc engage with
occupiers on adding further solar nstallations.

As part of progressing our NZC targets, we
are increasingly focused on understanding
how we can increase the number of NZC
ready buildings we own. In the year, we
undertook NIC assessments on several
assets. An important part of this focus is
meqasurng emissions from all occupiers and,
in the year, we increased occupier energy
data coverage from 43% last year to 59%.

As we recognise the growing importance

of clean energy and EV charging. we signed
an EV framework agreement with Motor Fuel
Group, which will see a programme of Ulira-
Rapid 150kWh charging hubs installed across
our assets. In addition, we continue to install
EV charging on new developments and
properties where we are undertaking asset
mancgement initiatives,

T4 Furtherreporting on ESG is
— provided on pages 50 to 49

LondonMetric Property Plc
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A detailed analysis of our property activity

Distribution

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

Strong performance from distribution

Our distribution assets are spread across

the urban, regional and mega sub-sectors.
Including developments, we increased our
exposure to distribution over the year from
£1.82% milion to £2.684 milion, accourniting
for 74.6% of our portfolio. The WAULT on these
assets is 11.3 years and occupancy is high at
98.1%, with our mega and regional ossets fully
let. Qur urban logistics occupancy remained
at $6.9% and vacancies relate mainly to
assets which we are improving.

Our distribution assets performed well over
the year, delivering o total property return of
31.1% which was driven by conlinued strong
yield compression, rental growth and further
gains on developments. Urban and regional
delivered 33.3% and 34.0% respectively, whilst
mega delivered 20.7%.

Distribution ccquisitions in the year tolglled
£432 millicn and were acquired with a WALULT
of 16.7 years and a NIY of 4.1%, which is
expected fo rise to 4.7% after five years from
expected income growth. Disposals folalled
£111 milion, reflecting a NIY cf 4.1% and ¢
WALULT of 10.7 years.

Post year end, in addition to further
acquisitions, we sold a 229,000 sq ft
regional warehouse let to DHL for a further
3.1 years for £61 million at a 20% premium
to book value.

Increased weighting to urban logistics

In urban lkogistics, rental growth remains
strongest, driven by severely restricted supply
and strong occupier demond.

Urban logistics has been our strongest
conviction call for several years and, over the
year, our urban logistics portfolio increased
from £994 milion to £1.577 milion across

127 locations. accounting for 58.8% of our
distribution assefs, Whilst the WAULT on these
assets of nine years is lower than for mega or
regional, these assets benefit from significant
rental reversion, with average ERVs 17.3%
above average rents.

Furthermaore, with 53% of our urban portfolio
located in London and the South East and
a further 34% in the Midiands, we expect
cenfinued market rental growth in these
areqs to increase our urban porifolio’s
market rents.

Urban warehousing acquisitions totalled

£243 rilion across 24 assets. 84% of assets

by value were in London and the South

East, demonstrating our continued focus

on the best urban centres. The NIY on these
investments was 4.0% but with contractual
rental uplifts and embedded rental reversion,
this is expected to rise fo 4.7% over five years,

In the year, we sold one multi-let urban estate
for £8.5 million, refiecting a NIY of 3.5%.

88-154
Governance

155-208
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Selective investment activity in larger box

whilst we conlinue fo see betterreturn
prospects in urban logistics, we will clways
ook at selective investment and forward
funding opportunities in the larger distribution
warehousing sector.

In the year, we acquired £189 milion of
regional and mega box warehouses across
three assetfs at an atlractive NIY of 4.1% rising
to 4.6% over five years from inflation inked
rental uplifts. These highly modern and well
specified ossets were ocquired on long
leases with @ WAULT of 23 years and are

dll certified BREEAM Very Good.

The majority of this larger box investiment
activity was funded by the disposal of a
785,000 sq ft warehouse in Northamptonshire
let to Primark for a further 11 years. The sale
price of £102 million reflected a NIY of 4,1%.
with fixed rental uglifts capped at 1.5% per
annum and a declining lease length on an
older property. we felf that future returns from
the building would be limited.

Distribytion Portfolio*

|
Chart removed i

Distribution i

£2.684m

-

597

Urbor; fogisﬂcs
25%
Mega Distribution 16%

i

1

2 Regional Distribution
3

As at 31 MuE_h_2__022 Regional

Upto 100,000 to In excess of
Typical warehouse size 100,000 sq ft 500,000 sq ft 500,000 sq ft
vake' ] £15773m  £681.2m £4252m
WAULT ] T 8ayns 137 yrs 17.8 yrs
Average renl (psf) £7.50 - £6.70 £5.80
RVesH £8.8C £800  £670
Topped up NIY TT3s% 3.4% R
Contractual uplifts - TR 821% S 000%

Total property return in 2022

*Including developments

LondonMetric Property Plc
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A detailed analysis of our property activity

Distribution

Distribution Acquisitions

In year

2% assets

2.4m sq ft

Yalue

£432m

WALLT

17 yrs

Image removed

Worthing

130,000 5q ft

Image removed

Waltham Cross

115,000 sq ft

686,000 sq ft mega warehouse
acquired for £97.0 million with ¢ WAULT
of 23 years. let to THG in Warrington™
The asset is reversionary and has further
development potential of ¢.180,000 sq ft

345,000 sq # of urban logistics acquired
for £86.2 million as part of the larger
£122.2 million Savills IM acquisition

300,000 sq ft new regional warehouse
acquired for £53.4 million pre-let 1o AM
Fresh for 25 years in Huntingdon*

294,000 sq ft new regional warehouse
acquired for £38.5 million, pre-let for

20 yedrs to an ecommerce company
and located at Port Cne Logistics Park

in Ipswich*

148,000 sq it urban warehouse acquired
for £15.5 million with redevelopment
notential and located close to Luton town
centre and the M1

130,000 sq ft warehouse acquired for
£19.0 million through @ 15 year sale
and lease back with Bowers 8 Wilkins
in Worthing

119.000 sq ft urban warehouse acqguired
for £11.1 million, let to Global Life Science
Solutions, trading as Cytiva, for ten years
in Cardiff

- 115,000 sq ft urban warehouse acquired

for £43.8 million, let for 23 years tc
Reynolds and located in Waltham Cross

£0,000 sq ft urban warehouse acquired
for £10.3 million, let to John Lewis for a
further 15 years in Uckfield

47,000 sq ft urban warehouse acquired
tor £6.1 million with redevelopment
potential, let to Jewson for a further

17 yearsin Exeter

43,000 sq ft new urban warehouse
acquired for £8.4 million in Preston, pre-let
to Sainsbury's for 15 years*

34,000 sq ft new urpan warehcuse in
Ashford acquired for £7.2 million, pre-let
to Blue Chyp for 15 years*

28,000 sq ft highly reversionary urban
warehouse acquired for £5.2 million, let to
HTC Group for four years in Croydon
23,000 sq ft urban warehouse acquired
for £7.2 million in Tottenham with
significant refurbishment plans

19,000 sq ft urcan warehouse acquired
for £3.0 million and let to Derclam
Laminates for four years in Dunstable
9,500 sq ft urban warehouse acquired for
£3.5 million, let to Pai Skincare in Acton

8,000 sq ft urban warehcuse acquired for
£2.7 million in Thamesmead let o Archive
UK on anew 10 year lease

9.25 acre vehicle parking site with
consent for development acquired for
£9.2 million, let to Amazon in Droitwich
three urban sites acquired in
Waolthamstow, Stockwell and Cardiff for
£4.6 million with development potentiat

denotes BREEAM Very Good certilicahan

Post year end

6 assels

0.2m sq ft

Value

£43m

WAULT

13 yrs

- 125,000 sq ft forward funding

development in Leicester acquired for
£19.6 million. 90,000 5q ftis pre-letona
new 15 year lease*

33,000 sq ft urban warehouse lef to
Jewsan with a WAULT of ten years
acquiredin Ipswich for £5.3 millicn

- 28,500 sq it urban warehouse in Canvey

Island ccguired for £5.4 million, letto a
hygiene supplies company on anew
15 yearlease

- 11,000 sq ft urban warehouse in

Stratford acquired for £6.0 million with
vacan! possession

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

- 6,000 sq ft urban warehouse acquired

in Hackney for £2.6 million let to a dark
kitchens operator on a 20 year lease

LondonMetric Properly Plc

Annual Report and Accounts 2022




1-87 85-154
Strategic report

Acquisition case study - Savills IM porifolio

i Governance

155-208
Financial statements

35

Overview highlights
15 assets

c.490,000 sq ft

WAULT

11 yrs

Contracted Rent

£5.4m

Aftractive income
with growth

The portfolio was acguired at
a blended vield of 4.3% and
a reversionary vield of 4.9%.

It has o WAULT of 11 years and
generates £5.4m of rent per
annum, with a diverse list of
occupiers. 43% of the income
benefits from confractuol uplifts.

The assets are under-rented,
cffering significant rental growth
prospects as well as other asset
management potential through

Key occupier activity

Logos removed

lease regears and refurbishment.

In December 2021 LondonMetric acquired
Savills IM UK Income & Growth Fund in a
corporate acquisition valued at £122.2 milion.

This acquisition was in line with our strategy
of acquinng urban logistics assets in strong
locations at attractive yields and with
good rental growth potential. The portfolio
had a high weighting to London and the
South East where we conlinue to see high

— _ )
| Portfolio overview
|
|
|
|
|
|
|
|
|

Strong locations

747

In London &
the South Ecst

drive rental growth.

Image removed

occupier demand and diminishing supply

Our strong credentials as well as our
thorough and speedy due diigence
process put us in @ streng pesition to be the
preferred bidder and acquire the portiolio.

The acquisition was o key pipeline asset
for cur £175 million equity placing and was
transacted within @ month of the raise.

L_ - .

74% of the assets are located in London

& South East. Key locations including
Croydon, Farnborough. Hounslow,
Greenwich, Guidford, Maidstone and
Stevenage. A further 12% is located in
the Midlands.

Graphic removed
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A detailed analysis of our property activity

Distribution

Distribution asset management activity

Distribytion leftings and regears

Distribution lettings and regears in the year
were signed on 1.2 million sq i, adding
£6.9 million per annum cf income, with a
WaAULT of 15.3 years:

- 355,000 sq ft letting te Movianto for
25 years af our recently completed
regional warehcuse at Bedford Link
Logistics Park;

172,000 sq ft letting to Carlton Packaging
for 15 years af Bedford Link;

- 16,000 sq ft of breck removals with
Grupo Antolin and DHL, extending term
certain by an average of seven years;

- B&.000sq ft lefting to My 1st Years for
15 years at cur recently refurbished
warehouse in Grange Park,
Northampton, where the rent increased
27% compared to previous passing;

- 121,000 sq ft of lettings and regears on
multi-let warehousing with g WAULT of
five years;

- 65.000sq ft of regears at Crawley where
leases were extended by five years;

62,000 sq ft of lettings ot Mucklow Pork,
Tyseley with a WAIULT of 10 years;

- 56.0003q ft of IeHings at Wedmesbury
One with g WAULT 11 years;

45,000 sq ft regear to Topgrade,
increasing term certain to ten yeors:

30,000 sq ft letting to Greencore
Construction for ten years in Bicester,
The warehouse was refurbished to

an enhanced specification which
increased the EPC rating o ‘A’ from *C'.
Instcllation of a solar PV system would
allow the building to become net zero.
The new letting resulted in g 31% rental
uplift compared to previous passing: and
16,000 sq ft of lettings with a WAULT of

17 years to Screwfix and Jacunda, a dark
kitchens operator, at our substantially
refurbished unit in Streatham.

As part of our focus on solar PV, we funded
a 300 kWp installation at our Gsset in Milton
Keynes let to Speedy Hire. Unger the
arangement, LondonMetric will receive an
RPIlinked income strip, delivering ¢ minimum
7% IRR. The EPC rating is expected to have
increcsed from 'C' to ‘A",

Distribution rent reviews

Distribution rent reviews in the year were
setfled across 3.6 milion sq ft, adding

£1.4 milion per annum of income at 13%
above previous passing rent, on a five yearly
equivalent basis.

37 urban reviews were settled at 20% above

passing rent on a five yeary equivalent basis,

with open market reviews achieving 22%
uplifts on average ond ranging frem
7% to 88%.

Two fixed mega reviews settled at 8% above

passing rent on a five yeary equivalent basis.

Three index-linked regional reviews were
settled at 16% above previous possing.

Distribution lettings and regears
(Acditional Income p.a.)

+£6.9m

Distribution rent reviews
|Additionat Income p.a.)

+£1.4m

Key occupier activity

Ltogos removed

Environmental asset management []5 see page 57

Milton Keynes

300 kWp solar PV
- Minimum 7% IRR
- EPC ‘A’ expected

Image remaoved

Streatham

- 19.000sq ft refurbished
- EPC upgrade ‘D’ to 'B’
- Sclar enabled roof

Image removed
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715,000 sq ft

Income

£5.5mp.q.

‘ Logos removed

A high quality sustainable
logistics park, let to strong
and growing businesses

The high quality development

wass cerlified BREEAM Very Good

or Exceilent and cansists of five
buildings totaling 715,000 sg ft and
ranging in size from 30,000 sq ft up to
355,000 sq 1.

Tne final stage of the phased
development completed in
December 2022 and, in the year, we
let the two largest buildings totalling
527,000 sg fi.

This is LondonMetric's flagship asset
and was built at o total cost of

£68 milion. It ganerates £5.5 milicn of
rent per annum, which reflects a yield
on cost of 7.4%, and hos been let with
an average lease length of 20 years
to high quality occupiers.

Four of the occupiers are now
operational, with Carlfon Packaging
the latest occupier to commence
operahions in April 2022 at its

172,000 sq tt warehouse {as pictured).

| togoremane

ogo removed

image removed

Image removed

Environmental considerations

- 100% certified BREEAM Very Good
or Excellent and rated EFC A

- 450kWp of solar PV installed on
two units with further potential

27% reductionin embodied
carbon on last phase compared
to first phase

- 30 EV charging peints installed

- Building design facifitated Net Zero
Carbon in cperation

- High quality londscaping

logistics park, respectful of local
residents in layout and landscaping

¢.450 permanent jobs created locally
with a strong focus on employee
wellbeing: high quality staffing areas,
green surroundings, enhanced cycle
routes and footpaths

High scoring of contractor onifs local
community activities

Reguiar ligison with the local authority
as well as various community

and charity initiotives throughout

the development

LandonMetric Property Plc
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A detailed analysis of our property activity

Long income

Qur long income assets are fypically
single tenant assets with low operationat
requirements that are benefiting from
the changes in the way peopie live and
shop. They are insulated from structural
dislocntion, continue to offer lung leases

and are predominantly focused an grocery.,
wholesale, roadside services, discount and

essential retal, trade and DIY.

Long Income porffolio breakdown

The value of our long income assets
increased from £635 million at the start o

f the

year to £80% million. representing 22.5% of our

total portfolic.

They are 100% let to strong occupiers with

a WAULT of 14,1 years, average rents of
£15.90 psf and a topped up NIY of 4.7%.

Average asset size is ¢.£6 milion with 68% of

income subject to contractual rental up

Long incorme delivered a total property
return of 19.0%. Strong performers were NNN
Retail and Trade which delivered a retur
24.9% and 24.4% respeciively.

lifts.

nof

1 2 3

Grocery & NNN Trade, DIY

As at 31 March 2022 Roadside Retail & Other
Value! L o £362.9m £221.0m £137.9m £86.7m
WAULT 16.2 years 10.2 years 13.6 years 18.3 years
Average renf (psf]  g1880 £19.80 £7.90 £17.70
Topped up NIY 43% 5.5% 4.0% 6.3%
Contractual uplifts 86% o 3% 66% 9%

Total property return in 2022

1 Including developments

2 Leisure prmanly consists of five out of Yown cinemas let o Odeon

/]

Long income portfolio split*

Chart removed

Long income

£809m

I Grocery & Roadside 45%
? NNN Retail 27%
3 Trade, DIY & Other 17%
4  Leisure M%

*  Inciuding development. based on value

Grocery & Roadside

Groceryded convenience forms ¢.65%

of this segment with the remainder

made up of convenience stores with

attached petral filing stations, drive-
thru coffee outlets and autormated

car waoshes, all located in high density
urban creas. We have been significant

net acquirers in this segment.

Key occupiers

Aldi - BG Group
- BP - Lidl
- Co-op - M&S
Costeo - Waitrose

Image removed

NNN Retail

These are primarily single or cluster
assetslet to discount. essential,

electrical and home retail occupiers.

48% of the assets are located in
London and the South Eqst, with

the lorgest iocated in New Malden,

London. These assets typically ben
from high alternative use values.

Key occupiers

efif

B&M - Haifords
- Currys Home Bargains
DFS - PetsatHome
- Dunelm - The Range

;

Image remaved

Trade, DIY & Other

A significant proportion of this
segment consists of assets that are
trade/DIY focused. A recent addition
to this sub-sector has been a portfolio
of Halfords Autocentres situated
around the Scuth East.

Key occcupiers

- Howdens - Safestore
Jewson - Selco

- Kwik Fit Tepps Tiles

- MKM - Wickes

Image removed
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Acquisitions

£143.4 milion of long income assets were
purchased at a NIY of 5.5% and a WAULT
cf 11 years, Half are in London and the
South Eqst:

- £346.0 millien portfoiio of grocery-led.
trade/DIY and leisure assets as part of
the £122.2 million Savills iM acquisition;

- £23.3 million portfolio of two NNN Retail
assets in Burten and Evesham with
a WAULT of six years;

£18.0 million grecery-led asset in South
Ruislip let to Aldi and B&m for a further

nine years and located on a 3.5 acre site;

- £14.5 million grocery-ted development
funding in Uckfield pre-lef fo MA&S and
Heme Bargains;

- £13.0 million site in Fulham with
vacant possession and significant
refurishment plans;
£8.0 million NNN retail asset in
Birmingham let to Dunelm and Currys;
£6.9 million portfolio of five drive thru
mMceDonald's with o WAULT of 14 years;

- £6.6 million NNN retail assef In Truro lef fo
The Range for a further ten years;

- £5.8 million sale and leaseback portfolic

of four Halfords Autocentres with a WAULT

of 15 years in the South East;

- £5.0 milion roadside asset in Tonbridge,
let to BP for a further nine years;
£3.8 million NNN retail asset in Thanet,
let to DFS tor a further nine years; and

- £2.5 milion trade park in Bognor with a
WAULT of six years,

Disposals

£72.8 milion [Group share: £58.8 milicn) was
sold at a NIY of 5.9% and with a WAULT of
ten years:

£15.0 million car showrcom in Solihull,
Midlands, let to Johnsons YW for

17 years. This asset formed part of the
Savills IM acquisition;

£14.2 million {Group share: £7.1 million)
portfolio of three properties, located
in Speke, Barnsley and Beverley let fo
Wickes and Dunelm with a WAULT of
ten years;

£12.8 million grocery-led asset in Newport,
let to MAS for five years;

£11.2 million (Group share: £6.0 millicn)
NNN retail asset in North Shields with a
WAULT of five years;

£10.2 million grocery asset in Liverpool let
to Aldi and MAS with a WAULT of 13 vears:
£6.2 million grocery asset in Derby let to
MA&S for 15 years;

£2.0 milion (Group share: £1.0 million)
NNN Retail assetin Inverness let for less
than one year: and

£0.5 million trade & DIY asset in Aylesford,
let to Halfords for 14 years.

Long income ~ asset management activity

Long income acquisitions

£143m
.

Loges removed

|
|
1
|
|
L

Post year end

we sold £34.2 milicn (Group share:
£25.2 milion) of assets at a NIY of 4.4%
and with a WAULT of 16 years;

- o grocery store in Ashford recently
let to Lid! on a new 25 year lease;

- a NNN Retail asset in Cardiff with
o WAULT of eight years;

- apubinGreenwich, previously,
part of the Savills IM portfolic; and

- o petrol filing station in Rushden.

Lettings and regears

In the year, we signed 12 lettings with

a WAULT of 18 vears adding £1.3 milion
of income,

These included:

four pre-lets with Dunelm, B&M,
mMcDonald's and Costa with a WAULT of
16 years at our Weymouth development;

- a 25 yearletting with Licl at Ashford,
Middlesex, on a former 32,000 sq ft
Hitchceock & King unit:

- a20vyearletting to Lidl at Totton fo

extend its representation to 21,000 sq ft,
occupying space let to Poundstretcher:
aregear with Co-op. where we
extended the lease o 20 years;

- al5 year pre-let of a new Costa; and

two 30 year lease regears at a petro
filing station and convenience store.

Rent reviews

Rent reviews were seftied on 44 assets in the
year generating an uplift of £0.5 million ot
15% above previous passing on a five yearly
eqguivalent basis.

The largest review was on a Costco

in Coventry where a five yearly fixed
review increased the rent by £0.2 milion.
The remaining reviews were inflation linked
or fixed uplifts, mostly relating to our Grocery
and Roadside assets.

LondonMetric Property fic
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A detailed analysis of our property activity

Developments

In the year, we completed 0.5 million sq ft of BREEAM
Excellent developments representing £4.5 million of rent
per annum at a yield on cost of 7.0%. 0.9 million sq ft

is under development which is expected to generate
£8.7 million of rent per annum. 89% of developments
underway are BREEAM Very Good.

Areasqft Income Yield on cost
Completed in year 000 £m Ta
Bedford (Unit 1) 355 29 7.8
Tyseley [Phase 2) 120 1.6 6.0
Total 475 4.5 7.0
Under construction
Huntingdon’ 300 20 37
Ipswich! 294 1.9 4.5
Leicester' 2 125 0.9 4.5
London redevelopments {x4)? 59 1.9 50
Weymouth 51 0.9 6.6
Preston!? 43 0.3 39
Uckfield' 4] 0.8 5.5
! Forward fundings
2 Anficipated yield on cost and rants
Bedford Leicester

The 355.000 sq ft distribution development let
to Movianto completed in December and

is BREEAM Excellent certified with a 200 kWp
solar PV scheme installed.

Tyseley

Construction of the 120,000 sg ft diskibution
warehouse completed in July and is let to
Amazon on a 15 year lease. The building is
BREEAM Excellent and a 105 kWp solar PV
scheme was installed.

Huntingdon

Development of a 300.000 sq ft regional
warehouse, pre-et for 25 yvears, is expected
to complete in December 2022, The building
is expected to be BREEAM very Good with
the benefit of solar PV.

lpswich

Development of a 296,000 sq ft distribution
warehouse, pre-lef to an ecommerce
company for 20 years, is expected to
complete in June 2022. The building is
expected to be BREEAM Very Good.

Development of o 125,000 sq ft distribution

warehouse is expected fo complete at the
start of 2023. The building is ¢.70% pre-let to
EM Pharma and is expected to be BREEAM
Very Good with the benefit of solar PY.

Weymouth

At our long income development site,
construction of a further 51,000 sq ft
expectad fc complete in October 2022,
The BREEAM Very Good buildings are 100%
pre-let with a WALULT of 16 years.

Preston

Development of o 43,000 s3q ft distribution
warehouse, pre-let to Sainsbury's for 15 years,
which is expected to complete in the next

12 months. The building is expected fo be
BREEAM Very Good.

Uckfield

Development of a 41,000 sq ft grocery-led
funding pre-let to M&S and Herme Bargains is
expected to complete in Q1 2023.

Completed in the year

0.5msq ft

100% BREEAM Excellent

Under construction

0.9m sqg ft

89% BREEAM Very Good

Lendon redevelopments

Following recent aequisitions, we are
recleveloping or refurbishing four London
sites, consisting of:

- 23.000sqg ft in Tottenham, which we have
acguired vacant and are undertaking
a comprehensive refurbishment;

- 21,000 sg ft in Fulham, which we acquired
vacant and are comprehensively
refurbishing with terms agreed on
a letting;

- 11,000 5q it In Colliers wWood, where we
are redeveloping the site; and

- 4,000 sq ftin Stockwell, where we are
undertaking a redevelopment of the site,

LondonMetric Property Plc

Annual Report and Accounts 2022



1.87 88-154 155-208 4]
Strategic report Governance Financial slatements

Pre-let development in Huntingdon o
. Logo removed |

The 300.000 sq ft development was acquired during the year and Development

represents a £53.4 million total investment for LondonMetric. It is

located at Alconbury Weald, Huntingdon, on the Al1{M), with the 300,000 Sq ﬂ-
nearby Al4 interchange providing o direct link to Felixstowe port.

The building is pre-let on a 25 year lease to AM Fresh, an International Pre-letlease

agri-tech company that supplies the majority of UK supermarkets.

The rent is £2.0 million p.a. and has CPI+1 linked rent reviews. 25 years

Development is expected to complete in December 2022.

Building overview

Occupies a 13 acre site with 46% site
coverage. The building will have
aminimum 12.5m eaves height

Highly specified coid storage,
production and logistics warehouse
used to supply fresh fruit to UK food
retailers and wholesalers

Fitted cut with market leading
automation, including an innovation
Irmage removed centre and incubator for agri-tech R&D

Environmental features

con | BREEAM Very Good

rernaved

eon | Energy-efficient ighting,
[Fm>**d space and water heating

con | ROOf designed to accommodate
[=meved significant solar PVs

lcan

Water saving devices

Building features [emoved

cen | TEMperature on | 10 Charging spaces
smaved controlied storage =me-d {or electric vehicles

con | LODCIQtOrY lcon | Whole life carton
emaved| for R+ g emoved] qssessment undertaken
== Imaoge remove ——

con | 25 dock g con  18% reduction in carbon
=moved level doors [2meved amissions rate against

con | 6 level notional target emissions
remaved gocess doors
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A review of our financial performance

Financial review

Martin
McGann
Finance Director

Image removed

IFRS net assets

£2.6bn

2021:£1.7bn

Highlights

IFRS reported profit

£734.5m

2021 £257.3m

We have produced a very strong set of
results, delivering significant earnings and
NAY progression, allowing us 1o continue to
grow our dividend by 6.9% for shareholders
whilst maintaining sirong cover of 109%.

Our financial position was strengthened by
a £175 millon equity placing in November
that was sigrificantty oversubscribed,

and our strong bonking relationships have
enabled us o agree new debl faciities.

This supported significant new investment into

our prefered sectors of distribution and long
income which have also seen substantial
growth in value, increasing our portfolio by
39% to £3.6 bilion,

Although we have refurned tc more normal
cenditions as we emerge from the Covid-19
pandemic, the macre environment is
cenfinually changing. Geopolitica) risk, the
conflict n Ukraine, elevated inflation and

a cost of living squeeze create uncertainty.

However, we remain very wel placed, with
an enlarged portiolic of high quality assets
in structurally supported sectors with robust
financing meftrics.

EPRA earnings increased by 9.2% to

£93.5 milicn and by 5.5% on a per share
basis to 10.04p, driven by o 7.9% increase in
net rental income and supported by strong
rent collection performance. with 99.5% of

rent due in the year having een collected.

IFRS reported profit has aimost trebled
to £734.5 miillion and s predicated on
an unprecedented valuction uplift of
£632.2 milion, driven by a &1 bps yield
compression and 10% ERV growth,

IFRS net assets have increcsed by 47 8%
to £2,55%.7 milicn and 97.1% of cur assets
continue to be in our prefered sectors.

EPRA net tangible assets |'NTA') per share
increased by 37.2% to 261.1p (2021: 190.3p)
and our total accounting return was 41.9%
{2021:16.7%).

We completed new debi facilties of
£930 million in the year, comprising a
£380 million privote debt placement and
three unsecured credit facilities totalling
£550 million.

o4l

Qur strong performance
delivered significant
earnings and NAV
progression, allowing

us to continue to grow
our dividend.

Our £380 million debt
private placement
and £175 million equity
raise were significantly
oversubscribed thanks
fo the support of

our investors. / /

Ceriain of these new facilities reploced
existing short dated debt and increased
maturty and hedging af the year end

to 6.5 years (2021: 4.2 years) and 71%
[2021; 45%) respectively, whilst maintaining
alow average cost of 2.6% (2021 2.5%).

Qur loan to value hos fallen to 28.8%

[2021: 32.3%), provicling flexicility to execute
our property strategy whilst maintaining
ample headroom under banking covenants.

Alongside this, we have significant available
facilities and cash of £299 millicn providing
capacity for further accretive investment
and development opportunilies.

LondonMetric Property Plc
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100% Total 100% Tatal
owned i\ NCI 2022 owned Jv NC| 2021
For the year to 31 March £m £m im £m £m £m £m £m
Gross rental income 1315 45 (1.3) 1347 121.3 53 (1.5) 125.1
Praperty costs GG (0.1) I (1.6) {1.6) 02) — (1.8)
Netrentalincome 130.0 44 (1.3} 133.1 197 5.1 {1.5] 1233
Management fees 13 s - 08 0. (0.4 - 035
Ofther income i 04 - - 04 - T - -
Administrative costs (e8) (o) Z (16.1) (15.8) Z - {158)
Netfinance costs (2399 (0 02 (24.7) [21.5] (2 02 (22.5)
Tox (0.1} - 0.1 - -

Net rental income

We continue to focus on growing our
income to deliver earnings and dividend
progression for our shareholders and once
again we are pleased to report an increase
of 7.9% in net rental income to £133.1 million.
The detailed movements are reflected in the
table opposite.

income from lettings, rent reviews and
regears of existing properties and completed
developments generated significant
additional rent of £6.7 milion, offset by a
reduction in surender prerniums received

of £0.4 milion. Income from net investment
activity added a further £33 milion

and property cost savings of £0.2 milion
confributed to a further fall in our cost
leakage ratic to 1.2% (2021:1.4%).

EPRA earnings
per share

10.04p

2021:9.52p

Net rental income

£133.1m

2021: £123.3m

£m £m
Netrentalincome 2021 - 1233
Additional rent from existing properties’ T - 27
Additional rent frem deve1op_meafg'_ B B o ) 40
Moverment rn surrenr;‘é; &é?nium income . ) . o {0.4)
Acditional 'rent frozn_qggqisiﬁoms‘ ) B o 152 B o
Rent lost through disposals’ (11.9)
Additional rent from net acquisitions ) o 33
Movementin pr_o_p;é_r*f-\_/_c_o-sﬁ 0.2
Netrental income 2022 1331

1 Properties held, developments compleled and acquistions and disposals since 1 April 2020

Presentation of financial infermation

The Group financial statements have been prepared in accordance with IFRS.
Management menitors the perfermance of the business principaly on ¢ propoertionately
consolidated basis, which includes the Group's share of joint ventures {'JV'} and excludes
any non-controling interest {*"NCI'} on aline by line basis.

The figures and commentary in this review are presented on a proportionately
consolidated basis, consistent with our management approcch, as we beleve this

© provides a meaningiul analysis of overall performance. These measures are alternative
performance measuwres, as they cre not defined under IFRS.

i The Group uses alternative performance mecsures based on the Furopean Public Real '
Estate Association [‘EPRA') Best Practice Recommendations {'BPR') to supplement IFRS, .
in line with best practice in cur sector, as they highlight the underying performance of
the Group's property rental business and exclude property and derivative valuation

© movemenits, profits and losses on disposal of properties and financing break costs.
all of which may fluctuate considerakly from year to year.

These are adopted throughout this report and are key business metrics supporting the
- level of dividend paymenis,

. Further details, definitions and reconciliations between EPRA measures and the IFRS
financial statements can be found in note 8 to the financial statements, Supplementary
- notesi fo viiand in the Glossary. .

LondonMetric Property Pic
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A review of our financial performance

Financial review

Rent collection

As rent collection levels across the reat
estate sector are now reverting to pre-
pandemic levels, our collection rates
remain exceptionally streng, reflecting the
quality of our covenants and efforts of our
team. Very few occuplers are now asking
for concessions beyond some requests for
monthly payment arrangements.

We have collected 99.5% of rent due in the
year and just 0.5% remains unpaid or has
been forgiven.

We have assessed the recoverabillity of our
vear end trade debtor and lease incentive
balances in accordance with IFRS 9 and
have reduced our rent provisions for the
Group and our share of joint ventures by
£0.2 millicn to £1.2 million.

Administrative costs and EPRA cost ratio

Administrative costs have increased by
£0.3 milicn to £16.1 milion and are stated
after capitalising staff costs of £2.5 millicn
(2021: £2.2 million) in respect of time spant
on development projects in the year.

Although inflationary cost increases are
affecting net only our own staff costs but fees
of advisors and contractors we work with, the
EPRA cost ratio which we use o menitor and
manage cur operational costs has falien 110
bps in the year to 12,.5%. We have a low and
transparent cost base and our EPRA cost
ratic remains one of the lowest in our sector.

2022 2021
For the year to 31 mMarch To %
EPRA cost ratio inciuding
direct vacancy costs 125 13.6
EPRA cost ratfio excluding
direct vacancy costs 11.8 13.0

The ratio reflects total operating costs as

a percentage of gross rental income.

The full calculation is shown in Supplementary
note iv,

Netfinance costs

Net finance costs, excluding fair vatue
movements in derivatives and financing
breck costs, were £24.7 miliion, an increase
of £2.2 milion aver the year.

This reflected higher interest charges of

£3.5 milion due to higher average debt
balances over the year compared to last
year, and less interest receivable from
forward funded investments of £0.1 milion.
This increase was offset by lower fees on new
facilities of £1.1 milion and higher amournts
of interest capitalised on developments of
£0.3 million.

The avercge interest rate payable over the
year was broadly in ine with lost year.

Further detalis provided in notes 5 and 10
to the financial statements.

Share of joint ventures

EPRA earnings from joint venture investments
were £2.8 milion. o decrease of £0.7 million
over the year as reflected in the table below.

2022 2021
For the year to 31 March £m £m
Metric Income Plus
Parinership (MIPP) 28 36
LSP London Residential
Investments
[Moore House) - {0.1)

Income from our MIPP joint venture fell by
£0.8 milion due to sales at the start of the
vear reducing rental income,

In October, the Group's residential IV disposed
of its remaining four flats at Mocre House.

In addition. the Group received net
management fees of £0.8 million for acting as
property advisor to each of its joint ventures,
which have risen by £0.3 milion as a result of
additional sales fees and property valuation
@gains increasing NAV and therefore fees.

Taxation

As the Group is a UK REIT, any income and
capital gains from our qualifying property
rental business are exempt from UK
corporation fax.

Any UK income that dees not qualify as
property income within the REIT regulations
Is subject to UK taxin the normal way.

The Group's tax strategy is compliance
oriented; to account for tax on an
accurate and fimely basis and meet all RET
compliance and reporting obligations.

We seek to minimise the level of tax risk
and to structure our affairs based on sound
commercial principles.

We strive to maintain an open dialcgue with
HMRC with a view to identifying and solving
issues as they arise. There were nc issues
raised in the year.

We continue to monitor and comfortably
comply with the REIT balance of business
tests and distribute as a Property Income
Distribution ['PID’) 90% of REIT relevant
eqamings tc ensure our REIT status

is maintained.

The Group paid the required PID for the year
to 31 mMarch 2021 ahead of the deadine

of 31 March 2022 and has already paid a
large part of its expected PID for the year

to 31 March 2022. The balance is expected
1o be paid in July 2022 as part of the fourth
quarterly dividend.

In accordance with REIT regulations,
£8.7 milion was withheld from distributions
and paid directly to HMRC in the yeor.

The tax charge in the year relates to the
Group's non-contraling interest.

Our tax strategy was updated and appreved
by the Board in the year and can be found
on our website at www lendonmetlric.com,

Rent collection in the year

99.5%

2021:98.1%

Dividend for the year

9.25p

2021.8.65p

EPRA costratlo

12.5%

202113.6%

LondonMetric Property Plc
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IFRS reported profit

Areconciligtion between EPRA earnings and IFRS reported profit is reflected in note 8la) to the accounis and is summarised in the
table below.

106% Total 100% Total

owned v NCI 2022 owned v NCI 2021

For the year to 31 pMorch £m £m £m £fm £m £m £m £m
EPRA earnings 9.7 28 {1.0) 3.5 832 as [1.1) 85.4
Revaluaticn of property 6152 19.7 (2.7) 6322 16%2.9 3.4 0.4 173.7
Fair value cf derivatives - 0.7 - 07 4.7 Q1 - 48
Profit/(loss) on disposal 8.0 0.2 - 8.2 na 0.1} - 0.7

Debt/hedging costs - (0.1) - {0.1) {7.5) - - {7.5)
IFRS reported profit e G

The Group's reported profit for the year was £734.5 milion compared with £257.3 milion in the previous year. The £477.2 milion incredse was
primarily due to the property revaluation gain being £458.5 million higher, increased profit from property disposals of £7.5 milion and increased
EPRA earnings of £7.9 milion. Disposals are discussed in detai in the Property Review.

Last year, we cancelled all of our Group interest rate swaps and fully amortised finance costs prepaid on cancelled debt faciities at a total
cost of £7.5 milion. The Group continues to hedge its exposure to interest rate movements by way of fixed rate loans, which has increased
to 71% of drawn debt as at the year end (2021: 45.0%).

Balance sheet

EPRA net fangible assets {'NTA') is a key performance measure that includes both income and capital refurns but excludes the fair valuation
of derivative instruments that are reported in IFRS net assets. A reconciiation between IFRS and EPRA NTA is detailed in the table below and in
note B{c) to the financial statements,

100% Total 100% Totat
owned N NCi 2022 owned v NCI 2021
As at 31 March £m £m £m £m &m £m £m im
Investment praperty 3494.6 6.4 {158.1) 35781 2,.504.6 94.4 (11.4) 2,587.4
Assets held for sale 22 - - nz2 - - - -
Trading property 1.1 - — 11 1.1 - - 1.1
3,5146.% 6.6 {15.1) 35984 2,5057 944 (11.4) 2,5887
Gross debt (1.027.2) {26.5) - (1,053.7} [(83%2.5) (37.5) - 1877.0)
Cash 51.3 3.6 (0.6) 543 51.4 3.4 0.2) 54.6
Cther net liabilities {43.8) (1.2) 5.6 (37.4) (39.1) 0.5) 5.2

EPRA NTA
Derivatives
IFRS net assets

4;

Property porifolio Property revalvation Mew debt facilities
2021: £2.6bn 2021: £173.7m with £450m incorporating a Green use
of proceeds or framework

LondonMetric Property Plc Annual Report and Accounts 2022
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Financial review

Both IFRS reported net assets and EPRA NTA
have increased by 47 8% over the yvear to
£2.6 pillion, largely due to the revaluation
gain of £632.2 million and the net proceeds
from the equity raise of £170.2 million.

The increase in IFRS NAV per share and EPRA
NTA per share was 37.1% and 37.2% o 262.3p
and 2461.1p respectively. The movemeant

in EPRA NTA and EPRA NTA per share i
reflected in the table below.

EPRA
NTA

EPRA
NTA
£m p/share

EPRA NTA at 1 April 2021
EPRA earnings
Dividends?

Property revaluation
Equity raise

Other movements'

EPRA NTA at 31 March 2022 2,55%.6 2411

1 Other movements include profit on sales
1£8.2 millon). share based owards (£1 | million)
and scrip share 1ssue savings {£4.2 million)

2 Divdend pershare s bosed on the weighled
average number of shares in the year. The getual
dividend paid i the year was 8 85p as reflecied
in note 7 to the financial statements

The increase in EPRA NTA per share was
principaly due te the property revalugtion
gain of 67.9p. as EPRA earnings coverad the
dividend paid in the year.

The movement in EPRA NTA per share,
together with the dividend paid in the year,
results in a tofol accounting refurn of 79 7p

Porffolio valuation

per share or 41.9% which is significantly
ahead of last year's return of 16.7%.

Total accounting return is & key performance
indicator and component of the variatle
element of Directors’ remuneration
arrangements. The full calculation can be
found in Supplementary note vii.

Equity raise

In November 2021, we successfully raised gross
proceeds of £175 millon through an equity
placing that was substantialy oversubscribed.

A total of 67.3 miilion new crdinary shares
were issued at a price of 260.0p per share,
representing a discount of 3.0% to the
previcus day's closing share price.

The net proceeds afferissue costs of

£170.2 milion were deployed within three
months to acquire income producing assefs
as sel cut in the Property review.,

Dividend

Throughout the year, we have continued
to declare quartery dividends and offer
shareholders a scrip alternative fo cash
payments, The dividend remains well
covered by EPRA ecrnings and our policy
of paying « sustainable and progressive
dividend remains unchanged.

In the year to 31 March 2022, the Company
paid the third and fourth quarterly dividends
for the year to 31 March 2021 and the first
two quarterly dividends for the year fo

31 March 2022, ot « total cost of £81.7 milion
or 8.85p per share as reflected innote 7

1o the financidl statements. The Company
issued 1.7 million ordinary shares under the
terms of the Scrip Dividend Scheme, which
reduced the cash dividend payment by
£4.2 milfion to £77.5 milion.

The first two quarterly payments for the
current year of 4.4p per share were paid os
a Property Income Distributions (PIDs) in the
year, The third quarterly dividend of 2.2p was
paid as ¢ PID in April 2022 and the Company
has approved a fourth quartedy payment

ot 2.65p in July 2022, of which 1.15p will be
aPID.

The tctal dividend payable for 2022 of 9.25p
represents an increase of 6.9% over the
previous year.

The Board took the following into account

when considering its dividend paymenis:

- Its REIT obligations to distribute 0% of
property rentcl business profits;

its desire to pay < sustainable, covered
and progressive return fo shareholders;

- lts EPRA earnings for 2022; and
- The cutlook for 2023.

At the year end the Company had
distibutable reserves of £1,134.7 milion
{2021: £1,006.7 milion), providing substantial
cover for the dividend payable for the year.

When required and at least six monthly,
the Company receives dividends

from its subsidliaries which increase
distributable reserves.

Cur porticlio including share of joint ventures grew by over £1 bilion or 39 0% in the year to £3.6 tilion as reflected in the table below. The portfolio
clesing valuation includes the value of assets held for sale and trading properties that are reflected separately in the balance sheet.

100%

owned N NC! 2022 2021
As at 31 March £m £m £m £m £m
Cpening valuation 2.500.6 4.4 (11.4) 2533.6 2,346.5
Acquisitions! 457.5 - - 457.5 2124
Developments? B88.9 - - 88.9 381
Capital expenditure® 160 11 (1.0) 16.1 12.2
Disposails {165.8) {18.6} - (184.4) (199.3)
Revaluation 5152 19.7 (2.7) 5322 173.7

Praperty portfolic value

Head lease and right of use assets

4.5

4.5

1 Group acqusihons include purchase Cosls and represent completed investment propertes as shown in nofe ? to the inancial statements

2 Group developments include acquisiitons. capital expenditure and movements in lease incanlives on properties under development asreflected in nole ¢

3 Group capital expendifure and movemeants in lease incentives on completed properties as reftected in note  to the hinancial statements

LondonMefric Properfy Pic
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We invested £457.5 milion inte distibution and
long income assets, which included a comorate
porifolio acguisition of 15 assets for £122.2 milion
and a distibution warehouse in Wamington

let to THG for £97.0 milion. We sold 21 rssets
generating net proceeds of £199.8 milion at
share and reducing the book value of property
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af share). We also exchanged to sell assets Financing

totaling £21.2 milion and to acquire assets for
£72 4 milion in the year. These fransachons will
be accounted for on completion next year.

Four disposals which generated net proceeds
of £15.2 million and three acquisitions for

The key performance indicators used to
monitor the Group's debt and liguidity
position arc shiowiin 1he table below,
The Group and joint venture spiit is shown
in Supplementary note iii.

by £191.6 milion finciuding he cost of lease £35.7 milion had exchanged last year. e 3] Mo 2%2: 2%%:]
incentives witten off for the Group of £6.7 milion  Property values increcsed by £632.2 million G Sobt 1053.7 8770
and ifs share of joint ventures of £0.5 milion}. this year, driven by yield compression, rental ross ae b ’
The disposdls inclded our last four residenticl growth and management octions, largely on  <ash 54.3 546
fiats at Moore House for £2.4 milion [£1 Omillon distribution assets, Net debt 774 8224
1
The porttolio has delivered a strong totat property returp of 28.2%, significantly oufperforming Loanta VO‘U? 28.8% 32.3%
the IPD All Froperty index of 19.6%, with distribution assets again delivering the largest increase oSt of debt 2.8% 2.5%
of 31.1%. A breakdown of the property portfalio by secter is reflected in the table below. Undrawn facilifies 2450 170.5
2022 2022 01 2021 Average debt maturity 4.5 years 4.2 years
As at 31 March £m Ta £m i Hedging® 1% 45%,
Mega distribution 4252 ns 351.9 13.6
i L X 1 LTy at 31 March 2022 includes the impact of sates
Regional distribution 645.3 18.5 483.5 187 and acquisihons that exchanged in the year
. and will complete next year of £21 2 milion and
Urtban lOQ‘SnCS 1.551.5 43.2 419 36.5 £72.4 millon respectively {2021: £15 2 milion and
Distribution 26420 735 1777.3 588 £35 7 milbion respectively), and excluces he lar value
, debdt adjustment of £2.2 million {2021: £2.5 mullion).
Long InCome 785.3 218 629.4 243 See Supplementary note xvil for detailed calculahons
Retail Parks 70.6 2.0 739 29 2 Costof debtis based on gross debt and mcluding
Offices 27.3 08 A1 1.4 amortised costs but excluding commitment fees
" = - . - 3 Based onthe notional omount of existing hedges
Investment portfolio 3,525.2 8.1 25217 97.6 and total debt drawn
1
Development 67.8 19 9.8 23 Net debt hos inereased by £177.0 mifion in
Residential 07 - 2.1 0!  the yeartofund net property acguisitions
Property porifolio valve 35939 100.0 2.583.6 1000 and our development programme. Lean fo
Head lease and right of use assets A5 5.1 value has fallen o 28.8% (?02" : 323%) and

I Represents regional disinbution £15 9 milion (O 4%), urban iogistics £25 Bmilion [0.7%), long income £23 2 milhon
{0 7%). office and otheriond £2.9 milion [0 19} ot 3) March 2022, Split of prior year comparatives was urban
logistics £51.8 million (2.0%). long ncome £5 8 million {0 2%). office and other land £2.2 millon (0.1%}

£3.6bn porifolic

Chart removed

Urban logistics

43.9%

1 Urban Logistics 43.9%
2 Regional Cistribulion 18.9%
3 Mega Distribution 11.8%
4 longIncome 22.5%
5 Retail Parks 20%
6 Offices & Residential 0.9%

*  Including development, basea on value

Assisted by strong capital growth and net
acquisitions, investment in our prefered
sectors of distribution and long income has
increased further to 97.1% from 95.3% in
March 2021, with our distribution exposure
increasing from 70.8% to 74.6%.

Having completed our deveiopments

at Bedford and Tyseley in the year, our
development exposure remains modest at
1.9% of the portfolio and includes forward
funded acquisitions in Huntingdon and
Preston of £23.7 milion as well as urban
developments in London of £36.1 milion.

Further detail on property acguisitions, sales,
asset management and development can
be found in the Properfy Review.,

our average debt cost remains low of 2.6%
(2021: 2.5%).

We completed four new unsecured delbt
facilities in the year totaling £230 milicn,
comprsing a £380 million private debt
placement, two revolving credit facilities
for £400 million and a new £150 milion short
term facility.

The private placement and revolving credit
facilities replaced existing short dated debf,
which was partly unsecured, allowing us

fo increqse debt maturity to 6.5 years from
4.2 years at the start of the year despite the
passage of time, as well as our flexibility to
execute tfransactions.

As part of the £380 million private debt
placement, we agreed a £50 milion green
tranche to fund qualifying expenditure on
buildings which have high sustainability
standards. Post year end, expenditure

has been alocated to this green franche.
The green notes were priced two basis points
inside the equivalent non green 15 year
franche and represented the first of its kind
announced by a UK RET.

LondonMetric Property Plc
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Financial review

The two revalving credit facilities also
incorporate a green framework and
preferential pricing for compliance with

ESG targets linked to EPC ratings, renewable
installations und developments maeting

a minimum BREEAM Very Good stfandard.
These targets will be tested following the
announcement of these results and are
expected {0 be achieved. Margin savings
will be added to funds allocated for
charitable giving. We have recently agreed
the first one year extension for these two
revolving credit facilties.

Our most recent credit facility for £150 milion
was drawn immediately to fund acquisitions.

The new credit faciities in the year are all

on a SONIA basis and in January 2022, we
transitioned our MIPP joint venture loon from
o LIBOR to a SONIA basis with minimal impact
on pricing and Cost.

At 31 Mmarch 2022, the Group had headroom
avaiiable from undrawn facilities and cash
balances held of £299 milion, providing
ample cover for its contracted capital
commitments of £127.4 milicn and optionality
for further investment opportunities,

The Group has comfortably complied
throughout the year with the financial
covenants contained in its debt funding
arrangements and has substantial levels of
headroorm within these. Covenant compliance
is regularly stress tested for changes in capital
values and income. The Group's unsecured
facilties and private placement loan notes,
which together account for 92% of debt drawn
at the year end, contain gearing and interest
cover fincncial covenants.

Al 31 March 2022, the Group's gearing ratic
as defined within its private placement and
RCF funding arangements was 39%, which is
significanily lower than the maximum limit of
125%, and ifs inferest cover ratio was 5.2 times,
comfortably higher than the minimum level
of 1.5 fmes. Property values would have to
fall by 49% and rents by $4% before banking
covenants are breached.

The Group's policy is to de-risk the impact

of movements in interest rates by entering
into hedging and fixed rate arangements.
Following the refinancing this year, the
proportion of debt hedged by fixed coupon
private placement facilifies and existing fixed
rate debt hasincreased to 71% (2021: 45%).

We are advised by Chatham Financial and
continue to manitor our hedging profie in
light of interest rate projections.

Cash flow

During the year, the Group's cash balances
decreased by £0.1 milion as reflected in the
tabie below.

2022 2021
For the year t¢ 31 March £m &m
Net cash from
operating activities 119.5 99.6

Net cash usedin
investing activities
Net cash from/{used in)

(367.2) (46.4)

financing activities 2476 (83.6)
Net decrease in cash
and cash equivalents {0.1) [30.4)

The net cash inflow from operating activilies
of £119.5 millon reflects an increase of
£19.9 milion compared to last year, which
was due to increased net rents received
and changes in working capital.

The Group spent £500.6 milion acquiring
property in the year and received net

cash proceeds of £189.7 million from
property disposals and joint ventures.
Capital expenditure on asset managemeant,
developments and other invesiments cost
the Group £56.3 miillion.

Cash inflows from financing activities reflect
new borowing of £188.0 million and net
proceeds from the equity raise of £170.2 milion.
offset by dividend payments of £77.5 millicn,
financing costs of £30.8 million and share
purchases and awards of £2.3 milion.

Further detail is provided in the Group cash
flow statement.

Average debt maturity

Chart removed

6.5 yrs

1 Debt expiring within 23%
0-2 years

2 Debt expiring within 50%
310 years

3 Debtexpiing 10+ years 27 %
Total facilities

Chart removed

£1.3bn

' Private Placement S1%

2 Unsecured facilities 42%

3 Secured SWIP fixed 5%
rate debt

4 MIPP jeint venture 2%

LondonMetric Propetiy Plc
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and ESG review

Image removed

v

Qur Responsible Business activities are
embedded into our investment, asset
management, development and
corporate activities and aim to deliver
on our ESG targets. We work with ¢ll our
stakeholders 1o bring benefits fo society
more widely. / /

Martin McGann

Fincirce Divacior & Besnonsible Business

Bocrd epieseicive
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Qur sustainability performance

Responsible Business and ESG review

Qur Responsible Business activifies am
to address the material ESG risks and
opportunities that impact our business.

Ihe Company recagnises the need fo
consider and address all environmental,
social and governance matters relevant to
its business.

As well as meeting legisiation, environmental
improvements are starting to translate inte
real asset value enhancement as occupiers
value these improvements more highly than
before and valuers begin to differentiate
assels based on environmental attributes,

Our Responsible Business framework guides
us in mitigating climate change risks,
identifying and progressing environmental
and stakeholder related opportunilies

as wel a3 ensuring a high standord of
corporate governance,

Respensible Business s embedded

across alf of corporate, investment, asset
management and development activities
with a policy in place and ESG targels set
every year,

Progress against targets is monitored at
warking Group meetings held several
times a year and attended by key business
representatives, a Board member and our
external sustainability advisor,

ESG performance is reported to the

Board at regular intervals with the Audit
Committee responsible for overseeing ESG
progress. Executive Directors and relevant
employees are set individual ESG targets
and remuneration i linked to achieving
those targets.

@ Environmental

Through our activities we look

to minimise the environmental
impact of cur business, maximise
opportunities to improve the
efficiency of our assets and
improve the resilience of our
assets to climate change and
the impact of transitioning to
alow carbon econcmy.

Key progress in 2022

- Materialimprovement in
porffolio’s EPC rating and
anumber of environmental
inifiatives implemented

- Carbon oftset strategy
formalised and climate risk
assessment undertaken

- 100% of main developments
BREEAM Very Good/Excellent

- Significant reducticn in embodied
carbon seen on developments

EE) Read more on pages 52 to 57

Social

Our actions consider the
long term interests of all

our stakehoiders including
those of our employees,
suppliers, customers and
local communities as well

as ensuring that we maintain
¢ high standard of business
conduct.

Key progress in 2022

- Green debt financing completed
post yearend and reporting
obligaticns met

- Strong occupier feedback
from survey

- Continued high staff satistaction
levels from employee survey

~ Continued charitable and local
community focus

[:E Recad more on pages 58 fo é4

@ Governance

The Board is committed to
uphclding high standards

of corporate governance.

In particular, it ensures that
appropriate health and safety
procedures and supply chains
are in place.

Key progress in 2022

— FUllTCFD compliance and
climate risk governance gaop
analysis undertaken

- 100% compliance by
confractors with cur contractor
development checklist

— Health and safety audits
undertaken on projects

- Annual confractor
compliance audit

D} Read more on pages 6510 67

LondonMetric Froperty Plc

Annucat Report and Accounts 2022




OQur sustainability benchmarking, targets and financing

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

External benchmarking

Logo removed
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ESG targets Green financing

Targets achieved in 2022

Sustainability linked refinancing

Maintained our Green Star

Achieved a score of 65% in the 2021 Global
Real Estate Sustainability Benchmark survey,
maintaining our Green Stor status. This score is
up from 34% in 2014 and unchanged on the
prior year.

Logo removed

Continuved inclusion in the

FTSE4Good Index

In the latest assessment, we achieved a
score of 3.4 out of 5.0 compared to 2.6 for
the peer group and continue to be included
in the index.

BBB rating

In the latest assessment we continued
o be rated BBB, which is in line with the
sector average.

|
| Logoremoved
|

Mgintained our Gold

In EPRA's last review, we maintained cur
Gold Award in thelr Sustainatility Best
Practice Recommendation assessment.

Logo removed

Improved our score

We continued to respond and improve our
score over the year rom D o C-, above the
peer group average.

81%

with the remainder
partially achieved
orin progress

Our 16 Responsible Business targets in the
year focused on:

- Furtherreducing cur energy usage,
environmentalimprovemenis 1o our
buildings and greater scrutiny on physical
climate and transition isks;

- Formalising a carbon offset strategy as
part of our net zero carbon framework;

- Working in partnership with occupiers
to reduce their energy consumption and
improve their occupational satisfaction;

- Ensuring developments are built fo a
high environmental standard and our
supply chain acts in accordance with
our procedures and policies;

- Developing community and other
stakeholder relaticnships: and

- Climate change risks and opportunities
assessment underfaken.

We made good progress against these
targets with 81% achieved and the
remainder partially achieved or in progress.

A full review of performance against our
2022 targets will be detalled in our separate
Respensitle Business and ESG report which
will be made availlable on our website.

Many of the targets remain relevant for
next year and wil ke rolled forward with
modifications to further align with our Net
Iero Carbon framework. Once set, these
updated fargets will be avaiable on

our website,

£450m

Over the year, we compleied significant
debt refinancings acress our debt facilties.

£50 million of Green Notes

As part of a £380 milkon private debt
placement with UK ond US investors, a

£50 milicn green tranche was putin place
with a 15 year term maturity. This tranche is
subject to o green framework under which
spend has been alocated to buidings which
have high sustainability standards.

The green notes were priced two basis
points inside the equivclent non green
15 year tranche,

£400 million of new revolving credit facilities
completed with a green framework

Simultaneously with the completion of the
private placement, we completed two new
revolving credit facilities totaling £400 milion.

These facilities have a green ramework
structured in accordance with the Loan
Market Assaciation's sustainability linked
loan principles. Sustainability performance
targets [‘Targets') were sef and are aligned
to LondonMetric's corporate ESG targets.
The Targets focus on:

— Improvements in EPC ratings;
- Renewable installations; and

~ Developments meeting a minimum
BREEAM Very Good standard.

The pricing of the: facilities is subject to a two
basts peint adjustment for compliance/non
compliance with the Targets which is tested
each year of the facility. Where targets are
met, the margin paid will be reduced and
LondonMetric will use this saving to odd to
its funds allocated for charity giving.

We continue 1o look af further green
financing facilties.

LondonMetric Property Plc
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Qur sustainability performance

Responsible Business and ESG review

@ Environmental

Overview

Through our activities we ook
fo minimise the environmental
impact of our business,
maximise building efficiency
opportunities whilstimproving
business and asset resilience
to ciimate change and the
impact of transitioning to

a low carbon economy.

Net Iero Carbon

We understand the importance
of addressing climate change
and the significant impact that
reducing emissions from real
estate can have on the UK's
2050 Net Zero Carbon target.
Londonmetric recognises that
it can have a material impact
by reducing its emissions as well
as supporting its occupiers in
reducing theirs,

In the previous year, we
formalised our Net Zero Carbon
Framework through internal
workshops and adviser input.
Net Zero Carbon is o rapidily
evolving area and., during

this year, as well as preparing
to be fully Net Zero from our
operations in 2023, we also
analysed the Net Zero potential
across several gssefts,

Climate risk

Ovur ESG focus has increasingly
turned to understanding the
climate risks en our portfclio,
During the year, we undertook
asignificant assessment

of our business and asset
resilience against climate-
related risks. The third party
assessment concluded that our
sustainability strategy is well-
positioned to manage climate-
related risks and opportunities.

Net Zero Carbon (‘'NZC') ambitions:

1
@ Our operations will

be net zero by 2023*

3

We will work with our
occupiers to ensure our
buildings are net zero
by 2035

ﬁ We will continue to

reduce emissions from
developments which will
be fully net zero by 2030*

Encompasses Scope 1.2 and 3 emissions Includes iandord-controlled energy. water, woste, refngerants and
purchased goods and services at our assets. along with energy, waste, refuigerants and business traved relating
ta corporate activity and offsetting residual corbon to achieve net zero

** Encompasses Scope 3 emissions, includes embodied caroon. supply chain emissions and offselhing residual

carbon 1o acheve net zero

s+ Epcompasses Scope 3 emissions, includes emissions from occupier-controlled energy use at our asset and

offsetting residual carbon to achieve net zero

Climate risk assessment

As covered in more detail on pages 67 to 68,
we ungertock an assessment of our climate-
related risks, assessing our resilience to these
risks at the portfolio and asset level.

For the pertfolio, two climate change
scenarios were used to fest a range of
outcormes and identify materal climate-
related nisks cver the short. medium and
long term with fkelihood and impact scores
assigned to each risk.

Physical risks (risk scoring on key risks)

Extreme weather events

I 1.

—— 7"

Heat Stress

T ' 2 8

- : 71164

Hooding [coastal, fuvial)

S— %

Heavy ranfall & pluvial fooding
L KX

4
i ﬁ 13.3

The fable below shows that under the less
extreme scenaric [RCP4.5), transition risks are
the most significant, whereas under the more
extreme scenaric (RCP8.5). physical risks are
the mast prevalent.

At the asset level, an in-depth review
was undertaken on representafive assets,
assessing their resiience fo physical and
fransition risks. Again, transition risks were
higher for the assets we assessed.

Transition risks* {risk scoring on key risks)

Qccupler/market demand changes
17.4

Incrensed building standards

Financral markets impoct

EEEE—
e '

Fuel source Irgnsition

16.4

. IPCC RCP4 5 global emissions scenana {1 7-3 2°C of warming by 2100]
Il PCCRCPS 5 global emissions scenans {3.2-5.4°C of warming by 2100)

Risks shown in graphs are top nisks for IPCC RCP 4.5, Under RCP 8 §, risks from insurance chatlenges and increased
energy demand and cost would have been included os top four transition nsk with scores of 14.0and 130

LondonMetric Property Plc
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Qur operations will be net zero by 2023*

Our operations will be NIC by 2023,

with all residual carbon offset.

Our environmental performance

Cur energy consumption and greenhouse
gas emissions have fallen significantly
over recent yeaors,

This reduction has, in part, been due to the
Company's strategic shift away from offices
and retail parks into distibution warehousing
and long income assetls that are typically
single tenanted. Consequently, together

with our portfolio actions, the operational
intensity of cur porfolio, along with cur cabon
footprint, where there i landlord supply hos
fallen significantty.

Since 2015, cur absolute energy consurmption
has falen by $2% from 9.056 MWh to 726 MWh
despite the portfolio’s area increasing by nearty
60% over that pernod. In the year, consumption
fell by 33% from 1,081 MWh fo 726 MWh.

* 1 Offsetting excludes renewabty sGurced electricity
consumed and non landlord oceupier achvities

2 Through recogrused offset schermes

Operational NZIC Scope

Excluding void assets, consumption fell by
10% cver the year from 664 Mwh to 599 MWh
and, on a like for like basis, consumption was
8% lower.

