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Overview

Our purpose

Graphic
femoved

Manage

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

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.

Graphic
removed

Own

Own desirable real
estate that meets
occupiers' needs

Graphic
removed

Generate

Generate reliable,
repetitive and growing
Income-led total returns

We explain over the
following pages how
we retain our core focus,
but continue fo adapt
to market conditions.

Graphic
removed

Collaborate

Maximise our expertise

and relationships to
build on our pesition as
pariner of choice

1 Gropac
| remeved
.

See our rusiness model te find out
about how this creates value page 22
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Overview

Own desirable real estate

What this means —_
to our business

%

Graphic
remaved

See Property review page 24

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

Owning quality assets, with

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

Growing exposure to urban logistics,
where there are strong demand/supply
dynamics and high infrinsic values.

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

Delivering enhancements,
synergies and income growth

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

Highlights

Urban logistics exposure, Total acquisitions, including
vp from 27% the Mucklow portfolio

Long income exposure, Percentage of income

vp from 22% subject o contractual uplifts

LondenMetric Property Plc
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_ Amazonin Warrington

Qur 357,000 s5qg fl regional
i distribution warehouse

Costco in Coventry

Qur 1292000 sg 1 long income
asset, acquired through the
Mucklow acquisition and
let o tor o furiner

Image removed
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MANAGE
COLLABORATE

Logo removed

Logo
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Lettings at Bedford Link

logo

removed wWe let three distribution

warehouses totalling
188.000 sq ft, completing
lettings on phase one

cl "he cteveloprent

asod rhiev 1z o WaUll

of 16 yerrs,
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N

Responsible Bedlord Link

As we progress the next phase
of development at Bedford
wo e leodng o encanae
further our 'Responsible
Building' credentials,
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Overview

Manage and enhance responsibly

What this means -
to our business

—

-—>

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

Providing real estate solutions to our

occupiers to help their businesses thrive.

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

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

Highlights

+£5.2m Héyrs
Additional income from Average lease lengths
our lettings and rent review on lettings signed

670,000 sq ft

BREEAM Very Good certified
developments completed orin
construction during the year

Graphic
removed

See Responsible Business review page 45
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Overview

Expertise and relationships

Whatthismeans  —> |everaging our highly talented,

to our business

Graphic
removed

e Responsible Business review page 45

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

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

Strengthening and deepening
our occupier relationships to
ensure high occupancy and

customer satisfaction.

Highlights

98.6% 33

Occupancy rate Employees following the

integration of 7 employees
from the Mucklow acquisition

+5.1%

Total Property Return,
540 bps outperformance
against IPD All Property

LondonMetric Property Plc
Apnual Report and Accounts 2020
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" Ourteam is highly talented,
motivated and aligned

OWN
MANAGE
COLLABORATE

- added furth
the Mucklow acquisitio
Image removed - Ourlatest employee survey
- continues to shaw high

GENERATE

logo removed

Investing and working
with our occupiers

During the year, LondonMetric
exchanged on the purchase
and funding ot a develepment
for £24.0m at a yield of 5.2%.

The 232.000 sq ft warehouse
is pre-let to Croda, a FISE 100
chemical company, ona
20 year lease with RPI linked
uphfts. it will be a BREEAM Very
cexrd A building ihal
will use asits global
distribution hub, employing
200 people.

Image removed

In parallel, LondonMetric
agreed to extend the lease
on ancther Croda warghouse
that it owned and where the
lease had expired. This helped
to facilitate Croda's short term
occupaticnal needs until the
new building completes.

LondonMetric subsequently

sald that warehouse for£5.9m
/ STRRTS I TR

LendonMetric Prr;;;er_ly Plc
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—
Our occupier base

We conlinue to focus strongly
on the credit strength,
quality and seclor diversity
ot cu occupiors,

Income from
'[931"0 OccupieEH

367

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

LondonMetric Property Plc
Annual Report and Accounts 2020
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Overview

Generate income growth

What this means

—> Owning desirable assets that

to our business

growing income.

deliver reliable, repetitive and

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

contractual uplifts.

—> Continuing to deliver on our
progressive and covered

dividend policy.

N

Highlights

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

£123m

Contracted rentalincome
o.a., up from £20m

11.2yrs

Portfolio WAULT

+5.6%

Growth in earnings per share

+3.0%

Total accounting return

+3.8%

Like for like income growth

Syeqars

Of dividend progression

Graphic
removed

See Our markets page 20
See Property review poge 24
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Performance highlights

Graph removed

Graph removed
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i Graphic
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The definition of each EPRA measure
can be found in the Glossary page 18%

Alternative performance measures

The Group financial statements are
prepared in accordance with IFRS where
the Group's interests in joint ventures and
any non-controlling interasts are shown
as d single line item on the consalidated
income stotement and balance sheet and
all subsidigries are consol dated at 100%
Management reviews the performance

of the business principally on o
proportionately consolidated basis which
Includes the Group’s share of |oint ventures
and exciudes any non-contrelling interest
onaline by line basis. The key financial
performance indicators are also
presented on this basis,

Alternative performance measures are
financial measures which are not specified
urder IFRS but are used by management
as they highlight the underlying
performance of the Group's property
rental busimess and are bosed on the
EPRA Best Practice Recommendations
[BPR) reporting fromework which is
widely recognised and used by public
real estafe companies

Therefore, unless specifically stated,

the performance metrics ard financial
results reflected in the Strategic Report and
on this page, reflect the proportionately
consclidated results of the Group and
trie EPRA BPR reporting framework.
Further details and reconciliations between
EPRA measures and IFRS equivalents
can be found In the Financial review

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

LondonMetric Property Plc
Annval Report and Accounts 2020
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Overview

Chair’s statement

Image removed

Qver the year, I'm pleased
to report that our portfolio
delivered furtherincome
growth, a robust valuation
performance and significant
outperformance of the IPD
All Property benchmark.

Patrick Vaughan
Chalr

+135%

Total shareholder return

aver seven years since merger
Significantly outperformed
the FTSE 350 Real Estate Super
Sector average of 34%

+5.6%

EPRA Earnings per share

The disruption caused by the CCOVID-19
pandemic and the speed with which it has
impacted our lives is truly unprecedented.
The changes it has broughi are certainly
proving to be one of the most defining
events of my career, It is putting encrmous
pressure on government deficits and
corporate cash flows across the world,

itis also further challenging many long
established practices of modern day life.

whilst there will be pain along the way
and longer ferm economic consequences,

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

from their unprecedented low levels which,

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

are intensitying the global search forincome.

Secondly, technological and behavicural
change will continue to impact the way
we live, work and socialise.

COVID-19 is serving to further accelerate
structural frends that were already
underway. This is having a profound
impact on commercial property, with the
outlook for certain sectors that were already
facing disruption continuing to deteriorate
and the polarisation of performances
widening further.

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

Our successful acquisition of Mucklow

in ther year significantly advanced

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

Over the year, I'm pleased te report that
our portfolic delivered further income
growth, a robust valuation performaonce
and significant outperformance of the IFD
All Property benchmark. EPRA earnings
per share increased by 5.6% and dividends
per share rose by 1.2%; a fifth year of
progression, As a medasure of our longer
term progress and performance, over the
seven yedrs since our merger, we have
delivered a total sharehclder return of 135%
and significantly outperformed the FTSE 350
Real Estate Super Sector average of 34%.

whilst we are notimmune from current
events, our portfolio continues tc perform
well. We enjoy excellent relationships with
our stakeholders which, combined with long
experience and continued balance sheet
discipline and improvements, means that
we are well placed. This was evident from
our recent equity fundraise, which attracted
overwhelming support from existing and new
shareholders. The transaction is aliowing us
to execute on some high quality investment
opportunities that will further strengthen

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

We recognise that the success of the
Company is reliant on our people and |
would like to thank the Board end all our
employees for their continued hard work.
The Company has not only successfully
ntegrated additional employees from the
Mucklow acguisition but has alse quickly
adapted to a change in the way it works
without interruption. This is @ testament fo the
strong and committed team that we have
and | am astonished, impressed and very
grateful for the way the leam has managed
the business remotely during leckdown.

Looking forward, we continue to believe
that the most attractive characteristic
of real estate is its income compounding
qualities over the longer term. The ability
to generate reliable, repetitive and
growing income returns makes certain
property sectors a perfect asset class

in which to deploy capital.

Signature removed

Patrick Vaughan
Chair

10 June 2020

LondonMetric Property Plc
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Overview

At a glance

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

Our focus on distribution and leng income’ Assets by geography’ L

Distribution

69.8%

Graph removed

Graphic removed

Other
30
1 Urban Logistics . 354% %
2  Regional Distribution . 19.5%
3  Mega Distrioution I:}.‘?%?
4 Llonglincome 24.0%
5  Retail Parks ) 3.6%
6 Offices N _?ﬂ{‘%; North East
7 Residential j 0.2% & Yorkshire
North West 8.3%

Midlands

36.3%

Londen &
South West
6.4%

South East

40.4%

1 Including developments, based on value

LondonMetric Property Plc
Annuval Report and Accounts 2020
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Our portiolio

Urban Logistics

Smaller logistics units, strategically
located in or ¢close to dense areas
of population to meet increasing
censumer demands for next

and same day delivery.

Graphic removed

?8 assels

6.5m sq ft

Value

£330.8m

Rent

£41.9m (£6.50 psf)

WAULT

/.8 years

Contractyal uplifis

33.3%

Portfolio value

£2,34/m

2019: £1,846m

WAULT

11.2 years

2019:12.5 years

Total property return

5.1%

2019:9.0%

Mega & Regional Distribution

Mega Distribution

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

Regional Distribution

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

Graphic removed

17 assets

6.1m sq ft

Value

£807.2m

Rent

£35.4m (£6.00 psf)

WAULT

14.2 years

Contractual uplifts

87.8%

long Income

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

NNN Retail

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

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

Graphic removed

113 asseis

2.8msq ft

Value

£563.0m

Rent

£33.9m (£14.70 psf)

WAULT

13.3 years

Contractual uplifts

57.2%

Graphic removed

I Excludes income frem sales that
had exchanged but not completed
by year end

LendonMetric Property Plc
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Qur strategy

Our strategic priorities

Own desirable real
estate that meets
occupiers' needs

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

Maximise our expertise
and relationships to
build on our position

as pariner of choice

Generate reliable,
repetitive and growing
income-led total returns

[ \ / \“ ; kK ,’I “\_ \\
" | Graphic ) ! Graphic ! ! Grophic Vo i Graphic
| removed ' removed | L removed ||

removed /
4 /
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Strategic priorities

€@ ~iign portfolio to
real estate assets
benefiting from
macro frends and
that are structurally
supported

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

Graphic
removed

Recd more page 02

OWN

S~

€ Improve the quality
and sustainability
of our assets
and income

Q Enhance income
and value through
asset management

Grcﬁ?ﬁ
removed |

Read more page 04

MANAGE

6 Remain rational
and disciplined
in our investment
approach

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

Gmpﬂic
removed

Read rmore page 06

COLLABORANE

0 Generate reliable
income with income
growth to pay a
progressive and
covered dividend

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

”Grclphic
removed

Read mere page 08

CENERATE

LondenMetrlc Property Pic
Annval Repert and Accounts 2020



Strategic report Governonce

Financial statements

Our strategy

Chief Executive’s review

Image removed

We have built up a
collection of excellent
assets let on long leases
with high occupier appedal
and cffering reliable,
predictable and growing
income streams.

Andrew Jones
Chief Executive

4%

in logistics and long income,
our conviction call sectors

Overview

We continue to live in o world of

ongoing disruption, social change and
economic uncertainty, all of which are
having a profound effect onreal estate

This backdrop has been further impacted
by the exagenaus shock of COVID-19.
Whilst the timing and suddenness of the
pondemic were unforeseeable, many
trends that we are seeing play out as aresult
of enforced distancing were already in
the systemn. This pandemic may not in itself
transform the world, but it is accelerating
changes that were already underway as
many femporary behaviours become more
permanent, We are seeing changes that
were expected to toke years to emerge
now happening in months or even weeks.

As aresult, real estate performances
confinue to polarise, with many distressed
sectors being severely damaged whilst
the winning sectors are likely to see a
wider margin of victory.

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

trends in the wider economy that affect
real estate. We have, therefore, looked to
pivot and filt our portfolic to gain maximum
benefit. During the year, we accelerafed
our conviction calls of investing into logistics
and long income with these sectors now
representing 94% of our portfolio. We observe
the real estate market asitis, not as it was
or how we want or hope it tc be.

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

is better. Therefore, whilst the property
market throws us lets of opportunities, we
let most go, preferring te focus on guality
investments that offer long ferm income,
capital growth and downside protection
fram strong intrinsic values.

Investing in the best real estate assets in
the right sectors is an extremely attractive
proposition in a zero interest rate world.
In this time of uncertainty, we are not
only seeing more quality opportunities
but dlso amuch less crowded landscape,
as competitors remain distracted.

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

lock 1o improve.,

Cverall, our portfolio continues to perform
strongly and we have built up a collection
of excellent assets let onlong leases with
high occupier appeal, that require limited
operational management and which
offer areliable. predictable and growing
inceme stream.

Structural trends fowards online and
convenience are being accentvated

The unprecedented shock from COVID-19
has caused a sudden and forced adoption
of new habits by consumers and businesses,
Arecent study found that it takes &6 days

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

In this crisis. consumers have relied almest
exclusively on online, convenience and
essential operators to fuifil their needs.

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

Whereas pre-crisis projections estimated

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

Part of the acceleration of frends is likely
to be reflected in the future approach of
many retailers. John Lewis reported recently
that, since closing their stores in March.
they had seen an 84% surge in online frade
which helped to imit group sales decline
to just 177% year on year. Furthermore, they
expect the shift online to be sustained
after lockdown ends. With the operational
costs and capital intensity of running store
estates and an unrivalled click and collect
operation through Wailrose, it is no surprise
they are comprehensively reviewing

their estate.

Histary will be a poorindicator of how
the recovery from the pandemic will play
out. Consumers will emerge in a new
economic and social reality, changing
behaviours in profound ways. As ever, it is
those retailers that are able fo react that
will successfully navigate these unchartered
times. In the process. there is expected
fo be a consolidation of retailers which
will fundamentally alter the competitive
and pariner landscape.

LondenMetric Property Plc
Annval Report and Accounts 2020
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Our strategy

Chief Executive'’s review continued

[f! i Own desirable real estate

Quir portfolio has further aligned to
urban logistics where there is strong
rental growth

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

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

an uncertain werld and helps to ensure
that the infrinsic value of warehousing
continues fo grow.

Cver the year, our logistics platform
increased from £1,33% million to £1,638 million,
representing 69.8% of our portfolio. However,
this 22% top line growth fails to reflect the
changing shape of cur distribution exposure.

In big box logistics, whilst we are still

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

has been matched by new supply and is
fempering rental growth. This outlook and
our tighter geographic focus has prompted
us to sell a further £113.5 milion of mega
distributicn, reducing cur exposure to this

segment from 23.1% 1o 14.9% of the portfolio.

In wban logistics, we continue 1o see the
strongest rental growth where, in the right
locaticns, there is ¢ perfect condition

of rising demand and falling supply due
to strong competition frorm more valuable
land use. It has been, and continues to
be, our strong conviction call and one
that prompted cour strategic acquisition
of Mucklow.

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

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

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

itis anly possible to service customer
demands by distributing from a portfolic
of warehouses locoted adjacent to major
urban populations. Amazon continues

to increase its domination of the UK with
an ever growing network and DPD recently
reported that it experienced record
volumes for the time of the year, delivering
fo one million households on a single

day, broadly equating fo 1,400 deliveries
per minute,

Urban logistics remains one of the few
standout areas of the real estate market
that we believe has strong iong term
growth prospects. Whilst we confinue to
see increased interest from consolidators,
ownership remains fragmented which

is providing further opportunity for us

to scale up.

Long income real estate continues
to offer resilient and reliable income
generaling characteristics

The other area of real estate which we
continue to find attractive is long income,
A property let on long leases, to a high
quadlity counterparty with guaranteed
income growth at ayield of at least 400bps
higher than government bond yields,
offers highly resilient and reliable income
genercling characterstics. We believe
that these strong fundamentals remain
underappreciated parficulardy when their
index linked properties are factored in.

Curlong income assets are focused

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

of long income assets let onlong leases
and with a high proportion of the income
subject to contractual rental uplifts.

TN

i

e

Generate income

In o world of ongoing disruption,
we continue to prioritise the quality
of income from our occupiers

The global search forincome has
infensified further as corporates across
the board cut dividends and yields on
government bonds fall to record lows.
We believe that the macro environment
is highly supportive for the right real
estate that can generate income
streams thot are reliable, predictable
and which are expected to grow.

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

In this current disruptive envircnment,
we continue to focus strongly on the
credit strength, quality and sector
diversity of our occupiers, The Mucklow
acqguisition, together with cur other
activity, has increased the scale and
resilience of our portfolio and helped
to grow our contracted income from
£50 million to £123 million. It has also
significantly improved the diversificaticn
and granularity of our income; our top
ten occupiers now account for 36% of
confracted rent, down from 51% in 2019,
and we have a much broader and
more diverse occupier base overall.

We continue to believe that there is
more growth to come from the portfolic.
Rents in urban logistics continue to
recalibrate upwards and, despite

a strong performance to date, we
expect to leverage cur enlarged urban
portfolio for many years to come and
capture the embedded rental growih.
Furthermore, with contractual rental
uplifts on 55% of our income we continue
to have good visibility of rental growth
on the other parts of our portfolio.

LondonMetric Property Plc
Annual Report and Accounts 2020
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] ‘/_\ Manage & enhance
S

oy

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

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

Lettings and regears were signed on

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

Since the year end, we have continued
to see streng letfing activity including
distribution lettings in Sioke, Birmingham
and Greenford of 141,000 sq ft, 38,000 g ft
and 34,000 sq ft respectively.

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

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

we conlinue to embed sustainability and
high ESG standards across our activities.
Our GRESB score again improved over the
year from 67% 10 71%, maintaining our Green
Starrating, and 78% of cur developments
completed or under constructionin the
year are BREEAM Very Good.

Despite the significant impact of COVID-19,
our rent collection has been pleasing and
we continue to experience minimal income
interruption. We acted swiftly to counter
attempts to withhold payment and this
has paid off, Remarkably, it was some of
the more financially robust occupiers that
initially proved more preblematic and we
have been very clear that those that can
afford to pay shoutd pay. At the same time,
we are actively assisting some cccupiers
that have experienced material near
term challenges. providing them with
proporticnate and appropriate assistance,
in sorme cases accompanied by value
enhancing asset management deais.

wWe acknowledge that the operational
backdrep is evolving quickly and that
exirapolating success to date may be
premature. However, with each month
that passes, we continue to build a better
picture of the resilience of cur portfolio.

N,
I ;
N
We continue to benefit from our

strong team and their relationships

Expertise & relationships

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

We remain rational and disciplined and
will always prefer to sell assets that don't
meet our strict investment criteria and
wait patiently until an attractive opportunity
presents itself, even where this causes a
short term disruption 1o our income flow.

As aresult, we continue to benefit from
our decisicns, as well as some excelient
execution and hard work across our
investment and asset management teams.
Similarty, our finance team has performed
strongly, delivering on our debt strategy.
woerking closely with the property team
and helping to ensure that the integration
of Muckiow was completed successfully
and within a quick timeframe.

We have been delighted with the Mucklow
acquisiticn and we are benefiting from
the added depth it has brought to our
team as well as the presence that we have
established arcund Birmingham.

Our response to the COVID-19 pandemic
has focused on keeping our peopie safe
and working closely with our occupiers
and other stakeholders. Our experienced
team of 33 has successfully and seamlessly
fransifioned fo remote working and
operated highly effectively in what has
been anintense period. it has been an
amazing effort by cll and reflects the
strength and focus of our team.

—> Outlook

Our focus on owning the right assets
in the winning real estate sectors

is delivering reliable, repelitive

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

Our alignment to the right side of
structural change ensures that cur
pertfolio can continue to deliver
fong term income growth. This is in
sharp contrast to the wider property
market where the outlook for rental
income is either Aat or falling and
where dividends are under significant
pressure. As streng believersin the
power of income compounding
and that a covered dividend is the
bedrock for attractive income returns,
we will continue o ensure that the
income we generate is passed into
our shareholders’” pockets.

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

Through our relationships and with
the proceeds of our significantly
oversubscribed equity raise, we are
transacting on some excellent assets
with £15 million acquired post yeor
end and further deals agreed orin
legals that total in excess of £80 million,
Therefore, as we continue fo stay olert
and rational, we will be able to adad
more quality assets to cur portfolio.

Notwithstonding the uncertainty from
CCOVID-19, we remain excited by the
outlook for the peortfclic and believe
that today's market has created an
opportunity for experienced managers
whao can properly assess underlying
real estate fundamentals to generate
attractive returns through careful asset
selection and diligent underwriting.

LendonMetric Properly Ple
Annual Report and Accounts 2020
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The deal

Background te the transaction

Mucklow was a family run business
foundedin 1933 and listed on the London
Srock Dxonurge. The Musklow fanby
accounted for a third of shareholders. It had
along term focus onincome growth and
value creation, delivering an impressive
chwiddera gros h of 57 o over 35 yemny,

LondonMetric was In clase contact with
the Charmar o Mucklow curing the
secona nalf of 2018, hav ng oentitec it
s an o hve Qoo or opp ot ity

Image remcoved

Over thal period. Mucklow announced
that it wes lookirg 7or asuccesso 1o ine
CEOQ after his decision to step down from
the business. Discussions progressed into
early 2019 as a combination of the two
pusinesses fooked 1areasingly attraztive

. Benefits to Mucklow holders of the deal

© LondanMetric was seen by Muckiow
as asafe guardian of its assels
and wider sharshoiders inferests,
particularly important given the
Trrily’s sionificont shoreeolding

116,000 sg ft distribution warehouse in Worcester let 1o Bosch,
acquired through the Muckiow acquisition.

© The share element of the deal
allower! Mucklow holders o transicr
their shareholdings into LondonMetric
withiout signif oot lox dis sdvantages

Mucklow

; Portfolio rationale for LondonMetric

X - Complementary and income
producing portfolio of urban logistics
and long income assets

+ Acquired al an aftractive yield
ana oflerieg srong moome

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

* o Significantly incregsed s exposue
io tne UK s second largest conarbahon
around Birmingham, adding well
located assets

‘ " Diversified and improved the
| granularity of LondanmMetric's income
|

The TrOnSGCﬁon hOd COmpe”Iﬂg STI’OTegiC, ' Strategic and Operational rationale
OperOhOHOI, porﬂ:oho Ond ﬁﬂOﬂCIO! ‘ * Immediately eamings accretive
. . ‘ through economies of scale

rationale and was overwhelmingly | sy
supported by both sets of shareholders. e e oo
it has been successfully integrated and

management approach on
Is delivering on expectations.

the M cklow aisety

- Mucklow's low LTV of 16% aliowed
Lonrdo-mMetnic 1o offer pant of
the consdo ationr in cash witnout

Graphic adversely impacting leverage

removed

Laarn mate inour case stud’es:
Tyseley case study poge 37
wecnesoury One case study page 27

Lo;doinMiehiic Property Plc
Annual Report and Accounts 2020

+ Enabled the combined entity

o benel from greater scale
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Mucklow portfolio’

3.8msq ft

Across 64 assels

£26.1m

Rentalincome p.a.

/.2 years

WAULT

5.4%

NIY, with equivalent yield of 6.1%

Mucklow portfolio split

Groph e

Urban Logistics

69%

Urban Logistics

norted att'me

LondonMetric Property Plc
Annual Report and Acceunis 2020

Financial statements

Board Involvement & Integration

Board Involvement

Following the initial decision to pregress
with a deal in March 2019, the Board were
given a full overview of Mucklow and the
strategic rationale for the transaction.

Following the completion of detailed due
diigence, a comprehensive analysis and
strategy documentation was presented
to the Board,

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

Prior to concluding the transaction,
the Board had full access to and

Integration & performance

benefit of the Company's legal and
financial advisers.

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

Following successful completion,

several members of the Board visited o
number of the Mucklow assets and met
with the Muckiow team. Integration was
an impoertant part of the transaction and
the Board has been kept fully apprised
of progress. performance of the Mucklow
portfolio and material porticlic decisions
considered on the Mucklow assets,

Grophic
removed

Recd more on 3172 an page 52

People & systems

Infegration of the Mucklow team,
portfolic and systems was a key priority,

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

The core team of seven employees has
been successfully ntegrated. with each
having a direct reporting line into the senior
LondonMetric feam and clearly identified
responsibilities. An office relocation to
smaller premises in central Birmingham
was undertaken along with a portfolic
and financial systems migration.

Portfolio activity & performance

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

LondonhMetric's key focus was to more
proactively manage the Mucklow assets
to lengthen and grow thelr income.

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

A 13500050 ft development in Tyseley also
completed and discussions are progressing
well with occupiers on up to 195,000 sq ft
of further develocpment.

The 11 offices acquired as part of the
deal were not deemed core assets for
LondonhMetric and, in the year, two were
sold at a 7% premium to acquisition cost.

Sustainability

Londontetric has worked to understand
the environmental characteristics of the
Mucklow portfolic, specifically through:

* A programme of EPC reviews and
an identification of environmental
improvements across the portfolic

« Integrating energy reporting and
appoeinting a third party energy
management service

A number of initiatives were undertaken
inthe yearincluding LED lighting upgrades,
building refurkzishments and a BREEAM
Very Good develocpment.

Graphic ;
removed |

Read more on BREEAM developments page 37
and Mucklow envirenmental initiatives page 4%

Image removed

T 129.000 sq ft Mucklow asset let
to Costco for a further 17 years.
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Our strategy

Our markets

Real estate remains an attractive investment class
underpinned by ulira low interest rates. However,
there is a significant polarisation in performances
which is being accentuated by the pandemic.
Owning the right real estate aligned to structural

change has never been more important.

Overview

The right real estate remains an attractive
investment proposition, underpinhed by
ultra low interest rates and a historic high
yield spread fo government bonds.,

It is clear that the global pandemic lockdown
will be eased gradually which s likely to
prevent businesses from producing as much
as normal and households from spending
as much as normal. Whilst economies

will recover, it is likely to take time and to

be below historic norms for some time.

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

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

non essential journeys.

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

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

Structural frends in real esiate

'I Ultra low interest rates

Froperty let cnlongieasesto a
strong counterparty at a yield that is
ot least 40Cbps higher than offered
on government bonds is extremedly
attractive. These fundamentals
remain underappreciated particularly
when the compounding impact of
index linked leases are factoredin.

2 Glokal search for Income

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

3 Technology disrupting
Cnline shopping habifs have

accelerated further as a result of
the pandemic. Trends that were
expected to occur over 516 10 years
are now embedding themselves
taday as more: people have tialled
and become increasingly reliant
on online shopping.

4 Urbanisation continuing

The continued gravitational pull fowards
larger conurbations continues to put
pressure on land availability and the
need forresidential. As online adoplion
grows and delivery times become
quicker ond more accurate, the need for
the right land in urban cities Increases.

5 Focus on efficiency & sustainability
Investing in, creating and providing
efiicient and sustainable buildings for
all stakenholders is key 10 the success
of the occupier and investor alike.

Online UK retail sales
growth In April 2020

+18%

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

Growth in UK online food sales?

+26%

Expecied in 2020 compared
to previous predictions prior
to the pandemic of just 9%

Most active sectors for UK
logistics take up in Q1 2020

Retall (online)®

347

Percentage of take up

Retail (food)®

217%

Percentage of take up

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

LondonMetric Property Pic
Annual Report and Accounts 2020



Strategic report Governangce

financial stalements

Strong occupational demand for structurally supported logistics and long income

Logistics take up remains strong and
has strengthened during the pandemic
Madern and efficient logistics and fulfilment
networks are required to deliver seamlessly
to both the store and the consumers hame.
The continual shift cnline is requiring
companies to improve their logistics
capabilities further 1o contend with faster
and more accurate delivery demands from
customers as well as holding higher levels
of inventory and managing returns.

Take up of logistics has remained strong,
primarily driven by design and build activity.
The pandemic has increased demand

for distribution capacity further over the
last few months, notably within online
food. with turther additional short term
requirements adding to demand.

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

with availability falling.

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

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

Graph removed

Graph removed

Source: CERE

Investors reallocating weightings to distribution and long income

The investment market for logistics and
industricl has remained strong. After two
record years of investment volumes,
activity in these sectors feltin 2019 with
CERE estimating £5 billion of transactions,
This was more inline with the five year
average and the fall was partly attibuted
to the lack of available investmens,

As investors further re-weight theirreal
estate allocations o logistics, there
continues to be strong demand for prime
warehouses that are welliocated, well
specified and long let o good covenants;
the Scuth Fast is In particular demand

as reflected in the low yields recorded.

Similarly, long income assets, particularly
convenience focd, remain very well bid.
Convenience stores let to Aldi for 20 years
wilh RPI rental uplifts have been transacting
at vields of approximately 4.0%.

Urban logistics is one of the few
standout areas of the real esiate market
We continue fo see the strongest

rental growth in urban logistics.

There is a perfect condition of rising
demand and folling supply with strong
competition from more valuable
lang uses, mainly residential.

This is particularly the case around
major conurbations, particularly in the
South East and the Midlands, which
is leading to strong rental growth

in these areqs.

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

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

Convenience food in particular is

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

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

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

Graph removed
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Our strategy

Ovur business model

Our key stakeholders

External relationships
across all of our activities
are crifical 1o the success
of our business.

People

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

Contractors and suppliers
Delivering developments and
assel managemaent initiatives
on time, on budget andin
adherence with cur standards
is a high priority. We select high
quality and robust contractors
who have a proven track record
and we work in collaboration
with them.

Qccupiers

We engage with occupiers
across all of cur activities 1o
provide real estate solutions
that deliver mutually beneficial
outcomes and assist them in
meeting their business needs.

Investors and joint ventures

we value our good relationships
with investors and debt providers
to ensure we have a wide
access to capital markets.

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

Local communities

We recognise the importance
of supporting and properly
engaging with local
communities. We work
closely with lacal authorities,
residents and businesses

to ensure that our activities
censider and bring benefits
to local communities.

Graphic
removed

See the Responsible Business
review page 45

See Our stakeholders
page 87

Our actions generate
value and long term
sustainable returns.

The value we create

Total shareholder return
outperformance (lyr}

Total accounting return {1yr}

EPRA EPS growth (1yr)

+/10bps

Qutperformance against
the FTSE 350 Real Estate
Super Secter average

Dividend growth {1yr)

+1.2%

Fifth year of dividend
progression

+3.0%

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

Sustainable improvements

+5.6%

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

Communlty benefits

+6/0k

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

1,100+

Permanent jobs expected to
bhe created by occupiers at
our developments completed
in the year or underway

LondonMetric Property Plc

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

Own desirable real estate

ylong ir
< the qua

Total property return in 2020

5.1%

560 bps outperformance

Manage & enhance responsibly Experience & relationships

We deliver real estate solutions that will help Using our expertise to work ciosely
occupiers' busingsses thrive. A combinafion ) 5
of responsible asset management and
short cycle developments help to grow

and imarove the auality of our incomia. Oceupancy

from occupier transactions
in 2020

Generate income growth

income is central to our businass model.
The income from our assetfs is passed

to our shareholders in the form of g well
covered and progressive dividend,

Netrentalincome

£115.9m

+24%

LondonMetric Property Ple
Annuval Repart and Accounts 2020
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Performance review

Key

performance

indicators

We continue 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
employees are evaluated and remunerated.

Own desirable real
estate that meets
occupiers’ needs

manage and enhance
responsibly to improve
our assefs and help
occupiers thrive

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

Generote reliable.
repetitive and growing
income-led tolal returns

Objective Deliver long term Maximise Maximise property
shareholder returns long term total portfolio returns
accounting return
KPI

Graph removed

Graph removed

Graoph removed

Fedormonce

Total Shareholder Return
['TSR'). being the share price
movement tegether with the
dividend, in the seven years
post merger was 135%, almost
four times that of the FTSE 350
Real Estate Super Sector index
movement of 34%.

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

Total Accounting Return

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

in the year.

12 month TAR delivered
areturn of 3.0%.

The full calculation can e
found in Supplementary
note viii on page 185.

Unlevered Total Property Return
['TPR'}, including capital and
income return, of the porticlio
as calculated by IPD.

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

Femuncration

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

The TSR component of the 2016
LTIP award vested in full in the
year and the TSR component
of the 2017 LTIP award is
expected to vest in full.

The three year TSR for the 2017
LTIPs was 58.9% compared to
the FTSE 350 Reql Estate Super
Sector exciuding agencies
and operators of just 1.9%.

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

The TAR component of the 2014
LTIP award vested in full in the
year and the TAR component
of the 2017 LTIP award is
expected to vestin full.

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

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

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

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

2020/21 ambition

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

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

Cne year TPR outperformance
against IPD Quarterly
Universe index.

LoendonMetric Property Flc
Arnnual Report and Accounts 2020
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Financiol perfermance indicators
We monitor other financial
pedformance inaicators in respect

of LTV. debt maturity and cost

of borrowing.

Graphic
removed

See Financial review
page 38

Deliver sustainable
growth in '
EPRA earnings

OO0

Risk management

The achievement of our seven

KPIsis influenced by the ident fication
a~d monagement of nsks which might
otherwise prevent the attainment

of aurstrategic priorhes.

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

Graphic 1
removed |

See Risk monogement
page 60

Drive like for like
income growth

O000

Remuneration

The table on page 127 shows how
our KPIs are reflected in and therefore
aligned toremuneration and
incentive arrangements

i Graphic

removed

See Remuneration Committee report
page 112

Maintain a higher
than market
benchmark WAULT

ESG and Sustainability

Cur Responsible Business review
on pages 45 - 5% sets aut our
performance over the yearincluding
information on our EPC ratings,
BREEAM rated developments,
carbon reduction performance
and s'akeholder engagement,

! Graphic |
* removed

See Responsible Business review
page 45

Maintain
strong occupier
contentment

OO00

elelele

i
]
i
Graphremeved

| -

Groph removed

Graph removed

CGraph removed

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

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

The movement in the
contracted rental income

on properties owned through
the period increased by 3.8%.

Additionalincome was
generated from asset
management activity
following lettings, regears
and rent reviews of £5.2 million
per annum.

Weighted average
unexpired lease term across
the Investment portfolio
{excluding residential and
development) of 11.2 years
as at 31 March 2020.

35% of the annual bonus
award s 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. 34% of the
EPRA EPS component of the
2016 LTIP award vested in the
year and 53% of the EPRA EPS
componeant of the 2017 LTIP
award s expected to vest,

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

Linked to individual personat
objectives, representing
30% cf the annual bonus
performance conditions.

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

Linked to individual perscnal

objectives, representing
30% of the annual bonus
performance conditions.

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

Deliver like foriike
income growth ahead
of infiation plus 1.5%.

mMaintain high weighted
average unexpired lease
term targeting >10 years.

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

LondonMetric Property Plc
Annual Report and Accounts 2020
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Performance review

Property review

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

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

The acquisition of Mucklow

dominated activity in the year

't added a £455 million portfolio of

highly complementary assets with 83%
dligned to urban logistics and long income.

Other acquisitions totalled £15% milllion
let for an average of 17.3 years, with 75%
of income subject to contractual rental
uplifts. These acquisitions related to long
income as well as urban and regional
distribution assets.

Disposals totalled £17% million and largely
consisted of rmega and regionail distribution
warehouses as well as 26 residential fiats
and two offices; the latter acquired through
the Mucklow transaction and sold at a
blended 7% premium to acquisition costs.

We will continue to patiently sell down the
remaining nine Mucklow offices and five
fiats, all of which are non-core,

investment activity in the year

Qur Iinvestment activity continues to
improve the portfolio’s composition
Ourlogistics platform increased to
£1,638 milion, representing 69.8% of

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

Long income also increased from 21.9%
of the portfolio fo 24.0%, with the remaining
6.2% of the portfolio predominantly in
retail parks and offices.

The portfelio's composttion will change
further cnce we complete in full on

£464 million of mainly larger box distribution
sales that had exchanged prior fo the year
end and once we deploy the proceeds of
the recent equity raise. Since the yearend,
we have acquired £15 million of urban
logistics and fong income assets with
further deals agreed or inlegals thot fofal

in excess of £80 million.

£2.3 billion portiofio

Graph removed

In urban legistics

35%

Graph removed

Acquired

£614m

Graph removed

Disposed’

£179m

1 Urban Logistics £326.6m 1 Urban Logistics £7.6m
2 Regicnal Distribution £49.4m 2  Regional Distribution £28.4m
3 Mega Distribution - 3 Mega Distribution £113.5m
4 longlinceme £161.6m 4  longlncome £8.0m
5 Office & Other £76.2m 5 Office & Residential £21.5m

1 Urban Logistics 35.4%
2 Regional Distribution 19.5%
3 Megao Distribution 14.9%
4 longlIncome 24.0%
5  Retail Parks 3.6%
6 Offices & Residential 2.6%

Image removed

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

Valentine Beresford
Investment Director

* (i) Excludes a £10.5 million regional
disposal that exchanged last yeor
but completed in the year
[ii} Incluces £64.4 million of disposals,
predominantly larger box distribution.
that exchanged in the yeor and are
expected to have completed by the
end of June 2020

LondenMeitric Property Pic
Annval Report and Accounts 2020
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Our portfolio metrics continue

to reflect our focus on generating

long and growing income

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

Occupancy increased from $7.8% to
98.6% and our gross to net income ratio
improved from $8.2% to 98.8%, which
continues to compare highly favourabiy
against our peers and refiects the
porticlic’s low operational requirements.

In the year, we undertook 130 occupier
initiatives generating £5.2 million per annum
of additicnal rent and helping to deliver

like for like income growth of 3.8%.

These initiatives consisted of:

Contractual rental uplifts which apply

to 55% of curincome, 58% of which

is index linked, where 30 reviews were
setfled delivering £0.7 million of increased
rent of an average of 11% above passing
on a five yearly equivalent basis;

Open market rent reviews, predominantly
onurban logistics, where 11 reviews were
settled delivering £0.6 million of increased
rent at an average of 28% above passing
on a five yearly equivalent basis; and

Leasing activity where we signed 89
new leases and regears, mostly on
urban logistics, delivering £3.9 million
of increased rent with a WAULT of
1.6 years.

-

Since the year end, we have continued to
see strong distribution leting activity and,
in total, have let a further 0.3 million sqg fi,
which, including rent reviews, has added a
turther £1.6 millicn per annum of rent.

Lease expiry profile

Graph removed

Income expiring
within 3yrs

/76

Weighted average unexpired
lease term (WAULT)

1 0-3vyears 7%
2 4-0vyears 40.0%
3 1l-15years 26.5%
4 1620 years 14.6%
5 >20vyears 11.8%

The Mucklow acquisition

Is delivering income growth

One of our key focuses in the year was to
use cur more preactive asset management
approach to lengthen and grow the
income from Mucklow assets acquired.

57 of our 130 occupier initiatives in the year
related to Mucklow assels and generated
£1.1 milion per annum of additional rent.

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

Case study

%

Image removed

Wednesbury One

wednesbury Cne was the third largest
asset acquired through Muckiow. It is

wel located between Walverhampton
and Birmingham, close o J9 of the M6 and
J1 of the M5. It comprises 173,000 sq ft of
modem distribution across six warehouses
and generates an income of £1.0 million
perannum.

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

Graphic
removed

Read more on the Mucklow aoquisition page 18

11.2yrs

Qccupancy

98.6%

Image removed

We contfinue

o focus on
strengthening our
portfolio metrics

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

Mark Stirfing
Asset Director

LondonMetric Property Plc
Annyal Report and Accounts 2020
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Property review continved

Improving our income Top 10 occuplers by contracted income (72)*
diversification and granularity Income from
In this disruptive environment, we Top 10 Occupiers

continue to focus strongly on the credit

strength, quality and sector diversity 3 5 7
of our occupiers. o

Qurinvestment and asset management

actions, particularly through the Mucklow . 2019:51%

acquisition, have continued to increase

the resilience of our pertfolic by further Qur top ten
improving our income diversificafion occupiers account
and granularity. for 36% of contracted

income compared
to 51% in 2019.
There was a material

Asshown beiow, we have a diverse
occupier base by type of business. Graph temoved
Over the year, we materially reduced
ourincome exposure to retailer logistics, reductioninincome
falling from 34% of contracted income H concentrctign Qacross
to 20%. Conversely, we have materially ons’r occupiers,
increased our exposure to business . with assignificant
services and trade occupiers, rising from reduction for

18% to 36% of income, spread across Dixons Carphone

a broad range of sectors. follow.mg oursale
of their warehouse

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

= Excluding income from sales that had exchanged prior to the year end but not compieted

Split ofincome by occupler type*

1 Business Services & Trade 2 Third Party & Retailer Logistics 3 Convenience, Leisure & Stores
Graph removed Graph removed Graph removed
|
367% 367% | 28%
(o} (o] ! (]
(201%: 18%) ! (2019: 52%) : {2019: 30%)
i 1
Manufacturing & Packaging 10% Third Party Logistics {SPL) 16% Convenience. Whotescle & Roadside 9%
Bullding, Tradle & DIY &% Store Only Retail Logistics 8% Elecirical & Home Retail 8%
IT, Telecoms & Media 5% Omni Channel Retail Logistics 8% Essenticl & Discount Retail 6%
Aerospace, Auto & Transportation 5% Online Only Refail Logistics B o A% Leisure 3%
Food, Healthcare & Chemicals % Other Retail N 2%
Education 2%
Other 5%

LondonMetric Property Plc
Annual Report and Accounts 2020
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Valuation and total return performance
Over the year, the portfolio delivered
astrong total property return of 5.1%,
significantty cutperforming the IPD All
Property index of -0.5%:

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

* Long income delivered 1.8%

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

Outperformance was driven by capital
returns, where the portfolic was flat
compared 1o IPD All Property of -4 8%:

+ Distribution delivered o 3.9% increase
* Long income was down 3.4%

« Offices andretait parks fell by 0.7%
and 15.5% respectively.

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

ERV growth was highest in urban logistics
at 2.2%, whilst regionalincreased 0.7%
and mega was up 0.2%.

The investrment portfolio’s EPRA topped up
netinitial yield is 5.0% and the equivalent
vield is 5.5%.

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

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

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

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

Whitst our occupiers have remained
well capitalised through this crisis we are,
however, providing appropriate and
proportionate help fo a small minofity
of customers that are being materially
impacted and mostin need of short
term cash flow assistance.

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

Monthly rental
payments

Rental concessions with
asset management upside

Concessions have resulted in
anincrecase in the proportion
of currental income that
isreceived monthly in
advance instead of quarterly
in advance.

Monthly rents now account
for 18% of ourincome
compared to 13% prior to
the pandemic,

we have agreed
compensatory asset
management inifiatives
across 4% ot ourincome.

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

Rental
deferrals

Short term rental deferments
have been agreed

on a further 2% of cur
rentalincome.

The near term rent
concessions will typically
be recovered over the 12
subsequent months.

Total Property Return
in the year

+5.1%

Rent collection sirong

+93%

LondonMetric Property Plc

Annual Report and Accounts 2020
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Performance review

Properiy review continued

Distribution

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

Overview

OQur distribution assets are spread across
the urban, regional and mega subsectors
with over half in urban.

including develcpments, we increased
distribution assets over the year from

£1.339 million to £1,638 million, accounting
for 69.8% of our overall portfolio. The average
WAULT on these assets is 11 years with 59% of
income subject to contractualincome uplifts.

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

This investment activity has seen our
distribution weighting towards London,
the South East and the Midlands increase
further 10 83% and our North East and
Yorkshire exposure more than halve to 4%.

Increased alignment to urban logistics
Inurban 'last mile’ logistics, we continue

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

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

Distribution Forticlio

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

our strategic acquisition of Muckiow, which
has materially improved and enlarged our
urban platform, Over the vear, this portfolic
increased from £504 millicn to £831 millien,
accounting for 51% of our distribution assets.

Whilst urban logistics has a lower WAULT than
our other distriibufion sectors, it benefits from
higher alternative use values, low average
rents of £6.50 psf and strong income growth
potentiai. As a consegquence, we preferto
have a lower proporticn of leases subject
to contractual rental uplifts.

Further reduction in big box exposure

In big box iogistics, whilst there has been
rental growth, it is not as pronounced as

in previous years, Supply is able to react
to occupier demand relatively easily

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

Reflecting these dynamics as wel as our
efforts to improve geographic focus and
income diversification, we seld ¢ further
£114 million of mega box warehousing.
reducing our exposure to this segment over
the year from 23.1% to 14.9% of the portfolic.

2 3

As at 31 March 2020 Regional Mega

Up to 100,000 to In excess of
Typlcal warehouse size 100,000 sq H 500,000sq ft 500,000 sq i
Value' £830.8m £457.6m £34%9.6m
WAULT 7.8 yrs 13.9 yrs 14.5yrs
Average Rent {psf} £6.50 £6.20 £5.70
ERV (psf) £7.10 £6.50 £5.40
Topped up NIY 4.8% 4.3% 4.3%
Caontractual uplifts 33.3% 78.0% 100%
Total Property Return in 2020 78% MnI1% 71%

Distribution Porttolio

Graph removed

Distribution

£1,638m

1 Urban Logistics S51%
2 Regional Distribution 28%
3 Mega Distribution 21%

Image removed

1 Including develocpments

LondaonMetric Froperiy Ple
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\2

3.Imsqg ft

Urban warehousing acquired as part

cf the Mucklow acquisition. The assels
were acquired at a NiY of ¢.5.6% and
QWAL o By et s/ T oo ared

i ine Minlona ar b arcoea Brosinabiree

299.000sq 1t

Regional warehouse let to John Wiley &
Sons for 17 years, acquired for £1/.8 miltion
at a NIY of 2.0% with RPi linked rental uplifts.

232,000 sg ft

Regicnal warehouse torward tunded
development pre-let to Croda for 20 years,
acquired for £24.0 million at o yvield on

¢ of 5725 with B2 Lneec rental upli-n

Loge removed

Image removed

35000 sq ft

Urban warehouse let to Mega Marble
loar 15 years acouiresd for £5.7 millior al
a NIY of 5 0% wath B2 inkedd rental uplifts

26,000 sq ft

Urban warehouse lef fo Harrow Green
for 17 years, acquired for £4.2 millicn
a* areversionary yield of 6 0%

£8.4 million

Increase in ownership of two warehouses
ata NIY of 5.9%, arising from the upweight
in our DFS Joint Venture equity holding
frosra £5%0 10 829

LondonMetric Property Plc
Annual Report and Accounts 2020
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Disposals

\2

726,000 sq ft

Mega warehouse in Newark sold for
2B E milca, ot aNIY 2E 518 Traasser
WL GO res n 20140 LB S ovrhioe
anchis letto o Carchorotor g

e tiver 14 yeres o arand of $400 0y

Lego removed

Image removed

- 330,000 sg ft

& 176,000 sq ft

Two warehouses in Doncaster sold
for L5102 llon 1L42% moillion at share],

reflecting a NIY of 6.2%. They comprised

ameqnwarehouse tnal win acquiredd
in 2015 {2 229.0 mellion and is It 1o Next

©for afurher fous veors ot corent of £6.60
. psf. and aregional warehouse acguired
S 2013 o 266 millicn and tet o [DFS fo

afurther ten years o arent ot £7.00 st

152,000 sq ft

Regional distribution warehouse in
Rotherham sold for £13.3 million af a NIY

ol 505, Ine worehousn wos acgured in
20024400 L1035 mihwr and s let to Royael Ml
for a further eight yvears.

84,000sq ft

Urban warehouse in Doncaster sold
for £5.9 millicn at a NEY of 7.0%0 el o
Crociafo afurlhe Tee yooars,

22,000 sq ft

Urban warehouse in Nottingham sold
for £2 0 milkon (£7.6 million al share)
ab a sy of 5.0% lel 1o DFS for afurthe:

fen yeis.

Acquired

£376m

tostly urthan logishics

Disposed

£150m

mMostly mega distribution

Post year end
investment activity

Post year end. we acquired

a 14,000 sg ft urban logistics
warehouse for £3.2 million let
to Royal Mail i Zpinos and sola
asmali warehouse in Hemel
Hempstead for £3.6 million.

We also have terms agreed

Conafurther £11 million
- of acquisitions.
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Performance review

Propen‘y review continved

Distribution continued

Asset management

We continue to grow our distribution
income through our occupier-led asset
management and development activity.

Distribution leftings and regears
Distribution lettings and regears in the yeor
were signed on 1.7 million sq ft. These deals
added £4.0 million per annum of inceme,
with a WAULT of ten years and incentives
equivalent to under six months' rent free.

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

mostly related to completed developments:

At our Bedford Link development, we let
three warehcuses totalling 188,000 sq ft
to L3 Macdonald Humnfrey, Workstories
and Larson Juhl. This completed the
letting of phase one of the developrnent,
achieving a WAULT of 16 years

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

of that development

Al Tyseley, 58,000 sq ft was lef fo
Decora Blinds

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

Post year end, we have signed a further
0.3 million sa ft of lettings and regears which,
including rent reviews, has added a further
£1.6 million per annum of rent. The WAULT
on these transactions is over eight years,
whichinclude:

+ 141,000 sqg ft at our Stoke development,
where we have letf the second
warehcuse to Pets at Home

+ ¢.50,000sgft in Fareham, where we
have regeared the lease and settled
arent review

= 38,000 at Star Gate in Birmingham,
where we have let the warehouse
fo Network Rail

» 34,000 s5q ft at Greenford, where we
have let a recently refurbished unit
to a fast growing online pharmacy

Distribution rent reviews

Distribution rent reviews in the year

were setfled across 17 assets representing
3.0 million sq ft and adding £1.0 million
per annum of income at 12% above
passing on a five yearly equivalent basis:

* 12 urban logistics reviews accounted
for just over half of the rental uplift and
these were settled at an average of
24% above previous passing rent ona
five yearly equivalent basis, with open
market reviews achieving 32% uplifts
on average

Five mega and regional reviews
delivered £0.5 milion of rental uplift in
the year. These were dll centractual
uplifts and settled at an average

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

Graphic
rermoved

Read more on the Bedford Link
cose study page 33

Read more on the Wednesbury One
case study page 27

Read more on the Tyseley
caose study poge 37

Read more con Greenford and Mucklow
asset improvements page 49

Distribution Letlings & Regears
{Additional Income p.ct.)

+£4.0m

Distribution Rent Reviews
[Additicnal Income p.a.)

+£1.0m

Key occupiers lettings
& rent reviews

Logo removed

l Loge removed

| Logce removed

| Loge removed

‘ Logo removed [

| Logo removedJ

‘ Logo removed '

Logo removed ‘

Logo removed ‘
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Case study

d

Bedford Logistics

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

Phase 1

The three warehouses were developed
and completed in June 201%9. We signed
three fettings generating £1.4 million per
annum of rent with a WAULT of 16.3 years.

The Logistics Park provides an cpen
andlandscaped space with integrated
pedestrian and cycle routes. The buildings
are BREEAM Very Good, EPC ‘A’ rated and
built with ¢.10% rooflights and the ability
to retro install solar PVs. Electric vehicle
charge points are alsc installed.

Phase 2

Following completicn of phase one,

we have commenced development of
166,000 5q ft and there is further development
potential of ¢.350,000 sq ft.

As part of this next phase, we are
locking to enhance the development's
“Responsible Building credentials”.

Consequently, we are looking at a number
of initigtives including:

* Evaluating "in use” energy performance
of the first phase buildings

* Forecasting energy in use for the planned
buildings and assessing potential areas
to further mitigate carbon emissions and
work towards Net Zero Carbon 2050

Image removed

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

Establishing the carbon impact
associated with the overall construction

Image removed

Phase 1 overview

188,000 sg ft

Lettings

<l.4m p.q.

Additional rent

6.4%

Yield on cost

The 3 occuplers
Larson-Juhl
L3 Macdonald Humirey

Waorkstories

Being located nearby.,
we saw the progress at
Bedford Link and realised
that if we didn't move
quiickly, we would miss

a rare opportunity to
reposition our business
in a fantastic location, in
a building fit for the next
25 years. LondonMmetric
and their team have
supported and worked
openly with us through
the whole process.

Jonathan Burage
Managing Director,
Larson-Juhl

Logo removed

Location

Bedford is an attractive
distribution huk, providing
access tc London in under
an hour, It ¢lso provides
business resilience due

to its equidistant iocation
adlong the A421, upgraded
fink read cennecting the
M1 and Al.

Several blue chip companies
have asignificant presence
in the area, including Argos
whose warehouse is also
owned by LondonMetric.

Graphic
removed

Read mere online at
bedfordlinklogisticspork.com

LondonMetric Property Plc
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Property review continued

Long income

Our portfolio offers long dated income

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

Overview

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

Qurlong income portfolio offers long dated
and predominantly index linked income.
It has grown to £563 million, representing
24% of our total portfolic.

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

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

Investment activity

In the year, we were a significant net
acquirer of long income assets, purchasing
£181.6 million and dispoesing of £8.0 million.

£62.4 million was acquired threugh Mucklow

and included high quality assets let
predominantly o Costco, Bocker, Wickes,

Long Income portiolio

Waitrose, Dunelm and Safestore. A further
£99.2 million was acquired af a blended
NIY of 6.1%, with a WAULT of 17.4 years and
contractudlrental uplifts on 70% of income,

Pcst year end, we acquired a further

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

and have terms agreed on an £11 milion
acquisition reloting to o roadside portfolio,

Asset management

Our letting activity continues to focus
on lengthening and strengthening our
income, In the year, we signed 22 leases
and regears with a WAULT of 14.5 years,
occupierincentives of nine months and
rents in line with passing.

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

Convenience.

| 2 3

Roadside NNN Trade, DIY
As at 31 Morch 2020 & Leisure Retacil & Other
Vvalue! £251.0m 2176.6m £135.4m
WAULT 16.7 years 2.9 years 13.6 years
Average Rent (psf) £16.20 £20.80 £9.10
Toppedup NIY 49% 6.7% 5.6%
ERV growth 10.0% -1.% 2.8%
Contractual uplifts 93% 23% 56%
Total Property Return in 2020 5.0% o -0.5% -1.1%

Porffolio split

Chart removed

Long Income

£563m

1 Convenience & Leisure 45%

2 NKNN Retail 31%

3 Trade, DIY & Other 24%

Key occupier activity

‘ Logo removed J

\ Lego removed ’

{ Locgo removed '

[ Logo removed |

’ Lego removed J

\ Logo removed J

\ Logo removed ‘

’ Lego removed ‘

1 Includes developmenis
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Convenience,
Roadside & Leisure

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

Ovur roadside portfolio has grown to over
£55 million and consists of convenience
stores with an attached petrol filling siation
[PFS}, drive through coffee cutlets as well
as automated car washes located in

high density urlban areas.

NNN Retail

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

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

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

Trade, DIY & Other

Through our occupier relationships we

have been able to build up a porifolio

of other properties that have sirong

long income characteristics let fo good
covenants with high occupier contentment.

C.40% of this segment consists of assets
that are trade/DIY focused. Arecent
addition 1o this portfolio has been
prominent rcadside service centres
concentrated around the South/East,
let at low rents to Kwik Fit, with high
alternative use values,

Image removed

Image removed

Image removed

Activity in year

£44.3 million was acquired through

the Mucklow transaction, principally let
fo Booker, Costco and Waitrose, A further
£32.7 milionwas acquired in separate
acquisitions including seven convenience
stores with an attached PFS. as well as a
number of IMO car washes.

Disposals totalled £7.2 million.

Five regears were signed with Co-op (x2).
Booker, Waitrose and Cdecn, extending
the WAULT from 12 years to 18 years.

Acquisitions

£77.0m

Activity in year

£36.5 million of acquisitions were transacted.
These relafed to the upweight in our DFS
Joint Venture ownership of eight stores
and the acquisition, through Mucklow,

of a Dunelm and Halferd store.

Disposals totalled £0.8 million.

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

Acquisitions

£36.5m

Activity in year

£48.1 million of acquisitions were
fransacted, These consisted of two
assets acquired through Mucklow let
to wickes and Safestore, a sale and
leaseback portfalio of 21 Kwik Fit service
centres, two buildings let to Meggitt
and National Express and a forward
funding of a pre-let rade development
let o Howdens and MKM.

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

Acquisitions

£48.1m

WAULT on lettings

18 years

WALULT on lettings

13 years

WAULT on letlings

13 years

Key occuplers

Key occupiers

Key occupiers

Aldi Eurc Garoges DFS The Range Wickes Selco

Lidl Odeon Currys PC World Smyths Safestore Kwik Fit

MA&S Simply Food Waitrose Ba.M Pets at Home B&Q Howdens
Costco Co-op Dunelm Argos Jewson National Express

LendonMetric Property Plc
Annual Report and Accounts 2020
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Performance review Completed in year

Property review continved 0.4m sq ft

In construction or pipeline

Developments 1.3m sq ft

Croda fundin

|n The yeOr' we CompleTed 436’000 Sq fT 232,000 sq ft digstr'\burion warehouse
Of developmen'l's 'I'hQ‘I' qare expecfed 1‘0 pre-let to Croda for 20 years which we

oy ay agreed to forward fundin the year, and
geﬂer(]‘re £35 ml||IOﬂ Of Oddl’flOﬂOl renT which is expected to compiete in Q3 2020.

| Becford

reﬂecnng an OnTICIpOTed yleld on COST Of On site with a phased distribution
6.5%. We have another 425,000 sq ft under development of 166,000 sq ft with good

levels of occupier interest. There is a

construction and up to a further 834,000 sq ft furiher 350,000 sq ft of distribution
Of plpehne developmenfs development potential.

Weymouth

19,000 sq ft convenience development

in Weymaouth let tc Aldi that completed
in June 2020. Offers have beenreceived
Additional Yield [ onthe letting of three small pods totalling

Area sq ft rent an cost
Completed in the year .._ 000 tm % | @ fur'rhe; 8,0(?0 5 flr. where development
Bedford (Phase 1) 188 » .- e is conditional on planning.
Tyseley (Phase 1a} 58 04 70 | Tyseley
Tvselay (Phase 1B - In the year. we completed 135,000 sq ft of
lyseley Lﬂqse__ o 77 _.0¢ 7.0 | distribution development at our Tyseley site
Durham (funding) L o 58 08 54 | whichwas acquired through the Mucklow
Swindon (extension} 55 0.3 7.8 { transaction. Over half of the warehousing is
T - 7 let and there is strong occupier interest on
Teotal X . .
436 3.5 6.5 the remainder. There is further development
.\ potential which is conditicnal on planning
Under constrection at year end and occupier commitment:
Croda, Goole {fundin - '
i § 9) o 13 32 1+ Up to 180,000 sq ft of distribution
Bedford (Phase 2a) -] 1.2 6.7 warehousing development where
Weymouth! 27 0.6 6.3 we are in advanced discussions
Total ' 428 31 T80 with petential occupiers
+ Up to 15,000 sq ft of roadside service
Pipeline developments and convenience food development
Bedford (Phase 2b)’ o ¢.350 2.3 c.7.3 | i54
i54 Wolverhampton up o 210 the the ::ij fO‘ 2]0.00? 5Qq If O; dli?'t’]ribuh'c:n
T T o evelopment patential through our
W g [ — up 1o 195 . 13 c.7.0 i54 site option in Wolverhampton
New Malden' 57 __C4 4.7 | which we acguired through Mucklow.
wallingford (funding} 2 _ 0.3 50 | wallingford funding
Total up to 834 Forward funding of a 22,000 5q ft trace
counter development in Wallingford
pre-let to MKM and Howdens with
a WAULT of 18 years. Construction has
commenced with completion expected
by the end of the year.
New Malden
Extension to and modification of
an existing NNN Retail asset which is
expected to be letf for 15 years to Dixons,
Lidl and several other convenience
food occupiers. Construction remains
1 Anlicipated yield on cost and rents conditional on planning,

LondonMetric Property Pic
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Case study

\)

Tyseley, Mucklow Park

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

warehousing in Birmingham.

Phase 1

Prior to its acquisition by LondonMetric,
Mucklow had engaged with Birmingham
City Council over several years fo enable
the building of a new link road nexi

toits 19 acre site.

Mucklow supported the councilin

their grant application for funding of

the new road by committing to build
135,000 sq ft of urban lcgistics warehousing
and swapping land with the council
tocimprove the road's position.

Construction of the road and warehousing
started in late 2018, completingin
summer 2019, Over that time Mucklow/
LondonMetric, worked closely with

the council and the loccal community

to ensure minimal local disruption.

Prior to works completing. a letting

of fhe 58,000 sq ft BREEAM Very Good
warehouse was signed with Decora and,
subsequently, tendonMetric completed
devetopment of a further seven units
totaliing 77,000 sq ft where one unit was let
post year end and there is strong interest
on the remaining unifs.

Graphic
removed

Read moere online at
mucklowparktyseley.com

Sustainability and ESG

Phase 2

LondonMetric is currently in advanced
discussions on pre-lets with cccupiers on
building out the remaining 195,000 sq f1.

There is potential to develop up to
180,000 5q ft of urban logistics worehousing
and a further 15,000 sq ft of rcadside
services and convenience food property.

Phase 1 - completed

135,000 sq ff

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

Phase 2 — pipeline

195,000 sq

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

Mucklow Park, Tyseley is strategically
located within 3 miles of central
Birmingham with easy access to Jé
of the M6 and J5 ot the M42 and
close to Birmingham Airport.

Image removed

We continue fo improve the qudlity of our
assets through development and asset
management. 78% of developments
that completed in the year cor that

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

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

our buildings, particulorly across our
distribution portfclio.

These activities, together with other
responsible business and sustainability
actions, have contriputed to a continued
improvement in ESG retated surveys
ond benchmark scores.

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

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

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

670,000 sq ft

Improved our GRESB score

Graphic
remaved

For further details on our appreach
to Sustainability, Responsible Business
and ESG see pages see pages 45 -59

LondonMetric Property Ple
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Financial review

Image removed

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

1o 9.3p.

Martin McGann
Finance Director

IFRS net assets

£1.4bn

2019: £1.2bn

EPRA net assets per share

171.7p

¢ 174 %0

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

first quarter of 2021 has been very strong.

we have ulilised our close relationships
with customers and have helped those
in need by negotiating short term
concessions and asset management
inftictives which suit both parties.

Cur financial results for the year 1o

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

EPRA earnings per share increased 5.6%

to 9.3p, driven by a 23.6% increase in net
rental income. We have confinued to grow
and pay our dividend despite the recent
economic challenges and have declared
o fourth quarter dividend of 2.3p pavable
on 272 July 2020. Our dividend for the year
of 8.3pis 1.12 times covered by EPRA earnings
and represents a 1.2% increase over the
previous year.

Our portfolio is well positioned to weather
the disruption caused by the pandemic, with
4% of our assets in the structurally supported
distribution and long income sectors.
However, there is naturally a heightened
degree of uncertainty surrounding our
year end property valuation, and our three
external valuers have included material
uncertainty clauses in their valuation

reports which is in line with the RICS guidance.

Our property valuation fell by 0.5%, and the
resulting revaluation deficit of £12.0 million
or 1,5p per share including our share of joint
ventures, confributed to the IFRS reported
loss this year of £5.7 million.

Presentation of financial information

EPRA net asset value pershare fell by 3.2p
to 171.7p, primarily due to the one off costs
relating to the acquisifion of A&J Mucklow,
of 2,5p per share. The consideration paid
generated asurplus of £48.3 million

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

final offer price being determined and
has therefore been fully impairedin

the period and charged to the income
statement, along with our fransaction
costs of £8.2 million.

Qur financial position was strengthened
by a new £75 million unsecured revolving
credit facility signed with HSBC in March,
which increased our headreom

to £220 million at the year end, and
provides security and optionality inthese
unprecedented times. Other financing
metrics remain strong, with average cost
of gebt falling to 2.9% [March 201%: 3.1%)
and loan to value of 35.9% (2019: 32.2%)
affer completing sales that exchanged
inthe year.

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

We infend 1o deploy the proceeds into
new and attractive investment opperiunities,
the majority of which have beenidentified
and are already in solicitors’ hands.

Looking forward we continue to focus
on the safety of our team and the needs
of our stakeholders. Qur past investment
decisions. driven by changing consumer
spending habits and technological
change, positions us well to deal with
the challenges ahead.

The Group financial statements have been prepared in accordance with [FRS, Monagement monitors

the performance of the business principally on a propoerticnately consolidated basis, which includes the
Group's share of joint ventures and excludes any non-controlling Interest on aline by line basis, The figures
and commentary in this review are presented on a proporticnately consolidated basis, consistent with

our managermeant approach. as we believe this provides a meaningful analysis of overall performance.
These measures are allernative performance measures. as they are not defined under IFRS.

The Group uses alternative performance measures based on the European Public Real Estate Association
('EPRA') Best Proctice Recommendations ('BPR’) to supplement IFRS, in line with best practice in our sector,
as they highlight the underlying petformance of the Group's properly rental business. These are adopted
throughout this repart and are key business metrics supporting the level of dividend poyments and for the
variable elements of the Execulive Direclors' remuneration arrangements. We note that EPRA has updoted
“Is defirtions of EPRA NAY and. In acceordance with their guidance. we will adopt them next year

Further details, definitions and reconcilictions between EPRA measures and the IFRS financial staternents can
be found In note 8 to the financial statements, Supplementary notesi to viiand in the Glessary on page 189

LondonMetric PFroperty Plc
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Income statement

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

Non-

controlling
Group v interest 2020 Group Y 209
Iiorthe year '__c) 31 March £m ) £m £m £m £m £m £m
Grossrenfalincome 112.3 6.3 1.3) nz3 85.1 10.4 95.5
Property costs (1.2) {0.2} - {1.4) (1.2) [0.5) (1.7}
Netrentatincome n 4.1 (1.3) 159 83.9 9.9 ?3.8
Moncgemeplfg_es I (0.5) - 0.6 1.7 {0.8) 0.9
Administrative costs {15.8) (0.1} - {15.9) 13.7} - (13.7]
Net finance costs (24.9) (1.5) 0.3 {26.1) (18.1} {2.1) (20.2)
Othert (0.2) - 0.2 - 0.2 - 02
EPRA earnings 71.3 4.0 {0.8) 74.5 54.0 7.0 61.0

I Otheritems include the 1ax Charge attributable to the non-controlling interest

Netrental income

£115.9m

2019: £93.8m

EPRA earnings per share

9.3p

2019:8.8p

Netrental income

Delivering growth in earnings and a
progressive dividend over the longer
term continues to be our primary focus
and strategic aim. This is driven by growth
in our underlying net rentalincome,
which increased by 23.6% in the year fo
£115.2 million. This was largely due to the
Mucklow portfolio contributing £20.5 million
in the ning months since acquisition.

Movements in net rentalinceme are
reflected in the table below.

£m
Net rentalincome 2019 93.8
Net rent from existing properties! o 0.7
Contribution from develoDmenf;“_ i 1.9
Surrender premiums recaived (1.7)
Netrent from aoquisitions' T 28.9
Net rent lost from disposals! 8.0}

Property cost reduction 0.3

Net rental income 2020 1159

1 Properties held. developments completed.
acquisitions and disposalsin 2019 and 2020

Income from lettings, rent reviews and
regears of our existing partfolic and
completed developments generated
additionalincome of £2.6 million this year,

Surrender premiums received were

£1.7 million lower than last year and income
from net acquisitions of £20.% million included
the Mucklow contribution of £20.5 million,

Property costs have decreased by

£0.3 million reflecting lower vacant unit
costs and cur property cost leakage has
seen a corresponding reduction to 1.2%
(March 2019: 1.8%).

Rent is usually payable on a quarterly basis,
although we have in the past agreed that
some tenants can pay monthly 1o assist with
cash flow mancgement. March quarterly
and April monthly rents were the first o be
impacted by the COVID-1¢ disruption and
some of our tenants requested assistance
with payments, We spent time liaising and
agreeing concessions where necessary to
help and suit both parties, and increased
the proportion of our annual rent payable
monthly from 13% before the pandemic,
to 18%. We have collected or are callecting
monthly 93% of rents due by 1 April and
have agreed short term rental concessions
with compensatory asset management
initiatives on a further 4% and short term
deferrals on another 2%. As at the date

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

[2019: £0.2 million} as reflected in note 11

to the financial statements.

Administrative costs

Administrative costs have increased

by £2.2 million to £15.9 million and are
stated after capitalising staff costs of
£2.1 million {2019: £1.% million) in respect
of time spent on development projects
in the year. Employee headceunt has
increased to 33 af the year end from 28 last
year, following the Mucklow acguisition
which contributed £0.7 million fowards
the increase in overhead,

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

EPRA costrotio

2020 209
% %
EPRA cost ratio
including direct
vacancy costs 14.2 15.0
EPRA cost ratio
excluding direct
vacancy costs 13.3 141

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

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

Net finance costs

Net finance costs, excluding the costs
associated with repaying debt and
terminating hedging arrangements on
sates and refinancing in the year, were
£26.1 million, anincrease of £5.2 million
over last year.

This reflected additional interest charges
on the Mucklow £40 million SWIP debt
facility of £1.6 million and on increased
borrowings needed primarily to fund

the acquisition. Gross debt increased
£348.6 million over the year to £974.8 million.

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

as we had drawn ¢ higher proportion

of unsecured borrowing at floating rates.

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

LendonMetric Property Ple
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Financial review continued

IFRS reported profit

Non-
controlling
Group v Interest 2020 Group JV 2019
For the year te 31 March £m £m £m £m &m £m 7 £m
EPRA eamings 71.3 40 (0.8) 74.5 540 7.0 T sl0
Revaluation of investment property {3.8) (10.2}) 2.0 (12.0} 759 (11.5) o i 64.4
Fair value cf derivatives ) {3.2) (0.4) - (3.6) (4.4) [0.3) (4.7)
(Loss)/profit on disposdl o (49 (2.3) - 7.2) 0.6 .6 (1.0]
Debf and hedging early close out éégr_é‘ 02 - - (0.2) - - -
Impairment of gcodwil  (48.3) - - (48.3) - - -
Acquisition cosfs S {8.9) - - (8.9) - - -
IFRS reported profit/{loss) 2.0 {8.9) 1.2 {5.7) 126.1 6.4) 19.7
I Canceliction on acquisition of Mucklow bank facility with HSBC
Share of Joint ventures IFRS reported profit Taxation

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

2020 2019
For the year to 31 March £m £m
mMetric Income Plus
Partnership [MIPP) 4.0 4.6
LMP Retail Warehouse
NP o e 24
L5P London Residential
Investments
{Moore House) (0.1} -
EPRA earnings 4.0 7.0

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

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

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

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

A full recenciliation between EPRA
earnings ond IFRS reported profit is given
in note 8(a} to the financial statements
and is summarised in the table above.

The Group's reported loss for the year

was £5.7 million compared with a profit

of £119.7 miillion Iast year. The £125.4 million
reduction was primarily due to exceptional
goodwill and acquisiticn costs of £57.2 million
and a property revaluation deficit of

£12.0 milllion this year compared to a gain

of £64.4 million in 201%. Reported profit before
exceptional goodwill and acquisition costs
was £51.5 million.

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

Group sales generated a further loss
of £4.9 million, primarily in relation to
the disposal of cur mega warehouse
in Newark let to Dixons Carphone.

The total profit over original cost of all sales
in the yearwas £12.1 million, representing
a return of 10.4%. Disposals are discussed
in detail in the Property review on page 26é.

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

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

The Group's tax strategy is compliance
criented; to account for tax on an

accurate and timely basis and meet all

REIT compliance and reporting ebligations.
We seek to minimise the level of tax risk

and to structure our affoirs based en sound
commercial principles. We strive to maintain
an open dialogue with HMRC with a view to
identifying and resolving issues as they arise.

we continue to monitor and comfortably
comply with the REIT balance of business
tests and distribute as a Property Income
Distribufion ['PID') 90% of REIT relevant
eamings to ensure our REIT status is
maintained. The Group paid the required

PID for the year to 31 March 2019 by 31 March
2020 and has already paid aiarge part of its
expected PiD for the year to 31 March 2020.
The balance is expected to be paidin July
as part of the fourth quarterly dividend.

In accordance with REIT regulations,

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

Cur strategy was updated and approved
by the Beard in the year and can be found
on our website at www.londonmetric.com.

LondonMetric Property Plc
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Balance sheet
EPRA net assets for the Group and its share of joint ventures are as follows:
Non-
confrolling
Group v interest 2020 Group v 2019
As at 31 March o £m £m £&m £m £m £m £m
Investment property 2,273.6 92.4 (14.9) 23511 14880 158.2 1,846.2
Trading property 1.1 - - 1.1 o - - -
L 2,274.7 92.4 (14.9) 2,352.2 1,688.0 158.2 1.846.2
Gross debt L ) (932.7} {42.1) - (974.8) (565.0) (61.2) 626.2)
Cash o 81.8 51 (0.8) 86.1 20.6 3.5 24.1
Other net liabilities (34.3) (0.6) 8.4 (26.3) (24.1) (1.3) {25.4)
EPRA net assets 1,38%9.5 £4.8 (7.1) 1,437.2 1,119.5 99.2 1,218.7
Derivatives (4.7) {0.7}) - 5.4 (1.6) (0.3} .9
IFRS net assets 1,384.8 54.1 (7.1) 1,431.8 1,117.9 98.9 1.216.8

EPRA net asset value is a key measure

of the Group's overall performance,
reflecting both income and capital
returns, It excludes the fair valuation of
gerivative instruments that are reported in
IFRS net assets. A reconciliation between
IFRS and EPRA nef assets is defailed in
the table aibove and in note 8 to the
financial statements.

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

to the acquisition of Mucklow which added
net assets of £364.7 million but reduced
cash reserves by £129.4 million as reflected
in note 15 to the financial statements.

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

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

of investment properties. EFRA net assets
pershare fell by 3.2p to 171.7p in the
year as reflected in the table opposite.

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

Total accounting return is another
important measure of our performance
and a cemponent of the varicble
element of Directors' remuneration
arrangements. it reflects EPRA net asset
value growth plus dividends paid in the
year. Qurreturn this year of 3.0% is lower
than last year but compares favourably
an @ three year basis with many of

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

£m o)

EFRA MAV Gt 1 April 2019 1.2187 1749
EPRA earnings 74.5 ?.3
Dividends? (64.2)  {8.0)
Property revaluation (12.0) {1.5)
Acquisition of Mucklow

Issue of new shares 2836 -

Goodwil 483 (1.3)

Acquisition costs N =y (1.2
Other movements' (66] '[0.5]
EFRA NAV at T
31 March 2020 1437.2 17n.7

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

2 Dividend pershare is based on the weighted
average number of shares in the year. The actual
dividend paid in the year was 8.4p as reflected in
note 7 to the financial statements

Dividend

The Company has continued to declare
quarterly dividends and has offered
shareholders a scrip alternative Yo

cash payments.

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

or 8.4p per share gsreflecied innote 7

to the financial statements.

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

The first two quarterly payments for the year
tc 31 March 2020 cf 2.0p per share were
paid as Preperty Income Distributions ('PIDs')
in the vear. The third guarterly payment of
2.0p was paid as a PID in April 2020 and the
Company has approved a fourth quarterly
payment of 2.3p in July 2020, of which 0.75p
per share will be a PID. The total dividend
payable for 2020 has increased 1.2% to
8.3p, comprising a PID of 4.75p and an
ordinary dividend of 1.55p.

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

= [ts REIT obligations to distribute 0%
of property renfal business profits;

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

« Its EPRA earnings for 2020: and

The cutlook for 2021 and uncertainties
associated with the COVID-19 pandemic.,

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

LondonMetric Property Plc
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Performance review

Financial review continved

Portfolio valuation

The Mucklow acquisition dominated
ourinvestment activity this year, growing
the portfolio by 64 complementary
assets worth £454.7 million on acquisition
and enabling us to pivot further into
urkan logistics, which now represents
35.4% of our overall portfolio. The assets
acquired included £13.6 millicn of
Mucklow developments.

Qur segmentai reporting in note 2

to the financick statements and in the
table opposite has been amended
following the acquisition to reflect a new
though comparatively smalt office sector
and to combine convenience, leisure
and long income assets as one long
income category.

Qur distribution exposure continues

to dominate and represented ¢9.8%

of our portfolio including distribution
develocpments at the year end. Further sales
of 2é flats at Moore House have reduced
ourresidential exposure to just 0.2% of

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

Phase 1 of our developments at Bell

Farm, Bedford and Tyseley completed

on schedule in the year, aleng with our
forward funded development at Durham.
These completed developments have
been substantially let as discussed in
detail in the case studies on pages 33

and 37 of the Property review.

Our property portfolio, including the share
of joint venture assets, grew by £500.3 millicn
Inthe year to £2.3 blllion, The movement
in the portfolic is reflected in the table
opposite and alse in supplementary

note viion page 185.

Property values in the second half

of the year fell by £28.6 million lecding
to an overall deficit for the yeor of
£12.0 million ¢r 0.5%.

The portfolio has delivered a total
property refurn of 5.1% this year compared
to the IPD All Property index of -0.5%.

Qur distribution sector delivered a return
of B.5%, with urban and regicnal seeing
the strongest performance.

Alongside the Mucklow corporate
acquisition, the Group spent a further
£136.0 million in the year acguiring

£29.1 million of distribution and £71.2 miliion
of long income assets and increased its
investment in DFS assets by £35.7 million.

we completed 15 commercial property
disposals along with the 26 residential

Property portfolio by sector

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

by £133.4 million (including the cost of
lease incentives written off of £5.4 million).
The largest disposal was our mega
warehouse in Newark which was sofd

in January 2020 for £80.8 million.

2020 2019
Asat 31 March ™ % £m %
Distriouticn 1,593.7 679 12926 70.0
Longincome 552.5 23.5 389.5 212
Retail Parks 833 3.6 870 47
Offices 551 2.4 - -
Investment portfolio 2,284.6 974 1,769.1 959
Residential 49 0.2 173 0%
Development' 570 2.4 5%9.8 3.2
Property portiolio value 2,346.5 100.0 1.846.2 100.0
Head lease and right of use assets 57 -
2,352.2 1.846.2

1 Represents regional distribution £38.1 million [1.6%). urban logistics £6.2 million [0.3%). long income £10.5 millicn
{0.5%]. office £1.1 million and other land £1.1 million at 31 March 2020. Split of prior year comparatives was
regional distribution £22.6 million {1.2%), urban lagistics £23.9 million {1.3%), long income £13.3 million [0 7%)

Portfolio movement in the year

Non- 2020 2019
controliing Portfolio Portfclio
Group v interest value value
£m £m £m o gm . £m
Opening valuation 1.688.0 158.2 - 1846.2 1,842.0
Acquisitions' 2 635.3 41.2) (17.0} 5771 1563
Developments? 431 - - 43.1 343
Capital
expenditure* 10z 0.3 0.2) 103 180
Disposals (113.4) (15.) 03 (128.2) (258.8)
Revaluation (3.8} {10.2) 20 (12.0) 64.4
Lease incentives® 2.6 0.4 - 10.0 (7.0)
Property valuation 2,269.0 92.4 (14.9) 2.344.5 1.846.2
Head lease and
RCU assets 5.7 - - 5.7 -
Clesing valuation 2,274.7 92.4 (14.9) 2,352.2 1,846,2

1 Group acquisihens in the year include £634 2 millton completed investment properties asreflected innote ¥

and trading property of £1 1 million

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

as a disposal by the joint venture

3 Group developments include ocguisitions and capital expenditure on properties under development

as reflected innate 9
4 Coplital expenditure on completed properties

5 Comprises incentives and rent frees of £15. 4 million (2019: £7.2 million) less arnounts written off on dispesat

of £5.4 rrullion (201%: £14.2 milien}

LondonMetric Properiy Ple
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One disposalin Wakefield that
exchanged last year completedin the
period, generating proceeds of £10.5 million
and has been accounted forin these
financial statermnents. We also exchanged
to sell a further four assets in the year

for £64.4 milion at share with delayed
completions. These disposals will complete
and be accounted for next year.

Al the year end, the Greup had copital
commitments of £28.9 million as reported
in note ¢ to the financial statements,
reiating primarily to our forward funded
development in progress at Gocle.

Further detail on property acquisitions,
sailes, asset management and development
can be foundin the Property review on
page 24.

Financing

The key performance indicaters used

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

As reported last year, we repaid our
DFS joint venture’s secured debt facility
with M&G in April 2019, at the same time
as increasing our equity helding to 82%.

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

Average debt maturity

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

Undrawn facilities

Craph removed

4.7
years

Graph removed

£134m

in Supplementary note il on page 183. 1 Dabt expiring within 0-3 years 42% 1 Unsecured RCF 5%
2020 201% 2 Debt expiring within 3-10 years 36% 2 Unsecured Wells Fargo focility 19%
As at 31 March im im | 3 Debt expinng 10+ years 22% 3 Unsecured HSBC facility 56%
Gross debt 974.8 626.2
Cash 86.1 241 Debt d Total facillti
e rawn otal facilities
Net delbt 888.7 &02.1
Loan to value' 35.9% 32.2%
Cost of debt? 29% 1% Graph removed Graph removed
Undrawn facilities 133.8 373.5
Average debtmaturity 4.7 years 6.4 years
S S £976m £1,106m
1 LTV at 31 march 2020 includes the impact of sales 4
that completed post year end of £44.4 million within
cash and investment properties. and excludes the
fair value debt adjustment of £2.7 million
2 Cost of debtis bosed on gross debt and includes
aomortised costs but exciudes commitment fees
3 Based on the netional amount of existing hedges
and tolal debt focilities
1 Unsecured RCF 42% 1 Unsecured RCF 40%
Net debt has increased £286.6 million in 2 Unsecured Wells Fargo facility 5% 2 Unsecured Wells Fargo facility 7%
the year, primarily to fund the cash offer 3 Private placement 29% 3 Unsecured HSBC facility 7%
for Mucklow and transaction costs of 4 Secured term loan 14% 4 Private placement 25%
£135 million, incorporate its SWIP £60 million | 5™ 4ipp Joint venture 4% 5  Securedtermloan 12%
!oc:n and repay its £20 million HSBC facility 6 Secured SWIP fixed rate debt &% & MIPP joint venture 4%
in full. further debt was drawn to fund other
7 Secured SWIP fixed rate debt 5%

acquisitions and development expenditure
in the year, increasing cur LTV fo 35.9%,
which includes the completion of sales
that had exchanged in the year. It remains
ourintention to keep this below 40% over
the lenger term.

lLondonMetric Property Pic
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Financing continued

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

of £133.8 million and cash balances

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

Cur post vear end equity raise increased
our frepower by £120 million to ¢.£340 miillion.

Qur key financial ratios remain strong
with average debt cost reducing to 2.9%
{March 2019; 3.1%) and average maturity
of 4.7 years {March 201%: 6.4 years).

Ot our total facilities of £1.1 billion, 54%

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

to a sharter debt maturity ot the year end
of 4.7 years {March 2019: 6.4 years) and
offsets the positive impact of our new SWIP
and private placement debt facilities,
which have an average maturity period
of 11.1 years, and has also contributed

to our lower average cost of debt as

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

The Group has comfortably complied
throughout the year with the financial
covenants contained inits debt funding
arrangements and has substantial levels
of headroom. Covenant ccmpliance
isregularly stress tested for changesin
capital values andincome.

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

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

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

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

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

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

have cancelled £350 million interest

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

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

wWe are advised by Chatham Financial
and continue to monitor our hedging
profile infight of forecast interest

rate movements.

Cash flow

During the year, the Group's cash balances
increased by £41.2 million as reflected in
the table below.

2020 2019
As at 31 March o £m £m
Cash flows
from operations B4.7 69.6
Changesin
working capital 7‘__(_16.0) 0.4
Finance costs
and taxation (24.0} {15.8)
Cash flows from
operating activities 44,7 54.2

Cash flows from
investing activities

(199.2} 832

Cash flows from

financing activities 215.7 [143.0)
Net increase/
{decrease) in cash 61.2 (5.6}

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

in note 15. After adjusting for these cne

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

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

£112.2 million from property disposais

and £15.4 millien from joint veniures.
Capital expenditure on asset management
and development activities cost the Group
£22.0 million.

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

£7.2 million,

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

Graph removed

Graph removed

Graph rermnoved
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Inside this section
Overview and achicvemanis
Environmental

Sacial {(including Secrion 172 Statemen’)
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QOur Responsible Business

. activities are embedded

info our investment, asset
management, develocpment
and corporatfe activities.

" We work with all of our

stakeholders to deliver
on our ohjectives,

Martin McGann
Finance Director &
Responsible Business
Board representative
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Responsible Business

Responsible Business review

Our Responsible Business activities address the

material ESG issues that impact our business.

Overview

LondonMetric's portfolio has changed
significantly over the last five years, moving
away from offices and retail parks into
distribution warehousing and long inceme
assets that are typically single tenanted.
Consequently, the operational intensity of
our portfolio has fallen significantly along
with its carbon footprint. The aoquisiticn of
Mucklow in the year significantly increased
our portfolio size as well as our exposure
to urban logistics.

The Company is committed to improving its
Responsible Business disclosure, mitigating
climate change and sustainability risks
whilst continuing 1o capture environmental
and stakeholder related cpportunities.

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

Every year, we sef largets fo meet

our Responsible Business objectives.
Progress is monitored at Working Group
meetings held several times a year and
attended by key business representatives,
one Board member and JLL, our external
reql estate sustainability advisor.

Qverall performance is reperted to the
Board at regular intervals and remuneration
of Executive Directors is parily linked to
achieving ESG related targets.

Responsible Business

. Graphic '
*L removed .
Read more in our

full report anline at
www.londonmetric.com

Graphic removed

Addressing ESG

Graphic

removed

Grophic

removed

Graphic

removed

Environmental

Through cur activities we ook to
minimise the environmental impact

of our business, maximise opportunities
to improve the efficiency of our assets
and improve the resilience of our
assets to mitigate physical climate
change risks and wider risks from
fransitioning 1o a low carbon economy.
We look to work in conjunction with
our occupiers on all initictives,

Grophic
removed

Read more page 48

Social

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

high standard of business conduct.

Graphic
removed

Read more page 52

Governance

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

by its supply chain,

Graphic
removed

Read mare page 58
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Progress and achievements

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

Logo rernoved ‘

‘ Logo removed

Global Real Estate Sustainability
Benchmark (‘GRESB')

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

We continue to score akove our peer
average which, for 2019, was 67%

We continue te look to improve our
GRESB score

Logo removed

EPRA Sustainability Best Practice

Recommendations ('sBPR’')

+ Since 2015, we have reporfed annually
our environmental performance data
in the format required by EPRA sBPR
and received special commendation
for improvements made

s In 2019, we maintained cur Gold Award

Logo removed

FISE4Good

.

.

Targetls overview

In the 2019 FISE4Good Index assessment,
we achieved a score of 3.4 out of 5.0
compared to 2.6 for our peer group

This improved on cur 2018 score of 3.1
and is the second year that we have
beenincluded in the index

industry benchmark

Our 22 Respensible Business fargets in
the year focused on:

Further reducing our energy usage,
envircnmental imprevements to our
buildings and greater scrutiny on
physical climate and transition risks

Integrating the Mucklow assets acquired

Working with occupiers to help them
reduce their energy consumption and
improve thelr occupational satisfaction
Ensuring developments are built to a
high envircnmental standard and our
supply chain acts in accordance with
our procedures

Developing community and other
stokeholder relationshios

IS5 reporting

s Qurinvestor Responsible Business
survey identified ISS as animporfant
ESG benchmarkin 2018

* We continue to respond and improved
our score further in 2012, in line with our

We continue to make good progress
against these targets with 91% achieved
or in progress.

Many of the targets remain relevont for
next year and are being rofled forward with
mincr medifications. We have clso added
several new targets including the setting of:

= Responsible Business related objectives
more widely across our employees

+ A NelZero Carbon target, which we
will lock to formalise over the year

Performance against cur 2020 targets

is detailed in the full Responsibie Business
review for FY 2020. Our targets for the

next year will be available on our website.

Awards

GRESB Green
Star and EPRA
sBPR Gold Award
maintained

Targets for 2020

N%

achieved
or in progress

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

/1%

Read maore page 48

BREEAM Very Good certification

/87

on developments completed or
in construction during the year

Annual carbon footprint
reductionin the year

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

Sraphic
removed

Read merein our full
Responsible Business review
online at www.londenmetric.com

LondonMetric Property Plc
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Responsible Business review continved

(O Environmental
A\

Managing
environmental risks
and opportunities

QOur environmental performance

Cur energy consumption and greenhouse
gas emissions have fallen significantly
over recent years and, in the year, fell by

a further 34% and 82% respectively.

Energy consurmed for 2020 was 748 MWh
compared to 9.056 MWh in 2015 and

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

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

Cnly a small proportion of the portfolio has
landlord controlled energy supply and this
limits our ability to further reduce our energy
consumption. However, we continue to
look to reduce consumption, improve

the efficiency of our assets and engage
with our cccupiers to support them in
reducing their carbon footprint.

Graph rermaved

ESOS compliance

In line with our regulatory compliance,
we completed our planned energy
audits well ahead of the December
201% deadline.

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

f//\" Investin
N ?

\~

)

Curinvestment process involves the
careful assessment of environmentalrisks.

94% of our relevant assets are rated 'E'

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

As climate change risk increases,

EPC Rating of Portfolio {(by area at share)*

o ]

Graphremoved

20

we confinue 1o review our approach - C 2020
to environmental due diligence, and A L 18.4% 19.7%
look to enhance our environmental risk B 24.3%, 26.7%.
and rgﬂ!lence %sse§s?went on tlz:;oth new c 28.4% 29.1%
acquisitions and existing assets. — e — = I —
4 ¢ o T uam aaw
In the year, we underiook a full review E 9.5% 1.4%
of flood risks across the whole portfolio 1 Below £ 037 a
and dre analysing the data and - — = - e——
will undertake more detailed asset 2 Unknown _ 5.6% n/a
assessments where required. * For purposes of Minimum Energy Efficiency
Standards {MEES)
/
@ Assel managing )
- 7

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

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

1.5 million sq ft resulting in EPC improvements.
We continue fo pursue further LED upgrades
with our occupiers.

Renewable energy: Following ongoing
engagement with our occupiers and
fecsibility studies, 1.0 MW of sclar PV capacity
is instalied across our assets. The sale of a
mega distribution warehouse in the year
significantly reduced our solar capacity by
1.0 MW, but we confinue 1o look at further
solar installations and expect 1.5 MW

of capacity 1o be installed in FY 2021,

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

Green energy & smari metering:

We have increased the percentage of our
managed energy consumption derived
from renewable sources from 85% to 96%
in the year which has helped to significantly
reduce our carbon footprint, Furthermore,
the propertion of our supply covered by
smart meters increased from 69% to 75%.

Tenant energy data: We continue to collect
occupiers' energy consumption data and
this helps us to understand the true carbon
footprint of our assets. tn 2019, we increased
data capture to cover 38% of cur portfolic
and ouwr 2020 data capture is underway.

LondonMetric Property Plc
Annual Report and Accounts 2020
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Responsible asset
management in action

| Q Assel management activity in the year \‘
v

Distribution warehousing represents 70% Significant improvements were underway
of eur portfolic with csset mancgement or completed in the year across a number
activities predominantly focused on this of assets including at our newly acquired
sactor. For all assets, we actively look to warehouse let to Wiley in Bocgnor Regis
incorporate environmental improvements where, as part of a lease regear, we

info leasing and regear opportunities. are undertaking substantial building

Not only does this reduce occupational improvement works.

costs for our tenonts but it also improves the
quality and economic life of our buildings
as well as their future resilience.

Most of our improvements relate o
more efficient lighting, heating systemns
and roofing. We continue to engage
with ocur occupiers on a variety of
improvement cpportunities.

Case study Improving our Mucklow assets

%

Following the acquisition of Mucklow,
we have locked at envirenmental
improvements on the Mucklow assets fo
improve occupier appeal and energy
Image removed ratings. A number of initiatives are
underway, principally involving LED lighting
upgrade on units, which are leading to
significant improvements in EPC ratings.
An exercise to update unknown or lower
T - EPC rated assets is also ongoing and
being undertaken in conjunction with
improvement warks where possible.

Casestidy  Urban logistics refurbishment
— in Greenford, London

During the year, we undertook a significant
upgrade of a 34,000 sq ft urban warehouse.
works include roof oversheeting, new
rooflights, LED lighting upgrade, better

‘ Imags removed loading configurations, askbestos removal.

; modern HVAC system and upgrade of

| the grid capacity. During refurbishment,

! which is ongoing, we agreed a five year

i lease with an online company wheo will use

the unit as their HQ. We are working closely

with them to incorporate their requirements

into the works.

LED lighting
Installed across
c.1.5msqftin year

Qur carbon footprint

GHG Emissions (Scope 1&2}

721CO.e

This amounts to

per million sq ft

tCO.e

perimincome

Building certification

BREEAM Very Good/Excellent

20%

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

Green supply of energy

green energy sourced
from green supplies

LondanMetric Property Flc
Annual keport and Accounis 2020
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Responsible Business review continued

( Environmental

Responsible development

in action

Q Developing

)

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

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

Looking forward, we are increasingly
focused on enhancing our ‘Responsible
Building' credentials to ensure that carbon
emissions are further mitigated, both during
the construction phase as well as once
operational, and that our developments
meet ceriain well-being criteria.

wellbeing is an increasing area of focus.
Following the Mucklow acquisition,

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

BREEAM Very Good

Developments completed
In year or under construction
rated BREEAM Very Good

/87

across 0.7m sq ft

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

The logistics park consists of up to ¢.700,000
sy Tt of logistics warehousing, 188,000 sq ft
is built and let with a further 164.000 sq ft
under construction, 1,000 jobs are expected
to be created overall.

The 232,000 3q ft development will provide
Croda with a worldwide distribution hub.
Itis pre-let for 20 years and is expecied

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

The 19,000 sq ft convenience store is let
to Aldi and completed in June 2020.

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

Image removed

Image removed

Image removed

The 40 acre site provides an open

and landscaped space with infegrated
pedestrian and cycle routes, The buildings
are highly efficient with ¢.10% rooflights.
electric vehicle charging and the ability to
retro instali solar PV. We have worked closely
with the local community and council
throeughout the development.

BREEAM Very Good

188,000 sg ft

The warehouse will have exceptionat
credentials with high safety and
envircnmental standards including

energy saving measures, ¢.12% rocflights, zero
waste to landfill policy, stringent employee
protection systems, water saving meqQsures
[including rain water harvesting) and

cycle network links.

BREEAM Very Good

232,000 sq ft

LondonMetric assisted Aldiin upsizing their
footprint In the area te provide a modern
shopping experience. There wos significant
local public consultation and it received
strong support from the local community,
In conjunction with Aldi and as part of

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

BREEAM Very Good

19000 sq ft

tendonMetric Property Plc
Annual Report and Accounts 2020
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Environmental performance

highlights for 2020

O Energy consumption

/48 MWh

Down 34% on an absolute basis

The reduction was mainly due to the sale

of vacant warehouses in the prior year along
with the letting of further vacancies in the vear;
these were a major confributor to prior year's
consumption. However, this reduction was
partly offset by the consumption generated
from the Mucklow assets acquired. Like for
like consumption fell by 0.2% which, although
small, reflects the significant reductions
already achieved and still puts us on track to
reach our long term target to reduce energy
intensity by 20% against @ 2015/16 baseline,
by 31 March 2022.

Greenhouse gas
{GHG) emissions

/2tCQO.e

Down 827 on an absolute basls {scope 1,2)

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

of green supply has prompted us fo report
market based GHG emissions, instead of
location based emissions for Scope 2, as it
more clearly shows our progress towards

a zero carbon future. On a like for like basis,
market based emissions fell 88% with location
based emission talling 9.2% (mainly due to
grid decarbonisation). This puts us on track
to meet ourlonger term target to reduce
GHG emissions intensity by 20% against

a 2015/16 basebne, by 31 March 2022,

GHG emissions reporting 201%/20 201819
Direct greenhouse gas emissions
in fonnes of CO.e ([combustion of fuel
and operalion facilities) Scope ! 27 22
Indirect greenhouse gas emissicns Scope 2-
intfonnes of COze (purchased electricity, location-based 154 275
heat, steam and ccoling) Scope2-

market-based 44 378
Indlirect greenhouse gas emissions in tonnes
of COsze {transmission and disfribution losses) Scope 3 13 23
Indirect emissions from employee business
travel [by vehicle) in tonnes of CO.e over
which the company does not have control - Scope 3 7
Total carben feotprint in tonnes of COze Total Scope 1.2& 3 92 430
Scope 1 and 2 intensity {tonnes of
CO:ze per £m net income after Scope 1 &2
administrative costs) intensity 0.75 5.56
£m netincome after administrative costs 96.4 719

Data qualifying notes

wWe have reported on all of the emission
sources required under the Cempanies Act
2006 (Shrategic Report and Directors' Reports)
Regutations 2013,

We have used the main requirements of ISC14064
Part 1, the GHG Protocol Corporate Accounting
and Reporting $tandard (Revised Addition}
along with the recently infreduced Streamlined
Energy and Carbon Reporting regulations for
our methodology.

The guidance on the reporting cf Scope 2 GHG
emissions under the Greenhouse Gas Protocal
was vpdated in 2015 and we are now required
to report two different volues to reflect the
‘iocation-based’ and 'markel-based’ emissions
resulting from purchosed electricity.

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

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

of Issuing Bodies Evropeon Residual Mixes {2019}

The total carbon footprintg and emissions intensities
have been calculoted using market-based
Scope 2 emissions.

Cata for the year to 31 March 201% has been
restated. including associated intensity metrics,
as additional energy consumption data has been
obtained since the previous report was published.

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

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

An operational control consolidation approach
has been adopted.

LondonMetric Property Plc
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Companies Act 2006
Section 172 statement

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

to actin the way it considers, in good faith,

would be most likely o promote the success

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

The likely consequences of decisions
in the long term

The interests of its employees

The Company's relationships with
suppliers, customers and others

The impact of the Compony's operations
conthe community and the environment

*

The Company's reputation and
maintaining high standards of
business conduct

The need to act fairly as between
members of the Company

Identifying the relevant issues

and stakeholders

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

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

Methods of engagement

On pages 88 to 89 we explain why each
stakeholder group is important fo us and
how we engage with them. Engagement
is both at Board and management ievels
and includes one to one meetings and
roadshows, dedicated management
teams and regular discussions, formal
employee appraisals and customer,
investor and employee surveys.

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

Our engagement this year with our
stakeholder groups is surmmarised in

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

Impact on decisions made in the year
We have oullined cn pages 88 to 89 how
we have considered the interests of each
of our stakehoclder groups when making
important decisions in the year, which
include the following key examples:

. The corporate acquisition
of A&J Mucklow Group

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

3. Shareholder consultation on new
" Remunerafion Policy

A‘chisiIIon of Mucklow

. GrOphic_
- Lremoved. |see cose study on page 18

"Employee engagement

Grophic
. |removed (See page 90

Shareholder consultation

Graphic
removed| See Sharcholder engagement on page $¢

Grophic | ..
remcved |See Remuneralion Commitiee report

on page 112

In preparation for the Company's
implementation of the 2018 UK Corporate
Governance Code and the new
requirement to report its compliance

with 172, the Board has further considered

haw stakeholder interests are incorporated
into its decision-making processes.

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

Board and Committee minutes record
the consideration of stakehclders in the
decision making process where relevant,
and an explanation of Directors' duties
under $172 will be provided on induction
for all newly appointed Directors.

Ourresponsibility to stakeholders,
together with consideration of the long
term consequences of our decisions and
maintaining high standards of business
conduct, isintegral to the way the

Board operates.

After due consideration, we believe that

the Board has taken into account the views,

interests and impact on key stakeholders

inits decisions made during the year.

Graphic
remeved |Read more

Consequences
of decislons
in long term

Interests of its
employees

Relationships
with stakeholders

Impact on
community and
environment

Reputation,
high standards

Act fairly between
members

Chief Executive's
review page 15

Premating long term
success page 92

Our people
pages 54 - 55§

Employee engagement
page 90

Our stakeholders
poges 87 - 92

Soclal considerations
pages 53 - 57

New Remuneration
Folicy page 11¥

Environment
pages 48 - 51

Community page 57
TCFD page 5%

See poge 58

See page 54
See page 142
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We recognise that when our occuplers'
businesses thrive, so our business

also thrives. We treat our occupiers as
customers and put them at the centre
of our decision making. Cur cccupier
led approach provides us with market
knowledge tc better understand future
trends and make informed decisions.

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

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

* Are approachable and actively
engage with cur cccupiers

Strive to listen, fully understand
occupier requirements and create
sclutions that are mutually beneficiat

* Make quick decisions. act swiftly
and deliver on our promises

COVID-1?

Customer salisfaction
We undertake regular surveys across

our key occupiers with our most recent
survey in March 2019 receiving responses
from occupiers representing over half of

cur income and scoring of 8/10 for property

satisfaction and 9/10 for how well we
compared against other landlords.

Oursurvey for 2020 was due o be released
in March but we decided, given COVID-19,
that the {iming would be inappropriate

and have deferred it to next year, However,

we conlinued to enjoy strong and close

relationships with our occupiers asreflected

in the long leases we signed in the vear,
high cccupancy rates and high levels
of rent collection during the pandemic.

We have seen a noticeable increase

in our occupiers’ willingness to discuss
environmental initiatives and., as part
of that, we undertock a grid capacity
resilience review with several identified
occupiers to ensure our properties
continue o provide them with sufficient
power capacity for their current and
future needs.

Qur occupier relationships
are crucial to the success
of LondonMetric. We

work closely with our
occupiers o understand
their requirements and our
ambition is to be their real
estate partner of choice.

Mark Stirling
Asset Director al LondonMedric

Image removed

response

Assistance to existing occuplers

Rent free accommodation to assist occupiers
providing key services and products

Despite uncertainty
from COVID-19,

rent collection has
been strong, but
we have provided
some assistance

to occupiers.

We have provided appropriate and proportionate
heip to some customers materially impacted by
COVID-19 as follows:

Changing payment terms to monthly rather
than quarterly in advance

Rent concessions in return for compensatory
asset management initiatives that improves

curlonger termincome streams

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

We are engaging with occupiers to offer short term
accommedation on a part or full rent free basis
where they are fulfilling contracts to help fight the
COVID-1? pandemic, This has resulted in short term
licences being granted on:

= 11,000 sq ft to Core Group to help them provide

modular buildings in connection with the
construction of the NEC Nightingale Hospital

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

LondonMetric Property Plc
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Our people are
critical to the success
of the Company

7 ™
( 9 /\ Our people
NI ~
The Company is highly focused with How we continue to improve our approach to our people
fagle] ix N 1% S o - ) T —
g?r;c’rgrsoyé?n?:s;:wcé?xer f:&g?g%urz ?o ce Inclusion & We have a fiat management structure with clear responsibilities, We strongly
o 9 ‘ ploy communicatlon encourage input on decision making frem all staff and wide participation in
and Dlrecior. numper? have _m“er‘ committee meetings. There is strong collaboration across teams which enables
by 34% despite asignificant increase good sharing of information and ideas. Regular strategy and perfermance
in assets managed. This reflects improved updates are provided to employees from the Executive Direclors.
efficiencies and the lower operational Modernworking  We have implemented more flexible working arrangements covering dress code,
requirements of our portfalio. pracfices holiday buy back. improved systerns to enable home working and a core hours policy.
During the year, we successfully integrated Fair Employee remuneration is aligned to personal and Company performance with
the core team of seven employees from remuneralion longer term incentivisation plans in place thot replicate arrangements for Executive
our Mucklow acquisition and have insfigated Directors. All employees receive a pension contribution of 10% of salary, medical
an office relocation for them to better insuronce, childcare ond cycle to work vouchers.
located and more modern premises, Diversity We promote diversity ocross knowledge, experience, gender, age and ethnicity
& equal with o published diversity and inclusion policy in place. Whilst everall female
Culture and approach opportunity employee representation is geod, we recognised that we needed to specifically
We have successfully attracted and promeote greater gender diversity. Over the year, we increased temaie Board
retained a falented and loyal team, Thisis representation to 25%. Recognising the significont diversity 'mbalance in

the real estate secior, we continue to support the Real Estate Balance group

reflected in cur low annual voluntary staff
Y to further our promotion of diversity both internally and externally.

turnover rate which has averaged 6%

since merger. We believe this reflects our: Empioyee An annual oppreisal process s undertaken where fraining needs and parformance
development are discussed. We actively encourage training and we continue to monitor our staff
« Culture of empowerment, inclusion, & fraining fraining each year, some of which related to o senior employee’s MBA progromme.
openness and teamwark We contirue to undertake Responsible Busingss training across our employees and

« Fai d £ encourage participation in Young Property Professionals groups. We continue
airand per ormqnce to offer secondment and work placement opportunities.
bxased remuneration .