The high level of green taniff supplies now in
place have seen our GHG emissions remain
low at 11CO.e per £miion net income or
StCOze per milion sq ft.

with only a small proportion of the portfolio
now with kandlord confrolled energy supply.
this limits our abillity to further reduce our
energy consumption. However, we confinue
to lock to further mitigate cur consumption
where possibie by identifying energy
efficiency improverments.

As we prepare 1o become operational Net
Zero in 2023, we put in place a carbon offset
strategy as described below.

Energy consumption {MWh)

155-208
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NIC - Progress to date
- 92% reduction in absolute energy
consumplicn since 2015.

— 100% of our landlord supplies
frorn renewable scurces.

Significant like for like
energy reduvctions, mainly
from external LED lighting
replacement programmes.

- Nearly eliminated landlord water,
waste and gas consumption.

NIC - Future actions

- Extract further energy efficiencies
acrass our estate where there is
landlord consumption. extending
smart metering coverage.

— Ensure energy supplies are from
renewable sources {including for
volid assets] aligned to industry
procurement best practice.

— Look to install solar PVs tc meet
our direct electricity consumption
and explore PPA opportunities.

— Oftset all residual carbon through
recognised offset schemes.

Carbon offset strategy

LondonMetric:
assels where i Corporate
has control andg (inchueding

management  heod office)

®

Energy o
(electricity, @

fuels & heat)

Water

waste generated @
Refrigerants @
Purchaser of

goods and
services

®
®
®
®

Business trave!

Chart removed

During the year, we considered the best way
to offset residual carbon that cannot be
mitigated. We looked at both our near term
and medium term needs and concluded
that we should adopt a carbon removal
scheme with long lived storage that is in

line with the Oxford Principles for Net Zero
Aligned Carbon Offsetting. achieving the
Gold Standord accreditation.

Looking forward, there is arisk that the
price of carbon credits will rise and so we
recognise that we should fully consider
insetting schemes where we take active
control of carbon credits as opposed to an
‘off the shelf package.

Therefore, in addition to looking at
commercicl epportunities, we will review the
International Carbon Reduction & Offsetting
Aliance {ICROA).

LondonMetric Property Pic
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Our sustainability performance

Responsible Business and ESG review

Environmental performance highlights for 2022

Energy consumption

-8%

Over the year on
a like for like basis

Energy consumption fell 8% to
171MWh cn assets that were owned
during koth the 2020/21 and 2021/22
periods. The reduclions can be
aftibuted to the ongoing asset
upgrades to incorporate energy
efficiency measures. Absoiute energy
consumption across the whole
porfiolio decreased by 33%.

Greenhouse gas
{GHG) emissions

-16%

Over the year cn
a like for like basis

Emissions fell by 16% on assets that
were owned during both the 2020/21
and 2021/22 perods. All of these
assets have a renewcble energy
tariff and so market based emissions
is OtCOze.

Absolute emissions have decreased
overall from 47{COze to 401COze.

Sources of greenhouse gas emissions® 2621/22 2020/21
Tonnes Tonnes Tonnes Tonnes
of COze of COse of COze of COze
(location- {market- {lecation- {market-
based based based based
calculalion) calculationy calculation) calculation)?
Scope 1
Energy Landiord-confrolled gas té 16 12 12
Void Energy Void asset gas 5 5 31 31
Fugitive emissions Refrigerant emissions De minimis De minimis De minimis  De minimis
Scope 2 Landtord-controlled
Energy eleciricity k= 5 &2 20
Void Energy Void asset electricity 35 23 70 42
Scope 3 Transmission and
Energy distribution losses n 0 17
Tenant Energy Londlord-cbtained
energy sub-metered
to tenants 40 0 64
Travel Emissions from emplovee
business travel for which
the company does not
own or control 4 4 3
Totat 144 63 260 108
Totat {Ex voids) 131 40 190 66
Intensity (Scope 14 2)
tCO2e/Em net income after
administration costs 0.79 0.51 1.66 1.00

1 For the 'location-based’ melhod of emissions calculations. standard emissions tactors from the UK Government
Emissions Conversion Faclors for Greenhouse Gas Company Reporting 2021 were used

2 For the ‘market-based’ method, the Company's contractual instruments for the purchase of certfied renewable
electrcity were accounted for, resulting in a significant reduchon in the Company’s carbon toatprint in practice

3 Disclosed emissions are 100% UK bosed

Data qualifying notes

This is the Company's ninth year of disclosure under

the Mandaotory Greenhouse Gas Emissions Reporting
regulations and second under the recently introduced
Streamlined Energy and Carbon Reporting regulations.
Data for the year to 31 March 2020/21 has been restated.
including associated intensity metrics, os additional
energy consumption data has been obiained since the
previous report was published.

This statement has been prepared inline with the main
requirements of the GHG Protocol Corporale Accounting
and Reporting Standard and 150 14044-1:2006.

within Scope 1 emissions, refrigerani-related emissians
for the period were de rrinimis

Scope 2 dual reporting is undertaken. which discloses
one Scope 2 emission figure according to a location-
based method and another according to a markel-
based methed.

For the ‘location-based’ method of emissicns calculations,
standard emissions factors from the UK Government
Ernissions Conversion Factors for Greenhouse Gas
Company Reporting 2021 were used.

For the ‘market-based’ method, the Company's
contraciyal instruments for the purchase of cernfied
renewable elecincity were accounied for, resuitingin a
significant reduction in the Company's carben footpnnt
inpractice

Emissions from employee business travet by vehiclel hove
been calculated and reported under Scope 3 emissions
for the second hme. Emissions have been calculofed on

a distance fravelled basis. where the relevart vehicle
emussions factor bas been applied to expensed mileage
Scope 3 Landiord-obtained energy sub-melered 1o tenants.
is calculated through submeler recharge. These emssions
are not Included under scope 2 to prevent double
counting however a scope 2 conversion factor s applied
ta caleulations.

An operational contral consolidation approach has

been adopted

Additional infermation has been provided through the
breakdown of void assel emissions in both scope 1 and
scope 2, This s to clearly demonstrate where Londonmetng
have eperatronal control throughout the year, and how
void dataimpacts the overall total ermssions

LondonMetric Property Plc
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Percentage of developments

We will continue to redt!ce emissions from completed tha were
developments which will be fully net zero by 2030* BREEAM Excellent
We will reduce emissions from developments

and offset residual carbon to ensure developments ] OO%

are fully NZC by 2030.

Our development performance This resulted in a 27% reduction in corbon Carbon reduction at Bedford Link
Our development activity confinues to focus  ©¢ress the final phase compared fo the

on building highly efficient buildings. All of gur  first phase. 7 o
main compieted developments in the year As part of ourletfing of the second and third

were cerfified as BREEAM Excellent. phase, we have installed 450 kWp of solar

PV capacity as part of tenant incentive
arangements. This is beneficial in enabing
the unit to ochieve EPC A+ as well as NIC Image remaoved
in operations. Across the completed units at
Bedford, we have instclled energy monitoring
At Bedford Link, we have seen progressive systerns to allow us to maonitor energy
rectuctions in embodied coron over each of  perfarmance post construction and are :
the development phoses. We applied leaming  reviewing performance. !
fromn the inifial phase of construction e the

As part of gur effors fo reduce emissions,
we are measuring embodied carbon and
challenging our supply chains fo minimise
waste and select low carbon materials.

second and third phase of the project which In the year, and in ine with our shadow pn'cing Through on-site reduction measures
totalled 0.5 million sq ft. initiative, the carbon offset cost associated with and material specification
the second and thirg phase at Bedferd Link amendments to more carbon
* | Offset through recognised oflset schemas has been re-invested into green initiatives on friendly methods, we have achieved
2 Ininatives acrass LondonMeinc’s partfolia the portfclio. a 27% reduction in caron across
that reduce either landlord or occupier the: last phase of our Bedford Link
operational corben development. Carbon reductions
have been achieved mainly
NIC - Progress to date NIC - Cumrent and future action from better selection of steel and
Measuring embodied carbon, with Benchmark embodied carbon plasterboard suppiies.
significant reductions seen since 2019 on developments. The percentage of recycled materials
on our phased Bedlord Link project. Undertake whole life carben has increcsed across the phases.
Encouraging refurbishment instead assessments where possible. The first phase saw ¢.15% of recycled
of redevelopment. Align developments to supply chains rmaterials used and this has increased
Challenging supply chains to that target minimising embodied to 23% on the last phase.
minimise waste and select low carbon and selection of low Similarly, whereas we achieved o
carbon materials. carben materials., c.15% improvement on Building
Minimum BREEAM Very Good target Embed NIC aligned operational Emission Rates against Building
and, where paossible, looking to performance targets in design, Regulations on the first phase, on
demonstrate operational NIC menitoring asset performance the last phase we achieved a
ready buildings. post construction. 25% improverment.

Shadow carbon pricing on select
flagship developments such that
carbon s either offset or an
equivalent value is reinvested
into green initiatives.
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We will work with our occupiers to

ensure our buildings are net zero by 2035*

We will assist our occupiers to help them meet their NZC
targets and focus on providing NZC ready buildings.
From 2035, we will aim to offset cccupier residudl carbon,

QOverview

As part of our drive to upgrade the quality
of our assets, we conlinue fo explore and
progress energy reduction and clean energy
initiatives across our portfolio, These include
solar PV instailations, LED lighting upgrades,
builcing improvement works, removal

of gas and EV charging points all of

which we consider as part of leasing and
regears to enhance our properties, extend
their economic fife, increase cccupier
contentment and ultimately ailow our
occupiers o becorme NIC in cperation.

LED lighting upgrades and occupier survey

In our recent occupier survey where we
asked a number of environmental questions,
82% of those that respended reported

that they have now installed LED lighting

in their buildings, compared to 73% in last
year's survey. Our own analysis suggests
that occupier energy consumption can

be reduced by up to 40% and EPC ratings
improved from an E to as high os o B just as
a resuit of LED lighting upgrades.

We wil use the survey resulls fo help our
continual efforts to engage with cur
occupiers on environmental improvements.

EPC rating of portfolio

We are conscious of the regulatery changes
fo EPCs and are actively targeting o
minimum C rating on all assefs.

85% of our assets have an EPC rating of 'A’-
'C, which is up materiolly from 59% in 2015
and 74% in 2021.

* 1 Excludes renewably sourced electricity consumed
2 Oftfset through recognised offsel schemes
3 where occupier hasn't offset its operational carbon
from our building [excludes sccupier's wider
operational activily unreloted to the building)
4 Does not apply toleases signed before 2024
and where that lease hasn't expired by 2035

The increase in the year reflecis the benefit
from our investment activity, where we have
acquired or developed higher rated assets
and disposed of poarer quality buildings.

It also reflects environmental improvements
at our buildings and subsequently refreshing
of EPCs. In addition, our development activity
conlinues to upscole the portfolio’s guality.

BREEAM rating and solar PV

The proportion of assets built to a BREEAM
Very Good or Excellent standard is curently
26%, which is up from 10% in 2015 and
unchanged on last year. This is expected to
increase further to over 29% once cument
developments are complete.

In the year, 0.9MWp of solar PV was added
which increased our built solar capacity
across the portfolio to 3.4MWD.

Net Zero Carbon in operation

As part of progressing our NZC fargets, we
are increasingty focused on understanding
how we can increase the number of NZC
ready buildings that we own. In the year, we
undertock NZC assessments on several assets.

Animportant part of this fecus is measuring
ermissions frem all of cur occupiers and, in the
year, we increcsed occupier energy data
coverage from 43% to 59%. It is encouraging
to see a much grecter interest and wilingness
to engage from occupiers on how we can
help them to become NZC in operaiion.

EPC 2022 2021
A o 29.5% 233%
B 7.6%  28.5%
c T 377%  222%
D 97%  10.5%
E ¥ 26%
Below E Y
Unknown/Boied 1% 129%

NIC - Progress to date

Upgrading quality of our

assets through investment and
development aclivity, owning
more energy efficient buildings.

Improving buildings’ energy
efficiency through refurbishment
and better infernal fit out such as
LED lighting and sensaors.

Engaging with occupiers to
understand their energy usage

in our buildings and how we can
assist in reducing their carbon
footprint,

Iimplementing solar PV
installations and EV charge point
opportunities.

NZC - future actions

Measure emissions across all

of the portfolio by increasing
occupier data coverage (where
possible through green leases)
and estimating where datais
unavailable,

Conlinve programme of energy
assessments and develop energy
reduction plans with occupiers.

Measure and monitor
improvements/ progress at our
buildings against NIC targets.

Increase number of NIC ready
buildings.

Conlinue to progress renewable,
EV and battery storage
opportunities with accupiers.

LondonMetric Property Plc
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Improving the quality of our assets

with a portfaiio aligned to distribution, our assets have a much lower carbon intensity than
other real estate such as offices, residential and shopping centres. As we have significantly
increased our urban logistics exposure, our asset base has moved oway from larger and
newer big box logistics te well located but typically older urben buildings.

This provides significant scope for us to make relatively cost-effective improvements that can
materially improve the building’s energy efficiency and extend its life instead of completely
redeveloping the asset, which alse reduces LondenMetric's embodied carbon emissions.

We also see investment activity as a key way of upgrading our assets. Through our acquisition
process and disposals analysis we factor in environmental considerations.

88-154
Governance

Solar PV installations

In the year, 0.9MWp capacity of salar PV
1 was installed taking our total portfolio solar
| capacily 1o 3AMWD. A third of this added
' capacity related o a 300kwWp instaliation in
| Milton Keynes which we funded and where,
Image remcved ' under the arrangement with the cccupier,
! LondonMetnic will receive anincome stip for
1 the remainder of the lease.
i We gre looking at further solar opportunities
: at several of our current developments as
: well as across our existing estate.
I

Improving energy efficiency at Bicester

1
i We confinue fo improve buildings through

i accretive expenditure. At our 30.000 sq ft

I asset in Bicester jopposite), folowing the

| occupier vacating, we refurbished the

| warehouse to an enhanced specification,

| including removal of gas heating, installation
| of electrical mechanical ventilation cooling

| and heating, air source heat purmp and

I improvements to roofing and office space.

I As aresult, the EPC rating improved from a

| C to an A. Insfaliation of o solar PV system

|
1

I
I
1
I
|
I
I
I
I
l
I
! Image removed
|
|
I
|
|
I
|
! would allow the buitding to be Net Zero.

EV car charging

As we recognise the growing importance of
EV ¢charging, we signed an BV partnership
deal with Motor Fuel Group which will see a
programme of Ulfra-Rapid 150kWh charging
hubs installed across a number of our assets.

Image removed In addition, we continue to instaill BV

charging peints on new developments
and properties where we are undertaking
significant asset management activities.
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BREEAM Very Good/
Excellent standard

29%

of portfolio {including
developments underway)
up from 10% in 2015

Occupier Energy
Data collected on

59%

Portfolio Flood Risk

We conlinue fo increase our
assessment of the potential impact
of physical changes on cur portfolio,
such as extreme weather and longer
term shifts in climate pattern.

During the year, we continued o
manage and mitigate our portfolio
flood nisk assessment. We sold one
asset that was maost at risk to flooding
and undertook further analysis on the
other high risk assets.

we believe that, in most instances.
proper flood mapping or better
considerafion of building levels would
lower the risk profile further, both
across our "high' risk assets but also
our 'medium’ risk assets. We continue
to lock ot risk reduction actions.

Auvial/coastal % of assets
flood risk level by value
High risk A
Medumrsk  15%
lowisk 84%
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Our sustainability performance

Responsible Business and ESG review

Building and nurturing relationships with our stakeholders
is integral to our business model and the way we work.

o_0O ]
Occupiers

We work closety with our
occupiers to create high
occupational contentment

GF
People

Ourteam of 35 employees is critical
to our success and delivering on
our strategy

:
Gl Contractors and Advisers

We rely on the support of a diverse
group of confractors and advisers

;
)
Investors

Strong relationships with our investors are
crifical to us accessing capital efliciently

@
@ Communities

Supporting local communities
and charitable causes is highly
important to us

Image removed

I |
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|
Occupiers

Strong customer focus

We recognise that when our cccupiers’
businesses thrive, our business also thrives.
We trect our occupiers s customers and put
them at the cenfre of our decision making.

QOur occupier-led approach provides

us with market knowledge fo better
understand future trends and make
informed decisions. Our high occupancy
rate, rent collection and customer
satisfaction scores demonstrate the
strength of these relationships.

Extending existing relationships and
develoging new contacts continue
to be d key focus for us.

Develop trusted relationships

Cur strong occupier relaticnships reflect
our differentiated proposition where we:

- Are apprecachable and actively
engage with our occupiers;

— Strive to listen, fully understand
occupier requirements and create
solutions that are mutually beneficial, and

- Make guick decisions, act swiftly
and deliver on cur promises.

Customer satisfaction

We undertake regular surveys across our key
oceupiers. Following surveys in 2018, 2019
and 2021, we undertook a further survey in
March 2022,

Responses were received from occupiers
representing 42% of ourincome and the
feedback continued o be strong with

an average score of 8.5 cut of 100 for
whether our occupiers would recommend
LondenmMetric as a landlord.

The survey has provided very helpful
information for us to follow up on andinclude
in our wider decision making.

77

Our occupier relationships
are crucial fo the success

of LondonMetric. We work
closely with our cccupiers

to understand their
requirements and our
ambition is to be their real
estate partner of choice. / 7/

Mark Stirling
Asset Director at LondonMetric

Image removed

Occupier survey {March 2022)

138 of our cccupiers were
surveyed, representing 81% of rent.
Responses were received from 55
occupiers representing 42% of rent,

Questions were asked about occupiers’
satisfaction with our properties and their
locations, how satisfied they were with
Londontetric and whether they wouid
recommend us as & landlord.,

We asked specific environmental
questions and for some occupiers

we asked enhanced environmental
guestions that went into greater detail
about their property,

As for the previous vear's survey, we will
address the results of the survey and
any specific feedback through our
ongoing occupier engagement.

Recommend LondonMetric as a landlord

Chart removed

Average

8.5/10

-

We scored an average of 8.5 out of 10.0 for
whether our occupiers would recommend
Londonmetric as alandlerd. For our top

10 occupiers, the average was higher at
9.1, which is in line with our 2021 score.

Satisfaction with our properies

Chart removed

Average

8.3/10

We scored an average of 8.3 out of 10.0 for
satisfaction with our properies. This score
was in line with the 2021 result.
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%é% Social
2

People

Qur people are critical to the
success of the Company

The Company is highly focused
with 35 employees and seven Non
Executive Directors, Since merger
in 2013, emplayee and Director
numbers have fallen despite

a significant increase in assets
managed. This reflects improved

requirements of our porifolio.

Culture and approach

This is reflected in our low annual
voluntary staff tumover rate which
has averaged 6% since merger.
we beleve this reflects our:

- Culture of empowerment,
inclusion, cpenness
and teamwork;

- Feir and performance
based remuneration; and

- Small number of staff,
which dllows a flexible
and individual approach.

efficiencies and the lower operational

we have successfully attracted and
retained a talented ond loyal team.

How we continve to improve our approach to our people

Inclusion and we have a flat management structure with clear responsibiliies. We strongly

communication €ncourage input on decision making from all staff ond wide perticipation in
committee meetings. There is strong collaboration across teams which enables good
sharing of information and ideas. Regular strategy end performance updates are
provided to employees from the Execuhve Directors.

Working We have mplemented more flexicle working arangements covering dress code,
praclices holiday Huy back, improved systers o enable home working and a core hours policy.
Fair Employee remuneration is aligned to perscnal and Company performance with
remuneration longer term incentivisation plars in place that replicate arangements for Executive

Direclors. All employees receive o pension cantibution of 10% of salary, medical
insurance with access to chidcare and cycle to work vouchers.

In the year, we put in place a company car scheme with Tusker which Gllows
employees to access elecmc and hybrid vehicles.

Diversity We promote diversity across knowledge, expenence, gender, age and ethnicity
and equal with a published diversity and inclusion policy in place. Whilst overall female
opportunity employee representation i; good, we recognised that we needed to specifically
promote greater gender diversity. Qur female Board representation is now 33% and.
in the year, we made several femcle appointments in our property feam including
a recent graduate who we are naw supporting s she gains her reélevant real estate
qudlifications, Recognising the significant diversity imbalance in the real estate
sector, we continue 1o support Ine Reat Estate Balance group o further promation of
diversity bolh mTerncJ\Iy and externcily,

Employee An annudl appraisal process is undertaken where h'ammg needs ond performonce are
development discussed. We actively encourage training and we confinue to monitor our staff training
each year. We continue to underfake ESG training across our employees, encourage

ni L N y

and training participation in Young Property Professionals” groups and offer secondment and work
piqcemen? opportunities.

Health In 2016, we formalised o policy fo provude Gnd rmaintqin safe and hedlthy working

and safety condifions for all employees, providing approprate equipment, workplace
assessments, operational processes and safe systerms of waork.
See  poge 65 for further detalls on heclth and safety.

Wellbeing Over recent years, we have significantly reduced our oﬁ’ce spc:ce undertaken

and employee @ major office refurbishment and moderisafion. as well as camed out a wellbeing
safisfaction review of cur office and employees.
The results of our 2022 employee survey are shown on the next page and reflect
continued high levels of employee satisfaction. Andrew Livingston, the Company's
designated workforca Non Executive Director, continues to be closely nvolved in
monitoring emplayee satisfaction.

Employee gender diversity

Direclors
The number of Directors
by gender:

All employees
The number of employees
by gender:

Senior Leadership Team
The number of members of the Senior
Leadership Team by gender:

LondonMetric Property Plc
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Qverview of satisfaction survey

In February 2022, we undertook our fifth
onnual employee survey to track changes
in staff sofisfaction.

In total. we asked 40 questions receiving
responses from ail employees on an
anonymous biasis. The survey focused on
three key arecs being: the company; the
working environment and the individual.
In tetal we had 30 responses across the
organisation with an engagement of 24%.

Resulls of survey

QOverall the survey was very positive with 100%
of employees responding that they continue
to enjoy working at LondonMeine.,

Employees remain highly supportive of the
Company as a whole and, in the year. we
saw the highesi scores in:

- They have confidence in the decisions
made by the senfor management team
{score of $3%); and

- They feelinformed on relevant business
activity to do their job (score of 90%).

In terms of home working, the office
continues to be seen as a desrable place
of work with the office environment getting
83% positive feedback. 100% of respondents
confirmed they valued flexible working.

The company has been very successfulin
getting everycne back inte the office and
have enjoyed the benefits this brings. Overal,
we believe we are stronger together, but
pecple are empowered to work from home
where it is good for the business.

Board consideration

Andrew Livingsten is the designated workforce
Non Executive Director.

In the year, he considered the survey results
and held an informal session with a select
number of employees from different areas
of the Company to discuss the survey
feedback and wider employee thoughis
in more depth.

Andrew updated the Board on the survey
results and feedback from the session.

Image removed

Survey breakdown of scores
{percentage of employees that responded with agree or strongly agree)

Chart removed
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Contractors

Contractor compliance

100%

with our Responsible Development
Reqguirements checklist

Qur Responsible Procurement Policy

This policy cutlines our Gpproach to
implementing suppiy chain and procurement
standards on developments and our existing
estate through our contractors and suppliers.

It focuses on areas such as labour, human
rights, health and safety, resource. pollution
risk and community.

Canlractors

Our contracter relationships are highly
important in alowing us to delver on

our developments and refurbishmenits,

In conjunction with our external project
managers, our developrnent teqm ensures
that we select high quaiity and robust
confractors with a proven frack record.
We regulary review the financiat robustness
of our contractors and work closely with
them throughout projects,

Our development team monitars progress
and tracks all elements of our projects
including sub-confracted warks. We stay

in close contact with our confractors and
arrange reguiar visits and detailed reviews
and checks of their systems and processes.

Our Responsible Develepment Requirements
checklist is used on alt projects and sets
minimum requirements for confroctors.
Compliance with this checklist is mandatory
for all projects and sets minimum standards
that our confractors must meet. The checklist
covers environmental, responsible supply
chain and H&S standards. We alse specify
compliance by confractors with the
Considerate Consiructors Scheme on mosf
of our projects where we deem it appropriate.

At project meetings, we challenge all of our
contractors to consider the environment,
biodiversity, local community involvement
and local sourcing.

Managing Agents and other suppliers

Managing Agents are an important part of
the supply chain on our assets where there
are multiple occupiers in place, We select
a few and highly competent companies to
deliver our managing cgent services.

Whilst cur spend on these services is relalively
smdll, we continue to monitor their compliance
against our Managing Agents' policies

and ensure that their sub-contractors are
properly appeinted and compiiant with

our standards.

Over recent years, we have undertaken

a number of reviews of material sub-
confractors employad by our key Managing
Agents with a specific focus on sustainabllity,
community, legisiation and employment.

We also rely on many other adviser
relationships as part of our activities.

Responsible development at Weymouth

As part of our responsible development

at Weymouth where we are building out
the secend phasé totalling 51,000 sq ft

of NNN Retail space, cur development
teams and confractors have incorporated
a number of ecological initictives into

the development,

A specialist ecology team visited the

site 67 fimes dwring the summer of 2021,
during which a total of 368 slow worms,
11 commoen lizords and 4 grass snakes
were captured and relocated by hand
to a recepfor areq. This also included the
construction of hibernacula to provide
areptie suitable environment and the

creation of ¢ meadow mix and tussocky
grass. A smal number of mammals
including shrews, voles and wood mice
were also relocated.

Where trees were removed, the timber has
been retained on site in the ecological
areas to create habitats with replacemeant
frees planted. Further biodiversity
enhancement works undertaken during
the development of the site include the
instaliation of bird and bat boxes. insect
nesfing boxes and hedgehog domes with
kog piles and compost heaps tc enhance
the natural environment for wildlife.

Surface water is now channelled info
swales and ¢ new open pend that was
formed in discussions with the local
authority to enhance the ecological
environment but also to provide resiience
to ficoding and climate change.

Image removed
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:
S Investors

Equity Investors met
during the year

c.250

shareholders, analysls
and potential investors

Equity Investors

we value our good relationships
with our shareholders.

Over the year, as covered in detal on
pages 109 fo 111, we met with ¢.250 equity
investors through individual and group virtual
meetings. Feedback remains very supportive
of our strategy and there has been an
increasing focus from equity investors on
£5G matters.

As Covid-19 restrictions have now been fully
lifted, this is allowing us to undertake more
face tc face meetings, conferences and
site visits.

In addition fo cur regular investor contact
during our half and full year reporting periods.
we undertook extensive pre-marketing
ahead of our £175 milion equity placing in
November 2021,

The fundraising was very well received and
supparted which dllewed the placing to
ke priced at a fight discount with a strong
aftermarket fellowing completion

of the raise.

Investor ESG survey

As shareholder expectations on corporate
governance and sustainability increase, we
continue to engage with our investors on
ESG matters.

in the previous year, we undertcok our
second ESG survey of inveastors, following
on from our previous survey in 2018, in the
2021 survey. we engaged with our top
ten investors representing nearly 40% of
our shareholder register and shared our
Net Zero Carbon framework with them.
Feedback was very positive with our ESG
performance to date seen as either good
or very good and our disclosure in line with
expectations. We will undertake our next
survey at the start of 2023.

Following on from feedback from the last
survey and subsequent follow up discussions.
we hgve decided to provide a summary of
our compliance with COP reporting in our
upcoming Responsible Business Report.

Debt investors and joint ventures

wWe continue to enjoy good relationships
across the debt capital markets and
continue to broaden cur base of debt
providers. In addition, we continue to enjoy
strong relationships with cur remaining joint
venture partners.

In the year, we completed a £780 milion
debt financing which involved five

banks and 17 cther debt investors.

The refincncing added six new lending or
debt investor relationships with most of our
existing lending base actively involved.

As set out in more detail on page 51, for
the first time, we incorpercted a green
framework in respect of £450 million out

of the £780 milicn refnanced. We have
complied with repaorting reguirements under
the green framework ond will complete
our compliance reporting cver the
coming months.

In addition, we completed a further

£150 miillion short term debt facility, which
was drawn immediately, to fund acquisitions.
Wwe also continue te engage on further green
financing opportunities.

North Circuiar, Brent Cross, investor site visit (2022)

As part of a conference corganised by one
of our brokers, we recently underook an
investor site visit for ¢.15 investors to an
asset that we had recently purchased
neor Brent Cross. Lendon,

The 18,000 sq ft warehouse visited is iet

to Jacuna and will accommodate up

to 37 dark kitchens once operational.

In addition to a walk round the unit, an
update was provided on LondonMetric's
urban acquisition and redevelopment
strategy. with Jacuna dlso presenting their
strategy and business.

The visit was very well received with
good feedback on Jacuna, the dark
kitchens concept and LondonMetric’s
innovative approach to accessing
this market.

As part of the conference, LondonMetric’s
CEQ also hosted o discussion on listed
property companies with a panel of fund
rmanagers, all of whom are shareholders.

image removed
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Our sustainability performance

Responsible Business and ESG review

6% Communities

We recognise the importance of supporting
our local communities and engaging

with all locai stakeholders, Cur published
Communities Policy outlines our opproach
and we airn to maximise the local benefits
of our activities through:

- Investing in local infrastructure through
regenerction and creation of fit for
purpese buildings;

- Crealing jobs during development
and refurbishment, typically using local
contractors and employment;

- Bringing in long term occupiers who
create significant local employment;

— Partnering with local authorities
and councils;

- Engaging with local residents and
communities, particularly during and
post developments to ensure that they
are fully involved; and

— Ongoing involvementin areas local to
our properties by funding of local events
and facilities and engaging with schools.

Qur Charity and Communities Waorking
Group implernents charity giving and
co-ordinates community invelvement.
LondonMetric aims to allocate £100,000 per
year for charitable giving.

At the start of the year. we set out a four pillar
plan to allocate that money, which consisted
of a budget for:

- Employees to either support a charitable
cause of their choice or receive funds to
match their own charitable activity;

- Development linked giving, supperting
causes near our development activity:

- Occupier or asset related giving.
supporting couses in cenjunction with
occupiers or near ourlocal assets; and

- Specific causes identified at @
corporate level.

Over the year, we spent £66,766 on
charitable and local community inffiatives.
Further donations in respect of our 2022
charitable allocation are in process.

Highlight charitable acfivity in the year

. As part of our development at Bedford Link, we contributed £12.000 to the Forest of
Logo Marston Vale, a community forest between Bediord and Milfon Keynes. Along with
removed | our development contractor, we funded various works to improve footpaths, signage

___ . ond seating on marston Vale land that adjoins our development.

We continue to support LandAid and contributed £10.000 to LandAid in the year.
Qur participation in varous Landald initictives alowed us to become a Faundation
Logo Partner. Most nofably. 85% of our employees participated in LandAid's Steptober
removed event, taking 5.1 milion steps for the challenge. We clso were active in LandAid's *Live
——— . land Work' Vilage project (see below).

As part of our focus on youth and inclusion, five employees from diferent areas of our
Logo business hosted an online teach in for senior school pupils. The event was organised by
speakers for Schools and we had a numizer of chidren from different schools join the

removed >~ .
L _ | event to better understand what property companies do. what Londontetnic's focus s
and how they can start a career in the property industry.
Loge Throughout the year we donated £6,000 to food banks in commurities local to our

assets and people including in Kingston, Tyseley, Weyrnouth and Dagenham. As the
removed | cost of fving challenge grows, we will continue o support a number of foodbanks.

I n support of the Ukraine humanitarian crisis, we donated £15.000 including fo the
Lego I Googs for Goods charity which set up a UK Humanilarian Aid Hub at one of our
|

removed cccupier's warehouses in Northarmplon.
- - -~ We conlinue to suppor emplayee chosen charitaie causes. including Macmillian
Lego Cancer Support and football kits for young teams.
removed .
' This year, we commenced support for Project Turn-Over, a charity that supports "af risk’
Lego " youth groups via three month programmes combining rugby, sports and fife skills. They

removed  heip children return o schiool full time as well as young adults access job opporturities,

St Basils ‘Live and Work' Scheme I
|
St Basils works with valuable support from ' rel;:g\?e d }
Land Aid to prevent youth homelessness. |
It offer apprenticeships and affordable rents e o
— -]

to young peocple in the Wesl Midlands area.

Our asset manager local to the area has
had close contact with the erganisation
and recently visited their West Bromwich
faciity. St Basils are curently raising funds fo
develon phase two of the scheme, which
LondonMetric are supporting and consists of
a Young Workers' Vilage across three further
buildings on 5t Basils' existing site.

Image removed

The refurbishment waorks complete in

12 months’ time and wil be capable

of providing entirely self-contained
accommodation and support for a further
54 young people.

_
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Health and safety in focus
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Governance

The Board is committed to
uphalding the high standards
of corporate governance

and Responsibie Business is an
important part of ensuring that
we deliver on those high
standards,

Overview

Board representation

for Responsible Business

Martin McGann, Finance Director,
represents the Board at Responsible
Business Working Group meetngs
and his remuneration is linked

to the Company achieving

certain Responsible Business
related objectives.

Policies and statements

The Cornpany's overall Responsikle
Business policy is available on its
website along with other related
documents including:

- The Responsible Business Working
Group's terms of reference:

- Responsible Business targets;

— Full Responsible Business reports;

- Our approach to health
and safety:

- Compliance and anti-
coruption procedures;

- Responsible Procurement Policy:

- Community Policy; and

- mModern Slavery Act Statement.

Confirmations

The Company confirms that no
human rights' concerns have arisen
within its direct operations or supply
chains and that it has not incured
any fines, penalties ar settilements in
relation to comuption.

The Company continually reviews
and updates all of these documents
as required.

Responsibility and procedures

The Board is responsible for ensuring that
appropriate health and safety procedures
are in place. Mark Stirfling, Asset Director,

is responsible for overseeing implementation
of our procedures and reporting back to the
Board. RP&P Management Ltd ['RP&P') ccts
as our Corporate Health and Safety Advisor.

HLS$ risks assessment and fraining

Where risks need to be assessed under
a specific duty ar regulation, we ensure
that an assessment is camed 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 and safely policy

Qur policy is reguiarly reviewed and
addresses three key areas of:

I. Employment - The policy ensures

our empioyees are offered a safe and
healthy working environment. In the

yvear, we appointed RP&P fo undertake
Covid-19 risk assessments at cur offices and
implemented a policy accordingly which
is reviewed regularly.

N. Construction - Procedures and processes
have been developed to ensure we comply
with current legistation with o Project
Manager, Principal Designer and Principal
Contractor appointed on all projects

to oversee, manage and monitor health
and safety.

. Managed properties - The maijority

of our assets are let on full repainng and
insuring leases. For single occupier assefs, the
occupier is responsiole for managing health
and safety matters at the property and the
wider estate.

Where there are multiple cccupiers on

the same estate, we appaoint ¢ Managing
Agent to manage health and safety matters
relating to commen parts. The Managing
Agent is responsible for ensuring heaith and
safety assessments are completed and
regularly reported back to us.

155-208
Financial statements
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Health and safety in 2022
- Quarterly internal meefings

- Half yearly project audits at
Weymouth and Derby

- Two reportable incidents
on projects

— lero accident rate for employees

— No hecalth and safety prosecutions
or enforcements

— Health and safety policy updated
and published

Our contractor requirements

We have implemented robust processes

to ensure that our contractors uphold

our high stondards and minimise the
environmental impact from developments.

All of our contractors adhere to cur
Responsible Develcpment Reguirements
checklist, which sets minimum requirements
for our main developments on

areds including:

-~ Health and safety;

- BREEAM Very Good or better standard
{where approepriate);

— Considerate Constructors
Scheme compliance:;

- Erwironmental impact menitoring:
- Management and reporting of progress:

- Promoting local employment
opportunities; and

- Fair remuneration for workers,

We conlinue to monitor compliance
and lock at ways of improving our
canfractors’ performance,

During 2022, ¢s part of cur annual confractor
compliance audit, we reviewed Mildren
Construction, one of our key contractors in
the South, to ensure that they were adhering
to currequirements. A particular emphasis
was placed on their compliance with our
supply chain standards, including matters
related to modemn slavery and anti-bribery.

LondonMetric Property Plc
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Our sustainability performance

TCFD Recommendation
and Alignment

In our previous year's Annual Report, we stated that we would
aim to ensure full TCFD alignment in our 2022 disclosure. This
year, we are able to confirm that our TCFD Statement, provided
below, is consistent with the TCFD Recommendations and
Recommended Disclosures.

Governance

Describe the Board's The Board provides oversight of the Company's Environmentat, Social and Govemance (E5G) matters and has overall

oversight of climate- responsibility for the risk management framewaork, in which climaterelated risks and opporiunities are integrated. All principal
related risks and risks, including those which are climatefeiated, are contained within the Company's risk register which is updated and
opportunities reviewed at least annually. The Audit Committee assists the Board by reviewing the register and providing assurance on the

robusiness of the systerns in place for the identification, assessment and mitigation of the principal risks facing the Company.
As part of this function, the Audit Committee monitors and oversees progress against objectives and targets for addressing
climate-related issues, ensuring that climate-related matters are escalated 1o the Board s necessary. The Audit Committee
is informed by members from the Company's Responsible Business Working Group {Working Group) which feeds back on
climaterelated issues facilitating proactive climcte-related risk management. During Board meetings. risks are considered

at a strategic level, including via a high-level dashboard which ensures that new and emnerging risks, inclusive of those which
are climatedelated, are identified and appropriate action is faken to remove or reduce their lkelihood and impact.

- For wider corporale governance reporting see page 88

Describe
management’s role
in assessing and
managing risks and
opportunities

The Working Group and the Senior Leadership Team [Senior Team) work closely 1o ensure risks are monitored and
managed. including thase which are climate-related. This collaboration s led by the Head of investor Relations and
Sustainability and the Finance Director, who are members of both and are ultimately responsible for implementing
responsitle business maters. Senior Team meambers report drectly to the Board and Audit Committee. The Senior

Tearm meets cnce a month and is responsible for ongoing risk idenfification, as well as the design, implementation and
maintenance of internal controis to mitigate identified risks. The Working Group supports the Senior Team in identifying
climate-related risks by escalating potential fisks. The Audit Committee is responsible for monitoring progress on responsible
business initiatives as well as the effectiveness of risk management systems, internal contrals and viabikty.

As part of our climate risk assessment, a detailed climate risk governance gop analysis was undertaken during the yearin
dlignment with the TCFD recommendations. This analysis, undertaken by JLL, wif help us ensure that proper governance
structures are in place to manage ond oversee climate-related risks across the business into the future.

E} For more infarmation on the Audit Committee see page 124

|
|
i
|
|
I
1
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Describe the climate- | As part of the comprehensive climate risk assessment, we have identified the potential climate risks and opportunities

related risks and facing our business. The table below outlines the key physical and transition risks we have identified over the short term
opportunities the [2022-2023), medium term (2023-2030) and long ferm [>2035}. Our heightened understanding of our climate-refated risks
organisafion has will enable us to rebustly manage them and address their potential impact. We will be working to further improve our risk
Identified over the monagement processes in ine with these findings.

short, medium, and

long term Timescale Risk Description

Cecupier and market dernand is shifting from unsustainable products to
low or net zero carbon assets with embedded on-site climate reslience.
Demand may also shift away from certain geographies or sectors, while
changing consumer preferences could create ocaupier risk.

. Short term

[2022-2023) Increasing policy mandates in the buit environment that improve energy

and resource efficiency and on-site climate resilience, may potentially
result in significant capex costs 1o meet the new standards. Failure to meet
the regulations could result in reduced asset value, known as ¢ 'brown
discount', tenancy default risk and oss of income.

As markets shift in favour of low-carbon solutions and climate resilience,
failure to adopt could create cormpetitive risk. Climate events could also
harm market conditions.

Changes to secsonal patterns, temperature extremes and carbon
taxation each could increase the operational costs of buildings and
impact the rental value of inefficient assets.

. Medium term
©{2023-2030)

Physical impacts may cause widespread disruption to production within
supply chains and resources, potentially resulting in business disruption and
tenant default risk, generating loss of income.

Physical climate events or risks may cause the insurance industry to
reassess premiums and cover whereby premiums could rise significantty
or become difficult to secure.

Rising sea levels threaten coastal regions with flooding, ercsion, salinisation
and permanent kand loss; excessive rainfall or snow melt may cause rivers
to exceed their capacity, friggering high capex costs to install resilience
measures and potentially significant repair costs to damaged assets which
experence flocoding.

There are increases in annual mean rainfal, where typically wet periods of
the year see a further increase in daily rainfall. Heavy rainfall or rainfall over
a prolonged period may lead to more regular pluvial flooding (surface
water fliooding) events, potentially causing business disruption and
reduced assef values.

Long term
{2035 and
beyond)

Rising mean temperatures and extreme temperature highs put pressure
on both people and infrastructure. Significant cost may be incured to
install cooling systems while poorly ventilated/cooled assets may see

@ downward pressure on value and demand.

Storms. heavy winds, heavy precipitation, drought and snow are more
frequent and severe, potentially leading to significant clean-up and repair
costs. capex costs for installing resiience measures and stranded asset risk
for at-risk assets.

B Tronsition risks B Physical risks

Key opportunities have been identified as: securing premium tenants, enhancing Londontetric's reputation

and increasing asset values by investing further in renewable energy. utiising low carbon technology and further
improving the energy efficiency of buildings. This includes the opportunifies we expect 1o reglise os we implement
our Net Zero Carbon Framework. Additionally, these opporfunities include further improving asset and business
sirategy climate reslience by proactively assessing and managing identified climate-related risks: gaining o
competitive advantage and subsequently securing our long-term sustainability.
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Ouwr sustainability pedformance

TCFD Recommendation

and Alig

nment

Describe the Impact
of climate-related
risks and opportunities
on the organisation’s
businesses, sirategy.,
and financlol
planning

Business strategy and financial planning are overseen by the Board, which recognises the importance of climate-

related considerations in conducting these activities. A key aspect of LondonMetric's asset management strategy is
sustainability performance improvement, We improve existing assets to moke them maore resilient to climate change
througn maintenance, energy efficiency upgrades and the provision of renewable energy, which help to mifigate both
physical and fransition risks material o LondanMetric, as oullined above. During our investment process we assess flood
risk, along with building fabric and the energy efficiency of assets to understand the climote and carben related risks and
costs involved in mitigating those risks. Furthermore, as we implement our Net Zero Carbon strategy. the robusiness of this
approach in mitigating climate-related risks wil improve as we implement further efficiency Upgrades. ensure energy
sources are from certified renewable sources or generated renewably or-site and offsef remaining consumption. As part
of this strategy, we are colaborating with occupiers to assist them in mitigating their own exposure to climate-risks, through
measures such as greater encouragement towards green lease agreements and improved awareness of their own
practices at our assets.

whilst development is only a small part of our activities, we are focusing on enhancing the sustainability fectures of

our developments as part of our Net Zero Cartean strategy, which will see us undertake whole life embodied carten
assessments, minimise embodied carbon and offset remaining emissions. These actions will help to future proof our
buildings and allow us to take advantage of cpportunities from the shift 1o o low carbon econemy by Improving occupier
contentment, commanding higher rents and enhancing the value of our assets.

Having conducted a comprehensive climate risk assessment in the year, we are well-pesitioned to further embed strong

sustainabiity performance into our overall strategy. As part of this assessment, we conducted climate scenaric analysis

to model aur climate-related risks in two likely scenarios. We chose the intergovernmentel Panel on Climate Change
{IPCC) Reprasentative Concenfration Pathways (Pathways) (IPCC RCPs) which medel distinct and plausible pathways for
greenhouse gas emissions and average global temperctures over the coming years and is in alignment with best practice.
These scenarios are outlined in the section below. We will begin implementing funher climate resiience planning and
continue with our Net Zero Carbon approach, which wil further assist in future-proofing our strategy and financicl planning
in light of climate-relcted risks and opportunifies.

D} For our NZC strategy see page 52

Describe the
resiience of the
organisation’s
strategy, taking into
conslideration
different climate-
reigted scenarlos,
including a 2°C or
lower scenario

Describe the
organisation's
processes for
identifying and
assessing climate-
related risks

Our strategy is to be agile in respense to shiffing market conditions. This approach is conducive to improving our climate
resiience as the prominence of climate-related issues grow. The Company''s shift out of multi-let retail parks and offices

into distribution assets that have lower energy requirements means that the overall carbon footprint of our buildings is
significantly lower today. Furthermore, our significant investment and disposal activity over recent years has upscaled the
quality of cur porttolio, Where we have acquired lower enargy efficiency assets, principally in urban logistics, our approach
has ensured that asset improverent is embedded in our business case and/or there is o high intrinsic value of the land
which makes highly sustainable redevelopment or repurposing commercially otfractive.

The detailed climate risk assessment we undertock in the year has resulted in a thorough understanding of cur material
climate-related risk and provided us with awareness of the mitigation measures required to reduce our vuinerability and
exposure to these risks, which will encible us to proactively manage them. Additionally. a number of climate-related risks
{transition climate risks as weli as heat stress) will be mitigated as we implement our Net Zere Carben strategy, inwhich
we dim to reach zero carbon in operation by 2023, in development by 2030 and in tenant emissions by 2035.

In the year, we undertock two climate-related risk exercises, camied out by JLL, applying two key IPCC RCP scenarios.
One exercise was conducted at porifolic level to assess ifs resilence to these climaterelated risks whilst the second parallel
exercise looked at the resiience of certain representative portfolio assets.

The portfolic exercise used the IPCC RCP4.5 and RCP8.5 scenarios, which represent a lower global emissions scenano
(1.7-3.2°C of warming by 2100} and a higher emissions scenaric (3.2-5.4°C of warming by 2100}, respectively. The scenarios
were selected to test a range of likely cutcomes and identify material climaotereiated risks over the short (2022-2023),
medium [2023-2030] and long term [2035 and beyond). This assessment involved in-depth analysis of up-to-date. peer-
reviewed scientific literature ond was used to determine the frequency, duration, velocity and financial impacts of arange
of potential climate-related risks and an overall likelhood and impact score was assigned to our business' principal climate
rsks. The second exercise involved an in-depth review of representative assels’ characteristics and geocgraphic lecation to
determine reslience to physicat and transition risks, identifying where those assets are most ai risk. Both exercises were then
used to identify robust fisk management recommendations.
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Risk managemen

Describe the
organisation's
processes for
managing climate-
related risks

As outined in the Gevernance section above, climate-related risks are managed collaberatively between the Board,
Audit Committea, Senior Team and Working Group. The risk register is updated at least annually and is used to monitor
identified principal risks, along with corresponding mitigation measures. Risks are evaluated on the basis of likelihood and
impact, which allows evaluation of an overall measure of each risk which is communicated to relevant levels across the
business.

Acquisition surveys undertaken as part of our due diligence process for new investments evaluate climate related risks.
such as flood risk and energy efficiency. They enable us to aveid purchasing cssets with an elevated risk ang no viable
mitigating measures to protect the portfolio from heightened climate-related risk. We use third party professionals fo
provide regular updates and advice associated with regulatory changes to minimise non-compiiance risk. In resporise

1o the incoming tightening of EPC requirements as outlined in the Minimum Energy Efficiency Standards {MEES), we
continue to proactively undertake EPC reviews across our portfolio. tn ensure that the busiiess s well prepared for the
new stondards. Cur Nel Zero Carbon strategy will allow us to mitigate several climate-related risks, for exampie increased
cost of energy and carbon taxation, shifts in market demaond and heat stress. To enhance our ability *o manage climate-
related risks in tenant-controlled spaces, we seek to incorperate green lease clauses on lettings and are engaging with
occupiers around their operational behaviour, energy eficiency and data sharing.

The climcrte risk assessment we have undertaken, as described above, has informed detailed risk management
recemmendations that we will assess over the year and lock to implement to further improve cur management of
climate risks. These recommendations outling key actions that will allow us to prudently manage climate risks material
to LondonMetric.

D} For overall risk management see page 70

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

The inclusion of physical climate change and transition risk into our risk register reflects the Integration of these risks into
our overall risk management strategy, as outlined in the Governance and Risk Managemenit sections above. Over the
forthcoming year, we will be looking to infegrate the outputs of the climate risk assessments into our risk management
framewaork.

[E For responsible business risks see page 78

Meftrics & targets

Disclose the

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

We report in line with EPRA Best Practice Recommendations on Sustainability Reporting and issue our EPRA fables on

our website: www.londonmetric.com/sustainability. We inform our stakehelders about cimate-reiated performance by
reporting on energy. carbon, waler, EPC and BREEAM ratings s follows: Energy consumption - Absolute (MWh and %
change) and like-forlike {% change): Scope 1, 2 and 3 GHG emissions - Absolute (1COxe and % change) and lke-forlike
HCOe ond % change); Water consumption - Absolute {m?) and like-for-lke [m?; EPC - % A-C: BREEAM - % Very Good/
Excellent. Although not pubiicly reported. we additionally seek to maximise tenant energy {absclute MWh],

warter [absolute m3) and waste [tonnes) data collection to assess climate-related risks and opportunities.

D} For EPC table see page 56

Disclose Scope 1,
Scope 2, and, ¥
appropriate, Scope 3
greenhouse gos

We disclose Scope 1. 2 and 3 greenhouse gas emissions on page 54, Emissions are compared against 20/21 1o allow

for comparison with the year pricr and assess progress. GHG intensity mefrics are reported as 1COxe/Em and tCC-e/sq ft.
We have calculated and reported our emissions in line with the GHG Protocol Corporate Accounting and Reporting
Standard and 15O 14064-1:2006.

(GHG) emissions, .

and the related risks ! EE) For GHG emissions table see page 54

Describe the ' 16 ESG related targets were setin the year and these con be found af www. londonmetric com/sustainability/policies-
targets used by documentsreporting. Eight of these targets are directly related to the envirenment, including climate risk assessments, as

the organisaticn

to manage climate-
related risks

and opportunifies
and performance
against targets

well as targets that contribute towards improving LondonMetric's climate resiience. They comprise: 1) minimising energy
consumption on supplies that we as landlord are responsible for {(Scope 1&32); 2] increasing renewable energy tariffs to
cover 100% of landlord controlled electricity consumption; 3} putting in place a carbon offset stralegy 4] fracking and

~ upgrading environmental performance of assets including increasing the percentoge of the portfolio with an EPC rating of
. C orabove, and better understanding the potential far our occupiers fo become cperaticnally Net Zera; 5) continuing o

axplore renewable energy installations with accupiers; 6) increasing occupier engagement moere widely, collecting more
of their energy data {Scope 3); 7) Demonsirating sustainability considerations on developments, including matters relating
o climate change adaptation, energy efficiency and use of low carbon maoterial; and 8) applying higher development
standards, including the targeting of @ minimum BREEAM Very Good/Excellent cerfification on newly bult assets.

D} For target reperting see page 51
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A review of ourrisk

Risk management

Effective risk management reduces the negative
impact of risk on the business and is crifical to our
strategy of investing in real estate that provides
relicble, repetitive and growing income-led total
returns and long ferm outperformance.

Our risk management approach

Qur risk management structure
is illustrated below.

Structure and responsibility

The Board

Overall responsibility for risk
management and infernat conlrols.

- Assess and monitor the business's going
concern and long term viability.

- Setstrategic objectives and consider
risk as part of this pracess.

- Delermine appropriate risk appetite levels.

- Set delegated authority limits for
senior management,

Audit Committee

- Key oversight and assurance function
on risk management, internal controls
and viability.

- Report to the Board on the
effectiveness of risk management
praocesses and confrols,

Senior Leadership Team
- Identify. assess and quaniify risk,

- implement and monitor risk
mitigatior processes.

The Board's risk management responsibility

The Beard has overall responsibility

for establishing and maintaining a risk
management framewaork which is crifical to its
decision making process and key to the long
term success of the business. This framework
gives the Board confidence that risks inherent
inrunning the business are successfully being
identified ond mitigated to the extent possible
to safeguard stakeholders' interests and
achievement of the Comgany's strotegic goals.

The Beard considers risk in all the decisions if
takes. A high-level dashboard is used at every
meeting to monitor material issues, identify
new and emerging risks and promote regular
discussion of risk at Board level, The Chief
Executive also provides an informative
market overview at each meeting coverng
overarching or longer term themes and
evalving trends within the sector, the wider
aconomy and the nsk envircnment that
provides context for responsive strategic
decision making. Detailled papers are provided
on matters reserved for the Board's attention
that highlight areas of risk and dlso provide the
basis for discussion. Sirmilar papers are creulated
on matters requinng a decision outside of the
Board's regular forurn. These papers usually
relote to specific investment decisions and
Non Executive Directors cre provided with an
opportunity to discuss the proposals with the
Executive Directors or Senior Leadership Team
members prior to approval. Such decisions are
later ratified by the Board as a whole.

The Avudit Committee’s oversight role

The Audit Committee assists the Board by
providing a key oversight and assurance role.

it does so by appraising the risk management
framework in detail and seeking comfort

that there s a robust systerm in place for the
identification, assessment and mitigaticn of
the principal risks faced by the Company.

The Committee annually reviews the
Company's detalled risk register and system of
internal control, considers their effectiveness and
reports ifs findings to the Board. The Committee
also undertakes themctic deep dives into
significant or areas of increasing risk.

The Senior Leadership Teom, identify,
implement and moniter

The Senior Leadership Team is responsible
for ongeing risk idenfification and the design,
implementation and maintenance of the
system of internal confrols in fight of the risks
identified. The team comprises of individuals
with a breadth of skills and experience from
across the Company. Short reporting lines,
low staff numbers and an embedded risk
awareness culfure within the organisation
facilitate the early identification of risks and
the development of appropriafe mitigation
strategies based on an assessment of the
impact and likelihood of a risk occumng.

Ouwr risk register

The risk register is reviewed and updated at
leqst annually by the Company Secretary
assisted by members of the Senicr Leadership
Team and includes meetings with risk owners
as part of this process.

withir the risk register, specific risks are
dentified and their probakility rated by
management as having either a high,
medium or low impact. A greater weighting
is applied the mgher the significance and
probability of a risk. These welightlings 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 reted as strong. medium or
weak. The strenger the sofeguard, the
greater the weighting applied. The gross risk
rating and strength of the safeguards against
that risk are then combined to produce a
resultant overall net risk. Consideration is
given to the implementation of further action
to reduce risk where necessary. Finally, every
risk is allocated an owner and details of how
the scfeguards are evidenced are noted.
Risk owners and timelines are included for
any action points arising out of the review

of the register.

LondonMetric Property Plc
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How the effectiveness of the Company’s
risk management and internal conirol
systems have been reviewed and the

ovutcome of those reviews

.o

o sac mepn . o @eIS

_ Risks considered

1-87
Strategic repart

The Board has performed a robust
assessment of the principal and emerging
risks facing the Group. During the year the
Audit Committee camed out the following
risk, internal control and thematic reviews on
behalf of the Board. Based on ils review and

What was considered and the outcome

88-154
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155-208
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assessment, the Committee is satisfied that no
significont weaknesses have been identified
in the Group's intermat control structure and
that an effective risk management system s
in place. These findings have been reported
to and discussed with the Board.

January 2022

ESG focused meeting
{attended by all Non
Executive Directors)

The Company's ESG framework. the Board's obligations and responsibilities, external benchmarking, net
zero carbon ambitions and legislation, initiatives being undertaken. targets. TCFD reporting and investor
feedback on ESG matters,

Members were satisfied ESG is a key focus for management and a vast amaount of work is being
undertaken and progress made. Key action peints ansing out of the meeting were circulated to attendees.

March 2022

The Company's detailed
risk register

Review of the updated register.

Members were satisfied that: all significant risks have been identified, each bears an appropriate risk

weighting. each has identifiable safeguards to mitigate its occurence and potential impact and
an allocated risk owner, Details on assurance, changes in the year and action points are recorded.
More frequent heclith and sofety reporting was requested at Board level.

Internal controls
evaluation report

Review of management's assessment of the existence and effectiveness of key internal confrols.

Based on their review and assessment, members were satisfied that no significant weaknesses have

been identified in the Group's internal control structure and systems are effective. The Committee also
considered the work undertaken and reported an by the Company's auditor.

Report on the Company's
T and cyber security system

How cyber risk is managed, initiatives undertaken in the year and those planned for the forthcoming year.

Members satisfied themselves that this risk continues to be actively but pragmatically monitored and

managed and staff training raises awareness of emerging issues and practices.

Credit analysis report

anailysis processes. Update on 'watch list” tenants.

Key information on the top 20 occupiers, new tenant due diigence undertaken and ongoing credit

mMembers were safisfied management have appropriate processes in place which aren't heavily reliant on
historic data, They noted that whilst concerns around renf payment due 10 the pandemic have waned. the
curent high inflationary environment will add new pressure on occupiers in the form of rising supply chain
costs and consumers reducing their soending in certain areas. They were satisfied management remain
vigilant to this risk particularly for potential and existing tenants whe may be due material rent increases in
the coming years. It was agreed that a tenant who was 75% Russian owned and not currently subject to UK
sanctions at the time would be closely monitored. Subsequently, the Russian inferest has been bought out
freeing the tenant rom any type of international sanctions. No other tenants were a cause for concern.

How the Board determines appropriate
risk appetite levels

The Board establishes the extent o which

it is wiling to accept some level of risk in
achieving its strategic goals whilst ensuring
stakeholder interests are protected. It has

a low risk appetite in respect of these
objectives but acknowledges that no system
can eliminate risk entirely,

Assessing risk appetite

Pages 74 1o 85 contain details of the
Board's risk appetite pertinent to each
principal risk. The Board's aim is to maintain
a low risk appetite overall, whilst balancing
commercial considerations.

At each meeting, the Board carefully
considers and debates a wide range of
tactors including. but not limited to market
overview, political and economic risks.
partfolio composition, capital markets,
stakeholder sentiment and the emergence
of new risks. Such factors rame the extent
to which the Board is wiling to accept some

level of risk or flex its existing risk cppetite when
delivering strategic priorities and the Board
sets its risk appetite accordingly. For example,
on the major refinancing undertaken durning
the year the Board considered ifs exposure

to interest rate risk taking into account

factors such as the guantum and profile of
fixed debt raised, forecast investment and
drown debt levels and the forward looking
interest rate curve. Biscussions were also

held on development exposure, particulary
speculative development risk following the
completion and successful letting of Bedford
Link and the pertfolic split between distibution
and long income assets.

LondonMetric Property Ple
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A review of ourrisk

Risk management

Changes in risk appetite

After due consideration there were no
maternial chonges in risk appetite recorded
during the year.

Principal risks

Our principal dsks and uncertainties are
identified and reported on in pages 74 fo
85. They refer to those risks with the potential
to cause material harm to operations

and stakeholkders and could affect the
Company's ability 1o execute ifs strategic
priorities or exceed the Boord's risk appetfite.
Identifying emerging risk

Senior Leadership Team members are
closely involved in day-to-day matters

and have a brecdth of experience across
corporate and regulatory, property.
banking, finance ond risk management
matters. Each member, within their field of
expertise, considers emerging risk with the
potential to adversely afect the business
and stakeholders. Such risks are evaluated
and monitored through Senior Leadership
Teamn meetings, with appropriofe mitigation
reasures implemented os required.
Significant ermnerging risks are raised and
discussed at Board level.

From @ property perspective, deep occupier
relationships inform management and help
them to understand fenants’ needs and
contentment and gain insights info tenants’
businesses. These relationships are one of

the key toois used to help source potential
off market opportunities as well as the
identification of emerging risks and trends.

Management also have sfrong banking
relaticnships gnd mere broadly, regularty
meet industry representatives, shareholders
and analysts. These relationships are also
used toidentity emerging risks. In addition,
reports are commissioned and briefings
arranged on wide ranging pertinent topics
to understand changes within the real estate
sector and the wider economic cutlook.

Changes inrisk factors
Major event e

This year the new principal risk category

of Maijor Event has been infroduced. It is
intended to capture risks associated with
external factors outside the Company's
conirol such as majcr political or economic
events and '‘bkack swan' or unexpected
globa!, regional and major national events
or series of events such as a financial crisis,
pandemic, acts of terorism or conflict.

The war in Ukraine falls within the above
category as an emerging risk. At present

it is too eary to tell how long the wor and
resulting uncertainty will last and whether
the cenflict will spread. The impact on

the economy and tenants of higher and
longer inflation and power and supply
chain disruption are also curently unknown.
Cur strong occupier relationships provide
market inteligence and will help us to better
understand the impact over time. The Board
believe that g portfolio firmly placed on the
right side of structural change., with more
companies holding greater inventories within
the UK, and granularity of income, provide

a high level of resilience to any shocks.

|

Corporate

risks

Strategy, These
market, systems, relate
employees, wider to the
stakehotders, entire
reguiatory, social Group

and environmental
resporsibilities

2

Property

risks

Portfolio These
composition focus
and management, > on our
developments, core
valuation and business

occupiers

e New

e Ng significant change
0 Increased risk
o Decreased risk

The Board will continue to moniter events
and are mindful of the increased risk of cyber
attacks seeking to target the UK economy
and companies in relaliation for sanctions
imposed on Russia.

The Board also rernain vigilant to the risks
posed by Covid-19 variants but consider
this risk has reduced due to the Company’s
experience of operating over the last

two yeors and the efficacy of vaccines
and freatments.