. Health In 2014, we formalised a policy to provide ond maintain safe and healthy working
. Small‘number _of S.'C‘]ff, which allows & safety conditions for all employees, providing eppropriote equipment, workplace
a flexible and individual approach assessments, operational processes and safe systerns of work. See page 58
for further details on health & sofety.
Well-being Last year, we significantly reduced our ofice space and undertook a major
COVID-19 people response & employee refurbishment and modernisation of the office. We also undertock o well-being
satisfaction review of the space and carried out a wider employee and office well-being
Our people response has been focused survey 1o gauge overall employee satisiaction, which was reported onin 2019
on ensuring their safety, Cur team has We have continued 1o see further improvements in overalt employee sotisfaction.
successfully transitioned o remote The results of our 2020 employee survey show further improvements against the
working and is operating highly effectively. previous year and Andrew Livingston, the Company's designated workforce
We contfinue to monitor the well-being Non Executive Director, continues 1o be closely involved. Further enhancements
of our staff during this time. to employee wel-being will be looked at where possiple.
Employee gender diversity
Directors 0T B Senior Leadership ) N All Employees -
The number of The number of perscns The number of
persons of each sex of eacch sex who were ! persons of each sex

Graphic removed Graphic removed Graphic removed

members of the Senior
Lecdership Team
{other than identified

as Directors):

who were Directors: who wera employees:
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Our people
Satisfaction survey

Overview of survey

In February 2020, we undertook our third
annual employee survey. The survey is used
to gouge overall employee satisfaction
and track changes from the previous year.

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

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

* The company
* The coffice environment
* About the Individual employee

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

Results of survey and next steps
Qverall, the survey demonstrated

that there was o high level of employee
satisfaction with animprovement in scores
over the year across all three categories.

100% of respondees either agreed

or strongly agreed that they enjoyed
working at LondonMaetric, felt proud
working at the Company and woutd
recommend working for LondonMetric.

There were significant improvements

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

Further steps inresponse to COVID-1%
Due to the pandemic, all employees are
working remotely. As aresult, the 2020
survey has since been supplemented

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

Board consideration

During the year, the 2019 survey

wais presented to Andrew Livingston,
the designated workforce Non Executive
Director. Andrew also hosted an
informal lunch for eight employees in the
summer to discuss the survey and wider
employee matters.

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

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

Survey breakdown of scores

Image removed

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

I

Graph removed
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. U Contractors & Suppliers
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Contractor compliance

100%

with cur Responsible Development
Regquirements

Qur Responsible Procurement Policy

It outlines our approach to implementing
supply chain and procurement standards
on develepments and standing investments.
This pciicy fecuses on areas such as labour,
human rights, health and safety, resource,
pollution risk and community.

Suppliers

Whilst spend on asset services is relatively
small, we continue to monitor complicnce

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

-~

|
:

A

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

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

Contractors

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

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

including sub-contracted works. We stay

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

Qur Responsible Development
Requirements checklist s used

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

COVID-19 response

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

| m Investors and Joint Ventures
N

Investor related meetings in the year

250+

shareholders, analysts and potential investors

We value our good relationships

with equity investors

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

Meeting investor expectations

on Responsible Business

As shareholder expectations on corporate
governance and sustainability increase,
we had planned o undertake our second
Responsible Business survey of investors in
March 2020 following on from our previous
survey in 2018. However, we decided to
delay this to the following year given the
COVID-19 pandemic.

However, we saw a marked increase

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

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

Debt investors and joint ventures

We continue to enjoy good relationships
across the debt capital markets and
continue to broaden cur base of

debt providers. In addilion, we enjoy
strong relationships with cur Joint
Venture partners.

COVID-1? response

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

LondenMetric Property Plc
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Permanentjobs expected to be created

1100+ -

by occuplers at our developments that
completed or were underway in the year

COVIP-19 Communiiies fund created

127k

mainly for causes local to our assets that
have beenimpaocted by COVID-1%

Imoge removed

CoviID-1%

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

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

to maximise the local benefits of our
activities through:

s Investiment into the infrastructure of
those communities, typically involving
the regeneration of land and derelict sites
Creation of construction and fit out jobs
during our developments, typically
using local contraciors

Creation of modern buildings and
facilities fit for future needs

Long term commitments from
our occupiers, who typically sign
13-15 year leases, and create
significant local jobs

« Involvement of local authorities
and councils 1o ensure we work
in partnership with them and
consider their views

+ Engagement with local residents,
particularly throughout and post
developments fo ensure they
are informed and involved

« Qur ongoing involvement in areas
local to our properties by funding of
lccal events and facilities and engaging
with schools

Charitable giving. where we

support a number of local causes.

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

in the year, raised nearly £5.000 for
charitable causes

Our charity response to COVID-19
Inresponse o COVID-19. LondonMetric
earmarked funds for charitable causes that
could make ¢ difference to communities
impacted by the pandemic.

In addition, the Board and certain other
key employees agreed fo waive 20%

of salaries and fees for a three month
period which provided additienal funds

to Londonmetric's COVID-12 charity funds;

the fund currently amounts to £127,000.

LondenMetric alsc arranged an internal
#2.6 Challenge event which saw great
support from employees and raised
£5,000 for the Ahoy Centre Charity,

response
LondonMetric set
up a COVID-19
communities and
charities committee
and published a
response statement
on its website

COVID-1%# Commiittee set up

Showing our appreciation

In response to the pandemic,
LondonMetric set up aninternal
committee consisting of five
employees, led by the Finance
Director, It meets virtually once
aweek and engages with all
employees on how the Company
can assist local communities.

Charitable glving

in order to show our appreciation
of the front line tackling the
pandemic, we provided a
COVID-19 siatement on our
website and arranged for
supportive and prominent
banners to be put up at

several of cur developments.

<.£100.000 of our COVID-19
fund has een allocated to:

* National charities, including
LandAid and Macmilian

¢+ Foodbanks and otherlocal
organisations near key assefs

Several local NMS trusts

LendonMetric Property Plc
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Governance
and compliance

Qverview

Board Representation

for Responsible Business

Martin McGann, Finance Director,
represents the Board ¢t Responsible
Business Working Group meetings and
his remuneration is linked tc the Company
achieving certain Responsible Business
related objectives,

Policies & Statements

The Company’s overall Responsible
Business policy is available onits
website along with other related
documents including:

*

The Responsible Business wWorking
CGroup's terms of reference

Responsible Business targets
Fuli Responsible Business reports

Our approach to health and safety

Compliance & anti
corruption procedures

Responsible Procurement Policy
Community Policy
Modern Slavery Act Statement

Regular environmental
performance reports

Graphic
removed

For wider corporale governance
reporting plecse see page 7é

Confirmafions

The Company confirms that no human
rights concerns have arisen within its
direct operations or supply chains and
that it has not incurred any fines, penalties
or settiements in relation to corruption.

The Company continually reviews
and updates all of these documents
as required.

The Board is committed to upholding the

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

Health & Safety in focus

Responsibility and procedures

The Board is responsible for ensuring that
appropricte Heaith and Sofety procedures
are in place. Mark $iirling, Asset Director,

is responsible for overseeingimplementation
of our procedures and reporting back to
the Board. RP&P Management acts as our
Corporate Health and Safety Advisor and
we meet formally with them twice a year.

H&S risks assessment & fraining

where risks need to be assessed under
a specific duty or regulation, we ensure
that an assessment is carried out and that
all necessary actions are implemented,
Heailth and safety training is carried out
for employees and additional training

is considered cn a case by case basis.

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

I. Employment — The policy ensures our
employees are offered a safe and healthy
working environment.

Il. Construction - Procedures and processes
have been developed tc ensure we comply
with current legislation with a Project
Manager, Principal Designer and Principal
Contractor appointed on all projects

to oversee, manage and monitor health
and safety,

Ill. Managed Properties — The majority

of our assets are let on full repairing and
insuring leases. For single occupier assets,
the cccupier is responsible for managing
health and safety motters at the property
and the wider estate.

Where there are multiple occupiers on
the same estate, we appoint a Managing
Agent to manage health and safety
matters relating to commmon parts.

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

Health 8 Safety in 2015/20

+ Quarterly internal meetings
* Haif yearly project audits:

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

— Further audits o be carried
out next year

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

« No health and satety prosecutions
or enforcements

+ Health & Safety policy to be updated
in 2020/21 following Mucklow deal

Qur coniractor requirements

We have implemented robust processes

to ensure that our contractors uphold

our high standards and minimise the
environmental impact from developments.

All of our confractors adhere to cur
Respansible Development Requirements
checklist, which sets minimurm requirements
for cur developments on areas including:

« Health & Safety

+ Considerate Constructors Scheme
compliance (where appropriate)

* Erwvironmental impact menitoring

« Management andreporting of progress

* Promoting local employment opportunities
« Fairrernuneration for workers

we continue to monitcr compliance
and look at ways of improving our
contractors’ performance. During the
yvear, we commenced the audit of one
of ourkey contracters to ensure that
they were adhering to our requirements.
A particular emphasis was on their
compliance with our supply chain
standards, including matters related to
rmodern slavery. This audit is still ongeing.

LondonMetric Property Plc
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TCFD Disclosure

Further information

Recommendation Commentary
Governance The Board is responsible for the Company s risk management framework, including the consideration of Page 76
Disclosure of cliate-related risks and opportunities as part of its wider oversight for Responsible Business. Implementation of
governance on Responsitle Businass is delegated 1o the Senior Leadership Team with two of its members. the Finance Director
climate related risks  and Head of Responsiible Business, leading the Responsible Business working group; other members consist
and cpportunities of a representative from each of the investment, asset management and development teams. The Head of
Responsible Business ensures that annual Responsible Business targets are delivered and leads engagement
and training across the Company on Responsible Business, helped ky our sustainability advisor, JLL.
Shrategy LendonMetric has identified thot climate-related risks could impact on the Compony by reducing; Page 14
Disclosure of actual 1. the desirability of its assets to occupiers such that buitdings cre no longer fit for purpose from alocation, Page 48
and potential design or operational perspective
impacts of climate 2. its ability to sell assefs as a result of a greater focus by inveslors on climate-related risks
related risks and 3. its access to capital and impacting on reputation due to concerns aver how well its buildings are
opportunities on adapted for climate change and how well its occupiers' are positioned for a low carbon economy
the organisation's  y,6 ¢ompany's shift from retail parks and offices into distribution assets that have lower energy requirements
business, strategy  means that the overall carbon faoiprint of its buildings Ts significantly lower. Whilst its recent pivot from larger
and financiat distribution assels info smaller urban logistic units means that its assets are typically slightly clder and less
planning energy efficient. the use of the building tends fo be less energy intense and there is greater value in the land.
Consequently, occupiers and investors are less concermed about the environmental performance of these
buildings. We are, however, improving and climale-change adapting our assets through maintenance and
energy efficiency upgrades. Furthermeore, whilst development is cnly a small part of our activities, we are
focusing on enhancing the sustainabllity features of our developments, future-proofing new buildings and
taking advantage of cpportunities of the shifi to @ low carbon economy. During our investment process,
we are careful fo review the locational risks, the fobric and the energy efficiency of polential acguisitions
to understand the climate and carbon-related risks and costs invelved inrectifying those risks.
Risk Management  Climate related risks are considered by the Board who recognise thot climate change is an increasingly Page 60
Disclosure of the important pricrity. The Head of Responsible Business and the Finance Director update them on climate Page 68
Company'sprocess  related risks as well as opportunities. The Company is raising its understanding and assessing the potential
for identifying. impact of physical changes. such as extreme weather and longer-term shifts in climate patterns, as well
assessing and as the transitional chonges in terms of emissions pricing, costs from adopting lower emission technology,
managing climate  regulation of products, legislative and consumer behaviour. Qur risk register is regularly reviewed and
related risks updated to keep track of the changing nature of these risks.
Buring the year, we started to analyse which acute and chronic physical climate risks are most likely to affect
our assets and identifed ficoding as the highest risk area. As a consequence. with the help of WSP, we carried
cut an updated desktop flood analysis across the portfolio, adjusting historic data for future risk levels. The
results of this analysis are being processed and overlayed with further, more detailed site specific analysis
where appropriate. The work underiaken will allow us to more easily menitor future changes in flooding risk.
Further work will be underiaken to consider the impact of other climate change related risks and we will lock
at how modelling of short, medium and long term horizons forincreases in global temperatures could help us
in better understanding the risks to our portfolio. Over the year, we also increased our focus on the transitionat
risks that impact our business with porticular scrutiny of potential MEES legislative changes. which would
require a highlevel of energy efficiency at each osset by the end ot the decade.
Metrics and Targets  The specific metrics that we use to assess climate-related risks and opportunities are tracked both within Page 47

Disclosure of metrics
and targets that
dllow the Company
to assess and
manage climate-
related risks and
opportunities

the corparate risk management process and within our Responsible Business workstream. Relevant materic
enargy and carbon metrics, and EPC ratings, for our standing assets, are fracked and are reported within

the 'Environmental section of this report on pages 48 to 51, along with BREEAM Very Good certification on
development activity. wWe report in line with EPRA Best Practice Recommendations on Sustainabllity Reporting
and issue our EPRA tables on our website: www.londonmetric.com/sustainability, We disclose Scope 1. Scope
2, and aspects of Scope 3 greenhouse gas (GHG) emissions in our corbon reporting table on page 51 our
absolute landlord-controlled carbon feotprint has decredsed significantty over the last six years and our ke for
like carbon footprint has also materially reduced, particularly due to the shift fo renewable electricity across
most of our portiolic. The relevant targets fo manage climate-related risks and epportunities are detailed at
www.londonmetric.com/fsustainability. Performance against our historic Responsible Business annual targets
is provided in our full Responsible Business report which is also available en cur website and updated annually.
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Risk

Risk management
Risk management is critical for reducing
the negative mpact that risk could have

on the Company's strategic objectives and
for safeguarding stakeholders' interests.

Our risk management approach

Qurrisk management structure is illustrated below:

Structure Responsibility

-~ Overall responsibility for risk
management and internal controls

- Assess and monitor the business'’s
long term viability

- Set strategic objectives and
consider risk as part of this process

- Determine appropriate risk
appetite levels

Set delegated authority limits
for senior management

- Key oversight and assurance
function on risk management,
internal contrals and viability

- Report to the Board on
the effectiveness of risk

Audil Committee management processes

- |dentify. assess and quantity risk

- Implement and monitor risk
mitigation processes

Senior Leadership Team

The Board has overall responsibility

for establishing and maintaining arisk
management framework which is critical
to its decision making process and key 1o
the long term success and growth of the
business. This framework is designed to
give the Board confidence that risks with
the potential to cause malerial harm to its
operations and stakeholders cre identified
and mitigated as far as possible. The Board
has a low risk appetite in respect of these
abjectives but acknowledges that no
system can eliminate the inherent risk in
running the business entirely.

A culture of risk awareness is embedded in
the Company and within decision making
processes suppoerted by rebust systems for
the identification and management of risk.
At each meeting the Board considers isk
via a high level dashbeard which enakles
materiatissues 1o be monitored and new
and emerging risks to be identified early
with appropriate action taken to remove
orf reduce their likelihood and impaoct.

The Audit Committee has o key oversight
and assurance role and assists the Board.
The Committee annualy scrutinises

the Company's risk register and seeks
comfort that the principal risks facing the
Company have been carefully identified,
assessed and mitigated and continue to
be monitored. The Committee also reviews
the effectiveness of the Group's internal
contrels including all material inancial.
operational and compliance contrals
which form part of the risk mitigation
framewaork, It does this by reviewing an
annual internal control evaluation report
completed by the Finance Director and
through the audit process which includes
an assessment of controls. Both the risk
register and the internal control evaluation
report were last considered by the Audit
Committee atits March 2020 meeting.

In addition, the Committee also received
a cyber security update from the Finance
Director at that meeting, which described
the penetration, social engineering and

LondonMetric Property Plc
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disaster recovery testing undertaken in
the year to ensure that the Company’s IT
infrastructure and systems continue to be
robust and fit for purpose.

Based onits review and assessment,
the Audit Committee is satisfied that no
significant weaknesses were identified
in the Group's internal control structure
during the year and that an effective
risk management system is in place.
The Committee’'s findings have been
reported to the Board.

The Senior Leadership Team is comprised
of individuals with a breadth of skills and
experience from across the Company. s
responsible for ongoing risk identification
and the design, implementation and
maintenance of arobust system of internal
cantrels in light of the risks identified.

Short reporting lines and low staff numbers
facilitate the early identification of risks and
the development of appropriate mitigation
strategies based on an assessment of the
impact and likelihood of arisk cccurring.

The risk register is comprehensively
reviewed and updated at least annually
by the Company Secretary assisted by
members of the Senior Leadership Team.
Within the risk register, specific risks are
idenfified and their prebability rated

by management as having either a high,
medium cr low impact. A greater weighting
is applied the higher the significance

and probability of arisk. These weightings
are then mathematically combined fo
produce an overall gross risk rating which
is colour coded using o traffic light systern.
Risk specific safeguards are identified,
detailed In the register and rated as
strong, medium or weak. The stronger

the safeguard, the greater the weighting
applied. The gross risk rating and strength

Qur three risk areas

of the safeguards against that risk are
then combined to produce a resultant
overdll net risk. Consideration is given
o the implementation of further action
toreduce risk where necessary. Finally,
every risk is allocated an owner and
details of how the safeguards are
evidenced are noted.

Principal risks

Qur principal risks and uncertainties are
identified and reporfed on in pages é4
to 75. These risks have the potential to
cause material harm to our operations
and stakeholders and could impact our
ability to execute our strategic pricrities
or exceed the Board's risk appetite.

identifying emerging risk

Senior Leadership Team members are
closely involved in day to day matters
and have a breadth of experience
across corporate and regulatory, property,
barking. finance and risk management
matters. Each member, within their field
of specialism, considers emerging risks
that have the potential to adversely
impact the business or its stakeholders.
These risks are evaluated and menitored
at regular meetings held by the Senior
Leadership Tearn, with appropriate
mitigation measures implermented as
required. Significant emerging risks are
raised and discussed at Board level,

Senior management within the property
team have strong relaticnships. particulary
within retail, and regularly meet with
occupiers fo understand their needs

and to gain insights into thelr businesses.
Management also have strong banking
relationships and more broadly, regularly
meet industry representatives, shareholders
and analysts. These relationships are one
of the key tools used to identify emerging

risks. Reports are also commissicned
and briefings arranged on wide ranging
pertinent topics to understand changes
within the real estate sector and the
wider economic outlook,

Changes in risk factors

COVID-1?

COVID-19 has been introduced as a new
principal risk factor and is reported in more
detail on pages é4 to 65. The disruption
from COVID-19 and the risk of a prolonged,
severe economic downturn is such that
this risk is inextricably interlinked with
other principal risk categories.

At this stage it is too early to predict
COVID-19's full impact on the business.
The impact on the macro-economy and
therefore tenants is the greatest challenge
facing the Company and dominates
management's and the Board's time.

It is also however creating opportunities.
We continue to operate against this
unprecedented economic and social
backdrop which s accelerating a number
of trends that were already in the system.
This is having a profound effect onreal
estate as performances across sectors
continue to polarise. The structural trends
towards enline and cenvenience that
have underpinned our conviction calls
into legistics and long income are set {o

Whilst COVID-19 is
creafing an economic
shock the Board believes
that the Company is well
placed to deal with the
current disruption and
opportunities it may bring.

We consider risks under three main headings but recognise that they are often interlinked.

1
Graphic ‘
removed |

1

Corporate
risks

These relate
to the entire
Group

Strategy, market,
economy, systems,
employees, wider
stakeholders,
regulatory, sociat
and environmental
responsibilities

Graphic
remocved

2

Property
risks
These focus

on our core
business

Portfolic composition
and management,
developments,
valuation

and cccupiers

Graphic
removed

Financing

risk

Investors, These focus
joint ventures, on how we
cebt and cash fund our
management operations
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Risk

Risk mcndgemenf continued

accelerate, as many temporary changes
from the pandemic are set o become
permanent with changes that were
expected to take years now occurring
within months.

Against this backdrop, our portfolio remains
well positioned and has continued to
perform strongly as borne out by our high
rent collection and continued dividend
payments. These uncertain times are starting
to give rise to quality investment cpportunities
that are seldom available in a normalised
market. Through our occupier relationships
we have identified some excellent assets,
at attractive pricing. which would further
strengthen our pertfolio’s long term income
characteristics. Not only do we expect

to see further opportunities arise but also
we expect competition to be less intense
than befere with pricing reflective of this.

Whilst COVID-1% is creating an economic
shock the Board believes that the Company s
wel placed to deal with the current disruption
and opporfunities it may bring. It remaing
focused on keeping its people safe, working
closely with occupiers, suppliers and other
stakeholders. continuing to maintain

Post mi_ilgation re_ﬂqugl risk

a strang financial position and looking
at ways of helping its communities,

Infernaticnal trade negotiations
following Brexit

On 31 January 2020, the UK left the EU

but substantial uncertainty remains over its
relationship with the EU and other nations
and the shape of future frade deals which
are still o be finalised. This has the potential
to further negatively impact the macro-
economic environment, in addition to

the impact from COVID-19 and could
affect the Company's investment and
cccupier market. The Board sfill ultimately
believes that the profound structural
changes described above, which are
being accelerated by COVID-19, will be
more important than the outcome of the
internaticnal frade negetiations on the
business longer ferm.

Climate change

The risks to companies from climate
change are under ever greater scrutiny
and we have, for the first time, provided
astalement on page 59 that attempts
to adhere tc the Task Force on Climate
related Financial Disclosure (TCFD).

Change e No ehange
Corporate risks in the year
o strategy . Moderate
© covip-19

9 Economic and political factors

© Human resources

6 Regulatory and tax framework

o Responsible Business approach

e Increased risk

Whilst we believe that we own resilient
assets, we started tc assess the impact of
climate change on our properties, both

in terms of the risk of transitioning tc a low
carbon economy and also the physical
risks resulting from climate change, as part
of our initial TCFD considerations during the
yvear, The Board's primary consideration at
this stage has been assessing the impact
that climate change risk could have on the
liquidity of our assets. We have therefore
commissioned WSP, cur environmental
due diligence advisor, to undertake a
deskiop flood risk review across cur entire
portfolio, fo analyse the key risk of looding.
We expect fo receive their report back
shortly. This analysis will continue to be
updated at least annually, We have also
increased the scrutiny of the envirocnmental
credentials of our buildings, attaching an
environmental risk rating to each asset.

Post mitigation residual risk

The chart below illustrates the probability
and post mitigation residuai risk leve! of the
principal risks which have been identified.
They are categorised in @ manner consistent
with the Board's risk dashboard which it
considers at each meeting.

e Decreased risk e New

Moderate

oxo

o Systemns, processes and
financial management

Property risks
o Investment

0000000

o Development

@ Valuation

0 Transaction and tenant

Financing risk
@ Capital and finance
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Risk

Viability Statement

In accordance with the 2018 UK Corporate Governance
Code, the Board has assessed the prospects of the Group
over a period longer than the 12 months required by the
‘Going Concern' provision. The Directors conducted this
review taking account of the Group's financial position,
business strategy. principal risks and outlook.

Assessment of viability review period
The Board has determined that the
three year pericd to 31 March 2023 is an
appropriate period over which to assess
the Group's viability, as in previous years,
for the following reasons:

The Group's financial business plan
and detailed budgets cover arolling
three year period;

-

It is areasonable approximation of the
typical time it takes from committing
funds fo development projects to
practical completion. The average
length of the Group's developments
that completed in the year at Bedford,
Tyseley and Durham was ten months; and

Three years is considered to be the
optimum balance between long
term property investment and the
difficulty in accurately forecasting
ahead given the cyclical nature
of property investment,

This period is reviewed and challenged
annudlly te ensure it remains appropriate.,

In additicn to the three year viability
assessment period, the Board considered

a number of other factors when assessing the
Group's longer term prospects, including:

The weighted average unexpired
lecse length of 11.2 years;

».

The longer term nature of some debt
facilities and a weighted average
debt maturity of 4.7 years: and

The ionger term investment horizon
and nature of the property cycle.

Assessment of prospecis

The Group's strategy is reviewed by the
Board at each meeting and extensively
at cne meeting or lunch each year.

The business plan is structured around
the Group's strategy and consists of
arolling three year profit and cash flow
forecast, which factors in deals under
offer, commitied developments and
also reinvestrment plans,

The business plan considers capital
commitments, dividend cover, loan
covenants and REIT compliance meftrics.

The Senior Leadership Team provides
regular strategic input to the financicl
forecasts covering investment,
divestment and development plans
and capital allocation,

Forecasts are updated at least monthly,
and are reviewed against actual
performance and reported quarterly
o the Board. The corporate model has
been enhanced and rebuilt this year
by BDO LLP fellowing the acqguisition

of A&J Mucklow.

When assessing longer term prospects,
the Board is mindful of the following:

+ Income certainty, with 55% of
the Group's rental income benefiting
from contractual uplifts and an average
unexpired lease length of 11.2 years:

« A proven track record of executing
fransactions, making goed sector
choices and growing income:

+ Substantial liquidity with undrawn
debt facilities and cash of £220 million;

+ Headroom under loan covenants; and

« Past experience of raising debt and
equity finance, including the recent
£120 million equity raise.

Assessment of viability

The business plan was stress tested to
validate its resilience to a combination
of adverse moverments in its principal
risks including:

+ Changes to macro-economic
conditions including the impact of
the COVIB-12 pandemic, affecting
rental income levels, property values,
transcctions and developments;

« Challenges in the retail environment

including tenant failures impacting
cccupancy levels and lettings;

* Changesin the availability of funds
and interest rates; and

» Changes in property market conditions
impacting reinvestment assumptions.

The sensitivity analysis invelved modelling
a downside scenaric reducing both
property values and rental income by
15%, remaoving uncommitted capital
expenditure and asset sales that had
exchanged or were in legals, and
assuming no new debt facilities were
entered info but existing revolving facilities
were renewsd.

Throughout this downside scenario,
the Group had suficient reserves to
ccntinue in operation and remain
compliant with its banking covenants,

Property values would need to fall by
approximately 37% and rental income
fall by 58% to breach the gearing

and interest cover covenants under the
Group's unsecured and private placement
debt facilities, that together account for
76% of the Groups borrowing including

its share of joint ventures.

This scenario testing., when combined
with the Group's strong financial position,
March quarier rent collection evidence,
and mitigation actions available
including deferring non committed
capital expenditure and selling assefts,
supports the Group's ability to weather
the current economic uncertainties
cauvsed by the COVIDR-19 pandemic and
over the longer term viability pericd.

Conclusion

Based on the results of their review,
the Directors have areasonable
expectation that the Company will
be able fo continue in operation
and meet its liabilities as they fall
due over the three year period

of their assessment,
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Risk

Principal risks

Graphic
removed

Corporate risks

1. Risk Impact Mitigation
Strategy Strategic objectives — Suboptimal returns - Strategy and cbjectives are regularly reviewed by the
may be: for shareholders Board to adapt to change
~ Inappropriate - Missed opportunities - Strong occupier and property relationships shape
for the current — Ineffective portfolio decisions
economic ckmate threat management - Retail and logistics related research is commissioned
or market cycle — wrong balance to assist strategic decision making
- Notachieved due o of skills and resources - The portfolio is UK based with the UK o world leader
poormplementation for ongoing success in the online shopping market
Impact on strategy - Regular and rigorous portfolio reviews take into
consideration sector weightings. fenant and geographical
concentrations, perceived threats and market changes,
the balance of income to non-incocme producing assets
and asset management opportunities
- The three year forecast is regularly flexed and reported
- A Senior Leadership Team comprises of departmental
heads from all key business functions with diverse skills
and experience
- Qur organisational structure is relatively fiat making it
eaqsier fo identify market changes and monitor operations
- Senicr management are the Company's eighth largest
shareholder, thelr interests aligned with external investors
2, Risk Impact Mitigation
COVID-1¢

Global health and
econcmic crisis leading
o a severe downtum.

- Suboptimal returns
for shareholders

- Qccupier demand
and solvency may
be impacted

- Asse! liquidity
may reduce

- Debt markets may
be impacted

Impact on strategy

We are working closely with and providing help tc our
primary occupational partners who are sincere in their need
for assistance. This includes entering into a small number
of deferral dedls and ‘win-win' asset management initictives

We are heavily focused on working capital and capital
allocation and have put some discretionary expenditure
on hold

We have limited exposure to development and development
supply chains at present

We are maintaining significant shareholder engagement
during the lockdown pericd

We invested in additional IT 1o enable all staff fo work from
home before the government lockdown was initiated for
their safety

The Senior Leadership Team meet remotely twice weekly
to discuss key operational and financial aspects integral
to the management of the business. This facilitates
communication between the different teams.

Other departmental committees also meet remotely
regularly each week

The Executive Directors keep the Board informed through
remote briefings between Board meetings

The Chief Executive provides weekly lockdown updates
to keep all staff informed and maintain team spirit

LondeonMetric Property Plc
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Our strategic priorities

Own desirgble real
esiale that meets
occupiers' needs

Graphic Grophic

remove

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

Moximise our expertise
and relationships te
build on our position
as partner of choice

Generate reliable.
repetitive and growing
income-led total returns

e No change
° Increased risk

9 Decreased risk

e New

Commentary

We have significantly increased our weighting to our preferred,
structurally supported sectors. 70% of the portfolio is now
aligned to distribution, underpinned by modern shopping
habits and 24% in long income in a market searching for yield

We have reduced our mega distribution exposure in the year
from 23% to 15% where a supply side response to demand

is tempering rental growth. This will reduce further when
more sales complete in June

35% of our portfolio is in urban logistics, up from 27% last year.
This is our largest sector exposure and one where demand
isrising but supply is severely restricted

Net rental income has increased by 24% in the year,
predominantly through our acquisition of A&t Mucklow
Dependency on our top ten occupiers has reduced from

5% to 36% and the granularity of our income has been
further improved

Appetite

The Board view the
Company's strategic
priorities as fundamental

to its business and reputation.

Change in the year

Q Decreasedrisk

Qur investment activity
reduced this risk in the year
as we pivoted further into
our preferred, structurally
supported sectors which offer
superior growth prospects.

The probability of this risk
reducing further over

the next 12 months has
increased. We have an
expectation of being able
to source further high quality
investment opoortunities.

Graphic
removed

Read more
Chief Executive'sreview page 15
Property review poage 2&

Commentary

The macro envirenment is highly supportive of the right

reqal estate that can generate long and strong income,

We are actively executing on attractive keng term investment
opportunities alongside a high expectation of finding
additional and compelling opportunities in the near term

COVID-19 is accelerating structural shifts which are likely 1o
become permanent. Within a two month period, for example,
Tesco have doubled their online capacity to 1.2 million weekly slots
At the year end we had £220 million in cash and undrawn
facilities which provide flexibility and optionality, £75 million

was from a new. three year revolving credit facility from HSBC
completed in March. In March we also substituted assets into
our secured Helaba facility so that it could be fully redrawn

In May 2020 we raised £120 million through an equity placing to

fund a pipeline of existing and potential iInvestment cpportunities

In April we cancelled £350 million of interest rate swaps o provide
additional earnings headroom

All staff have worked remotely ond uninterrupted through the
lockdown period and a number of transactions have been
executed including a £120 million equity placing, post year end
acquisitions of £15 million, sales of £13 million and ransactions
agreed or in legals in excess of £80 million

Appelite

COVID-19 andits economic
impact are outside the
Company's control.

We continue to focus on
what we can control within
the business, Our weighting
in structurally supported
sectors make us well-placed
to continue to flourish in
arecovery.

Change in the year

e New principalrisk

The timing and trajectory
of the economic recovery
is highly uncertain meaning
this remains a high risk.

Graphic
removed

Reacd maore
Chief Executive's review page 15
Responsible Business review poge 45
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Risk

PrinCipGI risks continued

Graphic
removed

Corporate risks

3. Risk Impact Mitigation
Economic £ . tirnal ret W o . et ht
and conomic and — Suboptimal returns - We commission economlc_cnd market reseoarch fo better
olfical political factors may for shareheolders understand the potential impact of economic factors
z:clors lecd to a market - Occupier demand on our tenants and preferred sectors
downturn or specific and solvency may - Qurstrong occupier relationships provide market
secforfurbulence. be impacied intelligence and help us better understand our
Adverse outcome - Asset liquidity tenants needs
ofinternational may reduce - The maijority of our portfolio is in resilient asset classes
trade neggtiations - Debt markets may with sustained demand for kogistics. convenience retail
following Brexit. be impacied and long income
| " trat - We regularly monitor tenant and contractor
mpaci on sirategy covenant strength
- We limit speculative development exposure and letting risk
- We maintain a high weighted average unexpired lease
term reducing reletting risk
- We have a low vacancy rate
- Income granularity reduces the impact of single tenant risk
- We have flexible funding arrangements with significant
headroom in covenant levels
4, Risk Iimpact Mitigation
:;r:l.?rges There may be an The business may tack — Qur staffing plan focuses on experience and expertise

inability fo attract,
motivate and
retain high calibre
employees.

the skill set fo establish
and deliver strategy
and maintain a

competitive advantage.

Impact on strategy

necessary to deliver strategy

— Qur organisational structure has clear responsibilities
and reporting lines

- Executive Directors and senior managers are incentivised
in a similar manner. Both have significant unvested share
awards in the Company, These incentivise long term
performance and retention, providing stability in the
mandgement structure

- Remuneration arrangements are designed 1o attract
and retain high quality stoff

- Annual appraisals identify training requirements
and assess performance

- Specialist support is contracted where appropriate

— Staft satisfaction surveys are undertaken and staff
turnover levels are low

- There is a phased refreshment plan for Non
Executive Directors

LondonMetric Preperty Plc
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Qur strategic priorities

(Gropmd)

Craphic

remove

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

removed

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

Own desirable real
estate that meets
occypiers' needs

Generate reliable,
repetitive and growing
income-led total returns

No change

Increased risk

Decreased risk

New

0000

Commentary

- We remain focused on fit for purpose distribution andleng
income assets, including convenience and discount retail,
that allow us fo take a longer term investment horizon to
deliver reliable, repetitive and growing income

- Our portfolio metrics continue to be strong with occcupancy
at 99% and an average unexpired lease length of 11.2 years.
Only 7% of rent expires within three years

- We increased coniracted rent in the year from £20 million
to £123 million

- We have further diversified our tenant base this year
predeminantly through the acquisition of A&J Mucklow

- At 31 March 2020 and after adjusting for the equity raise,
the Group's gearing rafio for its unsecured and private
placement debt facilities, which represent 76% of debt drawn,
was 56% and significantly lower than the maxirum limit of
125%, and its interest cover ratio was 4.3 times, significantly
higher than the minimum level of 1.5 times

— 54% of the Group's fotal debt facilities are flexible unsecured
revolving credit facilities

Appetite

The Board moniter political
and economic developments

which are outside of its control.

Focus remains on building
and maintaining a robust
‘allweather’ portfolio.

Change in the year

@ increased risk

Uncertainty remains over the
outcome of internafional frade
negotiations fellowing the UK's
exit from the EU. These could
further negatively impact the
economy in addition to the
severe economic shock from
COVID-19. We believe however
that profound structural

shifts in the retail landscape.
accelerated by CCOVID-19,

will be more important than
the outcome of the trade
negotiations in the medium

to long term.

Graphic
removed

Read mare
Property review poge 24

Commentary

— Our Executive Board was reduced in the year making it
more refiective of Company size. Valentine Beresford and
Mark Stirling stepped down at the AGM but remcin as
Investment Director and Asset Director respectively. Both are
members of the Senior Leadership Team which is responsible
forimplementing strategy and running day te day operations

- Succession planning remains high on the Board's agenda
for the coming year

- Curdesignated workforce Non Executive Director met a group
of employees in the year to hear their views and concerns

- Fexible working was rolled out to all employees

- Ex-Mucklow staff share a similar ethos and have been
successfully integrated into the Company

Appetite

The Board believes it is vitally
important that the Company
has the appropriate level

cf leadership, expertise

and experience to deliver

its objectives and adapt

to change.

Change in the year

e No significant change

There was no significant
change in perceived risk
during the year.

We do not anficipate

this risk factor will change
significantly in the next

12 months.

Graphic
removed

Read more

Our pecple page 54

Nomination Commitiee report page %7
Remuneration Committee report
page 112
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Risk

Principal risks continued

Graphic
removed Corporate risks
5. Risk Impact Mitigation
zzat;l:;ory Non-compliance - Reputationaldamage - We moenitor regulatory changes that mpaoct our business
framework with legal or _ Potential loss of with specialist support from lawyers and consultants
regulatory obligations. REIT status - We consider the impact of legislative changes on strotegy
- Increased costs - We have allocated responsibility for specific obligations
— Reduced access to individuals within the Senior Leadership Team
to debt and - Ourhealth and safety handbook is regularly updated
capital markets and audits are carried out on developments to
- Fines, penalfies, monitor compliance
sanctions - QOur procurement and supply chain policy sets standards
Im ton strat for areas such as labour, human rights, pollution risk
pact on sirategy and community
- Staff training is provided on wide ranging issues
- External tax specialists provide advice
— Qur REIT compliance is monitored
6. Risk Impact Mitigation
Responsible - . . . )
business Non-compliance - Reputaticnaldamage - We monitor changes in low, stakeholder sentiment and
approach with responsible — Subcptimal returns best practice in relation to responsible business practices

business practices.

for shareholders
— Asset liquidity may
be impacted

- Reduced access
to debt and
capital markets

- Poor relationships
with stakeholders

Impact on strategy

such as sustainability, environmental matters and our
societal impact, and receive advice and support from
specialist consultants

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 environment and local communities

Responsibility for specific obligations is alocated

to Senior Leadership Team members

A Responsible Business Working Group meets of least
three times a year and reports to the Board

Siaff training is provided

EPC rafing benchmarks are set 1o ensure compliance with
Minimum Energy Efficiency Standards ['MEES') that could
otherwise impact the quality and desirability of our assets
leading to higher voids, lost income and reduced liquidity
we consider environmental and climate change fisk
relating to our assets

we work with our occupiers to improve the resilience of
our assets to climate change and a low carbon economy
Sustainability targets are set, monitored and reported

Contractors are required to conform to cur responsible
development requirements

LondonMetric Property Plc
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Our stralegic priorities

Graphic

removed

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

Own desirable real
estate thot meets
occupiers’ needs

Monage and enhance
responsibly o improve
our assets and help
occupiers thrive

Generate reliabie,
repetitive and growing
income-led total returns

No change

Increased risk

Decreased risk

New

Commentary

- The 2018 Code now applies to the Company

- A company-wide anti-bribery, anti-corrugtion, money
iaundering and corporate culture seminar was held in the year

- We continued to undertake health and safety site audits on
our developments through an external specialist consultancy.
These included our smaller developments at Swindon and
Liskeard this year. Feedback has been positive and no
significant issues were identified

- We moved the residency of our legacy offshore subsidiaries
onshore to simpiify the Group structure and cperations

Appetite

The Board has no appetite
where non-compliance

risks injury or damage to its
broad range of stakeholders,
assets and reputation.

Change in the year

e No significant change

The Board considers this risk
to have remained broadly
consistent during the year,
New regulations and evoiving
best practice will continue

to impact the business.

We do net anticipate this risk
factor will change significantly
in the next 12 months.

Graphic
removed

Read more
Responsible Business review page 45
Financial review page 38

Commentary

- We continue o meet with a large number of investors,
seeing over 250in the year

- We ligised with key A& J Muckiow investors as part of
the corporate acquisition

- We sought investor views on changes to the Remuneration
Policy and made adjustments based on feedback

- A COVID-19 Communities and Charity Committee is providing
community and NHS assistance funded in part through the
Board and key employees waiving 20% of their salary and fees
for three months

— We have not drawn on any of the government's COVID-19
financial support measures

- Company-wide ESG training has been arranged

- We continue to score wellin ESG benchmarks, such as maintaining
our GRESB Green star and o GRESB score of 71% (up from é7%
last year)

- 78% of developments completed or underway in the year are
expected to achieve a BREEAM Very Good rating

- We continue to improve the environmental credentials of
our buildings such as installing LED lighting (Primark) and expect
to install 1.5MW of solar PV capacity in 2021

— We are underiaking a flood risk review of our entire porticlio and
are looking at other climate related risks that could impact our
pertfolio including all material physical and transactional risks

Appetite

The Board has aiow tolerance
for non-compliance with

risks which impact reputation
and stakeholder sentiment
towards the Company.

Change in the year

° Increased risk

ESG significance confinues
ta increase for stakeholders,
particularly in relation to
climate change.

We anticipate that ESG risk,
particularly climate change
risk, will continue to increase
over the next 12 months.

Graphic
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Read more

Responsible Business review page 45
Our stakeholders page 87

TCFD page 5%

Full Responsible Business report can be
found at www.londonmetric.com
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Risk

Principal risks confinued

Graphic .
removed Corporate risks
7 Risk Impact Mitigation
[s:‘;:t:errs‘:‘es Controls for - Compromised - The Company has a strong controls culture
and financial safeguarding assets asset security - We have [T security systems in place with back up
management 01:‘3: SUDDO”";‘Q . Suboptimal returns supported and lested by a specialist advisor
strategy m e weak.
gy may be w for shareholders - Cur business continuity plan is regularly updated
- Decisions made on — Qur property assets are safeguarded by
ingccurate information appropriate insurance
Impact on strategy - We have safety and security arrangements in place
on our developments, multi-let and vacant properties
- Apprepriate data capture procedures ensure the
accuracy of the property database and financial
reporting systems
- We maintain appropriate segregation of duties
with controls over financial systems
- Management receive timely financial information
for approval and decision making
— Cost controf procedures ensure expenditure is valid,
properly authorised and monitared
Graphic
removed Property risks
8. Risk Impact Mitigation
::'\s:'(esimenr We may be unable Ability to implement - Management's extensive experience and their
to source affordable strategy and deploy strong network of relationships provide insight into
investment opportunities.  capitalinto value and the property market and opportunities

earnings accretive
investments is at risk.

Impact on strategy

Graphic
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Qur strategic priorities

remove

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

removed

Maximise our expertise
and relaticnships o
build on our position
as partner of choice

Own desirable real
estate that meets
qccupiers’ nesds

Generate reliable,
repetitive and growing
income-led fotal returns

No change

Increased tisk

Decreased risk

New

Commentary

- Qur [Tsystems have allowed us to remain fully operational
during the COVID-19 shutdown

- Penetration, social engineering and disaster recovery testing
was undertaken in the year. No significant issues were identified

- Anintegrated sales ledger invoicing system has
beenimplemented

- Following our acquisition of A&.J Mucklow we upgraded their
[T infrastructure and successfully integrated their property
and accounting records onto our systems

- Cur corporate forecast model has been fully reviewed and
rebuilt by BDO LLP toincorporate A& J Mucklow and to streamline
its updating and flexing capacity

Appetite

The Board's appetite for such
risk is low and management

continually strives to monitor

and improve processes.

Change in the year

e No significant change

There was no significant change
in perceived risk during the year.
We anticipate cyberrisk may
rise over the next 12 months

as criminals look to exploit
increased home working n
response tc COVID-19.

Graphic
removed

Read mote
Audit Committee report page 104

Commentary

- We continue to build on our strong occupier, developer
and industry relationships and attract off market opportunities
through these

- COVID-19 s presenting opportunities to invest in high quality
assets not generally available in @ normalised market

- COVID-1? willimpact the operational performance of
some competitors and their ability to make investments
in the near-term

- We remain disciplined and selective

Appetite

The Board continues 1o focus
on having the right people
and funding in place to take
advantage of opportunities
s they arise,

Change In the year

0 Decreased risk

Ourinvestment activity,
particularly the acquisition
of A&J Mucklow, enabled
us to pivot further into cur
preferred sectors.

we anticipate this risk may
reduce further over the
next 12 months as aresult
of increased oppertunities
coupled with polentially
less competition.

Graphic
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Read more
Property review page 24
Mucklow in focus page 18
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Risk

PrinCipCII risks continued

Graphic .
removed Property risks
9 Risk Impact Mitigation

Development
risk

- Excessive capital
may be aliocated
fo activities with
development risk

— Developments
may fail to deliver
expected returns
due to inconsistent
timing with the
economic and
market cycle,
adverse letting
conditions,
increased costs,
planning or
construction
delays resulting
from contractor
failure or supply
chain inferruption

— Pcorerthan
expected performance

- Reputational damage

Impact on strategy

We only undertake short cycle and relatively de-risked
developments on o pre-let basis or where there is high
occupier demand

Development exposure as a percentage of our

total portfolic is imited with larger projects. such as
Bedford Link and Tyseley, phased

Development sites are acquired with planning
consent whenever possible

Management have significant experience

of complex development

We use standardised appraisals and cost budgets
and monitor expenditure against budget to

highlight potential overruns early

External project managers are appointed

Qur procurement process includes tendering and the
use of highly regarded firms with proven track records
We review and monitor contractor covenant strength

10.
Valuation
risk

Risk

Investments may
faltin value.

Impact

Pressure on NAY
growth and potentially
locn covenants.

Impact on strategy

Mitigation

Our portfolio is pivoted towards structurally
supported sectors.

Qur focus is on sustainable income with lettings to

high quality tenants within a diversified portfolio of well
located assets with a high weighted average unexpired
lecse term. This reduces the risk of negative movements
ina downturn

The property cycle is continually monitored with
investment and divestment decisions made stralegically
in anticipation of changing conditions

Property portfolic performance is regularly reviewed
and benchmarked on an asset by asset basis

The majority of our assets are single let and operationally
light with little or nc cost leakage

we monitor tenant covenants and trading perfermance

LondonMetric Property Pic
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Our strategic priorities

Own desirable reaf
estate thot meets
accupiers’ needs

remove

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

removed

Maximise our experlise
and reiationships o
build on our position
as portner of choice

Generoie relioble.
repetitive and growing
income-ted total returns

e No change
o Increased risk
e Decreased risk
e New

Commentary

Our development exposure is small at 2.4% of the portfolic

We work with a limited number of contractors which helps
us to stay close to their operations, All have managed their
cash flows and COVID-19 risks well fo date

The majorify of sites have remained open or have recpened
and are impiementing COVID-19 social distancing measures
which adhere to government guidelines

Only cne small development has ¢ longstop date expiring
within 12 months but is expecied to complete before then
Limited speculative development is planned in the
foreseeable future

Only 15% of our developments that completed in the year
remain unlet and we have strong interest on the remaining units
Phase | at Bedford Link is now fully let at an average rent
ahead of budget

No developments completing in the year were delayed
or over budget

Development budgets and cost monitoring procedures
are fully integrated with the accounting system

Appetlite

The Board is willing to take
onlimited new speculative
development following
letting progress made
during the year.

Change in the year

e No significant change

There was no significant change
in perceived risk during the year.

Contractor insolvency risk
and supply chain disruption
may increase as aresult of the
impact of COVID-19 over the
next 12 months, The Company
has however limited exposure
to development,

Graphic
removed

Read more

Developments page 36

Bedtord Link case study page 33
Tysaley case study page 37

Commentary

Our year end coincided with the commencement of the
Government instigated COVID-19 lockdown and increasing
economic uncertainty

Our preferred sector assets have performed well and maintained
orincreased in value with urban logistics providing the strongest
valugtion contribution

Certain sectors of the retail market have seen material valuation
falls and we expect values to weaken further. Our three remaining
retail parks represent just 3.6% of the porifolio and delivered

a total property return of <2.2%

55% of ourincome has contractual uplifts, 58% of which is
inflation linked

Asset management inifiatives added £5 million to contracted
rent including lettings on 2 million sg tt on average lease lengths
of 12 yecars

Rent reviews on 3 million sq ft delivered a 12% uplift on afive

yearly equivalent basis, with urban logistics achieving average
uplifts of 24%

Appetite

There is no certainty

that property values will
be realised. This is an
inherent risk in the industry.

Change in the year

o Increased risk

The impact of COVID-19

oh the macro-economy

has increased this risk.

The majority of cur portfolio
remains strategically aligned
to structurally supported
sectors where the prospects
for value preservation and
growth are significantly higher
than sectors which are not.

Graphic
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Read more
Property review page 24
Financial review poge 38
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Risk

Principal risks continued

Graphic
removed Property risks
1. Risk Impact Mitigation
:ﬁ:i:ﬁgﬂ? - Property purchases Pressure on NAY, - We undertake thorough due diligence on all acquisitions
and asset earnings and potentially including legal and property, tenant covenant strength
risk f
management loan covenants. and trading performance
initiatives may ~ Tenant Iration within the portfalio idered
h ] impact on strategy enant concentration within the portfolio is censidere
b(.e”;nc;or;snstem P for all acquisitions and leasing fransactions
wirm's m egy - We have a diversified tenant base and limited exposure
- Due diligence fo occupiers in bespoke properties
may tail to o
highlight risks - Asset management initiatives undergo cost benefit
. analysis pricr fo implementation
- Lettings may . .
be made to - External advisors benchmark lease transactions and
inappropriate advise on acquisition due diligence
tenants - Our experienced asset management team work closely
_ Tenant faiture risk with tenants fo offer them real estate solutions that meet
their business objectives. This proactive management
approach helps to reduce vacancy risk
- We monitor rent collection closely o identify
potential issues
Graphic
removed Financing risk
12, Risk Impact Mitigation
Capitaland 5, ~ h Strategy implementati We maintain a disciplined investment h with
finance risk The Company has Strategy implementation  — We maintain o disciplined investmen approach wi
insufficient funds is ot risk. competition for capital. Assets are considered for sale

and available credit.

Impact on strategy

when they have achieved target returns and strategic
asset plans

Cash flow forecasts are closely monitored
Relationships with a diversified range of lenders

are nurtured and loan faciliies regularly reviewed,
The availability of debt and the terms on which it is
available is considered as part of the Cempany's
long term strategy

Loan facilities iIncorporate covenant headroem,
appropriate cure provisions and flexibility

Headroom and non-financial covenants are monitored
A modest level of gearing is maintained

The impact of disposals on secured loan facilities
covering multiple assets is considered as part of the
decision making process

Interest rate derivatives are used to fix or cap
exposure torising rates. Chatham Financial provide
specialist hedging advice

LondonMetric Property Pic
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Our strategic priorities

Own desirable real
estate that meets
occuplers' needs

removed

Maonage and enhance
responsibly toimprove
our assets and help
occuplers thrive

rermoved

Maximise our expertise
and relationships 1o
build on our position
as partner of cholce

Generate relioble.
repetilive and growing
income-led total returns

e No change
e Increased risk
e Decreased risk
e New

Commentary

—~ Ourtenant default rate within the industry is low and we have

no significant arrears

Rent collection has been strong despite the challenging
economic backdrop of COVID-19. As af the date of this report,
93% of rent due by 1 April has been received oris due to be
collected monthly. Short term rental deferrals have been
agreed on a further 2% and short term rental concessions
with compensatory asset management initiatives on an
additional 4%

18% of our rent is now paid monthly compared to 13% before
the COVID-19 pandemic. As at the date of this report, we have
collected 94% of monthly rent due over the two month period
to 25 May

Appetite

The Board has no appetite
for risk arising out of poor
due diligence processes on
acquisitions, dispesals and
lettings. A degree of tenant
covenantrisk and lower
unexpired lease terms are
accepted on urban legistics
assets where there is high
cccupational demand,
redevelcpment cpporfunity
or alternative site use.