Brexit risk hais been removed from the
risk register,

Investment risk @

In identifying investment opportunities we
assess potential refurms and weigh them
against the risks involved. As significant
shareholders we focus on guality investments
that offer long term income, capital growth
and downside protection from sfrong
intrinsic vclue, priding ourselves on our
process, discipline and rationality as we
look to prioritise quality assets in the best
geographies at the right price. This rigorous
approach invarably fempers investment
activity. We are mindful that increased
investcr demand and tightening yields

for our preferred sectors make further
investment difficult whilst tightening yields
on weaker assets encourage sales for

the right property reasons but where
redeployment of proceeds is difficult. We wil
aim to continue to maintain a fine balance
and defer sales receipts where possible, to
allow time for reinvestment and reduce the
negative impact on earnings.

3

Financing

risk

Investors, joint These

ventures, debt and focus

cash management > on how
business
operdfions
are funded
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Responsible business and sustainability o

Stakeholder focus on responsible business
practices continues to increase with
particular attention on climate chonge from
an environmental perspective. A failure to
keep pace could have a profound negative
impact on our reputation, earnings. asset
and share liquidity. More information can be
found on our responsible usiness objectives,
initiatives undertcken and progress against
targets in our Responsible Business and ESG
review on pages 49 to 69,

Post mitigation residual risk

1-87 88-154 155-208 73
Strategic report Governance Financial statements

o Read more on the future cutlock
Capiial and finance risk o [E in the Chief Execulive's review on
Qur significant refinancing activity over the Page 15
year which extended debt maturity and o
successlul, oversubscnbed £175 milion equity D} Read more on risk management

and internal controlin the Audit
Committee report on

Further information can be found in the Page 124

Financial review on pages 42 1o 48.

placing have reduced this principal risk.

Post mitigation residual risk

The chart below illustrates the probability
and post mitigation residual risk level of the
principal risks which have been identified.

They are categorised in a manner consistent
with the Board's risk dashboard which it
considers at each meelting.

. Corporate risks Moderate

. Property risks
. Financing risks

Probability

Low

o Responsible
o Investment  Business approach

o Valuation

o Development
o Systems processes and financial management

° Regulatory framework
Maijor event

o Human resources @ Transactions and tenants

0 Capital and finance

Strategy & o
its execution

Negative impact on Group tModerate
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A review of currisk

Principal risks

Corporate risks

1. Risk Impact Mitigation
istisr:txeegcfj;:'::: Strategic objectives - Suboptimal returns - Strategy and objectives are regularly reviewed by the Board
may be: for shareholders and adapted to changing market conditions and trends
- Inappropriote — Missed opporfunities - Strong occupier relationships and expetience within our
for the curment _ Ineffective sectors shape portfolio decisions
economic climate threat management - Research assists our strategic decision making
or market cycle . . .
- Wrong balance of - We have a UK based, predominantly logistics porticlio

- Notachieved due
to external factors or
poor implementation

in a world leading ecommerce market

— We continucusly review and monitor our portfolic
taking into consideration sector weightings. tenant and
geogrophical concentrations, perceived threats and
market changes, the balance of income to nenincome
producing assets and asset management opportunities

I — Qur three yeaor forecast is regulorly flexed and reported

skills and resources
for ongoing success

Impact on strategy

to the Board

— The Senicr Leadership Team comprises departmental
heads from all key business functions with diverse skills
and experience

— Ourrelatively fiat orgonisaticnat structure makes it
easier to identity market changes, emerging risks and
rmonitor operations

- High share ownership amongst the management team
aligns their interests with shareholders on major decisions

- We remain alert fo potentially disruptive
technolegical advancement

2. Risk
Major event

Impact Mitigation

A market downturn, — Revenue impairment - We remain focused on whatwe can control within the
specific sector business. This includes maintaining @ high WAULT and low
furbulence or Business vaconcy on a portfolio of wel located, UK only assets in
disruption resulting from: structurally supported sectors and a broad tenant base

- Our strong occupier refationships provide market inteligence

— Occupier demand
may decrease
— Asset liquidity and

- apolitical or value may reduce

eccnomic event
or series of events

a ‘biack swan’
unexpected global,
regional or major
naticnal event or
series of events such
as d financial crisis,
pandemic, acts of
terrorism or conflict

— Debt markets may
be impacted

- Workforce reslience
may be impacted

Impact on strategy

and help us better understand our tenants’ businesses, their
covenants, needs. emerging frends and risks

We limit development exposure

We have flexible funding arrangements from a diverse pool
of lenders with significant covenant headroom and we
regulary review financing strategy

We nurture relationships with new and existing debt

and equity providers

We reforecast on G regular basis

We test our business continuity plan and seek tc ensure the
integrity of our IT systems and cyber security through third
party specialists and training

We maintain adequate insurance cover

LondonMetric Property Pic
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mindset
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& New

& Nosignificont change
“ Increased risk
@ Decrecsed risk

Change in the year

- Investor demand for distibbution continues unabated atirocted
by the cccupational demand supply imbalance which is
driving rental growth. During the year we invested £432 milion in
predominantly urban legistics where supply is most constrained
and rental growth prospects strongest, increasing our sector
weighting to 44%. We also sold an older mega distibution
warehouse for £102 milion replacing it with a newer, more
modern and better located one for £97 millon and o 12 year
longer WAULT

- Investor demand for long income with defensive and renfal
growth characteristics has ako intensified. Long income
acquisiions let to high quality occupiers were £143 milion
in the year

— Qur dividend has increased and cover remains strong
at 1.09 times EPRA earmings per share

- Qur property cost leakage at 1.2% continues to be low

within the sector as our assety are operationally light and
porffoiio vacancy low

The Board confinue to view the
Company's strategic pricrities as
fundamental to s business and
reputation. Its appetite for this risk
is Jow.

@ Nossignificant change

We have continued to

focus investment and asset
management activity on
improving the guality of our
portfolio to provide relicble,
repetitive and growing income
whilst providing strong intrinsic
value and capital profection.

We anticipate no significant
change in this risk over the next
12 months.
ED Read more in

Chief Executive s review
page 15

EB Property review

page 28
Financial review
page 42

HE;

Commentary

Appetite

Change in the year

- 97.1% of our portfalio is weighted towards the structurally
suppoerted sectors of distribution (74,6%) and long income
{22 5%) which are performing in line or significantly ahead
of expectations

- We are monitonng the uncertainty and impact resulting from
the warin the Ukraine on our economy and tenanis’ businesses
and remain alert fo a heightenead risk of cyber attacks targeting
our utilties, fransport, communications and financial systems in
retalication for sanctions imposed on Russia

- We remain mindful of the risks posed by Covid-19 vanants but
consider this risk has reduced due to our experence over the
last bwic years ond the efficacy of vaccines and reatments

- Brexit risk has been removed from our risk register

The Board monitors the impact

of such events which are cutside

of its control and flex operations
accordingly. Focus remains on
maintaining a robust, ‘all weather'
portfolio to withstand such shocks to
the maximum extent possible,

Q New

Recent events in Ukraine
have increased uncertainty
and this risk. We continue to
moniter the situation but have
not experienced a significant
negative impact to date.

We antficipate this risk will remain
high over the next 12 manths.

Read more in
Chief Executive's review
page 15

D} Property review
page 28

LondonMetric Property Plc
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A review of ourrisk

Principal risks

Corporate risks

3. Risk Impact Mitigation
Human There may be an The business may lack - Our stafing plan focuses on experience and expertise
resources inability to attract, the skill set to establish necessary to deliver strategy
motivate and refain high  and deliver strategy - Qur organisational structure has clear responsivilities and
calibre employees inthe and maintain a reporting fines
small team. competiive advantage. - Executive Directors and senior managers are incentivised
Impact on strategy in @ similar manner. Both have significant unvested share
awards In the Company which incentivise long term
performance ond retention and provide stability in the
management structure
- Annual appraisals identify fraining requirements and
. . assess performance
- Specialist support is contracted as appropriate
- Staff satisfaction surveys are undertaken and staff turnover
levels are low
- There is a phased Non Executive Director refreshment plan
- Key man insurance is in place for the Chief Execulive
4. Risk Impact Mitigation
Systems, -
processes and Centrols for — Compremised - The Company has a strong conlrols cutture
financial sateguarding assets asset secunty - We have IT security systems in place with back up
management and supporting strategy  — suboptimal returns supported and tested by external specialists

may be weak.

for sharehalders

— Decisions made on
naccurate information

Impact on strategy

Qur business continuity plan is regularly updated

Qur property assets are safeguarded by

appropriate insurance

We have safety and security arangements in place
on our developments, multi-let and vacant properties
Appropriate data capture precedures ensure the
accuracy of the property database and financial
reporting systems

We maintain appropriale segregation of duties with
confrols over financial systems

Management receive timely financial information for
approval and decision making

Cost control procedures ensure expenditure is valid,
propery autherised and monitored

LondonMetric Property Plc
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e New

@ Nosignificant change
0 Increased risk
o Decreased risk

Change in the year

- The Senior Leadership Tearm promotes talent development
below Board level

- The appointment of Alistair Bliott, former Senicr Partner and
Group Chair of Knight Frank, trings significant property and
leadership experence 1o the Board and supports longer ferm
succession planning

- We are appointing a search agency to find suitable
replacements for long service Non Executive Directors

- The staff survey responses were again extremely positive with
respondents proud and hoppy to be working for LondonMetric
and highty confident in the decisions being made by
senior management

- Owr designated workforce Non Executive Director hosted
around table meeting with a cross section of employees
in the year to hecr their views and concerns

— Stoff turover remains low at onfy 5% since the mergerin 2013

- 60% of employees participated in the 2022 TIP

The Booard 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. Its appetite tor this risk is
therefore low.

@ No significant change

There has been no significant
change in perceived risk,

We anticipate no significant
change in this risk over the next
12 months.

D} Read more in
Employee engagement
page 106

D} Management feam
page 94

Cur people

pages 24, 60 and 100

Nomination Commitlee
report
page 116

Remuneration Committee
report
page 132

Commentary

Appetite

Change In the year

- We confinue tc take an active but pragmatic opproach
towards cyber security. monitoring and building on our
technical solutions alongside raising staff awareness of emerging
issues and practices

- Durng the year we upgraded and implemented additioncl
security measures and fested our resiience to cyber attacks
through penefration testing to ensure hey confinue o provide
a strong level of protechion, Compulsory cyber awareness
training was ako provided to af staff

The Board's appetite forsuch
risk is low and management

continually strives to monitor

and improve processes.

e No significant change

There has been no significant
change in perceived risk.
Cyber security remains an ever
present risk.

We anficipate no significant
change in this risk gver the next
12 months.

EE) Read more in

Audit Committee report
page 124
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A review of our risk

Principal risks

Corporate risks

5. Risk Impact Mitigation

gﬁ:ﬁ:e::lz:fd Non-compliance - Reputational damage - We monitor changes int law, stakeholder sentiment and

sustainabilit with Responsible - Suboptimal returns best practice in relation to sustainabiiity, environmental
4 Business practices. for shareholders matters and our societal impact supported by speciclist

consultants, and we consider the impact of changes
on strategy

— We give proper consideration to the needs of our
occupiers and shareholders by maintaining a high degree
of engagement. We also consider ourimpact on the

- Assel liquidity may

be impacted

Reduced access fo debf
and capifal markets

- Poor relaticnships environment and local communities
with stakeholders - Responsiblity for specific obligations is allocated to Senior
Impact on strategy Leadership Team members

— A Responsible Business Working Group meets at least three
. . fimes a year and reports to the Board

— Staff training is provided

— EPC rating benchmarks are set to comply with curent
and future mMinimum Energy Efficiency Standards {*MEES'}
that could impact the quality and desirahility of our assets
leading to higher voids, reduced income and liquidity

- We consider envircnmental and climate change risk
relating to our assets and commission reports

- We work with occupiers to improve the resiience of our
assets and their business models to climate change and a
low carbon economy

- Sustainability targets are set. monitered and reported

— Contractors are required to conform fo our responsible
development requirerents

8. Risk Impact Mitigation

Regulatory - - - - :

tramework Non-compliance - Reputaticnal damage — We monitor regulatory changes that impact our business
with legal or — Increased costs assisted by specialist support providers

regulatory obligations. Reduced access fo debt — ¥V consider the impact of legslative changes on strategy

and capital markets - We have dllocated responsibility for specific obligations to
individuals within the Senior Leadership Team
I trat - Our health and safety handbock is regulary uodated
mpact on strategy and cudiits are carmed out on developments to
monitor compliance
- Qur procurement and supply chain poiicy sets standards
for areas such as labour. human rights, poliution risk
and community
. - Staff fraining is provided on wide ranging issues

— External tax specialists provide advice and REIT complicnce
is monitored

- Fines, penalfies, sanctions

LondonMetric Property Pl Annual Report and Accounts 2022
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e New

e No significant change
0 Increased risk
@ Decreasedrisk

Change in the year

79

- We held meetings with ¢.250 investors and potential investors
over the year

- We continue to score wellin ESG benchmarks

- 29% of our portfolio by areaisrated BREEAM Very Good or
Excellent, anincrease from 26% in 202+

- B85% of our portfolic has an EPC rating of A-C and we are
torgeting & minimum C rating on all assets by 2027

- Qur Net Zero Carbon framework published Iast May sets out
aur ambitions to becaime a zera carbon business and we have
undertaken Net Zerc Carbon studies on various assets along
with reviewing our approach to caroon offsets

- Our new revolving credit faciiies incampaorate a green
framewoerk with & £50 milion green private placerent franche
also putin place

- We confinue to score highly in stakehiolder surveys with
8.5 out of 100 occupiers recommending us as a landlord
in our latest occupier survey

- Our Communities and Charty Committee has spent
£66.766 In the year

- ESG torgets have been embedded into the wider staff
perormance critena

- We have undertaken a full TCFD analysis of the Company and

some of cur assets to better understond how we can continue
to address our climate change risks and opportunities

The Board has a low tolerance
for non-compliance with risks
that adversely impact reputation,
stakeholder sentiment and

asset liquidity.

0 Increased risk

ESG significance continues
toincrease for stakeholders,
particularly in relation fo
climate change.

We anticipate this risk will

continue to increase over

the next 12 months,

EB Read more in
Responsible Business

and ESG review

page 4%

EE) Shareholder engagement
page 109
[D TCFD
page 66
Nominaticn Committee
report
page 114

WE:

Responsible Busingss report
www londonmetric com

Commentary

Appetite

Change in the year

- Nosignificant new regulatory changes have impacted the
business this year outside of TCFD where we have fully disclosed
against the TCFD recommendalions after undertaking ¢ TCFD
gap analysis exercise

- We continued to underiake health and safety site audits on
our developments assisted by external specialists. This year
thisincluded cur developments at Derby and Weymouth.
Feedback has been posifive and no significant issues
were identified

The Board has no appetite where
non-complhiance risks injury or
damage to its broad range of
stakeholders, assefs and reputation.

@ No significant change

There has been no significant
change in perceived risk.
New regulations and evelving
best practice will continue to
impact the business.

We anticipate no significant
change in this risk over the next
12 months.

D} Read more in
Responsible Business

and ESG review
page 49
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A review of our risk

Principal risks

Property risks

7 Risk Impact Mitigation
::;\:(esimenf We may be unable to Ability to implerment - Management's extensive experience and their strong
source rationally priced  strategy and deploy network of relationships provide insight into the property
investmant opportunities capital inte value and market and opportunities
earnings accretive
investrnents is at risk.
Impact on strategy
8 Risk Impact Mitigation

Development
risk

- Excessive capital
may be allocated
to activities with
development risk

- Developments
may fail to deliver
expected returns
due to inconsistent
fiming with the
economic or market
cycle, adverse letting
conditions, increased
costs, planning
or construction
delays resulting
from contractor
failure or supply
chain infemuption

- Poorer than

expected performance
- Reputational damage

Impact on strafegy

— Asanincome focused RET developrnent exposure as @
percentage of our total porttolio is limited, typically well
below 5%

- We only undertake short cycle and relafively
uncomplicated development on a pre-let basis or where
there is high occupier demand

Development sites are acguired with planning consent
whenever possible

- Management have significant experience of
complex development

— We use standardised appraisals and cost budgets and
monitor expenditure against budget to highlight potential
ovemruns early

— External project managers ore appointed

- Qur procurement process includes tendering and the
use of highly regarded firms with proven frack records

— We review and monitor contractor covenant strength

LondanMetric Property Pic
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° Enhance asset value
and cash flow

o Improve gqualty
and sustainabihity
of our assets

. Algn portiolio to

macro trends mindset

Foeus an long-lel © Use the team's
property with

rental growth

Commentary

@ rortner of choice

expertise to make
informed decisions

o Generate relable,
repetitive and
growing income

@ Deliver strong cash
flows ond altractive
tolal refurns.

Appetite

Governance
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e New

@ Nosignificant change
0 Increased risk
@ Decreocsed risk

Change in the year

- We continue to buld on our sfrong occupler, developer
and industry relationships and attract off market opportunities
through these

- Despite highly competitive market conditions, we acquired
£575 milion of assets in the year at a NIY of 4.4%

— Post year end, we have invested a further £43 millon in
urban legistics assets

— Whilst we are keen to seek further investment opportunities, we
are not obsessed with growing the portfolic for the sake of size.
Senior management’s high share ownership aligns their interests
with shareholders meaning we remoin disciplined and rational
as we look to invest at a fair price for the long term and improve
the quality and resilience of our assets

The Board continues to focus

on having the right people and
funding in place to fake advantage
of oppoertunities as they arise.

The Board's aim is to minimise this risk

to the extent possitsle,

0 Increased risk

The past 12 months have seen
record investment volumes and
tighter yields in the distribution
sector with o furtherinflux of
overseqas money into the market.

we anticipate this risk will remain
high over the next 12 months.

EE Read more in
Property review

page 28

Commentary

Appetite

Change in the year

- Having completed cur developments al Tyseley and Bedford
Link in the year, curent development exposure is only 1.9%
of the portfolio and predeminantly pre-let

- Infiation has increased significantly over the last 12 months whilst
supply chain disuption and labouwr shortages have persisted.
By partnering with a limited number of confractors, where
subcontractor supply chains are key, we mitigate supply risk o
the extent possible and stay close to our contractors’ operations

- Increased competition for good geographies has made it
increasingly difficult to dccess potential development sites, but
we have been more successful in identifying accretive forward
funding opportunities where development risk is mitigated

The Beard takes on limited
speculative development. although
its overall tolerance for this risk is low.

e No significant change

Qur development exposure
remains limited meaning there
has been no significant change
in perceived risk cduring the year.

Mcre generally, high inflation,
supply chain disruption and
labour shortages in the market
are expected to continue over
the next 12 months and may
impact future developments.

D} Read mare in

Developments
page 40

[E;, Lettings case study —
Bedford Link

page 37

D} Tyseley development
page 1%

D} Pre-tet development
in Huntingdon
page 41
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A review of our risk

Principal risks

Property risks

9. Risk Impact Mitigation
Valvation ol - -
risk Investments may fall Pressure on net asset value - Our portfalio is predominantly in structurally supported

invalue.

and potentially loan to
value debt covenants. _

Impact on strategy

sectors with few non core assets remaining

Qur focus remains on sustainable inceme and lettings to
high quality tenants within a diversified portfolio of well
located assets. We aim to maintain a high portfolic WAULT
and low vacancy rate. These metrics provide resilience and
reduce the negative impact of a market downiturn
Trends and the property cycle are continually monitored
with investment and divestment decisions made
strategically in anticipation of changing conditions
Portfolio performance is regulary reviewed and
benchmarked on an asset by asset basis

The majerity of our assets are single let and operationally
light with little or no cost leakage and defensive

capital expenditure

We stay Close to our tenanis to understand their
occupational requirements to mitigate vacancy risk

We monitor tenant covenants and frading performance
We mainfcin o low [oan to vaiuve, materially below
maximum loan covenant thresholds

10. Risk

Impact Mitigation

Transaction

andlenantrisk Acqguisilions and

asset management
inificitives may

be inconsistent

with strategy

- Due diligence may
be flowed

- Tenant failure risk

Pressure on net asset value, -
earnings and potentialiy
debt covenants.

Impact on strategy

Thorough due diligence is undertaken on all acquisitions
incluging legat and property, fenant covenant strength
and trading performance

— We screen al prospective tenants and undertake regular

reviews thereafter

Portiolio tenant concentration is considered for all
acquisitions and leasing transactions

We have a diversified tenant base and limited exposure

o occupiers in bespoke properties

Asset management Initictives undergo cost benefit analysis
prior to implementation

External advisors benchmark lease transactions and advise
on acguisiion due diigence

Our expenenced osset manoagement team work closely
with tenants to offer them recl estate solutions that meet
their business objectives. This proactive management
approach helps fo reduce vacancy fisk

We moniter rent collection closely to identify potential issues

LondonMelric Properfy Pic
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e Partner of choice

mindsel
focus onlong-let © Use the team's
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Commentary

expertise fo make
informed decisions

@ Genercteralicble,
repelitive and
growing income

@ Deliver strong cash
flows and attractive
total returns.

Appetite

Governance
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e New

@ Nosignificant change
0 Increased risk
9 Decreased risk

Change in the year

- Portfolio resiience is demonsirated by the unprecedented
vauation increase of £632.2 milion in the year, with distribution
the strongest confibutor

— 47.1% of our portfoic is in the high growth regions of Londen and
the South East of England

- 80.9% of income has confractual uglifts, 46.6% of these are
index iinked, however, with RPI or CPIH caps typically at 4% and
therefore below the cument inflationary level

- Qur portfalic metrics continue 1o be strong with a WAULT of 1.9
years and enly 10.6% of rent expiing within three years

— Portfoiic cccupancy is 98.7%

- 166 occupier intiatives added £10.5 milion to confracted rent
delivering like for like income growth of 5.4%,

There is no cerfainty thot

property values will be redlised.
This is an inherent risk in the industry.
The Board cims to keep thisrisk to a
minimum through its asset selection

and active management inifiatives.

0 Decreased risk

The portfolio remains strategically
aligned to structurclly supported
sectors where investor demand is
high and the prospects for value
preservation and further growth
are significant.

We anticipate no significant
change in this risk over the next
12 months, however, we expect
mere muted valuation increases
with rental growth, not yield
compression, the key driver.

Read more in
Chief Executive's review
page i5

Property reviaw
page 28

B

Commentary

Appetite

Change in the year

— Rent collection has remained high at 99 5% for the year

— Through our strong fenani relationships we are monitoring the
impact on our top occupiers of high inflation and potential
supply chain disruption stemming frorn the continuing effects of
the pandemic and more recently the war in Ukraine

- We have ne exposure to Russion owned tenants who may
become subject to UK sanctions as a result of the war in Ukraine

- The granularty of ourincome has increased reducing
dependency on our top 10 occupiers to 28.5% from 36%
o yeaor ago. No single fenant accounts for more than 4.1%
of income, down from 8,2% last year

The Board has no appetite for risk
arising out of poor due diligence
processes on acquisitions, disposals
and lettings. A degree of tenant
covenant risk and lower unexpired
lease terms are cccepted on
urban logistics assets where there
is high occupational demand.
redevelopment potential or
alternative site use.

e No significant change

Portfotio resilience has been
demonstrated through our rent
collection statistics.

We anticipate no significant
change in this risk over the next
12 months but will continue o
monitor the effects of recent
events in Ukraine.

Read more in
Chief Executive's review
page 15

Property review
page 28

Financial review
page 42
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A review of our risk

Principal risks

1n. Risk Impact Mitigation
Capital and - - — - - -
finan isk The Company has Strategy implementation - We maintain a disciplined investment approach with
ance fis insufficient funds and is at risk. competition for capital. Assets are considered for sale
available credit. | " trat when they have achieved target returns and strategic
mpact on strategy asset plans
. . - Cash flow forecasts are closely monitored
- Relationships with a diversified range of lenders are nurtured
— The avalakility of debt and the terms on which it is
available is considered as part of the Company's long

terrm strategy

- Lean faciifies incorporate covenant headrocm,
appropriate cure provisions and fliexibility

— Headroom and non fingncial covenants are monitored

— A modest level of gearing is maintained

- The impact of disposals on secured loan facilifies covering
mulliple assets is considered as part of the decision
making process

- Interest rate derivafives are used to fix or cap exposure
te rising rates as deemed prudent following specialist
hedging advice

LondonMetric Property Pic Annual Report and Accounts 2022
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e New

e No significant change
0 Increased risk
o Decreased risk

Change in the year

we raised £175 milion through an oversubscriced equity
placing in November deploying the proceeds in invesiment
opportunities in less than three months

We completed three new debt faciifies last spring totaling
£780 milion compnsing an oversubscrbed £380 million private
debt pkacement and two revolving credit facilities totaling
£400 milion. These faciities replaced short dated faclities

and enabled us to increase ouwr debt maturity

In Novernber we entered intc a further £150 milion
unsecured debt facility to increase short term headroom
and accelerate an investment pipeline

We have substantial headroom under our loan covenants.
Loan to value is 28.8%. Interest cover on unsecured faciliies
is 5.2 times

The Board has no appetite for
imprudenily low levels of available
headroom in its reserves or credit
lines. The Board has some appetite
for interest rate risk. Loans are not
fully hedged. This follows cost
benefit assessment and takes info
account that net ¢ll loans are fully
drawn all the time.

@ Decreased risk

Qur significant refinancing
activity has extended
debt maturity.

There is significant upward
pressure on interest rates, but
with no immediate financing
requirement following activity
inthe year, and drawn fixed
rate debt of £720 million we
anticipate no significant change
in this risk over the next 12 months.
D} Read more in
Financial review
page 42

Vigblity Statement
page 87

BE;
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A review of ourrisk

Going concern and viability

Based on the results of their assessment which is detailed
below, the Directors have a reasonable expectation

that the Company wiill be able to continue in operation

and meet its liabilities as they fall due over the three year

period to 31 March 2025.

in accordance with the 2018 UK Corporate
Governance Code. the Board has assessed

the prospects of the Group over the following

time horizons:

- Short term - a period of 12 months from
the date of this report as required by the
'Going Concern’ provision; and

- Longer term - a period of three years
to 31 March 2025 as required by the
Viability Statement' provision.

Short term assessment
The Direclors’ going concern assaessment
included consideration of the foliowing:

- Principal risks and uncertainties facing
the Group as discussed in the Risk
management section of this report
on pages 70 to 85;

— The business strotegy and outlook as

discussed throughout the Strategic report;

- The economic impact of globalissues
such as the pandemic and warin
Ukraine, including the impact of higher
inflation, interest rates and supply
chain disruption;

- The economic consequences of
potential rental defaulls, vacancy costs
and letting defaults;

— The Group's short term cash flow forecast
which is reviewed regularly by the Senior
Leadership Team;

- Rent collection rates, which are
circulated weekly to the Executive
Directors and senior managers; and

— The financial position and liquidity
including available cash and undrawn
facilities, access to debt facilities
and headroom under financial
loan covenants.

As reported in the Financial review, the
Greup's financial position was strengthened
in the yeor by a £175 milion equity ralse
that was significantly oversubscriced and
was deployed quickly info investment
opportunities, The Group also entered into
new debt facilities of £930 milionin the
year, and at 31 march 2022, had available
cash and undrawn facilities of £299 milion
and significant headroom under findncial
loan covenants.

At 31 March 2022, the Group's gearing ratio
as defined within its unsecured faclities

and private placement loan netes, which
tegether account for $2% of debt drawn,
was 39% (maximum 125%) and interest cover
was 5.2 times [minimum 1.5 times).

Rent collection rates continue fc be
exceptionaly strong with 99.5% of rent
duein the year coliected.

Going Concern Statement

On the basis of this review, fogether
with available market information
and the Directors' experience and
knowledge of the portfolio. they have
a recsonable expectation that the
Company and the Group can meet
its labilities as they fall due and has
adequate resources to continue in
operational existence for ot leqst

12 months from the date of signing
these financial statements.

Accordingly, they continue to adopt
the going concern basis in preparng
the financial statements for the yeor
to 31 March 2022.

Longer term assessment

The Boord reviews and challenges the period
over which o assess viability on an annual
basis and have determined that the three
year pericd to 31 March 2025 remains an
appropriate perod over which to assess the
Group's viability, as in previous years, for the
following reasons:

- The Group's financial business plan and
detailed budgets cover a rolling three
year pericd.

- Itis areasonable approximation of the
time it takes from obtaining planning
permission for a development preject
te practical completion of the preperty.

- The average length of the Group’s
developments that completedin the
year at Bedford. Tyseley and Derby was
tfen months;

- The weighted average debt maturity
at 31 March 2022 was 6.5 years; and

- Three years is considered to be the
optimum balance between long term
property investment and the difficulty in
accuralely forecasting ahead given the
cyclical nature of property investment.

LondonMetric Property Plc
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Assessment of viability

The Directors conducted this review taking
account of the Group's business shrotegy.
principal risks, financiat position and cutlook
as discussed throughout the Strategic review.

The Group's strategy is reviewed by the
Board at each meeting and in depth on

an gnnual basis, when one meeting is
dedicated entirely to strategy and the Board
receives a presentation from the Stategy
Director, as discussed on page 111.

The business plan is structured around the
Group's strategy and cansists of a roling
three year profit farecast, which factors in
deals under offer, committed developments
and reinvestment plans. It considers

copital commitments, dividend cover, lcan
covenants and REIT complance metrics.

The Senior Leadership Team provides regular
strategic input to the financial forecasts
covering invesiment, divestment and
development plans and they consider

the impact to earnings and liquidity.
Forecasts are reviewed against actual
performance and reported quarterly to

the Board.

When assessing longer ferm prospects,
Ihe Board is mindful ¢f the following:

- Income certainty, with 81% of the
Group's rental income benefiting from
contractual uplifts;

- Income diversity, with 28.5% of rent due
from our top ten occupiers, falling from
51%in 2019 and 36% last year;

- Strong support from equity investors
evidenced by the oversubscribed
£175 million equity raise in the year:

- Strong relationships with debt providers,
evidenced by the £930 milion debt
facilities completed in the year:

- Substanfidl liquidity with undrawn debt
facilities and cash of £2%9 million at the
yvear end; and

The Company's proven frack record of
executing fransactions, making good
sector choices and growing inceme even
threugh periods of significant uncertainty
including the Covid-19 pandemic,

1-87 28-154
Governance

Strategic repert

In addition, the business plan was stress
tested to ensure it remnained resilient

to adverse movements in its principal
risks including:

reducing rent and property values;

- Changesin the cccupier market
including tenant failures impacting
occupancy leveis and lettings:

- Changes in the availability of funds
and interest rates; and

- Changesin property market
conditions impacling investmernt
and development opportunities.

Qur scenario teslting considered the longer
term econcmic impact of global issues
such as the pandemic and war in Ukraine,
including the impact of higher inflation and
interest rates, and supply chain disruption,

Reverse stress testing was also undertaken,
which considerad the amount by which
property values and rents would need fo
fall before loan covenants were breached.

Property values would need to fall by
approximately 49% and rentalincome by
64% to breach the gearing and inferest
cover covenants under the Group's
unsecured and private placement debt
facilities, that together account for 92% of
the Group's borewing including its share of
joint ventures.

Changes to macro-economic conditions,

155-208
Financial stuiements

87

Throughout the scenarnic testing, the
Group had sufficient reserves fo continue
in operation and remain compliant with its
banking covenants,

This testing, combined with the Group's
strong fincncial position, rent collection
evidence, and mitigation actions available
including deferring non committed capital
expendifure and seling assets, supports
the Group's ability to weather unexpected
and adverse economic and property
market conditions over the longer term
viability period.

Although the Board's review focused on
the three year viability assessment period,
it also considered the Company's longer
term success as noted on page 110 of the
Governance report.

Viability Statement

Based on the results of their
assessment, the Directors have a
recsonable expectation that the
Company will be able to continue
in operation and meet its liablities
as they fall due over the three yvear
viability period to 31 March 2025.

LondonMetric Property Plc
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Governance overview

This report sefs out the
Company's governance
policies and practices
and explains how the
Board discharges its duties,
applies the principles

and complies with the
provisions of the Code.

Statement of compliance

The Board has corsidered

the Company's complicnce
with the provisions of the UK
Corporate Governance Code
{the 'Code’) published by the
Financial Reporing Council in
July 2018, publicly avaiiable ot
www frc.org.uk,

The Board considers that the
Campariy has complied with
the provisions set out in the
Code throughaut the year
under review and to the date
of this report, except for
Provision 19 reiating fo the
tenure of the Chair, which is fully
explained in the Nomination
Committee report on page

117 and Provision 38 in relation
o pensicn contibutions as
explained in the Remuneration
Committee report on page 133,

Pensicn contribytions for the
cument Executive Directors

will be aligned with the all
employee rate from June 2022.

LondonMetric Property Plc
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Board leadership and Company purpose

Chair’s intfroduction

Patrick
Vaughan
Chair

7/

The strong governance framework

that underpins the way we do business
was once again critical this year, as we
continued to navigate our way through
the challenges imposed by the Covid-19
pandemic and our return to normality. / /

Image removed

The dedication and commitment of cur
close-knit enfrepreneurial teom hos helpec
us to make the right decisions and play cur
part in a responsibie and considered way
for the benefit of our stakeholders. We have
prioritised the wellbeing of our employees
and other stakeholders whilst protecting the
interests of our shareholders, and have been
rewarded by a set of exceptional results and
strong support frem our equity investors and
debt providers over the year.

Despite the operational challenges we
have faced, with restrictions affecting the
economy and with homeworking guidance
for alorge part of the year, your Board has
continued to operate as normal, meeting
remotely and safely where necessary to
maintain close oversight of the business
and its operations.

The Executive Directors and Senior Leadership
Team has worked firelessly to protect and
motivate staff, consider the needs of our
occupiers and execute our business strategy.
and | would like to congratulate them on

their achievements this year. Qur £175 milion
equity raise in Novernber was significantty
oversubscribed, and we were quick to deploy
this into attractive investments which have
enhanced our portfoliic and helped it grow.

Board changes and succession

Our work on succession planning has
continued this year and | am very pleased
to anncunce and welcome Alistair Hliott to
the Board post year end as a Non Executive
Director, As former Senior Partner and Group
Chair of Knight Frank. Alistair brings a nearty
unigue mix of beth property and leadership

skills and the right personal gualities to
complement and enhance the existing skill
set of the Board.

This appontment supports our longer

term succession planning for the Board,
which includes myself as your Chair ond
my colleague James Dean, both of us
having now served for 12 years as Board
members, Both James and | will continue as
Non Executive Directors in the shaort term to
help ensure an orderly transition. In addition
we will require a suitable replacement for
Rosalyn Willon, our Audit Commitiee Chair,
whose tenure is appreaching nine years.
We are appointing an external agency fo
help with our search and will report on the
results of this in due course,

Culture, Stakeholders and 5172

Cur culture defines how we do things and
behave. This is explained in detfail on page
6. Supporting this culture through the
challenges of remote working has been
extremely important. and we have been
criefed regularly by the Executive Directors
on sentiment within the business and the
wellbeing of employees.

Crtical to our longer term success is the
strength of our stakeholder relationships.
We are here not only to generate financial
returns for shareholders but also fo act
responsibly and in the best interests of all of
our stakeholders, the communities in which
we operate and wider society. The 2018
Corporate Governance Code requires us
o demonstrate how we have discharged
our duty under 5172 Companies Act 2006
and report our compliance formally in a
statement, which we have set out ¢n
page 104

whilst the Board's direct engagement

is with sharehalders and employees,

we have oversight of the wider team’s
relationships with cccupiers. suppliers and the
communities within which we operate. This is
set out on page 100 along with the impact of
this engagement on the decisions we make.

Qur successtul equity raise demonstrated

the support of our investers, which is festament
fo the extensive shareholder engagement
undertaken by the Executive Directors and our
comprehensive investor retations programme,
which is described in detail on pages 109 to
111 and scmething we are proud of. This offer
was extended to retail shareholders following
previous feedback we had received.

LondonMetric Property Plc
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Qur strong banking relaticnships helped us
secure new debt facilities in the yeaor totailling
£930 milion, Our most recent credit facility
for £150 milfon was drawn immedictely 1o
fund acquisitions.

The £380 million private piacement, which
was also oversubscribed, included a

£50 milion green franche, and £400 milion
revolving credit facilities incorporated a
green framework and preferential pricing,
os discussed in detail in the Finoncial review
on page 42.

whilst we were unable o invite shareholders
to attend the AGM last yecr, we offered
them the opportunity to listen in and ask
qguestions. This year, we are returning fo an

in person meeting that shareholders can
attend and details can be found in the
Notice of AGM on page 202,

D:_) Read more in the Notice
of AGM on page 202

Diversity and inclusion

We lock to employ and retain a diverse
group of talented individuals with a wide
range of skills, expertise and beliefs, and

to operote in a werking envircnment free
of discrimination. We recognise that a
diverse organisation brings a wide range

of perspectives and aveids narow thinking.

We confinue to suppeort inifiatives including
Real Estate Balance. o promote gender
diversity in the real estate sector and
throughout the year under review, have
met the Hampton Alexander target of

33% fermale representation on the Board.
To the extent that we have the opportunity,
we are committed to improving diversity

in its widest sense at all levels throughout
the orgamnisation,

D} Read rmore on diversity and
inclusion in the Nomination
Committee report page 120

1-87 88-154
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Strategic report

Infernal Board evaluation

This year our perfermance evaluation was
undertaken internally, and | am pleased fo
report that the Board and its Committees
continue to operale effectively, in an open
and supportive environment with the right
talance of skills and knowledge to cary
out their duties. Pwould fike to thank my
fellow Board members for their support and
expertise this past year and for the valuable
confribution they make.

The findings and recommendations of this
year's review and progress against the
recommendations made last year are
surmmarised in the Nomination Committee
report on page 122,

D} Read more in the Nomination
Committee report on page 122

Our ESG journey

A priority this year for the Board has been to
ensure that the ESG targets and ambitions
outiined in the Responsible Business and ESG
review have continued to be progressed.
communicated and embedded info the
Company's day to day activities. To this end.,
the Audit Committee held an additicnal
meeting in the year to focus solely on

ESG matters, fo which all Board members
were invited to attend, and received a
presentation from the Head of Investor
Relations and Sustainability and Strategy
Director. We continue to see greater focus
from investors on ESG matters and have
undertaken anin depth fraining session for
staff to raise awareness and progress specific
intictives and projects in hand.

Qur staternent on TCFD, which is mandatory
this year, is set out on page é6. We remain
committed to reducing carben emissions
and understand the importance of
addressing climate change. We continue

to assist our occupiers by providing buildings

that can meet their net zero targets and seek

to reduce emissions from our developments,
Cur progress on this journey is oullined on
pages 49 to 6% of the Responsible Business
and ESG review.

EE> Read more in the Responsible
Business and ESG review on page 4%

155-208
Financral statemenis
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Looking ahead

Our work on successicn planning will
continue and we remain mindful of the
benefits of diversily in all respects as we
search for suitably experenced and
inadependent Directors.

we continue to focus on the resiience of
our business to challenges in the economic
and political landscape both in the UK and
globaily. Whitst Covid-19 may thankfully

be largely behind us, we continue to face
economic challenges with the highest
inflation rates seen for decades and
geopolitical tensions including the wor

in Ukraine.

Qur success depends on d small, close-knit
and committed team of indiviguals led by

a dynamic Chief Executive, who | would

ike te personally thank for embracing and
adapting to the chalienges we have faced
this post year and for delivering another very
impressive set of financial resulls. | believe
that our portfolio is stronger than ever,

and look forward to the opportunities that
ie ahead.

Patrick Vaughan
Chair

LondonMetric Property Plc
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Board of Directors

Patrick Vaughan

Chgir of the Board and
Nomination Committee
Appoinfed: 13 January 2010

Patrick has been involved in the UK property
market since 1970, He was a co-founder
and CEG of Arlington, of Pillar, and of
London & Stamfard, leading ali three of the
companies to successful listings on the FTSE
main market. Upon completion of London
& Stamnforg's merger with Metric in January
203, he was appointed Chair, becoming
Non Executive Chair on 1 October 2014.
Patrick also served as an Executive Director
of British Land 2005 to 2006, following its
acquisition of Pillar.

Other gappointments: None

Andrew Jones
Chief Executive
Appointed: 25 January 2013

Andrew was a co-founder and CEO of
Metric from its inception in March 2010
untilits merger with tondon & Stamford

in January 2013. Cn 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.

Cther appoiniments: None

Martin McGann
Finance Director
Appecinted: 12 January 2010

Martin joined London & Stamford as
Finance Director in Septemier 2008 until
its merger with Meftric in January 2013,
when he became Finance Director of
LondonMetric, Between 2005 and 2008,
Martin was a Director of Kandahar Real
Estate. From 2002 o 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 Accountant, having
trained and quolified with Deloitte.

Other appointments: None

Suzanne Avery
Independent Director
Appointed: 22 March 2018

Suzanne was appeointed to the Beard in
March 2018. She has 25 years' experience

in corporate banking, holding various
Managing Birector roles at RBS, including
Managing Director of Real Estate Finance
Group & Sustainability, where she was
responsioie for REITs, Funds and London
based private property companies together
with the sustainability strategy.

Other appointments: Church Commissioner,
senior advisor to Centrus Advisors, Non
Executive Drector of Richmond Housing
Partnership Limited, and Deputy Chair of
Reql Estate Balance.

Robert Fowlds

Senior Independent Director and
Chair of Remuneration Committee
Appointed: 31 tanuary 2019

Robrert was appointed to the Board

in January 2019. He has over 35 years'
experience inreal estate andisa
Chartered Surveyor. He was head of real
estate investment banking at J.P. Morgan
Cazenove untll 2015 and, prior to jeining
J.P. Morgan Cazenove in 2006, an equity
analyst at Merrill Lynch and Dresdner
Kieinwort Benson.

Other appointments: Member of the
Supervisory Board of Klepierre $. A,

The Baard provides leadership and direction to the business, establishes and fosters the culture, values
and elhics within the organisation and independently oversees management's execution of strategy
with appropriate challenge and svpport, taking infe account the interests of its stakeholders when

making declsions,

Image removed

Left ta right

Painick Vaughan, Andrew lones, lames Dean, Rosalyn Witon,

LondonMetric Froperty Plc
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Committee membership
Q) »vcit committee

o Nomination Commitiee . Committee member

o Remuneration Committee

Katerina Patmore (Kitly)
Independent Director
Appointed: 28 January 2021

Kitty was appointed to the Board in January
2021, joining as part of the Company's Audit
Committee. Kitty is Chief Financial Officer

of Harworth Group pic and has 1é years of
finance, banking and real estate lending
experience drawn from roles at Harwood,
DRC Capital and Barclays Bank PLC. She
was also fermerly o National Directeor of the
Investment Preperty Forum.

Other appointments: Chief Financial Officer
of Harworth Group plc and Chair of IPF's
Finance Group.

. Commiltee Chair
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Board
independence

+/5%

Rosalyn Wilton

Independent Director and
Chair of Audit Committee
Appointed: 25 March 2014

Rasalyn was cppointed to the Board in
march 2014, becoming Chair of the Audit
Committee in March 2015. She has held

a number of non executive direciorship
positions, including with AXA UK Limited
where she acted as Chair of the Risk
Committee, and Optos Pic, where she was
Chair of Remuneration. She has previously
served as Senior Advisor to 3i Investments
and Providence Equity Partners, Chair of
Iprec Holdings LLC, and has pravicusly
worked for Reuters Group where she was a
member of the Execulive Committee. Until
March 2022, Rosalyn was Trustee and Vice
Chair of the Harris Federation and Chair of
Governcrs of Harris Academy Bromley.

Other appointments: Independent Trustee,

Deputy Chair and Chair of Finance of the
University of London.

Female
represeniation

+33% 100%

Image removed

Left to right

Suzanne Avery, Robert fowlds, Andraw Livingston, Katering Patmore. Martin McGann

Board meeting
attendance

James Dean
Independent Director
Appointed: 29 July 2010

James was appoeinted 1o the Board in July
2(010. He is a Chortered Surveyor and has
worked with Savills plc since 1973, serving
as o Director from 1988 to 1999.

Other appointments: Non Executive
Director of Capsicum Holdings Ltd and
Chair of Loncion & Lincoln Properties Ltd
and Patrick Dean Lid.

Andrew Livingston
Independent Director
Appecinted:; 31 May 2016

Andrew was appointed to the Board in May
2016. I April 2018, Andrew was appointed
Chief Executive of Howden Joinery Group Plc,
having bbeen the Chief Executive of Screwfix
since 2013 and previously their Commercial and
Ecommmerce Director from 2007 to 2013. Before
joining Screwfix, Andrew was Commercial
Director at Wyevale Garden Centres between
2006 and 2008 and then Chief Operating
Officer between 2008 and 2009 Andrew has
worked previously at Marks & Spencer, CSC
Index and B&Q where he was Showroom
Commercicl Director frorm 2000 to 2005.

Other appcintments: Chief Executive
of Howden Joinery Group Plc and Direclor
of Vedoneire Limited.

Alistair EHiott
Independent Director
Appointed: 26 May 2022

Alistair was appointed to the Board on 26 May
2022. He retired recently as Senior Partner and
Chair of the Knight Frank Group Executive
Board, where he drgve the group's global
stroteqy. Alistair has alse previously been Vice
Chair and Trustee of LandAid, c member of
the BPF Policy Committee and the redl estate
representative of the Professional and Business
Services Councl, Chairman of the Office
Agents Society and Chair of the Property
Aclvisors Forum.

Other appointments: Member of the Pince's
Counciland Chairman of The Commercial
Property and Development Committee for
the Duchy of Cornwall. Non Executive Director
to the Board of Grosvenor Great Britain

and reland.

LondonMetric Property Plc
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Board leadership and Company purpose

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.

The team comprises departmental heads
from all key business functions with o diverse
range of skils and experience and meets to
discuss the evolution of strategy. risk, financial
and cperating targets and performance,
investment opportunities, allocation of
capital ang employee matters.

It provides feedback and makes
recommendations to the Board and is
responsible for identifying and assessing
risk and implementing and monitoring
mitigation processes.

Following the departure of Nick Minto in
October 2021. we redistributed work without
the need for o direct replacement, which
meant that female representation of the
Senicr Leadership Team increased to 25%
excluding Executive Directors.

The feam meet to discuss the key
operational and financial aspects integral
to the management of the business, and
through periods of enforced home working
in the year, this continued remately.

Regular meetings facilitate talent
development belocw Board level and

help promote an integrated and inclusive
culture throughout the organisation, as key
messages and decisions are fed down from
deparimental heads to the wider workforce,

There are informal meetings at other fimes
and due to the size of the organisaticn, the
Executive Directors and Serier Leadership
Teom cre invelved in all significant business
discussions and decisions.

The Senior Leadership Team is supported

by three sub-commitees, each focusing

on different areas of the business: the
Investment, Asset Management and Finance
Committees, which meet regularly.

Image removed

Andrew Jones
Chief Executive

000
HES

Read Andrew’s full biagraphy
onpage 92

Image removed

Valentine Beresford
Investment Director
Joined: 25 January 2013

Skills and experence: Valentine was
co-founder and Investrment Director of
Metrc from its inception in March 2010
until its merger with London & Stamford
in January 2013. Pricr fo setting up Metric,
Valentine was on the Executive Commitiee
of British Land and was responsible for all
their European retail developments and
investments. Valentine joined Brilish Land
in Juty 2005, following the acquisition of
Pilicr, where he also served on the Board
as Investment Director.

|

Committee membership
o Asset Management Committee

o Investment Committee

o Fingcnce Committee

Image removed

Martin McGann
Finance Director

e
(1>

Read Martin's full biography
onpage %2

Image removed

Mark Stirling
Asset Director
Joined: 25 Janvary 2013

Skills and experience: Mark was ce-founder
and Asset Management Director of Metric
from its inception in March 2010 until its
merger with London & Stamford in January
2013, Prior 1o the setting up of Metric,

Mark was on the Executive Committee

of British Land and as Asset Manogement
Director was responsible for the planning,

e —

development and asset management of the

retail portfolio. Mark joined British Land in July
2005 fellowing the acquisition of Piliar where
he was Managing Director of Pillar Retail
Parks Limited from 2002 until 2005.

LondonMetric Property Plc
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Responsibilities of the Senior Leadership Team

Female

Staff Financiat Cash flow, Risk and Asset
wellbeing forecasts liquidity and mitigation management,
and results debt development

and valuation

representation®

25%

Acquisitions
and disposais

Image removed

Andrew Smith
Strategy Director
Joined: é May 2014

Skills and experience: Andrew joined
LondonMetric in May 2014 from British

Land where he worked for nine years,
Previously Andrew worked for Pilar. At British
Land he was a senicr member of the retai
team and Head of Investrent Portfolio
Management, Since joining LondonMetric,
Andrew has been responsiple for the
development of the Company's strategy
as well as portfolio management,

Image removed

Image removed

Jackie Jessop
Head of Finance
Joined: 1 March 2006

Skills and experience: Jackie joined London
& Stamford as Financial Controller on its
inception in 2006 hoving worked previously
for PFillar as Financial Controller. She became
Head of Finance at LondonmMetric in 2013.
lackie is a qualified Chartered Accountant
and is responsible for all aspects of financial
management and reporiing.

Image removed

Gareth Price

Head of Investor Relations and
Sustainability

Joined: 5 January 2015

Skills and experience: Gareth jeined
LondonMetric in 2015 having previousty
worked in corporate broking at Cantor
fitzgerald and Criel Securities. He suppaorts
the Executive Directors at shareholder
roadshows and events and also heads our

Responsible Business and Sustainability feam.

Ritesh Pate!
Forecasting and Corperate Finance
Joined: 21 November 2011

Skills and experience: Ritesh is a Chartered
Accountant and joined London & Stamford
in 201 1 having previously quclified with 8DQ
LLP. Ritesh is responsible for the corporate
forecasting model and also is an integral part
of the banking and corperate finance team.

* Excluding Executive
Directors

Image removed

[

Will Evers
Head of Long Income
Joined: 17 May 2010

Skills and experience: Wil joined Metric from
inception in 2010 having previously worked
at LaSalle Investment Management and
Bear Stearns. Will's primary focus is to source
and execute investment opportunities

whilst having responsikility for the portfolio
management and performance of the long
income and ratail portfolio.

Image removed

Jadzia Duznigk
Company Secretary
Joined: 23 April 2007

Skils and experience: Jadzia joined London
& Stamford in 2007 prior to its IPO and
became Company Secretary on merger
with Meftric in 2013, Jadzia is a qualified
Chartered Accountant and her role extends
to corporate finance. banking arangements
and transactions.

LondonMetric Property Plc
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Board leadership and Company purpose

Our purpose, values,
strategy and culture
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What we do

Our purpose
and why

— Learn more an
page 1

Being a leading income-led focused UK REIT.

To own and manage desirable real estate that meets occupiers demands,
delivering reliable. repetitive and growing iIncome-led returns and culperforms

ovet the long term.

Our strategy
Hewe weer Gohiewe
thiz through owr

shezle'c prion s

What we
believe in and
why it matters

Our volues

What we are
proud of

Manage

Portfolio positioning
for the future

o benefit from
macro trends

Fit for purpose.
resilient portfolio

Improving the
quaiity of assets
Minimising risk
andowning
assets with
cccupier appedl

Minimising

the environmental
impact of

our activities

LFLincome
Occupancy growth
WAULT EPC rating

PR BREEAM rating

Resiiient portfolio

= Read more on
pages 2-3

— Read more on
pages 4-5

Collaborate Generate

A covered
and progressive
dividend

- Motivating cur
team to deliver
long term
outperfarmance  _ Qutpertorming

working with benchmarks

a wide range

of stakeholders

to undersiand

needs

Altracting and
refaining talent

Employes Dividend
and cccupier progression
survey results 1SR

- Strong TAR
shareholder
and fingncing
relationships

‘:B Read more on

pages -7

-» Read more on
poges 8-%

Qur culture

The way

Gur cuture s a combination of | We work

cur approach. encompassing
our values and what we
believe in

[B Learn more on
page 97

We are g smal highly focused and motivated
team. Our real estate knowledge and the
relaticnships we build with occupiers set us
apart and make us a partner of cheice.

We nurture open and collaborative
communications with all stakeholders
and believe ina 'can do” aftitude and
will abways aim fo do the nght thing.

Lc;nrnr:loinMeiric Property E’Ic;

Avccirey Fepwort aral Ao




How the Board monitors culture

We strive to operate in an open, honest and
respectful manner, listening and engaging
with stakeholders and acting with integrity to
deliver our strategic objectives. We believe
ina '‘can do' attitude. doing the right thing
for the long term, through empowerment,
inclusion, cpenness and teamwork.

The Board believes that this culture drives
the right behaviours and is therefore key

to ourlong term success. If recognises the
importance of monitoring the alignment of
culture to our strategy and ultimately cur
purpose in order to highlight and address
any instances of misalignment.

The Chair s responsible for setting the tone
from the top and fostering the culture and
values of the Board and wider arganisction,
when hosfing Board meetings. he facilitates a
collaborative atmosphere in which all Directors
are able to voice their opinions and confribute
to the debate and no one individual
dominates. The ability for Board members

to speck freely in a supportive environment

is cruciat for effective decision-making.

This culture and thinking permeates
throughout the organisaticn through the
close interaction of the Executive Directors
and Senicr Leadership Team in day to
day activities, whe lead by example and
demonsirate the behaviour that underpin
our culture.

we firmly befieve that our culture is o key
strength and has enabled us to perform
exceptionally well in these challenging times,
and we are proud of our high staff retention
rates and contented workforce.

If the Board is concerned that policy, practices
or behaviour are net in ine with the Company
purpose, vatues or strategy it wil seek
assurance from the Senior Leadership Team
that it has taken comrective action. Thete were
ne concerns raised in this regard in the year,

Throughout the disruption caused by the
Covid-1%9 pandemic, staff have been
encouraged and supported by a dedicated
Senicr Leadership Team. who have fostered
an inclusive working environment throygh
virtual team meetings to ensure that
employees stayed connected and informed.
This inclusive and cohesive culture was
reinforced by regular updates to all staff from
the Chief Executive on tfransactions and
operational mahers including any proposed
changes to working amangements.

1-87
Strateqic report

Qur size, being only 35 employees and
the regularity of Board interaction with
employees, faclitates the monitoring of
culture, which we do in a number of ways
as toliows:

— Inclusion of culture and valve-led
questions within employee surveys

- Regular reporting and feedback from
the Executive Directors and designated
workforce NED following staff surveys,
highlighting what we do well and where
improvements can be made

— Regular foce to face engagement
with employees through the annual
designated workforce NED meeting.
attendance at Board and Commitiee
meelings and at Beard site visits

- Involverment of stafl in the induction
and fraining sessions for new Board
members which this year will follow the
appointment of Alistair Elliott as o new
Non Executive Director

- Feedback from other stakeholder
engagement programmes including
our annual occupier survey and bi-
annual investor survey, which helps the
Board to assess our interactions with
third parties

- Monitering of staff turnover rates.
whistieblowing and health and
safety incidents

Staff wellbeing and engagement has
been a top pricrity. Going forward. we will
lock to learn from the changes made to
our business operations as a result of the
Covid-19 pandemic. including the ability
to successfully work remaotely, as aresult of
improvements t¢ the [T infrastructure and

widespread use of vitual meeting platforms.
Qur fifth all employee survey was completed

by 24% of staff in February. The feedback

continued to be very positive, as discussed in

detail on page é61. Key themes arising were
the importance of flexible working and stoff
training and development,

The responses were discussed by the
Strategy Director with Andrew Livingston as
designatec workforce NED, who relayed
the results of the survey. along with non
atfributable feedback from his annual staff
meeting. to the Board at their next meeting.

88-154
Governance

155-208
Financial statements
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Andrew Livingston has continued his work
as designated workforce NED and this year
hosted an in person and off site meeting
for a smal group of employees fiom across
the business functions, providing a forum for
staff to share their views, raise any concerns
and improve links between employees
and the Board, This was also attended by
the Remuneration Committee Chair who
welcomed guestions and explained how
executive pay was determined.

In response to the feedback received
frarm the staff survey and the
designated workforce NED's meeting
of employees, the Board will focus

on the following key action points in
order to drive the right behaviour and
support the wellbeing of employees:

— Provide training and developmen?
opportunities for staff, both
professionally and personaily

— Retain aflexicle arrangement
where it is good for the business

- Keep working arrangements
under review including hybrid/
flexible working patterns to best
accommodate team working and
collaboration alongside flexibility

Further details of employee
engagement and the work of the
designated workforce NED can be
found in this Governance report on
pages 106 to 108, the Strategic report
on page 24 and in the Responsible
Business and ESG review on

pages 6010 61,

2022 staff
survey

100%

enjoy working at
London Metric

Staff
turnover

6%

since merger
in2013

LondonMetric Property Plc
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Our activities

How the Board spent its time in 2022

Strategy and
opergatiens

Finance
and risk

The
Boord Gavernance.
leadership &

regulatory

Other
stakeholders

People ang
operations

Qur strategic priorities
>

Strategy and operations Governance,
ar P leadership & regulatory

- Approved dppointment of Alistair Ellioft

@unce and risk

Review of strategy at each meeting and
the need for any change as a result of
investor feedback, occupier sentiment
and market conditions including the
pandemic, post-lockdown recovery and
war in Ukraine

Approved capital allocation for property
acquisitions and disposals in excess

of £10 milion including the corporate
acguisition of the Savills UK Income

and Growth Fund comprising 15 assets
for £122 million, the acguisifion of the
THG mega distribution warehouse

in Warrington for £27 million and the
disposal of our mega distribution
warehouse in Thrapston let to Primark for
£102 million

Approved forward funded development
commitment in Huntingdon for £53 million
and pre-lef fo AM Fresh, and the second
phase of cur pre-let develecpment

in Weymouth

Approved the full year and half
year results, the Annual Report ond
Viability Statement

Scrutinised the interim and annual
property valuations

Annual review of the internal

control framework, risk register and
mitigation strategies

Approved £175 million equity placing
Approved £930 million private placement
and unsecured credit facilities

o £nhance ossef value

Q’eople and operalions

®

00

as a new Non Executive Director

Reviewed succession planning for Non
Execufive Directors and are cppointing
an exfernal agency to commence

a transparent and open search

for replacements

Reviewed the results of the internal Board
and Committee performance evaluation

Considered new TCFD disclosure
requirement and climate risk assessment

Adopted the use of Sharepoint for Board
papers fo improve security of information

®

considering the results of the fifth annual
staff survey

- Conlinued fo monitor culture by

Andrew Livingston continued proachive
engagement as designated workforce
Non Executive Director by hosting an

in person meeting for a small group

of employees. Also attended by the
Remuneration Cemmittee Chair to
welcome questions and explain the
components and determination of
executive pay

Regular all staff updates were provided
by the Chief Executive on transactions,
results and aperations

Considered workforce remuneration
policies and packages and alignment fo
Executive Directors

Greater involvement of the management
team below the Board in Committee
meetings, increasing inferaction

with the Non Executive team and
progressing development

Improved cyber security with the
implementation of addittonal measures
and tested resilience through penefration

° Generate rehable
repetitive and
growing INcome

@ ~ign portioiio 1o

macro trencs

@ Fartner of choice

randiset festing and an all employee cyber

awareness workshop

and cash flow

@ morove qucity
and systanability
of our ogsets

@ rocusonlong-let
property with
renmal growth

O use the team's
expertise to make e Deliver strong cash
informed decisions flows and aitractive

total returns

lendonMetric Property Pl Annual Report and Accounts 2022
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(ther stakeholders

L 1)

Considered feedback from Executive
Directors following sharehclder meetings,
roadshows and results presentations

In addition to the work of the Beard noted
on pages ¥8 and 99, regular matters are
discussed af each meeting including:

- Property market trends focusing on

logistics and long income sectors, as well
as the economic and political backdrop

including the Covid-19 pandemic and

Key focus in 2023

— Continue work on succession
planning and Non Executive
Director recruitment

- Continued focus on ESG journey
- Continue to develop talent below

— Executive Directors met with ¢.250

equity investors war in Ukraine the Board and increase interaction

Quarterly performance against budgets with the Board

and anelyst consensus - Promete diversity at all levels

Rolling three year financial forecasts, throughout the organisation
and equity placing liquidity and banking covenants and be mindful of Parker

- Received a presentation from members Risk dashboard and emerging risks Review recommendation
of the Senior Leadership Team on the ~ Guarterly dividend, scrip and PID — Audit tender for 2024 yearend
Company's E5G framework, ambitions, and the continued application of the - Remuneration Policy review for
initiatives and pathway in response to dividend policy approval at 2023 AGM
increased investor focus

- Considered feedback from investor and
oCCupiern surveys

- Held virtualt and in person presentations
and calls with existing and new lenders
in connection with the new debt facilities

- Interncl Board and Commiftee
performance evaluation

- Reviewed and approved $172 Statement
and Directors’ duty to stakeholders

Board attendance during the year

Date Tenure
Member appointed {years)® Independent Board?
Chair
Patrick Vaughan 13/1/2010 12 n/a 4 (6)
Executive Direclors
Andrew Jones 25/1/2013 9 No 6 (6)
Martin McGann 13/1/2010 12 No 6 (&)
Non Execulive Directors
Suzanne Avery 22/3/2018 4 Yes & (6]
Jomes Dean?® R4T/2000 12 Yes 6 (6)
Robert Fowlds 3209 3 Yes 4(6)
Andrew Livingston 31/5/2016 é Yes 4 (6)
Kitty Patmore 28/1/2021 1 Yes 6 (6)
Rosalyn Witon 25/3/2014 8 Yes 6 (6)
Percentage independent’ 757

Based on Board members as at 31 March 2022

Brackeled numbers iIndicate the number of meetings the member was ehgible to aftend

Tenure is measured from the date of appointment te the LondonMetne Board and as at 31 March 2022. rounded fo the neares! whole year
Aithough having served lor 12 years, the Board continues to value James's in-depth property experfise and sound judgement and believes
he acts in an independent manner at all imes

P
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Our stakeholders and
the Board's engagement

In order to generate long ferm sustainable returns,
we need to understand lhe views and fake account
of what is important to our key stakeholders. We do
this through proactive engagement and by nurturing
the relationships we have built with them.

We set out on pages 24 to 25 of the Strategic report how the executive team has engaged with our stakeholders,
setting oyt the methods used, the feedback gathered and any resulting actions. We set cut below how the Board
considered the interests of stakeholders and the information it received through engagement when making decisions
in the year. When making decisions, the Board considered each of its duties under §172 as listed on page 104,

Our people

A small talented, committed
and diverse team of individuals.

What is important to them

Flexibility, wellbeing and safety
Progression and career development
Reward and recognition

Why they are important to us
Delivery of strategy

Key fo long term success

Responsibility towards

i

i

|

|

|

|

I Image removed ~ theirwellbeing, safety
| . and development
|
|
|

Fairness and equality

Board engagement and oversight

The Covid-19 pandemic caused understandable
I concerns over safety when retuning to the office.

Direct feedbock to the Board through the close
involvement of the Executive Directors and
information received from the Senior Leadership
Team, and the designated workforce NED
following his annual staff meeting.

Results of fifth employee survey were discussed
with the designated workforce NED who fed
back to the Beard.

Attendonce by stoff below Board ot meetings
and accompanying property tours facilitates
interaction and engagement.

Staff pay awards reviewed by the
Remuneration Committee,

Board’s response and impact on decisicns

More stringent rules were applied to close
Covid contacts than the government
guidance tc protect staff.

A careful return to the office when reshictions
were lifted, with minimail external visitors and
most meetings held remotely over Microsoft
teams. Hybrid working enabled staff to
balance home needs and remain safe.

Results of employee survey and designated
NED stafl meeting led to focus on flexibility of
working arrangements alongside the benefits
of team collaboration.

Clear communication and regular email
updates to all staff by the Chief Executive.

Significant staff participation in the 2022
LTIP approved.

Qutcomes

6% staff turnover since
merger in 2013

100% of staff feel proud
to work for the Company

Employee survey
results page 61

60% employee
participation in 2022
LTIP page 140

‘:E Reod mare on Employee
engagemenis on
page 10§
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Our occupiers

The customers we provide
reql estate solutions to.
Why they are importantto us

Drivers of income
and capital growth

Lie af the heart of
our business purpose

Image removed

What is imporiant to them
Fit for purpose real estate

Acceptable lease terms

Well designed and
sustainable buildings

|
1 Good tenant/landiord relationship

Board engagement and oversight

Proactive engagement by asset managers
identified tenants experiencing financial
difficulty through the pandemic and sought
solutions at an early stage. Chief Executive

involved in all decisions.

reports and feeds back to the Board.,

to Audit Committee.

to engage with customers.

Chief Executive recsaives weekly rent collection

Results of the annual occupier survey presented

Site visits provide an ppportunity for the Board

Board's response and impact on decisions

Chief Executive involvement facilitated quick
decision-making to grant concessions or
deferral solutions for tenants with compensating
asset management initiatives, protecting the
Group'sincome.

Occupier survey results help guide longer
term planning.

progressing NZIC and mitigating energy ¢osts.

Property visit 1o the Bedford development site
attended by Roben Fowdds and Suzanne Avery.

We have worked with occupiers to add solar PV,

QOutcomes
98.7% portfolic occupancy

8.5/10.0 landlord
recemmendation score

Gecupier survey results
page 59

99.5% of rent collected
in the year

[B Read mare on
page 59

Our contractors and suppliers

The businesses we work with,

Image removed

Why they are important to us

i Being a small team we are
dependent on a diverse

What is important fo them

Fair payment terms
and prompt settlement

group of key suppliers
including professional advisors

Good, effective and
stable working relationship

and contractors

Long term partnership

i Board engagement and oversight

aftend Committee meetings.

Continved to advocate the Prompt

development standards.

' The Board or its Committees receive reguiar

\ presentations and reports from its advisors

' including external auditors, valuers and
remuneration consultants, who also regulary

Payment Code and promcte responsible

Board's response and impact on decisions
Received a Corporate Governance
vpdate from Deloitte. Presentations keep
the Board up to date on market trends and
regulatory requirements.

Received feedback from PwC on Executive
Director peer group pay comparatives fo
assist with setting remuneration.

Considered Deloitte partner rotation and
appeointment of new Engagement Partner.

QOuicomes

Average payment
term of 14 days

100% compliance with
Responsible Development
checklist by contractors
page 62

I:E—) Read more on
page 62

LondonMetric Property Plc
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Our stakeholders and
the Board's engagement

Qur investors

Shareholders, debt providers
and jeint venture partners.

]

\
Image removed 1
|
[
\
|
|
|
|

Why they are important fo us
Continued investment
Continued financial support

What is imporiant fo them

Financial performance
and progression

Future copital requirements

Well covered dividend/interest

Clear strategy, execution
and reporting

ESG targets and progression

Beard engagement and oversight
The pandemic led ta understandable

investor uncertainty over rent collection and
dividend payments.

The Board received byriefing papers and ¢
presentation from brokers on the proposed
equity placing and discussed the inclusion
of PrimaryBid to facilitate participation by

I retail shareholders following feedback from
| shareholders after previous equity raises.

Comprehensive investor relations programme
undertaken by the Executive Directors and
reported to the Board at all meetings, with
€.250 equity investor meetings in the year,
both virtually and in person. Investor tours
arranged where possible.

Virlual AGM in 2021 gave shareholders the
cpportunity to submit questions.

The Board received an update from
the Finance Director on the new private
placement debt and unsecured credit
' facilities and considered the capital

. funding aliocation.

Board's response and impact on decisions
Significant shareholder cantact throughout
the pandemic providing additional frading
and rent collection updates.

Successiul and oversubscribed £175 million
equity placing in November 2021,
Approved PrimaryBid parficipation in eguity
placing to increase retail shareholding,
which represented 2% of the shares issued.

Focus on ESG folowing feedback from

investor meetings with a dedicated meeting

of the Audiit Committee. attended by all
Board members, to discuss our ESG journey
and inifiatives.

Approved a new £380 million private

placement which incorporated a £50 milion
franche subject to a green use of proceeds

framework, two revolving credit facilities
totalling £400 milion which incorporated a
green framework and a £150 million short
term unsecured credit faciity which was
drawn immediately as discussed

in detailin the Financial review on page 42,

Qutcomes
£175 million eguity raise

£930 million debt
facilities completed

4.9% dividend progression

PrimaryBid participation
in equity raise

Investor site visit to Brent
Cross. London as discussed
onpage 63

IE Read more on
Sharehalder engagement
on page 109

LondonMelric Property Plc
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Qur communities

The local interests with which we work
including businesses, residents and authorities.

Why they are important to us

Supporting the communities
within which we work underpins
our responsible approach o
doing business and delivering
our strategy

What is important to them
Environmental impact

Disruption to daily lives
ond business operations

Employment opportunities

Image removed

B —

rBourd engagement and oversight

Particular focus on ESG this year resulted in
a separate meeting of the Audit Committee
that was dedicated to a presentation by
wo members of the Senior Leadership Team
on the Company's ESG journey, providing a
forum for discussion and debate and raised
awareness of ESG matters at Board level.

ESG working group which included the
Finance Director met several times curing
the year.

The working group supports charitable
donations and organisations local to assetfs
alengside support for staff fundraising.

Relationships with planning authorities are

key for the delivery of our asset management
and development plans. Engagement

and updates on planning and community
consultations are reported at Board Meetings.

Investment acquisition summary briefing
papers contain ESG credentiais including
EPC ratings and BREEAM certification.

Board's response and impact on decisions

ESG actions following dedicated meeting

arising included:

- Tracking of indices used by investors
to assess ESG performance

- Embedding data capture obligations
inte leases geing forward where passible

~ Considering whether ESG quantifiaile
megsures could be incorporated inte
persenal objectives

Completed final phases of development
at Bedford and Tyseley, certified BREEAM
Excellentin the year.

Approved the acquisition of a pre-let
development opportunity for £53.4 milion
which will be certified BREEAM Very Good.

Formalised carbon offset strategy and
undertock a climate risk assessment in the
year to support TCFD disciosure.

New electric company car lecsing scheme
for employees approved by the Board

and established, benefiting employees
and the environment.

Qutcomes

£66.766 charitable
danations

Portfclio EPC rating of A-C
increased to 85%

29% of portfolio certified
BREEAM Very Good

or Excellent

- Read more on
page &4

=, Read more on engaging with stakeholders on pages 24 to 25 of the Sirategic report and throughout the Responsible Business and ESG
review ONn pages 58 to é4. Further detail on engagement with employees and shareholders can be found on pages 106 1o 111 of this

Governance report.

LondonMetric Property Ple
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Companies Act 2006
Section 172 Statement

We are supportive of the emphasis the
Code places on stakeholders and our duty
under Sectlion 172 of the Compaonies Act
2006 to act in good faith, and in a way
that wouid be most lkely te promnte the
success of the Company for the benefit of
its members as g whole, having regard to:

— The likely consequences of decisions
inthelong term;

—~ The inferests of 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; and

- The need to act fairly as between
members of the Company.

Identifying the relevant issues
and stakeholders

Throughout this report we set out cur key
stakeholders as our people. our oceupiers,
our investars, our confractors and suppliers,
and our communities. Theirimportance to
our business strategy and leng term success
is described on pages 100 to 103.

We believe that in order to generate
value and long term sustainable returns
we need o understand the views and
take account of what is important to our
key stakeholders, through building and
nurturing the relationships we have with
them. We do this through effective and
oroactive engagement.

Methods used by the Board to perform
their $172 duties

Methods used by the Board to perform
their §172 duties include the following:

- Oversight of the Company's purpose,
values, strategy and alignment
with culture;

- Censideration of the Group's principal
risks and mitigation strategies;

- s annual review of slrategy and
long-term sustainable success;

- Direct and indirect stakehclder
engagement. and

- ESG oversight and dediccted focus
this year by the Audit Committee.

Methods of engagement

Engagement with stakeholders is both at
Board level, principally with empioyees
and shareholders, and through dedicated
management teams who keep the Board
fully apprised of material issues through
regular reports and briefing papers.

Methods of engagement include one to one
meetings and roadshows, which throughout
the pandemic have continued uninterupted

through the use of virtual platforms, regular
lioison, formal employee appraisals and
customer, investor and employee surveys.

On pages 24 to 25 of the Strategic report,

we outline the ways the executive team has

engaged with cur stakehglder groups this
year regarding day to day operctions, the
feedback recelved and the outcomes and
actions arising. On pages 100 to 103, we set
ouf the Board's engagement and oversight
and the impact this has had on scme of
the decisions they have made.

Impact on decisicns made in the year
We have continved to embed stakeholder

interests into our culture and business model,
and nurture the strong relationships we have

built with tenants and suppliers to provide
warkable solutions. All significant Board
decisions proposed must demonstrate
fhat the impact to stakeholders has
been duly considered.

Board and Committee minutes record
the consideration of stakeholders in the
decision making process where relevant,
and an explanation of Directors’ duties
under 5172 is provided on induction for
all newly cppointed Directors.

Some examples of how the Board has
considered and responded to stakeholder
needs this year are set out on pages

100 to 103 and key decisions made

are summarised below:

1. £175 million equity placing for
investrnent opportunities approved
and the appointment of PrimaryBid
to faciitate participation by retail
shareholders, following feedback
received from investors following
previous equity raises.

2. £122 million corporate acquisition
of the Savills UK income and Growth
Fund, comprising 15 predominantly
logistics assets, creating long term
value and growth for shareholders
in our preferred sectors.

THG mega distribution warehouse
acquisition in Warrington for £97 milion
approved, replacing income lost
through sales with u newer, more
modern and well located asset.

Disposal of a mega distribution
warehouse in Thrapston let to

Primark for £102 million approved,
demonstrating our commitment

to recycle capital cut of mature
assets to provide funding for future
investments and developments and
deliver further value for shareholders.

£780 miliion debt refinancing

cpproved which lengthened debt
maturity, increased hedging. diversified
our fending bose and reduced future
refinancing risk. whilst incorporating

a green framework.

Acquisition of a pre-let deveiopment
opportunity for £53.4 milion approved,
whichis expected to be certified
BREEAM Very Good.

Completed the final phases of aur
developments at Bedford and Tyseley
in the year, both certified as BREEAM
Excellent. Environmental considerations
at Bedford included solar PV and EV
charging point installoticns, alongside
community considerations including
the creation of permanent local jobs
and charity initiatives.

Continued to provide assistance to
customers most affected by Covid-19
disruption, including permitting monthly
nayment plans, short term deferral
arrangements and rent concessions in
return for asset management initiatives,

New electric company carleasing
scheme for employees approved,
benefiting employees and

the environment.

10, Responsible development of 51.000 sq ft

at Weymouth incorporating a number
of ecological initiatives and biodiversity
enhancement works.

Conclusion

After due consideration, we believe
that the Board has taken into
account the views, interests and
impact on key stakeholdersin ifs
decisions made during the year.

LondonMetric Property Ple
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- Learn mare about - - T

[E) Learr more akout
our development
at Bedford Link
on page 37

our development

i in Huntingdon

' pre-let to AM Fresh
on page 41

Image removed Image removed

Further reading on our approach to $172 and stakehelder engagement can be found as follows:

$172 consideration Disclosuse

The likely consequence of decisions - Chief Executive's review [ 3 Learn more on page 15
in the long term

— Promoting long term success [ I3 Learn more on page 110

- STI’O?SQ\'C prioriries and &ong term strategy [E—) Learn more on page 14

- Focus on strategy [ 13 Leamnmore on page 111
Interests of its emplayees - Qur people D} Learn more on page &0

- Employee engagement DE) Learn more on page 106
The Company's relationships with suppliers, - Engaging with sfakeholders [ T3 Learn more on page 24
customers and the environment

- Qur stakehclders and the [ T3 wearn more on pege 100

Board's engagement
D} Learn rmore on page 58

- Socidl considerations

Impact of the Company's operations - Environmental considerations [:E Learn more on page 52
on the community and the environment -

- Communities [E) Learn more on page 64

- TCFD Recommendation and Alignment I:B Learn more on page 66
The Company’s reputation and maintaining - How the Board monitors culture [E Learn more on page 97
high standards of bysiness conduct

—~ GRESB & FTSE4Good D:% Learn more on page 51
The need to act fairlly between members - Shareholder engagement DE) Learn more on page 109

of the Company
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Employee engagement

We are a small team of just 35 talented and
dedicated individuals who work closely fogether
alongside the Executive Directors in day to

day activities. Our continual low staff turnover
rates are testament to an extremely loyal and

happy workforce.

As a small team, there is significant
interaction and visibility between the Board
and employees. More formally, the Board
has engaged with employees during the
vear through the following methods:

- Andrew Livingstan continued in his rele
as designated workforce Non Executive
Director as described in detail on page
108. This is one of the three specific
employee engagement methods
referred ta in the Code.

- Remunerction Commitiee oversight
of workforce remuneration ond
engagement by Chair with staff as
detciled on page 140.

- Through the annual staff survey as
described in detail on page 61,

- Through the induction of new Board
members, which this year will include
Alistair Elliott as reported in the
Nomination Committee report on
page 119.

- Though joining property visits and investor
presentations that other staff members
are attending. Unfortunately, due to the
pandemic, only one property tour was
arranged during the year. where Suzanne
Avery and Robert Fowlds accompanied
staff to the development site in Bedford.
These visits are an opportunity for the
Board to meet staff and also occcupiers
and to discuss property and other matters
in aninformal setting.

— The Executive Directers encourage their
teams o present at and join Board end
Committee meelings. During the year,
the Committees heard from employees
including the Strategy Director, the

Head of investor Relations and
Sustaingbility and the Head of Finance on
strategy. the ESG journey, cyber security
and the occupier survey. In addition, the
Investment and Asset Directors provided
valuable fransactional updates at

Board meetings.

Annual one to one staff appraisats
undertaken by the Executive Directors
and Senior Leadership Team members
provided an opportunity for staff to
freely discuss coreer opportunities ond
progressicn, fraining and development
and wellbeing.

Companywide presentation of half
year and annual results to all staff,

Regular email updates to all staff from
the Chief Executive.

Image removed

L

How we
engage with our

employees

LendonMetric Property Plc
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Pandemic support
and employee wellbeing

Whilst restrictions were in place due to the
Covid-19 pandemic, we remainad fully
operafional albeit remotely, assisted by
improvements to the T infrastructure and
virtual meeting platforms.

we infroduced g gradual retum to the office
as soon as restrictions were eased, initially on
a completely voluntary basis, prioritising the
safety and wellbeing of staff with enforced
lateral low testing. Cur two offices are now
fully open and staff have enjoyed returning
to a more social working environment

that faciitates better sharing of ideas and
supports cur creative and collaborative
culture. We firmly believe that the sum of
the whole is greater than the sum of the
individual parts and the office environment
is an incredible source of inspiration, where
we are betler able to exchange ideas

and thrive. However, we ccknowledge the
tremendous success and effectiveness of
home working and the benefits of flexible
working practices and will continue hybrid
arangements for some roles and siteations.

Buring our periods of remote warking, virtual
meetings of the various leadership teams
increased in frequency. ensuring the whoie
office stayed conrected and felf included,
reinforcing our cohesive working culture.
The Chief Executive continved to send
regular email updates to all staff throughout
the year, helping to keep everyone abreast
of business developments and fransactions
and informed about proposed Changes to
waorking arangements.

Employee engagement survey

We undertook our fifth annual employee
satisfaction survey in February this year.

The feedback continued to be very positive
with alt employees enjoying and feeling
proud to work for LondonMetric. Siaff have
conrfidence in the decisions made by

the Senior Leadership Team and remain
highly supportive of the Group's strategy.
This year there was more focus on working
arrangements ond the benefits of flexibility.

As in previous years, the survey covered
three key areas:

— The Company

- The working environment

- The indwidual

1-87 88-154
Governance
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Image removed
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All employees enjoyed working for the
Company and 3% have confidencein
the decisions made by senicr management.

This year the survey focused on flexible
working arangements as cpposed to
home working and 83% of staff agreed

that systerns and processes were working
effectively. The office continues to be

seen as a desirable place to work with the
office environment, receiving 83% positive
feedback, although all respondents valued
flexible working.

The main areas identified for further
monitoring and improvement were flexible
working arangements and staff training
and development.

Andrew Livingston, the designated workforce
Non Executive Director, reviewed the results
with the Strategy Director and, following his
annual meeting with staff, fed back to the
Board, The Board acknowledged that home
working can be productive and benefit the
business, but also noted the importance

of collaboration and the strength of
teamwork, As a result, it decided o retain

a flexible arangement where it is good for
the business.

In addition, the Board agreed to further
promete haining and learning over the
coming year.

Further details on employee wellbeing.
engagement and the annual staff survey
can be found on pages 60 fo 61,

155-208
Financial statements
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2022 staff survey

100%

enjoy and are proud to work
at LondanMetric

100%

value flexible working

947%

staff engagement in the survey

93%

have confidence in the decisions
made by senior management

90%

feelinformed on business activity
relevant fo their job

83%

of staff agreed that systems and
processes were working effectively

83%

positive feedback on
the office environment

LondonMetric Property Plc
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Employee engagement

The work of the designated
workforce Non Executive Director

Andrew Livingstoen was appointed as designated workforce How does the designated workforce
Non Executive Director by the Board in 2019. NED consull with the wider workforce?
.- - - _ _— — Consulis directiy with members

of the Senior Leadership Team

Holds own meetings with small
diverse group of employees

Reviews results of staff surveys
Staff licison ot Board and
Committee meetings
Attends site visits alongside
staft members

His role was set out by the Board
to inctude the following:

Attend all staff presentations ana other
events to give staff the opportunity to
get to know and liaise with him

Monitor the results of employee
engagement surveys and any
actions arising

Feedback to the Board at meetings
any staff concerns and the resuits
of surveys and other liaison at

least annually

Image removed

Andrew Livingston
Appointed as designated workforce
Non Executive Director in 2019

As Chief Executive of Howden Joinery included in previous years, to allow As a result of this feedback and
Group Plc. Andrew has experience of more staff to share their views. This year, subsequent discussion, alongside the
managing and motivating a large feam the Remuneration Committee Chair results of the annual staff survey which
of employees and so was well placed for  attended the meeting to welcome any Andrew also fed back, the Board will
the role. His work ensures that the Beard questions from staff on executive pay. focus on the following action points to

drive the right behaviour and support
the wellbeing of employees:

has access 10 the views of the workforce,
regardless of their role or position,
and provides meaningful information

The meeting was an opportunity for
people to speck freely and cpenly

and ask about topics discussed in the Provide training and development
hat y o
tha f:cn.be vsed by 1h,e B.oord when Beardroom and share their day to day opportunities for staff, both
considering the potential impact of key ) . o .
L working experiences. Topics discussed professionally and personally
decisions on employees. " tof fi
) included the return to the office and Retain a flexible working arrangement
Each year since his appointment, prefered warking arrangements, where it is good for the business
Andrew has hosted an informal session the benefits of flexibility. training and K " 1 -
for a select group of employees which development opportunities, the e?:) wor. mgrort;on?emenr;m daot
last yeor was held vitually. This year, appraisal process and fhe benefits T“” er revfw o §S ?IC%O ﬂgn cie
he held anin person and off site of teamwaork. eam working and collabera

meeting with o cross section of eight alongside flexibility

employees from across all disciplines
of the Company that he had not

Non atfributable feedback was relayed
to the Board at its next meeting,.

LondonMetric Property Plc Annual Report and Accounts 2022
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Shareholder engagement

Understanding the views of investors
continues o be a top priority for the
Board and vital to the Company's
strategic direction and success.

The Company’s principal representatives
confinue to be the Chief Executive and
Finance Director who, diong with the Head
of Investor Relations and Sustainabiity,

hold meetings throughout the year and
particulary following results announcements
to communicate the Company's strategy
and performance.

The Senicr Independent Director, Rebert
Fowlds. also aftended six invester meetings
following the year end and half year
results announcements.

We continue to enjoy strong analyst
coverage with 13 brokers, which is
unchanged on the prior year.

Investor meetings

The framework of investor relations is set
around the financial reporting calencar
and at other times outside of half yearly
resuits announcements in response to ad
hoc requests ond investor conferences.

Equity Investors met
by type of Investor

Charf removed

1 Private weclth 57%
2 Specialists 23%
3  Generalists 17%
4 Brokers 3%

155-208
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How we

engage with our
shareholders

Despite the continued impcct of the
pandemic and our imited ability to physically
meet invesiors in the year, we met with ¢.250
UK and overseas shareholders, analysts and
potentialinvestors virtually or in person.

The Executive Directors presented our
annual results via a live video webcast and
Q&A sessions for analysts and refurned fo

an in person presentation folowing the
onnouncement of our half year results.

As part of these meelings, we consulted with
17 investors ahead of our equity placing and
ottended six conferences. A breckdown

by type of investor seen is shown in the

chart opposite,

The Company cenlinues tc place great
importance on and engage with its private
wealth sharehclders, which represented over
half of all shareholders met during the year.

Meetings and roadshows seek to keep
investors informed of the Company's
performance and plans, answer questions
they may have and understand their views.

Specific topics giscussed include the
development and implementation of strategy.
financial and operational performance,
property transactions, the sfrength of our
underlying occuplers and rent collection, our
debt structure and FSG considerations, which
continue to be ot the top of investors’ pricrty lists.

Investor site visits

Tours provide an cpportunity to see our assets,
understand strategy and meet other members
of staff. However once again this year, due to
restrictions imposed by the Covid-19 pandemic,
we did not arange any shareholder property
visits. Post year end, an investor visit to one of
ourrecenily acquired assets near Brent Cross
was attended by 15 investors alongside staff as
discussed on page 63.

LondonMetric Property Pic
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Shareholder engagement

Investor feedback

Investor feedback is provided by the Chief
Executive fo the Board af scheduled meetings,
together with published analyst comments
and reporting o e kargest shareholdings, top
rmovements and analysts' estimates,

Feedbuack received continues to be very
supportive of the Campany's strategy,
performance. management and

future direction.

ESG is a particular focus aftracting lofs of
questions, most commonly on the EPC
rating of assets and the Company's delivery
of environmental improvements across

the portfolio.

Last year, as part of its ongeing shareholder
engagement, the Company conducted its
secend bi-annual BSG survey of investors and
shared its draft Net Zero Carbon framework
in advance of formalising it. The feedback
continued to be very suppartive of our ESG
strategy and achievements.

Public communication

Sharehclders are kept informed of the
Company's progress through resuits
statements and other announcements
released through the London Stock
Exchange. Company announcements
are made available on the website
affording alt shareholders full access to
material information.

The website dlso includes a comprehensive
investor relations section containing all RNS
announcements, share price information,
investor presentations and factsheets, half
year results and Annual Reports available
for downloading.

A lve and on demand webcast of resuts
and o 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 we are required 1o comply with the
European Single Electronic Format [ESEF)
regulations for fling our Annual Report and
tagging our primary statements.

Scrip dividend

We contfinue to offer a scrip dividend
alternative to shareholders, which enables
them to opt for shares rather than cash with
no dealing costs or stamp duty. There is
resolution to renew the scheme for a further
three years in the Notice of AGM on

page 202,

Equity placing

In November 2021, we successfully raised
gross proceeds of £175 million through

an equity placing that was significantly
oversubscribed. A total of 67.3 milion new
ordinary shares were issued at a price of
260.0p per share, representing a discount
of 3.0% to the previous day's closing share
orice. The net proceeds after issue costs of
£170.2 milion were used to acquire income
oroducing assets. For the first time, we
undertook a retail offer through PrimaryBid
to allow private retall investors to participate
directly in the placing.

Annual General Meeting

Shareholders are encouraged to participate
in the Annual General Meeting ('AGM')

of the Company, which provides a forum
for communication with both private and
institutional shareholders alike.

The AGM held last year was convened
with the minimum quorum cf shareholders
present and voting was exercised in
advance by proxy. Shareholders were able
to listen in by conference call faciities and
submit questions.

This year, our AGM will be held at the
Connaught Hotel, Carlos Place, Mayfair,
Londeon, W1K 2AL, for shareholders o
attend in person. The whole Board will be
in attendonce and available to answer
shareholder questions.

Details of the resclutions to be proposed and
voling details can be found in the Notice

of AGM on pages 202 fo 207, Details of

the number of proxy votes for, against and
withheld for each resolution will be disclosed
in the AGM RNS announcement and on

our website.

The Senior Independent Director is available
for shareholders to contact if other channels
of communication with the Company are
not available or appropriate.

Promoting long term success

The Board is collectively responsitle for
the Inngy term success of the Lusiness,
having due regard to the views of its
stakeholders and the envircnment
within which it operates.

Redl estate is aninherently leng
term cyclical business ond the
Bocrd therefore takes a longer
term view when making decisions.
Some examples of this inciude:

- The Group's financial budgets
cover a three year rolling period
and are vpdated monthly and
reported quarterly to the Board;

- One Board meeting each year
focuses on the Group's longer
term strategy:

- The risk register and dashboard
includes consideration of both short
and longer term emerging risks;

- Alongside our strategic priorities
on page 14, we consider cur
longer term strategy and focus
for the next year; and

- Significant corporate acquisitions
and property disposals in the year
which further the Company's long-
term strategy and value creation.

Despite the challenges of the
pandemic over the last two years,
we have continued to deliver
strong financial results and porticlic
metrics. The porffelio has grown

by 39% and looking ahead, the
combination of additional income
from our development programme,
asset management initiatives

anc acquisitions help to support
sustainable earnings and dividends.

Cur shategy. activities and financial
results are set out in the Strategic
report on pages 1 te 87 and our
longer term focus is cieary disclosed
alongside each of our strategic
objectives on poge 14.

Qur long term sustainable growih
is evidenced by the Performance
highlights and Key performance
indicaters on pages 10 and

24 raspectively.
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Ful yvear 2021 resulls
rinct virtual analysts
presentation

- Annual General Meeting Half year results, in po
| of shareholders analysts presentation

I investor roadshow
| R

Investor full year roadshow

1 Private Wealth conference

|
|
L

Quarterly dividend payment

| Quarterly dividend payment

|
. i

£175 million equity placing

Quarterly dividend payment

Private Wealth updates for
regional and London investors

lidela]
and

| Two London based
1 investor conferences

.
| S
| Quarterly dividend payment

Focus on strategy

Throughout the uncertainty and disruption to operations over the last year,

we have kept our strategy and direction under constant review and at
the farefront of our mind. Strategy was discussed at every Board meeting
in the yeor clongside g market update covering longer term themes,
evolving frends and a trading feedback from occupiers. In addition. cne
Board meeting was dedicated to a presentation by the Strategy Director

and subsequent discussion and challenge by e Board. The focus was on

the following:

Image removed

Andrew Smith
Strategy Director

The four key trends that impact
our investment decisions

Technology and contfinued online growth

Stralegic considerations

Sectors that benefit from
structurai trends

Urbanisation with population growth
and on demand lifestyles
Convenience factor, with pandemic
induced lifestyles

Optimal portfolic composition

Income focus and future
growth cppoertunities

Sustainability and wellbeing

Where we are today

Qur strategic calls over the last few years into
logistics and long inceme have played out
well and the pandemic has accelerated
those calls, delivering strong shareholder
returns and reflecling wider macro trends

Where next?

Retain hybrid model of logistics and
long income to deliver income focused
total returns

Remain highly disciplined with an
obsession on owning the right assets
in the right sectars

Remain alert and agilg, retaining
optionality to deliver market leading
shareholder returns

LondonMetric Property Plc
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Division of responsibilities

Leadership framework

Board of Directors

Chair: Patrick Vaughaon The Board establishes and fosters the culture, values of Industries and sectors including preperty, finance,
and ethics of the organisation, and independently banking. capital markets, sk management. sustanability

|
: ; i
The Board is collectively responsible for the long term . |
oversees management's execuhon of strategy andretail Through this diversity, experence and |
i
|
|

success of the business, having due regard o 1he . )
views of its stokeholders ond the environment within within an acceptabile nsk management and internal deep understanding of the business, its cullure and
control framework ifs stakeholders. the Boord delivers sustanacble value

as se* auf in the Sfrafegic report from page 1

Leadership roles & responsibilihes page 113

— —

the Board has provided leadership and direction and The work of the Board both complements and supparts |
worked with management to provide oversight and the work of the Serior Leadership team_The Board EB Readmore on :
challenge to dnve positive outcomes, whilst mantaning 15 made up of a group of falented individuals with Our achwties page 98 |

; . Board biographies pages 92 - 93
effective governonce. wide-ranging commercial experience from arange I
1

Board Committees

| The Board has three Committees of Non Executive Directors to which i has delegated a number of its responsibilities The Committees ensure a strong governance framework
| for decision mak.ng and each operates within defined 1erms of reference wh ch are reviewed annually The Chair of eoch Committee provides a verbal update onthe matters
} discussed ot each meehing to the Board.

e — - .

v o | 1

Audit Committee . Remuneration Commitiee : Nomination Commiltee

Chair: Rosalyn Wilton . Chair: Robert Fow!ds Chair: Patnck Voughan

The Nomination Committee ensures that the Board

|
]

|

The Remuneralion Commitiee determines and }
andils Committees have the nght balance of skills, |
|

|

|

|

|

|

imglements a fairieward structure to incentivise
executive Directors 1o deliver the Graup's strateqic
cbjechves whilst maintaining siability in the

|
i
{
|
|
financial reporhng processes and monitors the !
|
|
I managemen! of ifs iong ferm business.
|
|
|
i
!
1
!
1
!
|
1
1
.

Irtegrity of the firancicl slaterments knowledge and expenence. having due regard io

succession planning and diversity

- Oversees financiol reporting process

- Scruhnises significant .udgements made - Recommends appomtments

by management - Determines and implements Remuneration Policy

- Board composhon and succession

- Setsrarmuneralion packages and incentives tor
Exaculive Directors and certain members of the
Senior Leadershie Team

- Monifars effeciveness of nsk monagement — Conuders skills and diversity

|
|
|
I The audir Commitiee has oversight of the Group's
|
|
1
|
1
1
1
1
!
: systems, internal control and viablily

- Lleads performance evaluaiion

- Evaluates the externadl oudit process
P - Approves annudl bonus and LTIP targets and outcomes

- Overseesreguiatory compliance i
— Huos oversight of workioree remunerahon

arrangements and alignment

EE Read more on page 132

l:l:—} Read more on pages 114

I
|
!
|
|
|
|
|
|
L e _— 1

Management Committees

Senior Leadership Team

Operates under the direction and leadership of the - Sets budgets and monitors operational - Identifies and assesses businass risks ang imolemen's |
Chief Executive to deliver Ihe approved strotegic and ‘nancial performance miigatien strategies I
objectives and manage the day to day running of 1
the business. It s supported by three sub-committees, .
focusing on different areqs of the business. - Manage. approise ond develop staft .
- Employes remuneration and wellbeing '

[Eé Reod more on page 94

- Day to day management of the business - Responsible Business ard ESG workstreams

- Implementation olsrrqfegy
mManages allocahion of capital

Investment Committee Asset Management Committee Finance Committee

Chair: Valentine Beresiorg Chair: hark Stifing Chair: Martin McGonn

1

1

| - Reviews investment and divestment ocpportunities
and allocation of capital

- Reviews value enhancing operabonal actrvhies
and development opportunities

|
|
; — Revews budgets and forecasts, achievement
| of targets, funding requirements and iguidity
I

I
andrecommeands higher value tfransactions
o the Board

1
1
!
1
1
1
- Approves fransachons of tess than £10 milhon |
|
i
|
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Division of responsibilities

Leadership roles and responsibilities

The following table sets out the key roles and responsibilities of Board members.

The responsibilities of the Chair, Chief Executive, Senior Independent Director,

Board and Committees are set out in writing. approved annually and are available
on the Company's website at www londonmetric.com.

Role Responsibilities

Chair — Leads the Board and ensures it operates effectively

Patrick - Sets Board culture. style and tone of discussions to promote
Vaughan boardroom detate and cpenness

Chief Execulive
Andrew Jones

- Promotes Company purpose, values and ethics
— Builds relationships between Executive and Non Executive Directors

- Monitors progress against strategy and performance
of the Chief Executive

- Manages dialogue and communication with shareholders
and key stakeholders and relays views to the Board

- Develops and reccmmends strategy to the Board and is
responsible for its implementation

- Day to doy management of the business operaticns and
personnel assisted by the Senior Leadership Team

Finance Director
Martin McGann

- Supports the Chief Executive in developing ond implementing
strategy and alignment to financial objectives

— Stewardship of financial resources, the ESG agenda and
risk management

Non Executive
Directors
Suzanne Avery
James Dean
Alistair Eliot
Robert Fowlas
Andrew Livingston
Kitty Patmore
Rosalyn Wilton

- Support and constructively challenge the Executive Directors
in determining and implementing strategy

- Bring independent judgement and scrutiny to decisions
recommended by the Executive Directors and approve
decisions reserved for the Board as awhole

- Contribute o 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 financial information and risk
management systems

Senior
Independent
Director
Robert Fowlds

- Acts as a scunding board for the Chairand frusted
intermediary for the other Directors

- Available as a communication channel for shareholders if other
means are not apprepriate

- Leads performance evaluation of Chair

Designated
Workforce NED
Andrew Livingsten

- liaison with employees and atfendance at key employee
and busingss events

- Monitors the results of staff surveys and reports to the Board
- Reviews messages received through the whistleblowing system

Company
Secretory
Jadzia Duznick

- Advises the Board and is responsible to the Chair on corporate
governance matters

- Ensures good flow of information to the Board, its Committees
and senior management

- Promotes compliance with statetory and regulatory
requirements and Board procedures

~ Provides guidance and suppeort to Cirectlors, individually
and collectively

Division of responsibilifies

The roles of Chair and Chief Executive are
separately hekd and their responsibilities
ore defined in writing and approved by
the Board.

There is a clear division of responsiilities
between the Chair, who is responsible

for leading the Board and manitodng its
effectiveness and the Chief Executive, whais
responsivle for the day to day monagement
of the Group and the implementation

ang delivery of the Board's agreed

strategic objectives.

The Chair is respensible for ensuring o
constructive working relationship befween
Executive and Non Executive Directors and
for encourcging and fostering a culture of
boardroom challenge and debate.

He sets the Board agenda and maintains
regular contact with individual Directors
outside of formal Board meetings, which
ensures he is kept abreast of individual views,
any issues ansing and fosters on open and
two way debate about Board, Committee
and individual members’ effectiveness.

During the year, the Chair hosted an offsite
dinner for the Non Executive Directors without
the Executive Directors present fo promote
collaboration, discussion and debate inan
informal setting.

LondonMetric Praperty Plc
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Division of responsibilities

Leadership roles and responsibilities

Board meetings

The Board has a regular schedule of
meetings, timed around the financial
calendar, together with further ad

hae meetings as required 1o deai with
transactional, routine or administrative
matters. The Company Secretary maintains
a roling agenda for the Board and its
Commiftees and, in consultation with the
Chair, she ensures agenda items cover the
schedule of matters reserved for the Board.
comphiance with the Code and other
regulgtory requirements,

All Directors are expected o aftend

all meetings of the Board and of the
Committees on which they serve, and to
devote sufficient time to the Company's
affairs to enable them to fulfl their duties
as Directors.

On the rare occasion that a Director is
unable to attend a meeting. papers will

still be provided in advance and their
comments and apologies for absence
provided to the Board prior 1o the meeting.
The cttendance record of Directors at Board
rmeetings durng the year is reflected in the
table on page 99.

Selected mempbers of the Senior Leadership
Tecm attend Board cnd Commitiee
meetings and present on topics of
relevance, fostering talent development
below the Board and bringing fresh ideas
and wider perspectives to discussions.

This also promates the interaction of Non
Executive Directors with senior managers
throughout the organisation.

This year the Strategy Director, Head of
Investor Relations and Sustainability and
Head of Finance attended Committee
meetings to discuss relevant aperational
topics including strategy. ESG, the occupier
survey and cyber securty.

Nomingtion Audi Remuneration
o _Commiftee Commitiee Commrihegr
Patrick Vaughan ¥ Chair o i
_S_uzo_nne Avery L o oo N Vv
Robert Fowlds _ N v v Chair
Andrew Livingston v - v
Kitty Patmore B B v o
Rosalyn Witon yChar v
Total membership 4 4 4

In addition, the Investment and Asset
Directors provided valuable fransaclional
updates at Board meetings.

Whilst strategy is considered at every Board
meeting encompassing topics such as
market conditions and ouflook, investment
opportunities, capital allocation and
emerging risks, one meeting each year
focuses on strategy 1o ensure it remains
relevant ond adapts to changing economic,
political and envircnmental conditions.

See Focus on strategy onpage 111.

Minutes of all Board and Committee
meetings are circulcted to Directors after
each meeting and are included in the next
Board or Committee pack. A detailed action
list is prepared by the Company Secretary,
folowed up by management and reviewed
al the next meehng.

Non Executive Directors

The Non Executive Directors are a diverse
group with a wide range of business
experience encompassing preperty, finance,
banking, capital markets. risk management,
sustainablity and retail.

They provide a valued role by independently
challenging and scrutinising aspects of
decisions made by the Executive Directors
and menitoring the delivery of the agreed
strategy, adding insight from their varied
commercial backgrounds. Many either
cumently or have previously served on

other listed boards, bringing diferent views
and perspeclives 1o Board operations

and debates.

Each of the Non Executive Directors, other
thon the Chair, is considered by the Board
to be independent from monagement and
has no commercial or other connection
with the Company. Tenure is meagsured from
the date of election to the LondonMetric
Board as in previous periods and the
Board's compaosition throughout the year
met the Code’s requirement that ot least
half of its mermbers, excluding the Chair,
are independent Non Executive Directors.
This bakance ensures that no one individual
or small group of individuals dominates the
Board's decision making.

The Senior Independent Director is Robert
Fowlds. He acts as a sounding boord for

the Chair and an intermediary to the other
Directors and shareholders as required.

He is available to meaet with sharehioiders at
their request to address concerns or, if other
communication channels fail, o rescive
queres raised, Although no such requests
were received from shareholders in the year,
Robert attended six investor calls or meetings
following the announcement of results and
the in person half year results presentation
to investors. Robert aiso held a meeting of
the Non Executive Directors, to appraise

the performance of the Chair as port of the
annual performance evaluation.

Non Executive Directors are encouraged to
communicate directly and openly with the
Executive Directors and Senior Leadership
Team between scheduled Board meetings
to explore and challenge lorge and complex
transactions and as part of each Director’s
confribution to the delivery of strategy.

LondonMetric Property Plc
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This ad hoc communication is supplemented
oy propenty visits wherever possible and
provides further opportunity to mix with other
members of staff.

Due to Covid restrictions this year, only
cne property tour was aronged in April
2021. Robert Fowlds and Suzanne Avery
accompanied the Chief Executive,

Asset Director and hwo managers 1o our
develocpment site in Bedford. This provided
insight into the strong relationship
management has with occupiers and any
issues they may be facing which helps
drive strategy.

Robert clso provided reassurance to the
Board following the investor calls and
meetings he attended. that the feedback
provided by the Executive Directors was
reflective of these meetings and nofed the
support of the shareholders.

Information flow

The Chair, supported by the Company
Secretary. ensures that the Directors receive
clear and tirmely information on all relevant
matters to enable them to discharge their
responsibilities, Comprehensive reports and
briefing papers are circuloted one week
prior to Board andg Committee meetings to
give the Directors sufficient time to consider
their content prior fo the meeting and to
promote an informed boardroom discussion
and debate and to faciitote robust and
informed decision making. The Board papers
contain market, property. financial, risk

and governance updates as wel as other
specific papers relating to agenda items,

Specifiic brefing papers were provided to
the Beard and its Committees on strategy.
the equity placing, debt refinancing,

the ESG agenda. cyber securty and
fenant covenants.

The Board receives other ad hoc papers of
a transactional nature at other times for their
review and approval which are ratified at
the next Board meeting.

1-87
Stretegic report

How we make decisions

To retain control of key decisions and

to ensure there is a clear division of
responsibilities betweaen the running of the
Board and the running of the business,
certain matters are reserved for the Board’s
attention and approval, These include the
approval of strategy, budgets, financial
reports, capital allocation and dividend
policy. In addition, decision making

for acquisitions, disposals and capital
expenditure is celegated according

fo value.

The delegated authority limits throughout
the business are as follows:

88-154
Governance

Board

e H10M+

L1

155-208
Financiol statements

Chief Executive

e T2.0M+

Senior Leadership Team

o £ 30K+

115

Department manager

e HIOK
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Composition, succession and evaluation

Nomination Committee report

Key responsibilities

Board composition, succession D}
and appointment See pages
- Review and evaluate the size, structure N7 -11e
Image removed and composition of the Board and its

Patrick Committees, including the diversity

Vaughan and balance of skills, knowledge

Namination and experience

Committee — Consider succession planning for Directors
Chair

- Lead the pracess for new Board and
Committee appointments anc Board
and Committee membership changes

\
77/

H Diversity EY
Our fOCL45_ this year has been fh.e - Promote the Company’s policy on El;pcges
composition of the Board and ifs diversity at Board level and throughout 120 - 121
performance, and | am pleased the organisafion
to welcome Alistair Elliott as Performance evaluation iE

a Non Executive Director. / / - Lead the Board and Commitiee See pages
performance evaluation exercise 121 - 123

Re-election of Directors D:_;,

~ Assess the time commitment required See page
from Non Executive Directors and 123
consider their annual re-election

Membership and attendance What the Committee did in 2022

The number of Committee members and their attendance during - Considered Board succession and reccmmended
the year was as follows: the appointment of Alistair Elliott as a Non

Executive Director

Dat T Meeti . .
Member appointed (yoony  ahendeg | - Led Ihe infernal Board and Commitiee

Patrick Voughan (Chairl 171172012 9 3(3) performance evaluation
Andrew Livingsion 19/9/2018 4 3(3)
Suzanne Avery 30209 3 3(3)
Robert Fowlds 28172021 1 3(3)

— Commenced the search for an externat agency
to assist with further NED recruitment

- Reviewed its Terms of Reference which are
available on our website

1 Tenure is measured from dale ol appontment to the Commitiee
end as ot 31 March 2022, rounded to the nearest whole year

2 Bracketed numbers indicate the number of meetings the member
was ehgible to attend
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Dear Shareholder,

As Chair of the Nomination Cemmittes,
| am pleased to present our report for the
year to 31 March 202?

Long term succession planning at both
Board and executive level remains o top
criarity for the Committee. Qur work this
year has focused on Non Executive Director
succession planning and Board tenure,
which led to the appointment of Alistair
Efliott as a new Non Executive Director of
the Board,. as announced today.

The Committee dlso led its annual evaluation
of Board and Committee performance,
which this year was undertaken intemally

as described on pages 121 to 123,

The findings concluded thaf the Board and
fts Committees continued to operate to a
high standard and work very well together
and furthermore, no significant matters were
raised. | would lke to thank my fellow Board
members for their honest and valuable input
to this exercise.

Locking forward. cur focus will be on Non
Executive Directar recruitrment, as Jlames
Dean and | have now served for 12 years
on your Board and Ros Wilton approaches
the: ninth anniversary of her appointment.
The search process is underway and we wili
conlinue to promote diversity in its widest
sense, nof imited to gender, as we search
for suitably experienced replacements.

Role of the Committee

Our role is to ensure the Boord and its
Committees continue to be well eguipped
with the right balance of skills. experence
and knowledge to independently camry out
thelir duties and wrovide strong and effective
leadership to drive the future success of

the Company.

We lead the succession planning process
and ensure that it is properly pkanned
and managed to maintain stakility in the
leadership team and mitigate against
business disruption,

1-87 88-154
Governance

Strategic report

Board compasition, succession
and talent development

The Committee discusses Board and
Committee compuwsilion, size and sructure
at each meefing and monitors the tenure
of Directors to ensure it adequately plans
inadvance of retrement and facilitates
an orderly succession,

The table on page 116 provides an overview
of the compaosition of the Board’s three
Committees as at 31 March 2022.

Information on the Board's diversity is
on page 118 and biographies are on
pages 9210 93.

Qur work on succession planning has
conlinued this year and | am very plecsed
to announce and welcome Alistair Ellioft to
the Board post year end as a Non Executive
Director. As former Senior Partner and Group
Chair of Knight Frank, Alistair brings a nearly
unique mix of both property and leadership
skills and the right personal qualities to
complement and enhance the existing

skill set of the Board.

This appointment supports our lenger ferm
succession planning for the Board, which
includes myself as your Chair, and my
coileague James Dean, bath of us having
now served for 12 years as Board members.
Both James and | will continue as Non
Executive Directors in the short term fo

help ensure an ordery fransition.

In addition we wil require a suitable
replacement for Rosalyn Wilton, our
Audit Committee Chair, whose tenure
is approaching rine years.

we are appointing an external agency
to help with our search and will report on
the results of this in due course.

TRR-20A
Financial statements
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we are mindful of Provision 10 of the
Corporate Governance Code relating

to tenure and independence as James
Dear hus served on the Board for over ten
years. However, the Committee and Board
continues to believe that James acts in an
independent manner at alt fimes ond adds
great value tc the Board with his in-depih
property expertise and sound judgement.
We ako acknowledge that as | have served
as Chair for 12 years, the length of my
tenure does not comply with Provision 19
of the Code, as set out in the Slatement

of Compliance on page 88.

The Nomination Committee and Board felt
that the disruption and uncertainty caused
by the Covid-19 pandemic meant that it
was more important than ever to maintain
stability in the leadership team, and therefore
in the best interests of the Company and
shareholders for me to continue in office.
Accordingly, my Contract for Services has
been extended to 31 March 2023 and

my fellow Directors have advised me that
they do not believe my independence.
objectivity and judgement is compromised
by the length of my service.

As we emerge from the pandemic and
learn to live with Covid-19 in our everyday
lives, the search for my successer has
resumed, The pricrity will be to cppoint

the right candidate with the necessary
expertise, character and personal attributes
to complement and lead the team. 1 will
remain in office as long as necessary in
order to faclitate an ordery and planned
succession with minimal business disruption.

from G governance perspective, at

31 March 2022, 75% of the Board excluding
the Chair comprises independent Non
Executive Directors in accordance with
the Code.

LondonMetric Property Flc
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Composition, succession and evaluation

Nomination Committee report

Executive succession planning

The Committee is responsible for Board
succession, including for the Execytive
Directers. The review process includes
considering talent development within

the organisation to create a pipeline to the
Board, as we recognise the need o nurture
our own talent pool and give opportunities
to thase high performing middle managers
to enable them to develop and grow into
more senior roles.

Below the Board, succession planning is
delegated to the Senior Leadership Team
which includes the Executive Directors, to
ensure we retain and recruit suitable future
leaders 1o serve as the next generation

of Birectors and support the Company's
longer term plans.

Although there are no immediate vacancies
and execution of the Company's strateqy

is not dependent on any orne individual, we
recognise the need tc develop our internal
talent and to have contingency plans for
unforeseen absences.

Staff appraisals are underfaken on an
annual basis and provide ¢ forum to discuss
targets, progress and future prospects.
Regular contact with Board members

is encouraged, both in and outside of
meetings, through presentations. property
tours and at other times to discuss specific
issues. Training needs and requests can be
raised and discussed through the annual
appraisal process or at other times with line
managers. The Company has supported one
female member of staff through the RICS
professional gudlification and has agreed
support for another through her Masters in
Real Estate Management, promoting the
Real Estate Balance initiative of developing
a female talent pipeline.

The Group's talent pipeline has been
strengthened this year fhrough o number
of external appointments and internal
promotions including:

- The recruitment of one male and one
female gqualified chartered surveyor
to support the investment team:-

- The internal prometion of a female
trainee surveyor following qualification
to support the investment team; and

- The recruitment of an investment analyst
and qualified accountant as paositions
became vacant,

A balanced Board*

Board composition

Chart removed

1 Chair

2 Independent Non
Executive Directors

3 Executive Directors
Total

Board Tenure

'@ 1%

3

4

1 0O-3vyears
2 3-bvyears
3 69 years
4 10+ years
Tetal

S S

1%
7%

22%
100%

1%
33%
22%
33%
100%

* Based on Board composition as at 31 March 2022
** Some Directors are represented in more than one calegory in ferms of their expenence

Board gender diversity

Chart removed

L i
1 Male [ 67%
2 Female 3 3%

Total ? 100%
Board skills {%%)"
SEEEe—— *"
o——
46*”"3 2%
¥ Property 7 78%
2 Finonce & banking 5 56%
3 Risk management 2 22%
4 Sustainability 2 22%
5 Retail 1 MN%
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Board appointment and induction

Alistair Elfiott
Non Executive Director

Image removed

Appointment process

Committee discussion of candidate
specification and required skil set

Prepare a comprehensive role brief
with input from search agencies
as required

Cansider recommendations through
Board contacts and advisors and/or
search agency

L

Review a shortlist of potential
candidates for initial interviews
with Executive Directors, the
Senior independent Director
and Nomination Committee

Final proposal circulated with CV
for consideration

Committee recommends candidate
to the Board

Induction programme organised
by the Finance Director

Proposed election by shareholders at
the first AGM following appointment

-0 0 O O -

1-87
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Baard appointment

We are responsible for identifying and
recommending candidates to fil Bocrd
vacancies and lead the selecticn
process, ensuring 1t is formal, rigorous
and fransparent,

The usual selection process for new
appoeintments to the Board is set cut
in the fiow chart oppocsite.

We only work with search agencies that
adopt the Voluntary Code of Conduct
for Executive Search firms on gender
and ethnic diversity and best proctice.
Search agencies are chalenged to
produce along list of high quality
candidates from a broad range of
potential sources of talent,

On appcintment, the Company aranges
a talored induction programme to help
new Directors develop an understanding
of the business including its strategy.
portfolio, governance framewaork,
stakeholders, inances, risks and controls.

Alistair was infroduced to the Chair as
having extensive and relevant experience
as Senior Partner and Chair at Knight
Frank. The Chair raised this with his feliow
Board members and following meetings
with the Executive Directors and Senior
Independent Directer it was agreed

that he would join the Board.

185-208
Financial statements
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Board Induction

Key induction events planned for Alistair
include the following:

— One to one meetings with the
Finance Director, Company Secretary
and cther members of the Senior
Leadership Team to discuss:

» the investment portfolio, asset
selection, capital allocahon
and strategy:

« financial forecasting and
reporting processes, banking
and hedging strategy. risks
and internal contrels and
regulatory matters;

« shareholder engagement; and

119

« our £SG targets and journey so far.

papers. minutes and finance reports
— Guidance and informaticn cn annual

1
- Provision of past Board and Committee |
I
\
\

Board timetables, governance
processes, $172 responsibilities and
regulatory procedures including
share dealing

— Meefing with external audit partner

— Property fours

Role requirements for a new Non Executive Director

The Board considered and discussed
the role specification and personal
attributes required of a new Non
Executive Director to replace Rosalyn
wilton. The role reqyuires the ability to
foster open and inclusive discussion
and provide constructive challenge,
as well as contributing to the
formulation of strategy and upholding

best practice corporate governance.
The skills required inciude but are not
limited tc operating at a seniar level,
most likely to be a member of an
Executive Committee past or present.
and ideally in ¢ listed environment.
The Board's diversity is o cruciol
consideration in this appointment.

LendonMetric Froperfy Pic
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Board fraining Gender balance &
Oversight of the fraining needs of individual Hampton Alexander

Group Diversity

Directors is the responsibility of the Chair.
However, Directors are also expected fo Board

Gender

identify and develop their own individual |
training needs. skils ond knowledge and 1
ensure they are cdeguately informed ‘ :
about the Group's strategy, business and ;
responsibilities. They cre encourcged to
attend relevant seminars and conferences Chart removed
and receive technical update material '
from advisors and are offered tfraining

and guldance af the Company's expense.

During the year, information updates were
provided through briefing papers prepared
by senior management and external advisors 1 Male 6 67%
on regulatory and accouniing updotes, the 2 Femdle 3 33%
Corporate Governance Code compliance, Total 9 1007
ESG., cyber security and tenant covenanis.

Senior leadership team

Diversity and inclusion

The Beard recognises the importance of |
diversity and the benefits it brings to the }
organisation in terms of skils and experience,
differing perspectives, fresh ideas and :
constructive challenge to established |
behaviours, which ultimately leads to !
better decision making. I

Chart removed

The Beard strives to operate in a working
environment of equal oppertunity and
promotes a culture of mutual respect

1
2

Chart removed

Male
Female
Total

__Age (years)

and inclusion throughout the organisation. - .. . —

It acknowledges that performonce is. T_o | mde 6 75%
alarge extent, determined by the quality

of recruitment, and the development, 2 Femcle 2 25%
commitment and retention of employees. Total 8 100%
However, it realises that the diversity

of recruitment will be subject to the

avdailabilty of suitable candidates and

vacancies within the organisation, Senior leadership team and direct reports

oW =

Chart removed

20-30
31-40
41-530
51-60
Total

Length of service (years)

The Board sets the tone on diversity and
gives full consideration to achieving a
diverse working environment by applying
the principles of the Company's Diversity
and Inclusion Policy when considering
new appointments. This Policy was
undated in April 2021 and 7s publicly

|

|

|

I

|

‘ Chartremoved
A " 1
available on our welbsite, I

We promote diversity throughout
the workforce and the elimincation of |

discrimingation. Current and potential - — - —

employees are offered the same 1 Male 16 70%
opportunities, including pay, benefits. training 2 ramale 7 0%,
and promeotion, regardless of background, Total 23 100%,
gender, age. religion, disability, nationality,

ethnicity, sexual orientation or maoritai status.

oW N =

Chart removed

0-5
6-10
11-15
16+
Total

51%
49%
100%

12%
20%
34%
34%
100%

3%
40%
20%
3%
100%
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We actively engage with recruiters to
promote o diverse candidate selection and
will ensure that any executive search agency
we engage has signed up fo the Voluntary
Code of Condixt for Executive Search Tirms,
which addresses gender and efthnic diversity.
We expect cur search consultants to ensure,
where possible, a gender-balonced and
ethnic-balanced list of potential condidates,
in line with our intention fo improve diversity
across the business.

The Board acknowiedges the challenges
faced by the real estate sector in improving
gender diversity and continues to support
the Real Estate Balance group, whose
objeclive is fe improve gender diversity Dy
promoting and supporting the development
of a ferale talent pipeline. The Board also
recognises that diversity is not limited to just
gender and supports the Parker Review
reccmmendation that FTSE 250 boards
shovld have at least one 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 appointrments to the Board
and throughout the Company are based

Year 3

[riteere

1-87
Strategic report

on merit and suitabiity for the role, as an
appointment on any other basis would not
be in the best inferests of shareholders or the
Company. We are proud of our low levei

ol slaff turnover which, at 6% an average
over the past nine years, signifies a loyal
and content workforce but recognise that
this also constrains the pace of change.

The charts on page 120 reflect the gender
diversity of the Board, Senior Leadership
Team and across the Company.

There has been an ongoing commitment
to strengthen femcaie representation at
Board level, and we cre pleased that we
have met the Hampton Alexander target
of 33% female representalion on FTSE 350
Boards throughout the year.

Qur Senior Leadership Team manages

the day to day running of the business and
comprises departmental heads from all
key business functions with a diverse range
of skills cind experience. The departure of
Nick Minto in Cctober 2021 provided an
opportunity to redistribute work without
the need to recruit a direct replacement,
which meant that female representation
of the Senior Leadership Team below
Board increased to 25%.

Year 2

Intexrn
ot
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We will continue to werk towards
compliance with the Hamplon Alexander
targets but acknowledge that gender
balance is likely to remain a challcnge,

as increasing its size is not considered an
effective solution and there are no known
natural succession changes anticipated at
the present fime. In the wider organisation,
49% of all employees are female and

the culture of the organisation promaotes
inciusion and equal opportunity. The iatest
staff survey results which included questions
on inclusicn and welibeing, as discussed
on page 61, reinforces this culture with all
employees feeling proud and happy to
work at LondonMaetric.

Qur ambition is to increase gender diversity
throughout the Senior Leadership Teom and
wider organisation when suitable vacancies
arnise and appropricte candidates can

oe found.

Further informaticn on the Company's
commitment to promoting diversity and
inclusion is included in the Responsitle
Business and ESG review on page 60 and
in the Employee engagement section of
this report on pages 106 1 108.

Board performance evalugation

A key regurement of good governance is

to ensure that the Board operates effectively.
The annuai evaluation enalles us to monitor
and improve the effectivenass of the Board
and its Commitiees.

Last year, the Committee appointed
Indepencent Audit Limited t¢ undertake
the annual performance evaluation.
Progress against targets set last yearis

set out on page 123. This year, aninternal
questionnaire based evaluation was led
by this Commitiee. The findings were
colated and summarised by the Company
Secretary and tabled for discussion by the
Committee in February. The key findings
and recommendations are summarised
on page 122.

Qverall the results were extremely positive
with no significant areas of concern.

The Board welcomed the recommendations
for continued development fo its practices
and procedures. Progress will be reported

at future meetings.

LondonMetrlc Property Plc
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-
2022 Performance evaluation

The process covered the
following areas:

— Objectives, strategy and remit
— Performance

- Relationships with shareholders
- Risk management

- Board functicn anag Directors -
- Board constitution and succession
- Board Committees

'}~ Chair

The key findings and recommendations -
from the 2022 performance evaluation
review are listed below.