Change in the year

@ Increased risk

The impact of COVID-1% has
increased tenant failure risk,

Graphic
removed

Read more
Chief Executive's review page 15
Property review page 26

Commentary

wWe inherited a £60 million SWIP loan on cur acquisition
of A& J Mucklow fixed at 3.51% until 2031

In March we entered inte a 3 year loan with HSBC for £75 mition
on similar ferms and pricing as our existing revolving credit facility.
This diversifies our lender base ahead of refinancing the main
facility within the next 18 months

In May 2020 we extended Santandeyr’s participation in cur
main revolving credit facility by a year so that it matches that
of the majority of syndicate members

Our debt maturity af the year endwas 4.7 yvears

We have substantial headroom under our financial loan
covenants. Loan to value is 35.9% (37.7% excluding disposals

with delayed completion) and the interest cover on unsecured
facTlities is 4.3 fimes

Appetite

The Board has no appetite
for imprudently low levels

of available headroom

inits reserves or credit lines.
The Board has some appetite
for interest rate risk and loans
are not fully hedged, This follows
cost benefit assessmeni

and takes into account that
nct allloans are fully drawn
all the time,

Change in the year

e No significant change

There was no significant change
in perceived risk during the year,

we do not anticipate this risk
factor will change significantly
in the next 12 menths,

Graphic
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Read moere
Financial review page 38
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Qur governance framework
underpins the way we
manage our business and
supports the successful
delivery of our strategy.

It guides our ability to operate

in away that is both legally
compliant and responsible,

. and is embedded into

our day fo day business
operations.

This report sets out the

' Company's governance
| policies and practices and

explains how we discharge
our duties, apply the

' principles and comply with

the provisions of the Code.

i Patrick Vaughan
" Chair
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Introduction from the Chair

As stewards of the Company,
we are responsible to our
shareholders, customers,
employees and other
stakeholders for its long

term success.

Patrick Vaughan
Chair

Graphic
removed

Read more on Mucklow in focus
on page 18

Image removed

Good governance principles and
practices are ot the heart of a well run
business and drive ifs long ferm success.
Your Board remains committed to leading
by example and uphelding the highest
standards of governance that we have
setin the past.

The Board provides leadership and
direction to the business. establishes
and fosters the culture, values and ethics
within, and independently oversees
management's execution of strategy
within an acceptable risk management
and internal conirol framework.

As stewards of the Company, we are
responsible to our shareheclders, customers,
employees and other stakeholders for
its long term success.

We recognise that, as guardian of

our culture, the Boaord plays a vitalrole in
defining the way in which we do business
and sets the tone for the Company.

Its attitude and mindset te do what is right
shapes the envirenment within which

the executive team works and the way

it behaves towards ifs stakehotders.

This culture permeates throughout the
organisation by the close involvement of
the Senior Leadership Team in day to day
operations. Itis my role as Chair to lead
and manage the Board, and promote its
culture and thinking beyond the beardroom
and throughout the organisation.

we continued the work started last year
o consider the new provisions and themes
of the 2018 UK Corporate Governance
Code {'Code’), which is effective for the
first time this year. | am pleased o

report that we have complied with the
provisions througheut the year under
review, except for Provision 19 in relation
to the length of my tenure, which is fully
explained in the Normination Commitiee
report on page 7.

Mucklow in focus

The most significant fransaction in

the year was the corporate acguisifion

of the A&J Muckiow Group as explainedin
the case study on page 18, This fransaction
was a fantastic opportunity to bring
fogether like-minded individuals, cultures
and real estate and we welcomed

& small team of talented employees

to LondonMetric,

Logo remaved

Image removed

|
. |

Board changes and succession

As outlined last year and following c review
of the size and composition of the Board,
Valentine Berestord and Mark Stirling
stepped down frem the Board in July 2019
but remained as Investment and Asset
Directors respectively and members of
the Senior Leadership Team responsible
forrunning the business. They continue
to provide valuakle contributions to
Board discussions.

It was also agreed last year that

Robert Fowlds, who joined in January
2019 as a Non Executive Director, would
replace James Dean as Remuneration
Committee Chair after serving 12 months
as a member. James agreed to continue
in his role until this time to facilitate an
orderly transition.

LondonMeiric Property Pic
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Infroduction from the Chair continued

This year, we have decided to retain James
as Remuneration Committee Chair until

the AGM to facilitate the implementation
of the new Remuneration Policy and
provide continuity for sharehclder ligison.
James will step down from the Remuneration
Commiftee but continue as a Non Executive
Cirector. Although his tenure could appear
to cempromise his independence under
Provision 10 of the Ccde, the Board values
his in depth property expertise, insights

and the challenge and sound judgement
he brings to meelings. We firmly believe

he acts in anindependent manner at

all times and have treated him as suchin
our calculations of Boord independence in
accordance with the Code. The Nominatfion
Committee will continue its search for a
sultable replacement, prioritising candidates
with a similar level of property expertise
and experience.

Qur work on succession planning and
developing talent will continue to be

a key area of focus for the Nomination
Committee to support the Company's
long term plans. We willremain mindful of
the benefits of a diverse Board as we search
for suitably experienced replacements.

Purpose and culture

We believe that leading by example and
creating an open, henest and inclusive
working environment aliows employees to
fulfil their potential and successfully deliver
our strategic objectives. The acceptable
way of doing things has te be set from

the top, particularly by the Senior
Leadership Team,

Last year we took steps to define and
document our purpose and values, as
reflected on page 01. This year, the Board
reviewed the alignment of its purpose,
values and strategy with the culture

and behaviour displayed throughout

the organisation, which was assessed by
the Senior Leadership Team's review of
the results of the second staff survey and
reported by the designated workforce Non
Execulive Director fo the Board. The results
of this survey are set out in the employee
engagement section on page 0.

A third employee survey was completed by
staff in March and the details are reflected
in the Respaonsible Businass review on page
55.The Board has reviewed the results and
will censider the conclusions drawn and
any recommendations forimprovements

to working practices over the next yeor.

Our culture is a key strength and we

are proud of our high staff retention rates
and contented workforce. Our employees
have a clear understanding of our strategy
and are engaged and committed to
delivering it.

We have set out our purpose on page
01 and how this is delivered through
our shrategic priorities on page 14 and
business model on page 22.

Graphic
removed

Furtherreading on pages 01 - 09

Our purpose

$172 Statement and understanding

our stakeholders

The new Code and Miscellaneous Reporting
Regulations require us to demcnstrate

how we have discharged our duty under
5172 Companies Act 2006 and report

our compliance formally in a statement,
which we have set out on page 52.

This statement formalises and articulates
practices we have been foliowing implicitly
for many years. We already recognise

s a strategic priority the importance of
building retationships with our stakeholders,
as described on pages 06to 07, and a
responsibility the Board fakes very seriously.

We are here not only to generate financial
returns for shareholders but also to act
responsibly and in the best interests of all
of our stakeholders, the communities in
which we operate and wider society.

QOur commitment to being both a
responsible employer and partner has
been demonstrated during the recent
unprecedented disruption caused to our
everyday lives by the COVID-1% pandemic.

Our focus has been on the safety of our staff,
occupiers and other stakeholders and

we have worked closely with our tenants
and socught 1o provide workable sclutions
to those most affected and in need.

All employees have been successfully
warking remaolely without interruption.

We have initiated an employee-led
COviD-1? Communities and Charity
Commitiee and have provided financial
and other assistance and support 1o those
in need, including the provision of short
term rent free accommeodation to Core
Group o help with the construction of

the Nightingaile Hospital at the NEC in
Birmingham. Further details on our support
effort can be found on page 57.

On pages 87 to 92 we set out our key
stakeholders, why they are imporfant fo us,
how we engage with them and how they
have influenced the Bocrd’s decisions.
This, together with consideration of the
long term consequences of our decisions
and maintaining high standards of
business conduct, isintegral to the way
the Board operates.

We value the support and engagement
we have with all of our sharehclders
and are proud of our comprehensive
investor relations programme. We have
seen much greater focus this year from
investors on the ESG agenda. We respond
1o all enquiries we receive and will be
underiaking a company-wide fraining
session on ESG matters when lockdown
restrictions are lifted. o raise awareness
and discuss specific initiatives and
projects in hand.

Last year we appeinted Andrew Livingston
o5 the designated workforce Non Executive
Director with respensibility for employee
engagement matters in accordance
with the Code. He has played an acfive
role this year, hosting an informal lunch
for a small group of employees away
from the office environment providing a
forum for employees to share their views,
raise any concerns they may have and
improve links between employees and
the Board. He also reviewed the resulis

of the employee surveys and fed back
conclusions to the Board. Further defails
of employee engoagement and well-being
can be found on page 20 and in the
Responsible Business review on

pages 54 to 55.

Graphic
removed
Read more on §172 Statement on page §2

Recd more on Responsible
Business review on page 45

Read more on employee and
investor engagement on page 87
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Diversity and in¢lusion

We look to employ and retain a diverse
group of talented individuals with a wide
range of skills, expertise and beliefs, and
to operate in a warking envircnment free
of discrimination. We recognise that @
diverse organisation brings ¢ wide range

of perspectives and avoids narrow thinking.

The Company's Diversity and Inclusion
Policy, which can be found on our website,
guides new appointments and we actively
engage with recruiters to promote diversity
in candidate selection,

We continue to support initictives including
Real Estate Balance, to promote gender
diversity in the reql estate sector. Qur low
staff turnover is something we are proud
of. However it also constrains the pace of
change as oppottunities are dependent
uvpon staft vacancies arising as well as
the availability of suitable candidaotes.

To the extent that we have the opportunity,
we are commitied to improving diversily
in its widest sense ¢t aliievels throughout
the organisation.

There has been an ongoing commitment
to strengthen female representation at
Board level, which has increased from 9%
in 2017 to 25% today, which isjust marginally
below the Hampton Alexander target of 33%
to which we aspire. Femnale representation
throughout the Company has increased
this year fo 45%.

Performance evgluation

This year, the evaluation of Board and
Committee effectiveness was carried
outinternally. Next year we will commission
a full external review in accordance with
our three year cycle. The findings and
recommendations of this year's review
and progress against the recommendations
made last year are summarised in the
Nomination Committee report on page 97.

The Directors agreed that the Board

and its Commitiees continue 1o work

well together, in an open and supportive
environment and with the right balance
of skills, knowledge and experience to
undertake its duties. | would like to extend
my thanks to my fellow Board members
for the valuable contribution they

each make,

Remuneration Policy

This year the Remuneration Committee
Chair has written to our largest shareholders
as part of the consuliation process on

a new Remuneration Policy, which is set
outin detail on page 119. The key issues
raised by sharehoiders related to the
post-cessation shareholding requirement,
the alignment of pension contribulions
and the bonus deferral opt-out. The final
proposed Policy, which we hope will be
supported by our shareholders at the
2020 AGM, took into consideration all

kevy issues raised and amended certain
provisions accordingly. We believe the new
Policy achieves a balance between fairly
rewarding the Executive Directors as well as
encouraging alignment with shareholders,
and demenstrales cur commitment 1o
ensuring pay at LondonMetric is in line
with the Code.

Reporting

This year, as part of our commitment to
working with our wider stakeholder group
to improve the enviranment, we have
decided to use the authcrity in our Articles
to move away from the paper version of
this report and ask shareholders to instead
view it electronically online by visiting our
website. Those wishing to receive a hard
copy report have been accommaodated
and this will be sent at least 20 working
days before the AGM.

We strive each year to improve the
transparency and clarity of our reporting
to you and are proud that last year we
received EPRA Gold Awards for both
our sustainability and financial reporting.

Statement of compliance

Looking ahead

we spend a great deal of time at each
Board meeting discussing the wider
economic, political and property markets
and challenges we face, ensuring we
respond tc oppertunities and remain
resilient, Most recently, our focus has
been the threat of COVID-1% and the
significont and widespread disruption

this outbreck has brought fo our everyday
ives. Cur flexible working policy meant
that we were well equipped to continue
our operations remotely and all employees
have continued to work throughout the crisis.
The health and well-being of our staff and
their families is cur top pricrity and we have
and will continue to take whatever measures
are necessary to safeguard employees.
Having a clear strategy, experienced
team and strong balance sheet, puts us
in a geood position to navigate through
these unprecedented times.

we are proud to have a small, highly
focused and close knit team of individuals
at LondonMetric with streng real estate
and financial expertise. We recognise
that our success would not be possible
without them.

On behalf of the Board. | would like
to thank each and every one of Qur
employees for their contribution and
commitment over the past year, | am
delighted to be continuing as Chair
and look forward to the year ahead.

Signature removed

Patrick Voughan
Chair

10 June 2020

The Board has considered the Company's compliance with the provisions of the
UK Corporate Governance Code (the 'Code'} published by the Financial Reporting
Council in July 2018, publicly available ot www frc.org.uk.

The Board considers that the Company has complied with the provisions set out in
the Code throughout the year under review and to the date of this report, except for
Provision 19 relating to the tenure of the Chair, which is fully explained in the Nomination
Committee report cn page 7. An explanation of how the Board has applied the
orinciples of the Code Ts contained in the governance section that follows.
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Beard leadership and Company purpose

Board of Directors

The Board provides leadership and direction
fo the business as a whole, having due regard
to the views and interests of its stakeholders

and the environment within which it operates.

Image removed

From left to right:

Aandrew Livingston. Robert Fowlds. Suzanne Avery, James Dean, Rosalyn Willon, Andrew Jones. Pafrick Yaughan, Martin McGann.

2. Andrew Jones
Chief Executive

1. Patrick Vaughan
Chair of the Board and

Nomination Committee Appolnted: 25 January 2013

Appointed: 13 January 2010 Skills and experlence:

Andrew was a co-founder and CEQ

of Metric from its inception in March 2010
until its merger with London & Stamford

in Januory 2013. On completion of the
rmerger, Andrew became Chief Executive
of LondenMetric. Andrew was praviously
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.

Skills and experience:

Patrick hos been involved in the UK property
market since 1970. He was a co-founder and
CEQ of Arlington. of Pillar. and of London &
Stamford, leading all three of the companies
to successful listings on the FTSE main market.
Upon completion of Landon & Stamford’s
merger with mMetric in January 2013, he was
appointed Chair, becoming Non Executive
Chair on 1 October 2014, Patrick also served
das an Executive Directer of British Land 2005

. o . Other appoeintments:
to 2006, following its acquisition of Pillar.

None
Cther appointments:
None

Board Committees:
Nomination Committee (Chair)

3, Martin McGann
Finance Director

Appolinted: 13 January 2010

Skills and experience:

mMartin joined London & Stamford as
Finange Drrector in September 2008 until

its merger with Metric in January 2013,
when he became Finonce Director of
LondonMetric. Between 2005 and 2008,
Martin was a Director of Kandahar Real
Estate. From 2002 to 2005 Martin worked
for Pillar, latterly as Finance Director.
Prior to joining Pillar, Martin was Finance
Director of the Strategic Rail Authority.
Martinis a qualified Chartered Accountant,
having trained and qualified with Deloitte.

Other appoiniments;
None

LondonMetric Property Plc
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4, Suzanne Avery
Independent Director

Appointed: 22 March 2018

Skills and experience:

Suzanne was appoeinied to the Board of
LondonMetric in March 2018, Suzanne has
25 years' experience in corperate banking,
holding various Managing Director roles at RBS.
including Mangging Director of Real Estate
Finance Group & Sustainability, where she
was responsible for REITs, Funds and Lendon
based private property companies.

Other appoiniments:

Church Commissioner, senior advisor to
Centrus Advisors, Non Executive Director
of Richmond Housing Partnership Limited,
trustee of LandAid and co-founder of
Reaql Estate Balance

Board Committees:

Audit Committee,
Remuneraiion Committee and
Nomination Committee

5. James Dean
Independent Director
Chair of Remuneration Commitiee

Appolinted: 29 July 2010

Skills and experience:

James is a Chartered Surveyor and has
worked with Savills ple since 1973, serving
as a Director from 1988 to 1999,

QOther appointments:

James is a Non Executive Director of
Branston Holdings and Chair of London &
Lincoln Properties Ltd and Patrick Dean Ltd

Boord Committees:
Remuneration Committee {Chair)

4. Robert Fowlds
Senicr Independent Director

Appeolnted: 31 January 2019

Skills and experience:

Robert was appointed to the Board in January
201%. He has over 35 years' experience in req!
estate end is ¢ chartered surveyor. He was
head of real estate investment banking at J.P.
Morgan Cazenove until 2015 and, prior to
joining J.P. Morgan Cazenove in 2006, an
equity onalyst at mMerrill Lynch and Dresdner
Kleinwort Benson.

Other appointments:

mMember of the Supervisory Board of
Klepierre 5.A and Non Executive Director
of UK Commercial Property REIT Limited

Board Committees:
Audit Committee and
Remuneration Committee

7. Andrew Livingston
Independent Director

Appcinted: 31 May 20146

$kills and experience:

Andrew was appeinted fo the Board in

May 2014. On 2 April 2018, Andrew was
appointed Chief Executive of Howden
Joinery Group Plc, having been the

Chief Executive of Screwfix since 2013 aond
previously the Commercial and Ecommerce
Director from 2009 to 2013. Before joining
Screwlix, Andrew was Commercial Direcior
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 Commercial
Director from 2000 to 2003,

Other appointments:
Chief Executive of Howden Joinery Group Pic
and Director of Vedoneire Limited

Board Committees:
Audit Committee and
Nomination Committee

8. Rosalyn Wilton
Independent Director
Chair of Audit Committee

Appointed: 25 March 2014

Skills ond experience:

Rosalyn was appointed to the Boord of
LondonMetric in March 2014, becoming
Chair of the Audit Committee in March 2015.
She has held a number of Non Executive
Directorship positions, most recently with
AXA UK Limited, uniil September 2015, where
she acted as Chair of the Risk Committee
and Optos Plc, where she was Chair of
Remunergiion, She has previously served as
Senior Agvisor to 3i Investments and Providence
Equity Partners, Chair of Ipreo Holdings LLC,
the US based finoncial data and solutions
group, and has worked for Reuters Group
where she was a member of the Senior
Leadership Team,

Other gppointments;

Deputy Chair of the University of London,
Vvice Chair of the Harris Federation and
Chair of Governors of Harris Academy Bromiley

Board Commitees:
Audit Committee {Chair) ond
Remuneration Committee

Board independence

Graph removed

71%

Femadle representation

Graph removed

25%
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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 to day running of the business.

Ovur management team comprises
departmental heads from all key business
functions with a diverse range of skills
and experience.

Throughout the recent disruption caused

by the COVID-19 pandemic, the Senior
Leadership Team has met remotely twice
each week to discuss the key operational and
financiat aspects integral to the menagement
of the business. This has worked extremely
well and has faciliiated talent development
below Board level and communication
between the different teams. There are
informal and off site meetings at other times
and due to the size of the organisation, the
Executive Directors and Senior Leadership
Team are invoived in oll significant business
discussions and decisions.

The team meets to discuss the evelution of
strategy. financial and cperating targets
and performance, investment opportunities,
allocotion of capital and employee matters.
it is supported by three sub-committees, each
focusing on different areas of the business:
the Investment, Asset Management ond
Finance Committees, which meet regularly
and at least monthly. During the recent
COVID-19 pandemic, all staff have been
working remotely and Committees have
met by way of video conference calls two
or three times each week.

The mempers and respective roles of the
Senior Leadership Team are listed below,
along with the dates they joined

the crganisation.

1. Andrew Jones
Chief Executive

Graph
removed

Full biogrophy page 80

Management Commitiees:
Investment Committee,

Asset Maonagement Committee.
Finance Committee

2. Martin McGann
Finance Director

Graphic
removed
Full biography page B0

Management Committees:
Finance Committee

Image removed

3. valentine Beresford
Investment Director

Jolned: 24 March 2010

Skills and experience:

Valentine was co-founder and Investment
Director of Metric from its inception in March
2010 until its merger with London & Stamford in
January 2013. Prior to setting up Metric, Valentine
wds on the Executive Committee of British Land
and was responsible for all their Eurcpean retail
developments and investments. Valentine joined
British Land in July 2005, ollowing the acquisition
of Pillar, where he olso served on the Board

as Invesiment Director.

Management Committees:
Investment Committee

4. Mark Stirling
Asset Director

Jolned: 24 March 2010

Skills and experience:

Mark was co-founder and Asset Management
Director of Metric from its incepticen in March
2010 until its merger with London & Stamtord in
Januacry 2013. Prior to the setfting up of Metric,
Mark was on the Executive Committee of British
Land and as Asset Management Director was
responsible for the planning. development
and asset management of the retall portfolio.
Mark joined British Land in July 2005 following
the acquisition of Pillor where he was Monaging
Director of Pillar Retail Parks Limited from

2002 until 2005.

Management Committees:
Asset Management Commitiee

5. Andrew Smith
Strategy Director

Joined: 6 May 2014

Skills and experience:

Andrew joined LondonMetric in May 2014
from The British Land Company PLC where

he warked for nine years. Previously Andrew
worked for Pillar. At British Land he was
asenior member of the retail team and

Head of Investment Portfolio Management.
Since joining LondonMetric. Andrew has been
increasingly responsible for the Company’s
strategy and portiolic management as well as
its joint ventures, which he continues to fulfil.

Management Committees:
Investment Commities,
Asset Management Committee

LendonMetric Property Plc
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é. Jadzia Duzniak
Company Secretary

Joined: 23 April 2007

Skills and experience:

Jadzic joined London & Stamford in 2007
prior to its IPO and became Company
$ecretary on merger with Metric in 2013,
Jadzia is a qualified Chartered Accountant
and her role extends o corporate finance
and banking arangements and transactions.

Management Commitiees:
Finance Committee

7. Jucklie Jessop
Head of Finance

Jolned: 1 March 20046

Sklils and experience:

Jackie joined London & Stamford as
Financial Controller an its inception in

2006 having worked previously for Pillar

as Financial Controller, She became

Hecad of Finance ot LondenMetric in 2013,
Jackie is @ qualified Chartered Accountant
and is responsible for all aspects of financial
management and reporting.

Maonagement Commitees:
Finance Committee

8. Will Evers
Head of Long Income

Joined: 17 May 2010

Skills and experience:

Will joined Metric from inception in 2010
having previously worked at LaSalle
Investment Management and Bear Stearns.
Will's primary focus is to source and execute
investment opporfunities whilst having
responsitility for the portfolio management
and performance of the long inceme and
retail porttolio.

Management CommiHees:
Invesiment Committee

9. Nick Minto
Portfolic Management Executive

Joined: 15 June 201

Skills and experience:

Nick joined Metric as onInvestment Analyst
in 2011, Following the mergerin 2013,
Nick’s role has grown to incorporate
wider corporate, strategy and portfolio
management activity across the portfolio.
Nick is day to day responsible for the
portfolic management ond performance
of the logistics portfolio. More recentty,
the Company has supported Nick through
an EMBA programme.

Management Committees:
Investment Committee

10. Gareth Price
Head of investor Relations

Joined: 5 Janvuory 2015

Skills and experience:

Gareth joined LondonMetric in 2015 having
previousty worked in corparate broking
at Cantor Fitzgerald and Criel Securities.
He supports the Executive Directors

at shareholder roadshows and events
and alsc heads our Responsible Business
and Sustainability team.

Management Committees:
Finance Committee

Image removed

11. Ritesh Patel
Forecasting and Corporate Finance

Joined: 21 November 2011

Skills and experlence:;

Ritash is a Chartered Accountant

and joined London & Stamford in 2011
having previously qualified with BDO LLP,
Ritesh is responsible for the corporate
torecasting model and also is an integral
part of the banking ond corperote
finance team.

Management Commitees:
Finance Commitiee

LondonMetric Property Plc
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Our activities

Strategy & Operations

- Debated the property market outlook
and trends, focusing on the logistics
and leng income sectors and the
economic and peliticallandscape
at each meeting including Brexit and
the COVID-1% pandemic

- Approved major capital expenditure
and development projects including
at Goole and Bedford

People

- Received updates on the integration
of former Mucklow employees following
the acquisition

- Andrew Livingston continued work as
designated workforce Non Executive
Director, including hosting an informal
lunch outside of the office for a small
group of employees

- Reviewed the culture of the business
by considering the results of the annual
staff survey

- Half yearly presentation of results
to all staff

— Considered workforce remuneration
policies ond packages and
alignment to Executive Directors

- Weekly updates from the Chief Executive
during the COVID-19 pandemic and
period of remote werking

- Approved property acquisitions and
disposals in excess of £10 million including
the corporate acquisition of Mucklow,
portfolios of IMO and Kwik Fit assets
and disposals in Newark, South Eimsall
and Doncaster

- Approved an increased equity
holding in our DFS joint venture

Finance & Risk

- Reviewed quarterly
performance against budgets
and analyst consensus

- Reviewed the rolling three year
financial forecasts, going concern
and the Viobility Statement

— Approved the full year and half
year results and the Annual Report

N
Strategy & Finance N\
/ Operations & Risk \
The
Board Governance,
People Leadership &
Regulatory
N Other
N Stakeholders Y.
.,\\ .
Other stakeholders

- Considered feedback from Executive

Directors following sharehclder meetings.

roadshows and results presentations

- Shareholder consultation on the
new Remuneration Policy proposals

- Considered 5172 Statement and
Directors’ duty inrelotion to stakeholders
and implications for decision making
practices and processes

- Property tours of assets and
developments in Birmingham and
Bedford for Non Executive Direcitors
and in Crawley, frimley and
Weybridge for investors

- Received Responsible Business
update including progress against
annual targets

- Approved electronic communication
of Annual Report

LondonMetric Property Plc
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Own desirable real
estale that meets
accupiers' neads

manage and enhonce
responsibly to improve
our assels and help
occupiers thrive

Scrutinised the interim and
annudd property valuations

Annual review of the infernal
control framewark, risk register
and mifigation strategies

Risk dashboard considered at each
Board meeting highlighting emerging
risks including political, environmental,
cyber and COVID-12

Considered and approved
quarterly dividend, scrip and FID

removed

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

Generate reliable,
repetitive and growing
income-led total returns

- Approved the buyback and cancellation
of listed preference shares acquired os
part of the Muckiow acguisition

- Received a debt update paper from
the Finance Director on current and
proposed financing arrangements and
new LIBOR replacement regulations

Governance, Leadership & Regulatory

Corporate governance update
paper received, reviewing compliance
with new provisions of the 2018 Code

Appreved tax strategy and
Whistleblowing Policy

Approved updated Committee
terms of reference to incorporate
the 2018 Code

Internal Board and Commitiee
performance evaluation and
review of results

- Reviewed successicn planning and
considered tenure of James Dean
and Patrick Vaughan as independent
Non Executive Directors

- Approved appolntment of Robert Fowids
as Remuneration Chair following this
vear's AGM

— Continved support to Real Estate
Balance group premoting gender
diversity in the sector

In addition to the regular work of
the Board, the following key focus
areas in 2020 and planned for
2021are listed below.

Key activilies in 2020

of A&J Muckiow Group and
rmonitored the staff and systems
integration processes

Approved the corporate acquisition

and monitoring culture though
employee surveys

Further work on Company purpose

Emplcyee engagement by
the designated workforce
Non Executive Director

New Remuneration Policy and
consultation with shareholders

Ceonsidered independence and
tenure of Non Executive Directors
and approved Robert Fowlds

to succeed James Dean as
Remuneration Committee Chair
following AGM

Internal Board and Committee
performance evaluation

Key focusin 2021

Continue work on succession
pianning for the Board and on
improving diversity at all levels

Continue to monitor the impact
of the COVID-1¢ pandemic on
strategy and working practices

External review of Board and
Committee performance

LondonMetric Property Pic
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Our purpose and culture

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

Qur purpose sets out to employees,
occupiers and others stakeholders

what we do and why. It underpins

our strategic priorities and long term
direction. Qur values articulate what we
believe in and underpin our responsible
appreach to business, Our culture guides
the way we work and our relationships
with stakeholders.

We strive to operate in an open, honest
and respectful manner, listening and
engaging with stakeheolders ond acting
with infegrity to deliver our strategic
cbjectives. We believe n a 'can do'
attitude, doing the right thing for the
long term, through empowerment,
inciusion, openness and leamwork.
The Board believes that the culture

of the business, alongside its values,
cre the ultimate drivers of long

term success.

As Chair of the Board. | am responsible
for fostering the culture and values

of the Board and wider crganisation.
when hosting Bcard meetings, | facilitate
a collaborative atmosphere inwhich all
Directors are able to voice their opinions
and contribute to the debate, The ability
for Boeard members to speak freely in

a supportive environment is crucial for
effective decision-making.

This culture and thinking permeates
through the organisation through the close
interaction of the Executive Directors and
Senior Leadership Team in day to day
activities. The tone is set from the tep and
delegated to the Senior Leadership Team
who fead by example. Strong relationships
have been formed by staff over several
years of working together and processes
are well understoed and adhered fo
after many years of consistent application.
Our culture is a key strength and we benefit
frem and are proud of cur high staff
retention rates and contented workforce,

Ouremployees have a clear understanding
of our strategy and are engaged and
committed to delivering it.

Last year we ook steps to define and
document our purpose and vaiues,
as reflected on pages 01 to 09. This year,
the Board reviewed the alignment of
its purpose, values and strategy with
the culture and behaviour displayed
throughout the organisation.

Culture was assessed by the Senior
Leadership Team's review of the resulis
of the second staff survey, which is
explained in detail on page %0.

These results were presented to the Board
by Andrew Livingston as the designated
waorkforce Non Executive Director,

who was pleased 1o note the top three
responses from employees when asked
to describe the Company's culture as
being friendly, driven and collaborative.

If the Board is concerned that palicy,
praciices or behaviour are notin line
with the Company purpose, values or
strategy it will seek assurance from the
Senior Leadership Team that it has taken
comrective action, There were no concerns
raised in this regard in the year.

The Beard and Senior Leadership

Team also monitors staff turnover rates,
whistleblowing incidents and customer
satisfaction surveys fo assess and support
the alignment ¢of cufture and behaviour
across the Group with its purpose,

values and strategy.

Further details of the staff surveys and
employee well-being can be found

in the Responsible Business review on
pages 54 and 55 and in the employee
engagement section of this Governance
report on page 90.

We strive 1o operate

in an open, honest and
respectful manner, listening
and engaging with
stakeholders and acting
with infegrity 1o deliver
our strotegic objectives.

Patrick Yaughan
Chair

Our purpose
- What we do and why

Graphic |,
rermoved

See page 01

Our values
what we believe in

B
| removed

See pages 02 - 09

OQur culture
The way we work
| Graphic |

lrEmoved

See pages 54 - 55 and page %0
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Our stakeholders

Our approach to business builds and
maintains the trust of our key stakeholders,
and underpins the delivery of our

strategic priorities.

Building relationships with our stakehclders
is a strategic pricrity as described on
pages 06 1o 07 and integral 1o our business
model as shown on pages 22 to 23.

Wwe believe that in order to generate
valve and long term sustaincble returns,
we need to understand the views and
take account of what isimportant fo
our key stakeholders.

We having been doing this for
many years through effective and
proactive engagement.

This year for the first time, the 2018 Cede
and Miscellaneous Reporting Regulations
require us to provide more informaticn
about how the Board has considered
the matters and its duty under Section
172 of the Companies Act 2006 and cur
statement in this regard is on page 52.

On pages 88 to 92, we set out our key
stakeholders, why they are important to us,
how we engage with them and how they
have influenced the Board's decisions.

This, together with consideration of the
fong term consequences of our decisions
and maintaining high standards of business
conduct which is assessed on page 92,
isintegral fo the way the Board operctes.

Graphic
removed
Read more about our acquisition

of A & J Mucklow Group on page 18

Read more about cur employee
engagemeant cn page %0

Read more abeut our shareholder
engagement on page %0

This year the Board has censidered
the provisions of the 2018 Code and its
compliance with $172, and has further
considered how stakeholder interests
are incorporated into its decision-
making processes.

Board briefing papers and appraisals
document stakeholder interests and views,
ensuring the Board is fully infermed when
making decisions. Board and Committee
minutes record the consideration of
stakeholders in the decision making
process where relevant, and an
explanation of the Directors’ duty under
5172 will be provided cninduction for

all newly appointed Directors.

The most significant fransaction in the
year was the corporate acquisition of the
A&J Mucklow Group. As explained in the
case study on page 18, this fransaction was
a fantastic oppoertunity fo bring fogether
like-minded individuals, cultures and real
estate and we welcomed a small team
of talented employees to LendonMetric.

Other examples of how the Board has
considered the interests of stakeholders
in its decision-making process can be
found in the stakehclder engagement
table on pages 88 to 82 and inthe
employee engagement and shareholder
engagement sections on page %0.

We believe that in order

to generate value and

long term sustainable returns
we need to understand
the views and take account
of what is important to our
key stakeholders.

Patrick Yaughan
Chair

Section 172 Summary

Directors' duty fo promoete the success
of the Company for its members as
awhole, having regard fo:

» Consequences of decisions
in the long ferm;
Interests of employees;

+ Company's relationships with
suppliers, custemers and others;
Impact of Company’s operations
on the community and
environment; and

* Company's reputation,

LondonMetric Property Plc
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Our stakeholders continved

Graphic
removed

Our
people

Graphic
removed

R_écd more on
_pages 54-55

7 Our o
occuplers

' Graphic | .
removed
Read more on.

page 53

Our .
suppliers

Graphic
removed

Read more on
page 56

Stakeholder engagement

Why they are What is important
important to us to them

We employ asmall - Flexible working
dedicated and - Opportunifies
hardworking team for progression
of 33 employees. and career

They are critical development

to our success and - Diversity
the delivery of our and inclusion
strategy and we

N — Fair and equal
strive to ensure they

; b treatment
remain motivated and pay
and happy at
work and create
opportunities for
development
and progress.

Quroccupierslieal - Fit for purpose
the heart of our core real estate
purpose. Weneed  _ acceptable
to understand our leqase terms

cccupiers' needs
in order to deliver )
fit for purpose real and sustainaole
estate solutions buildings
whichunderpinlong - Good tenant/

- well designed

term sustainable landleord
income growth, relationship
To deliver our - Fair payment
strategy andbeing terms and
asmall team, prompt
we are supported settlement
by adiverse group  _ good, effective
of key suppliers and stable
including contractors, warking
professional advisors relationship
and agents,

- Long term

partnership

How we have
engaged with them

Third employee survey undertaken in
the year and results of second considered
by the Board

Designated workforce NED hosted
an external lunch for a small group
of employees

Companywide anti-bribery,
anti-corruption, money laundering
and corporate culture seminar
Flexible working rolled cut to

all employees

Mucklow office move and staff licison
Annual one to one appraisal and review
Open door policy

Senicr employees participate in LTIP

All staff events including half year and
annual results presentations

Weekly updates from Chief Executive
during COVID-19 pandemic

Annual customer satisfaction survey

Annual inspection and feedback report
for Muckiow assets

Dedicated CRM and asset management
teams and regular ongoing customer
discussions and meetings

Significant ongoing discussions during
COVID-19 with concessions and support
for a small minority of tenants who have
been affected

New corporate website launched

with enhanced occupier focus

Signatory to the UK-Prompt Payment
Cede and cur average payment time
this year was just 14 days

Close involvement of development team
with contfractors

Annual contractor, project and supplier
audits undertaken

Expected to have fully complied with

responsible development requirements
for those completed in the year

How they influenced the
Board’s decision making

Integration of Mucklow
employees and

their well-being fully
considered by the
Board when considering
relocation plans.
Further detail given

in the case study on
page 18.

Workforce NED

met small teams of
employees in the year.
He listened to their views
and cencerns, and

fed back results of stoff
survey tc the Board.

Four Non Executive
Directors accompanied
senior management on
tours of Mucklow assets
in Birmingham and
Bedford!, These tours
dllow the Board fo see
things first hand from our
occupiers' perspective
and understand

their needs.

New corporate
website launched in
April with enhanced
occupier focus.

LondonMetric Property Fle
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Our
investors

Graphic

removed
Read more on
our investors on
page 56
Read more on the
new Remuneration
Policy on page 119

Our
communities

Graphic
removed

Read more on
page 57

Why they are
important to us

Understanding

the views and
pricrities of cur
investors, lenders
and partners is
fundomental to
the development
of our strategy and
their continued
financial support.

Supporting and
investing into the
communities within
which we work,
including local
businesses and
residents, underpins
our responsible
approach to
doing business
and delivering

our sfrategy.

What is important
to them

- Financial and
operational
performance
and progression

- Dividend and
dividend cover

- Strategic pricrities,
investment plans
and capital
allecation

- ESG considerations

- Clearand
accurdie reporting

- Environmental
impact of curwork
- Disruption
to daily lives
and business
operations

- Impact onthe
local economy

- Employment
opportunities

How we have
engaged with them

Over 250 investors met at investor
meetings, conferences, site visits

and roadshows

Annual and half yearly results presentations
AGM usually attended by oll Directers

encouraging licison

Comprehensive information provided
onwebsite, which was enhanced by

the new corporate website

Head of Investor Relations responds to
ESG enquiries from investors which have
increased significantly in the yeor

Tours of assets in Crawley, Frimley

and Weybridge alongside
senior management

Licised with all key Muckiow investors
as part of the corporate aoquisition

Significant shareholder contact in relation

to COVID-1%

Major shareholders representing over 60%
of issued share capital were consulted
on our new Remuneration Policy

Communities Policy, Charity and
Communities Working Group
Local community lialsen at Bedford

following occupation of completed
units and ahead of Phase 2 of

the development

Community consultations at New Malden,

weymouth and Crpington

Charitable giving by the Company

and support for staff charitable events
COVID-19 Communities and Charity
Commitiee established and specific
charitable giving including to fcodbanks
and NHS Trust charities in Dagenham,

Birmingham and Bedford

20% salary waiver by the Board and senior
executives for COVIE-19 charitable giving

working with local scheols inciuding
at Kempton Challenger Academy

Encouraging strong community
involvement by our confractors

Local authority llgison and dialogue
Certain unclaimed dividends donated

to charity

How they Influenced the
Beard's decision making

Chair of the
Remuneration
Committee wrote

to shareholders
advising them of
proposed changes

to the Remuneration
Policy and encouraging
licgison and feedback.
Their views were taken
intfo consideration
with adjustments
subseguently made
to the final proposed
new Policy.

A company-wide
training session on

ESG matters is planned
to provide a forum to
discuss and understand
sustainability initiatives
and projects in which
the Group is involved.

A briefing note and
reguiar updates were
provided to investment
and asset management
teams fo assist their day
to day activities.

LondenMetric Property Plc
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Our stakeholders continued

Employee engagement

At the end of last year, we completed our
second employee survey. The feedback
was very positive with 100% of employees
feeling proud to work for LondonMetric.

The survey covered three key areas:
1. The Company

2. The office environment

3. Aboutme

Overall, we saw an improvement in the
results compared with the previous year
and 71% cf the workforce were positive
about the Company, an increase of 5%.

Employees were pleased with the
changes made as part of the ofiice
refurbishment in 2019, with 89% of
staff feeling positive about the office
environment, an increase of 29% on
the previous year.

The top three responses from employees
when asked o describe the Company's
culture was that it was friendly, driven
and collaborative.

Andrew Livingston, the designated workforce
Non Executive Director, presented the results
to the Board for discussion as part of the wider
employee engagement agenda.

In Jure, Andrew hosted an employee
lunch for eight pecple across ali disciplines
of the Company.

The informal lunch was an opportunity
to speak freely ond discuss the survey
and business in general.

There are also many ad hcc occasions
where other Non Executive Directors
meet with employees, for example as part
of cur Board induction process and at
property site visits. In addition, staff below
Board level are encouraged to attend
and present at Committee meetings.

The Company sent its third employee
survey to all staff in March 2020. Responses
were received from 82% cof employees and
the majority of results were ahead of the
2019 survey. Allemployees enjoyed working
for the Company and $6% had confidence
in the Senior Leadership Team. 71% of

staff felt considered in decision-making,
anincrease on the 2019 score of 64%.

The results have been collated and
reviewed by Andrew Livingston and the
Board and wiil be further considered
over the course of the year.

Further details are reflected in the
Responsible Business review on page 55.

During the COVID-19 pandemic all
employees have been working remotely.
A supplement to the third survey was
sent to staff in May fo undersiand home
working practices, arrangements

and general staff well-being.
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Formal Management team ‘
whistleblowing invited to B?urd ! Open door
policy and Committee ‘ culture
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Shareholder engagement

Regular communication with investors
continues to be a top priority for the Board
who believes that understanding the views
of shareholders is an important contributor
to the Company's strategic direction

and success.

The Chief Executive and Finance
Director are the Company's principal
representatives and, along with the

Head of Investor Relations, hold meetings
throughout the year to communicate the
Company's strategy and performance.

In addition, this year the Chair of the
Remuneration Committee consulted
with our major shareholders representing
over 60% of issued share capital on the
propesed changes to the Remuneration
Policy, whichis discussed in detail in the
Remuneration Committee report on
page 112,

Investor meefings

The framewaork of investor relations is set
around the financial reporting calendar,
specifically the announcement of half
and full year results. In cadition, significant
shareholder engagement occurs outside
of these periods and primarily consists of
UK regicnal and overseas roadshows and
responses to ad hoc requests for meetings.

These meetings and roadshows seek to
keep investors informed of the Company’s
performance and plans, answer questions
they may have and understand their views.

Topics discussed include the development
and implementation of strategy. financial
and operational performance, property
transactions and the markets in which we
operate, quality of underlying occupiers,
strength of the Company's income. debt
structure and the real estate market in
general. In addition, we saw a significant
increase in environmental, social and
governance quesiions compared to
previcus years.
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Investor activity

During the financial year, the Company
met with over 250 shareholders, analysts
and potential investors.

The acquisition of A&J Muckiow involved
significant shareholder diclogue with

both their shareholder base as well as

the Company’s. Whilst there was some
overlap in the sharehelder base, a number
of Mucklow shareholders were unfamiliar
with LendonMetric. During the course

of the acquisition, we met or spoke with
all key Mucklow institutional and private
weolth investors. There was alse significant
sharehclder contact towards the end of
the yearin relation to COVID-19.

A breakdown by type of investor seen
and location of meeting are shown in
the charts on page 92. Meetings were
held predominantly in the UK, with
approximately 67% of investors seen in
Londen, and a further 20% of investor
meetings held overseas in Canada,
Holland, Scuth Africa and the United States.
The Company will continue to engage
with overseas investors to bronden its
investor base further,

Reflecting the importance of retail/private
wealth shareholders, the Company
maintained its high level of regional
roadshow activity including visits to
Bristol, Cheltenham, Edinburgh, Glasgow,
Liverpool, Manchester as well as a
roadshow in the Isle of Man. It also hosted a

number of private wealth group meetings.

Intotal, private wealth meetings accounted
for 38% of investors seen and the Company
continues to place great impaortance

on engaging with its private wealth
shareholders. It also became a partner

of the Property Chronicle magazine in
which it contributed apinions and thoughts
to editerial pieces targeted ot private
weaith readers.

The Company also presented at several
conferences including participating in
an EPRA/Bloomberg panel event.

We have worked hard 1o continue our
close relationships with analysts in light
of the continued contraction of analyst
coverage across the equity markets.
We continue to enjoy strong analyst
coverage with 13 brokers covering us.
which is unchanged on the prior year.

Investor site visits

Tours provide an opporiunity to see our
assets, understand strategy and meet the
senior management team. During the year,
two site visits were amanged for investors
at the Company's distrioution warehouses
in Crawley, Frimley and Weybridge.

Investor feedback

Investor feedback is presented to the
Board at scheduled meetings, together
with published analyst comments.
Feedback received continues to be very
supportive of the Company's strategy,
performance, management and
future direction.

As part of its ongoing sharehoider
engagement, the Company had intended
to conduct its second biennial investor
Responsible Business survey in March 2020.
As aresult of COVID-19 and the significant
focus on the near term implications of the
pandemic, it was decided to postpone
this survey until @ more appropricte dafe.
The feedback. however, on Respensible
Business from investor meetings and
other conversations with our investors’
ESG tearms was very supportive of

our activity and ocur achievements.,

Public communication

Shareholders are kept informed of

the Company's progress through results
staternents and other announcements
released through the London Stock
Exchange. Company announcements
are made available on the website
affording all shareholders full access

to material information.

The website is an important scurce of
information for shareholders and includes
a comprehensive investor relafions section
containing all RNS announcements, share
price information, investor presentations
and factsheets, haif year results and
Annual Reports available for downloading.
The Company undertook a complete
website redesign in the year which included
a clearer and more comprehensive investor
relations page with additional features
such as consensus analyst estimates for
key company financials.
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Board leadership and Company purpose

Our stakeholders continued

Alive and on demand webcast of results
and ¢ CEQ inferview is posted twice a year
on our website. Individual shareholders
can also raise questions directly with the
Company at any time through a facility

on the website,

This year, as part of our commitment to
working with our wider stakeholder group to
improve the environment, we have decided
to use the authoerity in our Articles to move
away from the paper version of this report
and ask shareholders to instead view it
electronically online by visiting our website.
Those wishing to receive a hard copy report

Investor meetings

By location

Groph removed
1 Overseas 20%
2 tondon 67 %
3 Site visit 2%
4 UKregional 1%
By type of investor

Graph removed

Specialistinstitution 34%

1

2 Broker 6%
3 Private wealth 36%
4 Generalist institution 4%

have been accommodated and this will be
sent af least 20 working days before fhe AGM,

Annual Generdal Meeting

Shareholders are encouraged to
participate in the Annual General Meeting
{AGM') of the Company, which provides a
forum for communication with both privale
and institutional sharehclders alike.

In usual circumstances, the whole Board
attends the AGM and is available fo answer
shareholder questions. This year, due to the
CCVID-19 pandemic, we are required o
hold the meeting as a closed meeting and
shareholders will not be able to attend.

Key shareholder events
throughout the year

Q‘I - Full yeor 2019
results presentation

- Pre-marketing meetings
ahead of A8J Muckiow
acquisitions

- Investor full year roadshow
held post results in London,
Amsterdam, Manchester,
Liverpool and Birmingham

Q2 - Annual General Meeting
of shareholders

- Investorrocadshowsin
London, the Isle of Man,
New York and Boston

— Site visit to Crawley

Qs — Half year results presentation
- Half yearinvestor
roadshew post results
- Investor roadshow in
London, Cape Town
and Johannesburg

Q4 - Investor meetings in
London, Bristol, Eclinburgh,

Glasgow, Boston
and Toronto

~ Site visits to Crawley,
Frimley and Wevybridge

— Investor conference
calls on COVIDR-19

However, guestions can be submitted
fo the Company before the meeting
as described in the Notice of Annual
General Meeting on page 191.

Details of the resolutions to be proposed
and voting details can alse be found in
the Nofice.

Details of the number of proxy votes for,
against and withheld for each resclution
will be disclosed in the AGM RNS
announcement and on cur website.

The Senior iIndependent Director is
available tor shareholders to contact
if other channels of communication
with the Company are not available
or appropriate.

Promoting long term success

The Board s collectively responsible for
the long term success of the business,
having due regard fo the views of its
stakeholders and the environment within
which it operates, We have had another
successful year, with strong financial
results and robust portfolio mefrics.

The portfolio has significantly grown in
size and value as a result of the Mucklow
acquisition and looking ahead, the
combination of additional income from
our development programme, asset
management inftiatives and acquisitions
help to support sustainable earnings and
dividends. Our strategy. activities and
financial results are set out in the Strategic
report on pages 01 to 75 and ourlong
term focus and success story is evidenced
by the Performance highlights and Key
performance indicators on pages 10
and 24 respectively.

Real estate is an inherently long term
cyclical business and the Board therefore
takes a longer term view when making
decisicns. Some examples of this include:

The Group's financial budgets cover
a three year rolling pericd and are
updated monthly and reported
quarterly to the Board

One Board meeting each yearis
dedicated tc the discussion of the
Group's longer term strategy

The risk register and dashboard

includes consideration of both short
term and lenger term emerging risks

»
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Division of responsibilities

Leadership framework

Board Of Directors

Chair: Patrick Vaughan

The Board is collectively responsible for

the long term success of the business, having
due regard to the views of iis stakeholders

and the environment within which it operates.
It provides leadership and direction, establishes
and fosters the culture. values and ethics

of the organisation, and independently

Board Committees

oversees management's execution of strategy
within aon acceptable risk management and
internat control fremewaork. The work of the
Board both cormplements and supports the
work of the executive team. The Board is made
up of a group of talented individuals with
wide-ranging commercial experience from
arange of industries and secters including
property. finance. banking. risk monagement,
sustainabdlity and retail.

2

Through this diversity, experience and
deep understanding of the business,

its culture and its stakeholders, the Board
delivers sustainable volue as setf out in
the Strategic report from page 01,

(L]

Cur activities pages 84 -85
Biographies pages 80 - 81
Roles & responsibilities pages %4 - 94

The Board has three Committees of Non Executive Directors to which it has delegated a number of its responsibilities. The Committees ensure a strong
governance framework for decision making and each operates within defined lerms of reference which are reviewed annually by each Committee
and the Board. The Chair of egch Committee provides a verbal update on the matters discussed ot each meeling to the Board.

¥

Audit Committee

Chair: Rosalyn Wilten

The Audit Committee has oversight of the
Group's financial and narrative reporting
processes and monitors the integrity of
the financicl statements.

- Oversees finoncial reporting process

- Scrutinises significant judgerments
made by management

- Monitors effectiveness of risk management
systems, internal control and viakility

— Evaluates the external audit process
- Regulatory compliance oversight

Avudit Committee report page 104

T
Remuneration Committee

Chair: Jomes Dean

— The Remuneration Committee determines
and implements a fair reward structure
to incentivise Executive Directors to
deliver the Group's strategic objectives
whilst maintaining stobility in the
management of its long term business.

— Determines and implemenis
Remuneration Policy

- Setsremuneration packages and
incentives for Executive Directors
and senior management

- Approves annugl bonus and LTIP targets
and outcomes

- Has oversight of workforce remuneration
arrangements and alignment

Graph
removed

Remuneration Committee report page 112

Senior Leadership Team

Operates under the direction and
leadership of the Chief Executive to deliver
the approved stralegic objectives and
manage the day te day running of the
business. It is supported by sub-committees,
focusing on different oreas of the business.

Management Committees

1

- Implementation of strategy

- Sets budgets and manages eperational
and financiol performance

- Day fo day management of the business
and its principol risks

- Monage, appraise and develop staff

I

RA

Nomination Committee

Chair: Patrick Vaughan

The Nomination Committee ensures thot
the Board and its Committees have the right

bolance of skills. knowledge and experience,

having due regard 1o succession planning
and diversity.