Key findings

— The Board has a clear, dynamic
strategy and set of objectives whichis
supported by all Directors and agreed
with managementd, and spends o high
oroportion of its time reviewing and
assessing strategy at meetings

- The business has performed exfremely
wellin the challenging Covid-19
environment and measures adopted
by the Board and management have
been appropriately focused on what
matters mest, such as rent collection
and staff welfare

. = Shareholder relationships are a key
focus for the Executive Directors and
strong investor sentiment towards
the Company is positive and highly
supportive of strategy as reflected by
strong share price performance

— The Board is risk aware and responds
well to problems and crises as
evidenced during the pandemic.
NEDs recelve comprehensive updates
and early warning signals from -
management of preblems ahead
which may adversely affect the
business, and Rirectors are confident _
that risks are taken inte account in
decision making processes

The Board is cohesive with
complimentary range of expertise,
skills and persenalities. It combines
management support together

with appropriate challenge

Board discussions are open and
transparent and afttendance of senior
management af meetings is helpful
and welcome

The Board is well balanced and
considered to have a good breadih
and depth of experience to allow if to
effectively discharge its responsibilities
and te face current and future
challenges. As a serving finance
director, Kitty Patmore is seen as

a strong addition to the Board

Management are considered fo

be exceptionally well connected,
respected and trusted and well
paositioned to get early warning signs
and see opportunities in the market.
They are accessible and responsive
in their dealings with the Board

Committees have the right balance of
skills and all have been enhanced with
the appointments of Kitty Pafmoere
and Reobert Fowlds and are very

well supported by external advisors,
the Executive Directors and wider
management feam

The Chair continues to provide
guidance to the management
team and leadership of the Board.
He brings sharp focus to big issues,
listens, provides broader context
and manages time

Non Executive Directer onty dinners or
iunches are weiccmed to exchange
views, consicer issues or concerns
without the Executive Directors present
and are beneficial for developing

NED relationships

Recommendations

Encourage the inclusion of wider
mancgement feam members in
strategy and other discussions

Atleast one annual sirategy focused
discussion is a good discipline fo
facilitate a deeper review which may
not be practical at every meeting

- mMorein-depthinvestor feedback

would be welcomed periodically
as well as more frequent circulafion
ol analysts’ notes

- Climate risk reporting is an area to
watch given the pace of change
and ever increasing focus

- The schedule of matters reserved

for the Board should be expanded

to include specific references to the
Board's ESG responsibilities. The Board
should keep under review how best
fo ensure focus on E5G

~ In persen attendance at meetings

is encouraged following easing of
Covid-19 restrictions to generale
increased energy, collaborative
spirit and exchange of ideas

- Directors should update the Board

inrespect of bilateral challenges
and debates held outside of
Board meetings

- The Board should consicdler whether

the £10 milion Board approval
limit is still appropriate given the
Company's growth since thaf fimit
was firstinfroduced

— The Remuneralion Committee Chair

may benefit from holding individual
discussions with Senior Leadership
Team members to hear their views
and aspirations directly both pre and
post award, in line with the previous
Chair's practice

- The Nomination Committee should

have regard to the Parker Review
recommendction for one ethnic
minerity Board member from 2024

- Continue to provide greater visibility

and focus on succession planning for
the Chair

Progress against the key points arising
from last yeor's review is refliected in the
table on page 123.

In addition, as Chair, | conducted one
to one meetings with ecach of the Non
Executive Directors to provide feedback
and discuss their contibution and any
future expectations.

LondonMetric Property Plc
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Progress in 2022

Recoemmendation in 2021

Appointment of Alistair Eliiott brings fresh views ond perspeclives.
Commenced the search for an external agency to assist with ‘

further Non Executive Director recruitment |
) N

Board and Committee meetings reguiary attended by ;
Investment and Asset Directors, Strategy Director, Head of Investor |
Relations and Sustainability, Head of Finance and other finance !

tfeam memkbers

- . 1

One meeting in the year dedicated to strategy and increasing
focus of Audit Committee on ESG

Not possiole given the restrictions imposed by the pandemic
this year

As we emerge from the pandemic. the search for a successor to
the Chair has resurmed., alongside cther Non Executive Directors

\
\
|
T 3

Time commitment

In making recommendations to the Board
on Non Executive Director appointments,
the Nomination Committee considers the
expected fime commitment of the proposed
appointee and other commitments they
already have. Alistair Eliott has bwo other
rmaterial engagements, with Grosvenor
Great Britain and reland and The Duchy of
Cornwall, which were considered by the
Nomination Committee and cleared before
recommending his appointment.

Before taking on any additional external
commitments, Directors must seek the
prior agreement of the Board o ensure
possible conflicts of interest are identified
and to confirm they will continue to have
sufficient time available to devote to the
business of the Company and fulfil their
duties. Execulive Directors are required o
devote aimost all their working fime to their
executive role of LondonMetric aithough
certain external cppointments are permilted.

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 of the expense of the
Company. None of the Directors sought

such advice in the year. The Chairs of the
Audit ond Remuneration Committees
communicate regulardy and independently
with relevant staff and external advisors
including the Company's external auditor,
Deioitte LLP, and remuneration advisors, PwC.

Conflicts of inferest

Directors are required and have a duty to
notity the Company of any polential conflicts
of interest they may have. Any conflicts are
recorded and reviewed af each Board
meeting. There have been no conflicts of
nterest noted this year,

Election and re-election of Directors

Following the Board evaluation and
appraisal process, the Committee
concluded that each of the Directors
seeking election and re-election continues to
make an effective and valuable contribution
fo the Board and has the necessary skils,
knowledge, experience and fime to enable
them to discharge their duties preperly in the
coming year. The Committee considers the
fime commitment required of the Directors
and other external agpaintments they have.

All Directors will offer themselves for election
and re-election at the forthcoming AGM on
13 July 2022 and | encourage shareholders
to support us and vote in favour of

these resclutions.

Patrick Voughaon
Chair of the Nomination Committee

26 May 2022

LondonMetric Property Flc
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Image removed
Rosalyn

Wilton
Audit
Committee
Chair

7/

The Committee continues
fo play a key assurance role
by overseeing the integrity
and accuracy of financial
reporting and by ensuring
there is a sound system of
internal control and risk
rmanagdement in place. / /

Membership and altendance

The number of Committee members and their attendance during
the year was as follows:

Date Tenure Meetings
Member oppointed (years)' attended”
Rosalyn Wilton (Chair) 25/3/2014 8 6 (8)
Suzanne Avery 22/3/2018 4 6 (6)
Robert Fowlds KA ol 1 3 6 [6)
Kitty Patmaore 28/1/2021 1 6 ()

1 Tenure is meosured from date of ppointment to the Committee
ard gs ot 31 March 2022, rounded to the nearest whole year

2 Bracketed numbers indicaie the number ol meetings the member
was eligible fo attend

Key responsibilities

Financial reporting D}
— Maonitor the integrity of the financial See pages
reporting process 126 - 127

- Scrutinise the fulland half year
financial statements

- Consider and challenge the key
financial judgements

Risk management and internal control D}
- Owversee the internal control processes See pages
and risk management framework 128 - 129

— Ensure risks are carefully identified,
ossessed andg mitigated

- Assess the need for an infernal
audit functlion

External auditor DE)
- Review the performance, hdependence See poges
and effectiveness of the external auditor 129 - 130

and audit process

Regulatory compliance |I_:>
- Review the Viability Statement and going See pages
concern basis of preparation 130 - 131

- Consider whether the Annual Report is
‘fair, balanced and understandable’

- Monitor compliance with applicable
laws and regulations

What the Committee did in 2022

- Considered the need for a separate ESG Committee

- Dedicated one meeting to ESG matlters and
received an updote on the Company's ambitions
and performance

— Received a technical update from Deloitte on
corporate governance including the BEIS consultation
and reforms

— Oversight of new reporting requirements including
TCFD and ESEF

- Considered the rolation of the audit partner
for next year

- Considered cyber security, emerging risks and
tenant covenant analysis

- Reviewed investor and occupier survey results

LondanMetric Property Plc
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Dear Shareholder,

As Chair of the Committee, | cm pleased
1o present our report which describes the
key areas of focuws and work we have
undertaken this year. The Committee
consisted throughout the year of four
members who atfended all meetings
either in person or remotely.

We continue to play a key assurance role
for the Board, which is to independently
oversee and challenge the infegrity of

the financial reporting processes which
support the accuracy of the financial results.
We have discussed with management and
the external auditors the key fransactions

in the year as set cut in the Strategic report
and have challenged the significant
judgements as reported on page 127.
Alongsicle this, one of our top priorities each
year is to review the risk management
framewocrk and internal control procedures.
to ensure they rernain relevant, robust and
are implemented effectively. | am pleased
to report that following our comprehensive
review of principal and emerging risks, which
included the impact of the war in Ukraine,
cyber security processes given the increqse
in remote and hybrid working ond climate
change, no significant weaknesses were
identified. Further detcils of this review can
be found on pages 70 to 85.

Of particular focus this year, was the
Company's ESG ambitions including its Net
Zero Carbon pathway as reported last year,
and its TCFD obiigations. Two members of

the Senicr Leadership Team presented o the
Committee at a separate meeting outside

of the usudl schedule. All other Non Executive
Directors were inviled and aftended.

The presentation covered the Company's
ESG framework, the Board's responsibilities,
external benchmarking, net zero ambitions.
specific initigtives and targets, TCFD reporting
and feedback on ESG matters, A list of
action points was compiled fo follow wp

on TCFD workflows, investor performance
indices and carbon offsetting.

The Committee was satisfied that ESG s a key
focus for management and is embedded
intc operaticns, The Committee also agreed
to held a dedicated ESG vpdate meeting
on an annual basis and to incorporate ESG
responsibilities into ifs terms of reference,
rather than establishing a separate ESG
Commitiee given the size of the Board.

1-87 8B8-154
Governance
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In addilion to recurming business, the
Committee also received briefing papers
ond considered cyber secunty, tax strategy.
corperate governance, the ocoupier
swrvey results and portfolio credit analysis,
which noted the pressures on cccupiers of
the current high inflationary environment
and considered whether the current UK
economic sanctions on Russia applied

to any of the Company's tenants, as
discussed on page 71,

Each year we alsc consider the
independence and effectiveness of the
external auditors to ensure they provide

the appropriate level of challenge and
expertise. Following our review, we have
recommended the reappeintment of
Deloitte LLP ('Deloitte’) at the AGM in July.
Deloitte have been in office for nine years
now and we will be re-tendering ohecd of
the 2024 year end. In addition, the curent
Audit Partner will have served for five years
after the conclusion of this year's audit and
in line with best practice recommendations
will be stepping down and handing over to
Rachel Argyle next year. On behalf of the
Committee and Board, | would like to thank
Georgina for her support and expertise over
the !ast five vears.

During the year, the Company received o
letter from the FRC following their review of
the 2021 Annual Report. The objective of the
review was not to verify that the information
in the Annual Report was corect but rather
to consider compliance with reporting
requirements. | am pleased to report that
no querias or questions were raised, and no
response was required. The minor disclasure
reccmmendations that were noted have
been taken into consideration in the
preparation of this year's Annual Reporl.

Membership

The Committee comprised throughout the
year of four independent Non Executive
Directors, with considerable commercial
knowledge and diverse industry experience
including property, finance, banking. capital
markets, risk management and sustainability.

The Boarg is satisfied that all curent
memicers bring recent and relevant financial
experience to the Committee as required

by the Code and considers that the
Committee as o whole has the appropriate
commercial and industry specific knowledge
and competence to enable it to discharge

155-208
Financial statements
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its duties, through the positions members
currently or have previously heid.

Biographies of the Commiitee members
which set out the relevant skills, knowledge
and sector experience they bring can be
found on pages 92 to 93.

Meetings

The Committee meft six fimes during the
year and follows an annual programme
which is agreed at the start of the year.
Meelings were aligned to the Company’s
financial reporting timetable, with the
May and November meetings scheduled
to precede the approval and issue of

the full and halt year financial reports.
Separate meetings were held with the
Company's property valuers fo challenge
the valuation process and review their
independence. At the March meeting,
the Committee reviewed risk management
and internal control processes and
considered the yeor end audit plan.

As usual, the Group's external auditer,
independent property valuers, Finance
Director and Head of Finance attended
meetings by invitation, as well as other
employees who presented on specialist
fopics such as ESG. cyber security and the
occupier survey results, This interaction is
extremely valuable as it focuses discussion
on topical issues anc alows the Committee
to meet the pool of emerging talent below
Board. This year, the Head of Investor
Relations and Sustainabiity and the Strategy
Director presented an updote on ESG ond
the Head of Finance discussed significant
accounting matters and cyber security.
Time is dllocated for the Cemmitiee to meet
the external auditor and property valuers
independently of management, As Chair
of the Committee, | report to the Boord
any matters considered and conclusions
reached afier each meeting.

In addition to fermal Commifttee meetings,
I have regular contact and meetings with
the Finance Director, to understand and
keep abreast of key matters in aavance
of meetings, faciitating informed and
constructive debate and challenge. With the
easing of restictions, we have returned to
face-to face meetings, but recognise the
benefits of remote attendance and wil
continue with hybrid meetings where we
feel it necessary and beneficial.

LondonMetric Property Ple
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Committee effecliveness

During the year, the Board led by the
Nomination Committee caried out an
internally focilitated evaluation of its
performance and that of its Cormmittees as
reported on pages 121 to 123. The review
concluded that the Committee continued to
operate effectively and 1o o high standard,
was very wel supported by the Finance
Directer, his team and the external auditors
and provided the appropricte level of
independent challenge and scrufiny,

Role Resmnﬁﬁli?e§7

b

Financial

reporting Annual Report

Qur work in 2022

Throughout the year, the Committee acted
in accordance with its terms of reference,
which were iast reviewed and updated

in March 2022 and can be found at

www londonmetric.com,

The work undertaken this year is set out
in the table below and hos included the
consideration, review and approval of
each of the iterms noted.

Interim and full year results announcements and the

Accounting treatment of significant fransactions and
areas of judgement including property valuations and
corporate acquisitions

- The valuvotion process, the half yearly valuations and the
independence of the Group's valuers

- Processes undertaken to ensure that the financial statements

are fair, balanced and understandable

Risk - The Group's risk register, principal and emerging risks including

management
and internal
control

cyber security and the war in Ukraine

The adeguacy and effectiveness of the Group's infernal condrols
The appropriateness of the going concern assumption

The Viability Statement and longer term forecast

The need for an internal audit function

External audit - Scope of the external audit plan

of the audit process
Auditor's fee

1

Regulatory
compliance

and censtitution

TCFD and ESEF

Tax strategy

- The independence and objectivity of the external auditor
~ Performance of the external auditor and effectiveness

Reappointment of Deloitte LLP as external quditor

- Rotation of Audit Partner and consideration and approval
of incoming Audit Partner

Non cudit services and ratio of fees

- Committee’s compaosition, performance, terms of reference

$172 Statement, occupier survey and other legislative
requirements including

ESG matters including Net Zero Carbon amisition

Financial reporting

One of our principal responsipiiities is
to monitor the integrity of the financial
informafion published in the interim
and annual statements and the
overal 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 disciosed:

- Significant matters by virtue of their
size, complexity, level of judgement
and potential impact on the
financial staterments; and

- Compliance with relevant
accounting standards and other
regulatory reporting requirements
including the Code.

The significant matters considered by the
Committee, discussed with the external
ouditor and addressed during the year

are setout on page 127 and are consistent
with previous yvears. Further details con be
found in note 1 to the financial statements
on pages 168 to 169.

Management confirmed thot they were
nat aware of any material misstatements
and the auditor confirmed they had not
found cny material misstatements in the
course of their work, as reported in their
independent report on page 156.

In addition to the significant matiers
discussed opposite, the Committee
considered a number of other judgements
made by management. nene of which
were material in the context of the
Group's results or net assets.

LondonMetric Property Plc
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Reporting issve

The property valuation is a crifical part

of the Group's reported performance.

It continues to be the maost significant matter
for consideration, being a key determinant
of the Group's profitakility, net asset value,
total property return and a variable element
of remunerction.

Property valuations are inherently subjective
os they are based on assumpfions and
judgements made by external valuers and
are underpinned by transactional market
evidence, which may not prove to be
accurate. In a disrugted and uncertain
market, this empirical data may be less
relevant and valuations may become more
subjective, Property valuations are a key
area of focus for the external auditor,

It remains a principal recumng risk for the
Group as reported in the Risk management
section on pages 70 to 85.

The Group and ifts share of joint ventures has
property assets of £3.4 bilion as reflected

in the Financial review and as detailed in
Supplementary note ix on page 197.

Significant ransactions

The Commitiee's role

Allinvestment properties, including those
held in joint ventures, are externcilly valued
each half year by independent property
valuers, CBRE timited and Savills (UK} Limited,

The Committee met twice during the year
with the property vaiuers, as part of the
interim and year end reporting process, fo
scrutinise and challenge the integrity of the

valuation process, methodologies and results.

The key judgements applied and any issues
raised with management were considlered
to ensure that the valuers remained
independent and objective throughout

the process and had not been subjected
to undue influence frorm management.
Supporting market evidence was provided
lo encble the Cemmittee to benchmark
assets and conclude that the assumptions
applied were appropriate.

The Cormmittee reviewed key assumplions
including future rental growth, market yield,
capital expenditure, letting timeframes, void
costs and incentive packages and were
content 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 benchmarks.

The Committee challenged assumptions
and discussed the impact on values of
changes to the key assumptions.

As part of their audit work, Deloitte use their
own in-house property valuation expert

to assess and independently challenge

the valuation approach, assumptions and
judgements. They meet separately with

the vaiuers and report their findings and
conclusions fo the Committee.

Conclusion

The Committes confrmed o the
Board that it was satisfied that the
external property valuation included
within the financicl statements had
been camed out appropriately,
independently and in accordance
with industry valuation standards.

Reporting Issue

The Group fransacted on £783 milion of
property ccquisitions and sales in the year.
as discussed in detailin the Property review
on pages 29 fo 41. Certain fransactions are
large and/or complex in nature and require
management to make judgements when
considering the appropriate accounting
freatment including how and when a
transaction should be recognised.,

There is an inherent risk that an inappropriote
approach for a significant transaction coula
lead to a material misstatement in the
Group's financial statements.

This year the Group acquired £227 million
of assets through corporate transactions.
Other complexities considered included
forward funded developments and
deferred completion arangements.

The Committee’s role

The Committee, in conjunction with the
external auditer, received and challenged
management’s accounting proposals

in relation to the corporate acquisition
and cther significant fransactions to the
extent that there were unusual ferms

and conditions or judgement.

This year the Group acquired the Savills
UK Income & Growth Fund for £122 milion,
which comprised 15 property assets.

In addition, it acquired assets totalling
£105 million through two further

corperate acquisitions.

Minimal assets were acguired other than
the property portiolio, and there were
nc employees or drawn debt balances.

Therefore, all transactions were
considered to be property acquisitions
and disposals of less complexity and not
business combinctions in accordance
with IFRS 3.

Conclusion

The Committee concured
with the approcch adopted by
management in each case.

LendonMetric Property Plc
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Risk management and internal control

Risk management remains a top priority

for the Beard and one it takes seriously.

The Board is uitimately responsible for
identifying the principal and emerging risks
which may affect its strategic cbjectives and
for monitaring the risk management controls
in place. It recognises that rsk is inherent in
running the business and understands that
effective risk management is key to long
term sustainable success and growth.

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 Committee cames out an
in-depth review of the risk register and reports
its findings to the Board. The risk register was
last updated and presented to the Audit
Committee in March 2022.

There is a culture of risk awareness
embedded into the decision making process
and robust processes are in place to support
the identification and management of risk.

The Board considers risk at a strategic level
each meeting via a high leve! dashbeard,
which ensures that new and emerging risks
are identified early on with oppropriate
action taken to remove or reduce their
likelhood and impact,

The Chief Executive also provides an
informative market overview at each
meeting covering longer term themes and
evolving trends that provide context for
responsive strategic decision-making.

The Senior Leadership Team is responsible for
ongoing risk identification and the design,
implementation and maintenance of the
system of internal confrols in light of the risks
identified. The team comprises individuals
with @ breadth of skils and experience
from across the Company. Short reporting
ines, low staff numbers and an embedded
risk awareness culture facilitate the earty
identification of risks and the development
of appropriate mitigation strategies.

A new principal risk category of Major Event
has been added this year, to capture risks
associated with external factors such as the
pandemic, acts of femarism or conflict.

The Covid-19 pandemic presented
challenges to the business and its
stakeholders. inciuding the security of remote
working, office safety, the financial siability
of tenants and the availakility of contractual
supplies for development projects. The Board
remain vigilant to the risks posed by Covid-19
variants but consider this risk has reduced
due to the Company's experience of
operating over the last twe years and the
efficocy of vaccines and treatments.

The war in Ukraine has been identified as

a new emerging risk in the Major Event
category, although at present it is too

early to tell how leng the war and resulting
uncertainty will last and whether the conflict
will spread. The impact on the economy
and tenants of higher and longer inflation
and power and supply chain disruption are
also curently unknown. Our sfrong occupier
relationships provide market inteligence and
will help us to better understand the impact
over time.

The Board believe that o portfolio firmly
ploced on the right side of siructural change.
with more companies holding greater
inventories within the UK, and granularity of
income, provide a high level of resilience

to any shocks. These risks are discussed

in detail in the Risk management section

on pages 7010 85,

The risk management framework and
ongoing precesses in place to identify,
evaluate and manage the principal risks
and uncertainties facing the Group are
descriced in the Risk management secticn
on pages 70 fo 85.

As well as its review of the risk register. the
Committee received a cyber security
update paper from the finance Directlor,
which highlighied the increased nsk of
cyber threats linked to extensive pefiods

of remote and hybrd working and listed
the improvements made in the year.

These included the implementation of
improved threat detection and prevention
software. cyber awareness fraining for oll
staff, penetration testing on existing systems
and the implementation of an electronic
apgroval system for purchase invoices.
Further detals can be found in the Risk
management seclion on page 70.

Risk register

As in previous years, the risk register
identifies the following for each
corporate, property and financial
risk facing the business:

- Significance and probakbility
of each risk;

- Controls and safeguards in
place to manage and minimise
eqchrisk;

- Movements in the Group's
exposure to the risk since the
last review; and

- Allocated owner of the risk and
management of safeguards.
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Internal control framework

The Committee also reviews

the effectiveness of the Group's
internal controls including wfl

material financial, operational

and compliance controls, and
received an updated internal control
evaluation report from the Finance
Directorin March 20272,

The key elements of the Group's
internal control framework are
as folows:

- Adefined schedule of matters
reserved for the Board's attention;

- A documented appraisal
and approval process for afl
significant capital expenditure
and development;

- A comprehensive and robust
systermn of financial budgeting,
forecasting and reporting:

- Weekly cash flow forecasting
that is reviewed by the Senior
Leadership Team;

- Anintegrated financial and
property management system;

— Asimple and fransparent
organisational sfructure
with clearly defined roles,
responsibiiities and limifs of
authority that facilitates effective
and efficient decision making;

- Most staff work closely with Senior
Leadership Team members,
who are involved in all day fo
day operations and decision
making, facilitating supervision
and monitoring:

- Disciplined meetings of the
management committees
below Boord:

- The maintencance of a risk register
and risk dashboard highlighiing
movements in principal and
ernerging risks and mitigation
strategies; and

- A formal whistleblowing policy
and annual performance reviews
to enable staff tc voice concerns.

1-87
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Based on its review and assessment.

the Audit Committee is satisfied that no
significant weaknesses in the Group's internal
control structure were identified during the:
year and an effective risk management
system is in place and has reported these
fingdings to the Board.

Internal audit

The Group doees not have a dedicaled
internai audit function and the Commitiee
reviews the requirement for one each year.
Due to the size of the organisation, relatively
simple structyre of the Group ond close
involverent of the Senior Leadership Team
in day to day operaticns, the Committee
cid not feel an internal audit function was
either appropriate or necessary. However,
from time to time and when considered
necessary, external adviscrs are engaged
to camy out reviews to supplement existing
arangements and provide further assurance.
This has included testing of IT systems and
security including penetration and social
engineering fesiing. The Committee agreed
that external assurance would be sought for
any complex, specialist or high risk issue.

External audit

The Committee has confinved tc have

a constructive working relationship with

the external auditor and its lead partner
Georging Robip, who was first appointed for
the 2018 year end. Current UK regulations
require rotation of the lead audit pariner
every five yeors, a formal tender of the
auditor every ten years and a change of
auditor every 20 years. Therefore, Georgino
will be stepping down following the
conclusion of this year's cudit and Rachel
Argyle has been appointed as her successor.
Deloitte has been the external auditor for the
past nine years since 2013 and therefore we
will undertake a formai tender process for the
audit ahead of the 2024 year end.

The Company has complied with the
pravisions of the Competition and Markets
Authority Crder 2014 in relation to audit
tendering and the provision of non audit
services for the year under review,

88-154
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Oversight

As in previous years, Delgitte presented their
audit plan to the Committee, This highlighted
Ihe key wudil risk areas consistent with
previous years as property valuations and
accounting for significant transactions,

The level of audit materiality was also
discussed and agreed. Their detaied audit
findings were presented ahead of the interim
and full year results. The Cemmittee probed
and challenged the work undertaken ond
the key assumptions made in reaching

thelr conclusions, with particular focus on

the audit risk areas identified. As part of

their work, the Committee allocate time

to meet privately with the auditor without
management present.

Effectiveness

The Committee assesses the effectiveness
of the externatl audit process by its review
of the following:

- Audit plan and deliverables;
- Independence and abjectivity; and
- Fees and reappointment,

In making its assessment, the Cemmittee
considers the expertise and consistency

of the qudit partner and team as well

as the quality and timeliness of the audit
deliverables. It reviewed the extent fo

which the audit plon was met, the level of
independent challenge and scrutiny applied
to the audit and the depth of understanding
of key matters and acceounting judgements.
It also considered the interaction with and
views of management, which included
feedback received foilowing the audit
clearance meeting held between
management and the audit tearn.
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Audit and non audit fees

2022 20 2020
Year to 31 March £000 £000 £000
Audit fees 225 201 184
Review of intenm results 38 35 30
Other non audil fees - - -
Total 263 234 214
Ratio of non audit fees {including interim
review) to audit fees 17% 17% 16%

Audit fees paid to the exlernal auditor inrespect of joint ventures totalled £13.500 at share (20212 £12,100 at share)

The three year average ratfic of non aqudit
fees (primarily the cost of the intefim review)
to audit fees continues to be low af 17%,
supporting the Committee’s conclusion
that Deloitte remeins independent,

Having undertaken its review, in the opinion
of the Audit Committee, this year's gudit
was appropriately planned, executed and
of a consistently high guality.

Deloitte continue to provide the appropriate
level of professional chaollenge and remain
objective and independent and as such the
Committee has recommended o the Board
that Deloitte be appeinted for ancther year,
A resolution to this effect will be proposed

at the AGM in July.

Independence

The Committee recognises the importance
of audttor objectivity and independence
and understands that this could be
compromised by the provision of non audit
services, The Company’s policy on non audit
services stipulates that they are assessed on a
case by case basis by the Executive Directors
who observe the following guidelines:

- Pre approval of fees by the Executive
Directors up to a limit of £100,.000 or
referral to the Audit Committee for
review and approval;

— Proposed arrangements to maintain
auditor independence;

- Confirmation from the auditor that
they are acting independently; and

— Certain services are prohibited from
being undertaken by the exfernal
auditor inctuding bookkeeping,
preparing financial statements, design
and implementation of financiai
information systems. valuation.
remuneration and legal services,

All taxation services and remuneraticn
advice is provided seporately by PwC.
Caorperate due diligence work and the audit
of cerfain subsidiary companies is undertaken
predominantly by BCO LLP, Deloitte has
confirmed to the Audit Committee that they
remain independent and have maintained
internal safeguards te ensure the objectivity
of the engagement partiner and audit staffis
not impaired. They have also confirmed that
they have internal procedures in place o
identify any aspects of non audit work which
could compromise their role as auditor and
to ensure the objectivity of their audit report.
The table above sets out the fees payable
to Deloitte for each of the past three years.

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 preparning 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 c review of the
principal risks and risk appetite, the chosen
period of assessment, headroom under
loan covenants, liquidity, investment
commitments and the level of stress testing of
financial forecasts undertaken. It considered
the current economic challenges of higher
inflaticn and interest rates and supply chain
disruption on our occupiers, and the impact
to the Group of rental defaults, vacancy
costs and letting voids.

Following its review, the Committee was
satisfied that the going concemn basis of
preparation remained appropriate and
recommended the Viabilty Statement
be approved by the Board. The Board's
confirmation on going concern and its
Viability Statement is set out on poges
86 and 8/.

Regulatory compliance

Secfion 172 duties

The Board of Directors. both individually
and collectively, is aware of its duty
under Section 172 Companies Act to
act in the way it considers, in good
faith, wouid 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
decisionsin the leng ferm;

- The interests of its employees;

- The Cornpany's relationships with
suppliers, custormers and others;

- The impact of the Company's
operations on the community
and environment;

— The Company's reputation and
maintaining high standards of
business conduct: and

— The need to act fairly as between
members of the Company.

The Board's consideration of
stakeholders is set cut on pages 100
to 103 and the Section 172 statement
is on page 104,

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 clear
infarmation on the Company and
its long term outlook. Our review
s set out on page 131

- Reviewing the appropriateness
of the going concern assumption
and assessing the Company's
viability and lenger term
prospects. Our work is set out on
page 86 and the Board's Viability
Statement is on page 87: and

- Ensuring the Company’'s risk
management framework is
sufficiently robust fo safeguard
its future for the benefit of

its stakeholders.
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Fair, balanced and understandable

At the request of the Board. the Audit
Committee considered whether this
Annual Report was a fair, balanced and
understandable assessment of the Group's
position and prospects. In reaching its
decision, the Committee considered

the process in place and adopted by
management in preparing the Annual
Report, which included the following:

- The establishment of a team of
experienced senicr managers, drawn
from finance, investor relations and
property with clear responsibilities for
the preparation and review of relevant
sections of the report:

— Regular team licison during the
drafting stages to ensure consistency
of tone and message, balanced
centent and appropriate linking of the
varicus sections:;

— Atechnical briefing update given by
the external auditor covering corporate
governance and accounting regulations
ottended by relevant staff and the audit
Committee in January 2022;

~ Early input from Executive Directors to the
overall message and tone of the report;

— Close involvement of the Executive
Directors throughout with extensive
review of drafting;

- Averification exercise undertaken by the
finance team fo ensure factual accuracy
and consistency throughout the repeort;
and

— Review by the Audit Committee
before being presented to the Boarg
for approval.

Climate related disclosures

The Committee considered the new
requirement this year for disclosure,

on a comply or explain basis, on the
recommendations of the Task Force on
Climate-related Financial Disclosure {'TCFD'}.
During the year the Company undertGok a
comprehensive climate risk assessment with
its external advisors as reported on page 52,

The Committee received an update from
management on the assessment undertaken
and the new TCFD disclosure which can be
found in the Responsible Business and £5G
review on pages 66 10 £9.

1-87
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In camying out its review, the
Cornmittee had considered
the following:

Fair

— Deoesitinclude relevant
transactions and balances?

- Doeesitinclude the required
regulatory disclosuras?

— Doesit provide shareholders
information to assess the Group's
pasition and performance,
business model and strategy?

- lsit honest, reporting success
and oppcrtunities alongside
challenges to the business?

Balanced

— Is It consistent throughout with
sufficient linkage®

— Is there an appropriate mix
of statutory and alternative
performance measures?

- Are alternative performance
measures explained
and reconciied to the
financial staterments?

Understandable

— Isit written in sfraightforward
language and without
unnecessary repetition?

- Deesit use dicgrams, 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, aliowing the Board fo
make its statement on page 134.

88-154 155-208 ‘l 3‘]
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ESEF reporiing

The Commitiee also considered the new
requirement to prepare the Company's
consolidated financial statements in digital
form under the European Single Electronic
Format regulatory standard |'ESEF’).

The Committee reviewed management's
process for completing the ESEF submission,
including the appointment of a gudiified
provider for the preparation of the ESEF
report and is satisfied with the procedures
inplace.

Whistleblowing procedures,
anti-coruption and anti-bribery

As a company, we seek to operate in

an henest and professionad manner, with
integrity and respect for others. We do

not tolerate incppropriate behaviour or
maipractice of any kind. Empioyees are
encouraged to speak out if they witness
any wrongdeings and are provided with a
compliance procedures manual on joining
which sets out our whistleblowing policy and
anti-cormuption procedures. Responsibility for
reviewing and monitoring whistleblowing
rests with the Boord and the Committee

will report to the Board any incidents that
are brought to its attention. During the year
under review, there were no whistleblowing
incidents to report to the Board.

As reported throughout this Annual Report,
it has been another very successful and
busy year for the Company. | would like to
extend my thanks to my felow Committee
members, wider management team and
Deloitte for their continued support and
valued contribution, This year, our AGM will
be held ot the Connaught Hotel in Mayfair
for shareholders to attend and | will be

in attendance and available fo answer
any questions.

Rosalyn Wilton
Chair of the Audit Commitiee

26 May 2022
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| Key responsibilities
| Remuneration Policy D}
| - Set and review the Remuneration Folicy see pages
} Image removed for Directors and ensure itis aligned fo the 138~ 140

Robert | Company’s purpose and values and the

Fowlds I delivery of its strategy

Remun.eroﬂon ! ~ Set the remuneration of the Executive

Comm'ﬁee : Directors and certain members of the

Cheir : Senior Leadership Team and oversee
. workforce remuneration arrangements
77 Remuneration packages and payouts =
The overriding objective of our ) f;i:if;g;ig;‘gfgggg;:d”'d““ se= pages

- . 147 — | 4
remuneration framework is to ~ Approve salaries, bonuses and
operate a fair and transparent (TIP awards
Remunerohon Pohc_:y which Variable incentives e
motivates and retains individuals - Detfermine and review the Long Term See nages
of the highest calibre and rewards Incentive Plan ['LTIP') and Annual Bonus 141 149
exceptional performance for Plan arrangements
the denvery of the GFOUD‘S - Approve targets and outcomes
strategic goals. /' /
Membership and attendance What the Committee did in 2022
The number of Committee members and their attendance during - Sef targets for the year

the year was as follows: - Considered the wider workforce pay when setting

Executive Directors’ and the Senior Leadership

Date Tenure Meetings R .
Member o appointed {yeas) aftendedt Team's remuneration
Robert Fowlds {Chair) 31/1/2019 3 4(4) - tht)nsigered T)mp()jlgya‘aestvﬁwifon Exﬁcuﬂge pcr through
T T T - T attendaonce by Chair af Workforce Non Executive
Rosalyn Witon - 47006 6 A Director's annual staff meeting
Suzanne Avery 19/9/2018 4 4(4) .
—_— - - - A d the variable elements of the annual bonus
Andrew Livingston 28/1/2021 ] 4(4) pprove van

and LTIP perfermance against targets sef
1 Tenure is measured from dale of appointment o the Committee and as ot
31 March 2022, rounded to the nearest whole year
2 Bracketed numbers ndicate the number of meetings the member was engible
to artend

- Approved the extension of the Board Chair’s letter
of appointment for 12 months fo 31 March 2023
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Chair's infroduction

This report is structured as follows:

- Chair'sintroduction page 133

- Directors’ Remuneration at g
glance page 135

- Implementation cf Policy next
year page 134

— Directors’ Remuneration Policy
page 138

- Annual Report on Remuneration
poage 141

| am very pleased o present the
Remuneration Committee's report on
Directors’ remuneratfion for the year to

31 March 2022. Our Remunerction Policy was
approved for three years at the 2020 AGM
by over 95% of votes in favour. The Policy is
designed to be simple and transparent and
one which aligns executive pay with the
Company’s strategic goais, wider workforce
pay arangements and sharehclder interests
and one which rewards exceptional overall
and individual performance. A summary

of the Policy is provided on pages 138 to

140 and the full Policy can be found on our
website at www londonmetric.com.

There have been no changes to the
Committee’s membership or primary role this
year, which is to deftermine and recommend
a fair reward structure that incentivises the
Executive Directors to deliver the Group's
strategy whilst maintaining stability in the
management of its long ferm business.

Our Annual Report on Remuneration on
page 141 contains detalls of payments
during the financicl year and how we intend
to implement the Remuneration Policy

for the next financial year. This part of the
report s subject to an advisory vote at the
forthcoming AGM.

Remunerafion aligned
to purpose and sirategy

Our remuneration framework is strongly
aligned with the Company’s purpose,
strategy and performance as well as the
interests of our shareholders as reflected in
the chart on page135.

Delivery of these strategic objectivesis
measured using key performance mefrics
that are embedded within the variable
elements of remuneration, being EPRA
Earnings per Share ('EPS’), Tatal Property
Return {'TPR’), Total Accounting Return
('TAR') and Total Sharehelder Return ['TSR'),

Performance during the year

The Company has delivered ancther

very strong set of results this year despite
the continued economic and paliticai
challenges and uncertainty posed by
Covid-19 and more recently the warin
Ukraine, it has delivered growth in earnings
of 9.2% and a progressive and well covered
dividend to shareholders of 9.25p, 0 6.9%
increase on last year.

IFRS reported profit of £734.5 milion. almost
trebled over the year, and was predicated
on a £632.2 milion valuation gain. EPRA net
tangible assets per share has increased
37.2% to 261.1p and total property return

at 28.2% significantly outperformed the IPD
All Property index of 19.6%. The Company’s
£3.6 billon portfolio is well positicned with
97.1% of assetsin the structurally supported
distribution and long income sectors.

Sharehclder support for the Company’s
investment strategy was evidenced

by the successful and over-subscrbed
£175 milion eguity raise in November 2021
and the strength of banking relaticnships
were insfrumental in securing new private
placement and unsecured credit facilifies
totaling £930 milion in the year.

Given this exceptional performance and

the confinued progressive returns enjoyed
by its sharehclders both in terms of dividend
vield and share price performance. the
Committee considers it entrely appropriote
to reward the Executive Directors with the
variable elements of this yeor's annual bonus
and LTIP in ine with the formulaic cutcemes
as cetailed below.

Salary increases

This year, the Committee approved an 8.4%
increase for Executive Director salaries in
line with the average increase for the wider
workforce. In assessing the appropriateness
of this increase, the Commiftee also

noted that:

155-208
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- While the Company has grown
significantly in size and complexity since its
incepfion, the Committee demonstrated
considerable restraint around fixed levels
of remuneraticn, such that in every year
since 2014 the Executive Directfors have
received increases either equal tc or
below that of the average employee
increase; and

- Corporate and ingividual performance
has been exceptional as demonstrated
by the bonus and LTIP cutcomes and
the shareholder experience (33.7% TSR
this year).

The increases wil apply from 1 June 2022,

Pension alignment

As reported Iast year, the Executive Directors’
pensicn contributions will be reduced from
the existing levei of 12.5% of salary to 10%

of salary on 1 June 2022 to align with the
rate cvailable to the wider workforce in
accordance with our Remunerction Policy.

Annual bonus

As set outin last year's Remuneration Committee
report, the targets for the annual bonwus for
the year to 31 March 2022 were based on
growth in EPRA EPS (35% weighting). growih
inTPR {35% weighting) and performance
against personal objectives (30% weighting).
The maximum opportunity was 165% of salary
for the Chief Executive and 140% of salary for
the Finance Director.

Notwithstanding the chalenging operating
envirgnment, the EPS growth measure

was achieved in full as EPRA EPS of 10.04p
significantly exceeded the maximum farget
of 9.68p. To put this into context, the Company
started the year with substantial non-core
property sales completed or agreed, such
that the 9.68p target was effectively a 9%
increase in the undertying eamings in a very
competitive property investment market.
mManagement delivered significant accretive
acquisitions outperforming the target.

in line with best practice, TPR has been
measured on g multi-year basis (over one
and three years) to reflect performance
against the All Property Index and the

index for the Group's portfolic of assefs.

The Committee is satisfied that this approach
measures and rewards the longer-term
investing principles inherent in the real estate
sector. On this basis, the TPR element paid
out 72% of maximum.
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The Commiltee clso assessed that
performance against personal objectives
would pay out in full this year reflecting the
strong strategic. financial and ESG progress
made as set out on pages 143 to 144,

GCveral. the Committee has celculated
annual bonuses for the Chief Executive
and Finance Director fo be at 0% of their
respective maximum levels. The Directors
have decided to opt cut of the annual
bonus deferral provision in accordance
with the Remuneration Policy, as ey have
exceeded the minimum shareholding
requirement of 700% of salary.

LTIP vesting

Vesting of the LTIP owards granted to
Executive Directors in 2019 is dependent on
Company performance Gver the three years
to 31 March 2022. Performance is measured
by reference to TAR and TR relative to the
FTSE 350 Real Esiate Super Sector excluding
agencies and operators [37,5% weighting
each] and EFRA EPS growth (25% weighting).

The Committee assessed relative TAR and
TSR performance over the three yeor period
with both being in the top quartile of the
rmeasurement index leading to full vesting for
these elements.

The EPRA EPS growih targets are set with
reference tc RPl measured on a spot to spot
basis over the three financial years ending
31st March 2022, Given the ynforeseen

and exceptional increase in RPIin recent
months driven by external geepaolitical and
macroeconomic factors, the Committee
determined to cap the RP rate ot which
the EPS growth targets were to be assessed.
In determining an RPI cap of 7% per annum
the Committee took into account the
following factors:

- Inflation rates when the targels were sel;

- Inflation rates over the three
finoncicl years:

- The lease structures of our customers,
many of which contain an annucal
increase cap significantly below
current RPI;

— The other 15 recipients of the LTIP
award; and

- EPS performance over the three
financicl years.

Based on this approach and an actual
EPRA EPS outturn for FY2022 of 10.04p

per share, vesting for this element is 83%.
The Committee considered the calcudntion
methodology fair and reasonable for the
Executive Directors and also for the 15 LTIP
participants in the wider workforce and
generated an cutcome aligned with the
Company's strong corporate performance
and the shareholder experience.

Overall, 95.8% of the 2019 LTiP will vest in June
2022, subject to continued service, using

the formulaic appreach oulined above.

The awards are subject to a two-year post-
vesting holding period.

LTIF awards

The Group's LTIP arangements seek to align
executive pay with the delivery of long
terrm growth in shareholder value. This year
719,877 share awards were granted o

the Executive Directors and 982,483 LTIP
awards vested.

The Directors disposed of 463,157 shares
to settle tax liabilities and retained the
remaining 519,326 shares which increased
their holding in the Company o a fotal of
8.1 milion shares as reflected in the table
onpage 147,

Looking forward

The Committee will continue to monitor
emerging frends and best practice in
corporate governance ahead of its
third policy review in 2023, to ensure the
remuneration arangements continue to
ncentivise and motivate management,

Finally, | would like to thank my colleagues on
the Remunerction Committee for their high
quality input and support over the kast year.

Robert Fowlds
Chair of the Remuneration Committee

26 May 2022

Remuneration
Committee assessment

The Committee is satisfied that the
amount payable under the variable
incentive clans is a fair reflection

of the underlying performance of
the business. As such, no discretion
was exercised by the Committee in
relation to the formulaic cutcomes,
In making this assessment. the
Committee tock account of the
following factors:

- The Company achieved astrong
set of financial results, cllowing
the Beard fo propose anincrease
to the dividend for the year to
31 March 2022 of 6.9%

- The financial results were also
reflected in strong share price
growth which led to TSR growth
of 33.7% over the year and 59.5%
TSR growth over the three years to
31 March 2022

- Continvedrealignment of the
portfolio towards uriban logistics
and leng income: urban logistics
is now 44% of the portfolic and
logistics and leng income is now
97% of the portfolio

- Continued improvement in the
quality of the portfolio through an
increased WAULT to 1.9 years and
occupancy maintained at 9%

- The equity raise during the year
was five imes oversubscribed

- Improvement in EPC ratings, with
85% assets rated A to C (2021: 74%)
— Allemployees received an annual
bonus and the Committee
is delighted that 0% of our
employees will benefit from the
2022 LTiP award

- Finally, the Company has not
taken advantage of any UK
government support schemes
or loans during the pandemic.

The Committee is satisfied that the
remuneration policy operated

as intended in the year to

31 March 2022,

LondonMetric Property Plc
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lustrative change In value
of shares owned and
outstanding
shure awards

Total Total

Salary Benefits Pension Bonus Liipe 2022 2021

Remuneraticon for Ex_ecuﬂverﬂkecrio[s B £000Q £000 EOOO B £000 ~_£000 £000 £000
Andrew Jones 565 26 73 847 1,524 3,035 2,998
Martin McGann 378 29 49 480 840 1,774 1737

£000

655
403

1 Based on an illustrative swing in share price of 10p, For reference, the highest closing share price duning the yeor was 285 20 and the iowest closing price was 216 0p.
The number ol shares and share owards wos calculated based on the year end total
2 Full deiails of Directors’ remuneration tor the year can be found in the table on poge 142

3 2019 LTIP awards expected to vest in June 2022

Annual bonus plan - targets and ocutcomes

Payout target Combining these outcomes with

-7 % the personal objectives gives the % of
Performance measure 25% 0% 100% Actual  aworded following payouts: £000 maximum
EPRAEPS 9.5%p 9.57p 9.68p  1004p 100%  Andrew lones 87 90
TPR {3 year All Property) 6.4% 71% 77% 15.1% 100% Martin McGann 480 920
TPR (1 year All Property) 19.6% 21.6% 23.5% 28.2% 1007
TPR (3 year reweighted) 128% 14.1% 15.4% 15.1% 89%
TPR {1 year reweighted) 31.4% 34.5% 37 6% 28.2% -
2019 LTIPs vesting - targets and outcomes

_ Fayouttarget % The estimated number of shares

Perlormance measure 25% 100% Actual  awarded vesting are as follows: Number
TSR 198%  324%  59.5% 100%  Andrew fones ) 574,459
TAR 02%  254%  65\% 100%  Mariin McGann 316,896
EPRA EPS ?77p 10.12p 10.04p 83%

The level of LTIP vesting in 2022 demonstrates the successful performance of the Company over the fonger three year performance period
with streng absolute eamings growth and a resulting comparative return performance in excess of the Company's direct competitors.

LTIPs granted in the year

Andrew Jones
Martin McGann

Basis of award Date  Share awards
(% of sclary) of grant _number

200% 4 June 2021 484,839

145% 4 June 2021 235038

Face
value
per share

234,7p
234.7p

Face volue
of award

£000

1,138
552

Shareholding of the Executive Directors

Chart removed

LondenMetric Property Plc
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Implementation of policy next year

Summary of Palicy Implementation In the year to 31 March 2023

Base salary L _ o

A L ' The Committee has approved salary increcises for the Executive Directors inline
with the workforce average increase of 8.4%.

Base salary from  Base salary from

Executive Director 1 June 2022 1 June 2021
Andrew Jones £616,569 £56%9.007
Martin McGann £412,273 £380,470

Executive Directors wil receive the 12.5% of salary supplement in lieu of pension
until 31 May 2022, Thereafter, pension contributions will reduce in accerdance
with the Remuneration Policy to 10%.

Benefits
) o b In line with the Policy, each Executive Director receives:

— Cor dllowance

- Private medical insurance

- Life insurance

— Permanent heolth insurance

The maximum bonus cpportunity will remain at 165% of satary for the Chief
Executive and 140% of salkary for the Finance Director. The performance
cenditions and their weightings for the annual bonus are as follows:

Performance

measure jﬁg@ghting Description of fargets o o

Growth in 5% Growth in Company’s EPRA

EPRA EPS - EPS against ¢ range of challenging targets

Growth in 35% Growth in Company's TPR against IPD All Property

total property Index and the index for the Group's portfolio of

return ('TPR') assets, on a multi-year basis; Full payout if growth
is 120% of the index; 50% payout if growth is 110%
of the index; 25% payout if growth matches the
index; Straight line interpolation between limits;
No payout if TPR is negative

Personal 30% Vary between individuals anid inchade

objectives portiolio management, financial and pecple

management, investor relations. Responsible
Business and regulatery 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 disclosed. These wil be reported and disclosed refrospectively
next year in order for shareholders to assess the basis for any payouts,

LondonMetric Preperty Plc Annual Report and Accounts 2022
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Summary of Policy Implementaticn in the year fo 31 March 2023

Long Term Incentive Plan
11

Ferformance Threshold Maximum'

mMedasure ) Weighting  (25% vesting) [100% vesting)

Total shareholder  37.5% Equal to index Equal to upper quartile

return (TSR) ranked company

Total accounting 37.5% Equal to index Equal to upper quartile

return (TAR) ranked company

EPRA EPS growth 25% CPIH plus 0% CPIH plus 4.5% over
over three years three years

] Skroight bne interpolation hetween threshold and maximum

TSR and TAR are relative measures measured against the FISE 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. For the EPRA EPS growth targets. the cut-performance

of inflation for full vesting has been increased fc 4.5% to take account of the
differenticl between RP) and CPHH. For new awards, RPl which is due to be phased
out, has been replaced by CPH, Awards granted in 2022 to the Finance Direclor
will be based on 155% of salary to allow betfter dlignment with senior managers
below the Board.

Shareholding requirement

The shareholding requ_irernent is:
- Chief Executive - 700% of salary

- Other Executive Directors and certain members of the Senior Leadership
Tearm — 700% of salary

- Newly appointed Executive Directors — 400% of salary

The circumstances in which maius and clawback could apply are:
- Material misstatement

- Calculation error in incentives

- Fraud or misconduct

- Reputational damage

Corporate failure

Key elements and time period

Year ending March 2023 2024 2025 2024 2027
Base salary

Pensicn

Benefits
Annual bonus
—Cash

I
N
IR
E—
- Deferred shares T R A

LTie

Non Executive Directors’ fees ]

B rerformance cencd 8 vesting perod [l Holding period

LondenMetric Property Plc Annual Report and Accounts 2022
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Directors’ Remuneration Policy

The Remuneration Policy for
the Group was approved
by shareholders at the
2020 AGM on 22 July 2020
for a period of three years.
This section is an extract
from the full Remuneration
Policy, which is available
on our website at
www.londonmetric.com.

Details of the core elements
of the Policy can be found
in the iImplementation of
Policy next year section on
page 136.

Overview of our Policy

The Group's Remuneration Policy is designed
to align executive pay and incentives with
the Company’s goals and encourage ond
reward exceptional overall and indivicual
performance. As well as motivating.
remungration plays a key role inretaining
highly regarded individuals and needs to

ke competitive.

The principles which underpin the
Remuneration Policy ensure that Executive
Directors' remunerafion:

- Is aligned fo the business strategy
and achievemenl of business goals;

- Is aligned with the interests of
shareholders by encouraging high
levels of share ownership;

- Aftracts, motivates and retains high
cafibre individuals;

- Is competitive in relation to other
comparable property companies;

- s 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.

Alignment of Policy with the 2018 Corporate Governance Code

Under the headings prescribed under provision 40 of the 2018 Code, the following table shows

the alignment between the Palicy anc Code.

Provision 40 element

How the Remuneratfion Policy aligns

Performance measures and torgets under the LTIP are
disclosed before grant and performance targets for the
annual bonus are disclosed retrospectively.

Both the annual bonus and LTIP measures are based
an core elements of the strategy and therefore there
is a clear link to cll stakeholders between their delivery
anc Executive Director reward.

The Remuneration Policy is designed with simpiicity in
mind and its operation aligns with that of the majority
of the FTSE 350 and is therefore easy to understand.

The selection of performance measures and targets
ensures that incentives wil only pay out where strafegic
goals have been met. The mix of relative and absolute
performance measures help to balance the effect of
external market foctors {whether positive or negative).

The Remuneration Policy contains strict minimum
shargholding requirements as well as a post cessation of
employment sharehalding requirement which ensures
that the wedalth 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 onlong term value.

The Policy contains sufficient flexibility to adjust
payments through malus and clawback and an
overriding discretion on the part of the Committee to
depart from formulaic outcomes if it appears that the
criteria on which the award was based does nof reflect
the underlying performance of the Company.

The Remuneration Palicy sefs cut clearly the range
of values, imits and discretions in respect of the
rermuneration of management.

The remuneration package is weighted in favour of
varicble pay. This, combinad with the Committee's
approach to target sefting including the use of relative
performance measures, means that total remuneration
will be reduced in the event of peoor performance, Pay-
outs at maximum will only be available for delivery of
the strategy and strong underiying performance.

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 are cascaded further down
the organisation, as is the culiure of share ownership.,

LondonMetric Property Ple
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lllustration of application of Remuneration Policy

The charts below show the application of the Remuneration Policy and provide an indication of the potential remuneration for each element
of remuneration for each of the hwo curent Executive Directors under various scenarios.

The elements of remuneraiion have been categorised into three components: (i} Fixed: (i) Annual bonus (including deferred bonus); and (i} LTIP.

The target scenarios assume 50% payout of the maximum cpportunity under the annual bonus and 25% (being threshold vesting) of the LTIP.
Infine with the changes to the regulations, we have alsc shown the maximum scenario with the impact of 50% share price appreciation over
three years. For comparison, we have also shown the actugt single figure for the year to 31 March 2022,

Andrgﬂones Martin McGonn

Chart removed Chart removed
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Strategy link o Remuneration Policy

The Committee's remuneration decisicns are steered by the Group's strategic direction and corporate objectives. It is important that the
incentive arangements operated by the Company are directly inked fo the achievement of the Company's strategy and overal corporate
objectives. It is the Committee's belief that the incentive elements of the Remuneration Palicy align with these objectives.

The folowing table gemonsirates how the Company's key performance indicators {'KPls') are aligned t¢ its variable incentive amangements
of the annual bonus and LTIP.

Link fo remuneration

Key perfotmunc? !l_'lglcators Annual bonus i LnpP Link to strategy

Total shareholder raturn -
37.5%
Total accounting return
37.5%
EPRA earnings per share
35% 25%
Totaf property return
35%

Qur strategic priorities

@ o o o

@ ~ign porifolio to @ trhance assel volue . Fartner of choice . Generale reliable,
macro trerds and cash flow mindset repehlive and
@ rocusenlong-let @ mprove quaity @ use ihe team's growing income
property with and sustainability expertfise fo moke ° Deliver strong cash
rertal growth ol our assets informed decisians flows and attrachve
totalreturns

LondonMelric Property Plc Annucl Report and Accounts 2022
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Directors’ Remuneration Policy

Other direcforships

Executive Directors are permitted to accept external, non executive appointments with the prior approval of the Board where such
appointments are not considered to have an adverse impact on their role within the Group. Fees earmed may be retained by the Director.
None of the Executive Directors held external appointments during the year,

Employee considerations

Chief Executive

Bonus movement
in 2022

-3.2%

Pension contribution from
1 June 2022 in line with workforce

10%

Salary increase
in 2022

+8.4%

Of salary held in
Company shares

2380%

Wider workforce

Average bonus
movement in 2022

-0.9%

Of employees participate
in the LTIP in 2022

607%

Average salary
increase in 2022

+8.4%

Of employees received
o bonus in 2022

100%

The Company applies the same principles to the remuneration of il employees as it applies to the Executive Directors, namely that:

- The remuneration is competitive inrelation to other comparable
property companies;

- The incentive alements reward superior perforrmance through the
vanable elements of remuneration that are linked to the same
performance targets as for the Executive Directors that are aligned
to the business strategy; and

- The remuneration encourages employees
to become shareholders.

The Committee considers employee views carefully and Andrew
Livingston is the designated workforce Non Executive Director
responsible for gathering employee views, ensuring that key poinis
raised by employees are discussed at Committee and Board
meetings and feeding back to employees how their views have
been considered in the decision making process.

Andrew fed back results of the latest employee survey to the
Committee and Board in March, noting that cll staff continued to be
very proud to be part of the LondonMetric team. Further detalls are
provided on pages 107 to 109.

In addition this year, the Remuneration Committee Chair attended the
annual meeting held by the designated workforce NED with o small
group of employees and welcomed questions on the principles and
components of executive pay, He explained how executive pay was
determined with reference to peer group comparson and alignment
to the wider workforce and outined the importance of the pay
cascades in the organisation as reflected in the tatle opposite.

The table ilustrates 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 2022, The Cemmitiee
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.

i Participation

" senior

Element Chief Finance Leadership
of pay Executive Director Team
200% 155% 39% fo 155%

LTIP of salary of salary of salary
Annual 149% 126%  66% to 126%
bonus of salary of salary of salary
12.5% 12.5% 0% to12.5%

Pension of salary of salary of salary

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 responsitility, The aggregate fee for
Nen Executive Directors and the Chair will not exceed £1 million.

The base fee for Non Executive Direclers has been increased by 5.0%
to £52.760 from 1 June 2022. The Chair's new letter of appointment set
his fees for the period fo 31 March 2023,

Chair B o £210.000
Base Non Executive Director fee ) £,‘EE',76O
Senior Independent Director additional fee ~ £5.000
Additicnal fee for Audit/

Remuneralion Commiftee Chcir _ E10,000
Additional fee for Audit/

Remuneration Corprniﬁee membership W£57,OOO_

LondonMetric Property Pl
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Annual Report on Remuneration

On the following pages we
set out the Annual Report
on Remuneration for [he
year ending 31 March 2022
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 2023.

1-87
Strategic report

The Annual Repart on Remuneration including
the Chair's introduction, Remuneration at a
Glance, and Implementation of the Policy
sections are subject to an advisory vole

at the forthcoming AGM on 13 July 2022
and complies with the 2018 UK Corperate
Governance Code, Listing Rules and The
Large and Medium Sized Companies

and Groups (Accounts and Reports)
{Amendment] Regulations 2C13. The areas
of the report which are subject to audit have
Been highlighted.

The role of the Remuneration Committee

The Committee determines Executive
Directors’ remuneration in accordance

with the approved Policy and its terms of
reference, which are reviewed cnnually by the
Board and are avaiable 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 to the
Comrnittee. All Committee members are
Non Executive Directors of the Company.
which is an important prereguisite to ensure
Executive Directors' pay is set by Board
memicers who have ne personal financial
inferest in the Company other than as
potential sharehaolders.

Meetings and activities

88-154
Governance

155 208
financial statements
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The Committee meets regularly without

the Executive Directors being present and is
independently advised by PwC, a signatory
o the Remunerahon Censultants’ Code

of Conduct and which has nc connection
with the Group other than in the provision

of advice on executive and employee
remuneration maiters, corporate due
diigence and taxation advice. PwC were
appointed in 2017 by the Remunerction
Committee fallowing @ competitive tender
process. Tolal fees paid to PwC in respect

of remunerction advice to the Committee
were £81,500 calculated on both hourly and
fixed fee bases. The Committee is satisfied
that the advice provided by PwC is objective
and independent.

No Executive Directoris involved in the
determination of his own remuneration
and fees for Non Execulive Directors are
determined by the Board as a whole.

The Company Secretary acts as secrefary
to the Committee and the Chief Executive
and Finance Director atfend meetings by
invitation but are not present whan their
own pay is being discussed. The Chair of
the Committee reports to the Board on
proceedings and outcomes following
each Committee meeling.

The Committee met on four 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 and LTIP

Set challenging EPS targets for the 2021 LTIP awards granted
and annual bonus for the year fo 31 March 2022

Approved Executive Directors' share awards under the LTIP
following the anncuncement of the Company's results for the
year ended 31 March 2021

Assessed the performance of Executive Directors against fargets
set at the beginning of the year and defermined annual bonuses
for the year to 3! March 2022

Salary

from 1 June 2022

Governance

| terms of reference

Reviewed and approved the Remuneration Committee Report
External evaluation of its own performance and review of its

Reviewed and approved annual salary increases effective

| Reviewed and approved the CEQ pay ratio

LondonMetric Property Ple
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Annual Report on Remuneration

Single total figure of remuneration for each Director (audited)

Salary and fees Benefits' Pension? Total Fixed Annual bonus?® LTI Total Variable Total

2022 2021 2022 2021 2022 2021 2022 2021 2022 202 2022 2021 2022 2021 2022 2021
Director _ £000 2000 £000 £000 £000 £000 £000 £000 . E_DDO £00G £000 £D_OO ) £000 £000 £000  £C00
Executive B B
Andrew Jones 565 519 26 26 73 82 644 627 847 B74 1,524 1495 2371 2371 3035 2998
Martin McGann 378 347 29 29 49 55 456 431 430 A97 840 809 1,320 1,306 1776 1737
Non Executive
Patrick Vaughan 216 2046 - - - - 216 206 - - - - - - 216 206
Suzanne Avery 60 57 - - - - &0 57 - - - - - - 60 57
James Dean 50 51 - - - - 50 51 - - - - - - 50 51
Robert Fowlds 75 48 - - - - 75 68 - - - - - - 75 48
Andrew Livingston 55 52 - - - - 55 52 - - - - - - 55 52
Kitty Patmore 55 10 - - - - 55 10 - - - - - - 55 10
Rosalyn Wilton 70 66 - - - - 70 66 - - - - - - 70 b6

Taxakle benslits include the provision of a car allowance lor Executive Directors ond private medical insurance

Pension contribution 1s 12.5% of salary {excluding any salary sacnfice] and may be taken partly or entirely in cash

Annual bonus poyable inrespect of the inancial year ending 31 March 2022 paid fully in cash os mimnmum shareholding requirements met

2019 LTIP awards expected to vesl in June 2022 for the performance penod to 31 March 2022. The value of the award has been calculated by multiplying the estimated
number of shares that will vest, Inclyding the dwvidend equivalent, by the average share pnce for the three menihs to 31 March 2022, No discretion was applied in
determining the estimated vesting of the gward as a result of changes in share price or other factors The change in share price growth between grant and 31 March 2022
accounts for £351,000 for Andrew Jones and £193.000 tor Martin McGann as reflected in the table on page 1446, The eshmated figures disclosed in the previous Annual
Reporl for 2021 veshng have beenrestated 1o reflect fingl vesting hgures and the share price on the date of vesting The eshmared share price used was 222 Op and the
actual share price on vesting was 234 5p. The differences in value were £94.000 for Andrew Jones and £50.000 for marhin McGann

o =

The Comrrittee believes it is impartant to take a holistic view of the Executive Directors' tolai wealth when considering the single figure of remuneration.
The Executive Directors have very large shareholdings in the Company and cre exposed to reiatively small changes in the share price significantly
affecting their overall wedith. In the Committee’'s opinion, the impact of share price movements on the folal wealth of the Director is more important
than the single figure. The significant shareholding encourages Directars to take a long ferm view of the sustainable performance of the Company.
whichis crifical in a cyclicat business. The Directors’ significant expesure fo share price movementsis a key facet of the Company’s Remuneration Policy.

Annvual bonus outcome for the year ended 31 March 2022

The annual bonus performance targets set for the year to 31 March 2022 and the assessment of actual performance cchieved is set outin the
table below. Bonus awards are based 70% on the Company's financicl performance and 30% on the individual's confribution in the year.

The financial performance element measures growth in EPRA EPS and TPR relative to the IPD benchmark for the Group's portfelio of assets.

In determining the base EPRA EPS target, the Commitiee looks to maintain consistency with longer term incentive targets but is mindful of
shorter term strategic priorifies and changing market conditions. n line with best practice, TPR has been measured on ¢ multi-year basis (over
one and three years). The 2022 annual bonus outcome is set out In the table below. No discretion has been exercised as the payout is in line
with underlying corporate performance.

Financial Indivicual Bonus % of Bonus % of Tolal bonus
) o objectives B c@ectives maoximum salary £000
Andrew Jones 60% 30% 0% 149% 847
Martin McGann 0% 30% 0% 126% 480
Group financial targets
. Range - Maxirnum Actual Fo
Iier_formgnrweghﬁng Basis of calculation (0%] {25%) {50%) (100%] performance  awarded
EPRA EPS 35% Growth in EPRA EPS against <9.52p 9.520 ?2.57p 9.68p 10.04p 1007
a challenging target
Total property return 35% Growth in TPR against IPD  Positive  TPR matches TPR s 1.1 times TPRis 1.2 times See below 72%
('TPR') benchmark growth index index index
3 year All Property 6.4% 71% 77% 15.1% 100%
1 year All Property 19.6% 21.6% 23.5% 28.2% 100%
3 year reweighted 12.8% 141% 15.4% 151% B8Y%
1 year reweighted 31.4% 34.5% 37.6% 28.2% -
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Individual nen financlal targets

Executive Directors' non financial targets accounted for 30% of the maximum bonus award. Personal cljectives were dligned 1o the delfivery
of the Group's key strategic objectives. The Commitiee felt that the Executive Directors had achieved therr individual personal obiectives and
approved full payouts for both, toking into account the averall strormyg wurporale performance and shareholder experience.

The table below outlines the key personal objectives set and the Committee’s assessment of perfermance for each of the Executive Directors
for the annual bonus awarded in the year to 31 March 2022,

Objective Assessments

Andrew Jones

Portolic & financial

- increase in EPRA EPS from 9.52p fo 10.04p. providing cover for an increase in the dividend
for the year

- increase in EPRA NTA per share from 190.3p 1o 261.1p largely due to revaluation gain
of £432 million

- Investment in preferred urban logistics sector increased from 38.5% to 43.9% in the year
- Reduced exposure 1o non core offices and residential assets, from 1.7% to 0 8%

- Growthin EPRA earnings per share in the year of 5.5%, supporting a continuation
in dividend pregression
- Increase of 15% in contracted rent to £143.3 million

- Compiletion of 0.5 miliion sq ft of development during the year producing £4.5 million
of annualrent with a further 0.9 million sg ft under construction

- Reinforcement of growth characteristics of urban logistics continues to be well received
in the market and by stakeholders

- Fifth staff survey undertaken in February with very positive results
- 100% of staff enjoy and are proud to work for the Company
- Very low staff turnover rate of 6%

- Continuing focus on the right team with the right skills. Additional investment support
recruited this year

— ¢.250investars met in the year, good investor feedback and strong share
price performance

- Continuing focus on private wealth managers and funds which account for ¢.25%
of the register

- Strong portfolio metrics and results from the latest occupier survey demonstrate
contentment, with cccupancy of 98.7% and alandlard recommendation score
of 8.5/10.0

— GRESB Green Star, EPRA sustainability Gold Award

- GRESB score of 65%

— BREEAM Very Good or Excellent assetfs represent 29% of portfolic once current
developments complete

- EPC A-C rated assets increased from 74% to 85% in the year

- 0.9 MW of solar installed an portfolio with further opportunities identified

LondonMetric Property Plc Annual Report and Accounts 2022
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Objective Assessments
Martin McGann

Porffolio & financial

- New £380 million private placement with a £50 million green tranche

— Three new unsecured credit facilities completed in the year for £550 miillion, £400 million
subject to a green framework and preferential pricing

- Existing short dated facilities repaid and maturity extended via long dated
private placement

- £175 million equity placing in November 2021, significantly oversubscribed

- Growth in EPRA EPS in the year of 5.5%. supporting a continuation in dividend progression
- Increase of 15% in contracted rent tc £143.3 million

- Completion of 0.5 million sq ft of development during the year producing £4.5 million
of annual rent with a further 0.9 million sq ft under consiruction

- Continued low average cost of delot of 2.6% (2021 2.5%)
- Lower LTV of 28.8% [2021: 32.3%)
- Increased hedging post refinancing from 45% to 71%

- Net Zero Carbon ambition progressed
- Qccupier survey undertaken with high level of satisfaction

tenanl
e - Continue to menitor ESG cbjectives across Company

s e
- Investor feedback demonstrated we are meeling their ESG expectations on
performance and disclosure

- Charitabie donation fund maintained and distributed

- Fifth staff survey undertaken in February with very positive results
- 100% of staff enjoy and are proud to work for the Company
— Very low staff turnover rate of 6%

- GRESB Green Star, EPRA sustainability Geld Award
- GRESB score of 65%

- BREEAM Very Good or Excellent assets represent 29% of portfolio once current
developmenis complete

— EPC A-C rated assets increased from 74% to 85% in the year
- 0.9 MW of solar installed on portfolio with further cpportunities identified

Deferred Bonus Plan

The Remunerction Policy allows the Directors to opt out of bonus deferral if the minimum sharehoiding requirement is met. At the date of this
report, both Executive Director's shareholding materially exceeds the minimum requirement.

LondonMetric Property Plc Annual Report and Accounis 2022
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Long Term incentive Plan
Awards granted in the yeor to 31 Morch 2022 as nil cost oplions ore summarised in the table below.

Fuce vaive

Basis of award Date of Share awards Face value of award

o - (% of salary] grant __ngT_bMeLshare ) L £000
Ancdrew Jones 200% 4 June 2021 484,839 234.7p 1,138
Martin McGann 145% 4 June 2021 235,038 23470 552

The face value is based on a weighted avercge price per share, being the average share price over the five business days
immediately preceding the date of the award. Awards will vest after three years subject to continued service and the achievement
of performance conditions.

Vesting level

0%
25%
Pro rata on a straight line basis between 25% and 100%

100%

0%
25%
Pro rata on a straight line basis between 25% and 100%

100%

j 0%

25%

Pro rata on a straight line bosiibe_a_ween?s%_ond 100%
100%

! TSR must be posihve over three years

The adjusted EPRA EPS base target for the three year performance pericds commencing 1 April 2019, 1 April 2020 and 1 April 2021 has been
set at 8.77p. 9.2ép and 9.52p respectively. The Group's three vear financial forecast was taken into account when setting these targets along
with consideration of strategic goals and pricrities, proposed invesiment and development plans, gearing levels and previous years’ results.
Targets are considered challenging yet achievable in order to adeguately incentivise management and are in line with the Company’s
strategic aim of delivering long term growth for shareholders.

Awards expectad to vest in the year to 31 March 2022 in reiafion to the three year performance period commencing 1 April 2019
are summarsed on page 146. No discretion has been exercised as the payout is in ine with underlying corporate performance.
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Ronge
Performance Actual Yo
meaqsure Weighting Basis of colculation [0%) (25%} (100%) performance awarded
Total shareholder 37.5% Gruwlh in TSR against FISE 350 <19.8% 19.8% 32.4% 59.57% 100%
return ['TSR') Reql Estate Index
Total accounting 37.5% Growth in TAR aigainst FTSE 350 <0.2% 0.2% 25.4% 65.1% 100%
return ['TAR'} Real Estate Index
EPRA EPS 25% Growth In EPRA EPS against <9.77p 77p 10.12p 10.04p 83%
a challenging base target’
1 RPIwas capped at 7% for the current year n the calculation of the EPS targets as set out in the Chair's stotement on page 134
Total estimated
Maximum LTIP Estimated Face value Share price fuce value of
number of % of number of at grant appreciation award'
Director ~ shares maxmum shares £000 B £000 £000
Andrew Jones ) 599,644 ?58% 574,459 1173 351 1.524
Martin McGann 330,78% 95.8% 316,896 647 193 840
1 The face value 1s based on the average share price for the three months to 31 March 2022 of 265.20
Qutstanding LTIF awards held by the Executive Directors are set out in the table below,
- ~_ Humber of shares under u;vun;_!‘
Date of Face value At 1 April Cranted Notional Vested Lapsed At 31 Morch Performance
Direcior _ grant on grant 2021 inyear  dividend shares n year ryear 2022 period
Andrew Jones 15.6.2018 189.5p 631.098 - 6,294 [637.392) - - 1.42018 fo
3 .3.2702177
5.6.2019 204.2p 579.164 - 20,480 - - 59%.644 142019 to
- i _31 .3.2022
17.6.2020 212.0p 529,653 - 18,729 - - 548,382 1.4,2020 to
S o 380
4.6.2021 2347p - 484,839 12187 - - 497,026 1.4.2021 to
, _ _ 31.3.2024
Martin McGann 15.6.2018 189.5p 341.681 - 3410 {345.091) - - 1.42018 to
31 .3.2021
5.6.2019 204.2p 315,491 - 11,298 - - 330,787 1.42019 to
) 31_.3.2921
17.6.2020 212.0p 274,471 - 9,706 - - 284177 1.4.2020 to
L B _ o ;5L3.2023
4.6.2021 234.7p - 235038 5908 - - 240,946 1.4.2021 to
31.3.2024

1 Awards granted as nil cost options

Directors’ shareholdings and share interests (oudited)

The beneficial inferests in the ordinary shares of the Company held by the Directors and their familes whe were in office during the year and cf the
date of thisreport are set out In the table on page 147.

There were no movemenits in Directors' shoreholdings between 31 March 2022 and the date of this repert.

The shareholding guidelines recommend Executive Directors build up o shareholding in the Company at least equal to seven times salary.
All Executive Directors complied with this requirement at 31 march 2022 and as at the date of this report, No Director had any interest or confract
with the Company or any subsidiary underfaking during the year.
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The Executive Directars have entered into individual personal loan arangements with Coutts & Co and granted pledges over ordinary shares
in the Company as seCunity in connection with the lcans. The loans were used to repay debt secured against various residential investment
properties held persondlly. The numker of shares pledged by each of the Directors is reflected in the table below.

Overall Owverall
beneficial beneficial
Intevest 31 Interast 31 LTIP shares Numiber of
March 2022 March 2021 subject o Defered Total Shaore Shareholding shares
Ordinary shares  Ordinary shares  performance bonus Interests as ot ownership as quidelne  pledged as af
of 10p each of 10p each conditions shares 31 Murcrl 2})2? o % of salary’ met 3_1_ r\_Ac:rCVhEOiQQi
Executive Directors o ~
Andrew Jones 4,909,823 4,572,907 1.645,052 - 6,5!{4,8_7_’_5_ ) 2380% Yes §,446,072
Marlin McGann 3,171,897 2,989,457 855,912 - 4,027,807 99% Yes 2,341,585
Non Execufive Direclors o L
Pairick Yaughan lO,?Z?LODO 11.693.000 B o o o
Suzanne Avery 22,750 22.750 B L _
James Dean 20,000 20,000 _
Rebert Fowlds 104,000 104,000 o - L
Andrew Livingston 104,830 106,830 o o
Kitty Patmore 5,000 - o L )
Rosalyn Wilton 100,000 100,000

I Bosedonithe Company's share price af 3f March 2022 of 275 8p and fhe beneficial interests of the Directors

Performance graph

The first graph below shows the Group's total sharenalder return ['TSR') for the pericd from | October 2010, when the Company listed on the

main market of the Londen Stock Exchange, to 31 March 2022, compared to the FTSE All Share REIT Index, the FTSE 350 Real Estate Index and
the FTSE 350 Recl Estate Super Sector Index. These have been chosen by the Committee as in previous years as they are considered the most
appropriate and relevant benchmarks against which to assess the performance of the Company.

The starting peint required by the remuneration regulations was close to 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 FISE Real Estate sector prior 1o 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 over the period since merger in 2013 has cutperformed allindices as shown in the second

graph below.

Chart removed

Chart removed
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Chief Executive's remyneration table

The table below details the remuneration of the Chief Executive for the period from the Company's listing on the main market of the London

Stock Exchange on 1 October 2010 to 31 March 2022,

Annudt bonus LTIP vesiing
Toted [as a %of the fas a% of the
remuneration maximum maximum
Year to 31 Martzh o L B £600 payout] opportunity)
02 o o 3035 90 100
2021 o o 2,998 97 100
W__ ) - o _-fm o T _2_._9_2§_ ’ 97.5 a8
2019 o ) ' 2703 BE o
018 o ) ' i 2,392 ' 79 94
2017 B o - C 2506 89 100
06 o S 2792 77 100
2015 - o e 7 -
214 R 7 1296 100 .
2013 (Ancrew Jones) o o 166 BTN -
2013 [Pafrick Vaughan)! - e D ) -
012 o 7 664 we -
20112 ’ ' ) . 303 o -

1 Andrew Jones become Chief Execuhve and Patrick Yaughan became Char on 25 January 2013 following the merger of the Company with Metnc Property Invesiments plc

2 Forthesixmonthsirom ihe Company's isting on 1 Cclober 2010 to 31 March 2011

Annual percentage change in remuneration of Directors and employees

The percentage change in Director remuneration from the previous year compared fe the average percentage change in remunerafion for

all other employees i as follows:

2022 7% change 2021 % change

Salary Taxable Annual Salary Taxable Annudl

and fees benefits bonus and fees be_ngﬁ'rs bonus

Andrew Jones BA% 2% 32 4% ¥ 0%
Martin McGann B 7 76.4% 3% ) -3.2% 4.2% 14% ' 2;‘%
Fatrick Vaughan - n/a n/a - nfa n/a
Suzanne Avery 50% n/a n/a 1.5% nfa n/a
Jomes Dean 50% n/o n/a 1.5% n/a n/c
Robert Fowlds 50% n/a n/a 1.5% nfa n/a
Andrew Livingston 5.0% n/a n/a 1.5% n/a n/c
Kitty Patmore 5.0% n/a nfa 1.5% n/a n/c
Rosalyn Witton 5.0% n/a n/a 1.5% nfa n/a
Other employees [exciuding Directors) 8.4% 3% -0.9% 4.2% -5% 10.0%

CEO pay rafio

Whilst the Comparny has fewer than 250 employees and therefore is not required to disciose a rafio. the Committee felt that it was appropriate

to disclose the CEQ to al-employee pay ratia, recognising that the Company’s investors expect to see such disclosure.

Pay ratio
2%t 50
Year percentile percentile
2022 43:1 221
2021 34:1 131
2020 42:1 1611

" 75th
percentie

81
7
81
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The Company chose to adopt the Opfion A methodology when calculaling the ratio as it deemed it the most approprnate approach and
had sufficient data to be able to carry out this method. This method was used to calculate all figures in the table above. The Chief Executive's
single figure of remuneration used for the calculation ratio is as detailec on page 148. The same methodology was wsed fo calculate ak-
employee pay for the purposes of the ratios, which were calcuiated based on amaounts 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 CEQ's total
remuneralion has a greater portion of pay delivered as variable remuneration, which is consistent with the Company's remuneration principtes.
In summary, we anticipote volatiity in this ratio. and we believe that this is caused by the following:

— Qur CEO pay is made up of a higher proportion af incentive pay than that of cur employees, inline with the expectations of our
shareholders. This introduces a higher degree of variability in his pay each year which affects the ratio;

- The value of long term incentives which measure performance aver three years is disclused in pay in the year it vests, which increases
the CEQ pay in thul year, agan impacting the ratic for the year;

— Leng term incentives are provided in shares, and therefore an increase in share price over the three years magnifies the impact of dlong
term incentive award vesting in c year;

- We recognise that the ratio is driven by the different structure of the pay of cur CEG versus that of cur employees, as well as the make-up of our
workforce. This ratio varies between businesses even in the same sector. What is important from our perspective is that thisratic is influenced
only by the differencas in structure and not by divergence in fixed pay between the CEO and the wider warkforce. The table showing the year
on year change of CEQ remuneration and average employee remuneration demonsirates that divergence is not occurning: and

— Where the structure of remuneration is similar. as for the Senior Leadership Team and the CEQ. the ratio is much more stable over fime.

Payments to past Directors and for loss of office

Valentine Beresford and Mark Stirling stepped down from the Board on 11 July 2019 but remained employees of the Company and thus in
accordance with the Policy and relevant share plan rules are entitled fo vesting of existing share awards in line with their original schedules.
The 2018 LTIP awards made to Valentine Beresford and Mark Stiring when they were Directors vested during the year on 15 June 2021 in line
with the outcomes for the curent Executive Directors with no discretion appiied. Upon vesting, Messrs Beresford and Stiring each received
343,393 shares. There have been no payments for loss of office in the year.

Relative importance of spend on pay
The tabie below shows the expenditure and percentage change in spend on employee remuneration compared fo other key financial indicators.

2022 201 T

- I .. . fm  fm __ change
Employeecosts' R, S 1 S oL L 85%
Dividends? 8.7 75.6 8.1%

1 Figures taken from note 4 Adminisirative costs on page 173 and are stated before ony amounts copitolised and exclude share schame costs
2 Figures taken from note 7 Dividends on page 175

Statement of voling at AGM

Al the AGM on 13 July 2021, the Annual Report on Remuneration was approved with votes from shareholders representing 76% of the issued
share capital of the Company. The Directors' Remuneralion Policy was approved at the AGM on 22 July 2020 with votes from sharehoiders
represeniing 77% of the issued share capital at the time. The details of these cutcomes are below.

2021 Annual Report 2020 Directors’
B on Remuneration Rervlunerqrign Policy
o - ~ Votescast T Votes cast %
For S - 628,851,592 9167 636778186 9540
Against - T 5741087 833  30489.708 4.80
Withheld - - 6,527,664 32932457
Total B 92,540,343 700,400,351

On the basis of the strong support for our remuneration policy and ifs implementation at the 2020 and 2021 AGMs, the Commitiee deemed
that it was not necessary to engage with shareholders on executive pay during the year to 31 March 2022,

Statement of implementation of Remuneration Policy for the year ending 31 March 2022

The table on pages 136 to 137 ilustrates how we intend to implement our Policy over the next financial year and gives details of remuneration
payments and targets. The Committee does not expect to deviate from the Remuneration Policy in the year 1¢ 31 March 2022

I am always available to shareholders to discuss the Remuneration Policy and can be contacted through the Company Secretary.
ook forward to the support of shareholders at this year's AGM.

Robert Fowlds
Chair of the Remuneration Committee

26 May 2022
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Annual General Meeting

lam pleased to be able to report that, this year, cur Annual General
Meeting will revert to the pre-pandemic format of an in-persen
meeting for shareholders. The AGM willbe held on 13 July 2022 at

11 am at The Connaught. Carlos Place. Mayfarr, London, WK 2AL.

Whilst there are not expected to be any government restrictions

image removed
9 on public gatherings at the time of the AGM, shareholders are

Martin asked to exercise good judgement and not fo attend the AGM
McGann in person if they have recently fested positive for COVID-19, are
Finance exhibiting any symptoms of COVID-19 ard/of are living with someone
Director : who has recently tested positive for COVID-19 Instead. such

shareholders are encouraged to submit a proxy vole in advance
of the AGM. Any changes 1o the arrangements for the AGM will be
communicated to sharehclders before the meeting via curwebsite.

/ / The Notice of AGM on pages 202 to 207 sets out the proposed
] am p|ecsed TO presen’r fhe resolutions and voting details.
Report of the Directors together
with the audited financial
statements for the year ended
31 March 2022. / /7

The Board considers thal the resolutions promote the success

of the Company and are in the best interests of its shareholders.
The Directors unanimously recommernd that you vote in favour
of the resolutions as they intend fo do inrespect of their own
beneficial holdings. which amount in aggregate to 18,717,300
shares representing approximately 1.9% of the existing issued
ordinary share capital of the Company as at 25 May 2022.

Additional information which is incorporated into this report by reference, including information required in accordance with the Companies
Act 2006 and Listing Rule ¢.8.4R can be found on the following pages:

Informafion Relevant section Page

Review of business and future developments Strategic report D} Page 1

Section 172 Statement

Governance — Section 172 Statement

[ Page 104

Principal risks

Strategic report - Risk management

D} Fage 70

Greenhouse gas emissions

Strategic report - Responsible Business and ESG review

D} Page 49

Interngl financial conkrol

Governance — Audit Committee report

[I3 page 124

Diversity and inclusion

Governance - Nomination Committee report

[ T3 Page 115

Viability Statement

Strategic report - Risk management

Dz> Page 70

Financial instruments

Financial statements —note 14

D} Page 184

Directors’ details

Governance - biographies

1:5 Page 92

Financial risk management policies

Financial statements —note 14

[T3 Page 183

Directors’ interests

Governance -~ Remuneration Committee report

D} Page 132

Interest capitalised

Financial statements —note 5

[13 Page 174

Long term incentive schemes

Governance — Remuneration Committee report

D} Page 132

Related parly fransactions

Financial staterments — note 19

[13 rPoge 187

Stakeholder engagement

Strategic report - Responsible Business and ESG review

EE Page 49

Governance - Shareholder engagement

D} Page 109

Post belance sheet events

Financial statements — note 20

El} Page 187

All other subsechions of LR 9.8 4R are nat applicable

LondonMetric Property Plc
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Corporate governance arrangements

we have applied the principles of good
governance contained in the UK Corporate
Governance Code 2018 {the ‘Cada’)
throughout the yeor under review. We were
vnable to compily with provision 19 of

the Code and we wil only become fully
compliant with provision 38 on 1 June 2022,
Qur explanations for the departures are
contained in the compliance statement on
page 88 and in the Nomination Committee
report on page 116. Further details on how
we have applied the Code can be found in
the Governance section on pages 88 to 154
and should be read as part of this report.

Company status and branches

LondonMetric Property Plc is a Real Estate
Investment Trust {*'REIT') and the holding
company of the Group, which has no
Branches. tis 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 grangements.

The purpose of the Annual Report is 10
provide information o the members of

the Company which is a fair, balonced
and understandable assessment of the
Group's performance, business model and
strategy. A detalled review of the Group's
business and performance during the

year, its principal risks ond uncertainties, ifs
business model, strategy ond its approach
to Responsible Business and ESG is contained
in the Strategic report on pages 1 to 87 and
should be read as part of this report.

The Annual Report contains certain forward
looking statements with respact to the
operations, performance and financicl
condition of the Group. By therr nature,
these statements involve risk and uncertainty
because they rekate to future events and
circumstances which con cause results

ond develcpments to differ from those
anficipated. The forward looking statements
reflect knowledge and information available
at the date of preparation of this Annual
Report. Nothing in this Annual Report

should be construed as a profit forecast.

1-87 88-154
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Results and dividends

The Group reported a profit for the yeagr
attributable to equity shareholders of

£734 5 millior {2021: £25/.3 milion). The first
two quarterly dividends for 2022 totaling 4.4p
per share were paid in the year as Property
Income Distributions ('PIDs').

The third quartery dividend of 2.2p was
paid folowing the year end on 12 April 2022
as a PID. The Directors have approved a
fourth guartery dividend of 2.65p per share
payable on 13 July 2022 to shareholders

on the register at the close of business on

10 June 2022, of which 1.15p will be paid

as a PiD.

The total dividend charge for the year to
31 March 2022 was 9.25p per share, an
increase of 6.9% over the previous yeor.

Of this, 7.75p was payable as a PID as
required by RET legislation, after deduction
of withholding fax at the basic rate of
income tax. The baionce of 1.5p was
payable as an ordinary dividend which

is not subject to withholding tox.

Investment properties

A valuation of the Group's investment
properties at 31 March 2022 was undertaken
by CBRE Limited and Savils (UK) Limited

on the basis of fair value which amounted
to £3.593.9 million {2021: £2,583.6 milion
including the Group's share of joint venture
property as reflected in the Financial review
on page 42 and note 2 to the financial
statements on page 172.

Share capital

As at 31 smarch 2022, there were 978,607,507
ordinary shares of 10p in issue, each camying
one vote and all fully paid,

The Company issued 67,307,693 new
ordinary shares in connection with an equity
placing in November 2021 that raised gross
proceeds of £175 milicn af an issue price

of 260.0p per share. The price reflected o
3.0% discount 1o the previous day's share
price and a discount of 1.8% to the intra-day
price of 244.8p at the time the placing price
was agreed. 65,957,693 shares were issued
pursuant to the placing and 1,350.000 were
issued pursuont to a retail offer.

155-208
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At the AGM in 2021, the Company was
granted autharity to allot shares up to

a maximum amount of £30,325,397.
representing approximately 33.3% of the
Company's ssued ordinary share capital
and to dllot shares up fo a moximum
nominal value of £4,548,810, [representing
approximately 5% of the Company's
issued share capital] without having to first
offer those shares to existing shareholders
{the 'General Authority']. The Company
wais also granted authority to allot further
shares up 1o o maximum nominal value of
£4,548,810, (representing approximately
5% of the Company's issued share capital)
without having to first offer those shares

fo existing shareholders, where such
authority is used in connection with the
financing {or refinancing. if the authority

is to be used within six months after the
original transaction) of an acauisition or
specified capital investrment (the *Additionat
Authority']. The Company used the full
Additional Autherity granted to it to issue the
shares in connection with the placing, with
the remaining placing shares issued under
the General Authority.

The shares issued in connection with the
placing represented a 7.4% increase to the
issued share capital of the Company prior
1o the placing and, combined with the
previous placing effected in May 2020, a
14.7% increase to the issued share capital

of the Company using non pre-emptive
alotment authorities in the three year period
preceding the placing.

In accordance with the Pre-Emption Group's
Staterment of Principles, this equates to g
2.4% increase to the issued share capital of
the Company prior to the placing [using the
General Authority) and a 5.11% increase to
the issued share copital of the Company

in the three year pericd preceding the
placing (using the General Authority and
the equivalent authority granfed at the
AGM in 2019) and is therefore below the
level stipulated by the Pre-Emption Group,

LondonMetric Property Pic
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In addition, the Company issued 1,656,774
ordinary shares under the terms of ifs Scrip
Dividend Scheme. Since the year end the
Company issued a further 1,536,819 ordinary
shares inrelaticn to the third quarterly
dividend scrip dlternative.

There is only one class of share in issue and
there are ne restrictions on the size of
halding or an the transfer of shares. None of
the shares carry any special rights of control
over the Company. There were no persons
with significant direct or indirect holdings

in the Company other than those listed as
substantial shareholders opposite.

The rules governing appointments,
replacement and powers of Directors are
contained in the Company's Aricles of
Association, the Companies Act 2006 and
the UK Cormporate Governance Code.
These include powers to authorise the issue
ond buy back of shares by the Company.
The Company'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 Meeting in 2021 to purchase
its own shares up to an aggregate nominal
value of 107 of the issued nominal capital.
That authority expires at this year's AGM and
a resolution will be proposed for its renewal.
Ng ordinary shares were purchased under
this authority during the year.

Shares held in the Employee Benefit Trust

As at 31 March 2022, the Trustees of the
LondonMetric Long Term Incentive Pian
held 2,662.421 shares in the Company in
trust to safisfy awards 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 Cornpany.

Substantial shareholders

The Directars have been notified that the
following shareholders have a disclosable
interest of 3% or more in the ordinary shares
ot the Company at the date of this report:

Number of
Shareholder shares %
BlackRock Inc 94,943,609 9.67
Norges Bank 60,981,764 6.27
The Vanguard
Group Inc 48,633,255 4.96
Rathbones 46,526,033 4.75
State Street
Global Advisors 33,465,474 341
Troy Asset
Management 30.707.861 313
APG Asset
Management 29,649,952 3.03
Directors

The present mermbership of the Board and
biographical details of Directors are set out
on pages Y2 and 93.

The interests of the Directors and their families
in the shares of the Company are sef out

in the Remuneration Committee report on
page 147,

in accordance with the UK Corpaorate
Governance Code ang in line with
previous years, all of the Directors will offer
themselves for election and re-election by
the shareholders at the forthcoming AGM
on 13 July 2022,

The powers of Directors are descriced in their
Terms of Reference, which are avaicble
on regquest.

Directors’ and Officers’ liabllity insurance

The Company has aranged Directors' and
Officers’ liabiity insurance cover inrespect
of legal action against its Directors, which
is reviewed and renewed annually and
remains in force at the date of thisreport.

Stakeholders

The Group's long term sustginable success
is dependent on its relationships with
key stakeholders.

In the Governance report on pages 100 to
103, we outline the ways in which we have
engaged with our key stakeholders, any
issues raised and how they have influenced
the Board's decision making.

Employees

At 31 March 2022 the Group had 35
employees including the Executive Directors.

The Company promates employee
involvernent and consultation and

invests fime in ensuring staff are informed

of the Group's fransactions, activities

and perfermance through internal

email communication of corparate
announcerments and pericdic updates by
the Chief Executive. In addition. the Group’s
interim and annual results are presented to
all staff by the Executive Drrectors.

The Board receognises the importance of
attracting, develeping and retaining the
right people.

The Company operates a non discriminatory
employment policy which provides

equal opportunities for all employees
respective of gender, race, colour, disability,
sexual orienfation, religious beliefs and
marital status.

A significont number of employees are
eligible to participate in the annual bonus
and LTIP arangements, helping 1o develop
an interest in the Group's performance
and align rewards with Directors'

incentive arangements.

LondonMeiric Properly Plc
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The Company provides refirement benefits
for its employees and Execulive Directors.

Andrew Livingston is the designated
workforce Non Executive Director and

acts as a licison between the Board

and employees and a channel through
which staff can share their views and

raise concerns. His work during the yearis
discussed in detail in the Governance section
of this report on page 108,

Further details of how we engage with
employees can be found in the Govermance
report on pages 106 to 107, the Strategic
report on page 24 and the Responsible
Business and ESG review on pages 60 to 61.

The envircnment

Details of our approach to Responsible
Business and its cims and activities can

be found on the Company's website
www londonmetric.com, where @ full
version of the Responsible Business report
can be downloaded. An overview of our
Responsitle Business activity can be found
on pages 49 to 49 of this report.

The Group recogrises the importance
of minimising the adverse impact of ifs
operations on the environment and the
management of energy consumption
and waste recycling.

The Group strives to maximise opportunities
to improve the resilience of assets to climate
change and the impact of fransificning to
alow carbon economy, as set out in the
Responsible Business and ESG review.

1-87
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Greenhouse gas reporting

In accordance with Schedule 7 of the
Large and Medium-Sized Companies and
Groups (Accounts and Reports) Regulations
2008, infaralion regarding the Company's
greennhcuse gas emissions can be found on
page 54,

Suppliers

The Group aims 1o settle supplier accounts
in accordance with their individual terms
of business.

The number of creditor days cutstanding
for the Group at 31 March 2022 wos 14 days
{2021: 12 days}.

Charitable and political contributions

In response 1o the Covid-19 pandemic

last year, we provided assistance to our
occuplers and significantly increased our
funding for local community charities located
close to our assets and develcpments.

This year we set a budget of £100.000 for
charitable funding os set out on page 64

of the Responsible Business and ESG review,
and have made donations of £66.766

{2021: £114.365). No political donations were
made during the year {2021: £nil).

Provisions on 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 vesling of awards in the event
of a change of control of the Company.

There are no agreements between the
Company and its Directors or employees
providing for compensation for loss of office
or employment that occurs specifically
because of a takeover bid, except for

the provisions within the Company's share
schemes os noted above.
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Disclosure of information to auditor

So far as the Directors who held office ot the
date of approval of this Directors’ report are
aware, there is no relevan! uudit information
of which the auditor is unaware and each
Director has taken all steps that he or she
ought to have taken as a Director to make
himself or herself aware of any relevant audit
information and to establish that the auditor
is aware of that information.

Auditor

Deloitte LLP is wiling to be reappainted

as the external auditor o the Company
and Group. Their reappeintment has been
considered by the Audit Committee and
recommended to the Board. A resclution wil
be proposed at the AGM on 13 July 2022,

By order of the Board

Martin McGann
Finance Director

26 May 2022

LondonMetrlc Property Plc
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Directors’ Responsibilities Statement

The Directors are responsible for preparing
the Annual Report and the financial
statements in accordance with applicable
law and regulations.

Company law requires the Directors to
prepare finoncial statements for sach
financial year. Under that law the Directors
are required to prepare the Group financial
statements in accordance with UK-adopted
international accounting standargs in
conformity with the requirements of

the Companies Act 2006. The financial
statements alsc comply with International
Financial Reporting Standards ('IFRSs')

as issued by the |ASE. The Directors have
elected to prepare the Compary financial
statements in accordance with Financial
Repeorting Standard 101 ('FRS 101") ‘Reduced
Disclosure Framework'. Under Cormpany law
the Directors must not approve the cccounts
unless they are satisfied that they give a

true and fair view of the state of affairs of

the Company and of the profit of loss of the
Company for that period.

In preparing the Company financial
statements, the Directers are required to:

- Select suitable accounting policies ond
then apply them consistently:

— Make judgements and accounting
estimates that are recsonable
and prudent;

- State whether applicable FRS 101
'Reduced Disclosure Framework' has
been followed, subject to any material
departures disclosed and explained in
the financial statements; and

- Prepare the financial statements on
the going concern basis unless it is
inapprogpriate to presume that the
Company will continue in business.

In preparing the Group financial statements,
Infernational Accounting Standard 1 requires
that Directors:

— Properly select and apply
accounting policies;

- Present information, including
accounting policies, in a manner that
provides relevant, reliable, comparable
and understandable information;

- Provide additional disclosures
when compliance with the specific
requirements in IFRSs are insufficient to
enable users to understand the impact
of particular transactions, other events
and conditions on fhe entfity's inancial
position and financial performance; and

- Make an assessment of the Company’s
ability to continue as a geing concern,

The Directors are responsible for keeping
adequate accounting records that

are sufficient to show and explain the
Company’'s fransactions and disclose with
reasonable accuracy al any ime the
financial position of the Company and to
enable them to ensure that the financial
statements comply with the Companies
Act 2004, They are also responsible for
safeguording the assets of the Company
and hence for taking reasonable steps for
the prevention and detection of fraud and
other imegularities.

The Directors are responsible for the
maintenance and integrity of the corporate
and financial information included on the
Company's website. Legislation in the UK
govemning the preparation and dissemination
of financial staterments may differ from
legislation in other jurisdictions.

Responsibility statement

we confirm that to the best of
our knowledge:

- The financial stotements, prepared in
accordance wilh the relevant inancial
reporting framework, give a true and
fair view of the ossets, liabilities, financial
position and profit or loss of the Company
and the undertakings included in the
consolidation taken as a whole

— The Strategic report includes c fair review
of the develocpment and performance
of the business and the paosition 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 Annual Repoert and financial
statements, taken as awhole, are fair,
balanced and understandable ana
provide the information necessary for
shareholders to assess the Company's
performance, business model
and strategy

By order of the Board

Martin McGann
Finance Director

26 May 2022

Andrew Jones
Chief Executive

26 May 2022

LondonMetric Property Plc
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77

The Group financial statements
that follow in this section have beaen
prepared in cccordance with IFRS.

The Company financial statements
have been prepared in cccordance
with FRS 101,

The Independent Auditor's report
that suppaorts the financial statements
isreflected on page 156. /7

Martin McGann
Frocrmr e Direes b
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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 LondonMetric Property Plc {the “Parent Company’) and its subsidiaries [the *Group’) give a frue and fair view
of the state ul Ihe Group's and of the Parent Company's affairs as at 31 March 2022 and of the Group's profit for the year then ended.

- the Group financial statements have been properly prepared in accordance with United Kingdom adopted international accounting
standards and International Financial Reporting Standards {IFRSs] as issued by the International Accounting Standards Board {IASB):

- the Parent Company financial statements have been properly prepared in accordance with United Kingdom Generally Accepted
Accounting Practice. including Financial Reporting Standard 101 “Reduced Disclosure Framework™; and

— the financial statements have been prepared in accordance with the reguirements of the Companies Act 2006.
We have qudited the financial statements which comprise:

- the Group income statement;

- the Group and Company balance sheefs;

- the Group and Company statements of changes in equity:

~ the Group cash flow statement; and

- therelated notes 110 20 and i to xi for Company enly.

The financial reporting framework that has been applied in the preparation of the Group financial statements is applicable iaw, and
United Kinggom adopted interational accounting standards and IFRSs as issued by the LASB. The financial reporting framework that

has been applied in the preparation of the Parent Company financial statements is agplicable taw and United Kingdom Accounting
Standards, including FRS 101 "Reduced Disclosure Framework” (United Kingdom Generally Accepted Accounting Practice).

2. Basis for opinion
we conducted our audit in accordance with International Standards on Auditing {UK) (ISAs (UK} and applicable law. Cur responsibilities
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 anc the Parent Company in accordance with the ethical requirements that are relevant fo our audit
of the financial 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 fulfiled cur olher ethical responsibilities in accordance with these requirements. We confirm that we have
not provided any non-audit services prohibited by the FRC's Ethical Standard to the Group or the Parent Company.

We believe that the audit evidence we have abtained is sufficient and gppropriate to provide a basis for our opinion.
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3. Summary of our audit approach

Key audit maHers The key audit matter that we identified in the current year was:

- Valuation of investment and development property

witkin [his report, key audit matters are identified as follows:
& similar level of risk

Materiality The matericlity that we used for the Group fingncial statements was £51.3 million which was

determined on the basis of 2% of shareholder's equity at 31 March 2022. For testing balances
thatimpacted EPRA earnings we used a lower materiality of £4.7 million, which was based on
5% of EPRA earnings for the year end 31 March 2022,

Scoping The Group is subject to o full scope audit on 100% cf net assets, revenue and profit before tax.

Significant changes in our approach No changes to our appreach for the current year.

4. Conclusions relating fo going concern

In auditing the financial statements, we have concluded that the Directors' use of the going concemn basis of accounting in the
preparation of the financial statements is appropriate.

Qur evaluation of the Directors' assessment of the Group’s and Parent Company's ability to continue to adopt the going concern basis
of accounting included:

Assessing the Group's 2022 andl 2023 cash flow forecasts based on actual cash flow performance in 2021 and the 2022 financidl year:
Agreeing the level of committed, undrawn facilities of £245m to signed facility agreements;

Recalculating the heodroom within the forecasts based on the cash flow forecasts and the undrawn committed facilities:
Recalculating covenant ratios on the year end position to evaluate compliance;

Assessing the stress test scenarios, the reverse stress test run by the Directors including the linkage of these scenarios to the Group's
principal risks disclosed on page 70 to 85 of the Annual Report & Accounts and impact on covenants: and

Assessing the mitigating actions that could be taken by the Directors to maximise liquidity headroom including a reduction in capifal
expenditure and o reduction in discretionary spend.

Based on the work we have performed, we have not identified any material uncertainties relating to events or conditions that, individually
ar collectively, may cast significant doubt on the Group's and Parent Company's akility to confinue as a going cencern for a period of at
teast twelve manths from when the financial statements are authorised forissue.

In refation fo the reporting on how the Group has applied the UK Corporate Governance Code, we have nothing material to add or draw
attention to inrelation to the Direcitors' statement in the financial statements about whether the Directors considered it appropricte to adopt
the going concern basis of accounting.

Our responsikilities and the responsibilities of the Directors with respect to going concern are described in the relevant sections of this report.
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Independent Auditor’s report

5. Key audit matters

Key audit matters are those matters that, in our professional judgement, were of maost significance in our audit of the financial statements of
the current pericd and include the most significant assessed risks of materiat misstaterment [whether ar nat 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 oudit; and
directing the efforts of the engagement team.

Tnese matters were addressed in the context ot cur audit of the financial statements as a whole, and in forming our opinion therecn,
and we do nol provide a separate opinicn on these matters.

5.1. Valualion of investment and development property e

Key audit matter The Group owns o portfolio of Iorgelyrdistribufion property d‘ssét;, whichis valued at £73,495 million (2021:
descripfion £2,505 million) as ot 31 March 2022, The valuaticn of the portfokio is a significant judgement area and is
underpinred by a number of assumptions including capitalisation yields, lease incentives, future lease
income and with reference to development properties, costs to complete. Red Book guidance .
The Group uses professionally gualified external vatuers to fair value the Group's portfolio af six-monthly
infervals. The valuers are engaged by the Directors and performed their work in accordance with the
Royal Institution of Chartered Surveyors ('RICS') Valuation - Professional Standards.
The valuation exercise alsc relies on the integrity of the underlying lease and financial informaticon
provided to the valuers by management. Therefore, due to this and the high level of judgement in the
assumptions, we have defermined that there is a polential froud risk in the balance.
Refer to page 127 (Audit Committee report], page 168 (accounting pelicy) and note # on page 178
{financiat disclosures).

How the scope of ouraudit  We performed the following procedures:

res:‘?ndeﬂd irO the key - Obtained an understanding and tested the relevant controls over the valuation process, including
auaif matle management's review of the information provided to valuers;

- Assessed management's process for reviewing and assessing the work of the external valuer and
development appraisals;

- Assessed the competence, capabiliies and objectivity of the external valuer and read their terms of
engagement with the Group te determine whether there were any matters that might have offected
their ebjectivity or may hove Jmposed scope limitations on their work;

- Obtcined the external valuation reports and, with the involvement of our internat real estate specialist,
assessed and challenged the valuation process, performance of the portfolio and significant
assumiptions and critical judgement areas. including lease incentives, future lease income and vields:

- Considered the changes made to key valuation input assumptions at a macro-level in light of the
political situaticn in Ukraine and ongoing effects of the Cavid-19 pandemic on the properties held by
the Group and benchmarked these against changes being made in the wider market and against
relevant market evidence including specific property sales and other external dota;

— Assessed the valuation methodology used and considered any departures from the Red Book
guidance as well as tested the integrity of the model which is used by the external valuer:

- Met with the external vaiuers of the portfolio to discuss the results of their work and, for a sample
of properties of audit interest, we further challenged the yield assumptions and valuation by
benchmarking it to the market, including where relevant the impact of Covid-19 on the sector and
asset and the vaiuation adjustments reflected as aresult;

- Performed audit procedures to assess the integrity of a sample of the infermation provided tc the
externcl valuer by agreeing that information to underlying lease agreements; and

- Tested a sample of the costs to complete in relation to the development properties via challenging
the assumptions by benchmarking against the market or agreeing to supporling documentation
such as construction contracts.

Key observations we considered the gssumptions applied in arriving at the fair value of the Group's preperty portfolio
to be appropriate.
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4. Our application of materiality

&.1. Materiaiity

we define materiality as the magnitude of misstatement in the financial statements that makes it probable that the eceonomic decisicns
of a reasonably knowledgeable person would be changed or influenced. We use materiality both in planning the scope of our cudit
waerk and in evaluating the results of our work.

Based on our professional judgement, we determined materiaiity for the financicl statements as o whole as follows:

Materiality

Basis for determining
materiality

Rationale for the
benchmark applied

Group finoncial statements Parent Company financial statements

£51.3 million {2021: £32.2 million) £33.3 million {2021: £27.6 million)

We consider EPRA Earnings as a critical performance
measure for the Group and we applied a lower threshold
of £4.6 million {2021: £4.2 million} for testing of all balances
and classes of fransaction which impact that measure,
primarily transactions recerded in the income statement
other than fair value movements on invesiment property,
development property and derivatives ond impairment
of goodwill.

Materiality for the Group is based on 2% {2021: 2%) of Materiality for the Cempany is based on 2%
shareholders' equity at 31 March 2022. For EPRA Earnings of net assets (2021: 2% of net assets).

the basis used is 5% of EPRA earnings (2021: 5% EPRA

earnings) of thot measure.

As aninvestment property company, the focus of As aninvestment property company. the
management is to generate long-term capltal value focus of management is to generate long-
from the investment property portfolio and. therefore. term capital value from the investment

we consider equity to be the most appropriate basis property portfolio and, therefore, we consider
for materiality, equity 1o be the most appropriate basis

for materiality.

LondonMetric Property Plc
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Chart removed

6.2. Performance materiality
We set performance matericlity at a level lower than materiality to reduce the probability that, in aggregate, uncorrected
and undetected misstatements exceed the materiality for the financial statements as o whole.

Group finoncigl siclemenis Porent Company finonciol siatements
Performance materiality 70% (2021: 70%) of Group materiality 70% (2021: 70%) of Parent Company
materiality
Basis and rationale for In determining performance materiality, we considered
determining performance  the following factors:
materiality a. Our past experience of the audit, which has indicated

a low number of corrected and uncorrected

misstatements identified in prior periods; and
. Currisk assessment, including our assessment

of the Group's overall control environment,

6.3. Error reporting threshold

We agreed with the Audit Committee that we would report to the Committee all audit differences in excess of £2.6 million

[2021: £1.6 million). as well as differences below that threshold that, in our view, warranted reporting on qualitative grounds. We also repart
to the Audit Committee on disclosure matters that we identified when assessing the overall preseniation of the financiol stictements.

7. An overview of the scope of our audit

7.1. Identificatton and scoping of components
Our Group audit was scoped by obtaining an understanding of the Group and its ervironment, including Group-wide controls, and assessing
the risks of material misstaternent at the Group level.

Our full scope audit is performed on 100% (2021 100%) of the Group's net assets, revenue and profit before tax.

The audit work in response to the risks of material misstaternent was performed directly by the Group engagement team. Gur cudit also
included testing of the consolidation process.

The Company is located in London, UK and audited directly by the Group audit team.

7.2. Qur consideration of the control environment
We have cblained an understanding of the relevant controls such as those relating to the financial reporting cycle, revenue cycle and those
inrelation to our key audit matter.

We have decided not fa rely on confrols as the Group does not perform significant automated processing of large volumes of data and the
control environment is predominantly manual in nature.
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8. Other information

The other information comprises the information included in the Annual Report, other than the financial statements and our Auditar's
report therecon. The Directors are responsible for the other information contained within the Annual Report.

Cur opinicn on the financial statements does not cover the other information and, except fo the extent otherwise explicitly stated in
ourreport, we do not express any form of assurance conclusion thereon.

Ourrespensibility is to read the other information and., in doing so, consider whether the other informaticn is materially inconsistent
with the financial statements or our knowledge obtained in the course of the audit, or otherwise appears o be materially misstated.

If we idenlify such material inconsistencies or apparent material misstatements, we are reguired to determine whether this givesrise
to a matericl misstatement in the financial siatements themselves If, based on the work we have performed, we conclude that there
is @ material misstatement of this other information. we are required te report that fact.

We have nothing to report in this regard.

9. Responsibilities of Directors

As explained more fully in the Directors' Responsibilities Statement, the Directors are responsicie for the preparation of the financial
statements and for being satisfied that they give a true and fair view, and for such internal contral as the Directors determine is necessary
to enable the preparation of finoncial statements that are free from material misstatement, whether due to fraud or error.

In preparing the financial statements, the Directors are responsible for assessing the Group's and the Parent Company's ability fo continue
as a going concern, disclosing as applicable, matters related to going concern and using the going concern basis of accounting unless
the Directors either intend fo liquidate the Group or the Parent Company or to cease operations, or have no redlistic atternative but to
doso.

10. Auditor's responsibilities for the oudit of the financial statements

Our objectives are to obtain reasonable assurance about whether the financial staterments as a whole are free from materiol
misstatement, whether due to fraud or error, and to issue an Auditor's report that includes our opinion, Reasonable assurance is a high level
of assurance, but is not a guarantee that on avdit conducted in accordance with [SAs [UK) will always detect a matericl misstatement
when it exists. Misstatements can arise from fraud or error and are considered material if, individuclly or in the aggregate, they could
reasonably be expected to influence the economic decisions of users taken on the basis of these financicl statements.

A further description of ourresponsibiiities for the audit of the financial statements is located on the FRC's website at: www.frc.org.uk/
auditorsresponsibilities. This description forms part of our Auditor’s report.
11. Extent to which the audit was considered capable of defecting irregularities, including fraud

Irregularities, inciuding fraud, are instances of non-compliance with laws and regulations. We design procedures inline with our
responsibilifies. outlined above, o detect material misstatements in respect of iregularities, including fraud. The extent o which our
procedures are capable of detecting irregularities. including fraud is detailed below.

11.1. Identifying and assessing potential risks related to irregularities
in identifying and assessing risks of material misstatement in respect of iregularities, including fraud and non-compliance with laws and
regulations, we considered the following:

— the nature of the industry and sector, control enviranment and business performance including the design of the Group's remuneration
policies, key drivers for Directors’ remuneration, bonus levels and performance targets;

- results of our enquiries of management and the Audit Committee about their own identification and assessment of the risks
of iregularities;

- any matters we identified having obtained and reviewed the Group's documentation of their policies and procedures relating fo:
— identifying. evaluating and complying with laws and regulations and whether they were aware of any instances of non-compliance |
- detecting and responding to the risks of froud and whether they have knowledge of any actual, suspected or alleged frauvd;
- the interndl controls established to mitigate risks of fraud or non-complicnce with laws and regulations:

- the matters discussed among the audit engagement team and involving reievant internal specialists. including tax, and industry
specialists regarding how and where fraud might occur in the financial statements and any potentialindicators of fraud.

As aresult of these procedures, we considered the opportunities and incentives that may exist within the organisalion for fraud and
identified the greatest potential for fraud in the following areas: Valuation of investrment and development preperty. In commeon with
all audits under ISAs [UK]. we are also reguired to perform specific procedures fo respond to the risk of management override.
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We also obtained anunderstanding of the legal and regulatory fromework that the Group operates in, focusing on provisions of those laws
and regulations that had a direct effect on the determination of maoterial amounts and disclosures in the financial statements. The key laws
and reguiations we considered in this context included the UK Companies Acl, Listing Rules, as well as relevant provisions of tax legislation,
including the REIT rules.

In uddilion, we considered provisions of other laws and regulations that do not have a direct effect on the financial statements but
compliance with which may be fundamental to the Group's ability to operate or to avoid a material penalty. most nofably health and
safety regulations.

11.2. Audit response to risks identified

As aresult of performing the above, we identified valuation of investment and development property as a key audit matter related to the
potentialrisk of fraud. The key audit matters section of our report explaing the matter in more detail and also describes specific precedures
we performed in respeonse to thal 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 a direct effect on the financial statements;

- enquiring of management, the Audit Committee and external legal counsel concerning actual and potential litigation and claims;

- performing analytical procedures fo identify any unusual or unexpected relaticnships that may indicate risks of material misstaternent
due to fraud;

- reading minutes of meetings of thase charged with governance; and

- in addressing the risk of fraud through management override of confrels, testing the appropriateness of journal entries and other
adjustments: assessing whether the judgements made in making accounting estimates are indicative of a potential bias; and evaluating
the business rationale of any significant transactions that are unusual or outside the normal course of business.

We also communicated relevant idenfified laws and regulations and potential fraud risks to ail engagement team members including
internal specialists, and remained alert to any indications of fraud or non-complianee with laws and regulations throughout the audit.

Report on other legal and regulatory requirements

12. Opinions on other matters prescribed by the Companies Act 2006

In our opinion the part of the Annual Repert on Remuneration to be audited has been properly prepared in accordance with the

Companies Act 2004,

In our opinion, based on the work undertaken in the course of the audit:

- the intormation given in the Strategic report and the Directors' report for the financial year for which the financial staterments are
prepared is consistent with the financial statements; and

- the Strategic report and the Directors' report have been prepared in accordance with applicable legal reguirements.

In the light of the knowledge and understanding of the Group and the Parent Company and their environment obtained in the course

of the audit, we have not identified any material misstatements in the Strafegic report or the Directors’ report.

13. Corporate Governance Statement

The Listing Rules require us to review the Directors' statement inrelation to going concern, longer-term viability and that part of the
Corporate Governance Statement relating to the Group's compliance with the provisions of the UK Corporate Governance Cede
specified for our review,

Based on the work undertaken as part of our audit, we have concluded that each of the following elements of the Corporcte
Governance Statement is materially consistent with the financial statements and our knowledge obtained during the audit:

- the Directors' statement with regards to the appropriateneass of adopling the going concern basis of accounting and any material
uncertainties identified set out on page 84;

— the Directors' explanation as to ils assessment of the Group's prospects, the period this assessment covers and why the period is
appropriate set out on page 84;

- the Directors’ statement on fair, balanced and understandable set out on page 154;

- the Board's confirmation that it has carried cut a robust assessment of the emerging and principal risks set out on page 70;

- the section of the Annual Report that describes the review of effectiveness of risk management and internal control systems set out on
page 70; and

- the section describing the work of the Audit Committee set out on page 124,
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14. Matters on which we are required to report by exception

14.1. Adequacy of explanations received and accounting records
Under the Companies Act 2006 we are required to report to you if, in our opinion:

we have notreceived all the infurnmalion and explanations we require for our audit; or

- adequote accounting records have not been kept by the Parent Company. or returns adequate for our audit have not been received
from bronches net visited by us; or

- the Porent Company financial stotements are not in agreement with the accounting recerds and returns,
We have nothing to report in respect of these matters.

14.2. Directors’ remuneration
Under the Companies Act 2006 we are also required to report if in our opinion certain disclosures of Directors’ remuneration have nof been
made or the part of the Annual Report on Remuneration to be audited is not in agreement with the accounting records and returns.

We have nothing to report in respect of these matiers.

15. Cther matters which we are required to address

15.1. Avditor tenure

Following the recommendation of the Audit Cammittee, we were appointed on 19 September 2013 by the Board of LondonMetric
Property Plc to audit the financial statements for the year ending 31 March 2014 and subsequent financial penods. The period of total
uninterrupted engagement including previous renewals and reappointments of the firm is ¢ years, covering the years ending 31 March
2014 to 31 March 2022,

15.2. Consistency of the audit report with the additional report to the Audit Committee
Our audit opinion is consistent with the additional repert to the Audit Committee we are required to provide in accordance with ISAs (UK).

16. Use of our report

This report is made solely to the Company’s members, as a body, in accordance with Chapter 3 of Part 14 of the Companies Act 2006.
Qur audit work has been undertaken so that we might state to the Company's members those matters we are required fo state to them in
an Auditor's report and for no other purpose. To the fullest extent permitted by law. we do not accept or assume responsibility to anyone
other than the Company and the Company's members as a body, for our audit work. for this report, cr for the opinions we have formed.

As required by the Financial Conduct Autharity [FCA) Disclosure Guidance and Transparency Rule [DTR) 4.1.14R, these financial statements
form part of the European Single Electronic Format (ESEF) prepared annual financial report filed on the National Storage Mechanism

of the UK FCA in accordance with the ESEF Regulatory Technical Standard ('ESEF RTS'). This Auditor's report provides no assurance over
whether the annual inanciai report has been prepared using the single electronic format specified in the ESEF RTS.

Georginag Robb, FCA

(Senior Statutory Auditor)

For and on behalf of Deloitte LLP
Statutory Auditor

London, United Kingdom

24 May 2022
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Group income statement

For the yeaar ended 31 March

2022 2021

Note £m £m
Revenve B T T * 1 1222
Cost of sales (1.5) (1.8)
Netincome 131.7 120.6
Administrative: costs - B - -_7_7 - 4 {1809 [15.8)
Profit on revatuation of investment properties _ 9 415.2 1699
Profit on sale of invesiment properﬁels 7 ' - ~_Bo 08
Share of profits of jgint ventures o B 19 233 69
Operating profit 762.2 2824
Finance income " ) o 05 0.6
Finance costs 7 a T 5 (24.4) ' (24.9)
Profit before tax 738.3 258.1
Taxation o o ' o 6 o) 0.1
Profit for the year and tetal comprehensive Income 738.2 258.0
Attributable to:
Fquily shareholders B B - 7345 2573
ﬁc-)r;-—controlling interest T T 19 3.7 o7
Ed}nings ;er share 7 B i - o n -
Basic T - - - 8 78.8p 28 4p
Diluted 8 78.4p 28.5p

All amounts relate to continuing activities,

The notes on pages 148 to 187 form part of these financial statements.
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2022 2021
Note £m £m
Non current assets - i -
Investment properties 9 34945 2.504.4
Investment in equity occ:_é-dﬁr-e-ci_jo_ir-w-f_-venturés ld ) 72.6 592
Otherinvesiments and tangible assets - 1.3 0.3
3,568.5 2.564.1
Currentassets
Assets held for sate T - 21.2 e
Trading properties o 1.1 1.1
Trade and other receivables N 1 "13 1 28
Cash and cash equivalents 12 i ?a o *5!74
84.7 62.3
Total assets 3,655.2 2,626.4
Current liabilities
Trade and cther payables S lé 7 59.4- 46.0
Non current liabilities
Borrowings T 14 10214 8375
Lease liabilities ’ 5 4s 5.2
1,026.0 842.7
Total liabilities 10854 28887
Net assets 2,569.8 1,737.7
Equity
Called up share capital 14 i 979 ) _9]._0
Share premium ) 17 386.8 2193
Cdpitél redemption reserve T 17 i 779.6 7&
Cther reserve o 17 4911 4877
Retained earnings - 17 1.574.3 9237
Equity shareholders’ funds 2,559.7 1,731.3
Non-controlling interest 10.1 6.4
Total equity 2,569.8 1,737.7
IFRS net asset value per share 8 262.3p 191.3p

The financial statements were approved and authorised for issue by the Board of Directors an 26 May 2022 and were signed on its behalf by:

Martin McGann
Finance Director

Registered in England and Wales, No 7124797
The notes on pages 168 to 187 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 redemption Other Retalned shareholders' controlling Total

capital  premivm reserve  reserve  eamings funds interest equity
- B Note £m £m £m £m £m _ Em £m £m
At 1 April 2021 ] 910 2193 9.6 _487.7 92;.7_ ) 1.731.3 4.4 2377
Profit for the year and total
comprehensive income = - - - 734.5 734.5 37 738.2
Equity placing - 6.7 143.5 - - - 170.2 - 170.2
Purchase of shares held in Employee
Benefit Trust o = - - (1.5 - (1.5) = s
Vesting of shares held in Employee
Benefit TrusT_ o - - - 4.9 5.7) (0.8) - (0.8)
Share bosed awards o - - - - 3.5 35 _ - 3.5
Dividends 7 0.2 4.0 - - {81.7) (77.5) - {77.5)
At 31 March 2022 979 384.8 9.6 491.1 1.574.3 2,559.7 10.1 2,54%9.8

Capital Equity Non-
Share Share redemption Cther  Relained  sharehelders'  controiling Total
capital  premium reserve  reserve earnings funds inferest equity
_ Note Em m £m £m £m £m m £&m

.ﬂ]ﬁAﬁpr‘\l 2020 o 84.2 ~ 106.3 94 488.4 743.3 1.431.8 7.1 1,438.9
Profit for the year and total
comprehensive income o - - - 2573 2573 07 258.0
_Equ_it_y placing 6.6 _a.o - - - s - Né.6
Purchase of shares held in Employee
Beneft Trust - - - {5.5) - (5.5) - CE)
Vesting of shares held in Employee
Benefi Trus! - St S <Al 03 - 03
Share based awords - - - - 38 8 - 38
Distribwtion to non-controlling interest - - - - - - {1:4) (1.4)
Dividends 7 0.2 3.0 - - 175.6) (72.4) - (72.4)
At 31 March 2021 91.0 219.3 2.4 487.7 923.7 1,731.3 5.4 1.737.7

The notes on pages 168 to 187 form port of these financial statements.
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Group cash flow statement

For the year ended 31 March

2022 2021

Note £m £m
E&hﬂows trom operating activities B - ~ o
Proft before fox o - ' 783 25l
Adjustments for non cash items: B - o _ I
Profit on revalyation of investment properties - _ - __ {615.2) o (169.9)
Profit on sale of investment properties o ~ B {8.0) ) (0.8}
Share of post tox profit ofjoi;ﬁ;enfures o ~ N L {23.3) - {6.9)
Movement in lease incentives - ’ ) B9 {1.3)
Share based payment - o 7 Y3 38
Net finance costs T h o o 239 243
Cuash flows from operations before changes in working capital ) 110.3 97.3
a’ﬁﬂbﬁ in_ngde and other receivables B T ) B ) (2.6) i 19
Change in trade and other payables S N o 11.5 4.5
Cash flows from operations ) ) 9.2 999
Tax received/|paid) o o 0.3 ) (0.3)
Cash flows from operating activities 119.5 99.6
Investing activities
Purchase of Investment p;operties o - - (5008) {229.0]
Capitai expenditure on inves?mént ;:;ogerh'es o B B ) : B fé'ln.t))' (25.6}
Purchase of ir;ear;é;ﬁsﬁ T i B o (1.1) -
Lease incentives paid ST o ) T (4.2) 2.)
Sale of investment properties - ) T mee 208.4
Investments in joint ventures T o o T - _ (4.7-]-
Distrioutions from joint ventures - o ’ o 99 6.5
Interest received - C.1
Net cash used in investing activities (347.2) {46.4)
Financing ﬂC}ivEties B
Dividends paig ) ) - s (724
Distribution te non-controlling interest 7 ’ ) B - {1.4)
Proceeds from is}be of ordinary shares o - - _ ¥o.z2 1é.6
Purchase of shares held in Employee Benefit Trust - B B ns) 53
Vesting of shares held in Employee Benefit Trust - _ (0.8) (0.3
New borrowings and amounts drown down : o 18 1.059.0 316.0
Repayment of loan facilities - 7 B o 8 (8.0 (409.0)
Financial Orrongemenr_fees and break costs o (6.6) {7.5)
Interest paid {24.2) (20.7)
Net cash fromy/ {used in) financing activities 247.6 {83.6]
Net decrease in cash and cash equivalents ~ 18 - (o) 130.4)
Cpening cash and cash eqbivc\én?s o o - 514 ‘818
Closing cash and cash equivalents 51.3 51.4

The notes on pages 168 to 187 form part of these financial statements.
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Notes forming part of the Group

financial statements

For the year ended 31 March 2022

1 Significant accounting policies

a} General information

LondonMetric Property Plc s a company incorporated in the
United Kingdom under the Companies Act. The address of the
registered office is given on page 208. The principal activities of
the Company and its subsidiaries {'the Group') and the nature
of the Group's operations are set out in the Strategic report on
pages 1 to 87,

b) Statement of compliance

The consclidated financial statements have been prepored in
accordance with UK-adopted infernaticnal accounting standards
in cenformity with the requirements of the Companies Act 2006,
The financial stotements also comply with Infernational Financial
Reporting Standards (*IFRS’) as issued by the IASB.