- Recommends appointmeants

- Board composition and succession
- Considers skills ond diversity

- Leads performance evaluaticn

Graphic
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Nomination Committee report page 97

Employee remuneraticn and well-being
— Monages allecation of capital

Identifies and assesses business risks
and implements mitigation strategies

— Responsitle business octivities

removed [piographies pages 82 - 83

Np
Investment Commiittee

Chair: Valentine Beresford

— Reviews investment and divestment
opporiunities and allocation of capital

- Approves transactions of less than
£10 million and recommends higher
value transactions to the Board

N

Asset Management
Committee

Chair: Maork Stirling

- Reviews value enhancing operational
activities and development oppertunities

N2

Finance Committee

Chair: Martin McGann

- Reviews budgets and forecasts,
achievermnent of targets. funding
requirements and liquidity

LondenMetric Property Plc
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Division of responsibilities

Leadership roles and responsibilities

The following table sets out the key roles and responsibilities of Board membaers.
The responsibilities of the Chair, Chief Executive, Senior Independent Director,
Board anad Committees are set out in writing, approved annually and are available
on the Company's website at www.londonmetric.com.

Roie

Chair
Patrick
Vaughan

Responsibilities

Leads the Board and ensures it operates effectively

Sets Board culture, style and tone of discussions to promote
boardroom debate and openness

Promotes Company purpose, values and ethics
Builds relationships between Executive and Non Executive Directors

Monitors progress against strategy ond perfermance
of the Chief Executive

Chief Executive
Andrew Jones

Manages diglogue and communication with shareholders
and key stakeholders and relays views to the Board
Develops and recormmends strategy to the Board

and is responsible for its implementation

Day to day management of the business operations
ond personnel assisted by the Senior Leadership Team

Finance Director
mMartin McGann

Suppaorts the Chief Executive in developing and implementing
strategy and alignment to financial objectives

Stewardship of financial resources and risk management

Non Execulive
Directors
Suzanne Avery
James Dean
Rebert Fowlds
Andrew
Livingston
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 a whole

Contribute a broad range of skills and experience

Moniter delivery of agreed strategy within the risk and control
framework set by the Board

Review the integrity of financiad information and risk
management systems

Senior
Independent
Director
Robert Fowlds

Acts as a sounding board for the Chair and trusted
intermediary for the other Directors

Avdilable as a communicaticn channel for shareholders
if other means are not appropriate

Leads performance evaluation of Chair

Designated - Ligison with employees and attendance at key employee
Workforce NED and business events
‘I‘ff”_d{e‘;" — Monitors the results of staff surveys and reports to the Board
n n . . . .
vingsto - Reviews messages received through the whistleblowing system
Company — Advises the Board and is respensible to the Chair on corporate
Secretary governance matters

Jadzia Duzniak

Ensures good flow of information to the Board. its Commitiees
and senior management

Promotes compliance with statutory and regulatory
requirements and Board procedures

Provides guidance and support to Directors, individually

and collectively

Division of responsibilities

The roles of Chair and Chief Executive
are separately held and their responsibilities
are defined in writing and approved

by the Board. There is a clear division of
responsibilities between the Cheir, who

is responsible for teading the Beard and
monitoring its effectiveness and the Chief
Execulive, who is responsible for the day
to day management of the Group and
the implementation and delivery of the
Board's agreed strategic objectives,

The Chair is responsible for ensuring a
constructive working relationship between
Executive and Non Executive Directors
and for encouraging and fostering

¢t culture of boardroom challenge

and debate.

He sets the Beard agenda and maintains
regular contact with the Executive and
Non Executive Directors outside of formal
Board meetings, which ensures he is kept
abreast of individual views, any issues
arising and to foster an open and two
way debate about Board, Committee
and individual members' effectiveness.

The Chair will be hosting a dinner for

the Non Executive Directors without

the Executive Directors present to foster
debate and challenge. This has been
delayed due to the lockdown restrictions
recently imposed.

Matters reserved for Board approval
To retain control of key decisions and
to ensure there Is a clear division of
responsibilities between the running

of the Board and the running of the
business, certain matters are reserved
for the Board's attention and approval.

These include the approval of strategy.
budgets, financial reports, significant
acquisitions and disposals above the
delegated authority limits [currently
£10 million), major capital expenditure,
funding and dividend policy.

LondanMetrle Property Pic
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Non Executive Directors

The Non Executive Directors are a diverse
group with a wide range of business
experience encompassing property,
finance. banking. risk management,
sustainability and retail. They provide a
valued rele by independently challenging
and scrutinising aspects of executive
decisions and menitoring the delivery of
the agreed strategy, adding insight from
their varied commercial backgrounds.
Many either currently or have previously
served on other listed Boards, bringing
different views and perspectives to
Board operations and debates.

Each of the Non Execuiive Direciors,
other than the Chair, is considered by
the Board to be independent frem
management and has nc commercial
or other connection with the Company.
Tenure is measured from the date of
election to the LondonMetric Board

as in previous periods and the Board's
composition thicughout the year met
the Code's requirement that at least half
of its members, excluding the Chair, are
independent Non Executive Directors.
This balance ensures that ne one individual
or small group of individuals dominates
the Board's decision making.

The Senior Independent Director is Robert
Fowlds. He acts as a sounding board for
the Chair and an intermediary to the other
Directors and shareholders as required.
He is available to meet with shareholders
at their request 1o address concerns or,

if other communication channels fail, to
resolve queries raised. No such requests
were received from shareholders in the
year. During the year Robert met with the
ather Non Executive Directors, to appraise
the performance of the Chair as part of
the internal performance evaluation.

On appeintment, Non Executive Direclors
are advised of the likely time commitment
e fulfil the role. The ability of individual
Directors to allocate sufficient time to
discharge their responsibilities is considered
as part of the annual evaluation process led
by the Nomination Committee. The Board
is satisfied that each of the Non Executive
Directors deveted sufficient time to the
Company's business during the year and
has capacity to continue to do so.

Non Executive Directors are encouraged
to communicate directly and openly

with the Executive Directors and senior
management between scheduled Board
meelings fo explore and challenge large
and complex fransactions and as part of
each Director's contribution to the delivery
of strategy. This ad hoc communication is
supplemented by site visits and provides
further opportunity to mix with senior
management. During the year Suzanne
Avery, James Dean, Robert Fowlds and
Patrick Vaughan accomparnied the
Senior Leadership Team members and
the Head of Investor relations on tours

of the Mucklow portfelio in Birmingharm
and assets in Bedford.

Board meetings

The Board has a regular schedule of
meetings, timed around the financial
calendar, together with further ad

hoc meetings as required to deal with
transactional, routine or administrative
matters, which this yearincluded a
separate meeting to approve the
corporate acquisition of A & J Mucklow
Group. Whilst strategy s considered at
every Board meeting encompassing topics
such as market conditions and outlook,
investment opportunities, capital allocation
and emerging risks. one meeting orlunch
each year’s dedicated to strategy to
ensure it remains relevant and adapis

to changing econcmic. market and
environmental conditions.

At each Board meeting. the Chief Executive
provides a review of the business, setting
out progress against strategic chjectives
and discusses any issues arising.

The Board censiders the Company's
stakeholders in its discussions and takes
account of the views of, and feedback
from, its shareholders, employees and
customers as described in detall on pages
87 to 92 and in the Responsible Business
review on pages 52 to 57.

The Company Secretary maintains
arolling agenda for the Board and its
Committees and, in consultation with
the Chair, she ensures agendd items cover
the schedule of matters reserved for the
Board, compliance with the Code and
other regulatory requirements.

Selected members of the Senior
Leadership Team attend Board meetings
and present on topics of relevance,
increasing the range of views and input.
n addition, senior employees below Board
level are invited to present to the Board
and its Committees on cperational and
regulatory topics during the course of the
year. This facilitates the open interaction
of Non Executive Directors with senior
managers througheout the organisation.
This year the Strategy Director, Head of
Investor Relations and Head of Finance
attended Board or Committee meetings
to discuss relevant operational topics.

All Directors are expected to attend

all meetings of the Board and of the
Commitiees on which they serve, and

to devote sufficient time to the Company's
affairs to enable them to fulfil their duties
as Directors. On the rare occasicn that

a Director is unable to attend a meeting,
papers will still be provided in advance
and their comments and apologies for
absence are provided to the Board prior
to the meeting. The attendance record
of Directors at Board meetings during the
yvearis reflected in the table on page 94.

G;aphic |
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Division of responsibilities

Leadership roles and responsibilities cortinued

Membership and attendance

The number of Board and Committee members and their attendance during the yeor

waos as follows:

Date Tenure
Member appointed {years)®* Independent Board?
Chair
Patrick Vaughan 13/1/2010 10 n/a 6 {6)
Executive Directors
Andrew Jones 25/1/2013 7 No 6 {6)
Martin McGann 13/1/2010 10 No 6 (6)
Valentine Beresford* n/a nfa n/a 111
Mark Stirling* n/a n/a n/a 11
Non Execufive Directors
Suzanne Avery 22/3/2018 Yes 6 (6)
James Dean 294712010 10 Yes & {6)
Robert Fowlds 31/1/2019 1 Yes 6 (6)
Andrew Livingston 31/5/2018 4 Yes 6 {6)
Rosalyn Wifton 25/3/2014 6 Yes 6 {6)
Percentage independent' 7%

1 Based on Beard members as at 31 March 2020

2 Brockeiled numbers indicole the number of meetings the member was eligible to attend
3 Tenureis measured from the date of appointment to the LondonMetric Board and as ot 31 March 2020,

rounded to the nearest whole year
4 Stepped down from the Board on 11 July 2019

Information flow

The Chair, supported by the Company
Secretary, ensures that the Directors
receive clear and timely information
on all relevant matters o enable them
to discharge their responsibilities.

Comprehensive reports and briefing
papers are circulated one week prior to
Board and Committee meetings to give
the Directors sufficient time fo consider
their content prior to the meeting and
to promote an informed boardroom
discussion and debate and to facilitate
robust and informed decision-making.

The Board papers contain market,
property, financial, risk and governance
updates as well as other specific papers
relating to agenda iterns. Specific briefing
papers were provided to the Board and
its Cornmittees on the Mucklow acquisition
and integration, responsible business,
carporate governance, cyber security,
tenant covenants and debt.

The Beard receives other ad hoc papers
of a transactional nature at other times,
circulated by email, tor their review

and approval which are ratified at the
next Board meeting.

Minutes of ali Board and Commitiee
meetings are circulated to all Directors
after each meeting and are included
in the next Board or Committee pack.
A detailed action list is prepared by
the Company Secretary, followed up
by management and reviewed at

the next meeting.

Independent advice

All Directors and Commitiees have
access af all fimes to the advice and
services of the Company Secretary,

who is responsible for ensuring that
Board procedures are followed and that
governance regulations are complied
with and high standards maintained.
The Directors may, in the furtherance of
their duties, take independent professional
advice at the expense of the Company.
None of the Directors sought such advice
in the year.

The Chairs of the Audit and Remuneration
Committees communicate regularly and
independently with relevant staff and
external advisors including the Company's
external auditors, Deloitte LLP, and
remuneration advisors, PwC,

Conflicts of interest

Directors are required and have a duty
to notify the Company of any potential
conflicts of interest they may have.

Any conflicts are recorded and reviewed
at each Board meeting. There have been
no conflicts of interest noted this year.

Time commitment

Before taking on any additional externail
commitments, Directors must seek the prior
agreement of the Board to ensure possible
conflicts of interest are identified and to
confirm they will continue to have sufficient
time available to devote to the business

of the Company and fulfil their duties.

Executive Directors are required to
devote almost all their working time to
their executive role at LondonMedtric
although certain external appointmenis
are permitted.

During the year Andrew Jones stepped
down as a Non Executive Director of
The Unite Greup Plc, having served on
its Board for six years.

LondonMetric Property Plc
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Composition, succession and evaluation
Nomination Commitiee report
Membership and attendance
The number of Committee members and their attendance during the year
was as follows:
Date Tenure Meetings
Member appointed (years) attended?
Image removed Patrick Vaughan {Chair) 1/11/2012 7 22
Andrew Livingston 19/9/2018 2 22}
Suzanne Avery 31/1/2019 1 22}

The Committee’s focus
this year has been the
independence of the
Non Executive Directors
and compliance

with the provisions

of the new Corporate
Governance Code.

Patrick vavghan
Nominalion Committee Chalr

1 Tenurs is measured from dole of appeintment to the Committee and as at 31 March 2020,

rounded to the nearest whole year

2 Brackeled numbers indicate the number of meetings the member was eligible to oftend

Key responsibilities

Beard composition, succession and appolniment

- Review and evaluate the size. structure and compeosifion
of the Board and its Committees, including the diversity
and balance of skills, knowledge and experience of each

- Consider succession pianning for Directors and other
senior executives

- Lead the process for new Board and Committee appointments
cnd make recommendations regarding Board and Committes
membership changes

Diversity
- Promote the Company's policy on diversity at Board level
ond in the wider organisation

Performance evaluation
- Lead the Board and Cemmittee performance evaluation exercise

Re-election of Directors

— Assess the time commitrment required from Non Executive Directors
and consider the annual election and re-election of Directors
to the Board

Graphic
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Highlights in 2020

% - Considered independence and lenure of Non Executive Directors
and approved Robert Fowlds to succeed as Remuneration Chair

following AGM

- Ledinternal Boord and Commitiee performance evaluation

Focusin 2021

% — Board succession planning and refreshment

- Promote diversity at alllevels of recruitment and take inte consideration

for the next appointment to the Board
Cversee talent development within the crganisation

External Board and Committee pertormance evaluation
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Composition, succession and evaluation

Nomination Committee report continued

Dear Shareholder,

i am pleased to present the Nomination
Committee's report for the year to
31 March 2020.

The Committee's focus this year

has been the independence of the
Non Executive Directers and complicnce
with the provisions of the 2018 Corporate
Governance Code ('Code’).

James Dean has served as a Nen Executive
Director and Remuneration Commitiee
Chair for more than nine years which,
under provision 10 of the new Code could
appear to impair his independence.
Arrangements for his succession were
discussed and agreed last year and
further considered and refined this year.

as discussed in detail below. We are

very pleased to anncunce that James

has decided to continue hisrole asa

Non Executive Director until a suilable
replacement for him can ke found,

but will step down from the Remuneration
Committee fellowing the AGM. We believe
he brings exceptional and exiensive property
expertise, sound judgement and constructive
challenge fo the Beard and is a highly
regarded, wellrespected and independent
member of the team and therefore regard
him as independent in accordance with
the Cede. From a governance perspective,
71% of the Boeard excluding the Chair
comprises independent Non Executive
Directors in accordance with the Code.

The Committee led an evaluation of
Board and Committee performance

as descrived on pages 101 to 103.

The findings were collated, discussed
and recommendations forimprovements
to processes agreed. | am pleased fo
report that the findings concluded that
the Board and Committees centinued to
operaie well. Next year we will commission
an external evaluation of performance
in accordance with the current
governance regulations.,

Looking forward, the Committee will
confinue to focus on the Board and
Company's succession planning and
oversee the development of talent within
the organisation, promeoting diversity
inits widest sense.

Role of the Committee

Ourrole is to ensure the Board and

its Committees continue to have the
right balance of skills. experience and
knowledge to independently carry
out their duties and provide strong
and effective leadership to enable the
Coempany to deliver its strategy, having
due regard to the interest of its key
stakeholders and to the benefits

of diversity.

We drive succession planning and
ensure that itis properly planned and
managed to maintain stability in the
leadership team and mitigate against
business disruption.

Board composition and succession

The Committee discusses Board

and Committee compaosition, size

and structure at each meeting.

This year, we have continued to focus
on the independence of Non Executive
Directorsin light of the new 2018 Code.

Last year we considered the tenure of
James Dean, Non Executive Director and
Chair of the Remuneration Commitiee,
and decided to appoint Robert Fowlds
to succeed him as Committee Chair
after he had served as a member of the
Remuneration Committee for 12 months,
It was also agreed that James would
remain as Chair and a Non Executive
Director until this time in order to facilitate
an orderly transition. The Committee
subsequently decided, having taken
the advice of PwC, the Company's
remuneration advisor, that James should
remciin as Committee Chair untit the AGM
to facilitate the implementation of the
new Remuneration Policy and to provide
continuity for sharehoiders throughout
the communication and liqgiscn process.

The Committee also considered James's
independence as a Non Executive Directaor,
having served for more than nine years
on the Board. Both the Committee and
Board highly value his in depth property
expertise and the insight and challenge
he brings. and strongly support his
centinuing service as a Non Executive
Director, notwithstanding the fact that
his tenure may be seen to compromise
his independence under the terms

of the Code. To avoid perceptions of
non-independence, James will retire from
the Committee in July 2020 althocugh he
will remcain as o Non Executive Director

of the Board until a suitable replacement
is found. The Board firmly believes thal
James brings sound judgement and

an independent approach to all Board
matters and deem him independent in
accordance with the Code.

The Committee also considered the size

of the Board last year, and in July 2019,

two Executive Directors, Valenting Beresford
and Mark Stirling. stepped down from

the Board but remained Investment and
Asset Directors and members of the Senior
Leadership Team responsible for running the
day to day operations and implementing
strategy. They continue to provide valuable
centributions to Board discussions.

Following these changes, the membership
of the Board. excluding the Chair, comprises
a majority of independent Non Executive
Directors andis fully compliant with Provision
11 of the 2018 Code.

The Committee will continue its search for
James's ultimate replacement, pricritising
candidates with a similar level of property
expertise and experience.

| have served as a Director for ten years,
the first three years as Chief Executive
and as your Chair for the last seven, since
our merger with Metric in 2013, The length
of my tenure, being mere than nine years,
does not comply with Provision 19 of the
Code. However, taking into consideration
Board responses to the performance
evaluation exercise undertaken this year,
the Nomination Committee concluded
that it was in the best interests of the
Companry for me to continue in office
and maintain the appropriate stability

in the leadership team.

Having worked in the UK property market
for 50 years and being co-founder and CEC
of three listed property companies before
being appcointed as Chair, the Board advise
me that they value my notable experience
and industry knowledge, and do not

feel my independence, objectivity and
judgement is compromised by my length
of service.

The Nomination Committee will continue

its search for my successor but cannot set
a time limit on this as appointing the right
candidate with the necessary expertise.
character and beliefs is essential. | will
remainin office as long as necessary in
crder to facilitate an orderly and planned
succession with minimal business disruption,
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Below the Beard, succession planning is
delegated to the Senior Leadership Team,
to ensure we retain and recruit a pipeline
of talent and sultable future leaders to serve
as the next generation of Directors and
support the Company's longer term plans.

The Senicr Leadership Team is committed
to nurtuting, developing and retaining
high performing individuals. Staff appraisals
are undertaken on an annual basis and
provide o forum to discuss targets, progress
and future prospects, Regular contact
with Board members is encouraged,

both Executive and Non Executive, in and
outside of meetings, through presentations,
property tours and one to one sessions to
discuss specific issues.

Although there are no immediate vacancies
at Board or Senior Leadership Team level
and execution of the Company's strategy
is not dependent on any one individual, we
recognise the need to develop ourinterncil
falent and fo have contingency plans for
unforeseen absences.

With this in mind and following the recent
performance evaluation exercise described
in detail on page 101, it was decided that
other members of the Senicr Leadership
Team would attend investor roadshows and
presentations. This would increase awareness
of investors' views and insights throughout
the organisation, allow investors to see

the calibre of the management team

and to suppoert succession planning for
the Executive Directors.

Graphic !
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Further information on the Company’s
commitment to developing and
supporting employees is included

In the Responsible Business review on
page 54

A balanced Board

Board composition
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Composition, succession and evaluation

Nomination Committee report continued

Board appointment,
induction and fraining
We are responsible for identifying and

recommending candidates to fill Board
vacancies and lead the selection process,

ensuring it is formal, rigorous and fransparent.

Last year, Robert Fowlds was appointed

as a Non Executive Direcior and details of
his appointment and induction precesses
can be found inlast year's Annual Report.
There have been no further Board
appointments this year.

On appointment, the Company arranges
a tailored induction programme to help
new Directors develop an understanding of
the business including ifs strategy. porticlio,
governance framework, stakeholders,
finances, risks and controls.

The selection process for new appointments
to the Board is described in the flow
chart below.

Appointment and induction process

} Selection of external search agency

2 Discussion of candidate
specification and required skills
with agency

Considerations include relevant
property experience, diversity and
culturai fit

4 Review of potential candidates
by agency

Shortlist of candidates provided
forinitial interviews with Nomination
Committee and Executive Directors

Final selection of candidates
circulated with Cvs for consideration

Committee recommends
candidate to the Board

Induction programme organised
by the Finence Director

Proposed election by
shareholders at the first AGM
follewing appointment

—w—om—~

Oversight of the training needs of
individual Directors is the responsibility
of the Chair. However, Directors are

also expected to identify and develop
their own individual training needs, skills
and knowledge and ensure they are
adequately informed about the Group’s
strategy. business and responsibilities.
They are encouraged to attend relevant
seminars and conferences and receive
technical update material from advisors
and are offered training and guidance
atthe Company’'s expense.

During the year, information updates were
provided through briefing papers prepared
by senior management and external
advisors on regulatory and accounting
updates, the Mucklow acquisition and
integration, respensible business, corporate
governance and the 2018 Code, cyber
security, tenant covenants and debt.

This was complemented by property tours
to assets in Bedford and Birmingham as
described on page 95, providing insight
into business operations, customers and
communities and an opportunity to
engage with senior management,

Diversity

The Board recognises the imporiance

of diversity and the benefits it brings

to the organisation in terms of skills and
experience, wider perspectives. fresh
ideas and betler decision making. It strives
to operate in a working environment of
equal opportunity and promotes a culture
of mutual respect and inclusion throughout
the organisation.

It acknowledges that perfermance is, to
alarge extent, determined by the quality
of recruitment and the developrment
and commitment of employees.

The Beard sets the fone on diversity and gives
full consideration to achieving a diverse
working environment when appointing new
Directors, It applies the principles of the
Company’s Diversity and Inclusion Policy,
which is publicly available on our website,
when considering any new appointments,

we encourage the recruitment,
develcpment and retention of a diverse
werkforce and the elimination of
discrimination. Current and potential
employees are offered the same
opportunities, including pay, benefits,
training and promotion, regardless of
background, gender, age, religicn,

disability, nationglity, ethnicity, sexual
orlentation or marital status.

We actively engage with recruiters to
promote a diverse candidate selection
and will ensure that any executive search
agency we engage has signed up o the
VYoluntary Code of Conduct for Executive
Search Firms, which addresses gender
and ethnic diversity.

The Beard acknowledges the challenges
faced by the real estate sector in improving
gender diversity and confinues 1o support the
Real Estate Balance group, whose objective
is to improve gender diversity by promoting
and supporting the development of a
female talent pipeline.

The Board also recognises that diversity is
not limited 1o just gender and supports the
Parker rececrmmendation that FTSE 250 boards
should have at leqst 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 nct to set formal targets.

Ultimately, all appointments to the Board
and throughout the Company are based
on merit and suitability for the role, as an
appointment on any other basis would not
be in the best interests of shareholders or the
Company. We realise that the diversity of
recruitment will be subject fo the availability
of sultable candidates and vacancies within
the organisation. We are proud of our low
level of staff turnover which signifies a loyat
and content workforce, buf recegnise that
this also constrains the pace of change.

The charts on page 101 reflect the gender
diversity of the Board, Senior Leadership
Team and across the Company. The
Board supports the aspirational targets
of the Hampton Alexander Review of
33% female representation on FTSE 350
company boards and senior leadership
teams by 31 December 2020, and has
made gocd progress. There has been
an ongeing commitment to strengthen
female representation at Board level,
which has increased from 9% in 2017

to 25% today.

we believe that the current Board
compaosition brings suitable diversity of
skills, experience and thought to lead the
business and although we strive to meet
the Hampton Alexander target, can only
¢o 5o when a suitable vacancy exists
and an appropriote candidate can be
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found. Our Senior Leadership Team manages
the day to day runring of the business and
comprises departmental heads from all key
business functions with a diverse range

of skills and experience. Currently 22% of the
members, excluding the Executive Directors,
are female and although we are warking
towards compliance with the Hampton
Alexander targets, the gender balance

of the team is likely to remain a challenge,
as increasing its size is not considered an
effective sclution and there are no natural
succession changes anticipated af the
present time.

However, the Committee is focusing on
development of the talent pipeline fo the
Senior Leadership Team and improving
diversity within it. 45% of allemployees are
temole and the culture of the organisation
promotes inclusion and equal opportunity.
The latest staff survey, discussed on

page 55, reinforces this culture with all
employees feeling proud and happy to
work at LondenMetric and recommend
the Company to cthers,

In addition. Andrew Livingston, as the
designated workforce Non Executive
Director, provides a valuable insight into
the behavicur throughout the organisation
and helps 1o assess employees weli-being
through his interaction with staff across

all business functions,

Further infermation on the Company's
commitment to promoting diversity and
inclusion is included in the Responsible
Business review on page 54,

Board performance evaluation

A key requirement of gocd governance is

to ensure that the Board operates effectively,
The annual evaluation enables us to
monitor and improve the effectiveness

of the Board and its Committees.

In line with our three year cycle, both kast
year and this year's review and evaluation
of performance was undertaken internally.
The Board is committed 1o undertaking

an external evaluation next year.

Progress against the key peints arising
from last yeaor's review is reflected in
the table tc the right.

A gquestionnaire based evaluation was
undertaken this yearin January 2020,

led by me as the Chair of the Committee
and focused on the key aspects of

good governance.

The findings were collated and
summarised by the Company Secretary
and tabled for discussion by the Committee,
who reported their findings to the Board.
The key findings are summarised on

pages 102 to 103.
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As Chalr of the Company. | conduct one
to one discussions or meetings with each
of the Non Executive Directors.

All Committees also carry cut an annual
review of their performance against their
roles and responsitilities as set out in

their terms of reference.

Recommendation in 2019

The Senicr Independent Director led a
meeting of the Nen Executive Directors
to appraise my performance.

Feedback was positive and noted continued
good leadership both in and out of meetings,
and facilitation of boardroom discussion and
debate in an open and constructive way.

Progress in 2020

Succession planning for the Board

Raobert Fowlds to replace James Dean
as Remuneration Committee Chair
following AGM

Annual strategy meeting to be
a standing calendar item

Annual strategy lunch held in the year

Periodic information on tenant
covenant reviews o be provided

Previded at the Audit Committee
planning meeting in March

More regular updates of corporate
governance matters to be provided

Comprehensive corporate governance
update briefing paper prepared for
Board by Finance Director in March

A bi-annual dinner for Non Executive
Directors to facilitate informal discussion

bl gdetl

To be rearranged in 2021 after the
COVID-1? restrictions have been lifted
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Composition, succession and evaluation

Nomination Commiittee report continved

2020 Performance evaluation findings

1

Board objectives
and strategy

- Strategy and objectives are
clear and dynamic, supported
by the Board and agreed
with management

- Management are strategy focused
and a high percentage of Board
time is spent reviewing and assessing
strategy at each meeting

- The management feam were praised
for providing appropriate written
and cral vpdates on the property,
retail and logistics markets, frends
and economic updates at meetings

- Comprehensive market updates,
campetitor analysfs, investor
feedback and resources, both
in terms of people and finances,
are integral te discussions and
downside risks of changesin
strategy are highlighted

— Anannual strategy specific meeting
to facilitate a deeper review,
which may not be practical at
each meeting, is beneficial

2

Performance

— Board takes collective responsibility
for performance through an
ownership culture

— Board reporting is regular and timely
and provided in a comprehensive
yet succinct matter, making it easy
to review and digest

— Detalled reviews of individual
investment performance post
acquisition was suggested
as helpful

3

Relationships
with shareholders

- The Company's relationship with
shareholders continues to be a
key focus for the Chief Executive,
supported by a widening group
of senior colleagues

- There is an extensive programme
of investor meetings and strongest
investor coverage amengst UK REITs

- Feedback oninvestor engagement
at meetings by the Chief Execulive
is both regular and informative

- Directors agreed shareholder
relaticnships are strong, possibiy
best in class and investor
sentiment is posifive and highly
supportive of strategy, evidenced by
its strong share price performance

4

Risk management

- The Beard is risk aware and geis early
warning signals of problems that
may adversely affect the business

- Directors are satisfied that risks are
taken into account in all decision
making processes

- Risk management is considered
at each Board meeting via arisk
dashbeard. Emerging risks and
uncertainties are also raised as part
of the Chief Executive's Overview
and market briefings to the Board

- The process for identifying and
reporting risk is sound, suitable
and relevant to the business

- Thereis good debate at each
meeting on market risk and impact
on strategy

- Management was praised forits
analysis and review of the Mucklow
acquisition, particularly the
identification of risks, the infegration
process and the provision of regular
and informative updates

5

The Board and
its Directors

~ Board is cohesive and combines
management support with
appropriate challenge

- Board and Committees operale
effectively with good fransparency

- Appropriate allocation of time
is deveted to consideration of
pertinent matiers

- Attendance at meetings is very
geod and on the whole the
pace and format of meetings
encourages debate and interjection
by Non Executive Directors

- Discussicns are cpen and
constructive with appropriate
challenge, although discussions
held between individual Directors
outside of Board meetings
should not be a substitute for
Boardroom debate

- Beoard culture and approach
is prudent and conservative

- Directors noted the impoertance
of keeping up to date with market
and regulatory developments
and found the updates provided
by the Company’'s advisors to be
important in this regard

- Non Executive Directors value
the opportunity to visit assets on
an opt-in basis when opportunifies
arise and o meet key individuals

— Board lunches continue to be o
welcome part of the Board schedule
to facilitate further discussion and
build bonds

LondonMetric Property Plc
Annual Report and Acceunts 2020



Strategic report

Governonce

Financial stalements

103

6

Board composition
and succession

Board and Committees are well
balanced and have a broad range
of skills and experience tc discharge
their duties and face current and
future challenges

Diverse perspectives make the Board,
as a collective, greater than the sum
of its individual parts

Directors have a deep interest in
the business, its people, purpose
and ambition

Robert Fowlds was seen as an
excellent addition to the Beard

Management are considered to
be exceptionally well connected,
respected and trusted and

well positioned to see market
opportunities and challenges

Non Executive Directors have real
confidence in the management
team. who are responsive

and accessible

7/

Board Committees

- Committees are very well supported
by external advisors and continue
to have open and good working
relationships with them, although
greater transparency, control and
understanding of advisory fees
would be welcomed

- The Finance Director and team
provide good and detailed
information fo the Audit Committee

- A challenge for the Nomination
Committee is balancing
independence and diversity with
the desire to protect the Company’s
culture, retain the wedlth of
experience and stay small

— Diversity of thinking is paramcunt
and should continue to be at the
forefront of Nomination Commitiee
discussions and decisions

8
Chair

- The Chair continues to be praised
for his exceptional guidance
tc the management team and
leadership of the Board

- He listens, encourages Directors
to share their views and fosters
an inclusive, thorough and open
debate before decisions are made

- Meetings with other Non Executive
Directors are arrenged although
not regular of frequent and
considered beneficial

— His continuing service beyond nine
years was considered beneficial fo
the Company although succession
planning arrangements and
proposals are necessary

Overall the results concluded that

the Board confinues to work well fogether,
within a climate of openness and trust,
and with the appropriate complement
of skills and expertise reguired to monitor
performance, chalienge management
and develop strategy. The Directors
agreed that the Chair and Chief Executive
continue to have a very strong, supportive
and respectiul working relationship
providing clear ond effective leadership

and focus thatis instrumental to the
long term success of the Company.

No significant issues or areas of
wecakness were noted. The Board
welcomed the recommendations for

continued development to its practices
and procedures noted below and will

report progress at future meetings.

Areas of focus for 2021

* Involvement of other Senior
Leadership Team members in
the investor relations progromme
Dinners to be arranged for Nen

meetings, to facilitate informal
discussion and debate
Discussions between individual
Directors cutside of scheduled
meetings to be relayed at

Board meetings

Continue with succession planning
for the Boord

Executive Directors only and for the
whole Board, outside of scheduled

Re-election of Directors

Following the Board evaluation and
appraisal process, the Committee
concluded that each of the Directors

seeking re-election continues to make
an effective and valuable contribution
to the Board and has the necessary skills,

knowledge, experience and fime to

enable them to discharge their duties

properly In the coming year. The Committee

considers the time commitment required

of the Directors and other external
appointments they have.

All Directors will offer themselves for

re-election at the forthcoming AGM on

22 July 2020 and | encourage shareholders

to support us and vote in favour of
these resolutions.

Signature removed

Patrick Vaughan
Chair of the Nomination Committee

10 June 2020
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Audit, risk and internal control

Audit Commitiee report
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The Committee continues
to assist the Board and
ensure that stakeholder
interests are protected by
monitoring the processes
that support the integrity
and accuracy of
financial reporting.

Rosalyn Wilton
Audit Commitiee Chair

Membership and attendance

The number of Committee members and their altendance during the year

was as follows:

Date Tenure Meefings
Member appointed (years) attended?
Rosalyn Wilton (Chair) 25/3/2014 6 5(5)
Andrew Livingston 31/5/2016 4 5(5)
Suzanne Avery 22/3/2018 2 5(5)
Robert Fowlds 31/3/201% 1 5(5)

I Tenure is meastred from date of appointment to the Committee and as at 31 Mmarch 2020,

rounded to the nearest whole year

2 Bracketed numbers indicate the number of meetings the member was eligible to attend

Key responsibilities

Financial reporting
— Moenitor the integrity of the financial reporting process

- Scrutinise the full and half year financial statements

- Consider and chalienge the key financial judgements

Risk management and internal control

- Qversee the internal control processes

- Assess the need for an internal audit function

- Review the risk management framework

- Ensure risks are carefully identified. assessed and mitigated
External auditor

- Review the performance, independence and effectiveness
of the external auditor and audit process

Regulatory compliance
— Review the Viability Statement and going concern basis
of preparation

— Consider whether the Annual Report is ‘fair, balanced
and understondable’

- Monitor compliance with applicable laws and regulations

Highlights in 2020

Graphic
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_9 - Considered accounting for the acquisition of A&J Mucklow Group

as a business combination

- Reviewed adoption of IFRS 16 Lease Accounting and disclesures
- Reviewed implementation of 2018 Code and the 5172 Statement

Focus in 2021

) — Continue to monitor the integrity of financial reporting
- Monitor the impact of the COVID-19 pandemic on strategy

and working practices
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Dear Shareholder,

Lam pleased to present the Audit
Committee report on behalf of the Board,
which describes the work we have
undertaken and our key areas of focus
this year.

Qurremit is unchanged from previous years,
primarily to oversee and independently
challenge the integrity of the financial
reporting processes at Londonmetric
which suppert and ensure the accuracy
of the financial results. Alongside this, we
review the risk management framework
and infernal control procedures in place
to ensure they remain robust and are
implemented effectively.

At our planning meeting in March, we
undertook a comprehensive review of
the principal and emerging risks facing the
Company as discussed on pages 60 to 75,
This included updates on cyber security
and responsible business, and also the
impact of the COVID-17 pandemic and
lockdown restrictions in place.

The business implications of the pandemic
and disruption were further discussed

by the Board and have been a priority
for the Executive Directors and Senior
Leadership Team, who have cdapted

to changes in remote working practices
without disruption.

We will continue to monitor the impact this
pandemic may have on our strategy and
working practices over the coming year.

Each year we also consider the
independence and effectiveness of the
external audit plan and team fo ensure they
provide the appropriate level of chalenge
and support to the executive team,

Faollowing our review, on pages 109

to 110, we have recommended the
reappointment of Deloitte LLP {'Deloitte’)
at the AGM in July. Deloitte have been
in office for seven years now and we will
be required to re-tender the audit after
they have served for fen years,

Asreporfed throughout the Strategic
report and as summarised in the case
study on page 18, the corporate acquisition
of the A&J Mucklow Group was the maost
significant fransactionin the year and
dominated much of the management
feam’s focus and time.

We have reviewed the accounting
implications of the acquisition and have
concluded that it has been correctly
reflected as a business combinationin
accordance with IFRS 3, as set outin cur
review of significant inancial judgements
on page 107.

In addition to its recurring business, the
Committee alsc received briefing papers
and considered the implementation of
the 2018 Corporate Governance Code,
which became effective for the first fime
this year, and the Board's responsibility
vnder S172 of the Companies Act 2006
and its $172 Statement which addresses
this on page 52.

Membership

The Committee comprised throughout the
year of fourindependent Non Executive
Directors, There were no membership
changes this year.

The Board is satisfied that Rosalyn Wilton,
Suzanne Avery and Robert Fowlds all bring
recent and relevant financial experience

to the Committee as required by the Code.

Andrew Livingston also brings financial
acumen and a wedalth of corporate, retail
and management expertise,

The Board considers that the Commities
as a whole has considerable commercial
and industry specific knowledge and
competence to enable it to discharge

its duties thraugh the positions members
currently or have previously held.

Biographies of the Committee members
which set out the relevant skills, knowledge
and sector experience they bring can be
found on pages 80 and 81.

Meetings

The Comrmnitiee met five times last year,
following an annual programme which is
agreed at the start of the year.

Meetings are aligned to the Company's
financial reporting timetable, with the
May and November meetings scheduled
to precede the approval and issue of the
full and half vear financial reports.

Separate meetings are held with the
Company's property valuers to challenge
the valyation process and review
theirindependence.

At the March meeting, the Committee
reviews risk management and internal
control processes and considers the
year end audit plan.

The Group's external auditor, independent
property valuers, Finance Director and Head
of Finance attend meetings by invitation,
as well as other members of the Senior
Leadership Team who present on specialist
topics, We find this extremely useful as, not
only does it allow us o focus on important
and topicalissues. bul it exposes us 1o

the poot of talent within the crganisation
beicw Board level. This year, the Head

of Investor Relations presented an update
conresponsible business and the Head of
Finance joined meetings and discussed
significant accounting matters and

cyber security.

Time is allocated for the Commiittee to
meet the external auditor and property
valuers independently of management.

In addition to formal Cemmittee meetings,
I have regular contact and meetings
with the Finance Director and Senfor
Leadership Team. This allows me 1o

gain a good understanding of key and
emerging issues in advance of Committee
meetings, facilitating informed and
constructive debalte,

The Committee is satisfied that it receives
sufficient, reliable and timely information
and support from management and the
Company's external auditer fo allow it
to fulfil its obligations.

As Chalr of the Committee, | report to
the Board any matters considered and
conclusions reached after each meeting.

Committee effectiveness

During the year the Board, led by the
Nomination Committee, carried out

an internally facilitated evaluation of its
performance and that of its Committees
and concluded that the Committee
continued to operate effectively and
provided the appropriate level of
independent challenge and scrutiny.
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Audit, risk and internal control

Audit Committee report continves

Our work in 2020

Throughout the year, the Committee acted in accordance with its Terms of Reference,
which were last reviewed and updated in March 2020 and can be found at
www londonmetric.com

The work underiaken this year has included the consideration, review and approval

of the following:

External audit

Regulalory
compliance

Financial — Interm and full year results announcements
reperting and Annual Report
- Accounting treatment of significant fransactions and
arecs of judgement including the corporate acquisition
of A&J Mucklow Group
— The valuation process, the half yearly valuations
and the independence of the Group's valuers
- Implementation of IFRS 16 Lease Accounting
— Processes undertaken to ensure that the financial
statemenits are fair, balanced and understandable
Risk - The Group's risk register, principal and emerging risks
management including cyber security and COVID-19
and internal - The adequacy and effectiveness of the Group's
control

internal cantrols
- The appropricteness of the going concern assumption
- The Viability Statement and longer term forecast
— The need for aninternal audit functicn

- Scepe of the external audit plan
— The independence and objectivity of the external auditor

- Performance of the external guditor and effectiveness
of the audit process

- Auditor's fee
- Reappointment of Deloitte LLP as external auditor
— Non audit services and ratio of fees

- Committee’s composition, performance,
terms of reference and constitution

- The implementation of the new 2018 Code
- 5172 Statement and stakeholder engagement
Responsible business including climate change

- Tax strotegy and whistleblowing policy

Financial reporting

One of cur principal responsibilities is

o monitor the integrity of the financial
information published in the interim and
annual statements and the overall tone,
messaging and clarity of reporting.

In conducting its review, the
Committee considers:

+ The extent to which suitable
accounting policies and practices
have been adopted, consistently
applied cnd disclosed;

Significant matters by virtue of their
size, complexity, level of judgement
and potential impact on the inanciat
statements; and

Compliance with relevant accounting
standards and cotherregulatery
reporting reguirements including

the Code.

The significant maiters considered

by the Committee, discussed with the
external auditor and addressed during
the year are set cut on page 107,

Further details can be found in note 1
to the financial statements on pages
158 10 159,

Management confirmed that they were
rnot aware of any material misstatements
and the auditor confirmed they had

not found any material misstatements

in the course of their work, as reporied

in their independent report on

page 146.
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Property valuations

Reporting Issue

The property valuation as the largest item
on the baolance sheet remains o critical
part of the Group's reported performance.
It continues to be the most significant
matter for consideration, being a key
deferminanit of the Group's profitability,
net asset value, total property return and
a variable elerment of remuneration.

Property valuations are inherently subjechive
as they are based on assumptions and
judgements made by external valuers
and underpinned by transactional market
evidence, which may not prove to be
accurate, In a market where trends ore
volatile and fast changing, this empirical
data may be less relevant and valuations
may become more subjective.

If remains a principal recurring risk for the
Group as repcrted in the Risk management
section on pages 72 10 73, The Group and
its share of joint ventures has property assets
of £2.3 pilion as reflected in the Financial
review ond s detailed in Supplementary
note ix on page 184.

Significant transactions

Reporting Issue

The Group transacted on £793 millicn

of property acguisitions and sales in the
year, as discussed in detail in the Property
review on page 26. Certain transactions
are large and/or complex in hature and
reguire managerment to make judgerments
when considering the cppropriate
accounling treatment including how
and when a transaction should be
recognised. There is aninherent risk that

an ingppropriate appreach could lead
to a material misstaternent in the Group's
financial statements.

The most significant transaction this year
was the corporate acquisition of A&J
Mucklow Group, alargely distribution
and industrial REIT with a complementary
portfolio of assets located predominantly
in the west Midlands. The acguisition

was implemented by way of o Scheme
of Arrangement under Part 26 of the
Companies Act 2006. The entire issued
share capital was acguired for o total
consideration of £413.0 million, representing
cash of 204.5p and 2,19 LondonMetric
shares for each Mucklow share held,
which resulted in 138.6 millon new shares

in the Company being issued.

The Commitiee’s role
Allinvestment properlies, including

those held in joint ventures, are externally
valued each half year by three independent
property valuers, CBRE Limited, Savills {UK)
Lirited! and Cushrman & Wakefield Debenham
Tie Leung Limited.

The Committee met twice during the year

with the property valuers. as part of the inferim

and year end reperting process, to scrutinise
and chatlenge the integrity of the valuation
process, methodologies and resulls.

The key judgements applied and any issues
raised with management were considered
to ensure that the valuers remained
indlependent ond cbjective throughout
the process and had nct been subjected
to undue infuence from management,
Supporting market evidence was provided
to enable the Commitiee to benchmark
assets and conclude that the assumptions
applied were appropriate. We reviewed
key assumptions including future rental
growth, market vield, capital expenditure,
letting fimeframes, void costs and
incentive packages and were content
with those applied.

Any valuations requiring a greater level

of judgement were debated, inciuding
property under development and valuation
movements that were not broadly in line

with the IPD benchmark. The Cormnmittee
challenged assumptions and discussed
the impact on values should key
assumptions change.

As part of their audit werk, Deloitte use
their own valuation specialists to assess
and independently challenge the
valuation appreoach, assumgtions and
judgements. They meet separately with
the valuers and report their findings
and conclusions to the Commitiee.

The CCOVID-12 pandemic has led to

a heightened degree of uncertainty
surrounding our year end valuations
and our three external valuers have
included material uncertainty clauses
in their valuation reports which is in
line with RICS guidance.

% Conclusion

The Cormmittee confirmed 1o the Board
that it was satisfied that the external
property valuation included within

the financial statements had been
carned out appropriately, independently
and in accordance with indusiry
valuation standards.

The Committee’s role

The Committee, in conjunction with the
external cuditor, received and challenged
management’s accounling propoesals in
relation to the corporate acquisition, which
were presented in Board and Committee
briefing papers and discussed ot meetings.

As part of this transoction, the Group
acquired a significant portfolio of assets
along with external fixed rate debt and a
team of employees located in Birmingham.
The business has continued fo be
supported by asmallieam of dedicated
employees in Birmingham, who have
extensive knowledge of the Mucklow
portfolio and ocperations.

Accounting for the transaction as a business
combination under IFRS 3 requiras us to far
value the assets acquired and consideration
paid. As reflected in note 15 to the financiat
statements, this resulted in goodwill arising
s the consideration paid generated a
surplus of £48.3 million over the fair value

of assets acquired.

As this goodwill was created predominantly
by the strong performance of the
LondonMetric share price up to the final
offer price being determined and was

not supported by separately identifiable

assets, it has been fully impaired and
charged to the income statement
in the year.

Full details of the acquisition and
infegration process can be found in
the case study on page 18 and details
of the net assets acquired is provided
in note 15 to the financial statements
on page 174

—> Conclusion

Having considered the details of the
transaction, the noture of operations post
the Group's acquisition and the view of
the exfernal ouditor, the Committee was
satisfied that the acquisition represented
a business combination in accordance
with IFRS 3 and the goodwill arising

was correctly charged to the income
statement in the year,

LondonMetric Property Plc
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The Committee also reviewed the impact
of adopting IFRS 16 Lease Accounting,
which requires lessees o recognise
cperating leases on the balance sheet

as both aright of use assel and an
associated liability.

The Group's only operating leases are
ot its Londen office in Curzon Street
and a small number of property head
leases. The Committee reviewed and
agreed with the accounting treatment
applied. asset outin notes 1 and 16 fo
the financial statements.

Risk management
and internal control

The Board takes sericusly its responsibility
for establishing and maintaining the
Company's framework of risk management
and internal control and for identifying
the emerging and principadl risks which
may affect its strategic cbjectives.

It recognises that risk is inherent in running
the business and understands that effective
risk management is critical to its decision
making process and key to long term
sustainable success and growth,

The risk management framework and
ongaoing processes in place to identify,
evaluate and manage the principal
risks and uncertainties facing the Group
are described in the Risk management
section on pages 60 to 75.

The system is dessigned fo give the Board
confidence that the risks are managed or
mitigated as far as possible, acknowledging
that no system can eliminate the risk

of failure to achieve the Company's
objectives entirely and can only provide
reasonable but nct absolute assurance
against material misstatement or loss,

There is a culture of risk awareness
embedded into the decision making
process and robust processes in place
to support the identification and
management of risk.

The Board considers risk at each meeting
via ¢ dashboard, which ensures that new
and emerging risks are identified early en
with appropriate action taken to remove
orreduce their likelihood and impact.

This year has been particularly turbuient,
both politically and econcomically, with the
implications of Brexit still being negotiated
and implemented. The Board's focus
hasrightly focused on broader market
conditions and property frends.

More recently the COVID-1? pandemic
has dominated much of the Beard's time,
with a focus on new remaote working
arrangements, our tenants and rent
collection, working capital and capital
allocation. This is discussed in detail in the
Risk management section on pages 64
to 65.

The Board has delegated responsibility
forreviewing the effectiveness of the
risk management framework and
internal control environment to the
Audit Committee.

Each year the Committee carries out
anin 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 2020.

In addition, the Commitiee received
acyber security update paper from the
Finance Director, which described the
penetration, social engineering and
disaster recovery testing undertaken in
the year to ensure that the IT infrastructure
and systems in place continue to be robust
and fit for purpose in an ever changing
technological environment.

Risk register

Asin previous years, the risk register
identifies the following for each
corporate, property and financial
risk facing the business:

- Significance and probatility
of eachrisk;

- Controls and safeguards in place
to manage and minimise each risk;

— Movements in the Group's exposure
to the risk since the last review; and

- Allocated owner of the risk and
management of safeguards.

The Senior Leadership Team

is responsible for the ongoing
identification and assessment of risks.
Short reporting lines and a small team
facilitates the early identification

of risks and development of
mitigation strategies. The Commitiee
concluded that risks were properly
categerised, understood and acted
URON s necessary.

The Audit Committee also reviews the
effectiveness of the Group's internal
controls including oll material inancial,
operational and complance controls.

It receives an annual internal control
evaluation report which is completed
by the Finance Director and which
was last updated and presented to
the Commitiee in March 2020.

The report highlighted improvements
made to financial accounting and
reporting processes following the
acquisition of A&J Mucklow Group
as aresult of the systems migration
exercise recently undertaken.

Both offices in Landon and Birmingham
are now operating from one

secure [T environment and on the
same accounting and property
management platforms.

Further improvements were made

in the year to our forecast model,
enhancing its capabilities and
flexibility, facilitating sensitivity analysis.
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Internal control framework

The key elements of the Group's
internal centrol framework are
as follows:

- Adefined schedule of matters
reserved for the Board's attention;

- A documented appraisal
and approval process for all
significant capital expenditure
and development;

- A comprehensive and robust system
of financiat budgeting. forecasting
and reporting:

- Weekly cash flow forecasting
that is reviewed by the Senior
Leadership Team;

- Anintegrated financial and
property management system;

- Asimple and transparent
organisational structure with
clearly defined roles, responsibilifies
and limits of authority that
facilitates effective and efficient
decision making;

— Most staff work in close proximity
to the Senior Leadership Team
members, who are involved in all
day tc day operations and decisicn
making, facilitating supervision
and monitoring;

- Disciplined monthly meetings
of the management committees
below Board;

- The maintenance of arisk register
and risk dashboard highlighting
movementsin principal and
emerging risks and mitigation
strategies; and

- Aformal whistleblowing policy
and annual performance reviews
to enable staff to voice concerns

Based onits review and assessment,
the Audit Committee is satisfied

that no significant weaknesses in

the Group’s infernal conftral structure
were identified during the year and
an effective risk management system
isin place, and has reported these
findings fo the Board.

internal audit

The Group does not have a dedicated
internal audit function and the Commiitee
reviews the requirerment for one each year.
Due to the size of the organisation, relatively
simple structure of the Group ond close
involvement of the Senior Leadership Team
in day to day operations, the Committee
did nct feel an internat audit function was
either appropriate or necessary. Bowever,
from time fo time external advisors are
engaged fo carry out reviews to supplement
existing arrangements and provide

further assurance, which during the year
included testing of IT systems and security
including penetration tests and disaster
recovery testing.

The Committee agreed that external
assurance would be sought for any
complex, specialist or high risk issue,

External audit

Deloitte has been the external auditor for
the past seven years since 2013 following
c formal tender process. Georgina Robb,
our current lead partner was appointed
for the 2018 year end.

Current UK regulations require rotation

of the lead audit pariner every five years,
a formal tender of the auditor every

ten years and a change of auditor every
20 years.

The Committee anticipates that the next
competitive tender will be conducted
n¢ later than 2023 and the next partner
rotation no later than 2023,

We have no contractual obligation to
remain with Deloitte as auditer and the
chaice of audit firm will be kept under
review to allow sufficient time for the
re-tender process.

The Company has complied with the
provisions of the Competition and Markets
Authorily Order 2014 in relation to audit
tendering and the FRC's Ethical Standard
which became effective in March 2020
inrelation to provision of non audit services
for the year under review,

Oversight
As in previous years, Deloitte presented
their cudit plan to the Committee in March.

The key audit risk areas and materiality
levels were highlighted and approved.

This year, the key risk arecs identified were
in relation to the valuation of property
and accounting for the acquisition of the
A&J Muckiow Group. Their detailed audit
findings were presented chead of the
interim and full year results,

The Committee questioned and
challenged the work undertaken and
the key assumptions made in reaching
their conclusions.

As part of their work, the Committee
allocates time to meet privately with the
auditor without management present.

Effectiveness

The Committee assesses the effectiveness
of the external agudit process by its review
of the following:

» Audit plan and deliverables;
* independence and objectivity;
« Fees and reappecintment.

In moking its assessment, the Commitiee
considers the expertise and consistency
of the audit partner and team as well

as the quality and timeliness of the

audit deliverables.