¢) Going concern

The Board has continued to pay particutar attention to the
appropriateness of the going concern basis in preparing these
financial statements and its detoiled assessment is on page 86.

The assessment considers the principal risks and uncertainties
facing the Group's activities, future development

and performance. as discussed in detail on pages 70 to 85 of the
Strategic report.

A key consideration is the Group’s financial position, cash flows
and liquidity, including its continued access to debt facilities and
its headroom under financial locan covenants, which is discussed
in detcilin the Financial review on page 42,

d} Basis of preparation

The financiai statements are prepared on @ going concern basis,
as explained above,

The functionat and presentational currency of the Group is sterling.
The financial statements are prepared on the historical cost basis
except that investment and development properties and derivative
financial instruments are stated at 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 financial statements in conformity with

IFRS requires management fo meoke judgements, estimates and
assumptions that affect the application of acceunting pelicies and
the reported amounts of assets, liabilities, income and expenses.

The estimates and associated assumptions are based on historicai
experience ond cther factors that are considered to be relevant.
Actual results may differ from these estimates.

Revisions to accounting estimates are recognised in the period in
which the estimate is revised if the revision affects only that period.
If the revision affects both current and future periods, the change
s recognised over those pernads,

The accounting policies subject to significant judgements and
estimates are censidered by the audit Committee on page 124
and are as follows:

Significant areas of estimation uncertainty

Property valuctions

The valuation of the property portfolio is a critical part of
the Group's performance. The Group catrries the property
portfolio atf fair value in the balance sheet and engoges
professicnally qualified exiernal valuers to undertake

six monthly valuations.

The determination of the fair value of each property requires,

to the extent apglicacle, the use of esfimates and assumptions

in relation to facteors such as estimated rental value and current
market rental yields. In additicn, to the extent possible, the valuers
make reference to market evidence of transaction prices for
similar properties.

The fair value of a development property is determined

by using the ‘residual methad'. which deducts alt estimated
costs necessary to complete the development, together with
an allowance for development risk, profit and purchasers' costs,
from the fair vatuation of the completed property.

Naote 9(c] to the financial statements includes further information
on the valuation techniques, sensitivilies and inputs used fo
deftermine the fair value of the property portfolic.

Significant fransactions

Some property fransactions are large or complex and require
management to make judgements 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.

Other complexities include conditionality inherent in fransactions,
and other unusual terms and conditions, There is a risk that an
inappropriate approach could lead to a misstaternent in the
financial statements.

LondonMetric Froperty Pic
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1 Significant accounting policies (continued)

Management applied judgement to three corporate acquisitions
rmacte during the year to 3! March 2022 and determined that they
were all asset acquisitions rather than business combinations, as
rminimal assets were acquired other than the pruperty portfolio,
there were no employees or drawn debl balances.

i) Adopftion of new and revised standards

Standards and interpretations effective in the current period
During the year, the following new and revised Standards and
interpretations have been adopted and have not had e material
impact on the amounts repeorted in these financial statements.

Name Descrl|_)l_|on

IFRS 16 _ Covid-reiated rent concessions

IFRS 7, IFRS 9, IAS 39, IFRS 4 Interes Rate Berchmark Reform —
and IFRS 16 {amendrments]  phase 2

i) Standards and interpretations in issue not yet adopted

The IASB and the International Financial Reporting Interpretations
Committee have issued the following standards and
interpretaticns, as at the date of this repart, that are mandatory
for later accounting periods and which have not been adopted
early. They are not expected to have a material impact on the
financial statements.

Nome Desqup!lon
IFRS 17 Insurance contracts
Initial application of IFRS 17 and IFRS
o ¢ - Comparative Infermation
IFRS 16 Covid-related rent concessions
) Eeyend 30 June 2021
IFRS 3 Reterences to the conceptual
o framewark
|AS 16 Property, plant and equipment —
3 proceeds before intended use
1AS 37 Cnerous contracts

Classification of Liabillties as Current
or Non Current — Deferral of Efective
Date

IAS 1 {amendments)

Disclosure of Accounting Policies

IAS 8 Definition of accounting estimates
|AS 12 Deferred tax related to assets
and liabilities arising from a single
B fransaction
IFRS 4 Extension of the Temporary

Exemption from Applying IFRS 9

Annual improvements to

BS}: 2018 -2020 cycle cmd_liS 41

Amendments to IFRS 1, IFRS 9, IFRS 16,

155.208
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e) Basis of consolidation

1) Subsidiaries

The consolidated financial statements include the accourts of
the Coempany and its subsidiaries. Subsidiaries are those entities
controlled by the Group. Controlis assumed when the Group:

Has the power over the investee

Is exposed, or has rights, to variabte returns from its involvement
with the invesiee

Has the ability to use its power to affect its returns

In the consolidated batance sheet, the acquiree’s identifiable
assets, liabilities and contingent liabilities are initially recognised
at their fair value at the acquisition date.

The results of subsidiaries are included in the consolidated
financial statements from the dote 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 freated as an osset acguisition,

Where a business acquisition reflects an integrated set of activities
and assets capable of being conducted and managed for the
purpose of praviding goods or services to customers, the acquisition
cccounting method is used.

Under the acguisition accounting methaod, the identifiable assets,
liabilities and centingent liabilities acquired are measured at

fair value at the acquisition date. The consideration transferred

is measured at fair value and includes the fair value of any
contingent consideration.

i) Joint ventures
Joint ventures are those entities over whose activities the Group
has joint controt.

Joint ventures are accounted for under the equity method, whereby
the consolidated palance sheet incerporates the Group's share of the
net assets of its joint ventures and the consolidated income statfement
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 monagement fees are recognised asincome in the
accounting period in which the service is rendered.

i) Non-controlling interest

The Group's non-controlling interest 'NCI') represents an 18%
sharehaolding 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
interests’ share within equity in the consolidated balance sheet and
allocates to the non-controlling interest thetr share of profit or loss for
the period within the consolidated income statement,

LondonMefric Properfy Pic
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Notes forming part of the Group

financial statements

For the year ended 31 March 2022

1 Significant accounting policies {(continued)

iv] Alternative performance measures

Qur portfolio is @ combination of properties that are wholly
owned by the Group and part owned through joint venture
arrangements or where o 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 basis helptul fo stakeholders
as it aggregates the resuits of all the Group's property interests
which under IFRS are required to be presented across a number
of ling items in the financial statements. These measures are
alternative performance measures as they are not defined under
IFRS. Further information on alternative performance measures is
inciuded with our performance highlights on page 10 and in the
Financial review on page 43.

v) Business combinations

The acquisition of subsidiaries is accounted for using the acguisition
method. The cost of the acquisition is meosured at the aggregate
of the fair values of assets and liabilities acquired and equity
instrurments issued by the Group in exchange for controt 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 cf the assets, liabilities ond contingent ligbilities
ccquired is recognised as goodwill, This is recognised as an asset
and is reviewed forimpairment at least annually. Any impairment

is recognised immediately in the income statement.

f) Property portfolio

i] Investment properties

Investment properties are properties owned orieased by

the Group which are held for long term rental income and for
capital appreciation. Investment property includes property that
is being constructed, developed orredevelcped for future use as
an investrnent property. Investment property is initially recognised
at cost, including related transaction costs, It is subsequently
carried af each published balance sheet date at fair value on
an open market basis as determined by professionally qualified
independent external valuers. Changesin fair value are included
in the income statement.

Where a property held for investment is approgriated to
development property, it is transferred at fair value. A property
ceases 1o be freated as o development property on practical
completion. In accordance with 1AS 40 Investment Properties,
no depreciation is provided inrespect of investment properties.

Investment property is recognised as an asset when:

- Itis probable that the future economic benefits that are
associated with the investment property will flow fo 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. Capilal expenditure

that is directly attributable to the redevelopment or refurbishment

of investment property. up to the point of it being completed for
its intended use, is included in the carrying value of the property.

ii) Assets held for sale

An asset is classified as held for sale if its carrying amount is expected
to be recovered through a sale transaction rather than through
continuing use. This condition is regarded as met only when the
sale is highly probable, the asset is availuble for sale in its present
condition and management are committed to the sale and expect
it to complete within one year from the date of classification.

Assets classified as held for sale are measured at the lower of
carrying amount and the fair value less costs fo sell.

iii] Tenant leqses

Leases —the Group as a lessor

Rent receivable is recognised in the income statement on a straight
line basis over the term of the lease. In the event that alease
incentive is granted 1o  lessee, such incentives are recognised as
an asset, with the aggregate cost of the incentive recognised as a
reduction in renfalincome on a straight line basis over the term of
the lease or fo the first breck ogtion if earlier. When the Group is an
infermediate lessor, it accounts for the head lease and the sub-lease
as two separate contracts.

Leases - the Group as lessee

Where the Group is alessee, aright of use asset and lease liability
are recognised at the outset of the lease. The lease liakility is initially
measured at the present value of the lecse payments based on the
Group's expectalions of the likelihood of the lease term. The lease
ligbility is subsequently adjusted to reflect animputed finance charge,
oayments made 1o the lessor and any lease modifications. The nght
of use asset is initially measured at cost, which comprises the amount
of the lease liakility, direct costs incumed, less any lease incentives
received by the Group. The Group has two categories of right of use
assets: those inrespect of head leases related to a small numier

of leasehold properties and an occupaticnal lease for its head
office. Both right of use assets are classified as investment property
and added to the carrying value of the leasehold nvestment
property. The right of use asset in respect of its cccupational lease

is subsequently depreciated over the length of the lease.

iv] Netrentalincome

Rentalincome from investment property leased out under an
operating lease is recognised in the profit or loss on a straight
line basis over the lease term,

Contingent rents, such as furnover rents, rent reviews and
indexation, are recorded as income in the pericds in which
they are earned. The uplift from rent reviews is recognised when
such reviews have been agreed with tenants.

Surrender premiums receivable are recognised on completion
of the surrender.

Where o rent free period is included in ¢ lease, the rentalincome
foregone is allocated evenly over the period from the date of
lease commencement to the earlier of the first break option or
the lease terminction date.

Legse incentfives and costs associated with enfering info fenant
leases are amortised over the period from the date of lease
commencement fo the earlier of the first breck option or the
lease termination date.

LondonMetric Property Plc
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1 significant accounting policies {continued)

Property operaling expenses are expensed as incurred and
any property operaling expenditure not recovered from tenants
through service charges is charged to the income statement.

v) Profil und loss on sale of investment properties

Profits and losses on sales of investment properties are recognised at

the date oflegal completion rather than exchange of contracts and
calculated by reference to the carryihg value at the previous year
end valuction date, adjusted for subsequent capital expenditure.

g) Financial assets and financial liabitities

Financial assets and financial liokilities are recognised in the balance
sheet when the Group becomes a party to the contractual terms of
the instrument,

Financial instruments under IFRS ?

i) Trade receivables

Trade receivables are initially recognised at their fransaction price
and sulbsequently measured at amortised cost as the Group's
business modelis to collect the confractual cash fiows due from
tenants. An impairment provision is Created based on lifelims
expected credit lasses, which reflect the Group's historical credit loss
experience and an assessment of current and forecast economic
conditions at the reporting date.

i) Cash and cash equivalents

Cash and cash equivalents include cash in hand, deposits held
at call with banks and other short term highnly liquid investments
with eriginal maturities of three months or less, measured at
amortised cost.

iiiy Trade and other payables

Trade payables and other payables are initially measured at fair
value, net of fransaction costs and subsequently measured at
amortised cost using the effective interest method.

iv] Borrowings

Borrowings are recognised initially at fair value less attributable
transaction costs. Subsequently, borrowings ore measured at
amortised cost with any difference between the proceeds and
redemption value being recognised in the income statement over
the lerm of the borrowing using the effective interest method.

v] Derivative financialinstruments

The Group uses derivative financial instruments to hedge its exposure
to interest rate risks. Derivative financialinstruments are recognised
inifially at fair value. which equates to cost and subsequently
remeasured af fair value, with changes in fair value being included
in the inccme statement.

The Group does not apply hedge accounting under IFRS §.

h) Finance costs and income
Net finance costs include interest payable on borrowings,
net of interest capitalised and finance costs amortised.

Interest is capitalised if it s directly ottributable to the acquisition,
construction or redevelopment of development properties from
the start of the development work until practical completion of
the property. Capitalised interest is calculated with reference

to the actual interest rale payable on specific borowings for
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the purposes of development or, for that part of the borrowings
financed out of general funds, with reference to the Group's
weighted average cost of borrowings.

Finance income includes interest receivable on funds invested
ot the ettective rate and nofionalinterest receivable on forward
funded developments at the confractual rate.

Finance costs and income are presented in the cash fiow statement
within financing and investing activities, respectively.

i) Tax
Taxis 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 taxis the expecled tax pavable on the taxable income for the
year, using taxrates enacted or substantively enacted at the balance
sheet date. together with any adjustment in respect of previous years.

Deferred tax is providec using the bakance sheet liability method,
providing for femporary differences between the carrying amounts
of assets and liabilities for financial reporting purposes and their tax
bases. The amount of deferred tax provided is based on the expected
manner or realisation or settiement of the carrying amount of assets
and liabilities, using tax rates enacted or substantively enacted ot the
balance sheet date. A deferred tax asset is recognised only fo the
extent that it is probable that future taxable profits will be available
against which the asset can be utilised.

As the Group is a UK REIT there is no provision for deferred tax
arising on the revaluation of properties or other temporary
differences. The Group must comply with the UK REIT regulation
to benefit from the favourable taxregime.

j) $hare based payments

The fair value of equity-settled share based payments to
employees is determined at the date of grant and is expensed
on a straight line 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 eguity in the Group balance sheet.
Any shares held by the Trust are not included in the calculation
of earnings cr net tangible assets per share.

1) Dividends

Dividends on equity shares are recognised when they become
legally payable. In the case of interim 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

For the year ended 31 March 2022

2 Segmental information

Asat 3] March 2022 2021
100% Share 100% Share
owned' of IV NCI Total owned of IV NCI Total
Property value £m £m £m £m £m £m Em £m
Distrioution 28420 - - 24420 17773 - S~ 17773
Long income _ B 7038 964 (150) 7853 5476 93.2 (4] 6294
Retail parks T 7048 - - 704 739 . - 7as
Office T 273 - - 27.3 I R - a0
Residential o DY) - - as 09 e o 21
Development B 675 - - 67.8 59.8 - 7759?
. 3.512.4 96.6 (151) 35939  2.5004 94.4 (11.4) 2.583.6
Head lease and right of use (:Tssgfs - 4.-5 T 51
3,598.4 2,588.7
1 Includes trading praperty of £1.1 milion and assets held for sale of £21 2 million
For the yeartoc 3) March 2022 2021
100% Share T 00% share T
owned of JV NCI Total owned of IV NCI Total
Gross rental income £m £m £m £m £m £m £m £m
Distribution B Y - - 887 Iz A 01 780
Long income 359 45 (1.3) 391 347 53 (1.4) 38.6
Refail parks B ) 44 Z - 44 47 - T 47
Office o 23 - - 23 a5 - - 35
Residential N 0.1 - - o o1 - - o1
Development I X - - 0.1 0.2 - oz
1315 a5 (1.3) 134.7 121.3 5.3 (1.5) 125.1
For the year to 31 March 2022 2021
) - 100%  Share T 0% shae
owned of IV NCI Totai owned of v NCI Totat
Net rentalincome £m £m £m £m £m £m im £m
Distribution - 875 - - 875 772 7 o 771
Long income L 358 4.4 {1.3) 389 34.5 52 {1.4) 383
Retall parks T 4s - - as 43 - - a3
Oofice 20 - - 20 34 - — a4
Residential X - T - ool 0.1] - .
Development Y - - Toa 0.2 - - 0.2
1300 4.4 (1.3) 133.1 19.7 5.1 (1.5) 123.3

An operafing segment is q distinguishable compeonent of the Group that engages in business activities, earns revenue and incurs
expenses, whose resuits are reviewed by the Group's Chief Operating Decision Makers {'CODMs') and for which discrete financial

informaticon is available.

Gross rental income represents the Croup's revenues from its tenants and net rental income is the principal profit measure used to
determine the performance of each sector. Total assets and liabilities are not monitored by segment. However, property assets are
reviewed on an ongoing basis. The Group operates entirely in the United Kingdom and no geographical spiit is provided in information

reported to the Boord.

Included within the distribution operating segment are the sub-categories of urban logistics. regional distribution and mega distribution
as reported on page 33 and throughout the Strategic report, however the sub-category results are not separately reviewed by the
CODMs as they are not considered separate operafing segments. Instead the CODMs review the distribution sector as a whole as its own

operating segment.
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3 Revenue

2022 2021
For the year to 31 March £m £m
Gross rentalincome: _ 131.5 121.3
Property management fee income 1.3 09
Otherincome 0.4 -
Revenve 1332 122.2

2022 2021
For the year to 31 March £m £m
Ggss rentalincome - 131:57 ) 121.3
Cost of sales - property operafing expenses {1.5) {1.6)
Net rental income 130.0 ne7

No individual fenant cantributed more than 10% of gross rental income in the current or previous year. The contracted rental inceme of the
Group's top ten occupiers is shown in Suppiementary note xvii on page 199.

4 Administrative costs
a) Total administrative costs

2022 2021
For the year fo 31 March £m &m
Staffcosts o T _ - 12.5 124
Auditor's remuneration o N o S o - 03 0.2
Depreciation T ) ) 0.8 Gz
Cther administrative costs a ) T T2 2.5
14.0 15.8
b) Staff costs 2022 2021
For the year to 31 March £m ,EWL
Employee g_osrﬂc\u_di@ those o;lf)\'recfors, comprise the fo\lowinﬂg: T . __ o -
Wage;cnd salaries T o - - 105 2.8
Less staff Cosfs- EO-DH-O”Secﬁn respect of developmentibroiecfs T T T -(3.5) (2.2)
B 8.0 7.6
Social secumégs_rrisii - - o o . T 0.8 0.8
Pension costs o B 02  C2
Share based payment - T T - BEY- 38
12.5 12.4

The long term share incentive plan {'LTIP') that was created in 2013 allows Executive Diractors and eligible employees to receive an
award of shares, hetd in trust, dependent on perfermance conditions based on the earnings per share, total shareholder return and total
accountingreturn 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 hased on the market price af the gate of grant. In the current year the charge was £3.5 million {2021: £3.8 million).
The cost of acguiring the shares expected to vest under the LTIP of £1.5 millicn hos been charged to reserves this year (2021: £5.5 million).

Direclors’ emcluments are reflected in the table below. Directors received a salary supplement in lieu of pension confributions for the
current and previous year, Details of the Direclors’ remuneration awards under the LTIP are givenin the Remuneration Committee report

con pages 132 1o 149,

2022 2021

For the year to 31 March £m £m
Remuneration for management services L2y 28
Entitlement to pension scheme confributions 0.1 ¢R)
3.0 29
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4 Administrative costs (continued)

The emoluments and benefits of the key management personne! of the Company, which comprise the Directors and certain members of

the Senior Leadership Team, are set out in aggregote in the table below.

2022 2021
For the year tc 31 March £m &m
Short ferm employee benefits - - T w0 87
share based payments 1.8 2.5

10.8 1.2

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 132 to 149 on the basis of materiality.

c) Staff numbers
The average numbper of employees including Executive Directors during the year was: 2022 2021
Number Number
Property and administration 32 3z
d) Auditor's remuneration 2022 2001
For the year to 31 March £000 £000
Audit services: T o B
AUdiib?fhe Group and Company financial sT(EmenT-s,_pQrsuonr tolegislation o 225 201
atiqr fees: T o ' ) -
Auditrelated assurance services o a8 - a5
Total fees for audit and other services 263 236

In addition to the above audit fees, £27.000 [2021: £24,200) was due to the Group's auditorin respect of its joint venture operaticons. BDO LLP

is responsible for the audit of other subsidiary entities at a cost to the Group of £38,000 {2021: £36,500).

5 Finance costs

2022 2021
For the year tc 31 March £m £m
Interest poyobié on bank loans and relaied derivatives ’ N 231 1‘?74
Unwinding of discount on fixed rate debf acquired (0.2} {0.2)
Debt ond"hedging eorI\; close oul costs o - 75
Amorlisation of loan issue costs T o o 12 T s
Inferest on Ie_ése liabilifies o [ A o Q.1
Commitment fees and othér finance costs o S 18 21
Total borrowing cosis 258 ) 307
Less amounts capitalised on devé@mém}s T (1.4) {1.1)
Net borrowing costs 24.4 296
Fair value gain on derivative financial instruments B - - (4.7)
Total finance costs 244 249

Net finance costs deducted from EFRA earnings as disclosed in Supplermentary note li include interest receivable of £0.5 million
(2021: £0.6 milion) as reflected in the income statement and exclude the fair value gain on derivative financialinstruments of £4.7 million

and early close out costs of £7.5 million in the comparative pericd.
6 Taxation

For the year t¢ 31 March
Current tax o
UK tax charge on profit

2022 2021
£m £m
o1 0.1
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é Taxation {conlinued)
The tax assessed for the year varies from the standard rate of corpeoration taxin the UK. The differences are explained below:

2022 2021
For the year to 31 March £m £m
Proftbeforetax - ~ T 183 258.1
Tax charge af the standard rate of corporation tax in the UK of 19% (2021: 19%) B 140.3 VTT)
Efects of: I _ - L
Tax effect of income not subject to tax S 7 {135.8) (475
Share of post tax profits of joint veniures o T - (4.4) (1.3)
UK tax charge on profit 0.1 1

The current tax charge relates to tax arising on income attributable to the Group's non-controlling interest. As the Group is a UK REIT there is
na provision for deferred tax arising on the revaluation of properties or other temporary differences.

7 Dividends

2022 2021
For the year to 31 March £m £m
Ordinary dividends paid B o T T - )
2020 Third guarterly interim dividend: 2.Caer share - o - 167
2020 Fourth guarterly interim dividend:-zép ;;r share o o 7 S - 208
2021 First quarterly interim dividend: 2.1p per share S 7 - 19.0
2021 Second quarterly interim dividend: 2.1p per-s;hcrg- ’ o - 9
2021 Third quarterly interim dividend: 2.1p per share o o T ??0 -
2021 Fourth quarterly inferim dividendk: 2.35p pershare T 213 -
202727F\'rs’rauc:rter\y interim dividend: 2.2p pershorg ) 7 200 ~ i
E{T‘zsamrd;lcﬁerly i-nteri;r-w-dividend: 2.2p pershare T - 21.4 T

81.7 756
Quarterly dividend payable
2022 Third quarterly interim divEdeE: 2.2p per sho; o - T 215 T
2022 Fourth quartery interim dividend: 2.65p per share ' o 269

The Company paid its third guarterly interim dividend in respect of the financial year to 31 March 2022 of 2.2p per share, whally as a
Property Income Distribution {'PID'), on 12 April 2022 to ordinary shareholders on the register at the close of business on 11 March 2022.

Tne fourth quarterly interim dividend for 2022 of 2.65p per share, of which 1.15p is payable as a PID, will be payable cn 13 July 2022
1o shareholders on the register at the close of business on 10 June 2022. A scrip dividend alternative will be offered to shareholders as
it was for the first three quarterly dividend payments.

Neither dividend has been included as a liability in these accounts. Both dividends will be recognised as an appropriation of retained
earnings in the year to 31 March 2023.

During the year the Company issued 1.7 million ordinary shares under the terms of the Scrip Dividend Scheme, which reduced the cash
dividend payment by £4.2 million to £77.5 million.

8 Earnings and net assets per share

Adjusted earnings and net assets per share are calculated in accordance with the Best Practice Recommendations (‘BPR’)

of the European Public Real Estate Association ['EPRA'). Tne EPRA earnings measure highlights the underlying performance of the property
rental business.

The basic earnings per share calculation uses the weighlted average number of ordinary shares during the year and excludes the average
number of shares held by the Employee Benefit Trust for the year. The basic net asset per share calculation uses the number of shares

in issue at the year end and excludes the actual number of shares held by the Employee Benefit Trust at the year end. The fully diluted
calculations assume that new shares are issued in connaction with the expected vesting of the Group's long term incentive plan.

Further EPRA performance measures are reflected in the Supplementary notes on pages 194 to 199.
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8 Earnings and net assets per share (continued)
a} EPRA earnings

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

100% 100%
vwned J¥ NCI 2022 owned v NCI 2021
For the year to 31 March o £m im £m -~ EE £m £m £r]’| _£_m
Gross rental income B 1315 a5 (3 1347 121.3 53 (1.5) 1251
Property costs (1.5) oy - {1.8) 1.6) 02 - (1.8
Net rental income 130.0 4.4 (1.3) 1331 ne7 51 (1.5) 123.3
Managemenl fees 13 (08) - 0.8 09 (04 - 0.5
Otherincome 04 - - 04 - - - -
Administrative costs B 160) (o) - (161} ns8 - I 15.38)
Net finance costs' (23.9 10 02 (24.7) (21.5) 0.2 0.2 (22.5)
Tax on - 01 - 1) - 0.2 oo
EPRA earnings 91.7 2.8 (.0) 93.5 832 a5 .y 85.6
1 Group net finance costsrefiect total finance costs of £24.4 million [note 5) less finance income of £0.5 millan
The reconciliation of EPRA earnings to IFRS reported profit can be summarised as follows:
100% 100%
owned W NCI 2022 owned WV NCI 2021
For the year te 31 March £m £m £m £m &m £m &m im
FPRA ecrnings 91.7 238 o) 935 83.2 3.5 T 85.4
Revaluation of property 52 w97 (2.7} 6322 1699 34 04 1737
Fair value of derivatives - 0.7 - 0.7 47 0.1 - 48
Profitfjossj ondisposel 80 0.2 - 82 a8 (0.1} - 07
Debt/hedging costs - o.n - {0.1) (7.5) - - {7.5)
IFRS reported profit 7149 233 (3.7) 7345 2511 6.9 10.7) 257.3
b) Earnings per ordinary share attributable to equity shareholders 2022 2021
For the year to 31 March £m £m
Basic ang diluted earnings T S o 7345 2573
EPRA adjustments above o - B a0 (171.7)
EPRA earnings 3.5 85.6
2022 2021
Number of Number of
shares shares
For the year to 31 March (miilions) {millions)
Ordinary share capital - - - 9342 9019
Shares held in the Employee Benefit Trust {2.7) (2.8)
Weighted average number of ordinary shares - basic $31.5 899.1
Employee share sch;mes - B o 74,8 48
Weighted average number of ordinary shares - fully diluted 9346.3 9203.9
Earnings per share ~
Basc - T 78.84p 28.61p
Diluted B L - 78.44p 28.46p
EPRA eur?ri_ngs per share ~ T .
Basic ] B o o -  _1004p 95
Diluted 9.99p 9.47p
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c) Net assets per share atiributable to equity shareholders

88-154 155-208 'I 7 7
Governance Financial statements

In October 2019, EPRA published new best practice recommendations for financial disclosures by public real estate companies. The best
practice recommendations introduced three new measures of net asset value: EPRA net tangible assets {'NTA'), EPRA net reinstatement value

('NRV') and EPRA net disposal value {"NDV').

EPRA NTA is considered to be the maest relevant measure for the Group and replaces EPRA NAV as the primary measure of net asset value.
All three measures are calculated on a diluted basis, which assurnes that new shares are issued in conneclion with the expected vesting of
the Group's long term incentive plan. A reconciliation between the three new EPRA NAY metrics to IFRS NAV and the previously reported

EPRA NAV in the comparative period is shown in the tables below.

EPRA net

EPRA net EPRA net reinstatement

tangible assets disposal value value

Asat 31 parch 2022 B £m £[n £m
Equity shareholders’ funds 2,559.7 2,559.7 2,55%.7
Fair value of joint ventures' derivatives _ on - (.1
Mark to market of fixed rate debot - o na3 -
Purchasers' costs' - - 202.0
EPRA net asset value 2,559.4 2,571.0 2,761.6

1 Estimated from the portfolio's external valuation which s stated nel of purchasers’ costs of 6.8%

EPRA net

EPRA net EPRA net  reinstatement

tangible assets  disposal value value
As at 31 March 2021 o £m im im
Equity shareholders’ funds 17313 1.731.3 1.731.3
Fair value of group derivatives . . o o - o -
Fair value of joint ventures' derivatives Q.6 0.6 0.6
EPRA net asset value (as previously reported) 1.731% 17319 17319
Fair value of derivatives - 0.6) -
Mark to market of fixed rate debt o - (4.9) -
Purchasers’ cosfs - - 176.0
EPRA net asset value (new measures) 1,731% 1.726.4 1.907.¢
2022 2021

Number of Number of

shares shares

As at 31 March o L ) (mlllio[\i)__ [millions}
Ordinary share capital B o o B _ 978.4 209.6
Shares held in Employee Benefit Trust (27) (4.4)
Number of ordinary shares - basic - L 9759 ?05.2
Employee share schemes 4.5 4.7
Number of ordinary shares - fully diluted 980.4 709.9
IFRS nef asset value per share 262.3p 121.3p
EPRA nef tangible assets per share 281.1p 190.3p
EPRA net disposal valve per share 242.2p 189.7p
EPRA net reinstatement value per share 281.7p 209.7p
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9 Investment properties
a) Investment properties

Under 2022 Under 2021

Completed development Total Ceompleted  development Tetal

As at 31 pMarch £m £m £m £m £m £m
Opening balance 2,440.8 58.7 24995 22120 559 2,2679
Acquisitions B 4575 435 5010 2124 168 2292
Capital expenditure ) 10.4 446 550 49 211 260
Disposals L (162.4) (3.4 (165.8) (200.8] ' - (200.8]
Property fransfers' - 731 (94.3) (21.2) 555 (55.5) -
Revaluchon movernent o 598.4 168 £152 149.7 202 1699
Movement in tenant incentives and rent free uplifts B 5.6 0.8 Y 71 02 7.3
Property portiolio 34234 66.7 34901 24408 58.7 2,499.5
Head lease and right of use assets 4.5 - 45 5 - 5.
3,427.9 56.7 3,494.4 24459 58.7 2,504.6

1 Properties fofalling £21.2 million have been separalely disclosed as assets held tor sale as reflected in note ?b

Investment properties are held at fair value as ot 31 March 2022 based on external valuations performed by professionally qualified valuers
CBRE Limited ('CBRE’) and Savills {UK] Limited {‘Savills'). The vaiuations have been prepcred in accordance with the RICS Valuation -
Global Standards 2022 on the basis of fair value as set out in note 1. There has been no change in the valuction technique in the yeaor.
The fotal fees earned by CBRE and Savills from the Company represent less than 5% of their fotal UK revenues. CBRE and Savills have
continuously been the signatory of valuations for the Company since October 2007 and September 2010 respectively. However, this year
Savills have increased their portfolio coverage and Cushman & Wakefield have stepped down.

Long term leasehold values included within investment properties amount to £16%.7 million {2021: £148.7 million). All other properties are
freehoeid. The histerical cost of all of the Group's investment properties at 31 March 2022 was £2.358.4 million (2021: £1,948.2 million).

Included within the investment property valuation is £85.8 million {2021: £79.4 million) in respect of unamaortised fease incentives and rent free
periods. The movement in the year reflects lease incentives paid of £4.2 millicn [2021: £2.) milicn) and rent free and amortisation movernents
of £8.9 million (2021: £11.3 miillion), offset by incentives written off on disposal of £6.7 million {2021: £6.1 million).

Capital commitments have been entered inta amounting to £127.4 million (2021: £93 3million) which have not been provided for in the
financial statements. Internal staff costs of the development leam of £2.5 million {2021: £2.2 mitlion] have been capitalised. being directly
attributable to the development projects in progress.

Forward funded development costs of £13.2 miltion [2021: £15.5 million) have been classified within investment property as acguisitions.

At 31 March 2022, investment properties included £4.5 million for the head lease right of use assets in accerdance with IFRS 16
[2021: £5.1 millfon).

b) Assets held for sale

The valuation of property held for sale at 31 March 2022 was £21.2 million (2021: £22.4 millicn), representing long income assets which are
expected to complete within the next six months. The prier year comparatives have not been separately disclosed on the face of the
balance sheet and have been classified within investment properties.

c) Valuation technique and quantitative information

ERV Net initial yield Reversionary yleld
Fair value _Wzig_hi;—__ _Welgr;eg 77%9;1'8& -
2022 Valuation average Range average Range averuge Range

Asset type £m technique (£ persqfi) (£ persqft) T To % %
Distribution " 24420  Yield capitalisation 824 4102880 33 2060 40 3068
Long income 7038  vieldcapltalsation 1500 3.00-17370 45 27115 44 25220
Relail parks - 704 Vieldcapilaisation 1334 5001880 48 40133 46 4381
Ofice 273 Yield capilaiisation 1692 10.00-43.00 64 4488 68 6093
Development 437 Resioual 1407 7754209 36 3158 43 _ 3558
Residential 09 N Compzn;i;:m— n/c:-_ n/a i n/a n/a B n/a —n/g

1 Asreflected in note 2 ond including assets held for sale of £21.2 million but excluaing trading properties classified as development of £1.1 million
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9 Investment properties (continued)

ERV Net initial yieid Reversionary yield
Fair value Weighted - ) Weighted Weighled o

2021 Valuation average Range average Range average Range

Asset type £m technique (£ persq fi} {£ persq i) % % % %
Distribution L7773 Yield capitalisation 7.06 4.00-21.40 4,1 1.4-7.1 4.5 2.4-7.4
Long income _ 5476 Yield capitalisation 1400 300-15570 49 34-118 47 24134
Retail parks 739  vVieldcapitalsation 1403 6.00-18.70 75 62124 67 6094
Ofice 411 Yieid copitalisation 1738 11.50-3290 60 5074 65 5693
Development 58.7 Residual 1021 8.352500 42 3957 39 3757
Residential 3.9— T Ec;npcrison nfa n/a _n7c1 a n/a n/q n/a

All of the Group's properties are categorised as Level 3 in the fair value hierarchy as defined by IFRS 13 fair value measurement. There have
been no transfers of properties between Levels 1, 2 and 3 during the year ended 31 March 2022. The fair value at 31 March 2022 represents
the highest and best use.

i) Technique

The valuation techniques described below are consistent with [FRS 13 and use significant ‘unobservable' inputs such as Expected Rental
Value ['ERV') and vield. There have been no changes in valuation techniques since the prior year.

Yield capitalisation - for commercial investment properties, market rental values are capitalised with a market capitalisation rate.
The resulling valualions are cross-checked against 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 technique less estimated costs fo completion and arisk premium.

Comparison - for residential properties the fair value is calculated by using data from recent market transactions.

ii} Sensitivity

A 5% increase or decrease in ERV would increase or decrease the fair value of the Group's investment properties by £107.2 million or
£3105.7 million respectively.

Anincrease or decrease of 25 bps to the equivalent yield would decrease cr increase the fair value of the Group's investment properties
by £234.0 million cr £191.5 million respectively.

There are interrelationships between the unobservable inputs as they are determined by market conditions: an increase in more than
one input could magnify or mitigate the impact on the valuation.

iii) Process
The valuation reports produced by CBRE and Savills are based on:

- Information 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 confrol environment
Assumptions applied by the valuers such as ERVs and yields which are based on market observation and their professional judgement

10 Investment in joint ventures

Al 31 March 2022, the following principal property interests, being jointly controlled entities, have been equity accounted forin these
fingncial statements:
Country ofincorporation

o o or registration’ _Property sectors Groupﬂsﬂth
Mmetric Income Plus Partnership I_Englc_:n_g Long income S 50.0%
LSP London Residential Investments Limited Guernsey Residential 40.0%

I Theregistered address for enhties incorporated in England 1s One Curson Street, London, WlJ SHB. The registered address for entities ncorporated in Guernsey
is Regency Court. Glo*egny Esplanade. St Peter Por:. Guernsey. GY1 3AP

The principal activity of joint venture interests is property investment in the UK in the sectors nated in the table above, which complements
the Group's operations and contributes to the achievement of its strategy.

LSP London Residential Investments Limited disposed of its remaining four residential flats at Moore House in October 2021 for £2.4 million
|Group share: £1.0 million).
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10 Investment in joint ventures (continued)

The Metric Incame Pius Partnership ('MIPP'), in which the Company has a 50% interest, sold six propertiesin the year for £37.3 million
[Group share: £18.4 million). Post period end, it has exchanged to sell a property in Ashford let to Lidl for £18.0 million {Group share:

£9.0 million).

At 31 March 2022, the investmenl prouperties were externally valued by Royal Institution of Chartered Surveyors {'RICS') registered
valuers, CBRE. There was no property held for sale by joint ventures at 31 March 2022 {2021: £21.1 milien ond Group share £10.4 million).
The movement in the carrying value of joint venture interests in the year is summarised as follows:

2022 2021
As at 31 March £m £m
Opening balance T o © o s92 | 54]
Addilians at cost o - ) - 47
Share ofrproﬁt in the year T - - ) i 233 6.9
Distributions received o T - - .9 o (65]
724 592
The Group's share ot the profit after tax and net assets of its joint venturesis as follows:
L o - _ - i - o
Metric London Group
Income Plus Residential Total share
Partnership Investments 2022 2022
Summarised income statement £m £m £m £m
Grossrentalincome - - Y] - 8y - 45
Property costs o o ) ©.2) I N 1))
Netrental income 8.7 - 87 4.4
Administrative cosis (0.1 - (@ o
Monagement fees - ) - ) - 0o (08)
Revatuation, - - . w1 s ¥®2 w7
Netfinancecast o (2.1) - (21) (LR )]
E)gricativeiovem;ﬁ ) o B o ) 13 - - 13 - 707.7-
proft/lloss) on disposal - 05 (00 04 0.2
Profit/{loss) after tax 47.0 {0.4) 444 233
Group share of profit/{loss) after tax 235 (0.2) 23.3
EPRA adjustments; L o -
Revoluglion B - - @Y o5 @2 (%)
Debt and hed__gi_h_g;iecrly close out costs o _ 0.2 - o 0.2 01
Derivalive movement - ] Ty - 03 (7
(Profit}/loss on disposal o e  (0.5) 01 {0.4) (0.2)
EPRA earnings 57 - 57 28
Group share of EPRA earnings 2.8 - 2.8
Summarised balance sheet _ _
Investment prop_é:r_riés i - N 1933 - 193.3 9_E£
Qther current Osseg_ T o - 0.3 B - 03 N 0.2
Cash - B 70 03 73 34
Current liapiliies ) ) ey ey @y __ 08
Bankdebt ) ] (53) - (53.1) _(26.5)
UncmorTi_sgd finorice costs o - o 0z - 0.2 - 0.1
Derivative financial instruments 02 N - 0z 0.1
Net assets 145.0 0.2 145.2 72.6
Group share of net assets 72,5 0.1 72,4
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10 Investment in joint ventures (continued)
Metric LonchEi Group
Income Plus Residential Total share
Partnership Investmonts 2021 2021
Summarised income statement Em £m £m £m
Grossrentalincome . - 107 - 107 53
Property costs T 0.3) (0.1} (0.4) (0.2)
Net rentalincome 10.4 0.1} 10,3 5.
Administrative costs {0.1) - {G.1) -
l\:ﬁonogemén% fees o B {0.8) {0.1) (0.9}7 [0.4)
Revaluation 808 65 34
Net fincnce cost ’ (2.5) - 25 (2
Der-iv-r-:ﬁive mo_ve;rr;ent T 0.3 - 03 T
Loss on disposal T S - - 0.2) - _F)_Z)_ 0.0
Profit/{loss) after tax 15.3 1.2 13.4 89
Group share of profit/{loss) after tax 7.7 {0.8) 69
EPRA adjustments: L
Revaluation - B o 80) 1.5 ©5 (34
Debt and ;edging early close cut costs - 0.1 - ol -
Derivative movement T (63] - 7'(70.73)' i _ﬁ
Loss on disposal o i T o 70577 0.2 o 01
EPRA earnings 71 0.2} 6.9 3.5
Group share of EPRA earnings 3.6 0.} 3.5
Summarised balance sheet
E\Te;fr;%rproperfles_ T i o 1786.5 2.9 189.4 T 944
OFh;:_JrrTant assefs o - 0.8 - o _08_ 04
Cash - - 46 2.8 74 34
Current liabilities T (2.6) o 28 (12
Bankdeot S o (74.9) - 749 (375
Unamortised finance costs T 0.5 - 0.5 T 03
Derivative financial instruments o (1._1]_ - UTF] ' 7(07.61
Net assets 13.8 57 19.5 5%9.2
Group share of net assets 56.9 23 59.2
11 Trade and other receivables
2022 2021
As at 31 March im £m
Trade receivables - T h S 57 48
PFepoyménTs anidicccrued income - T T 76777 3.5
6fher receivables T [T S
13.1 2.8

All amounts fall due for payment in less than one year. Trade receivables comprise rental income which is due on confractual payment days
with no credit period. At 31 March 2022. trade receivables of £125,800 were overdue and considered atrisk (2021: £15%,200). Based on the IFRS
9 expected credit loss model, an impairment provision of £1.1 million (2021: £0.8 million) has clso been made against trade receivables.

12 Cash and cash equivalents

Cash and cash equivalents include £7.4 millien (2021: £10.7 million) retained in rent and restricted accounts which are not readily availoble

to the Group for day to day commercial purposes.
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13 Trade and other payables

2022 2021
As at 31 March £m £m
Trade poiol_i!e; N o - __ a 122: j_k 4.4
Amounts pOy_fo“bIe on property acquisitions and di;pbsols - _ B o 1.3
Rent received in advance T - 246 22.6
Accrued interest - B 10 13
Other payables S - o 5.3
Other aceruals and deferred income o o 13.5 10.9
59.4 46,0
The Grour has financial risk management policies in place 1o ensure that all payatles are settled within the reguired credit fimeframe.
14 Borrowings and financial instruments
a) Non current financial llabilitles 2022 2021
As at 31 March £m £m
Secured bank loans - i B §22 1925
Unsecured bank loans T } h B 965.0 647.0
1,027.2 8395
Unamortised finance costs {5.8) {(2.0)
1.021.4 837.5

Certain bank foans at 31 March 2022 are secured by fixed charges over Group investment properties with a carrying vatue of £284.7 millicn

[2021: £584.9 million).

Weighted
average
Floating rate Fixed rate Total debt maturity
Asaf 31 Marc_h 2022 _ L £m B t‘,rp £m ) _(yeurs)
Secured bank loans: _ —
Scottish Widows fixed rate debt - 62.2 62.2 9.7
Unsecured bank loans:
Revolving credit facility (syndicote) 100.0 - 100.0 2.1
Wells Fargo revolving credit facility 55.0 - 55.0 4.1
Barclays credit facility 150.0 - 150.0 1.3
Private Placement 2016 (syndicate} - 130.0 130.0 27
Private Placement 2018 (syndicate) - 150.0 150.0 8.8
Private Placement 2021{syndicate) - 380.0 380.0 10.2
305.0 7222 1,027.2 6.8
weighted
average
Fioating rate Fixed rate Total debt rocaturity
As at 31 March 2021 o o £m £m £m erC’,’F),
Secured bank loans: _ o
Helaba term loan o ) 1300 - 1300 33
Scottish Widows fixed rate debt - 62.5 62.5 10.7
Unsecured bank loans:
Revolving credit facility (syndicate) 2580 - 258.0 1.0
HSBC revolving credit facility 590 - 590 2.0
Wells Fargo revelving credit facility 50.0 - 50.0 43
Private Placement 20146 (syndicate) - 130.0 130.0 37
Private Placement 2018 {syndicate) 150.0 150.0 2.8
497.0 342.5 839.5 4.3

| interesiraie cops of £19 § million were used to hedge the Group's @xposure 1o interest rate risk
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14 Borrowings and financial instruments (continued)

As part of the new £380 milion private debt placement, we agreed a £50 million green tranche to fund qualifying expenditure on buildings
which have high sustainability standards. Post year end, expenditure has been allocated to this green tranche. The two new revolving credit
facilfies also incorporate o green framework and preferential pricing for compliance with ESG targets linkect to FPC ratings, renewablc
instnlintions and developmecnts meeting U minimum BREEAM Very Good standard. Margin savings will be added to funds allocated for
charitable giving. Post year end, we have recently agreed the first cne year extension for these two revolving credit facilities.

b} Financial risk management

Financial risk factors

The Group's overall risk management programme focuses on the unpredictability of financial markets and seeks to minimise patenticl
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 fo 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 to the Group if a client or counterparty to @ financial instrument fails to meet its contractual obligations.

The Group's principal financicl assets are cash balances and deposits and trade and cther receivables. The Group's credit risk is primarily
attributable fo its cash depoesits and trade receivables.

The Group mitigates financiaf lass from tenant defaults by dealing with only creditworthy tenants. Trade receivables are presented at
amertised cost less loss allowance for expected credit losses. The loss allowance balance is low relative o the scale of the balance sheet
and therefore the credit risk of trade receivables is considered 1o be low. Cash is held in a diverse mix of instifutions with invesiment grade
credit ratings. The credit ratings of the banks are monitered and changes are made where necessary to manoge risk.

The credit risk on liquid funds and derivative financial instruments is limited due 1o the Group's policy of monitoring counterparty exposures
with @ maximum exposure equal 1o the carrying amount of these instruments. The Group has ne significant concentration of credit risk.
with exposure spread over a large number of counterparties,

i) Liquidity risk

Liguidity risk arises from the Group's management of warking capital and the finance charges and principal repayments on its debt
instruments. [t 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 to ensure that the Group has
sufficient available funds for operations. The Group’s funding sources are diversified across a range of banks and institutions. Weekly cash
flow forecasts dre prepared for the Senior Leadership Team to ensure sufficient resources of cash and undrawn debt facilities are in place
to meetliabilities as they fall due.

The Group had cash reserves of £51.3 milion {2021: £51.4 million) and available and undrawn bank loan facilities af 31 March 2022 of
£245.0 million {2021: £170.5 millicn).

The following table shows the contractual maturity profile of the Group's bank loons, interest payments on bank loans and derivative
financial instruments on an undiscounted cash flow basis and assuming settlement on the earliest repayment date. Other financial
liakllities as disclosed in note 14¢(i) include frade payabiles and accrued interest and are repayable within one year. The contractual
maturity profile of lease liohilities disclosed in the bolance sheet is reflected in note 15.

Less than One to Two to More than

one yedr two years five years five years Tetal
As otalearch 2022 £m £mﬂ L imi B i,m, £r'nr
Bank locns 76.4 189.5 2498 693.4 1,209

Less than One to Two to More than

one year two years five years five years Total
As at 31 March 2021 £m im £m im im
Bank loans 203 332.5 317.4 274.3 944.5

i) Market risk ~ interest rate risk

The Group is exposed 1o interest rate risk from the use of debt financing ar a variable rate. It s the risk that future cash lows of a financial
instrument will fluctuate because of changes in inferest rates. It is Group policy that @ reasonable portion of external borrowings are dt o
fixed inferest rate in order to manage this risk.

The Group uses inferest rate derivatives and fixed rates o manage its interest rate exposure and hedge future interest rate risk for the term
of the bank loan. Although the Board accepts that this policy neither protects the Group entirely from the risk of paying rates in excess of
current market rates nor eliminates fully the cash flow risk associated with inferest payments, it considers that it achieves an appropriate
alance of exposure to these risks.

During the year. in preparation for the cessation of LBOR, the benchmark rate of the existing joint venture floating rate loan was transiioned
onto o SONIA basis. All new credit facilities entered into during the year reference SONIA rates and the Group's debt arrangements have no
remaining exposure to LIBOR.
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14 Borrowings and financial instruments {continued)

At 31 March 2022, 71% of the Group's [including share of jcint ventures) debt drawn was hedged, mainly through fixed coupon delst
arrangements. The average interest rate payable by the Group (including share of joint ventures) on ail bank borrowings at 31 March 2022
including the cost of amortising finance arrangement fees, was 2.6% {2021: 2.5%). A 1% increase or decrease in interest rmtes during the
year would hove Jecieused or increased 1he Group's annual profit before tax by £2.6 million or £0.4 million respectively.

iv) Capital risk management

The Group's objectives when maintgining capital are 1o safeguard the entity's ability 1o continue as a geing concern so that it can provide
retums to shareholders and as such it seeks o maintain an appropriate mix of debt and equity, The capital structure of the Group consists
of debt, which includes long term borrowings and undrawn debt facilities, and equity comprising ssued capital, reserves and retained
earnings. The Group belances its overall capital structure through the payment of dividends, new share issues as well as the issue of new
debt or the redemption of existing debt.

The Group seeks fo maintain an efficient capital structure with ¢ balance of debt and equity as shown in the table below.

2022 2021

Asaf 3 March . - ™ Em
Netdebt ] - 9757 792.6
Shareholders' equity 2,55%.7 1,731.3
35354 2,5239

c) Financial instruments

il Categories of finoncial i
] g onciclinstruments Measured at fair value

Measured at amortised cost

T2022 2021 2022 2021

As at 31 march £€m im £m &m
Current assets : T 7 o :: _, -7 f: , -7
Cash and cash equivaients (note 12} - . s13 s5l4 - -
Trade receivables (note 11} - 87 _ 48 e
Otherreceivables (nate 11 T2 1.5 - -
58.2 57.7 - -
Non current liabilities o . ~ — Lo
Derivative ﬁncnciqﬂﬁ?ru?nehis@ée 14c {iii}) . _;7 - _ - - - -
Borrowings [note 14a) - 1,021.4 - 8¥5 - -
Lease liabilities (nate 15) - o 45 Y - -
Current liabilifies - N N . - ~ R
Trade payables [notfe 13) N ) 22 46 - =
Accrued interest (note 13) T ’ 10 1.3 - -
1,039.2 848.4 - -

ii) Fair values
To the extent financial assets and liakilities are not carried at fair value in the consolidated palance sheet, the Directors dre of the apinion
that book value approximates to fair value at 31 March 2022.

iii] Derivative financial instrurments
Details cf the fair value of the Group's derivative financial instruments that were in place at 31 Morch 2022 are provided below:

As at 31 March o Average rate - Notlonal amount o Fqlr value

2022 2021 2022 2021 2022 2021
Interest rate caps - expiry o % % £Em _ Em £m £m
Less than one year - 20 - 19.6 - -
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14 Borrowings and financial instruments (continued}

All derivative financial instruments are non current interest rate derivatives, and are carried at fair value following a valuation at the period
end by Chatham Financial. In accordance with accounting standards, fair vatue is estimated by calculating the present vatue of future cash
flows, using apprepriate market discount rates. For all derivative financiat instruments this equates to a Level 2 fair value measurement as
defined by IFRS 13 Fair Value Measurement.

The valuation therefore does not reflect the cost or gain to the Group of cancelling its interest rate protection at the balance sheet date,
which is generally a marginally higher cost {or smaller gain) than a market valugtion.

15 Leases
The Group's minimum lease rentals receivable under non cancellable leases. excluding joint ventures, are as follows:
2022 2021

As at 31 March £m £m
Less than one yedar - 135.0 142
@fween one and five years - 485.2 416.8
Between six and ten years 44656 392.6
Between 11 and 15 years 3347 265.8
Between 16 and 20 years o 192.8 129.4
Over 20 years 8.6 253

1.681.9 1,344

In accordance with IFRS 16. the Group has recognised a right of use asset for its head office lease and other head lease obligations.

The Group's minimum lease payments are due as follows:

Undiscounted

Present value of Present value of
minimumlease minimum lease

minimum lease payments payments
payments tnterest 2022 2021
As at 31 March £m tm £m £m
Less than one yeor 0.7 ) {0.1} 0.6 0.6
Between one and two years 0.3 {0.%) 0.2 ) 0.6
Between two and five years 0.3 ) (0.2) o1 03
Over five years 7.2 (3.5) 37 37
8.5 (3.9) 4.4 5.2

16 Share capital
As at 31 March 2022 2022 2021 2021
Issued, called up and fully paid Number £m Number £m
Ordinary shares of 10p each 978,407,507 97.9  909.643.040 21.0

The movement in the share capital and share premium of the Company during the current and previous year is summarised below.

Ordinary shares

Ordinary shares 3hare premlum

Share capital issued, calfed up and fully paid Number £m £m
At 1 April 2020 841,498,022 84.2 106.3
Issued under equity placing 66,666,666 6.6 1100
issued under scrip share scheme 1.478.352 0.2 3.0
At 31 March 2021 909,643,040 9.0 219.3
Issued under equity placing 67,307,693 6.7 163.5
issued under scrip share scheme 1,656,774 0.2 4.0
Af 31 March 2022 978,607,507 979 3846.8
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16 Share capital (confinued)

©n 22 November 2021, the Company issued 67.307.693 new ordinary shares in connection with an equity placing that raised gross
proceeds of £175 million af anissue price of 260.0p per share. In addition, the Company issued 1,654,774 ordinary shares under the terms

of its Scrip Dividend Scheme during the year. Post year end in April. the Company issued a further 1.536.819 ordinary shares under the ferrms
of its Scrip Dividend Scheme.

The movement in the shares held by the Employee Benefit Trust in the year is summarised in the fable below.

Ordinary shares Ordinary shares

Shares held by the Employee Benefit Trust Number £m
At 31 March 2021 4,390,195 0.4
Shares issued under employee share schemes {2.339.267) 0.2)
Shares acquired by the Employee Benefit Trust 611,693 0.1

At 31 March 2022 2662620 0.3

In June 2021, the Company granted options over 1,822,860 ardinary shares under its Lang Term Incentive Plan. In addition, 2,339,267 ordinary
shares in the Company that were granted to certain Directors and employees under the Company's Long Term incentive Plan in 2018
vested. The average share price on vesting was 234.5p.

As at 31 March 2022, the Cempany's Employee Benefit Trust held 2,662,621 shares in the Company to satisfy awards under the Company's

Long Term Incentive Flan.

17 Reserves

The Group statement of changes in equity is shown on page 164, The nature and purpose of each reserve within equity is described below:

Share capital

The nominal value of shares issued.

Share premivm

The premium paid for new ordinary shares issued above the nominal value.

Capital redemption reserve  Amounts transferred from share capital on re—dgfnpﬂon of issued ordinary shares.

Ctherreserve

___otherreserves is provided for the Group below and for the Company cn page 193

Retained ecrﬁ@é

A reserve relating to the application of merger relief in the acquisition of LondonMetric Management
Limited, Metric Property Investments Plc and A& J Mucklow Greup Plc by the Company and the cost of shares
held in trust to provide for the Cempany's future obligations under share award schemes. A breakdown of

The cumutative profits and lasses after the payment of dividends.

Employee 2022 Employee 2021
Merger Benefit Trust Total other Merger Benefit Trust Total other
reserve shares reserves reserve shares reserves
As at 31 March £m £m £m im £m im
Opening bolance 497.4 (9.7) 4877 497.4 (2.0) 488.4
Employee share schemes: B ~ o
Purchase of shares - {1.5) _(1.5) - _15.5) {5.5)
vesting of shares - 49 49 - 48 4.8
Closing balance 497.4 {6.3) 491.1 497.4 9.7) 487.7
18 Analysis of movement in net debt
Non cash movements
Impact of
issue ond Interest charge
Financing cash Othercash  arrangement Early close and unwinding
1 April 2021 flows flows costs out cosis of discount 31 March 2022
o £m £m £m Em Eim £m £m
Bank loans and derivafives 839.5 188.0 - - - {0.3) 10272
Unamortised finance costs (2.0) (5.0) - 1.2 - - {5.8)
Other finance costs - (1.6) - 1.4 - - -
Interest payable and fees 1.3 (23.5) - - - 23.2 1.0
Lease liabilities 52 {0.7) - - - 01 4.6
Total liabilities from financing activities 844.0 157.2 - 2.8 - 230 1.027.0
Cash and cash equivalents (51.4) - 0.1 - - - {51.3)
Net debt 792.6 157.2 0.1 28 - 230 975.7
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Non cash movements

\mpdc?of
issue and Interest charge
Fingncing cash Cthercash arangement  Early close cut and unwinding
1 April 2020 flows fiows casts cosls of discount 31 March 2021

Asat £m B _Em £m &m o &m £m &m
Bank loans and derivatives  R374 (97.9) - o - - - 839.5
Unamortised finance costs [6.0) - - 1.4 2.6 - {2.0)
Interest payable and fees 1.9 {22.7) - 27 - 19.4 1.3
Lease liabilities 59 - - - - (0.7} 5.2
Total liabilities from financing
activities 9392 {120.6} - 4l 26 187 844.0
Cash and cash equivatents 181.8) - 304 - - - [51.4)
Net debt 8574 1120.6) 30.4 4.1 2.6 8.7 792.6

19 Related party transactions
a) Jeint ventures

Management fees and distributions receivable from the Group's joint venture arrangements and nen-controlling interest during the year

were s follows:

Manacgement fees Distributions

" 2022 2021 2022 202

For the year to 31 March Group interest £m £m Em im
LSP London Residential Invesiments - 0% - ol 20 28
LMP Retall Werehouse JV Holdings Limited T 82% 0.1 - - a4
Metric Income Plus Partnership " 50% 1.2 08 79 a7
1.3 09 99 79

Transactions between the Company and its subsidiaries, which are related parties, have been eliminated on consolidation.

b) Non-confrolling interest

The Group's non-controlling interest {*NC/I’) represents an 18% shareholding in LMP Retail Warehouse JV Holdings Limited, which owns a
portfolio of DFS assets. The Group's interest in LMP Retail Warehouse JV Holdings Limited is 82%. requiring it fo consclidate the results and
net assets of its subsidiary in these financial staterments and reflect the non-controlling share as a deducticon in the consclidated income
statement and conscolidated balance sheet. As of the year end, the non-centrolling interest share of profits and net assets was £3.7 million
and £10.1 millien respectively, and no distributions were paid during the year.

20 Post balance sheet events

We exchanged to buy £72.4 milion of assets in the year which will complete next year. We have also exchanged or completed further
acquisitions totalling £43.0 million since the year end. In addition, we exchanged in the year to sell assets totalling £21.2 million, of which
£15.0 million completed post year end. and we have also exchanged or completed a further £85.8 million of asset sales post year end.
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As at 31 March

2022 2021
Non current assets Note £m &m
Investment in subsidiaries and joint ventures T T 15247 13338
Investment properties I . . W 08 14
Amounts due from subsidiary underta kings_" T 288 292
Other investiments and tangible assets 1.2 0.2
1,555.5 1,364.6
Current assets - -
Trade and other receivables - } v 1,049.0 6359
Cashatbank T - 35.4 348
1,084.4 6707
Total assets 2,4639.9 2,035.3
Current liabilities
Trade and 6?6@'50705@5 - o vi nz7 - 29
Mon current liabililies
Borowings o ) B vii 9600 6458
lease iabilties B o vii 0.8 1.5
940.8 6473
Total liabilities 972.5 657.2
Net assets 1.467.4 1,.378.1
Equity
Called up share copiroﬁii T B o 0 979 910
Share premium - - 386.8 219.3
Capital redemption reserve - - - 9.6 9.6
Otherreserve ) B o 7 364 515
Retained eamnings B ' ) 11367 1.006.7
Equity shareholders’ tunds 1,647.4 1,378

The Company reported a profit for the financial year fo 31 March 2022 of £195.4 million {2021: £122.5 million).

The financial statements were approved and autherised for issue by the Board of Birectors on 26 May 2022 and were signed oniits
behalf by;

Martin McGann
finance Director

Registered in England gnd Woles, No 7124797
The notes on pages 190 to 193 form part of these financial statements.

LondonMetric Property Pl Annual Report and Accounts 2022



1-87 88-154 155-208 ‘l 89
Strategic report Governance Financial statements

Company statement of changes in equity

For the year ended 31 March

Capltal
Share Share redemption Other Retained
capltal premium reserve reserve earnings Tolal
£m £m £m £m £m £m
At 1 April 2021 N ' $0 0 2193 9.6 T 815 10067 1,378
Profit for the year - o ) - - - 195.4 1954
Equity placing 67 1835 - - T
Purchase of snares held in employee benefit trust ' - = - (1.5) - (1.5)
Vesting of shares held in employee benefit frust - - - - 49 (5.7) (0.8)
Share based awards i - - - - 3.5_“ 35
Reserve transfer of}mpoirment in subsidiary - - - -(18.5) " 18.5 -
Dividends 0.2 4.0 - - (81.7) (77.5)
At 31 March 2022 97.9 384.8 2.6 344 11387 1.467.4
Capital
Share Share redemption Other Retained
capital premium reserve reserve earnings Tetal
m £m Em £m £m £m

Al 1 April 2020 ’ o 84.2 106.3 9.6 1765 8368 12134
Profit for the year . - o - - o 122.5 122.7‘{
Share issue on chui_s-i-ﬁon 6.6 oo - . - T N6s
Purchase of shares held in employee benefit trust - - - o {5.5) - - (5.5)
\iesﬁmé of shares held in employee benefit irust ' - = - 48 {50 ' - 0.3
Share based awards - ’ - - - 7337 38
Reserve transfer of impairmment in subsidiary - - - (124.3) 1243 -
Dividends B 02 30 - - (75.6) (72.4)
At 31 March 2021 9.0 2192.3 2.4 515 1.006.7 1,378.1

The notes on pages 190 to 193 form part of these financial statements.
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i Accounting policies

Accounting convention
The separcte financial statements of the Company are presented as required by the Companies Act 2006. They have been prepared in
accordance with FRS 101 {Financial Reporting Standard 101) 'Reduced Disclosure Framework' as issued by the: Financial Reporting Council.