It reviewed the extent to which the audit
plan was met, the level of independent
challenge and scrutiny applied to the
audit and the depth of understanding of
key matters and accounting judgements.

It also considered the interaction

with and views of management, which
included feedbackreceived following the
audit clearance meeting held between
management and the audit team.
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Audit and non audit fees

2020 2019 2018
Year to 31 Morci_h o o - £000 ~ _E_.OOO B £000
Audit fees ) _ g4 122 ns
Review of interim results 30 28 27
Other non audit fees - - 2
Tolal 274 150 144
Ratio of non audit fees
fincluding interim review) to audit fees 16% 23% 25%

Audit fees paid fo the external auditor in respect of joint ventures totalled £16,000 at share {2019: £22,000 af share]

Independence

The Committee recognises the importance
of auditor 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 alimit of £100,000
or referral to the Audit Committee
for review and approval;
« Proposed arrangements to mainiain
auditor independence;
Confirmation from the auditors that
they are acting independently; and

« Certain services are prohibited from
being undertaken by the external auditor
ncluding bookkeeping, preparing
financiaf statements, design and
implementation of financial information
systems, valuation, remuneration and
legal services,

All taxation services and remuneration
advice is provided separately by

PwC. Corporate due diligence work is
undertaken by BDC LLP, which included
the work associated with the Mucklow
acquisition in the year.

Celoitte has confirmed fo the Audit
Committee that they remain independent
and have maintained internal safeguards to
ensure the objectivity of the engagement
partner and audit staff is not impaired.
They have also confrmed that they have
internal procedures in place to identify
any aspects of non audit work which
could compromise their role as auditor
and to ensure the cbjectivity of their
audit report.

The table above sets out the fees
payable to Deloitte for each of the past
three years. The three year average ratic
of non audit fees [primarily the cost of
the interim review) to audit fees is just 21%,
supporting the Commitiee's conclusion
that Deloitte remains independent.

Having undertaken its review, in the cpinion
of the Audit Committee, this year's audit
was appropriately planned, executed
and of a consistently high quality.

There continues to be a constructive
working relationship between
management and Deloitte, whe provide
appropriate professional challenge

and remain independent and objective.

As such, the Committee has recommended
to the Board that Deloitte be appointed
for another year. A resolution to this effect
will be proposed at the AGM in July,

Regulatory compliance

$172 (1) Statement

The Board of Directors, both individually
and colleciively, is aware of its duty
under Section 172 Companies Act to
actin the way it considers, in good faith,
would be most likely to promote the
success of the Company for the benefit
of its members as a whole, having
regard to:

The likely consequences of decisions
in the long term;

The interests of its empicyees;

The Company's relationships with
suppliers, customers and others;

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

The need to act fairly as between
members of the Company

These considerations have underpinned
our normal business practices for
many years, but the new requirement
to report on them has formalised
scme of our processes, as described

in more detail on page 52.

The Committee continues to focus on
the long term success of the business
and its stakeholders through its work
on the following key areas:

Assessing whether the Annual Report
is fair, balanced and understandable
to provide shareholders and other
stakeholders with clear information
on the Company and its long term
outlock. Qurreview is set out on
page 111

Reviewing the appropriateness

of the going concermn assumption
and assessing the Company's
viability and longer term prospects.
Qurworkis set out on page 111 and
the Board's Viability Statement is
on page 63

Ensuring the Company's risk
management framework is
sufficiently robust to safeguard

its future for the benefit of

its stakeholders

LondenMetric Property Plc
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Going concern and viability
Althcugh the statements on going
concern and viability are a matter for
the whole Board. the Audit Committee
reviewed the appropriateness of
preparing the financial statements

on a going concern basis and the
analysis prepared to support the Board's
longer term Viability Statement required
by the Code.

Its assessment included a review of the
orincipal risks andrisk appetite, the chosen
period of assessment. headroom under
loan covenants, liquidity, investment
commitments and the level of stress
testing of financial forecasts undertaken.
Particular attention was paid to the time
horizons chosen fo assess the Company's
viability and its longer term prospects.

Following their review, the Committee
was safisfied that the going concern

basis of preparation remained apopropriate
and recommended the Yiability Statement
be approved by the Board. The Board's
cenfirmation on going concern is set out
in note 1 to the financial statements on
page 158 and its Viability Statement is

sef cut on page 63.

fair, balanced and understandable

At the request of the Board, the Audit
Committee considered whether this
Annuadl Report was a fair, balanced and
understandable assessment of the Group's
position and prospects.

In reaching its decision, the Committee
considered the procedures in place and
adopied by management in preparing
the Annual Report, which included

the following:

+ The establishment of a team of
experienced senior managers, drawn
from finance, investor relations and
property with clear responsibilities
for the preparation and review of
relevant sections of tha report:

* Regularteam licison during the
drafting stages to ensure consistency
of tone and message, balanced
content and appropriate linking
of the various sections;

A technical briefing update given
by the external auditor covering
corperate governance and
accounting reguiations attended
by relevant staff in January 2020;

Early input from Chief Executive and
Senior Leadership Team to the overall
message and tone of the report;

Close involvement of the Execufive
Directors throughout with extensive
review cf drafting;

A verification exercise was undertaken
by the finance team to ensure factual
accuracy and consistency throughout
the report; and

Review by the Audit Commitiee
before being presented fo the

Board for approval.

In carrying out its review, the Committee
had considered the following:

Fair
- Doees itinclude relevant
transactions and balances?

- Does itinclude the required
regulatory disclosures?

- Does it provide shareholders
information to assess the Group's
position and performance,
business model and strategy?

—- Isit honest, reporting success
and epportunities alongside
challenges to the business?

Balonced
- Isit consistent throughout with
sufficient linkage?

— Is there an appropriate mix
of statutory and alternative
performance measures?

— Are alternative performance
measures explained
and recenciled to the
financial statements?

Understandable

- Is it written in straightferward
language and without
unnecessary repetition?

- Does it use diagrams, charts,
tables and case studies to
break up lengthy narrative?

- Isthere a clear contents
page fo aid navigation and
sufficient signposting®

The Committee concluded that the
Annual Report was fair, balanced and
undersiandable, allowing the Board
te make its statement on page 144.

Whistleblowing procedures,
anti-corruption and anti-bribery

As a company, we seek tc cperate

in an honest and professional manner,
with integrity and respect for others.

We do not tolerate inappropriate
behaviour or malpractice of any kind.
Employees are encouraged to speak
cut if they witness any wrongdoings
and are provided with a compliance
precedures manual on jeining which
sets out cur whistleblowing policy
and anti-corruption procedures.

Our policies on anti-corruption,

diversity and inclusion are available

on our website:. During the year,

o companywide fraining session was
arranged covering anti-bribery and
anti-corruption principies and practices
as well as anti-money laundering and
corporate culture.

Responsibility for reviewing and monitaring
whistleblowing rests with the Board and
the Cornmittee willreport to the Board any
incidents that are brought to its attention.
During the year under review, there were
na whistleblowing incidents to report

to the Board.

Finally, | would like to take this opportunity
to thank my fellow Committee members,
management team and Deloitte for their
support and guidance during the year.

Due to the COVID-1% pandemic, this
vear's AGM will be a closed meeting in
accordance with the latest guidance
and so |l will not be attending. However,
| would welcome any questions from
shareholders by email as outlined in
the Notice on page 191,

Signature removed

Rosalyn Wilton
Chair of the Audit Committee

10 June 2020
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Remuneration Commitiee report

Membership and attendance

The number of Board and Committee members and their attendance during the
year was as follows:

Date Tenure Meetings
Member appointed (years) attended?

Image rermoved James Dean (Chair) 1/10/2010 10 7({7)
Rosalyn Wilton 14/7/2016 4 7 (7)

Suzanne Avery 19/9/2018 2 7 (7)

Robert Fowlds 31/y/200% 1 7(7)

Tenure is measured from date of appointment to the Committee and os at 31 March 2020,
rounded to the nearest whole year
2 Bracketed numbers indicate the number of meetings the member was eligible fo attend

Our remuneration

framework is desighed to ,
align executive pay with Remuneration Policy
the Com pa ny’s s’rro’regic - Setting and reviewing the Group's overall Remuneration Policy removed,

. and sfrat '
goals and wider workforce ooy Seapagellt

Remuneration packages and payouts Grooh
lPeOWyGCr‘giigeeF;ﬂCOOnLg?gvee?Or;F - Determining and reviewing individual remuneration packages '
and individual performance.

Key responsibilities

— Approving salaries, bonuses and LTIP awards " see puge 130

Variable incentives B -Graphic—|—-
Jomes Dean - Determining and reviewing the Long Term Incentive Plan ['LTIP') removed
Remuneration Committee Chair and Annual Bonus Plan arrangements and approving targets see page 130°

and cutcomes

Highlights in 2020

% - Reviewed proposed new Remuneration Policy taking into consideration
views of management, advisors and major shareholders, following
an extensive consultation exercise

- Considered wider workforce pay when setfing Executive Directors’
and the Senior Leadership Team's remuneration

- Considered the impact of acquiring A & J Mucklow, being a material
corperate event, on the LTIP and annual bonus performance targets
for 2020

— COVID-19 considerations including share price fall and impact on
2020 LTIP award and 20% salary waiver by the Board and senior
executives for COVID-19 charitable giving

Focus in 2021

_9 — Oversee the implementation of the 2020 Remuneration Policy
following shareholder approval at the AGM

LendenMetric Property Plc
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Remuneration

Infroduction from the Chair

This report is structured as follows:

Chair's introduction page 113
Directors’ Remuneration

at a glance page 116
Implementation of Policy

next year page 117
Directors’ Remuneration

Policy page 119
Annual Report on

Remuneration page 130

Chair's introduction

lam pleased o present the Remuneration
Committee's report cn Directors'
remuneration for the year to 31 March 2020,

It wais agreed last year that Robert Fowlids,
who joined In January 20192 as a Nen
Executive Director, would take on the role
of Chalr after serving as a member of the
Committee for 12 months. However, the
Board subsequently decided that, having
commenced the process, it was in the best
interests of shareholders and the Company
for me to oversee the development and
implementation of the new Remuneration
Policy and provide the necessary insight
and continuity throughout the shareholder
ligison process. Foliowing the AGM in July,

I will step down from the Remuneration
Committee but remcin as ¢ Nen Executive
Director until a suitable replacement can
be found.

Valentine Beresford and Mark Stirling
stepped down from the Board in July 2019
but remained as Investment and Asset
Directors respectively and members of the
Senior Leadership Team. Theirremuneration
included in the table on page 131

has been pro-rated for their time as
Executive Directors.

The primary role of the Remuneration
Committee is unchanged from previous
years, namely to determine 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 term business. The Group’s
Remuneration Policy {'Policy’} s designed
{c be simple and fransparent and one
which aligns executive pay and incentives
with the Company's goals, It aims to
encourage and reward exceptional
overall and individual performance.

The Policy we have operated for the past
three financial years was approved by
sharehotders at the 2017 AGM and cur new
Policy, which is presented on pages 119
to 129, is being put forward for a binding
vote at the forthcoming AGM. We are
not proposing any significant changes to
the current framewcrk, which we believe
continues 1o incentivise management to
support the delivery of business strategy
and the creation of shareholder value.
The proposed refinements take account
of the changes to the UK Corporate
Governance Code and feedback from

shareholders and is explained in further
detail in the Directors' Remuneration
Pclicy report.

Our Annual Report on Remuneration
containg details of payments during
the financial year and how we intend
to implement the Remunaration Policy
for the next financial year. This part

of the report is subject to an advisory
vote at the forthcoming AGM.

This year we are reporting against the
provisions of the new 2018 Corperate
Governance Code, which is effective for
the Company from 1 April 2019, With the
help of cur remuneration advisor, we have
reviewed the new provisicns and taken
these into consideration when developing
the new Policy, We extended the remit

of the Committee last year o set the
remuneration of the Senior Leadership
Team. It has also had oversight of the
remuneration arrangements of the wider
workforce and their alignment with

the Executive Directors’ arrangements.
The employee voice was strengthened
last year by the appeintment of Andrew
Livingston as designated workforce

Non Executive Director and his work

this year is discussed on page 90.

Remuneration aligned to strategy

Qur remuneration framework is aligned
with the Company’s strategic direction
and performance as weli as the interest of
our shareholders as reflected in the chart
on page 127, Success against our strategic
objectives is measured using our key
performance metrics which underpin the
variable elements of remuneration. being
EPRA Earnings per Share ['EPS'), Total Property
Return ['TPR’}, Total Accounting Return
['TAR'} and Total Shareholder Return {'TSR').

Performance during the year

The Company has delivered strong
returns to sharehcelders this year despite
the continued political and economic
uncertainty. Its focus on investing in the
structurally suppcerted and restient sectors
of distribution and long income assets,
which tegether represent 94% of the
portfolio, has delivered eamings growth
and a progressive and well covered
dividend for shareholders.
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Remuneration

Intfroduction from the Chair continued

EPRA edrnings per share has grown by
5.6% to 9.3p, driven by a 24% increase in net
rental income fo £116 million. The 1.8% fall
in EPRA net assets pershare to 171.7p was
largely o resuit of the one off fransaction
costs of 2.5p relating to the acquisition

of A&J Mucklow.

As reported in the Strategic report, this major
corporate acquisition in the year contributed
£15.5 million fo EPRA earnings and added

64 complementary assets worth £454.7 million
tc the porifolio. Cperational portfolio metrics
remain robust with occupancy increasing
to 98.6%, average lease lengths of 11,2
years and 55% of income being subject

to contractual rental uplifts. Once again,
the Group's totol property return of 5.1%
cuiperformed the (PD Quarierly Universe
Index of -0.5% by 560 bps.

The Company has remained fully
operational throughout the COVID-19
pandemic and has collected, oris
collecting monthly, ?3% of rents due
by 1 April. it has cgreed short term
rent deferrals and concessions with
compensatory asset management
initiatives on a further 6%.

Sharehelder suppoert for the Company's
investment strategy was evidenced

by the successful and over-subscribed
equity raise in May, securing £120 million
for attractive investment opportunities
that the Company has identified, even
in these challenging times.

Taking inte account the Company's
sustained strong performance and

the progressive returns enjoyed by its
shareholders, the Committee considers

it appropriate to reward the Executive
Directors with the variable elements of
this year's annual bonus and LTIP in line
with the formulaic outcomes as detailed
below. The Committee feels that the
underlying performance of the business
is consistent with these outcomes and
therefcre has net exercised its discretion
or made any adjustrment due to share
price performance over the period. It has
also considered pay incredses, bonuses
and LTIP awards of the wider workfcrce
when determining Executive Direclors' pay.

Annuval bonus

The Executive Directors have delivered
suceessfully against a large number of
operational and strategic chjectives as set
out on pages 132 to 134 including income
quality and growth, portfolio alignment to
structurally suppaorted sectors, optimisation
of funding arrangements. maintaining
and enhancing stakeholder relationships,
meeting respensible business targets and
the delivery of developments on time

and within budget.

This streng financial and nen financial
performance has been taken into account
when considering the variable elements
of remuneration.

The Committee has calculated annual
bonuses for the Chief Executive and
Finance Director to be at $7.5% and $5%
respectively of their respective maximum
levels. The Directors have decided fo opt
cut of the annual bonus deferral provision in

accordance with the Remuneration Policy,

as they have exceeded the minimum
shareholding requirement of 700% of salary.
Their annual bonuses will be paid in

June 2020.

LTIP vesting

Vesting of the LTIP awards granted to
Executive Directors in 2017 is dependent
on Company performance over the
three year period fo 31 March 2020,

Performance is measured by reference 1o
relative TAR and TSR versus the FISE 350 Real
Estate Super Sector excluding agencies
and operators and EPRA EPS growth.

The Committee assessed performance
and based on actual EPRA EPS of 9.3p.,
and TAR and TSR over the three year
period both being in the top quartile of
the measurement index, 88% of awards
granted are expected ‘o vestin June 2020,
subject to continued service.

Despite the currentimpact of COVID-19,
the average share price has risen 22%
over the vesting pericd. Given this strong
performance, the Committee is satisfied
that the amount payable under the
variable incentive plan is a fair reflection
of the underlying performance of the
business and appropriate. As such, no
discretion was exercised by the Commitiee
in relation to this cutcome.

LTIP awards

The Group's LTIP arrangements seek to
align executive pay with the delivery of
long term growth in sharehelder value.
This year 825,736 share awards were
granted to the Executive Directors and
1,184,522 LTIP and deferred bonus share
awards vested. The Directors disposed
of 558,403 shares to seftle tax liabilifies
andretained the remaining 626,119 shares
which increased their holdingin the
Compoany to a total of 2.0 million shares
as reflected in the table on page 137.

The former Executive Directors were
granted 609,744 share awards and 878,520
LTIP and deferred bonus share awards
vested, of which they disposed of 414,150
shares to settie tax liabilities,

Base salaries

The Board of Directors and certain key
employees are waiving 20% of salaries and
fees for three months, providing additienal
funds for the Company’s wider COVID-19
charity giving. Pay reviews for the whole
workforce have been postponed until
September 2020 as a result of the pandemic
and current economic uncertainty.

Policy renewal

Last year, the Committee conducted

a comprehensive review of its executive
remuneration framework with the
assistance of its remuneration advisors,
PwC.

In October 2019, we consulted extensively
with our major shareholders representing
over 60% of issued share capital as

well as proxy voling agencies on the
proposed Policy.

The Committee concluded that the

current framework, which had overwhelming
shareholder support and approvalin 2017,
confinued to support the successful delivery
of strategy and drive the exceptionally high
levels of business performance achieved
over the past three years.

Therefore, we proposed only atew
minor improverments 1o comply with the
remuneration principles introduced in
the 2018 Corporate Governance Code,
as listed on page 115.
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The key improvements made wete
as follows:

Strengthening the Company's Post-
Cessation Shareholding Requirement
['PCSR'} to 200% of salary for two years
following cessation of employment
from the current requirement to hold
100% of salary for one year;

Aligning pension contributions of
both newly appointed and current
Executive Directors with that of the
wider workforce; ang

Enhancing the Company's malus
and clawback triggers to align with

best practice.

Responses ta the shareholder consultation
were largely positive. The table opposite
oullines the initial proposals outlined at the
start of the process, the feedback received
from shareholders, and the final proposal
which jook account of shareholder views.

The Committee feels that the Policy to

be proposed at the 2020 AGM achieves

a balance between fairly rewarding and
incentivising the Executive Directors as
well as encouraging continued alignment
with shareholders and compliance with
the Code.

Locking forward

Qur focus next year will be to oversee
the implementation of the new Policy
following shareholder approval and to
confinue fo monitor émerging trends and
best practice in corperate governance.

Finally, as | hand over to my colleague
Robert, | would ke to thank my tellow
Committee members for all their hard
work and support throughout my
time as Chair.

Signature removeg

James Dean
Chair of the Remuneration Commitiee

10 June 2020

Initial proposal

Feedback from shareholders

Final proposal and rationale

increase the
PCSR to 200%
of salary for the
first year and
100% of salary
for the second
year fellowing
cessation

of employment.

Shareholders appreciated

the increase and recognised
that market practice is moving
towards a two year post
employment period.

Some shareholders commented
that the level of sharehelding.
in particutarin the second
year, should be higher than
the proposed level.

PCSR increased to holding
200% of salary for two years
post cessation of employment.
This is the median in-employment
shareholding level for the FTSE
250 and therefore appropricte.

To align pension
contributions for
newly appointed
Executive
Directors to that

of the workforce.

Some shareholders expected
the dlignment to also apply
to current Executive Directors.

The Committee also decided
to align pension contributions
for the current Executive
Directors with the workforce
by reducing them from 15%
to 12.5% in June 2021 and

to 10% in June 2022.

Maintain the
opt-out deferral
under the
current Policy
for annual
bonuses.

Shareholders understood
the underlying rationale behind

the opt-out bonus deferral given

that shareholder alignment is
already achieved through the
large personal shareholdings
of the Executive Directors.

However, some shareholders
mentioned that the deferral
mechanism has benefits other
than allowing Executive Directors
to build up ashareholding and
alignment to shareholder value,
In particular, that deferred
bonuses help to facilitate

malus and clawbock.

The Committee felt that given
the large shareholdings of
the Executive Directors, the
in~emptoyment shareholding
requirement of 700% of salary,
and the enhanced PCSR as well
cis the clawback and holding
period under the LTIP provide
ample protections against
the triggers which would
normally require application

of malus or clawback. As
such, the Commitiee believes
the opt-out bonus deferral
remains appropricte but wil
factor in @ more robust malus
and clawback mechanism

on shares held post cessation,

The Committee notes thal

for new Executive Directors,
mandatory bonus deferral
would or already applies

until a stretching shareholding
requirement of 400% of salary
is met.

Introduction
of corporate

and clawback

trigger.

failure as a malus

Shareholders unanimousty
supported the additional
protections and recognised
the Committee's approach
to best practice governance,

As originally proposed.
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Directors’ Remuneration at a glance

Earnings for the financial year

MNustrative change in
value of shares owned

Total Total and cutstanding
Remuneration for Salary Benefits Pension Bonus LTIF 2020 2019 share awards'
Executive Directors £000 i £000 £000 _ £000 £000 ___SEJD £000 £000
Andrew Jones 544 24 82 878 1,297 2,827 2,703 615
Martin McGann 363 28 54 485 702 1,632 1,559 385

1 Based on an illustrative swing in share price of 10p. For reference, the highest closing share price during the year waos 241.2p and the lowesl closing price was 137.0p.

The number of shares and share awards was caiculated bosed on the year end total

2 Full details of Directors' remuneration for the veor including Valentine Beresford ond Mark Stirling, who koth stepped down from the Board. as well as all Non Executive

Directors can be found in the table on page 131

Annual bonus plan - targets and outcomes

Payout target Combining these outcomes

e % with the personal objectives % of
Performance measure 25% 750% 100% Actual awarded gives the following payouts: E000  maximum
EPRA EPS 8.8p 89 921p 923p 100% Andrew Jones 878 97.5
TPR 1.0% 1.1% 1.2% 5.1% 100% mMartin McGann 4835 25

2017 LTIPs vesting — targets and outcomes
Payout farget % The estimated number of

Performance measure L 25% 100% Ac}cﬂ awarded _shg(rqgesﬁng are as follows: ~ Number
TSR 1.9% 55.2% 58.9% 100% 4, Andrew Jones 612,747 _
TAR 1.2% 25.0% 30.6% 100% Martin McGann 331,744
EPRA EPS 21p 9.5p 2.3p 53%

The level of LTIP vesting in 2020 demonstrates the successful performance of the Company over the longer term performance period
with strong absolute earnings growth and a resulting comparative return performance in excess of the Company's direct competitors.

LTIPs granted in the year

Face value

Basis of award Date  Share awards Face value of award

{% of salary} of grant number per share ) £000

Andrew Jones 200% 5 June 2019 534,747 ] 204.2p . 1,092
Martin McGann 165% 5 June 2019 294,989 204.2p 602

Shareholding of the Executive Directors

Graph removed

LondonMetric Property Pic
Annual Report and Accounts 2020



Strateglc report Governance

Financial statements

Remuneration

Implementation of Policy next year

Summary of Policy and proposed changes

Implementation In the year to 31 March 2021

Base salary

An Executive Director's basic salary is set on
appointment and reviewed annually with changes
normally taking effect from 1 June or when there

is a change in position or responsibility.

When determining an appropriate leve! of salary, the
Committee considers multiple factors including pay
increases to other employees, remuneration within
comparable property companies, and the general
performance of the Company and individual.

Proposed changes from current Policy: None

Pension

The Committee and Board believes thatl during the cument COVID-19 pandemic
it is not appropriate to contemplate pay reviews and increases and therefore
determined that the pay review shall take place in September, Base salaries
for the Executive Directors therefore remain unchanged as shown in the
table below. In addition, the Directors are waiving 20% of their salary for
three months, providing additional funds for the Company’s wider COVID-19
charity giving.

Executive Director Base salary (£)

Andrew Jone;_ £545,870

Martin McGann £365,000

The maximum contribution is 15% of salary which is
payable as a monthly contribution to the Executive
Director's individual personal pension plan or taken
as a cash equivalent. Salary sacrifice arrangements
can apply.

Proposed changes from current Policy: Newly
appeinted Executive Directors will be given a pension
conttibution of 10% of salary in line with employees.

Benefits

Executive Directors will receive the 15% of salary supplement in fieu of pension
this year. Thereafter and in line with the new Policy proposed for approval
at this year's AGM, pension contributions will reduce to 12.5% and 10% for
periods commencing 1 June 2021 and 1 June 2022 respectively.

Proposed changes from current Policy: Contributions paid to current Executive
Directors will reduce to 12.5% and 10% of salary for perleds commencing
1 June 2021 and 1 June 2022 respectively in line with employees.

The Committee recognises the need to maintain
suilable flexibility in the benefits provided to ensure
itis able to support the cbhjective of attracting

and retaining persennel in order 1o deliver

the Group strategy.

Proposed chonges from current Policy: None

Annual bonus

In line with the Policy, each Executive Director receives:
« Car allowance

s Private medical insurance

= Life insurance

« Permanent health insurance

Annual performance targets are set by the
Committee at the siart of the financial year linked
to the Group's leng ferm strategy of growth in EPRA
EPS and TPR.

At least half of the bonus will be linked to the key
property and financial metrics.

Non financial targets are set fo measure individual
strategic performance and contribution to the
achievermnent of portfolio management initiatives
and cther operational management objectives.

The paycut for on target perfoermance s 50% of the
maximum and the payout for threshold performance
is 25% of the maximum.

Executive Directors who have met their minimorm
shareholding requirernent have the option to receive
the annual bonus paid in cash,

For those who are yet io meet the minimum
shareholding requirement, up to 100% of the annual

bonus will be paid in deferred shares vesting after
three years.

Proposed changes from current Policy: None

The maximum bonus opportuniiy;'will remain at 165% of s&i&ry for the
Chief Executive and 140% of salary for the Finance Director. The performance
conditions and their weightings for the annual bonus are as follows:

Performance

measure weighting  Description Qf targets _
Growth in 35% Growth in Company’s EPRA
EPRA EPS EPS against arange of challenging targets
Growthin 35% Growth in Company's TPR against IPD
total property Quarterly Universe Index; Full paycut if growth
return ('TPR'} is 120% of the Index: 50% payout if growth
is 110% of the Index; 25% payout if growth
matches the index: Straight line interpolation
between limits; No payout if TPR is negative
Personal 30% vary between individuais and include
objectives portfolio management, financial and people

management, investor relations, responsible
business and regulotory compliance

The Committee believes that the EPRA EPS target and details of the personal
objectives for the coming year are commeircially sensitive and accordingly
these are not disclosed. These will be reported and disclosed retrospectively
next year in order for shareholders t¢ assess the basis for any payouts.
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Implementation of Policy next year continved

Summary of Policy and proposed changes

Implementation in the year to 31 March 2021

Long Term Incentive Plan

Annual awards of up to 200% of salary for the

Chief Executive and 165% of salary for the other

Executive Directors.

Awards will normally vest at the end of a three year

period subject to:

* The Executive Directer's continved employment
al the date of vesting: and

* Satisfaction of the performance conditions.

Vested awards will be subject to a further two vear
holding period during which Executive Directors
cannot dispose of shares other than for tax purposes.

The Commitiee may award dividend equivalents
on awards that vest.

Proposed changes from current Policy: None

S_h_c_:r_eh_glding requirement

The Co;rﬁinee is gware of the volatility the CO\_IIb-l‘? pandemic can have
on the Cempany's share price and will assess, for any future awards granted,

whether o reduction in quantum is warranted.

The Committee will also take a view upon vesting as to whether there have
been any windfall gains under the LTIP and will take appropriate acticn

if required.

Performonce Threshoid Maximum!

measure Weighting ,APS% 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) N ranked company
EPRA EPS growth  25% RPI plus 0% RPi plus 4%

over three years

over three years

1 Straight line interpolation between threshold and maximum

TSR and TAR are relative measures measured against the FTSE 350 Real Estate
Sector excluding agencies and cperators (the Index]. Under the TSR element,
there will be no payout if TSR is negative. The Committee determined that

the indices would not be weighted.

Executive Directors are encouraged to build up
and hold a sharehaolding equivalent to a percentage
of base satary.

Executive Directors will be reguired to retain at
least 50% of the post tax amount of vested shares
from incentive plans until this requirement is met
and maintained.

Proposed changes from current Policy: increased
post-cessation shareholding requirement from
100% of salary for 1 year following cessation to
200% of salary for 2 years following cessation

The shareholding requirer;é_m [EX
« Chief Executive — 700% of salary

« Other Executive Direclors and certain members of the Senior Leadership

Team - 700% of salary

* Newly appointed Executive Directors — 400% of salary

Key elements and time-;;riod

Graph removed
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Directors’ Remuneration Policy

The previous Remuneration
Policy for the Group

which was approved by
shareholders at the AGM on
11 July 2017 for a period of
three years is nearing expiry.
This section outlines the
2020 Remuneration Policy
which, subject o shareholder
approval, will take effect for
three years from the 2020
AGM on 22 July 2020.

The Group's Remuneration Policy is
designed to align executive pay and
incentives with the Company's geals
and encourage and reward exceptional
overall and individual performance.

Overview of our Policy

The overriding objective is to operate a
fair and transparent Remuneration Policy
which motivates and retains indiviguals
of the highest calibre and rewards the
delivery of the Group's key strategic
priorities, long term growth and attractive
shareholder returns.

Aswell as motivating, remuneration plays
a key role in retaining highly regarded
individuals and needls to be competitive.

The principles which underpin the
Pclicy ensure that Executive Directors
remuneration;

+ s aligned to the business strategy
and achievement of business goals:

Is aligned with the inferesis of
sharehelders by encouraging high
levels of share ownership;

= Attracts, motivates and retains
high calibre individuals;

Is competitive in relation to other
comparable property companies;

Is set in the context of pay and
employment conditions of other
employees; and

« Rewards superior performance through
the variable elements of remuneration
that are linked to performance.

+*

Policy review

PwC, the Company's remunerction advisor
reviewed the current Policy to ensure it
conlinued to remain fit for purpose and
aligned to the most recent regulatory
developments including the 2018 Code.
They tock inte consideration changes to
business strategy over the three year Policy
period, pay-outs earned by the Executive
Directors ond the level of invester support
when identifying any areas for pessible
consideration and change.

Changes to the Remuneration Policy

2018 Corporate Governance Code
We are required to comply with the
new 2018 Code for the first time this year
and as such, it has been a majer factor
influencing the design of the 2020 Policy.

Under the headings prescribed under
provision 40 of the 2018 Code, the
following table shows the alignment
between the Policy and Code.

Following areview of the Policy, the Committee concluded that the current Policy worked well,
created alignment with stakeholders and the balance of metrics currenily used supported
business strategy. The following changes are proposed to bring the Policy further in line

with corporate governance best practice.

Element Current Policy

Proposed change

Rationale for change

Post-cessation
shareholding
requirement

of 100% of salary
for 12 months
following cessation.

Post-cessation
shareholding
requirement

To create further
alignment between
sharehclders and
the executives,

Post-cessation
shareholding
requirement of
200% of salary for
two years following
cessation of

misstaterment

« Calculation error
inincentives

* Fraud or
misconduct

+« Reputaticnal
damage

employment.
Pensions Contribution of New Executive To dalign the Policy
15% of salary for Director pensions with the Corpoerate
Executive Directors to be in line with Governance Code
{new and current). other employees. and the expectation
Contribution of of shareholders
12.5% of salary for arcund equality
Executive Directors of pension
effective from Jupe  Gonfributions.
2021 and 10% from
June 2022, which
is aligned with
all employees.
Malus and The following in addition to To align the Policy
clawback triggers are already  the current Policy. with the Board
contained in the Committee Effectiveness
the Policy: is proposing to Guidaence under
« Material add Corporate the Code.

Failure as a trigger
for malus and
clawback.
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Directors’ Remuneration Policy continued

2018 Corporate Governance Code

Provision 40 element

How the Remuneration Policy aligns

Clarity - remuneration arrangements
should be transparent and promaote
effective engagement with shareholders
and the workforce.

Simplicity - remuneration siructures
should avoid complexity and their
rationale and operation should be
easy to understand.,

Performance measures and targets 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 on core elements of the
strategy and therefore there is a clear link to all stakeholders between their delivery
and Executive Director reward.

This alignment and transparency allows us to effectively engage with shareholders
and the workforce on remuneration,

The Remuneration Policy is designed with simplicity in mind and its operation aligns
with that of the majority of the FTSE 350 and is therefore easy to understand.

Risk - remuneration arrangements
should ensure reputational and cother
risks from excessive rewards, and
behavioural risks that can arise from
targel-based incentive plans, are
identified and mitigated.

The selection of performance measures and calibration of targets ensures that
incentives will only pay-out where strategic goals have been mel. The mix of relative
and absolute performance measures help to balance the effect of external market
factors (whether positive or negative).

The Remuneration Policy contains strict minimum shareholding requirements as well
as a post-cessation of employment shareholding reguirement which ensures that

the wedlth of Executive Directors is linked 1o the long-term stability and growth of the
share price which discourages short-term excessive risk taking which could negatively
impact on long-term value,

The Policy contains sufficient flexibility to adjust payments threugh malus and clawback
and an overriding discretion on the part of the Committee to depart from formulaic
outcemes if it appears thatl the criteria on which the award was based does not
reflect the underlying performance of the Company.

Predictability —the range of possible
values of rewards to individual directors
and any other limits or discreticns should
be identified and explained at the time
of approving the policy.

The Remuneration Policy sets out clearly the range of volués, limits and discretions
inrespect of the remuneration of management.

Proportionality - the link between
individual awards, the delivery of strategy
and the long-term performance of the
company should be clear. Cutcomes
should not reward poor performance.

Alignment to culture — incentive schemes
should drive behavicur consistent with
company purpose, values and strategy.

The remuneration package is weighted in favour of variable pay. This combined
with the Committee's approach fo farget setting including the use of relative
performance measures means that fotal remunerction wilf be reduced in the event
of poor performance.

Pay-outs at maximum will only be avallable for delivery of the strategy and strong
underlying performance.

The overall structure of the Remuneration Policy incIL;ding the incentive schemes
is consistent with the principles of the Policy which encourage share ownership.

Furthermore, the elements of the Executive Director remuneration package is
cascaded further down the organisction, as is the culture of share ownership.
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Executive Directors’ Remuneration Policy Table

Base salary

Purpose and link to strategy

Operation

Maximum opportunity

Provide a competitive level of fixed pay to attract and retain Executive Directors of the required
calibre to deliver the Group's strategy.

Level of pay reflects individuals' skills. seniority and experience and complexity of the role.

An Executive Director's basic salary is set on appointment and reviewed annually with changes
normally taking effect from 1 June or when there is a change in position or responsibility.

When determining an appropriate level of salary, the Committee considers:

* Payincreases to other employees

* Remuneration practices within comparable property companies

* Any change in scope, rale and responsibilities

* The general performance of the Company and each individual

* The experience of the relevant Director

* The economic environment

Individuals who are recruited or prometed fo the Board may. on occasion, have their salaries
set below the targeted policy level until they become established in their role. In such cases
subsequent incredases in salary may be higher than the general rise for employees until the
target positioning is achieved.

The Committee ensures that maximum salary levels are positicned in line with companies of
asimilar size fo the Group and validated against cther property companies, so that they are
competitive against the market.

The Commitlee intends ta review the comparator group each year and will add or remove
companies qs it considers appropriate.

In general, satary increases for Executive Directors will be in line with the increase foremployees.

However, larger increqses may be offered if there is a material change in the scope and

responsibilities of the role, including significant changes in Group size and/or complexity orif it is

necessary to remain competitive to retain a Director.

The Company will set cut in the section headed Implementation of Remuneration Policy, in the
_following financial year, the salaries for that yeor for each of the Executive Directors.

Performance measures

Pension

The Directors are subject to an annual performance assessment, the outcome of which is taken
account of in setting base salaries.

Purpose and link o strategy
Operation

Maximum opportunity

_Provide a competitive post-retirement benefit o altract and retain individuals.

The Company provides a pension contribution aliowance in line with practice relative o

its comparators fo enable the Company to recruit and retain Executive Directors with the experience

and expertise to deliver the Group's strategy.

_This aliowance will be a non-consolidated allowance and will not impact any incentive calculations.

The maximum contribution for current Executive Directors is 15% of salary, reducing to 12.5% of salary
in June 2021 and 10% of salary in June 2022. New Executive Directors will have a pension confribution

_inline with other employees. No glement other than base salary is pensionable.

Performance measures

None.
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Directors’ Remuneration Policy continued

Execuvutive Directors’ Remuneration Policy Table continved

Benefits

Purpose and link tois'tiraiegy

Provide a comprehensive and competitive benefit package to aid recruiiment and the retention
of high quaiity Executive Directors.

Operation

Each Executive Directorreceives the following:
* Carallewance

* Private medical insurance

» Life insurance

* Permanent health insurance

The Committee recognises the need to maintain suitable flexibility in the benefits provided to
ensure itis able to support the cbiective of attracting and retaining personnel in order to deliver
the Group strategy. Additienal benefits which are available to other employees on broadly
similar ferms may therefore be offered.

Maximum opportunity

qu_ad on the cost from third party providers,

Car allowance is £20,000 per annum for each Executive Director.
Other benefils are provided at the market rate and therefore the cost will vary from year to year

Performance measures

Annual bonus

None.

Purpose and link to strategy

Incentivise the achievement of annual financial targets consistent with the Group's busin'é-ss plan
for the relevant financial year with particular focus on total property return [TPR} cnd EPRA earnings
per share [EPS) as well as the delivery of agreed personal objeciives.

Operation

Annual performance targets are set by the Committee at the start of the financial year Imked

to the Group's long term strategy of growth in EPRA EPS and TPR. Atleast half of the bonus will be
linked to the key property and financial metrics, Non financial targets are set o measure individual
strategic performance and confribution to the achievement of portfelio management initiatives
and other operational management okjectives.

Executive Directors who have met their minimum shareholding requirement have the option to
receive the annual bonus paid in cash. For those who are yet to meet the minimum shareholding
requirernent, up to 100%, and at least 50%, of the annual bonus will be paid in deferred shares
vesting over three years. No further performance conditions will apply to these shares other than
continued employment and dividend equivalents are paid out at the end of the vesting period.

The annual bonus contains malus and clawback provisions c_§_noted on page 128,

Maximum epportunity

The current maximum bonus for the Chief Executive is 165% of salary and 140% of salary for other
Executive Directors, Target bonus is 82.5% of salary for the CEQ and 70% of salary for the ofher
Executive Directors, representing 50% of the maximum opportunity. The thresheld for the borwus

is 25% of the maximum opparfunity.

In exceplional circumstances, such as recruitment, the Committee may award a bonus epportunity
of up o 175% of salary. However, the maximum bonus limit for current Executive Directors wilt be
capped at 165%, i.e. no exceptional awards will be made to existing Executive Directors,

Performance measures

Performance is assessed against target financial and non financial measures which may vcry
each year depending on the annual priorities of the business. At least half of the bonus payment
is subject to financial and/or property performance targets.

The Committee will set challenging annual targets consistent with the Group's business strategy
that are appropriately stretching, but achievable. The Committee is of the opinion that due to
the commercial sensitivity of annual targets, targets will be disclosed refrospectively.

The Committee retains discreticn to make downward or upward adjustments to the amount

of bonus payable resulting from the application of the performance measures ifit believes that
the outcomes are not a fair and accurate reflection of business performance.
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Executive Directors’ Remuneration Policy Table continued

Long term incentives

Purpose and link to strategy Incentivise and reward the delivery of long term Group performance (;5 ;I:JSTOined growth in
line with business strategy, thereby building a shareholding in the Group and aligning Executive
Directors' interests with shareholders'.
Operation The LTIP rules were approved by the shareholders at the 2013 AGM.
Awards are granted annually to Executive Directors in the forr of a conditienal share award or nil
cost option.
Details of the performance conditions for grants made in the year will be set outin the Annual Report
on Remuneration, If the Commitiee decides that the selected strategic metrics are commercially
sensitive for tuture grants, details will be disclosed retrospectively in the Annual Report on
Remuneration.
Awards will normally vest at the end of a three year period subject to:
* the Executive Director’s continued empioyment at the date of vesting
* satisfaction of the performance conditions

Vested awards will be subject to ¢ further two year holding period during which Executive Directors
cannot dispose of shares other than for tax purposes.
The Committee may award dividend equivalents on awards that vest.
_The LTIP contains malus and clawback provisions as noted on page 128, L
Maximum opportunity Annual awards with a maximum value of up to 200% of salary for the Chief Executive and 165%
of salary for other Executive Directors based on the market value at the date of grant setin
accordance with the rules of the LTIP.
25% of the award will vest for threshold performance.
100% of the award will vest for maximum performance. There is straight line vesting between
_these paoints. o
Performance measures For the awards to be made in the year fo 31 March 2021, the following three year performance
measures will apply to the award:
* 37.5% Total Shareholder Return (TSR} exceeding the ISR of the FTSE 350 Real Estate Super Sector index
[excluding agencies and operators)
* 37.5% onrelative Total Accounting Return [TAR)
* 25% on EPRA EPS growth versus a base target plus RPI

The Committee may change the balance of the measures, or use different measures for subsequent
awards as appropriate.

No material change will be made to the type of performance conditions without prior shareholder
consultation.

In exceptional circumstances the Committee refains the discretion to:

vary, substitute or waive the performance conditions applying to LTIP Awards if it considers

it appropriate and the new performance conditions are deemed reasonable and are not
matericlly less difficult to satisfy than the original conditions

make downward or upward adjustments to the amount vesting under the LTIP award resulting
from the application of the performance measures if it believes that the cutcomes are not a
fair and accurate reflection of business performance
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Directors’ Remuneration Policy continved

Shareholding guidelines

Minimum shareholding requirement

In line with the Group's remuneration principles, the Remuneration Policy places significant importance on aligning the long term
interests of shareholders with those of management by encouraging the Executive Directors to build up over a five year period and
then subsequently hold a shareholding equivalent to a percentage of base salary. Adherence to these guidelines is a condition

of continued participation in the equity incentive arrangements,

In addition, Executive Directors will be required to retain at least 50% of the post tax amount of vested shares from the Company
incentive plans until the minimum sharehclding requirement is met and maintained. The following table sets out the minimum
shareholding requirements.

Role Sharehelding requirement (% of salary)
Chief Executive 700%
Other Executive Directors h 700%
Newly appointed Executive Directors o o B . o 400%

The Committee has set the requirement at 400% of salary for the Pelicy period for newly appointed Executive Directors to reflect the
practical level that could be achieved if all incentives were earned over the Pclicy pericd and paid in shares.

Post cessation shareholding requirement
There is a post cessation shareholding requirerment for the Executive Directors, who must retain shares equivalent in value 1o 200% of salary
for two years post cessation of employment.

This requirernent provides further long term alignment with shareholders and ensures a focus on successful succession planning.
Non Executive Directors’ Remuneration Policy Table

Fees and benefits

Purpose and link to strategy T attract and retain suitably qualified Non Executive Directors by ensuring fees are compefiﬁve.-
Non Executive Directors are not eligible to receive benefits other than travel, hospitality related
or other incidental benefits linked to the performance of their duties as a Director.

Operation The Board is responsible for setting the remuneration of the Non Executive Directors.
The Remuneration Committee is responsible for setting the Chair's fees.

Nan Executive Directors ore paid an annual fee and additional fees for the Chair of Commitiees
and for the Senior Independent Director. Thne Company refoins the flexibility to pay fees for the
membership of Committees. The Chair does notreceive any additional fees for membaershio

of Committees.

Fees are reviewed annually based on equivalent roles in the comparator group used to review
salaries paid to the Executive Directors.

Non Executive Directors and the Chair do not participate in any variable remuneration
arrangements ofr other benefits arrangements.

Maximum opportunity The fees for Non Executive Directors and the Chair are broadly set at o competitive level against
the comparater group.
In general the level of fee increase for the Non Executive Directors and the Chair will be set
taking account of any change in responsibility. The aggregaie fee for Non Executive Directors
and the Chair will not exceed £1 million.
The Company will pay reasonable expenses incurred by the Non Executive Directors and
Chair and may settle any fax incurred inrelation 1o these.
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Recruitment remuneration arrangements for Executive Directors

Remuneration element

Recruitment Policy

Salary, Benefils and Pension

These will be setin line with the policy for existing Executive Directors.

Annval Bonus

Maximum annual participation will be set inline with the Company’s policy for existing Executive o
Directors and wili not exceed 165% of salary (175% of salary in excepticnal circumstances).

LTip

Maximum annual participation will be set in line with the Company'’s policy for existing Executive
Directors and will not exceed 200% of salary.

Maximum Variable
Remuneration

The maximum variable remuneration which may be granted in normal circumstances is 365% of salary
(375% of salary in exceptional circumstances). This excludes in both cases the value of any buyouts.

‘Buyout’ ofincentives forfeited
on cessation of employment

Where the Committee determines that the individual circumstances of recruitment justifies the
provision of a buyout, the equivalent value of any incentives that will be forfeited on cessation of
an Executive Director's previcus employment {the lapsed valued) will be calculated taking into
account the following:
« the proportion of the performance pericd completed on the date of the Executive Director's
cessation of employment
* the performance conditions attached to the vesting of these incentives and the likelihood
of them being satisfied
+ any other terms and conditions having a material effect on their value

The Committee may then grant up to the same value as the lapsed value under the Company's
incentive plans. To the extent that it was not possible or practical to provide the buyout within
the terms of the Company's existing incentive plans, a bespoke arrangement would be used.

Relocation Policies

In instances where the new Executive Director is required 1o relocate or spend significant time away
from their normal residence, the Company may provide one-off compensation to reflect the cost
of relocation for the Executive Director. The level of the relocation package will be assessed on
acase by case basis but will take into consideration any cost ofliving diferences and schoaling.

Service contracts and payment for loss of office

Remuneration element

Treatment on cessation of employment

General

The Committee will honour Executive Directors' contractual entitlements. Service contracts do
not contain liquidated damages clauses. If a contfract is to be terminated. the Committee will
determine such mitigation as it considers fair and reasonable in each case. There are no contraciual
arrangements that would guarantee a pension with limited or no abatement en severance or
early retirement. There is no agreement between the Company and its Directors or employees,
providing for compensation for loss of ofice or employment that cccurs because of a takeover bid.
The Committee reserves the right 1o make additional payments where such payments are made
in good faith fo discharge an existing legal obligation, or by way of damages for breach of such
an obligation or by way of settlement or compromise of any claim arising in connection with

the termination of an Executive Birector's office or employment.

Salary, Benefits and Pension

Cash bonus

These will be paid over the notice period: The Comgpany has discretfion to make a lump sum
payment in fieu.

Good leaver: performance conditions will be measured at the bonus measurement date,
Bonus will normally be pro-rated for the period worked during the financiat year.

Other reason: no bonus payable for year of cessation.

Discretion: the Committee has the following elements of discretion:

to determine that an Executive Directoris a good leaver. It is the Committee's intention to only
use this discretion in circumstances where there is an appropriate business case which will
be explained in full to shareholders

to determine whether to pro-rate the bonus 10 time. The Committee's normal policy is that it
will pre-rate bonus for time. It is the Committee’s infention to use discretion to not pro-rate in
circumstances where there is an appropriate business case which will be explained in full

to shareholders
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Directors’ Remuneration Policy continued

Service contracts and payment for loss of office continued

Remuneration element

Deferred share awards

Treatment on cessation of employment

Good leaver: all subsisting deferred share awards will vest.
Other reason: lapse of any unvested deferred share awards.
Discretion: the Committee has the foliowing elements of discretion:

» to determine that an Executive Director is a good leaver. It is the Committee’s intention to only
use this discretfion in circumstances where there is an appropriate business case which will be
explained in full to shareholders

* fo vest deferred shares at the end of the original deferral period or ot the date of cessation,

The Committee will make this determination depending on the type of good leaver reason
resulling in the cessation

+ to determine whether to pro-rate the maximum number of shares to the time from the date
of grant to the date of cessation. The Committee’s normal policy is that it will not pro-rate awards
for time. The Commitiee will defermine whether or not to pro-rate based on the circumstances
of the Executive Director's departure

LTIP

Good leaver: pro-rated to time and perfermance in_r;;;:;gci:?oif' ;c:ch subsisting LTIP award.
Other reason: lapse of any unvested LTIP awards.
Discretion: the Commiftee has the following elements of discretion:

+ to determine that an Executive Director is a good leaver. It is the Committee’s infention to only
use this discretion in circumstances where there is an appropriate business case which willbe
explained in full to shareholders

+ to measure performance over the original performance period or at the date of cessation.

The Committee will make this determination depending on the type of good leaver reason
resulting in the cessation

» o determine whether to pro-rate the maximum number of shares to the time from the date of
grant to the date of cessation. The Committee's normal policy is that it will pro-rate awards for time.
It is the Committee's intention to use discretion tc not pro-rate in circumstances where there is
an appropriate business case which will be explained in full to shareholders

The following table outlines the paolicy for the treatment of incentives in the event of a change of control:

Change of control

Remuneration element

Change of control

Discretion

Annual bonus
{cash)

"Annual bonus
(deferred shores)

(il

Pre-rated to time and
performance o the date
of the change of control.

The Committee has discrefion regarding whether to pre-rate the bonus

to time. The Committee’s normal policy is that it will pro-rate the bonus
for time, It is the Cormmittee’s intention fo use its discretion to not pro-rate
in circumstances only where there is an appropriate business case which
will be explained in full to shareholders.

_Subs}éﬁg deferred share
awards will vest cna
change of control,

The Committee has discrefion regarding whether to pre-rate the award
to time. The Committee’s normail policy is that it will not pro-rate awards
for time. The Committee will make this determination depending on the
circumistances of the change of control.

The number of shares
subject to subsisting LTIP
awards will vest on a change
of control, pro-rated to

time and performance,

The Committee has discretion regarding whether te pro-rate the LTIP
awards fo time. The Committee's normal paolicy is that it will pro-rate the
LTIP awards for time. Itis the Committee's intention to use its discretion
to not pro-rate in circumstances anly where there is an appropriate
business case which will be explained in full to shareholders.

LondonMeiric Property Plc
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Hustration of application of Remuneration Policy

The charts below show the application of the Remuneration Policy in Tts first year and provide an indication of the potential
remuneration for each element of remuneration for each of the two current Executive Directors under various scenarios.

The elements of remuneration have been categorised into three components: (i) Fixed: (i) Annual Bonus (including Deferred Bonus);

and (i) LTIP.

The target scenarios assume 50% payaut of the maximum opportunity under the annual bonus and 25% (being threshold vesting)
of the LTIP. In ine with the changes to the regulafions, we have also shown the maximum scenario with the impact of 50% share price
appreciation over three years. For comparison, we have also shown the actual singie figure for the year to 31 March 2020,

Andrew Jones

Martin McGann

Graph removed

Graph remaved

Strategy link fo Remuneration Policy

The Committee’'s remuneration decisions are steered by the Group's strategic direction and corporate objectives. Itis important that
the incentive arrangements cperated by the Company are directly linked to the achievernent of the Company's strategy and overall
corporate cbjectives, Itis the Committee's belief that the incentive elements of the Remuneration Policy clign with these cbjectives.

The following table demcnstrates how the Company’s key performance indicators {'KPIs') are aligned 1o its variakle incentive

arrangements of the annual bonus and LTIP.

Key performance indicators

Total shareholder return

Link fo remuneration

Annual bonus

Link to stralegy
LTiP

37.5% OO0

Total accounting return

EPRA earnings per share

37.5% OO0

25% 0000

Total property return

35%

OO0

remave

Manoge and enhonce
responsibly taimprove
our assets and heip
occupiers thrive

Cwn desirable real
estate that meets
occupiers' needs

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

Generate reliable,
repetitive and growing
income-led tofal returns
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Directors’ Remuneration Policy continued

Recruitment remuneration arrangements
The Company's principle is that the
remuneration of any new recruit will be
assessed in line with the same principles

as for the existing Executive Directors, as

set outin the Remuneration Policy table.