As permitted by FRS 101, the Company has taken advantage of the disclosure exemptions availabie under that standard in relation to
share based payments, financial instruments, capital management, presertation of a cash flow statement, fair value measurement,
impairment, standards inissue and not yet effective and certain related party transactions. The key source of estimation uncertainty
relevant to the Company relates to the impeirment of investment in subsidiaries, The determination of the recoverable amount of the
subsidiaries is underpinned by the valuation of the underlying properties owned by each subsidiary. In determining this recoverable
amgunt, the use of estimates and assumptions is required which are consistent with the key sources of estimation uncertainty disclosed
innote 1 and ? for the Group. The accounting policies relevant to the Company are the same as those set out in the accounting policies
for the Group, except as noled below.

Subsidiary undertakings and joint ventures
Investments in subsidiary undertakings and joint ventures are stated at cost less any provision forimpairment.

Amounis due from subsidiary undertakings

Amounts owed by subsidiaries are unsecured, have no fixed date of repoyment and are repayable on demand. Amounts due from
subsidiary undertakings included within current assets are expected to be repaid within one year and are measured forimpairment using
the simplified approach under IFRS 9. Amounts due from subsidiary undertakings included within non current assets are repayable within
one to two years and are also measured for impairment using the simplified appreach under IFRS 9.

il Profit attributable to members of the parent undertaking

As permitted by Section 408 Companies Act 2004, the income statement of the Company is not presented as part of these financial
statements. The reported profit of the Company was £195.4 millicn {2021 £122.5 million).

Audit fees in relation to the Company only were £225.000in the year {2021: £200,700).

iii Fixed asset investments

Subsidiary Subsidiary  Joint venture Joint venture Total

Cost impoirment Cost impairment  undertekings

- £m £m Em £m £€m

A1 A&n} 2021 1.793.4 {462_.]) . 14.7 {14.4; 1.333.8
Addlions 2385 - o - - 238.5
Disposals _ (30.9) 18 - - (29.1)
Impairment of investment - (16.3) - (2.2) {18.5)
At 31 March 2022 2,001.2 (476.8) 16.7 {16.4) 1,5247

The carrying value of the Company's investments was impaired by £18.5 million following an impairment review to assess the recoverable
amount based on the net assets of the subsidiary companies and joint venture investments. The resulting impairment toss was due o
property scles and dividend payments.

The recoverable ameount of investments in subsidiary undertakings of £1,524.6 million and joint ventures of £0.1 million has been determined
based on their fair value less cost of disposal. The Directors believe that this approximates to their net assets due te the investment property
that they hold being valued using the valuation technigues and the key assumptions disciosed in note 9 Investment property to the Group
financial staterments.

The Company is incorporaled in England and is the ultimate holding company of the Group with the subsidiary undertakings and joint
venture investments detailed in the tabies 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
Certain UK subsidiaries are exempt from the requirement of the Companies Act 2006 relating to the audit of individual accounts by virtue
of Section 47%9A of that Act.

Subsldiaries for which Secfion 479A Companies Acl 20046 incor:t:a?::i'g: g: Companies House

exemption taken - reglistration registered number Nature of business
LSI {investments) Limited England 03539331 __ Property investment
LondonMetric Saturn Limited England 08336260 ~_Property investment.
LondonMetric Saturn i Limiteas ~ England 08565264 __ Property investment
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Subsidiaries for which Section 479A Companies Act 2006 incor;f:c::;;g: g: Companles House
exemption faken regisiration registered number Nature of business
LondonMetric Retail Distribution | Limiteg B _England 08524540 Properly investment
LondonMetric Retail Distribution 1l Lerw;fea B England 08644584 o "Froi;jay»invesrment
LondonMetric Liverpool Umited? England 09335885 Property investment
LondonmMetric Swindon Limited England 08989820 _ Property investment
Londonmetric Distribution Limited T England 09269541 ____ i Property investment
LondonMmetric Retail Limited Engiand 09062484 Property investment
LondonMetric Derby Limited __England 08568072 Property investment
LondonMetric Crawley Limited B England 7 10120420 Froperty investment
LondonMetric | Leisure Limited T T England 113576846 -_Prc;:‘erw investment
Metric ProperTy Coventry Limited England 07347027 o Property investment
Metric Property Kirkstall Limited' T _"_Emglc:nd" B 07455382 Property investrnent
LondonMetric Logistics Limited T England 10882805 "F'_r'c'sp;érﬁiave‘ament
LondonMetric Bognor Regis Limited England 09409081 Property investment
Londonmetric Urban Limited B ~ England 13249056 Property investment
LondonMetric Deve1ogmgpgimlfed - England 13481500 - Property investment
MCL Omega PropCo Limited - England 12133819 B Property invesiment
A & J Mucklow (Properties) Limited' Englond 00758764 Property investment
A & | Mucklow (Hg\e;pv\_{eﬂ)rLimrpif_eim_ T Englondi - 04848576 Property investment
LondonMetric Unitholder 2 Limited England 13743626 Unitholder
Metric Property Investments Limited _____ Englond T 07172804 Intermediate holding company
Metric Property Finance 1 Limited England 07403434 Intermediate holding company
Metric LP Income Plus Limited’ ~ England 7780077 Intermediate holding company
A 8 J Mucklow Group Limited England 00717658 Intermediate holding company
A & J Mucklow {Nominees) Limited' - Engﬁahd o T 01232337 Adminisirative company
A & J Mucklow & Co Limited’ England 00384508 - Property trading
Country of -
Subsidiaries for which Section 479A Companies Act 2004 Incorporation or
exemption nottaken reglstrafion Nature of business
Wﬁeﬁ' England o o - Property investment
A & J Mucklow (Investments) Limited' T Eng-lqn-d Property investment
LondonMetric Milton Keynes Limited i - Engand 7 Property investment
LendonMetric Droitwich Limited England ) Property investment
LMP Steel LP'? England - Property investment
Metric Income Plus Limited Partnership! ¢ E@Io_ngn_” o __ Property investment
LMP Steel GP LLP? England o Limited pariner
Memc GF Income Plus Limited' ¢ England Intermediate holding company
Metric Income Plus Nominees Limited' ¢ England Administrative company
Barr's Industrial Limited'? B T England T o Dormant
Belfont Homes (Birmingham| Limited'? England B ___ Dormant
A & I Mucklow [Birmingham] L\'mited"‘; - T England B ) Dormant
A and J Mucklow {Lands] Limitea'? England o B Dormant
A& r\_/_hu_c_kl_oyv (Estates) Limited'? Englcnd-_ B o Dormant
A 8 J Mucklow (Ettingshall Estate] Limited' 2 England . o Dormant
A & ) Mucklow (Lancashire) Limited? England B o Dormant
A & J Mucklow (Wollescote Estate] Uirnited!' 2 ~ Englond Dormant
A & ) Mucklow [Callowbrook Estate] Limited' England Dormant
Goresbrack Property Limited? England ) ____-__ Dormant
Metric Property Finance 2 Limited?® _ T Englcnd ) B B Dormant
THG Omega Limited? } ) Guernsey B - Dormant
I:QQdonMeTric Management Limifed Guernsey Management comparny
LMP Omega It Umited? ] Guernsey 3 Property investment
L&S Highbury Limited? _ Guernsey o Property investment
LtMP Green Park Clnemos lelted‘ - Guernsey Property investment
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iii Fixed asset investments (continued)

Country of
Subsidiaries for which Section 479A Companles Act 2004 Incorporation or
exemplion not taken reglistration MNature of business
LMP Thrapston Limited® —71 i 71 B T _-__Guernsey o B T - 7PIOP§FLYEE£?FHEH}-
LMP BellFarm Limited® _ Guernsey L B Properf_y_i_nv_egf?nent
LMP Dagenham Limited? B Guernsey B __Property investment
LMP Retail V}'clrarm_oase JV Holdings Limited?+ ________E;Gé_m_sey ____—_ _ Property investment
ggf’EFMoore House Limited® 77 B Guernsey Property invesfm_eﬂ‘a
LSP tendon Residential Investments Limited® _ Guernsey_ i \ntermg—:‘d_ioté Hold{né grﬁpcmy
LSP Londen Residential Holdings Limited® ~ Guernsey o ;7 Intermediole holding company
LMP Steel Property Unit Trust? T lersey Intermediate holding entity

uUndertakings heid indireciiy by the Company

Exermpt from the requirement to file gudited accounts

In the process of being hquidated

The Company owns 100% of the voling righls and 100% of the A ardinary shares representing 81.88% of the beneficial interest in the share capilal
The Company owns erdinary shares represeniing 40% of the beneficial interest in the share capital

The Company owns a 50% beneficial interest

otn s W —

Al of the undertakings listed above are tax resident in the UK with the exception of L3P Rl Moore House Limited, LSP London Residential
Investments Limited and LSP London Residential Holdings Limited which are tax resident in Guernsey and LMP Steel Property Unit Trust which is
tax resident in Jersey.

The registered address for companies incorporated in England is One Curzon Street, London, W1J 5HB. The registered oddress for
companies incorporated in Guernsey is Regency Court, Glategny Esplanade, St Peter Port, Guernsey, GY1 3AP. The registered address
for LMP Steel Property Unit Trust is 4th Floor, $t Paul’s Gate, 22-24 New Street, St Helier, Jersey, JE! 4TR.

iv Investment property

At 31 March 2022, investment properties included £0.8 million (2021: £1.4 million) for the head fease right of use assets which have been
recognised following adoption of IFRS 16.

v Trade and other receivables

2022 2021

As at 31 March £m £m
Prepcyr;"\grﬁs and accrued income o i 7i77 i - o 20 _O—é
Armounts due from subsidiary undertakings ) - S 1,047.0 4354
1.049.0 6359

All amounts under receivables fall due for payment in less than one year. Based on the IFRS 9 Expected Credit Loss model, animpairment
review was undertaken and no provision was considered necessary in the current or previous year.

vi Trade and cther payables

2022 2021
As at 31 March - o o £m77777£m
Trc_ud_g_poygtzlgs B L o ) o lr.l ) 0.
Other accruals and deff)rieg income o _ o 7.8 o 7.0
Other payables 2.8 28
1.7 99
Included within other accruals and deferred income is accrued interest payable of £0.6 million {2021: £0.4 million).
vii Borrowings and financial instruments
Non current financial llabilities 2022 2021
.150131 March B o - ____ o £m o 7@
Unsecured banklcans L e . L 9650 4470
Unamortised finance costs {5.0) {1.2)
960.0 6458
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vii Borrowings and financial instruments {continved)

The Company uses inferest rate derivatives and fixed rates to manage its interest rate exposure and hedge future interest rate risk for the term
of the bank loan. At 31 March 2022, 8% of the Company’s debt drawn was hedged threugh fixed coupon debt arrangements.

The following table shows the contractual maturity profile of the Company's financial liabiliies assuming setlement on the earliest repayment date.

Bank Interest

loans pavyable 2022 2021
As at 31 March o o o o f.m e £m £m B ,,fim
Less than cne year L ) o 487 0.4 49.3 A
Cne to five years s 3 575 _ - 3575 471.2
More than five years 553.8 - 553.8 174.9

960.0 0.4 960.6 646.2

Derivative financial instruments

The Company is exposed to market risk through interest rate fluctuations. it is the Company's colicy that o reasonable portion of external
bank corrowings are at a fixed interest rate in order to manage this risk. At 31 March 2022, all of the Company's hedging was through fixed
coupcn debt arrangements.

The Company uses interest rate derivatives and fixed rates to manage its interest rate exposure and hedge future interest rate risk for the term of

the bank loan. Although the Board accepts that this policy neither protects the Company entfirely from the risk of paying rates in excess of current
rarket rates nor eliminates fully the cash flow risk associated with interest payrments, it considers that it achieves an appropriate balance of exposure
to these risks.

In decordance with accounting standards, fair value is estimated by calculsting the present value of future cash flows, using appropriate
market discount rates. For all derivative financial instruments this equates to a Ltevel 2 fair value measurement as defined by IFRS 13 Fair
Value Measurement, The valuation therefare does not reflect the cost or gein to the Company of cancelling its interest rate protection at
the balanhce sheet date, which is generally a marginally higher cost {or smaller gain) than a market valuation.

Further information on financial risk management policies and practices can be found in note 14 to the Group financial statements.
vili Leases
In accordance with IFRS 16, the Group has recognised a right of use asset forits head office lease obligations. The Group’s minimum lease

payments are due as follows:
Present volue of Present vaive of

Undiscovnted minimum lease minimum lease
minimum lease payments payments
poyments Interest 2022 2021

As at 31 March gm  fm _ fm _Em
Less than one year 0.4 - 0.4 0.4
Between one and five years 0.2 - 0.2 09
0.8 - 0.8 1.5

ix Related parly fransactions
Related party transactions for the Company are as noted for the Group in note 19 to the Group financial statements.
x Reserves

The Company statement of chenges in equity is shown on page 189, The nature and purpose of each reserve within equity is described in
note 17 tc the Group financial statements.

Employee Total other Employee Total other

Merger Benefit Trust reserves Merger Benefit Trust reserves

reserve shares 2022 reserve shares 2021

As at 31 March ) ) £m Em _Em £m £m i . E&m
Opening balance o 61.2 o _(9.7) 515 185.5 (7.0 176.5
Employee share schemes: . _ o . o
Purchase of shares = ) (1.5) o - 15.5) 15.5)
Vesting of shares - 4.9 49 - 4.8 48
impairment in subsidiary (18.5) - (18.5) 124.3) - (124.3)
Closing balance 427 (5.3) 364 61.2 9.7} 51.5

xi Share capital and share premium

The movement in the share capital and share prermium of the Company during the year is reflected in note 16 to the Group accounts on
page 185.
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Supplementary information
(not audited)

i EPRA summary fable

2022 2021
EPRA earnings per share T T o 10.04p 9.52p
EPRA net tangible assets per share T 261.1p 190.3p
EPRA niel disposal value per share T T 262.2p 189.7p
EPRA net reinstatement voruseipieir s-ﬁcre o 281.7p 2097p
EPRAvacancyrate T - 1.3% 1.3%
EPRA cost Fab_(iﬂ_d_uding vacant property costs) o Tase 13.6%
EPRA cost rafio [excluding vacant property costs) o - 11.6% 13.0%
EPRA nef inilial yield B o B 34%  43%
EI;RA ‘topped up’ netinitial vield T T 37% 4 6%
The definifion of these measures can be found in the Glossary on page 200.
ii EPRA proportionally consolidated income statement
100% Total 100% Total
owned iy NCI 2022 owned IV NCI 2021
For the year to 31 March £m £€m £m £m £m £m £m £m
Gross rental income T s 45 (1.3) 1347 1213 53 s 1250
Property costs (1.5) (o) - (1.8) e 0.2] - e
Net rental income 130.0 44 (1.3) 133.1 19.7 5.1 {1.5) 1233
Management fees 1.3 T T (0.5) - 0.8 09 04 - Y
Ctherincome 0.4 - . 0.4 - - - _ ;
Administrative costs (160 {00 - (16.1) (15.8) e - (15.8)
Net finance costs (23.9) {1.0) 0.2 (24.7) {21.5) (1.2) 0.2 (22.5)
Tax oy - 0.1 - T e - 02 o
EPRA earnings n7 28 (1.0) 93.5 83.2 3.5 {10 85.6
iii EPRA proportionally consolidated balance sheet
100% Total 100% Total
owned v NCI 2022 owned W NCI 2021
As at 31 March £m im £fm £m im £m £m im
Investment property 34946 v6.6 (15.1) 35761 25044 944 (11.4) 2,587.4
Assets held for sale 212 - ST T2 - - - -
Trading property - I‘I_ - - 1.1 ) 1.1 - . 1.1
3,516.9 96.6 (15.1) 3,598.4 25057 94.4 {11.4) 2.588.7
Gross deot (10272)  (26.5) - (0837)  (839.5) EGH - ol
Cash - 51.3 X3 (0.6) 54.3 - 514 34 02 546
Other net liabllities T (438) 12) 5.6 (39.4) [3%.1) {0.5) 5.2 (34.4)
EPRA net fangible assets 2,497.2 72.5 (10.1) 2,559.4 1,678.5 59.8 16.4) 17319
Derivatives - 01 - 01 - {0.6) - 10.6)
IFRS net assets 2,497.2 72.4 (10.1) 2,559.7 1.678.5 59.2 (4.4) 17313
Loan to value 28 9% 24 3% - 28.8% 322% 328% - 732.3%
Cost of deot 2.4% 3.4% - 26%  25% 30% E 2.5%
Undrawn facilities 245.0 - ~ 2450 170.5 - - 170.5
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2022 2021
For tha year to 31 march £m £m
F‘réperty operating expenses T o o 15 1.6
Administralive cost T T 0 s
Share of joint venture property Costs, administrative costs and mancgement fees 0.7 0.6
Less: - h S L o T
Joint venture properryf rpgqqgej_{;r;f feé \'Hcome ) (l.3l {09
Groundrents o (D'.‘I) ) (_0.-1_J
Total costs including vacant property costs (A) 168 170
Group vacant pro?)érw cosls ’ _.(‘.19) B _ﬁ
Total costs excluding vacant property costs (B) _ 15.9 16.3
Gross rental income T - 131.5 121.3
Share of joint venture gross rental fn-com'é - 45 B E
Share of non-controlling interest gross rental income (1.3} {1.5)

i 134.7 1251

Less: ) ) -
Ground rents N (c.1) {0.7)
Total gross rental income (C) 134.4 125.0
Total EPRA cost ratio (including vacant property costs) (A)/(C) 12.5% 13.6%
Total EPRA cost ratio (excluding vacant property costs) (8)/(C) 11.8% 13.0%
v EPRA net initial yield and ‘topped up’ net initial yield

2022 2021
As at 31 March £m Em
Investment property - wholly owned T o 3,511.3 ] 2,499._5;
Investment property - share of joint ventures ) T 96.6_ . _‘?H
Trading property T B B B T n 11
Less development properties ) (47.8) [59.8)
Less residentiol properties T o {0.9) (2.1
Less non-controlling interest ) - {15.1) {11.4)
Completed property portfolio 35252 25217
Allowance for: ) i - )
Estimated purchasers’ costs B 2397 171.5
Estimated costs to complete S - 337 ) _14,_7
EPRA property porifolio valuation (A) 3.798.6 27079
Annualised passing rental iIncome 1294 112.6
Share of joint ventures T o 45 6.2
Less development properties (3.3) {2.3)
Annualised net rents {B) 130.6 116.5
Contractual rental increase acress the portfclio i S s 7.7
‘Topped up' net annualised rent (C) 142.1 124.2
EPRA net initial yield (B/A) 3.4% 4.3%
EPRA ‘topped up' netinitial yield (C/A} 3.7% 4.6%
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Supplementary information
(not audited)

vi EPRA vacancy rate

2022 2021
As at 31 Mar(;h B - £m Em
Annualised estimated rental value of vacant premises 21 1.7
Portfolio estimated rental value! 157.1 127.7
EPRA vacancy rate 1.3% 1.3%
1 Excludesresidential and development properties
vii EPRA capital expenditure analysis
100% Total 100% Totat
owned? NV NCI 2022 owned Y NCI 202
As at 31 March £m £m _&m £m £m im o &m im
QOpening valuation 2.505.7 4.4 {11.4) 2,588.7 22747 - 92.4 (14.9) 2,352.2
Acqguisitions! 457.5 - - 457.5 2124 - - 2124
Developments? 87.8 - - 87.8 370 - - 370
Investment properties
— incremental
lettable space? 4.5 - 0.7 38 0.6 - @n 0.5
- noincremenial
lettable space? 5.4 1.4 - 7.2 4.3 0.3 - 4.6
- tenantincentives 5.4 (0.5) (03 48 71 (0.1} 7.1
Capitalised interest? 1.4 - - 1.4 1.1 - - 1.1
Total EPRA capex 5_62;4 1.1 (1.0) 562.5 262.5 _0.4 {0.2) 262.7
Disposals {165.8) (18.4) - {184.4) B {2_0&8] {1.8) 3.3 _ (199.3)
Revaluation 615.2 7.7 (2.7) 6322 169.9 o %‘,4 04 173.7
ROU asset (0.6) - - (0.6) (0.6) - - 0.6)
Closing valuation 3,518.% 96.4 (15.1) 3,598.4 2,505.7 94.4 (11.4) 2,588.7
1 Group acausitionsin the year inciude completed investment properhes as reflected in note ¥ to the financial statements
2 Group developments inciude acquisihions, capital expendifure and lease incenlive movaments on properties under development as reflected in note ¢
3 Group copital expenditure on compleled propertes, as reflected in note ¢ to the financial statements after including capitalised interest noted In footnole 4 below
4 Capitalised inferest oninvestment properhies of £0.3 million (2021: nif} and development properhies of £1 1 million {2021 £1 1 million)
5 Including troding property of £1.1 millon and assels held for sale of £21 2 millon
viii Total accounting return
2022 2021
pence pence
For the year to 31 March ) o . _pe_r_shcri per share
EPRA net tangible assefs pershare
- at end of year 2811 190.3
- at start of year 190.3 170.3
Increase o 70.8 20.0
Dividend paic 89 8.5
Total increase 797 28.5
Totat accounting return 41.9%, 16.7%
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ix Portfolio split and valuation
2022 2022 2021 2021
As at 31 March £m % £m %
Mega distribution - 4282 ns 3319 136
Regional distribution ) 6853 18.5 483.5 187
Urban logistics T 1,551.5 43.2 941.9 36.5
Distribution 2,642.0 73.5 17773 48.8
Long income 7853 21.8 629.4 24.3
Retail parks ) 70.4 20 739 29
Offices I i 273 o8 a1 e
Investment portfolio 3,525.2 #8.1 2.521.7 97.6
Development! 47.8 1.9 59.8 2.3
Residential o 09 - 2 o1
Total portfalic 35939 100.0 2,583.6 100.0
Head lease and right of use assets 4.5 5.1
3.598.4 2,588.7

i Represents regional distribution £15.9 miliion [0.4%]. urban fogistics £25 8 millon {0.7%], long ncome £23 2 milon (0.7%]. oflice and otheriand £2.9 millon [0.1%] af 31 March
2022. Split of prior year cemparalives was urban logistics £51 8 milhon (2 0%), long income £5 8 million {0.2%). affice and otherland £2 2 milhon [0.1%}

X Investment portfolio yields

_ _ ) 2022 o 2021
EPRA Equivalent EPRA Equivalent
EPRA NIY topped up NIY yield EPRANIY topped up NIY yield
As at 31 March % A % ~ % A %
Distribution 3.0 34 41 38 B 4.1
Long incorne 4.4 4.7 5.1 52 . 5.4
Retail parks B 45 4.9 48 7.1 7.6 71
Offices 64 6.4 6.5 49 6.0 6.5
Investment portfolio 34 3.7 44 43 4.4 5.1
xi Investment porifolio — Key stalistics
WAULT WAULT
Area to expiry to first break Qccupancy  Average rent
As at 3] March 2022 _ '000sq ft years years % £ persqft
Distribution _ 13,773 i 1.3 10.2 B 98.1 7.00
Long igcpr‘ne 277N 14.1 o 12e 7.9 1590
Retail parks 258 72 65 100.0 14.10
Offices 118 3.9 39 89.5 17.60
Investment portfolio 16,920 1.9 10.8 98.7 8.50
xii Total property returns
All property All property
2022 202)
For the year to 31 March B % %
Capital return _ 229 o 8.0
Income return 4.4 5.1
Total return 28.2 13.4
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Supplementary information
(not audited)

xiii Contracted rental income

2022 2021
As at 31 March £m £im
Distribution ] T - - B 956 776
L;mé income T B o 8y 358
EeT_dil parks o o o - T o 3._6 B - _ZO_
Offices - - C o 9 24
Investment portfolio 140.0 122.0
Development - distribution 2.4 1.7
Deve\opmenf—longim;r;e B o 0.9 G.6
Total portfalio 143.3 1243

xiv Rent subject to expiry

Within 3years  Within 5 years

Within 10 years  Within 15 years Within 20 years

Cver 20 years

As at 31 March 2022 % % % % 4 %
Distribufion T RETY 215 ~ so8 734  83% 1000
Offices B ) - N8 69 1000 1000 1000 1000
Long income B Y 89 312 806 932 100.0
Retailparks T o213 26.0 842 100.0 100.0 100.0
Total portfolio 10.6 18.8 4468 70.9 871 100.0
xv Contracted rent subject to inflationary or fixed uplifis
2022 2022 2023 2021
As at 31 March £im % £m %
Distribution - i S 400 612 462 582
Long income T T T o 270 77 22% 63.1
Retail parks ] B - 03 92 08 140
Offices S - I ¥ 22.5
Total portfolio 87.3 60.9 70.5 56.8
xvi Top ten assets (by value)
Contracted WAULT WALULT

Area rent Cccupancy o expiry to first break
As at 31 March 2022 '000 sq ft £m % years years
Primark, T2, lslip T - 1062 s8 100 185 185
Eddie Stobart. Dagenham - _ as4 41 100 25 215
Argos,Becford B N 458 41 100 12.0 12.0
THG. Warrington o B B 686 41 100 227 227
Tesco, Croydon o - B B b2l 19 lbo 81 6.1
Movianto. Bedford ) - /6 28 w0 247 247
Amazon, Warington - T 357 24 100 9.7 9.7
Reynolds, Waltham Cross o - ns 16 100 221 221
Clipper, Ollerton T o 364 21 100 155 155
DHL, Reading T - 230 23 100 3.3 3.3
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xvii Top ten occupiers

Contracted Contracted
rentalincome  rental Income
As at 31 March 2022 £m %
Pimark " T - s a1
ﬁn&zc&_; S ' o o o _ a9 34
Argos - - - 42 29
HG o - - 41 29
Eddie Stobert o - a1 2s
DFS - B 39 27
DHL T T - 3 25
Currys T - - 36 25
odgeon - - 24
Waitrose T i . ' 33 23
Top ten 410 285
xviii Loan to value
2022 2021
£m &m
Gross debt T A T2
less: Fair value adjustments S T (2.2) (23]
less: Cash balances - (54.3) 154.6)
Net debt ) _‘_?97.2 B19%
Acquisitions exchanged in the year T S 7;7 - 724 357
Disposals exchanged in the year T T T @2 (52
Adjusted net debt (A) 1,048.4 840.4
Total property portfolic o o o 3593 _ 25834
Acquisitions exchanged in the year - - N . 24 357
Disposals exchanged in the year C T T (21.2) (15.2)
Adjusted property porifolio (B) 3,645 2,604.1
Loan to vaiue (A)/(B) 28.8% 32.3%
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Glossary

Building Research Establishment
Environmental Assessment

Methodology ('BREEAM')

A set of assessment methods and toolks
designed to heln conshuclion professionaly
understand and mitigate the environmental
impacts of the developments they design
and bulld.

Capital Return

The valuation movement on the property
partfolio adjusted for capital expenditure
and expressed as d percentage of the
copital employed over the period.

Chief Qperating Decision Makers ('CODMs')
The Executive Directors, Senior Leadership
Team members and other senior managers.

Contracted Rent
The annualised rent excluding rent
free periods.

Cost of Debt
weighted average interest rate payable.

Debt Matyrity
Weighted average period to expiry
of debt drawn.

Distribution
The activity of delivering a product
for consumption by the end user.

Energy Performance Certificate ('EPC’)
Required certificate whenever a property
is built, sald or renfed. An EPC givesa
property an energy efficiency rating from

A [most efficient] ta G (least eficient) and
15 valid for fen years. An EPC containg
information about a property’s energy
use and typical energy costs. and
recommendations about how o reduce
energy use and save money.

EPRA Cost Ratio

Administrative and operating costs
{including and excluding costs of direct
vacancy) as o percentage of gross
rental income.

EPRA Ecrnings per share ('EPS’}
Underlying earnings from the Group’s
property rental business divided by the
average number of shares in issue over
the pariod.

EPRA NAV per share

Balance sheet net assets excluding fair value
of derivatives, divided by the number of shares
inissue af the balance sheet date.

EPRA Net Disposal Value per share
Reprasents the shareholders' value under a
disposal scenario, where assets are sold and/
or liabilities are not held to maturity. Therefere,
this measure includes an adjustment to mark
to market the Group's fixed rate debt,

EPRA Net Reinstatement Value per share
This reflects the value of net assets required

to rebuild the entity. assuming that entities
never sell assets, Assets and licbilities,

sLich as fair value movements on financiat
derivatives that are not expected to crystallise
innormai circumstances, are excluded.
Investment property purchasers' costs

are included.

EPRA Net Tangible Asset Value per share
This reflects the value of net assets on along
term, cngoing basfs assuming entities buy
and sell assets. Assets and liabilities, such as
fair value movements on financial derivatives
that are not expected to crystallise in normal
circumstances, are excluded.

EPRA Net Initial Yield

Annudalised rental income based on cash
rents passing at the balonce sheet date,

less non recoverable property cperating
expenses, expressed as a percertage

of the market value of the property. after
inciusion of estimated purchaser’s costs.

EPRA Topped Up Net Initial Yield

EPRA net initial yield adjusted for expiration
of rent free periods or other lease incenfives
such as discounted rent periods and
stepped rents.

EPRA Vacancy

The Estimated Rental value (‘ERV') of
immediately available vacant space
as c percentage of the total ERV of the
investment portfolic.

Equivalent Yield

The weighted average income return
expressed as a percentage of the markel
value of the property, after inclusion of
estimated purchaser’s costs.

Estimated Rental Value ('ERV’)

The external valuers’ opinicn cf the

open market rent which, on the date of
valuation, could reasonably be expected
10 be obtaned on a new letting orrent
review of a property.

Euvropean Public Real Estate
Association ('EPRA’)

EPRA is the indusiry body for European
Reql Estate Investrment Trusts (*REITS').

Evropean Single Electranic Format {'ESEF')
ESEF is the electronic reporting format
required from 1 January 2021 to facilitate
access, analysis and comparison of

annual financicl reports.

Gross Rental Income

Rental income for the period from let
properties reporied under IFRS, ofter
accounting for lease incentives and
rent free periods. Gross rentalincome
willinclude, where relevant, turnover
based rent, surrender premiums

and car parking income.

Group
Londonmetric Property Plc and
its subsidiaries.

IFRS

The International Financial Reporting
Standards issued by the International
Accounting Standards Board and
adopted by the Europecn Union.

IFRS Net Assets

The Group's equity sharehotders' funds at the
period end, which excludes the net assets
attributable to the non-controlling interest.

IFRS Net Assets per share
IFRS net assets divided by the number of
shares inissue ot the balance sheet date.

Income Return

Net rental income expressed as a
percentage of capital emgloyed over
the period.

Investment Porffolio

The Group's property portfolio excluding
development, land holdings and
residential properties.

Investment Property Databank ['IPD’)
IPD is a wholly owned subsidiary

of MSCI producing an independent
benchmark of property returns and

the Group's portfclio returns.
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Like for Like Income Growth

The movement in centracted rental
incorme on properties cwned through
the period underreview, exclugding
properties held for development

and residential.

Lean to Value ('[TV'}

Net debt expressed as a percentage
of the total property portfolio value
at the period end, adjusted for
deferred completions on sales and

aecquisitions that exchanged in the period.

Logistics

The organisation and implementation
of operalions to manage the flow of
physical items from origin fo the point
of consumption.

Net Debt
The Group's bank loans net of cash
balances at the period end.

Net Rental Income

Gross rental income receivable after
aeduction for ground rents and other net
property outgoings inciuding void costs
and net service charge expenses.

Cccupancy Rote
The ERV of the let units as a percentage

of the iotal ERV of the Investmenrt Portfalio.

Passing Rent

The gross rent payabie by tenants under
operating leases, tess 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 REITregulations. The PID dividend [s
paid after deducting withholding tax

at the basic rate.
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Real Estate Investment Trust {'REIT’)
Alisted property company which quclifies
for and has elected into a tax regime which
is exempt from corporation tdx on profits
from property rental income and UK capital
gains on the sale of investment properties.

Task Force on Climate-Related Financial
Disclosures {'TCFD")

Created in 2015 to develop a framework
tor consistent climate-related financial

risk disclosure.

Total Accounting Return ('TAR')

The movement in EPRA Net Tangible Assets
per share plus the dividend paid during the
period expressed as a percentage of the EPRA
net tangible assets per shore at the beginning
of the period.

Total Properly Return {'TPR")

Unlevered weighted capital and income
return of the property portfolio as calculated
by IPD.

Total Shareholder Return ('TSR’)

The movement in the ordinary share price
as quoted on the London Stock Exchange
plus dividends per share assuming that
dividends are reinvested at the time

of being paid.

Weighted Average Interest Rate

The total loan interest and derivative costs
per annum {including the amortisction
of finance costs) divided by the tolal
debtinissue at the period end.

Weighted Average Unexpired
Lease Term {"WAULT')

Average unexpired lease ferm across
the investment portfalic weighted by
confracted rent.
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Notice of Annual General Meeting

This document is important and requires your immediate attention. If you are in any doubt as to the action you should fake,
you should seek your own personal financicl advice from your stockbroker, bank manager, solicitor, accountant, or other
fincncial advisor autharised 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
documaents, as soon as possible to the purchaser or transferee, or to the stockbroker, bank or other agent through whom
the sale or transfer was effected, for delivery to the purchaser or transferee.

Notice is hereby given that the Annual General Meeting of

the members of LondonMetric Property Pic [Registered number
7124797 will be held at The Connaught, Carles Place, Mayfair.
London, WIK 2AL on 13 July 2022 ot 11.00 am.

Resolutions 1 to 16 (inclusive) will be proposed as crdinary
resolutions and resolutions i7 to 20 (inclusive) will be proposed
as special resclutions. Voting on all resclutions will be by way of poll.

1. That the Annual Report and Accounts for the year ended
31 March 2022 be received.

2. That the Annual Report on Remuneration in the form set
outin the Annual Report and Accounts for the year ended
31 march 2022 be approved.

3. That Deloitte LLP be reappointed as auditer of the Company,
to hold office untit the conclusion of the next general meeting
af which accounts are laid before the Company.

4. That the Directors be authorised to determine the remuneration
of the auditor.

That Patrick Vaughan be re-elected as a Director.
That Andrew Jones be re-elected as a Birector.
That Martin McGann be re-elected as a Director.

That James Dean be re-elected as a Director.

©m N o»

That Rosalyn Wilten be re-elected as a Diractor.

10. That Andrew Livingston be re-elected as o Director.
1. That Suzanne Avery be re-elected as a Director.

12. That Rebert Fowlds be re-elected as a Director.

13. That Katerina Patmore be re-elected as a Director.
14. That Alistair Ellicit be elected as a Director

15. That the Direclors be and they are hereby generally and
unconditionally autharised in accordance with Section 551
of the Companies Act 20064 (the 2006 Act'), in substitution
for all existing authorities:

a. to exercise all the powers of the Company to allet shares
and to make effers or agreements to allot shares in the
Company or grant rights to subscribe for or to convert any
security into shares in the Company (together ‘Relevant
Securities’] up to an aggregate nominal amount of
£32,671.477 {such amount to be reduced by the nomina!
amount of any equity securities [within the meaning of
Section 560 of the 2006 Act) allotted under paragraph 15b
below in excess of £32,671,478; and

b. toexercise all the powers of the Company to allet equity
securifies (within the meaning of Section 540 of the 20046
Act} up to a maxirmum aggregate nominal amount of
£65.342.954 (such amount to be reduced by any Relevant
Securities aliotied ar granted under paragraph 15a above)

provided that this authority may only e used in connection
with arights issue in favour of holders of ordinary shares

and other persons entifled 16 parficipate therein where the
equity securities respectively attributable to the interests of
all those perscns at such record date as the Directors may
determine are proportionate {as neariy as may be) to the
respective numbers of equity securities held by them or are
otherwise allotted in accordance with the rights attaching
to such equity securities subject to such exclusions or other
arrangements as the Directors may consider necessary

or expedient to deal with fractional entittements or legal
dificulties under the laws of any territory ar the requirements
of a regulatory body or stock exchange or by virtue of
shares being represented by depositary receipts or any
other matter whatsoever,

provided that the authorities in paragraphs 15a and 15k shall
expire at the conclusion of the next Annuacl General Meeting
of the Company after the passing of this resclution (or, if earlier,
on the date which is 15 months after the date of this Annual
General Meeting). except that the Company may before such
expiry make an offer or agreement which would or might require
Relevant Securities or equity securities as the case may be to be
allotted {and freasury shares to be soid] after such expiry and
the Directors may allot Relevant Securities or equity securifies
{and sell treasury shares) in pursuance of any such offer or
agreement as if the authority in question had not expired.

. That, subject to the passing of resolution 15 and in accordance

with Arficle 145 of the Company's Articles of Association (as
varied and amended from time fo time), the Directors be and
are hereby authorised, for the period of three years from the
date of the passing of this resolution, 1o offer to any holder of
ordinary shares in the Company, the right tc elect to receive
ordinary shares credited as fully paid, instead of cash in respect
of the whole {or part, to be determined by the Directors) of all
or any dividend cn such terms cs the Directors shall determine
(subject to the terms provided in the Articles of Association of
the Company) from time to time.

. That, ifresolution 15 is passed. the Directors be and are

empowered, in accordance with Sections 570 and 573 of the
2006 Act, to ailot equity securities [as defined in Section 560(1)
of the 2006 Act) for cash pursuant to the authority conferred
by resolution 15 and/or by way of g sale of treasury shares

as if Section 561{1) of the 2006 Act did not apply to any such
allotment or sale, provided that this power shall be limited fo:

a. the allotment of equity securities and sale of freasury
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 15b of resolution
15 above, by way of arightsissue only):

(i) toordinary shareholdersin proportion (as nearly
as may be practicable] 1o their existing heldings:
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(i} to holder; of other equity securities as required by

the rights of those securities or, if the Directors otherwise
consider necessary, as permitted by the rights of those
securities, and so that the Directors may impose any
limits or restrictions and make any arrangements which
they consider necessary or appropriate o deal with any
treasury shares, fractional entitlements, record dates,
legal. regulatory of practical problems in, or under
the laws ot any territory or any other matter; and

b. the alloiment of equity securities or sale of treasury shares
(otherwise than under paragraph 17a above] up to an
aggregate norminal amount of £4,900.720.

provided that this power shall expire at the conclusion
of the next Ahnual 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 Campany may make offers. and enter info
agreements, which would, or might, require equity
securities fo be allotted [ond freasury shares to be sold)
after the cuthority 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.

18. That, if resolution 15is passed, the Directors be and are

empowered, in Qccordance with Sections 570 and 573 of the
2006 Act,in addition to any authority granted under resalution
17, to allot equity securities {as defined in Section 560(1] of

the 2006 Act] for casn pursuant to the authority conferred

by resclution 15 and/or by way of a scle of freasury shares

as if Section 561(1) of the 2006 Act did not apply te any such
allotment or sale. such power tc be:

a. limited to the allotment of equity securities or sale of
treasury shares up to an aggregate nominal amount
of £4,900,720; and

b. used anly for the purposes of financing {or refinancing.
if the authority is to be used within six months after the original
fransaction) o transaction which the Directors determine
to lbe an acguisition or other capital investment of a kind
contemplated by the Statement of Princigles on Disapplying
Pre-Emption Rights most recently published by the Pre-
Emption Groyp prior to the date of this notice, provided that
this power shall expire at the end of the next Annual General
Meeting of the Company [or, if earlier, on the date which is
15 months after the date of this Annual General Meeting) but,
in each case, prior to its expiry the Company may make
offers, and enter info agreements which would, or might,
require equity securities to be allotted {and treasury shares
to be seld] after the authority expires and the Directors
may dllet equity securities [ond sell freasury shares) under
any such offer or agreement gs if the authority in question
had not expired.
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That the Company be and s hereby generally and
unconditionally authorised, in accordance with Section

701 of the 2006 Act, to make market purchases [within the
meaning of Section §93(4] of the 2006 Act) of ordinary shares
of 10p eachin the capital ot the Company {'ordinary shares’)
on such terms and in such manner as the Directors may

from fime to time determine provided that:

. the moximum aggregale number of ordinary shares
autherised to be purchased is 98.014,433;

b. the minimum price which may be paid for an ordinary
share is 10p being the nominal amount therecf
{exclusive of expenses payable by the Caompany];

c. the maximum price which may be paid for an erdinary
share (exclusive of expenses poyabie by the Company)
cannot be more than the higher of:

il 105% of the average market value of an ordinary
share as derived from the Lendon Stock Exchange's
Daity Official List for the five business days prior to the
day on which the ordinary share is contracted to be
purchased; and

(il the value of an ordinary share calcutated o the basis
of the higher of: (A) the lost independent frade of; or (B)
the highest current independent bid for, any number of
ordinary shares on the frading venue where the market
purchase by the Company will be carried out:

d. this authority shall expire af the conclusion of the next
Annual General Meeting of the Company (o, if earlier, on
the date which is 15 months after the date of this Annucil
General Meeting) except that the Company may before
such expiry make a contract to purchase its own shares
which will or may be compileted or executed wholly or
portly after such expiry.

That the Company is authorised to call any general meeting
of the Company other than the Annual General Meeling by
notice of at least 14 clear days during the period beginning
an the date of the passing of this resolution and ending on the
conclusion of the next Annual General of the Company.

By order of the Board

Jadzia Duzniak
Company Secretary

26 May 2022
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Nofice of Annual General Meeting

Notes to the Notice of the Annual General Meeting:

U]

(i)

(i)

{iv)

Sharehoiders entitled to attend and vote at the meeting may
appeint one ar more proxies (who need not be sharehciders)
to attend, speck and vote on their behalf, provided that
each proxy is appointed to exercise therights attaching to
the different shares held by hirm or her.

Your proxy could be the Chair, another Directer of the
Company or another person who has agreed to attend and
represent you. Your proxy will vote as you instruct and must
attend the meeting for your vote to be counted. Detalls of
how to appoint the chair {cr another perscn) s your proxy
are set out in the notes to the proxy form.

Any person to whom this Notice is sent who is a person
nominated under Section 146 of the 2006 Act fo enjoy
information rights [a ‘Nominated Person') may, under an
agreement between him/her and the shareholder by whom
he/she was nominated, have aright to be appointed (or fo
have socmeone else gppointed) as a proxy for the Annual
General Meeting. If @ Nominated Person has no such proxy
appointment right, or does not wish 1o exercise it, he/she may,
under any such agreement, have a right to give instructions fo
the shareholder as to the exercise of voting rights.

The statement of rights of shareholders in relation to the
appeintment of proxies in paragraph (i) above dees not
apply to Nominated Persons. The rights described in that
parcgroph can only be exercised by shareholders of
the Company.

To have the right to attend ond vole at the meeting you must

hold ordinary shares in the Coempany and your name must be
enfered on the share register of the Company in accordance  (vi)
with note (vi} below.

You will not have received o hard copy proxy form for the
Annual General Meetingin the post. You can instead subomit
your proxy vote electronically by accessing the shareholder
portal at www.signalshares.com, logging in and selecting
the 'Vote Online Now' link. You will reguire your userncme
and password in order to log in and vote. If you have
forgotten your username or password you can request 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 certificate
or dividend notification. Proxy votes should be submitted

as early as possible and in any event, no later than 11.0C
armon 11 July 2022 (or, in the event of an adjournment, not
less than two business days befere the stated time of the
adjourned meeting).

You may request a hard copy proxy form directly from the
Registrars. Link Group by emailing enquiries@linkgroup.co.uk
or by post at Link Group, Cenfral Square, 29 Wellington Street,
Leeds, LS1 4D1.. To be valid, any hard copy proxy form must
be received by post or [during normal business hours only)

by hand at the Company'sregistrars, Link Group, Central
Square, 29 Wellington Sireet, Leeds, LS1 4DL by no later than
11.00 am on 11 July 2022 (or. in the event of an adjournment,
not less than two business days before the stated time of the
adjourned meeling).

(i}

(viii)

To be valid, Forms of Proxy {and the power of cttorney or
other authority, if any. under which it is signed or a notariaily
certified copy thereof] must be completed and signed and
received by Link Group at PXS1, Central Square, 2% Wellington
Street, Leeds, LS1 4DL as soon as possible but, in any event, so
as to arrive na later than 11.00 am on 11 July 2022 {or, in the
event of an adjournment, notless than two business days
before the stated time of the adjourned meeting).

where you have appeinted a proxy using the hard copy
proxy form and would like to change the instructions using
another hard copy proxy form, please contact Link Group

at PXS1, Central Square, 29 Wellington Street, Leeds. LS1 4DL.
The deadline for receipt of proxy appointments (see above)
also applies in relation to amended instruchions.

Any attempt 1o terminate eramend a proxy appoiniment
received after the relevant deadline will be disregarded.
where two or more valid separate appointments of proxy
are received in respect of the same share in respect of the
same meeting, the one which is last sent shall be freated as
replacing and revoking the other or others.

If you need help with voting online, or require a paper proxy
form, please contact our Registrar, Link Group by email of:
enquiries@linkgroup.co.uk, or you may call Link ocn 0371 664
0391 if calling from the UK, or +44 (0) 371 664 0391 if calling
from cutside of the UK, Calls are charged at the standard
geographic rate and will vary by provider. Caolls outside

the United Kingdom will be charged at the applicable
international rate; lines are open 9.00am to 5.30pm, Monday
to Friday excluding public holidays in England and Wales.

The fime by which o person must be entered on the register
of members in order to have the right to attend or vole

at the meeting is close of business on 11 July 2022. If the
meeting is adjourned, the time by which a person must be
entered on the register of members in order to have the
right fo attend or vote atf the adjourned meeting is close of
business on the day that is two business days before the date
fixed for the adjourned meeting. Changes to entries on the
register of members after such times shall be disregarded

in determining the rights of any person to attend or vote at
the meeting.

CREST members who wish to appoint a proxy or proxies by
utilising the CREST electronic proxy appcintment service
may do so by ulilising the procedures described in the CREST
Manual. CREST Personal Members or ofher CREST sponsored
mermbers, and those CREST members who have appointed a
voling service provider(s), should refer to their CREST sponsor
or voling service provider(s}, who will be able tc take the
appropriate action on their behalf.

In arder for a proxy appeointment or instruction made by
means of CREST to be valid, the appropriate CREST message
{a "CREST Proxy Instruction’) must be properly authenticated in
accordance with Euroclear UK & International's specifications
and must contain the infermation required for such
instructions, as described in the CREST Manual. The message,
regardless of whether it constitutes the appointment of

a proxy or an emendment fo the instruction given te a
previously appointed proxy, must, in order to be valid,

be transmitted so as to be received by the issuer’s agent
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(ix)

(x]

(xi)

(i)

{xiii)

{xiv)

{ID number RAIC) by 11.00 am cn 11 July 2022 (cr, in the event
of an adjournment, not less than twoe business days before the
stated time of the adjourned meeting).

For this purpose, the time of receipt will be taken to be

tha fime {as determined by [he limeslamp applied to the
message by the CREST Applications Host) from which the
issuer's agent is able fo refrieve the message by enquiry to
CREST in the manner prescribed by CREST.

The Company may treat as invalid a CREST Proxy Instruction
in the circumstances set out in Regulation 35(5){q) of the
Uncertificated Securities Regulations 2001.

CREST members and, where applicable, their CREST sponsors
or voting service providers should note that Euroclear UK &
International does not make available special procedures

in CREST for any particular messages, Normal system fimings
and limitations will therefore apply in relation to the input of
CREST Proxy Instructions. it is the responsibility of the CREST
member concerned to take {or, if the CREST rmemiberis a CREST
personal member or sponsored memkber or has appointed

G voling 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 particular time.

In this connection. CREST membicers and, where applicable,
their CREST sponscrs or voting system providers ore referred, in
particular, to those sections of the CREST Manual concerning
practical limitations of the CREST system and timings.

Any corporation which is a member can cppoinf one or
more corporate representatives who may exercise onits
behalf all of its powers as a member provided that they do
not do soin relation to the same shares.

You may not use any electronic address provided eitherin this
Notice 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 stated.

As at 25 May 2022 (being the closest practical business

day before the putlication of this Notice}, the Company's
issved share capital consisted of 980,144,326 ordinary shares
carrying one vote each.

Members satisfying the thresholds in Section 527 of the 2006
Act can require the Company to publish a stafement onits
welbsite setting out any matter relating to:

a, the audit of the Company's accounts (including the
Auditor's repert and the conduct of the audit) that are
to be laid before the meeting; or

b, anycircumstances connected with an auditer of the
Company ceagsing to hold office since the iast Annual
General Meeting. that the members propose to raise
at the meeting.

The Company cannot require the members requesting the
publication to pay its expenses. Any statement placed on the
website must also be sent to the Company's quditor no later
than the time it makes its statement available on the website.
The businass which may be dealt with at the meeting
includes any statement that the Company has been required
to publish on its website.
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Any member attending the meeting has the right to ask
questions. The Company must cause to be answered any
such guestion relating to the business being dealt 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
confidential information;

b. the answer has already been given on a website
in the form of an answer to a question; or

c. itisundesirable in the interests of the Company
or the good order of the meeting that the question
be cnswered.

A copy of this Notice. and other information reguired
by Section 311A of the 2006 Act, can be found at
www.londonmetric.com.

The following documents are available for inspection at the
registered office of the Company during normal business
hours on each weekday {public holidays exciuded) from the
date of this Notice until the conclusion of the Annual General
Meeting and at the place of the Annual General Meeting for
15 minutes prior o and during the meeting:

a. copies of the Executive Directors’ service contracts with
the Company; and

b, copies of letters of appointment of Non Executive
Directors; and

c. acopy of the Articles of Association of the Company.

Should a shareholder wish tc inspect any of these documents
please submit arequest to info@iondonmetric.com.

In the case of joint registered holders, the signature of one
hoider on a proxy card will be accepted and the vote of

the senior holder who tenders a vote, whether in persen or

by proxy, shall be accepted to the exclusion of the votes

of the other joint holders. For this purpose, seniority shall be
determined by the order in which names stand on the register
of members of the Company in respect of the relevant

joint holding.

voting on all resolutions ot the Annual General Meeting will
be by way of poll. The Company believes that this is the best
way of representing the view of as many shareholders as
possible in the voting process.

This Notice (including these notes) reflects the intention of

the Board with respect to the AGM given the law in force,
and relevant guidance, as at the latest practicable date
before the publication of this Notice, Sharehoelders should
check our website to ensure they have the mest up to date
information available regarding the AGM. The AGM will be
held in person and will be continually monitored given the
confinuing uncertainty in respect to COVID-19. Whilst there
are not expected to be any government restrictions on public
gatherings at the time of the AGM, shareholders are asked

to exercise good judgement and not to attend the AGM

in person if they have recenily fested positive for COVID-19,
are exhibiting any symptoms of COVID-19 and/or are living
with someone who has recently tested positive for COVID-19.
Instead. shareholders are encouwraged to submit a proxy vote
in advance of the AGM.
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Explanatory notes:

The information below is an explanation of the business fo be
considered at the Annual General Meeting.

Resoclution 1 - To receive the Annval Report and Accounts

Ihe Chair will present the Annual Report and Accounts for the year
ended 31 March 2022 to the meeting. Resolution 1 is to receive
the Report of the Directors, the financial statements and the
Independent Auditar’s report on the financial statements ond on
the auditable part of the Annual Report on Remuneration for the
financial year ended 31 March 2022,

Resoclution 2 - Annual Report on Remuneration

Resolution 2 is an ordinary resolution fo approve the Annual Report
on Remuneration relating to the implementation of the Company's
existing Remuneration Policy. which was last approved at the 2020
Annual General Meeting. Section 439 of the 2006 Act requires
UK-incorporated listed companies to put their Annual Report

on Remuneration to an advisory shareholder vote. As the vote s
advisory it does not affect the actual remuneration paid to any
individual Director. The Annual Repart on Remuneration is set outin
fullin the Annual Report and Accounts,

Resolutions 3 and 4 — Reappointment of auditors

Resolution 3relates to the reappointment of Delcitte LLP s the
Company's auditor to hald office until the next Annual General
mMeeting of the Company and Resolution 4 quthorises the Directors
to set their remuneration.

Resolutions 5 to 14 - Re-election and election of Directors
Resciutions 5 to 14 deal with re-election and election of the
Directors [os applicable). Biographies of each of the Directors
seeking re-election and election can bie found on pages 92 and 93
of the Annual Report and Accounts. The Board has confirmed,
fellowing a performance review, that all Directors standing

for re-election or election continue tG perform effectively and
demonstrate commitrment to their role.

Resolution 15 - Allotment of share capital

At the last Annual General Meeting of the Company the Directors
were given authority to allof ordinary shares in the capital of the
Company. This authority expires at the conclusion of e Annual
General Meeting (or, if earlier, on the date which is 15 months after
the date of the Annual General Meeting).

Your Board considers it appropriate that a similar authority be
granted tc allot ordinary shares in the capital of the Company

up to o maximum nominat amount of £32,471,477 (representing
approximately one third of the Company's issued ordinary share
capital as at 25 May 2022) during the period up to the conclusion of
the next Annual Genergl Meeting of the Company. Such authority
is sought in paragraph 15a of Resolution 15,

in accordance with the guidelines issued by the Investment
Association, paragraph 15b of Resclution 15 will allow Directors te
allot, including the shares referred to in paragraph 15a of Resolution
15, shares in the Company in connection with a pre-emptive offer

by way of arights issue to shareholders up to a maximum nominai
amount of £65.342,954, representing approximatety two thirds of the
issued ordinary share capital of the Company as af 25 May 2022.

Your Board considers it appropriate to seek this additional
dllotment authoerity ot the Annual General Meeting in order to
take advantage of the flexibility it offers. However, the Board
has no present intention of exercising either autharity lexcept in
reluliun lu he Company's senp dividend scheme and its share
schemes). If they do exercise the authority, the Directors infend
to follow best practice as regards its use, as recommended by
the Investrment Association.

As at the date of this Notice the Company does not hold any
ordinary shares in the capital of the Company in treasury.

Resolution 14 — Authority o offer scrip dividend

Under the Articles of Asscciation of the Company, the Board

may, with the prior authority of an ordinary resciution of the
Company, offer holders of any particular class of shares who have
elected to receive them paid up ordinary shares instead of cash

in respect of all or part of a dividend or dividends specified by the
ordinary resolution.

Under a scrip dividend programme, shareholders who elect to do
so0 will be able tc receive ordinary shares in the Company in liev
of future cash dividends. In addition to the benefit to shareholders
of allowing them to increase their shareholdings without incurring
costs (such as stamp duty or dealing costs), a scrip dividend
programme will allow the Company to retain the proceeds which
would olherwise be paid out as dividends,

Autherity was previously granted on 11 July 2019 and thot
authority expires after three years. This resolution renews that
authority. A Scrip Circular setting out the terms and conditions and
instructions on how to participate is availabie on the Company’s
website. In line with investor protection guidelines the authority
contained in resolution 14 is sought for three years

Resolutions 17 and 18 — General and additionat authority to
disapply pre-emption rights

At the last Annual General Meeting of the Company the Directors
were also given authority to allot eqguity securities for cash without
first being required 1o offer such shares to existing shareholders.
This authority expires at the conclusion of the Annual General
Meeting {or. if earlier, on the date whichis 15 months after the
date of last year's Annual General mMeeting).

The passing of Resolutions 17 and 18 would allow the Directors to
allot equity securities {or sell any shares which the Company may
purchase and held in freasury) without first offering them to existing
holders in proportion fo their existing holdings.

The authority set out in Resolution 17 is limited to: {a) allotments or
sales in connection with pre-emptive offers and offers to holders
of other equity securities if required by the rights of those shares;
or (b} otherwise than in connection with a pre-emptive offer, up
to an aggregate nominal amount of (i) £4,900,720 (representing
49.007.200 shares.). This aggregate nominal amount represents
5% of the issued ordinary share capital of the Company as at

25 May 2022,
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Taking info account the femplate resolutions published by the UK
Pre-Emption Group in May 2014, the authority set out in Resolution

18is limited o allotments or sates of up to an aggregate nominal
amount of (i} £4,900,720 {representing 49.007,200 shares) in addition
fo the authority set out In Resolution 17 which are used only for

the purposes of financing {or refinancing. if the autnonty is to be
used within six menths ofter the original fransaction) a transaction
which the Directors determine fo be an acguisition or other capital
investment of a kind contemplated by the Statement of Principles
on dis-applying pre-emption rights most recently published by the
UK Pre-Emption Group prior to the date of this Notice.

This aggregate nominal amecunt represents approximctely an
additional 5% of the issued ordinary share capital of the Cormpany
as at 25 May 2022,

The Directors also confirm their intention to follow the provisions

of the UK Pre-Emption Group’s Statement of Principles regarding
cumulative usage of cuthorities 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 take place without prior consultation with shareholders,
except in connection with an acquisition or specified capital
investment as referred to above.

Resolution 19 - Authority to purchase own shares

Resclution 19 gives the Campany authority to buy back its own
ordinary shares in fhe market as permitted by the 2006 Act.

The authority limits the number of shares that could be purchased
to a maximum of 98,014,433 shares (representing approximately
10% of the Company’s issued ordinary share copital as at 25 May
2022 and sets minimum and maximum prices. This authority will
expire at the conclusion of the next Annual General Meeting of
the Company.

The Directors have no present intention of exercising the authority
fo purchase the Company's ordinary shares but willkeep the
matter under review, faking into cccount the financial rescurces
of the Company. the Company's share price and future

funding opportunities. The authority will be exercised only after
consideration by the Directors of the effect on net asset value
and if the Directors believe that to do so would be in the inferests
of shareholders generally. Any purchases of ordinary shares
would be by means of market purchoses through the London
Stock Exchange.

Listed companies purchasing their own shares are allowed to hold
them in treasury as an alternative to cancelling them. Ne dividends
are paid on shares whilst held in treasury and no voling rights
attach to freasury shares.

If Resolution 19 is passed at the Annual General Meeting, itis the
Company's current intention ta hold in treasury the majority of the
shares it may purchase pursuant to the authority granted 1o if.
However, in order to respond properly to the Company's capital
requirements and prevailing market conditions, the Directors will
need fo reassess at the time of any and each actual purchase
whether to hold the shares in treasury or cancel them, provided
itis permitted to do 5¢. The Company may hold a maximum of up
to 10% of its issued share capitalin treasury in accordance with
guidelines issued by the Investment Association.
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As at 25 May 2022 (the latest practicable date before publication of
this Notice). there were share awards over 5,547,194 orcinary shares
in the capital of the Company representing approximately 0.57%
of the Company's issued crdinary share capital. If the authority to
purchase the Company’s ordinary shures was exercised in full, these
awards would represent approximately 0.63% of the Company's
issued ordinary share capital.

Resolution 20 — Nolice period for general meetings

Itis proposed in Resolution 20 that shareholders should approve the
continued ability of the Company to hold general meetings other
than the Annual General Meeting on 14 clear days' nofice.

This resolution is required under Section 307A of the 2006 Act.
Under that section, @ tfraded company which wishes 1o be able
to call general meetings (other than an Annual General Meeting)
on 14 clear days' notice must obtain shareholders’ approval.
Resolution 20 seeks such approval.

The resolution s valid up to the next Annual General Meeting of the
Company and needs to be renewed annuglly. The Company wil
also need to meet the requirements far voting by electronic means
under Section 307A ¢f the 2006 Act before it can call a general
meeting on 14 days' notice.

The shorter notice period would not be used as o maotter 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 cdvantage of
shareholders as a whole.
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Announcement of results 7 ) 26 May 2022
Annual General Meeting 13 July 2022

Shareholder information

Advisors to the Compan Tax & Rermuneration Advisors )
i pany PricewaterhouseCoopers LLP '?EIT 5’9'35 f"_‘d taxation
Joint Financial Advisors and Brokers 1 Embankment Place Acer UK RET he .
Peel HuntLLP London WC2n 4RH
7th Floor
100 Liverpooi Street solicitors to the Company
London CMS Cameron McKenna
EC2M2AT Nabarre Olswang LLP
JP Morgan Securities Limited 78 Cannon Place
25Bark Street Cannon Street
Canary Wharf London EC4N SAF
London E14 5JP Registrar
Auditor Link Group
Deloitte LLP The Regisfry
1 New Street Square Central square
London EC4A 3HQ 2% Wellington Street
Leeds LS1 4DL
Property Valuvers
CBRE Limited Secretary and Registered Address
St Martin's Court Jadzia Duzniak
10 Paternoster Row One Curzon Street
London EC4M 7HP London W1J 5HB
Savills {(UK) Uimited www.londonmelric.com
33 Margaret Street

London W1G 0JD
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