The Cemmittee is mindful that it wishes

to avoid paying more than it considers
necessary to secure a preferred candidate
with the appropriate calibre and experience
needed for the rcle.

In setting the remuneration for new
recruits, the Commitiee will have regard
to guidetines and shareholder sentiment
regarding one-off or enhanced short
term orlong term incentive payments
as well as giving consideration for the
appropricteness of any performance
rmeasures associated with an award.

Where an existing employee is promoted
to the Board, the Pglicy would apply from
the date of promotion but there would be
ne retrospective application of the Policy
in relafion to subsisting incentive awards
or remuneration arrcngements.

Accordingly, prevailing elements of the
remuneration package for an existing
employee would be honoured and
form part of the ongeing remuneration
of the person concerned. These would
be disclosed te sharehalders in the
Remuneration Committee report for
the relevant financial year.

New Non Executive Directors wil be
appeinted through letters of appointment
and fees set af @ competitive market level
and in line with the other existing Non
Executive Directors. Letters of appointment
are normally for an initial terrm of three years
and are subject to a nofice period of
three months by either party.

Service contracts and

payment for loss of office

The service contracts for the Executive
Directors were reviewed andrevised following
the mergerin 2013 of London & Stamford
and Metric Property. Service contracts

are ferminable by either party with notice
of 12 months. The Committee considers

this appropriate for all existing and newly
appointed Directors.

The Non Executive Directors do not have
service confracts but are appointed under
letters of appointment.

Each Non Executive is subject to an
initial three year term followed by annual
re-election at the Cormpany's AGM.

The following definifion of leavers wil
apply to both the annual bonus and the
LTIP. A good lecver reason is defined as
cessation in the follewing circumstances:
+ Death
+ l-health
* Injury or disability
*» Redundancy
* Refirerment
* Employing company ceasing to be

a Group company

Transfer of employment to a company
which is not a Group company

+ At the discretion of the Committee

*

Cessation of employment in circumstances
other than those set out above is cessation
for other reasons.

Malus and clawback

The following definition of malus and
clawback will apply to both the annual
bonus {including any deferred shares)
and the LTIP.

Malus is the adjustment of the annual
bonus payments or unvested LTIP awards
because of the occurrence of one or more
circumstances listed. The adjustment may
result in the value being reduced to nil.

Clawback is the recovery of payments
made under the annual bonus or vested
LTIP awards as a result of the occurrence
of one or more circumstances listed.

Clawback may cpply tc all or partof a
participant's payment under the annuail
bonus or LTIP award and may be effected,
among cther means, by requiring the
transfer of shares, payment of cash or
reduction of awards or bonuses.

The circumstances in which malus and
clawback could apply are as follows:

Discovery of a material misstatement
resulting in an adjustment in the
audited accounts of the Group or any
Group campany

The assessment of any performance
condition or condition in respect of an
annual bonus payment or LTIP award
was based on error, or inaccurate or
misleading information

The discovery that any information used
to determine the annual bonus payment
or LTiP award was based on error, or
inaccurate or misleading information

Action or conduct of a participant which
ameunits to fraud or gross misconduct

Events or the behaviour of a parficipant
have led to the censure of a Group
company by aregulatory authority or
have had a significant defrimental impact
on the reputation of any Group company
provided that the Beoard is satisfied that
the relevant participant was respensible
for the censure or reputational damage
and that the censure or reputational
damage is attributable to the participant

Where, as a result of an appropriate review
of accountability, the Remuneration
Committee determines that the Executive
Director has caused wholly orin parta
corporate failure of the Company

The following table outlines the time periods during which these recovery provisions may

apply for each element of remuneration:

Remuneration element Malus Clawback

Annual bonus Upto ihé date of Two years post the date
[cash} the cash payment of any cash payment
Annual bonus To the end of the three n/a

[deferred shares) year vesting pericd B
LTIP Te the end of the three Two years post vesting

year vesting period
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Other directorships

Executive Directors are permitted to accept
externdal, 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 eared may be retained
by the Director. Andrew Jones was o Non
Executive Director of The Unite Group Plc
until 9 May 2019 and earned fees of £4,000
inthe year to 31 March 2020, There were
no new appcintments in the year. None of
the other Executive Directors held external
appoeintments during the year.

Statement of consideration

of shareholder views

Following a thorough review of the current
Remuneration Policy, the Committee
carried out an extensive consultation
seeking to engage with our top
shareholders representing over 60% of
issued share capital as well as proxy voting
agencies, on the changes featured in
the proposed Policy. We recognise the
heightened attention placed cn executive
pay this year from both a political and
corperate governance perspective,
and have preposed a Policy which the
majority of shareholders were supportive
of during the consultation process.

The Committee remains committed to
ongeing dialogue with the Company’s
shareholder base 10 ensure the views of
all stakeholders are taken in fo account
in order to ensure the correct decisions
are made for the Company.

Employee considerations
The Company applies the same principles to the remuneration of all employees as it
applies to the Executive Directors, namely that:

« Anyincentive compensation is aligned to the business strategy and achievement
of business goals

* The remuneraction encourages employees to become shareholders
« The rermunerction attracts, motivates and retains high calibre individuals
+ The remunerction is competitive in relation tc other comparable property companies

« The incentive elements reward superior performance through the variable elements
of remuneration that are linked to performance

The Committee considers employee views carefully and ihe Board has appointed Andrew
Livingsten as the designated workforce Non Executive Director with the role of gathering
employee views, ensuring that key points raised by employees are discussed at Boaord

or Commitiee meetings and feeding back te employees how their views have been
considered in the decision making process.

The Committee is mindful of the internal pay relativities when setting pay for the
Executive Directcrs. The Company provides regular strategy and performance updales
to employees, including half yearly results presentations, which are used to convey

key messages.

The diagram below illustrates the cascode of pay siructures throughout the business
for the Chief Executive, Finance Director and the Senior Leadership Team for the year
to 31 March 2020.

The Committee believes this demonstrates a fair and transparent progression of
remuneration throughout the Company which is in line with one of its core pay principles
that variable performance based pay increases with seniority.

Farticipation

Senior Leadership Teom
40% to 165% of salary
65% to 140% of salary

10% to 15% of salary

Element of pay Chief Executive

e o 200% of salary

165% of salary
15% of salary o

rFrlnunce Director
165% of SGIO[}.:
140% of salary

35% of salary

Annual bonus

Pension

Non Executive Directors’ fees

The fees for Non Executive Directors and the Chair are broadly set at a competitive level
dgainst the comparator group and increases take account of any change in responsibility.
The aggregate fee for Non Executive Directors and the Chair will not exceed £1 million.

The base fees for Non Executive Directors, excluding the Chair, remain unchanged and are
reflected in the table below, The Chair's letter of appointment set his fees for the period to
31 March 2021.

Chaeir £200,000
idrse Non Execvutive Director fee i £49.500
Senior Independent Director additional fee £5,000
Additicnal fee for Audit/Remuneration Committee Chair £10,000
Additional fee for Audif/Rémuneration Committee membership o £5.000
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Annual Report on Remuneration

On the following pages we
set out the Annual Report

on Remuneration for the
year ending 31 March 2020
which provides details of
how the Remuneration Policy
was applied and how we
intend to apply the Policy

for the year ahead to

31 March 2021,

This report is subject to an advisory vote

at the forthcoming AGM on 22 July 2020
and complies with the 2018 UK Corperate
Governance Code, Listing Rules and The
Large and Medium Sized Companies

and Groups [Accounts and Reporis)
[Amendment} Regulations 2013. The areas
of the report which are subject to audit
have been highlighted.

The role of the Remuneration Committee
The Committee determines Directors’
remuneration in accerdance with the
approved Policy and its terms of reference,
which are reviewed annually by the Board
and are available on the Company’s
website at www.ilondonmetric.com.

The Board recognises that it is ultimately
accountabie for executive remuneration
but has delegated this responsibility to the
Committee. All Committee members are
Non Executive Directers of the Company,
which is an important prerequisite to ensure
Executive Directors' pay is set by Board
members who have no personal financial
interest in the Company other than as
potential shareholders.

Meetings and activities

The Committee meets regularly without

the Executive Directors being present and is
independently advised by PwC, a signatory
to the Remuneration Consultants' Code

of Conduct and which has no connection
with the Group cther than in the provision

of advice on executive and empioyee
remuneration matters and taxaticn

advice. PwC were appointed in 2017 by

the Remuneration Committee following a
competitive tender process. Telal fees paid
te PwC in respect of remunercation advice
to the Committee were £156,500 calculated
on both hourly and fixed fee boses.

N Executive Directorisinvolved in the
determination of his own remuneration
and fees for Non Executive Directors are
determined by the Board as awhole.

The Company Secretary acts as secretary
to the Committee and the Chief Executive
and Finance Director attend meetings by
invitation but are not present when their
own pay is being discussed.

The Chair of the Commitiee reports 1c
the Board on preceedings and outcemes
following each Committee meeting.

The Committee met on seven occasions during the year. The main activities of the
Committee during the year and to the date of this report were as follows:

Annual
bonus
& LTIP

Set challenging EPS targets for the 2012 LTIP awards and annual
tronus for the year to 31 March 2020

Approved Executive Directors' share awards under the LTIP

following the anncuncement of the Company's results for the
year ended 31 March 2017

Executive Directors

Approved the Deferred Bonus Shares vesting in the year for

Assessed the performance of Executive Directors against fargets
set at the beginning of the year and determined annual bonuses
for the year to 31 March 2020

Salary

Determined to defer the salary review in light of the COVID-19
pandemic until September

Governance

terms of reference

Reviewed and approved the Remuneration Committee Report
External evaluation of its own performance and review cf its

Reviewed and approved the CEO pay ratio

Remuneration
Policy

Conducted an independent review of the appropriateness of
the current Remuneration Policy and shaped the proposed Policy
Sought to consult with over 60% of the shareholder base on the
preposed changes o the Policy

LondonMetrie Property Ple
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Single total figure of remuneration for each Director {audited)

Salary Total Annual Total
and fees Benefits Pension? Fixed bonus? LTIPA Variable Total
2020 2009 2020 2019 2020 2019 2020 2019 2020 2019 2020 2019 2020 2009 2020 2019
Director £000 £000 £000  £000 £000 £000 £000 £000 £000 £000 £000 000 £000 2000 £000 £000
Executive o )
Andrew Jones 544 533 26 24 82 B0 652 637 878 797 1297 1269 2175 2066 2.827 2703
MarfinMcGann 363 350 28 26 54 52 445 478 485 444 702 87 1187 1131 1632 1559
Valentine Beresford® 104 337 25 16 55 127 417 139 447 - 724 139 1191 246 1,608
Mark Stirling® 104 368 7 25 18 55 127 448 134 467 - 724 134 1091 261 1639
Non Execvtive ) o ' ) —
Patrick vaughan® 25 230 14 1 - - 229 241 - - - - - - 229 24
Suzanne Avery 59 -_ 5 - - - - 59 57 = - - - - T_ 59 57
James Dean 64 63 - - - - s4 & - - - - - - s &3
Robert Fowlds Y 9 - - - - 64 o - - - _ . 64 9
Andrew Livingston 54 56 - - - - 54 5 - - - - - - 54 56
Alec Pelmore - 53 —h z = - - - 53 - - - - - - - EE
Philip Watsor: - s - - - - 58 - - - - - - - =8
Rosalyn Wilton &9 8 - - - - 8 68 - - Z - T &9 8

W —

Taxable benefits include the provision of a car allowance for Executive Rirectors and private medical insurance
Pension contribution is 15% of salary [excluding any salary sacrifice] and may be taken parlly or entirely in cash

Annual bonus payaple inrespect of the f'nancial year ending 31 March 2020 pod fully (n cash as mirimum shareheolding recuirements met
2017 LTIP awards expected to ves in Jure 2020 for the performance period to 31 March 2020, The value of the aword has been colculated by multiplying the estimated

number of shares that will vest, including the dividend equivalent. by the average share price for the three months to 31 march 2020. No discretion was applied in determining
the estimated vesting of the award as a result of changes in share price or other factors. The change in share price growth between grant and 31 March 2020 accounts for
£264.000 for Andrew Jones and £143.000 for Martin McGann as reflected in the fable on page 136. The estimated figures disclosed in the previous Annual Report for 2019
vesting have been restated to reflect final vesting figures and the share price on the dote of vesting. The eshmated share price used waos 187.2p and the octual share price
an vesting was 207.2p. The differences in value were: Andrew Jones £141,000. Martin McGann £76.000, Valenhne Berestord £81,000 and Mark Strhng £81,000

5 Aamounisreflected in the table for Valentine Beresford and Mark Stirling represent the time apportioned part of their fotal remuneration for the period they were Executive

Directors of the Company

& Private Medicel Insurance benefit has continued at the discretion of the Remunerction Commiltee since becoming Non Executive Chair

The Committee believes itis important to take a holistic view of the Executive Directors' fotal wealth when considering the single figure

of remuneration. The Executive Directars have very large shareholdings in the Company and are expesed fo relatively small changes in
the share price significantly affecting their overali wealth. In the Committee's opinion, the impact of share price movements on the fotal
weaith of the Director is mere imporfant than the single figure. The significant shareholding encourages Directors fo take a long ferm view
of the sustainable performance of the Company, which is critical in a cyclical business. The Directors' significant exposure to share price

movements is a key facet of the Company's Remuneration Policy,

Annual bonus outcome for the year ended 31 March 2020

The annual bonus performance targets set for the year to 31 March 2020 and the assessment of actual performance achieved is set

outin the table below.

Bonus awards are based 70% on the Company’s financial 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 Quarterly Universe Index for the Group's
portfolio of assets. In determining the base EPRA EPS target, the Committee looks to maintain consistency with longer term incentive
targets but is mindful of shorter term strategic pricrities and changing market conditions. The 2020 annual bonus cutcome is set out

in the table below.

Financial Individual Bonus % Bonus % Total bonus

objectives oblectives of maximum of salary £000

Andrew Jones T 70% 28% 97.5%  161% 878
Martin McGann - 70% 25% 95% 133% 485
valentine Beresford - 0%  25% 95% 133% 139
Mark Stirling' o 70% 22% 927, 129% 134

1 The bonusreflected in the table for Valentine Beresford and Mark Stiring represents the time apportioned part of their total bonus for the period they were Executive

Directors of the Company

LendonMetric Property Plc
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Group financial largets

Performance Basis of Range Maximum Actual b3
measure Weighting - calculation (0%) (25%}) (50%) _ (100%) performance awaorded
EPRA EPS 35% Growth in EPRA <8.8p 8.8p B.9p 21p 2.3p 100%
EPS against a
challenging farget .
Total property 35% Growth in TPR Positive TPR TPRis TPRis 3.10% 100%
return {‘TPR') against IPD Quarterly growth matches 1.1 times 1.2 times
Universe index index index index
1.0% 1.1% 1.2%

Individual non financial targets

Executive Directors' non financial targets accounted for 30% of the maximum bonus award. Persondl cbjectives were dligned fo the
delivery of the Group's key strategic objectives,

The Committee fell that all Executive Directors had substanticlly achieved their individual personal cbjectives and approved payouts
for all Directors as reflected in the table on page 131.

The table below outlines the key personal objectives set and the Committee’s assessment of performance for each of the Executive
Directors for the annual bonus awarded in the year to 31 March 2020,

Objective

Assessmentis

Andrew Jones

+ Portfolio focus to maximise both
EPS and NAV growth

Increase in EPRA EPS from 8.8 to 9.3p, providing cover for an increase in the dividend
for the year

Decrease in EPRA NAY per share from 174.9p to 171.7p largely due to one off costs

of A&J Mucklow of 2.5p

Recycling capital wiTTseTl do@
of non core assets

Investment in preferred urban logistics sector increased from 27% to 35% in the year
Reduced exposure to megasheds and increase in quality of Iongriinrc;ome assefs

Focus onincome quality to deliver
opportunities for sustainable and
progressive earnings

« Growthin earnings in the yeor of 5.6%. supporting a continuation in dividend progression
Increase in contracted rent from £90 million to £123 million

Lengthen and strengthen
relationships with key stakeholders:
institutional sharehclders, private
client wealth managers ['PCM'),
occupiers and analysts

Continue to realign the teamin line

with our evolving porifolio strategy

Over 250 investor meetings in the year and strong share price perfermance
Continuing focus on PCMs which account for 36% of the register
Strong portfolic metrics demonstrate occupier contentment with occupancy increasing
10 98.6%
Increased granularity of income. Top ten tenants account for 36% of rents, improved from 51%
* Focused programme in support of key analysts
= Continving focus on the right team with the right skills. Efective integration of Mucklow
employees into the LondonMetric feam

Reinforce the position of the
Company as leading investor/pariner
of choice in logistics

* Reinforcement of growth characteristics of urban logistics continues to be well received
in the market and by stakeholders
= Effective shift in logistics from megasheds fo urban logistics

. To L;SGtrjgc_agérsighi to the delivery
of development schemaes during
the yvear

Pasition the Company as an
erployer of choice and continue to
generate posifive employee feedback
and very low staff furnover rate

« Completion of 434,000 sq ft of development during the year produg:in—gﬁ.s million
of annuai rent with a further 425,000 sq ft under construction

» Third staff survey undertaken in March with very positive results

« 100% of staff enjoy working for the Company and would recommend LondonhMetric
as an employer

» Very low staff turnover rate of 6%

Maintain and improve our ranking in
the EPRA/GRESE sustainability rankings

« GRESB Green Star, EPRA sustainability Geld Award )
+ GRESB score of 71% ahead of last yvear and peer group average of 67%

LondonMetric Property Plc
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Objeclive Assessments
Martin McGann ) T

+ Optimising the funding structure
to support the real estate strategy

»

Incorporation of Mucklow SWIP facility into LondonMetric
Arrangement of new HSBC facility in the year

Increased debt provided diversification in the year
Headrcom of £220 million at the year end

Deliver risk management/corporate
governance agenda to increasing
satisfaction of stakeholders

Implemented new 2018 Corporcfé Governance Code into processes and reporting
Continued focus on risk dashbocared at Board meetings
Consideraticn of emerging risks including the recent COVID-19 pandemic

Focus onincome guality to deliver
growth in our sustainable earnings

Growth in EPRA earnings in the year of 5.6%, supporting a continuation in dividend
progression
Increase in contracted rent from £20 million to £123 millicn

Maintain and improve our ranking in
the EPRA/GRESSB sustainability rankings

GRESB Green Star, EPRA sustainability Gold Award
GRESB score of 71% ahead of last year and peer group average of 67%

Delivery of development schemes on
schedule and on budget, with lettings
at or above larget rents and within
agreed timescales

« Maintain appropriate LTV, cost of
finance and debt maturity metrics

* Position the Company s an
employer of choice and continue to
generate positive employee feedback
and very low staff turnover rate

Valentine Beresford

Completion of 436,000 sq ft of development during the year producing £3.5 million
of annual rent with a further 425,000 sq ft under construction

Lower average cost of debt of 2.9% [2019: 3.1%)
LTV of 35.9% which reduces to 30.9% after year end equity raise
New HSBC facility mitigating refinancing risk in the near term

Third staff survey undertaken in March with very positive results

100% of staff enjoy working for the Company and would recommend LondonMaetric
as an employer

Very low staff turnover rate of 6%

Continve 1o reposition portfolio
with the objective of maintaining
distribution at ¢.70% and reducing
retail bias to 10%

-

Investment in preferred urt;gr;.lo_gisﬁcs sectorincreased from 27% o 35% in the year
Reduced exposure to megasheds and increase in quality of long income assets

Sell down non core, ex-growth and
underperforming assets

Residential portfolio reduced to 5 flats with 2 currently under offer, 24 flats sold in the year

»

Continue o strengthen teaom and
integrate whole Investment team inte
broader Company business

Continued strong performance and fine tuning of the team to ensure right people with
right skills
Integration of Mucklow staff has enhanced the team

Promote Company as 'pariner of
choice’ with developers, vendors
and agents

Provide support to the development
pipeline in the year and to

the delivery of funding and
developments on schedule and
within budget

Evidence of ‘off market' opportunities testament to strong reputation amongst dwévelopers
and agents

Completion of 436,000 sq ft of development d—ur-fr;g the year preducing £3.5 million
of annual rent with ¢ further 425,000 sq ft under construction

Position the Company as an
employer of choice and continue to
generate positive employee feedback
and very low staff turnover rate

Maintain and improve our ronkiné-}ﬁ )
the EPRA/GRESB sustainability rankings

.

Third staff survey undertaken in March with very positive results

100% of staff enjoy working for the Company and would recommend LondonMetric
as an employer

Very low staff turnover rate of 6%

GRESB Green Star, EPRA sustainability Gold Award
GRESE score of 71% ahead of last year and peer group average of §7%

LondonMetric Property Pic
Annual Repert and Accounts 2020



134

Remuneration

Annual Report on Remuneration continued

Objective Assessments
Mark Stirling I -
+ Portfolio focus to deliver both = Strong portfolio metrics with total property return of 5.1% exceeding the IPD benchmark
income and capital growth versus of -0.5%

IPD benchmark

Like for like income growth of 4%
Asset management activity delivered 130 occupier fransactions and rent of £5.2 million
Average leqse lengths on new lettings of 11.6 years

Confinuing focus on asset
management to lengthen and
strengihen our rent roll

Continuing to increase and improve « New forward funded development schemes at Goole and Wallingford in the year along
our development pipeline through with additional Mucklow development atf Tyseley

new opportunities and new

planning consents

* Maintain our high_o_ccupoaci:ry'f « Occupancy incre"ased“té 98.6% (2019:97.8%)
* Retain our positicn as partner of + Qur relationships with key retailers continue tc be essential both within our logistics and long
choice amongst key retailers income portfolios and the strength of those relationships has been evidenced in ourrent

collection statistics
Delivery of development schemes on  + Completion of 436,000 sq ft of development during the year preducing £3.5 million
schedule and on budget, with lettings of annuatl rent with & further 425,000 sq ft under construction
at or above target rents and within
agreed limescales R
Position the Company as an Third staff survey undertaken in March with very positive results
employer of choice and confinue to 100% of staff enjoy working for the Company and would recommend LondonMetric
generale positive employee feedback as an employer
and very low staff turnover rate Very low staff turnover rate of 6%

Maintain and improve our ranking in + GRESB Green Star, EPRA sustainability Gold Award
the EPRA/GRESB sustainability rankings  « GRESB score of 71% ahead of last year and peer group average of 67%

Deferred Bonus Plan
The Remuneration Policy approved in July 2017 allows the Directors to opt out of bonus deferral if the minimum shareholding requirement is met.

Al ihe dale of this report, each Executive Direclor's shareholding exceeds the minimum requirement.

Dividend equivalents accrue on deferred shares held. Income tax and employees' national insurance liabilties are payable on vesting
based on the market value of the shares ot that date.

QOne third of the deferred shares granted on 8 June 2014 and held at 31 March 2019, vested on 10 June 2019. One third of the deferred
shares granted on 16 June 2017 and held at 31 March 2019, vested on 18 June 201%. Further shares representing one third of the June 2017
awards are expected fo vestin June 2020.

Deferred shares are held in an Employee Benefit Trust which at 31 March 2020 held 4,330,731 shares. Qutstanding deferred bonus shares
held by the Executive Directors are set out in the table below.

Entitlement to ordinary shares

Face value At Notional At

Date on grant' 1 April Awarded dividend Released 31 March

of grant £000 20019 inthe year shares inthe year 2020

Andrew Jones 8 June 2016 291 70,434 - 1.643 (72.077) -
16 June 2017 376 162,622 - 10,208 (82.755) 90,075

Martin McGann 8 June 2016 159 38,519 - 899 (39,418) -
1¢ June 2017 209 90,551 - 5,683 (46,080) 50,154

Valertine Berestord § June 2016 168 40,562 - 946 (41,508 -
" 16 June 2017 U220 95,354 - 5,986 (48,524) 52,814

Marrk Stirling T glunez0ié 168 40,562 - 244 [41,508) -
16 June 2017 220 95,354 - 5,986 (48,524) 52,814

1 Face value is the weighted averoge share price over the five business days immediately preceding the date of the award. For 2014 this was 160.7p and for 2017
this was 168 4p
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Long Term Incentive Plan
Awards granted in the year to 31 March 2020 are summarised in the table below.

Face value

Basis of award bate  Share awards Face value of award

L ) L o (% of salary) of grant number per share B £000
Andrew Jones ) 200%  SJune 2019 534,747 204.2p 1,092
Martin McGann N o 165% 5 June 2019 294,989 204.2p 602
Valentine Beresford o 165% 5 June 2019 304,872 204.2p 623
Mark Stirling 165%  5June 2019 304.872 204.2p 623

The face value is based on a weighted average price per share, being the average share price over the five business days
immediately preceding the date of the award. Awards will vest affer three years subject to continued service and the achievement
of performance conditions.

Performance condition Vesting level

Total Shareholder Return ('TSR’) meoasured against FTSE 350 Real Estate
Super Sector excluding agencies and operators {37.5% of Award)

TSR tess than index over 3 years ) 0% -
TSR equals index over 3 years' 25% N

TSR between index and upper quartile ranked company Pro rata on astraight line basis between 25% and 100%

in the index' o 3 )

TSR equal to or betier than the upper quartile ranked company 100%

in the index'

Total Accounting Return (‘'TAR') measured against FTSEESO Real Estate
Super Sector excluding agencies and operators {37.5% of Award)

TAR less thgn index over 3 years ;O% -

TAR equals index over 3 years 25% B

TAR between index and upper q‘uorﬂ'le ranked company Pro rata on)cmrcight line basis between 25% andvloo%
in the index o B

TAR equal to or better than the upper quartile ronked_c;'mpony 100%

in the index _

EPRA EPS growth against a base target plus RPI (25% of award) _ _; .

lg_s_s Hic_:_n_ base 5[;5 RPI plus 0% over 3 years o 0% B

Base plus RPI plus 0% over 3 years B 25% o

Base plus RPI plus between O% and 4% over 3 years 7|5r~<$‘r€1tc on a straight line basis betweaen 25% and 100%
‘Base plus Rﬁglﬁs 4% over 3 years 100%

1 TSR must be positive over 3 vears

The adjusted EPRA EPS base target for the three year performance periods commencing 1 Aprii 2016, 1 April 2017, 1 April 2018 and 1 April 2019
has been set at 7.77p, 8.14p, 8.54p and 8.77p respectively, The Group's three year financial ferecast was taken info account when setting
these targets along with consideration of strategic goals and priorities, proposed investment and development plans, gearing levels and
previous years' results. Targets are considered challenging yet achievable in order to adequately incentivise management and are inline
with the Company's strategic aim of delivering long term growth for shareholders.
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Long Term Incentive Plan {continued)
Awards expected to vest in the year to 31 March 2021 in relation 1o the three year performance period commencing 1 April 2017 are

summarised below.

Range
Performance measure Weighting Basis of calculation [D?,)_ (25%) (100%}) Actual performance % awarded
Total shareholder return 37.5% Growthin TSR against FTSE 350 <1.9% 1.9% 55.2% 58.9% 100%
{'TSR') Real Estate I(ngix_ L
Total accounting return 37.5%  Growthin TAR against FTSE 350 <1.2% 1.2% 25.0% 30.6% 100%
{'TAR’) Real Estate Index o
EFRA EPS 25% Growthin EPRA EPS against <21p 2.1p 9.5p 23p 53%
a challenging base target
Total
estimated
Maximum Lme Estimated Face value Share price face value
rumber of % of number of at grant appreciation of award’
Cirector o shares maximum 5hcre§ £000 £000 £000
Andrew Jones 696,303 88% 612,747 1,033 264 1,297
Martin McGann 376,984 88% 331,746 559 143 702
1 The foce valueis based on the average share price for the three months to 31 March 2020 of 211.8p
Outstanding LTIP awards held by the Executive Directors are set out in the table below.
o Number of shares under award’
Date ol  Foce value At 1 April Granted Notional Vested Lapsed At31 March  Performaonce
Cirector grant on grant 2019 inyear ﬁcﬁiividend shores in year in year 2020 Period
Andrew Jones 8.6.2016 160.7p 720,568 - 8,660 (612,552} {116,676} -  1.420161c
31.3.2019
16.6.2017 168.6p 667,925 - 28,378 - - 696,303 1.4.2017 to
31.3.2020
15.6.2018 189.5p 582,698 - 24,757 - - 607,455 1.4.2018 tc
,,,,, - 31 .3.20217
56,2019 204.2p - 534,747 22,719 - - 557,446 14,2019 to
e - 31.3.2022
Marfin McGann 8.6.2016 160.7p 390,122 - 4,688 [331,640) [63.170) - 1.4.2016 to
o 31.3.2019
16.6.2017 1468.6p 361,620 - 15,364 - - 376,984 1.4.2017 to
B ) 31.3.2020
15.6.2018 189.5p 315,477 - 13,403 - - 328,880 1.42018 to
31.3,2021
5.6.2019 204.2p - 294,989 12,533 - - 307,522 1.4.2019 to
31.3.2022

1 Awards granted as nil cost options

The LTIP awards granted to Valentine Beresford and Mark Stiring on 8 June 2016 with a performance period 1 April 2016 to 31 March 2019
vested in the year. Both valentine Beresford and Mark Stirling received 349,228 nil-cost options.

Directors' shareholdings and share interests (audited}
The beneficial interasts in the ordinary shares of the Company held by the Directors and their famities who were in office during the year
and at the date of this report are set cut in the table on page 137.

There were no movements in Directors’ shareholdings between 31 March 2020 and the date of this report.

The shareholding guidelines recommend Executive Directors build up a shareholding in the Company at least equal to seven times salary.
All Executive Directors complied with this requirement at 31 March 2020 and as at the date of this report. No Director had any interest
or contract with the Company or any subsidiary undertaking during the yvear,
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The Executive Directors have entered inte individual personal lean arrangements with 1 P Morgan International Bank Limited and granted
pledges over ordinary shares in the Company as security in connection with the loans. The loans were used to repay debt secured
against various residential investment properties held personally. The number of shares pledged by each of the Directors is reflected
n the table below.

Overall beneficial Overall beneficial LTIP shares
Interest 31 March Interest 31 March subjectto Deferred Total interests Share Shareholding Numker of shares
2020 Ordinary 20192 Ordinary shares performance bonus asat ownership as guideline pledged as at
shares of 10p each of 10p each conditions shares 31 March 2020 % of salary' met 31 March 2020
Execulive Directors ' ) B
Andrew Jones 4,194,699 3791072 1,861,224 96.075 B 6,147,998 1352% Yes 3,446,072
Martin McGann 2,785,052 2,564,560 1.013,386 50,154 _ 3,848,592__ 1342% Yes 2,341,585
Non Executive Directors B w;
Patrick vaughan 11,200,000 12,250,000
suzanne Avery 22,750 22,750
James Dean 20,000 20,000 o
Robert Fowlds 104,000 04000
Andrew Livingston 106,558 68898
Rosalyn Wiltor 100,000 100000

1 Based onthe Company's share price at 31 March 2020 ot 175.9p and the beneficial interests of the Directors
2 Former Executive Direclors, Vatentine Beresford and Mark Stirling, held beneficial interests of 2,991,860 and 2.485 522 ordinary shares in the prior year

Performance graph

The first graph below shows the Group's total shareholder return (TSR') for the period from 1 Cctober 2010, when the Company listed
on the Main Market of the Londen Stock Exchange. to 31 March 2020, compared to the FISE All Share REIT index, the FISE 350 Real Estate
Index and the FISE 350 Real Estate Super Sectorindex. These have been chosen by the Committee as in previous years as they are
considered the most appropricte and relevant benchmarks against which to assess the performance of the Company.

The starting point required by the remuneration regulations was close fo the bottom of the property cycle where a number of property
companies launched rights issues while the Company did not. The Company's share price had not fallen as much as the average share
price of the FTSE Real Estate sector prior to this starting point, thereby setting a higherinitial 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 outperformed all indices as shown in the second
graph below.

Graph removed Graph removed
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Chief Executive's remuneration table

The table below details the remuneration of the Chief Executive for
the pericd from the Company's listing on the main market of the
London Stock Exchange cn 1 Cctober 2010 1o 31 March 2020.

Annual bbonus LTIF vesting

Total (osa%ofthe [asa%ofthe

remuneration maximum maximum

Year 1o 31 March £000 payout)  opportunity)
2020 2,827 97.5 88
2015 2,703 90 84
2018 2,392 79 94
2017 2,506 89 100
2016 2,792 77 100
2015 1,167 78 -
2014 1,296 100 -
2013 {Andrew Jones)' 166 160 -
2013 [Patrick Vvaughan)' 583 100 -
2012 664 100 -
20112 323 100 -

1 Andrew Jones became Chief Executive and Patrick Yaughon became Chair
on 25 January 2013 following tha merger of the Company with Metrnic Property
Investments pic

2 Forthe six maonths from the Company's listing on 1 Cctober 2010 to 21 March 2011

Percentage change in Chief Executive's remuneration

The percentage change in the Chief Executive's remuneration
from the previous year compared to the avercge percentage
change in remuneration for all other employees is as follows:

% change
Salary Taxable Annual
o and fees benefits bonus
ChietExecutive 0% % 10%
Other employees 0% 3% 12%

{excluding Chief Executive)

The Comrmittee and Board believes that during the current COVID-19
pandemic it is not appropriate to contemplate pay reviews and
increases and therefore determined that the pay review shall
take place in September. Base salaries and fees therefore remain
unchanged.

CEQ pay ratio

Whilst the Company has fewer than 250 employees and
therefore is nat required o disclose a ratio, the Committee felt
that it was appropriate to disclose the CEO to all employee pay
ratio, recognising that the Company's investors expect to see
such disclosure.

Fay ratio
25th 50th 75th
Yeor percentile  percentile  percentile
2020 4211 1671 s
2019 34:1 123 81

The Company chose te adopt the Option A methodology
when calculating the ratic as it deemed it the most appropriate
approach and had sufficient data to be able to carry out this
method, This method was used to calculate both 2019 and 2020
figures in the fable above.

The Chief Executive's single figure of remuneration for 2020 and
2019 used for the calcuiation ratio is as detailed on page 131.

The same methodology was used to calculate all employee pay
for the purposes of the ratios, which were calculated based on
amounts receivatle up to the end of the relevant financial year for
all employees excluding the CEQ and the Non Execulive 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 remuneration has a greater portion of pay delivered as
variable remuneration, which is consistent with the Company’s
remuneration principles.

In surmmary. we anticipate volatility in this ratio, and we believe
that this is caused by the following:

« Our CEO pay is made up of a higher propertion of incentive
pay than that of our employees, in line with the expectations
of our shareholders. This infroduces a higher degree of variability
in his pay each year which affects the ratio;

The value of long ferm incentives which measure performance
over three years is disclosed in pay in the year it vests, which
increases the CEC pay in that year, again impacting the ratio
for the year;

= Long term incentives are provided in shares, and therefore
anincrease in share price over the three years magnifies the
impact of along term incentive award vesting in a year;

= We recognise that the ratic is driven by the different structure of
the pay of our CEQ versus that of our employees, as wel as the
make-up of our workforce. This ratic varies between businesses
aven in the same sector. What isimportant from our perspective
is that this ratio is influenced only by the differences in structure
and not by divergence in fixed pay between the CEC and the
wider workforce. The table showing the year on year change
of CEO remuneration and average employee remuneraticn
demanstrates that divergence is net occurring: and

* Where the structure of remuneration is similar, as for the Senior
Leadership Team and the CEC, the ratio is much more stable
over fime.

Payments to past Directors and for loss of office
There have been no payments made to retiring Directors or for
loss of office in the year.

Upcn stepping down from the Board, Valentine Beresford and
Mark Stirling remained employees of the Company and as such

in accordance with the Remuneration Policy and respective share
plan rules they remain entitled to vesting of deferred bonus shares
and LTIP awards which have already been granted. These awards
will vest in line with their original schedules.
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Relative importance of spend on pay

The table below shows the expenditure and percentage change
inspend on employee remuneration compared to other key
financial indicatars,

2020 2019 %
. £m £m change
Employee costs' 1.3 96 17.7%
Dividends? 64.2 55.6 15.5%

1 Figures taken from note 4 administrative costs on page 163 and are stated before
any amounts capitalised and exclude share scheme costs
2 Figures taken from note 7 Dividends on poge 165

Statement of voting at AGM

Atthe AGM on 11 July 2019, the Annual Report on Remuneration
was approved with votes from shareholders representing 72%

of the issued share capital of the Company.

The Directors’ Remuneration Policy was approved at the AGM
on 11 July 2017 with votes from shareholders representing 71%
of the issued share capital at the time. The details of these
cutcomes are below.

20192 Annual Report 2017 Directors’

on Remuneration Remuneration Policy

7V0Tes cast —g Vaotes cast %

For 595,906,739 99.08 492,623,371 98.92

Against 5505016 092 5370453 1.08
Withheld 18,987 5,053,433
Total 601430742 503,047,257

Statement of implementation of Remuneration Policy

for the year ending 31 March 2020

The table on pages 117 to 118 illustrates how we intend to
implement our Policy over the next financial year and gives details
of remuneration payments and targets.

Myself and my successor Robert are available to shareholders to
discuss the Remuneration Policy and its impiementation and can
be contacted through the Company Secretary.

llock forward to the support of shareholders at this year's AGM.

Signature removed

-James Dean
Chair of the Remuneration Commiftee

10 June 2020
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Report of the Directors

image removed

| am pleased to present
the Report of the Directors
together with the audited
financial statements

for the year ended

31 March 2020.

Martin McGann
Finance Director

Annual General Meeting

The Annug! General Meeting ['AGM') of the Company will be held at 10 om on 22 July 2020.

Due to the COVID-19 pandemic the AGM this year will be hetd as a clesed meeting convened

at our offices in Curzon Street with the minimum queorum of two shareholders, being two members
of the Board, and shareholders will not be permitfed to attend in person this year as to do so would
be inconsistent with Government guidance. Further details on how to vote and participate in the
AGM gre included in the Notice of Meeting on pages 191 1o 195 aleng with the proposed resolutions.

The Board considers that the resolutions proposed promote the success of the Company. and are
in the best interests of the Company and its shareholders. The Directors unanimously recommend
that you vote in favour of the resolutions os they intend to do in respect of their own beneficiol
holdings, which amount in aggregate to 18.535,05% shares representing approximately 2.0%

of the existing issued ordinary share capital of the Company as at 9 June 2020.

Additicnal information which is incorporated inte this report by reference, including information
required in accordance with the Companies Act 2016 and Listing Rule 9.8.4R can bie found on
the following pages: ‘ E

Review of business and future developments
Throughout the Strategic report emoved [goe pages 01 — 75

Principal risks Graphic '
Risk management section of Strategic report - | reméved isee pages 40— 75
emoved Jsee page 109

Internal financial control
Audit Committee report

Viability Statement

See page 63
Directors’ details Graphic
Directors’ biographies - |removed isse poges B0 and B1
Directors' interests Graphic
Remuneration Committee report emoved |see poge 137
Details of long term incentive schemes Grophic [sée pages 135- 134
Remuneration Committee report removed [and on page 123
Stakeholder engagement Graphic |See pages 87 - 92
Our stakeholders section of the Governance report removed land pages 5257

and Responsible Business review

Section 172 Statement

removed [sge page 52
Greenhouse gas emissions Graphic
Responsible Business review removed [see page 51
DlVEI’S"Y Graphi
Nemination Committee report removed [see page 100
Financial instruments Graphic
Note 14 removed |see page 173
Financial risk management policies Graphic
Note 14 emeved ses pages 171 - 172
Interest capitalised Graphic
Note 5 removed |see poge 164
Shareholder waivers of dividends Graphic
Report of the Directors removed |see page 142
Related party transactions Graphic
Note 20 rermoved |see page 176
Post balance sheet events Graphic
Note 21 removed |see page 176

All other subsections of LR 9.8.4R are not applicable
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Company siatus and branches
LondonmMetric Property Pic is a Reql Estate
Investment Trust ('REIT') and the hoiding
company of the Group. which has no
branches. It is listed on the Londan Stock
Exchange with a premium listing.

Principal aclivities and business review
The principal activity of the Group
continues to be property investment and
development, both directly and through
joint venture arrangements.

The purpose of the Annual Repott is to
provide infermation to the members of
the Company which is a fair, balanced
and understandable assessment of the
Group's performance, business madel and
strategy. A detailed review of the Group's
business and performance during the
year, its principal risks and uncerfainties, its
business model, strategy and its approach
fo responsible business is confained in the
Strategic report on pages 01 to 75 and
should be read as part of this report.

The Annual Report contains certain
forward locking statements with respect
to the operations, performance and
financial condition of the Group. By their
nature, these statements involve risk
and uncertainty because they relate 1o
future events and circumstances which
can cause results and developments to
differ from those anticipated. The forward
looking statements reflect knowledge
and information available at the date
of preparation of this Annual Report.
Nothing in this Annual Report shoyld

be construed as a profit forecast,

Results and dividends

The Group reported aloss for the vear
attributable to equity shareholders of

£5.7 million {2019: profit of £119.7 million).
The first two quarterly dividends for 2020
totalling 4.0p per share were paid in the year
as Property Income Distributicns (*PIDs').

The third quarterly dividend of 2.0p was
paid following the year end on 16 April 2020
as a PID. The Directors have approved a
fourth quarterly dividend of 2.3p per share
payable on 22 July 2020 to shareholders
on the register at the close of business

on 19 June 2020, of which 0.75p will be
paid as a PID.

The total dividend charge for the year

to 31 March 2020 was 8.3p per share,
anincrease of 1.2% over the previous year.
Of the total dividend charge for 2020

of 8.3p, 6.75p was payable as a PID as
required by REITiegislation, affer deduction
of withholding tax at the basic rate of
income tax. The balance of 1.55p was
payable as an ordinary dividend which

is not subject te withholding tox.

Investment properties

A valuation of the Group's investment
properties at 31 March 2020 was undertaken
by CBRE Limited, Savills {UK) Limited and
Cushman & Wakefield Debenham Tie
Leung Limited on the basis of fair value
which amounted to £2,346.5 million
including the Group's share of joint venture
property as reflected in the Fnancial
review on page 38.

Share capital

As at 31 March 2020, there were
841,498,022 ordinary shares of 10p inissue.
each carrying one vote and all fully paid.
The Company issued 138,615,684 ordinary
shares as part of the consideration for

the acquisiticn of A&J Mucklow Group

on 27 June 2019 and a further 2,890,498
ordinary shares under the ferms of its Scrip
Dividend Scheme. Since the yecr end the
Company issued a further 118,143 ordinary
shares in relation to the third quarterly
dividend scrip allernative.

On 7 May 2020 the Company issued
66,666,666 new ordinary shares at a price
of 180p per share, ¢s a result of a successiul
equity placing. The placing was met with

a high level of demand from both existing
shareholders and potential new investors
and the Board decided to increase the
size of the equity raise from approximately
£100 milion to £120 million.

A ptacing is anissue of shares directly fo
certain shareholders. There are regulatory
restrictions on placings designed to protect
the rights of existing shareholders which
the Company adhered fo.

Al the Annual General Meeting in 2019,
the Compuany wds granted authority to
allot shares up to a maximum amount of
£27.975,917 (representing approximately
one third of the Company's issued share
capital following the completion of

the acgquisition of A&J Mucklow Group)
and to allet shares up to a maximum
nominal value of £4,194,388 (representing
approximately 5% of the Company's

issued share capital following the
compietion of the acquisition of A&J
Mucklow Group) without having to first
offer those shares to existing shareholders,
The Company was also granted authority
to allot further shares up to @ maximum
nominal value of £4,196,388 {representing
approximately 5% of the Company's issued
share capita! following the completion

of the acquisition of A&J Mucklow Group)
without having fo first offer those shares

to existing shareholders, where such
authority is used only for the purposes

of inancing a transaction which the
Directors determine to be an acquisition
{the ‘Acquisition Authority'}). The Company
used the full Acquisition Authority granted
to it to issue the shares in connection

with the placing, with the remaining
placing shares issued under the former
non-pre-emptive allotment authority.

The shares issued in connection with

the placing represented a 7.9% increase
to the issued share capital of the Company
prior to the placing and o 9.6% increcse
to the issued share capital of the Company
in the three year period preceding the
placing (with the placing being the only
non-pre-emptive issue of equity securities
by the Company in such three year period).
In accordance with the Pre-Emption Group's
Statement of Principles, this equates o
a2.9% increase to the issued share capital
of the Company prior to the placing and
a 4.6% increase to the issued share capital
of the Company in the three year period
preceding the placing and is therefore
below the level stipulated by the
Pre-Emption Group.

The placing raised gross proceeds of
approximately £120 millicn and the net
cash received after deducting costs was
£116.6 million, which will be used fo fund
pipeline acguisition opportunities. The price
reflected o 1.5% discount 1o the previous
day's share price and a disceunt of 3.4%
to the intra-day price of 186.3p at the
time the placing price was agreed.

There is only one class of share inissue
and there are ne restrictions on the size

of a holding or on the transfer of shares.
None of the shares carry any special rights
of control over the Company. There were
no persons with significant direct orindirect
holdings in the Company other than
those listed as substantial shareholders

on page 142,

LondonMediric Properfy Pic
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Report of the Directors

Report of the Directors continued

The rules governing appointments,
replacement and powers of Directors

are contained in the Company's Articles
of Association, the Companies Act 2006
and the UK Corporate Governance Code.
These include powers to authorise the issue
and buy back of shares by the Company.
The 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 Meetingin 2019 to
purchase its own shares up 1o an aggregate
nominal value of 10% of the issued nominal
capital. That authority expires at this year’s
AGM and aresolution will ce propesed

for its renewal. No ordinary shares were
purchased under this authority during

the vear.

Shares held in the Employee Benefit Trust
As at 31 March 2020, the Trustees of the
LondonMetric Long Term Incentive Plan
held 4,330,731 shares in the Company in
trust to satisfy 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 Company.

Directors

The present membership of the Board
and biographical details of Directors are
set out on pages 80 and 81. The interests
of the Directors and their families in the
shares of the Company are set out in

the Remuneration Committee report

on page 137.

In accordance with the UK Corporate
Gaovernance Code and in line with
previous years, all of the Directors will
offer themselves for re-election by the
shareholders at the forthcoming AGM
on 22 July 2020. The powers of Directors
are described in their Terms of Reference,
which are available on request.

Directors' and Officers’ liability insurance
The Cempany has arranged Directors’
and Officers' liability insurance coverin
respect of legal action against its Directors,
which is reviewed and renewed annually
and remains in force at the date of

this report.

Substantial shareholders

The Directors have been noftified that the following shareholders have a disclosable
interest of 3% or more in the ordinary shares of the Company at the date of this report:

Number
Shargholder of shares A
BlackRock Inc 80,520.871 886
Rathbones - 49706941 547
Troy Asset Management _ 49,339,102 543
The vanguard Group Inc ) 40,404,981 4.45
Standard Life Aberdeen B 39,661,287 437
Cohen & Steers Inc - ‘ _ 36,687,125 4,04
Ameriprise Finoncial Inc ) 29,476,758 3.27

Stakeholders

The Group's long-term sustainable success
is dependent on its relationships with

key stakeholders. In the Governance
reperi on pages 87 1o 92, we outline the
ways in which we have engaged with
our key stakeholders and how they have
influenced the Board's decision making.

Employees

At 31 March 2020 the Group had

33 employees including the Executive
Directors. The Company promotes
employee involverment and consultaticn
and invests time in ensuring staff are
informed of the Group's tfransactions.
activities and performance through
internal email communication of corporate
announcements and periodic updates
by the Chief Executive.

The Group's interim and annual results
are presented 1o all staff by the Executive
Directors. Staff receive regular briefings,
presentations and email communication
on other relevant matters affecting

them as employees, which this year
included a company-wide anti-bribery,
anti-corruption, meney laundering

and corperate culture seminar and
weekly updates from the Chief Executive
throughout the lockdown period.

The Board recognises the importance

of attracting, develeping and retaining
the right people. The Company operates
¢ hon-discriminatory employment policy
and full and fair considercation is given

tc applications for employment made
by people with disakilities, having regard
to their skills and abilities. and to the
continued employment and training

of staff who become disabled.

Certain employees are eligible 1o
narticipate in the annual bonus and LTIP
arrangements, helping to develop an
interest in the Group's performance and
align rewards with Directors' incentive
arrangements. The Company provides
retirement benefits for its employees
and Executive Directors.

Andrew Livingston was appeinted as
the designated workforce Non Executive
Director last year to act as alicison
between the Board and employees
and a channel through which staff can
share their views and raise concerns.

Further details of how we engage
with employees can be foundin the
Governance report on page 90 and
the Responsible Business review on
poges 54 to 55,

The environment

Details of our approach to respensible
business and its aims and activities can
be found on the Company's website
www. londonmetric.com, where a full
version of the Responsible Business report
can be downloaded. An overview of
our responsible business activity can be
found on pages 45 to 5% of this report.

The Group recoghises the importance

of minimising the adverse impact cf its
operations on the environment and the
management of energy consumption
and waste recycling. The Group strives to
improve its envircnmental perfermance
and regularly reviews its management
system and policy to ensure it maintains
its commitment to environmental matters.

LondonMetric Property Plc
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This year, as part of our commitment to
working with cur wider stakehoclder group
fo improve the environment, we have
decided to use the authority in our Arficles
to move away frorm the paper version of
this report and ask shareholders to instead
view it electronically online by visiting our
welsite. Those wishing to receive c hard
copy report have been accommodated
and this wifl be sent at least 20 working
days before the AGM.

Greenhouse gas reporting

In accordance with Schedule 7 of the
Large and Medium-Sized Companies
and Groups {Accounts and Reports}
Regulations 2008, information regarding
the Company’s greenhouse gas emissions
can be found on page 51,

Suppliers

The Group aims to settle supplier accounts
in accordance with their individual terms
of business. The number of creditor days
outstanding for the Group at 31 March 2020
was 14 days (2019 15 days).

Charitable and political contributions
During the year, the Group made charitable
donations of £22,958 (2019: £12,252).

No political donations were made during
the year (201%: £nil).

Post year end and in response to the
COVID-1% pandemic, we have provided
assistance to our cccupiers and have raised
funds for local cormnmunity charities located
close to our assets and developments.

In addition, the Board of Directors and
certain key employees are waiving 20%

of their salaries and fees for three months,
providing additicnatl funds fos our wider
COVID-1¢ charity giving.

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 controf,

The Group's Long Term Incentive Plan and
Deferred Share Bonus Plan contain provisions
relating fo the vesting of awards in the event
of a change of control of the Company.

There are no agreements between the
Company and its Direcicrs or employees
providing for compensation for loss of cffice
or employment that occurs specifically
because of a takeover bid, except for the
provisions within the Company's share
schemes as noted above.

Disclosure of information to auditor

So far as the Directors who held office
at the date of approval of this Directors'
report are aware, there is no relevant
audit infermation of which the auditor is
unaware and each Director has taken all
steps that he ershe ought fo have taken
as a Director to make himself or herself
aware of any relevant auditinformation
and to establish that the auditor is
aware of that information,

Avditor

Deloitte LLP is willing fo be reappointed
as the external cuditor to the Company
and Group. Their reappcintment has
been considered by the Audit Committee
and recommended to the Board.

A resolution will be proposed at the
AGM on 22 July 2020.

On behalf of the Board

Signaiture removed

Martin McGann
Fincnce Director
16 June 2020

We have applied

the principles of good
govermance contained
in the UK Corporate
Governance Code 2018
(the ‘Code’) throughout
the year under review
and our compliance
staternent is on page 79.

Further details on how
we have applied the
Code can be foundin
the Governance section
on pages 76 to 132 and
should be read as part
of this report.

LondonMeitric Property Plc
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Report of the Directors

Directors’ Responsibility Statement

The Directors are respensible for preparing
the Annual Report and the financial
statements in accerdance with applicakle
law and regulations.

Company law requires the Directors

to prepare financial statements for each
financial year. Under that law the Directors
are required to prepare the Group
financial statements in accordance with
International Financial Reporting Standards
{'IFRSs') as adopted by the Eurcpean Union
and have elected to prepare the Company
financial stalements in accordance

with Financial Reporting Standard 101
{'FRS101") 'Reduced Disclosure Framework’.
Under Company law the Directors must
not approve the accounts unless they

are satisfied that they give a true and fair
view of the state of affairs of the Company
and of the profit or loss of the Company

for that period.

In preparing the Company financial
statements, the Directors are required to:

* Select suitable accounting policies
and then apply them consistently

* Make judgements and accounting
estimates that are reascnable
and prudent

State whether applicable FRS101
‘Reduced Disclosure Framewaork' has
been followed, subject to any material
departures disclosed and explained

in the financial statements

Prepare the financial statements

on the going concern basis unless it
is inappropriate to presume that the
Company wili continue in business

In preparing the Group financial
statements, International Accounting
Standard 1 requires that Directors:

* Properly select and apply
accounting policies

= Present information, including
accounting policies, ina
manner that provides relevant,
reliable, comparable and
understandabie information

Provide additional disclosures
when compliance with the specific
requirements in IFRSs are insuflicient
to enable users to understand the
impact of particular fransactions,
other events and conditicns on

the entity’s financial position and
financial performance

« Make an assessment of the Company’s
ability to continue as a going concern

The Directors are responsible for keeping
adequate accounting records that are
sufficient to show and explain the Company's
fransactions and disclose with reasonable
accuracy at any time the financial position
of the Company and fo enable them to
ensure that the financial statements comply
with the Companies Act 2006. They are alsc
responsible for safeguarding the assets of the
Company and hence for taking reasenable
steps for the prevention and detection

of fraud and otherirregularities.

The Directors are responsible for

the maintenance and integrity of the
corporate and financial information
included on the Company's website.
Legislaticn in the UK governing the
preparation and dissemination of financial
statements may differ from legislation

in other jurisdictions.

Responsibility statement
We confirm that to the best of our knowledge:

The financial statements, preparedin
accordance with the relevant financial
reporting framewaork. give a true and

fair view of the assets, llabilities, financiat
position and profit or less of the Company
and the undertakings includedin the
consolidation taken as a whole

The Strategic report includes a fatrreview
of the development and performance
of the business and the position of

the Company and the undertakings
included in the consolidation taken

as a whole, together with a description
of the principal risks and uncertainties
that they face

The Annual Report and financial
statements, taken as a whole, are fair,
balanced and understandable and
provide the information necessary for
shareholders to assess the Company's
performance, business model
andstrategy

By order of the Board

Signature removed \

Martin McGann
Finance Director

10 June 2020

Signature removed

Andrew Jones
Chief Executive

10 June 2020
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The CGroup financial
statements that follow in
this section have been
prepared in accordance
with IFRS.

The Company financial

- statements have been
' prepared in accordance

with FRS 101

The Independent Auditor’s
report that supports the
financial statements is

reflected on page 146.

Martin MeGann

i Finance Direclor
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To the members of LondonMetric Property Plc

Independent Auditor’s report

Report on the avudit of
the financial statements

1. Opinicn
In our opinion:

the financial statements of LondonMetric
Property Pic (the 'Company'} and its
subsidiaries (the ‘Group') give a true

and fair view of the state of the Group's
and of the Company's affairs as at

31 March 2020 and of the Group's loss

for the year then ended;

the Group financial statements have
been properly prepared in accordance
with International Financial Reporting
Standards {IFRSs) as adopied by the
European Union;

the 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 finoncial statements have been
prepared in accordance with the
requirements of the Companies
Act 2006 and, asregards the Group
financial statements, Article 4 of the
IAS Regulation.

3. Summary of our audit approach

We have audited the financial statements
which comprise:
= the Group Income Statement;

+ the Group and Company
Balance Sheets;

+ the Group and Company Statements
of Changes in Equity;

the Group Cash Flow Statement; and

the related Group notes 1 to 21 and
Company notesito x.

.

The financial reporting framework that

has been applied in the preparation of the
Group financial statements is applicable
law and IFRSs as adopted by the Eurcpean
Union, The financial reporting framework
that has been applied in the preparation
of the Company financial statements

is applicable law and United Kingdom
Accounting Standards, including FRS

101 'Reduced Disclosure Framework'
{United Kingdom Generally Accepted
Accounting Practice).

2. Basis for opinion

We cenducted our audit in accordance
with Infernational Standards on Auditing
{UK) {ISAs {UK}) and applicable law.

Qur responsibilities under those standards
are further described in the quditor's
responsibilities for the audit of the financial
statements section of ourreport.

We are independent of the Group and
the Company in accordance with the
ethical requirements that are relevant

1o our audit of the financial statements in
the UK, including the Financial Reporting
Council’s (the ‘FRC’s’) Ethical Standard
as applied o listed public interest entities,
and we have fulfilled our other ethical
responsibilities in accordance with

these requirements. We confirm that

the non-audit services prohibited by the
FRC's Ethical Standard were not provided
to the Group or the Company.

Wwe believe that the audit evidence we
have oblained is sufficient and appropriate
to provide a basis for our opinion.

Key audit matters

Maferiality

Scoping

Significant changes in our approach

The key audit matters that we identified in the current year were:

« Valugtion of investment property; and

« Accounting for significant, unusual and complex property tfransactions:

Acquisition of A&J Mucklow Group Limited.

Within this report, key audit matters are identified as follows:

@ Newly identified

o Increased level of risk
& similar level of risk

Q Decreased level of risk

The materiality that we used for the Group financial statements was £28.8 million
which was determined on the basis of 2% of equity. For festing balances that
impacted EPRA earnings we used alower materiality of £3.7 million, which was

based on 5% of that measure.

The Group is subject to a full scope audit on 100% of net assets, revenue and loss

before tax.

Consistent with last year, in identifying key audit matters, we considered the property
transactions of the Group, owing to the potential complexity and judgement in
accounting for such transactions. In the current year, our key audit matter is focused
on one particular transaction, being the acquisition of A&J Mucklow Group Limited.

LondonMetric Property Pl
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4, Conclusions relating to going concern, principal risks and viability statement

4.1, Going concermn

We have reviewed the Directors' statementin note 1 1o the financial statements about Going concern is the basis
whether they considered it appropriate to adopt the going concern basis of acceounting of preparation of the financial

in preparing them and their identification of any material uncertainties to the Group’s and statements that assumes on
Company's ability to continue to do so over a period of at least 12 months from the date of entity will remain in operation
approval of the financial statements. tor a period of at least 12 months

from the date of approval of the

We considered as part of our risk assessment the nature of the Group, its business model
financial statements.

and related risks including where relevant the impact of the COVID-19 pandemic and

Brexit, the requirements of the applicable finoncial reporting framework and the system of We confirm that we have
internal control. We evaluated the Directors’ assessment of the Group's ability to continue nothing materiat to report,
as a going cencern, including challenging the underlying data and key assumplions used add or draw Gttention to in
to make the assessment, and evaluated the Directors’ plans for future actions inrelation to respect of these matters.

their going concern assessment.

We are required to state whether we have anything material to add or draw attention to
in relation to that staterment required by Listing Rule 9.8.6R(3} and reportif the statement is
materially inconsistent with our knowledge obtained in the audit.

4.2, Principal risks and viability statement

Based solely on reading the Directors' statements and considering whether they were Viablity means the ability

consistent with the knowledge we obtained in the course of the audit, including the of the Group to continue over

knowledge obtained in the Company's ability to continue as a geing concern, we are the time horizon considered

required to state whether we have anything material to add or draw attentien toin appropriate by the Directors,

relation to: We confirm that we have

+ the disclosures on pages 60 to 75 that describe the principal risks, procedures to identify nothing material to report,
emerging risks, and an explanation of how these are being managed or mitigoted: add or draw attention to in

+ the Directors’ confirmation on pages 60 to 62 that they have carried out a robust respect of these matters,

assessment of the principal and emerging risks facing the Group, including those that
would threaten its-business model, future performance, solvency or liquidify; or

+ the Directors' explanation on page 63 as o how they have assessed the prospects of
the Group, over what period they have done so and why they consider that period to
be appropriate, and their statement as o whether they have areasonable expectation
that the Group will be able to continue in operation and meet its liabilities as they fall due
over the period of their assessment, including any related disclosures drawing attention
to any necessary qualifications or assumptions.

We are also required to repart whether the Directors’ statement relating to the prospects
of the Group required by Listing Rule 9.8.6R(3) is matericily incansistent with our knowledge
obtained in the audit.

LendonMetric Property Plc
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To the members of LondonMeiric Property Plc

Independent Auditor’s report continved

5. Key audit matters

Key audit matters are those matters that, in our professional judgement, were of most significance in our audit of the financial statements
of the current period and include the most significant assessed risks of material misstatement {whether or not due to fraud) that we
identified. These matters included those which had the greatest effect on: the overall audit strategy: the allocation of resources in the
audit; and directing the efforts of the engagement team.

These matters were addressed in the context of our audit of the financial statements as a whole, and in forming our cpinion thereon,
and we do not provide a separate opinion on these maters.

5.1. Valuation of Investment and development Property @

Key audit matter
description

How the scope of our
audit responded to the
key audit maitter

Key observations

The Group owns a portfolio of largety distribution property assets, which is valued at £2,274 million
{2019: £1,688 miliion} as ot 31 March 2020. The valuation of the portfiolio is a significant judgement
area and Ts underpinned by a number of assumptions including capitalisation yields, fulure lease
income and with reference to development properties, costs to complete.

The Group uses professionally qualified external valuers fo fair value the Group's portiolic at six-monthly
intervals. The valuers are engaged by the Directors and performed their work in accordance with
the Roval Institution of Chartered Surveyors ['RICS') Valuation - Professional Standards.

The valuation exercise also relies on the integrity of the underlying lease and financial information
provided to the valuers by management. Therefore, due to this and the high level of judgementin
the assumptions, we have determined that there is a potential fraud risk in the balance.

As detailed in note 9, the valuer has included a ‘material valuation uncertainty' in their valuation
report. This is on the basis that market activity is being impacted in many sectors by the COVID-19
pandemic such that as at the valuation date they consider that they can attach less weight to
previous market evidence for comparison purposes to inform opinions of value, and that a higher
degree of caution should be attached to their valuation.

Refer to page 107 [Audit Committee report}, pages 158 to 159 {accounting policy} and note 9 on
page 167 (financial disclosures}.

we performed the following procedures:

= Assessed manggement's process for reviewing and assessing the work of the exiernal valuer
and development appraisals.

Assessed the competence, capabilifies and cbjectivity of the external valuer and read their
terms of engagement with the Group to determine whether there were any maters that
might have affected their objectivity or may have imposed scope limitations on their work,
Obtained the external valuation reports and, assisted by our internal real estate specialist,
assessed and challenged the valuation process, performance of the portfolic and significant
assumptions and critical judgement areds, including lease incentives, future lease income
and yields.

Considered the changes made to key voluation input assumptions at a macro-level in light
of the potential impact of the COVID-1?2 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 data.

Met with the external valuers of the portfolic fo discuss the results of their work and, for a sample
of properties of audit interest, we further challenged the yietd assumptions and valuation,
including where relevant the impact of COVID-19 on the secfor and asset and the valuation
adjustments reflected as aresult.

We cbtained an understanding of the relevant controls over the valuation process.
Performed audit procedures 1o assess the integrity of a sample of the information provided
1o the external valuer by agreeing that information to undertying lease agreements.

Tested a sample of the costs to complete in relation to the development properties via challenging
the assumptions or agreeing to supporting documentation such as construction contracts.
Assessed management's assessrment and disciosure of the impact of Brexit and COVID-1% on
the fair value of the Group's investment property portfolio in respect of occupier demand
and solvency, asset liguidity and the performance of assets in different property sectors.

While we note the increased estimation uncertainty in relation to the property valuation as
aresult of COVID-19, and as disclosed in note ¢, we considered the assumptions applied in
arriving at the fair value of the Group's property portfalio to be oppropriate.

LondonMetric Property Plc
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5.2. Accounting for significant, unusual and complex property transactions: Acquisition of A&J) Mucklow Group Limited o

Key audit matter
description

How the scope of our
audit responded to the
key audit matter

Key observations

On 27 June 2019, the Group acguired A&J Muckliow Group Limited, There was a judgement in
determining whether this constituted a business combination under IFRS 3 or an asset acquisition.
Management assessed that the acquisition was a business combination under IFRS 3.

There is also aleve! of complexity and judgement on the part of management in the determination

of appropriate fair vaive. If the fair value of net assets acquired is less than consideration paid then
goodwill arises, and there is additional comglexity in determining whether indicaters of impairment exist
for any such goodwill. A significant proportion of the net assets upon acquisition was the investment
properties held by A&J Mucklow Group Limited at 27 june 2019 and these were subject fo an
external valuation,

Refer to page 107 {Audit Committee report). page 159 {accounting pelicy) and note 15 on
page 174 {financial disclosures).

we performed the following procedures:

+ Assessed whether the acquisition constituted a business combination under IFRS 3 by

understanding and assessing the nature and fact pattern of the acquisition.

Performed substantive procedures on the debt and properties acquired during the acquisition

and also agreed the A&J Mucklow Group Limited acquired balances to the audited financial

statements for the period ended 27 June 2019.

Assessed the competence, capabilities and objectivity of the external valuer and read their terms

of engagement with A&J Mucklow Group Limited to determine whether there were any matters

that might have affected their objectivity or may have imposed scope limitations on their wark.

Obtained the external valuation report and, assisted by cur internal real estate specialist,

assessed ond challenged the valuation process, performance of the portfolico and significant

assumptions and critical judgement areas, including lease incentives, future lease income and

yields. We benchmarked these assumptions to relevant market evidence including specific

property sales and other external data.

Reviewed the legal due diligence report for matters arising of audit relevance.

To test the consideration of the transaction, traced the admissicn of new shares and payment

of cash paid as consideration for the transaction to relevant supporting documentation,

« Performed an assessmeni as to whether the goodwill asset recognised upon acquisition is
supported by cash flows from a relevant cash generating unit [CGU).

.

.

we concluded that AsJ Mucklow Group Limited acquisition had been appropriately
occounted for.
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To the members of LondonMetric Property Plc

Independent Auditor’s report continved

6. Our application of materiality

6.1. Materiality

We define materiality as the magnitude of misstatement in the financial statements that makes it probable that the ecenomic decisions
of areasonably knowledgeable person would be changed orinfluenced. We use materiality both in planning the scope of our audit
work and in evaluating the results of our work.

Based on our professional judgement, we determined materiality for the financial statements as a whole as follows:

Materiality

Basis for determining
materiality

Rationale for the
benchmark applied

Group financlal statements

£28.8 million {2019: £23.92 milion)

We consider EPRA Earnings as a critical performance
measure for the Group and we applied a lower
threshold of £3.7 million {201%: £3.0 million) for testing
of all balances and classes of fransaction which impact
that measure, primarily transactions recorded in the
income statement other than fair value movements
oninvestment property, development property and
derivatives and the impairment of goodwill.

Materiality for the Group is based on 2% (2019: 2%)

of shareholders' equity at 31 March 2020, For EPRA
Earnings the basis used is 5% of EPRA earnings (2019: 5%
EPRA earnings) of that measure on a forecasted basis.

As an investment property company, the focus of
management is ta generate long-term capital value
from the investment property portfolio and, therefore,
we consider equity to be the most appropriate basis
for materiality.

Graph removed

Shareholders’ equity

£1,432m

6.2. Performance materiality

We set performance matericlity at o

level lower than materidlity to reduce the
probability that, in aggregate, uncorrected
and undetected misstatements exceed
the materiality for the financial statements
as awhole. Group performance materiality
was set at 70% of Group materiality for the
2020 aqudit (2019: 70%).

In determining performance materiality,
we considered the following factors:

a. Our past experience of the audit,
which has indicated a low number
of corrected and uncerrected
misstatements identified in prior
periods; and

b. Currisk assessment, including our
assessment of the Group's overall
control environment.

Parent company financial statements
£20.2 million {2019: £18.6 million)

Materiality for the Company
is based on 1.7% of net assets
(2019: 2% of net assets).

The Company has a significant
number of investrments in subsidiaries
which are property companies.
These companies have o focus an
generating long-term capital value.
Therefare, we consider equity to the
most appropriate basis for materiality.

6.3. Emmor reporting threshold

We agreed with the Audit Committee

thot we would report to the Committee

ail audit diferences in excess of £1.4 million
{2019 £1.1 million}, as well as differences
below that threshold that, in our view,
warranted reporting on qualitative grounds.
We also report to the Audit Committee on
disclosure matters that we identified when
assessing the overall presentation of the
financial statements.
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7. An overview of the scope
of our audit

7.1. Identification and scoping

of components

Our Group audit was scoped by obtaining
an understanding of the Group and

its environment, including Group-wide
controls, and assessing the risks of matersial
misstatement af the Group level.

Qur full scope audit is performed on 100%
[2019: 100%;} of the Group's net assets,
revenue and loss before fax.

The audit work in respense to the risks

of material misstatement was performed
directly by the Group engagement team.
Our audit also included testing of the
consclidation process.

The Company is located in London, UK and
audited directly by the Group audit team.
For the purpcse of testing the acquisition
of A&J Mucklow Group Limited. we
identified KPMG as compornent auditors
to report on the opening balances of

A&J Mucklow Group Limited at the date
of the acquisition, directing and supervising
their work through meetings and reviews
of work papers. KPMG reported fous on a
materiality of £12.7 million which is based on
a percentage of Greup materiality, By the
year end date, A&J Mucklow Group Limited
was fully integrated into LondonMetric
Property Plc and was no longer considered
aseparate component.

8. Other information

The Directors are responsible for the
other information. The other information
comprises the information included

in the Annual Report, other than the
financial staterents and cur audifor's
report thereon.

Qur opinion on the financial statements
does not cover the ctherinformation and.
except to the extent otherwise explicitly
staled in our report, we do not express any
torm of assurance conclusion thereon.

In connection with our audit of the
financial statements, our responsibility is

to read the other information and, in deing
so, consider whether the other information
is materially inconsistent with the financial
statements or cur knowledge obtained

in the audit or otherwise appears to be
materially misstated.

If we identify such materialinconsistencies
or apparent material misstatements, we
are required to determine whether there
is a material misstatement in the financial
statements or a material misstatement

of the otherinformation. If, based on the
work we have performed, we conclude
that there is @ material misstatement of
this other information, we are required

1o report that fact,

In this context. matters that we are
specifically required to report ta you as
uncorrected material misstatements
of the other information include where
we conciude that:

= Fair, balanced and understandable —
the statement given by the Directors
that they consider the Annual Report and
financial statemenis taken as a whole
is fair, balanced and understandabie
and provides the information necessary
for shareholders to assess the Group's
position and performance, business
model and strategy, is moterially
inconsistent with our knowledge
obtained in the qudit; or

« Audit CommiYee reporting - the
section describing the work of the Audiit
Committee does not appropriately
address matters communicated by us
to the Audit Committee; or

Directors’ statement of compliance with
the UK Corporate Governance Code —
the parts of the Directors’ statement
required under the Listing Rules relating
to the Company's compliance with
the UK Corporate Governance Code
containing provisians specified for
review by the guditor in accordance
with Listing Rule 9.8.10R(2) do not
properly disclose a departure from a
relevant provision of the UK Corporate
Governance Code.

We have nothing to report inrespect
of these matters.

9. Responsibilities of Directors

As explained more fully in the Directors'
responsibilities statement, the Directors
are responsible for the preparation of
the financial staterments and for being
satisfied thatl they give a true and fair
view, and for such internal contrel as the
Directors determine is necessary to enable
the preparction of financial statements
that are free from material misstatement,
whether due to fraud or error.

In preparing the financial staternents,
the Directors are responsitle for assessing
the Group's and the Company's ability
to continue as a going concern, disclosing
as applicable, matters related to going
concern and using the going concern
basis of accounting unless the Direclors
either intend to liquidate the Group or
the Company or to cease operations, or
have no realistic alternative but to do so.

10. Auditor’'s respensibilities for the
audit of the financial statements

Our objectives are to obtain reasonable
assurance about whether the financial
statements as a whole are free frorm material
misstatement, whether due to fraud or
error, and to issue an auditor's repori that
includes our opinion, Reasonable assurance
is ¢ high leve! of assurance, butis not a
guarantee that an audit conducted in
accordance with (SAs [UK) will always detect
a material misstatement when it exists.
Misstaternents can arise frorn fraud or error
and are considered material if, individually
or in the aggregate, they covld reasonably
be expected to influence the economic
decisions of users taken on the basis of
these financial statements.

Details of the extent to which the audit
was considered capable of detecting
iregularities, including frauvd and non-
compliance with laws and regulations
are set out below.

A further description of our responsibilities
for the cudit of the financici statements

is located on the FRC's website at:
www.frc.org.uk/auditorsresponsibilities.
This description forms part of our
auditor’s report.
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To the members of LondonMetric Property Plc

Independent Auditor’s report continued

11. Extent to which the audit was
considered capable of detecting
irregularities, including fraud

We identify and assess the risks of material
misstatement of the financial stalements,
whether due to fraud or error, and then
design and perform audit procedures
responsive to those risks, including
cobtaining audit evidence that is suficient
and appropriate to provide a basis for
cur opinion.

11.1. Identifying and assessing
potential risks related to irregularities
Inidentitying 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,
confrol envircnment and business
performance including the design
of the Group's remuneration policies,
key drivers for Directors’ remuneration,
bonus levels

» results of our enquiries of management
and the Audit Commitiee about their
own identification and assessment
of the risks of irregularities;

+ any matters we identified having
obtained and reviewed the Group's
documentation of their policies and
procedures relating to;

- identiftying, evaluating and
complying with laws and regulations
and whether they were aware of
cny instances of non-compliance;

- detecting and responding to the
risks of fraud and whether they
have knowledge of any actual,
suspacted or alleged fravd:

- the internal controls established
to mitigate risks of fraud or
non-compliance with [aws
and regulations;

*

the matters discussed among the
audit engagement team and
involving relevant internal specialists,
including tax, incncial instruments
and industry specialists regarding
how and where froud might occur
in the financial statements and

any potential indicators of fraud.

As aresult of these procedures,

we considered the opportunities and
incentives that may exist within the
organisation for fraud and identified
the greatest potential for fraud In

the following area: Investment and
develcpment property valuation.

In common with all audits under ISAs (UK),
we are also required fo perform specific
procedures to respond to the risk of
management override.

We also obtained an understanding of
the legal and regulatory framework that the
Group operates in, focusing on provisions
of those laws and regulations that had

a direct effect on the determination of
material amounts and disclosures in the
financial staterments. The key laws and
regulations we considered in this context
included the UK Companies Act, Listing
Rules, REIT regime, taxiegislation and
pensions legislation.

11.2. Audit response to risks identified
As aresult of performing the atbove,

we identified valuation of investment
property as a key audit matter,

The key audit matters section of our
report explains the matter in more detail
and also describes specific procedures
we performed inresponse to that key
audit matter.

In addition to the above, cur procedures
to respond torisks 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;

enqguiring of management, the Audit
Commitiee and external legal counsel
concerning actual and potential
litigation and claims;

performing analytical procedures

o identify any unusual or unexpected
relationships that may indicate risks

of material misstatement due to fraud;

reading minutes of meetings cf those
charged with governance: and

» in addressing the risk of fraud through
management override of controls,
testing the appropriateness of journal
entries and other adjusiments: 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 identified
laws and regulations and potentiai fraud
risks to all engagement team members
including internal specialists, and remained
alert to any indications of fraud or non-
compliance with laws and reguiations
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
Annuyal Report on Rermuneration
to be audited has been properly
prepared in accordance with the
Companies Act 2006.

In our opinion, based on the work
undertaken in the course of the audit:

¢+ the infermation given in the
Strategic report and the Report of
the Directors for the financial year
forwhich the fingncial statements
are prepared is consistent with
the financial statements; and

the Strategic report and the
Report of the Directors have been
prepared in accerdance with
applicable legal requirements.

In the light of the knowledge and
understanding of the Group and
the Company and their envircnment
obtained in the course of the audit,
we have not identified any material
misstatements in the Strategic report
or the Report of the Directors.
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13. Matters on which we are
required to report by exception
13.1. Adequacy of explanafions
received and accounting records
Under the Companies Act 2006 we are
required to report to you if, in our opinion:

»

we have not received all the information
and explanations we require for our
audit; or

adequate accounting records have
not been kept by the Company. or
returns adequate for our audit have
not been received from branches
not visited by us; or

-

the Company financial statements are
not in agreement with the accounting
records and returns.

We have nothing to report in respect
of these matters.

13.2. Directors’ remuneration

Under the Companies Act 2006 we
are alsoreguired to report if in our
opinion certain disclosures of Direclors
remuneration have not been made

or the part of the Annual Report on
Remuneration to be audited is not

in cgreement with the accounting
records and returns.

We have nothing 1o report in respect
of these matters.

14. Other matters

14.1. Auditor tenure

Following the recommendation of the
Audit Committee, we were appointed
by the Board of LondenMetric Property
Plc on 19 September 2013 to audit the
financial statements for the year ending
31 March 2014 and subsequent financial
pericds. The period of total uninterrupted
engagement including previous renewals
and reappointments of the firm is

seven yeors covering the years ending

31 March 2014 to 31 March 2020.

14.2. Consistency of the audit report
with the additional report to the

Audit Committee

Our audit opinion is consistent with the
additional repaort to the Audit Committee
we are required to provide in accordance
with ISAs (LK.

15. Use of our report

This reportis made solely to the
Company's members, as a body, in
accordance with Chapter 3 of Part 16
of the Companies Act 2004. Our audit
work has been undertaken so that we
might state to the Company’'s members
those matters we are required to state
1o them in an auditor's report and for
no other purpose. To the fullest extent
permitted by law, we do not accept or
assume responsibility to anyone other
than the Company and the Company's
members as a body, for our audit work,
for this report, or for the opinicns we
have formed.

Georgina Robb, FCA

(Senior statutory auditor}

Fer and on behalf of Deloitte LLP
Statutory Auditor

London, United Kingdom

10 June 2020
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Group income statement

For the year ended 31 March

2020 2019

Note £m £m
Gross revenue 3 3.4 86.8
Gross rental inceme 112.3 85.1
Property operating expenses (1.2) 1.2}
Net rentalincome 1. 83.9
Property cdvisory fee income 1.1 1.7
Netincome 12.2 85.4
Administrative costs 4 {15.8) 13.7)
Impairment of goodwill on acquisition of subsidiaries 15 {48.3) -
Acquisition costs 15 (8.9) -
[Loss)/profit on revaluation of investment properties 4 (3.8) 759
(Loss)/profit on sale of investment properties 4.9 0.6
Share of losses of joint ventures 10 {8.9) (6.4)
Operating profit 21.6 142.0
Finance income Q.7 0.4
Finance costs 5 (29.0) {22.9)
(Loss)/profit before tax (6.7) 119.5
Taxafion 6 0.2) 0.2
{Loss)/profit for the year and fotal comprehensive income (6.9) 19.7
Attributable to:
Equity shareholders (5.7) 119.7
Non-controlling interest 20 (1.2) -~
Earnings per share
Basic 8 (0.7)p 17.2p
Fully diluted 8 (0.7)p 1710
EPRA earnings per share
Basic 8 %.3p 8.8p
Fully diluted 8 9.2p 8.7p

All amounts relate to continuing activities.

The notes on pages 158 1o 176 form part of these financial statements.

LondonMetric Property Ple
Annyal Report and Accounts 2020



Shrategic report Governance Financial statements

155

Group balance sheet

As at 31 March

2020 209
Note £m im
Non current assets
Investment properties 9 2,273.4 1.688.0
Investment in equity accounted joint ventures 10 541 98.9
Other tangible assets 0.4 0.4
2,328 1,787.3
Current assets
Trading properties 1.1 -
Trade and other receivables Il 78 5.8
Cash and cash equivalents 12 81.8 20.6
20.7 26,4
Total assets 2,418.8 1.813.7
Current liabilities
Trade and other payables 13 4246 364
Non current liabilities
Borrowings 14 926.7 558.9
Derivative financial instruments 4 4.7 1.6
Lease liabilities 16 59 -
9373 560.5
Total liabilities $79.9 3969
Net assets 1,438.9 1.216.8
Equity
Called up share capital 17 84.2 70.0
Share premium 18 1046.3 100.8
Capital redemplion reserve 18 9.6 9.6
Otherreserve 18 488.4 221.7
Retained earnings 18 743.3 8147
Equity shareholders’ funds 1.431.8 1.216.8
Non-controlling interest 71 -
Total equity 1,438.9 1,216.8
Net asset value per share 8 171.0p 74.7p
EPRA net asset value per share 8 171.7p 17490

The financial statements were approved and authorised for issue by the Board of Directors on 10 June 2020 and were signed on its behalf by:

Signature removed

Martin McGaoann
Finance Director

Registered in England ond Wailes, Ng 7124797
The notes on pages 158 to 176 form part of these financial statements.

LendenMetric Property Pic
Annual Report and Accounts 2020



154

Group statement of changes in equity

For the year ended 31 March

Capital Equity Non-

Share Share redemption Other  Retained shareholders’ controlling Total

capital premium reserve  reserve earnings funds Interest equity

Note £m £m £m £m £m £m 7£m o £m

ALY April 2019 70.0 100.8 9.6 2217 814.7 1.216.8 - 12168

Loss for the year and total

comprehensive income - - - - (5.7) (5.7} (1.2) (6.9}

Share issue on acquisition 15 13.9 - - 269.5 - 2834 - 2834

Purchase of shares held in trust - - - (7.2) - (7.2} - - _(7.2)

Vesting of shares held in frust - - - 4.4 {4.4) - - -

Share based awards - - - - 29 29 - 2.9

Investrment from non-contrelling inferest - - - - - - 8.7 8.7

Distribution to non-controlling interest - - - - - - (0.4) (C.4)

Dividends 7 0.3 55 - - {64.2) (58.4) - (58.4)

At 31 March 2020 B84.2 106.3 2.4 488.4 743.3 1.431.8 71 1,438.9

Capital Equity Non-

Share Share redemption OCther  Refained sharsholders’ controlling Tota!

copital  premium reserve  reserve earnings funds interest equity

Note £m £m £m £m £m £m £m £m

At 1 April 2018 69.7 94.1 9.4 222.5 751.6 1,149.5 - 1,149.5
Profit for the year and fotal

camprehensive income - - - - 9.7 1ne7 - nezs

Purchase of shares held in trust - - - - [4.8) - {48} - {4.8

Vesting of shares heid in frust - - - 4.0 {3.7) 0.3 - 0.3

Share based awards - - - - 27 2.7 - 2.7

Dividends 7 03 4.7 - - (55.4) [50.6) - (50.4)

At 31 March 2019 70.0 100.8 9.6 2217 814.7 1,216.8 - 1.216.8

The notes on pages 158 to 176 form part of these financial statements.
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Group cash flow statement

For the year ended 31 March

2020 2019
£m £m

Cash fiows from operating activilies
(Loss)/profit before tax (6.7) 119.5
Adjustments for nhon cash items:
Loss/(profit) on revaluation of investment properties 38 75.9)
Loss/[profit) on sale of investment properties 49 10.6)
Share of post tax loss of joint ventures 8.9 6.4
Movement in lease incentives (5.7) (5.0
Impairment of goodwill on acquisition 48.3 -
Share based payment 29 2.7
Net finance costs 28.3 22.5
Cash flows from operations betore changes in working capital 84.7 69.6
Change in trade and other receivables 3.0) 0.4
Change in trade and other payables {13.0) -
Cash flows from operations 48.7 70.0
interest received 0.2 01
Inferest paid (24.0) [16.2]
Tax [paid)/received {0.2) 0.3
Cash flows from operating octivities 44.7 54.2
Investing acfivities
Purchase of subsidiary undertakings net of cash acquired {119.6) -
Purchase of investment propertias (185.2) {(159.0)
Capital expenditure on investment properties {18.1) (27.6)
Lease incentives paid (3.9) 13.2)
Sale of investment properties 112.2 261.0
Investments in joint ventures (0.3) {5.1)
Distributions from joint ventures 15.7 12.5
Purchase of tangible assets - 0.4)
Cash flows from Investing aclivities (199.2) 83.2
Fingncing activilies
Dividends paid (58.4) (50.6)
Distribution to non-controlling interest (0.4) -
Purchase of shares held in trust (7.2) 4.8)
Vesting of shares held in trust - £.3
New borrowings and amounts drawn down 304.9 360.0
Repayment of loan facilities (21.1) {445.0)
Financial arangement fees and break costs {2.1) 2.9)
Cash flows from financing activities 215.7 [143.0)
Net increase/(decrease) in cash and cash equivalents 41.2 {5.6)
Opening cash and cash equivalents 20.6 26.2
Closing cash and cash equivalents 818 20.6

The notes on pages 158 to 176 form part of these financial statements.
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Notes forming part of the Group

financial statements

For the year ended 31 March 2020

1 Significant accounting policies

) General information

Londonmetric Property Pl is a company incorporated in the
United Kingdorm under the Companies Act. The address of the
registered office is given an page 196, The principal activities of
the Company and its subsidiaries {"the Group') and the nalure
of the Group's pperations are set out in the Strategic report on
pages 01 to 75.

b) Statement of complionce

The consolidated financial statements have been prepared in
accordance with International Financial Reporting Standards
('IFRS"} as adeopted by the EU, IFRIC interpretations and the
Companies Act 2006 applicable to companies reporting
under IFRS.

¢} Golng concern

Given the significant impact of COVID-1% on the global economy
in which the Group is cperating, the Beard has paid parficular
attention to the appropriateness of the going concern basisin
preparing these financial statements.

The going concem assessment considers the principal risks and
uncertainties facing the Group's activities, future development
and performance and are discussed in detail on pages 60 to 75.

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 loan covenants. As repertedin the
Viakility Statement on page 43, the Group's unsecured facilities
and private placement loan notes, which together represent 76% of
fotal Greup berrowings including its share of jeint ventures, contain
gearing and interest cover covenants. At 31 March 2020, the Group
had substantial headroom within these covenants. After adjusting
for the equity raise, gearing was 56%, substantiaily lower than

the maximum limit of 125% and its interest cover ratio was 4.3

times, comfortably higher than the minimum level of 1.5 fimes.
Property values would have to fall by 37% and rents by 58% before
banking covenants are breached.

Group borrowings, undrawn facilities and hedging are described
in note 14 and in the Financial review on pages 38 to 44,

In May 2020, the Group successfully completed an equity
raise of £120 million, strengthening the balance sheet and
financial position.
The Directors have reviewed the current and prejected financial
position of the Group, making reasonable assumptions about
future trading performance including the impact of COVID-19
which is explained in detail in the Viability Statement on page 63.
Key assumptions included in the sensitivity analysis are as follows:
* rents decline by 15% across the portfolio
« capital values fall by 15% across the portfolio
* there are no new develocpments or uncommitted

capital expenditure
« asset sales that have exchanged or are in legals do not complete
* no new financing is assumed

Throughout this downside scenaric the Group has sufficient cash
reserves to continue in operaticn and remain compliant with
banking covenants. On the basis of this review, together with
available market information and the Directors' experience and
knowledge of the portfolio, they have a reasonable expectation
that the Company and the Group has adequate resources to
continue n operational existence for the foreseeable future,

Accordingly, they continue to adopl the going concern basis in
preparing the inancial statements for the year to 31 March 2020,

d) Basis of preparation
The financial statements are prepared on a going concern basis,
as explained above.

The functional and presentational currency of the Group is sterling.
The financial statements are prepared con 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 to make judgements, estimates and
assumptions that affect the application of accounting policies and
the reported amounts of assets, liabilities, income and expenses.

The estimates and asseciated assumpticns are based on historical
experience and other factors that are considered to be relevant.
Actuat 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 cnly that period.
If the revision gffects both current and future periods, the change
is recognised over those periods.

The accounting policies subject to significant judgements and
estimates are considered by the Audit Committee on page 107
and are as follows:

Significant areas of estimation uncertainty

Property valuations

The valuation of the properiy portfolio is a critical part of
the Group's performance. The Group carries the property
portfolio at fair value in the balance sheet and engages
professionally gualified external valuers to undertake

six monthly valuations.

The determination of the fair value of each property requires,

to the extent applicable, the use of estimates and assumptions

in relation to factors such as future lease income, lease incentives,
current market rental yields, future development costs and

the appropriate discount rate. In addition, to the extent possible,
the valuers make reference to market evidence of transaction
prices for similar properties.

The fair valve of a development properly is determined

by using the ‘residual method', which deducts all estimated
costs necessary to complete the development, together with
an allowance for development risk, profit and purchasers' costs,
from the fair valuation of the completed property.
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1 Significant accounting policies {continued)

Note ?(b) to the financial statements includes further information
on the valuction techniques and inputs used to determine the
fair value of the property portfolio,

The COVID-19 pandemic has led to a heightened degree of
uncertainty surrounding our year end valuations and our three
external valuers have included material uncertainty clauses in
their valuation reports which is inline with the RICS guidance.

Significant transactions

Some property transactions are large or complex and require
management to make judgements when considering the
appropriate accounting treatment. These include acquisitions of
property through corperate vehicles, which could represent either
asset acquisitions or business combinations under IFRS 3. There is a
risk that an inappropriate approach could lead to a misstatement
in the financial statements,

The acquisition of A&J Mucklow Group cn 27 June 2019 has been
treated as a business combination In accordance with IFRS 3
using the acquisition method.

The cost of the acquisition is measured as the fair value of

the consideration paid for the business. Acquisition costs are
recognised in the income statement as incurred. Any excess
of the cost over the Group's interest in the fair vaiue of the
identifiable net assets ccquired is treated as goodwill, which is
initially recognised as an asset at cost and subsequently tested
for impairment, Further information is provided in note 15.

i} Adoption ef new and revised standards

Standards and interpretations effective in the current period
During the year, the following new and revised Standards and
Interpretations have been adopted and have not had a material
impact on the amounts reported in these financial statements.
The Group and Company accounting policies were amended
following the adoption of IFRS 16 as discussed further below.

Name Description

IFRS 16 Leases

IFRS 9 {amendments) Financiat instruments

|AS 28 {[amendments) Long term Interests in Associates

and Joint Ventures

" Plan Amendment, Curtailment
or Settlement

IAS 19 [amendments)

Amendments to IFRS 3, IFRS 11,
1AS 12 and IAS 23

Annual Improvements to
|IFRSs: 2015 - 2017 cycle

IFRS 16 Leqses

IFRS 16 was issued in January 2016 and became effective for the
Group from 1 April 2019. It has been adopted retrospectively in
accordance with the transition provisions of the standard, with the
cumulative effect of initiclly applying the new standard recognised
on 1 April 2019. Comparatives have not been restated.

The standard requires lessees to recognise assets (the right to use
the leased item) and liabilities (o financial liakility fo pay rentais)
on the batance sheet for most leases. The accounting for lessors
under IFRS 16 is substantially unchanged from its predecessor. IAS 17,

As alessee, the Group holds two types of operating leases:

+ Head leases — a limited number of investment properties
owned by the Group are situated on land held through
leasehold arrangements where ground rent is payable
by the Group s lessee

« Office leases — the lease of the Group's head office in London

The impact of adopting IFRS 16 has been to recognise af

31 March 2020 a £5.9 million non current lease licbility and
£5.7 million right of use assetincluded in investment property
as a non current assedt.

iiij Standards and interpretations in issue not yet adopted

The IASB and the International Financial Reporting Interpretations
Commitiee have issued the following standards and interpretations
that are mandatory for later accounting pericds and which have
not been adopted early.
Name

IFRS 17

{FRS 3 {amendmenits)

1AS 1 & IAS 8 (omendments)

IFRS 7, IFRS ¢ & |AS 39
[amendments)

iAS 1 [amendments)

Description

Insurance contracts

Defirtion of a Business
Definition of Material )
interest Rate Benchmark Reform

Classification of Liabilities as Current
or Non Current

Amendments 1o (FRS 2, IFRS 3, IFRS 6,

IFRS 14,1AS 1,1AS 8, 1AS 34, IAS 37
and |AS 38

Amendments to
References to the
Conceptual Framework
in IFRS Standards

e) Basis of consolidation

i) Subsidiaries

The consolidated financial statements include the accounts of
the Company and Tts subsidiaries. Subsidiaries are those entities
controlled by the Group. Control is assumed when the Group:

« Has the power over the investee

+ Is exposed, or has rights, fo variable returns from its involvement
with the investee

+ Has the ability to use its power to affect its returns

in the consolidated balance sheet, the acquiree’s identifiable
assets, liabilities and contingent liabilities are initially recognised
at their fair value ot the acquisition date.

The results of subsidiaries are included in the consolidated
financial statements from the date that control commences
until the date that control ceases.,

Where properties are acquired through corporate acquisitions
and there are no significant assets or liabilities other than property,
the acquisition Ts tfreated as an asset acquisition, in other cases
the purchase method is used.
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Notes forming part of the Group
financial statements continved

For the year ended 31 March 2020

1 Significant accounting policies (continued)

ii) Joint ventures
Joint ventures are those entities over whose activities the Group
has joint control.

Joint ventures are accounted for under the equity methed,
whereby the consolidated balance sheetincorporates the Group's
share of the net assets of its joint ventures and the consolidated
income statement incorporates the Group's share of joint venture
profits after tax.

The Group's joint ventures adopt the accounting policies of the
Group forinclusion in the Group financial statemenits.

Joint venture management fees are recognised as income in the
accounting period In which the service is rendered.

i) Non-centrolling interest

The Group's non-controlling interest represents an 18% shareholding in
LMP Retail Warehouse JV Holdings Limited, which owns a portfolio
of DFS assets.

The Group consolidates the results and net assets of its subsidiary
in these financial statements and reflects the non-controlling
share as a deduction in the consolidated income statement
and consolidated balance sheet,

iv) Alternative performance measures

Our portfolio is a combination of properties that are wholly
owned by the Group and part owned through joint venture
arrangements or where ¢ third party holds a non-conticlling
interest. Management reviews the performance of ihe Group's
propottionate share of assets and returns, and considers the
presentation of information on this basis helpful te stakeholders
as it aggregates the results of all the Group's property interests
which under IFRS are required to be presented across a number
of ling items in the financial statements.

v] Business combinations

The acquisition of subsidiaries is accounted for using the acquisition
method. The cost of the acquisition is measured at the aggregate
of the fair values of assets and liabilities acguired and equity
instrumentsissued by the Group in exchange for control of

the acquiree. Acquisition costs are recognised in the income
statement as incurred.

Any excess of the purchase price of business combinaticns

over the fair value of the assets, liabilities and contingent liabilities
acquired is recognised as goodwill. This is recognised as an asset
and is reviewed for impairment at least annually. Any impairment

is recognised immediately in the income statement.

f} Property portfolio

i} Investment preperties

Investment properties are properties owned or leased by

the Group which are held for long term rentalincome and for
capital appreciation. Investment property includes property that
is being constructed, developed or redeveloped for future use as
aninvesiment property. Investment property is intially recognised
at cost, including related transaction costs. It is subsequently
carried at each published balance sheet date at fair valve on
an open market basis as determined by professionally qualified

independent external valuers. Changes in fair value are included
in the income statement. Where a property held for investment

is appropricted to development property, it is transferred at

tair value. A property ceases to be freated as a development
property on practical completion.

In accordance with 1AS 40 Investment Properties, no depreciation
is provided in respect of investment properties.

Investment property is recognised as an assef when:

= |tis probable that the future econemic benefils that are
associated with the investment property will flow tc the Group

* The cost of the investment property can be measured reliably

All costs directly associated with the purchase and construction
of a development property are capitalised. Capital expenditure
that is direcily attributable to the redevelocpment or refurbishment
of investment property, Lp 1o 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 it its carrying amount is
expected to be recovered through a sale fransaction rather
than through continuing use. This condition is regarded as met
only when the sale is highly probable, the asset is available for
sale inits present condition and management expect the sale
1o complete within one year from the balance sheet date.

i} Tenant leases

Management has exercised judgement in considering the
potential transfer of the risks and rewards of ownership in
accordance with 1AS 17 for all properties leased fo tenants
and has determined that such leases are cperating leases.

iv] Net rental income

Rental income 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 turnover rents, rent reviews and
indexaticn, are recerded as income in the periods in which
they are earned, Rent reviews are recognised when such
reviews have been agreed with tenants.

Surrender premiums receivable are recognised on completion
of the surrender.

Where a rent free period is included in @ lease, the rental income
foregone is allocated evenly over the period from the date of
lease commencement to the earlier of the first break option or
the leqse termination date. Lease incentives and costs associated
with entering into tenant leases are amortised over the period
from the date of lease commencement to the earlier of the firsi
break option or the lease fermination date.

Property operafing expenses are expensed Qs incurred and
any property operating expenditure not recovered from tenants
through service charges is charged 1o the income statement.
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1 Significant accounting policies (continued)

The Group has applied IFRS 15, Revenue from contracts with
customers, from 1 April 2018, The mainimpact of adopting IFRS
15 has been to recognise property fransacticns al the point of
completion, which is the peoint at which control of the property
passes, rather than on unconditional exchange of contracts,
which was the point at which significant risks and rewards were
transferred. The cumulative effect of adopting IFRS 15 at the
date of initial application was nil.

v) Profit and loss on sale of investment properties

Profits and losses on sales of investment properties are calculated
by reference to the carrying value at the previous year end
valuation date, adjusted for subsequent capital expenditure.

g) Financial assets and financial liabilities

Financial assets and financial liabilities are recegnised in
the balance sheet when the Group becomes a party fo
the contractual terms of the instrument.

Financial instruments under IFRS 2

i) Trade and other receivables and payables

Trade receivables are recognised and carried at omortised
cost as the Group's business model is to collect the contractual
cash flows due from fenants. An impairment provision is created
based on the expected credit loss model which reflects

the Group's historical incurred credit losses and the lifetime
expected credit loss.

i} Cash and cash equivalents

Cash and cash equivalents include cash in hand, deposits held
at call with banks and other short term highly liquid investments
with original maturities of three months orless, measured at
amortised cost.

iii) Borrowings

Borrowings are recegnised initially at fair value less attributable
fransaction costs. Subsequently, borrowings are stated ot
amortised cost with any difference being recognised in the
income statement over the term of the borrowing.

Financial instrurnents under IAS 39

iv) Derivative financial instruments

The Group uses derivative financial instruments fo hedge its
exposure o interest rate risks. Derivative financial instruments
are recoghnised inftially at fair value, which equates to cost
and subsequenily remeasured at fair value, with changes

in fair value being included in the income statement.

h} Finance cosls and Income
Net finance costs include interest payakle on borrowings,
net of interest capitatised and finance costs amortised.

interest is capitalised if it is directly attributable to the acquisition,
construction or redevelopment of development properties from
the start of the development work until practical completion of
the property. Capitalised interest is calculated with reference

to the actual interest rate payable on specific borrowings for
the purposes of development or, for that part of the borrowings
financed out of general funds, with reference to the Group's
weighted average cost of borrowings.

Finance income includes interest receivable on funds invested
at the effective rate and notional interest receivable on forward
funded developmenis al the centractual rate.

i) Tax

Tax is included in profit or loss except 1o the extent that it relates
to items recognised directly in equity, in which case the related
tax is recognised in equity.

Current tax s the expected tax payable on the taxable income
for the year, using tax rates enacied or substantively enacted at
the balance sheet date, together with any adjustment in respect
of previcus years.

Deferred tax is provided using the balance sheet liability methed,
providing for temporary differences between the carrying amounts
of assets and liabilities for financial reperting purposes and their
tax bases. The amount of deferred tax provided is based on the
expected manner or realisation or settlement of the carrying
amount of assets and liabkilities, using tax rates enacted or
substantively enacted at the balance sheet date.

A deferred tax asset is recognised only 1o the extent that it is
probable that future taxable profits will be available against
which the assel can be utilised.

As the Group is a UK REIT there is no provision for deferred
tax arising on the revaluation of properties or cther
temporary differences.

The Group must comply with the UK REIT regulation to benefit
from the favourabte taxregime.

|) Share 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 equity in the Group balance sheef.
Any shares held by the Trust are not included in the calculation
of earnings or net assets per share.

1) Dividends

Dividends cn 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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For the year ended 31 March 2020

2 Segmental information

As at 31 March 2020 2019
Non-
100% Share controlling 100% Share
owned of IV interest Total owned of JV Total
Property valye £m £m £m £m £m £m £m
Distribution 1,597.0 - (3.3} 1.593.7 1.282%9 .7 1,292.6
Long income 475.2 88.9 {(11.8) 552.5 257.0 132.5 389.5
Retail parks 83.3 - - 83.3 870 - 87.0
Office 551 - - 551 - - -
Residential 1.4 35 - 4.9 1.3 16.0 17.3
Development 57.0 - - 57.0 59.8 - 598
2,269.0 92.4 (149) 23485 1,688.0 158.2 1,8446.2
Head lease and right of use assets 57 -
2,352.2 1,844.2
For the year to 31 March 2020 2m9
Non-
100% Share conhrolling 100% Share
owned of I¥ interest Total owned of IV Total
Gross rentalincome £m £m £m £m £m £m £m
Distribution 763 - (0.2) 761 63.7 0.6 64.3
Long income 25.7 6.1 {1.1) 30.7 15.0 2.4 24.4
Retail parks 71 - - FA 6.4 - 6.4
Office 3.2 - - 3.2 - - -
Residential - 0.2 - 0.2 - 04 0.4
123 6.3 (1.3) nz3 85.1 10.4 93.5
For the year to 31 March 2020 2009
Non-
100% Share controlling 100% Share
owned of JV interest Tetal owned of Iv Total
Netrental income £m £m £m £m £m £m £m
Distribution 75.5 - (0.2) 75.3 62.9 0.6 63.5
Long income 257 6.1 11) 30.7 14.8 9.2 24,0
Retail parks 6.7 - - 8.7 6.1 - 6.1
Office 3.2 - - 3.2 - - -
Residential - - - - 0.1 01 0.2
1111 8.1 (1.3} 115.9 83.9 99 93.8

An operating segment is a distinguishable component of the Group that engages in business activities, earns revenue and incurs expenses,

whose results are reviewed by the Group's chief operating decision makers and for which discrete financial information is available.
Gross rental income represents the Group's revenues from its fenants and net rental income is the principal profit measure used to

determine the performance of each sector. Total assets are not monitored by segment. However, property assets are reviewed onan
ongoing basis. The Group operates almost entirely in the UK and no geographical splitis provided in information reported to the Board.
we have reclassified the operating segments this year following the acquisifion of A&J Mucklow Group as discussed in note 15. A new though
comparatively small office sector has been infroduced and longincome now includes convenience and leisure as one of its sub categories.

3 Gross revenue

2020 2019
Fer the year to 31 March £m £m
Gross rentalincome 12.3 85.1
Praperty advisory fee income 11 1.7
134 846.8

This year, no individual tenant cantributed more than 10% of gross rental income. Last year, 22% of the Group's gross rental income was

receivable from two tenants.
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4 Administrative costs
a) Tolal administrative costs

2020 2019
For the year to 31 March £m £&m
Staff costs T T 121 10.4
Auditor's remuneration T o o 0.2 0.2
Depreciation ’ o o 0.7 0.1
Other administrative costs B 28 30
15.8 13.7
b} Staff costs 2020 200
For the year to 31 March £m £m
Employee costs, including those of Directors. corr{f)”ri—se the following: B -
Wages and salaries ’ 10.3 8.6
Less staff costs capitalised j 2.0 {1.9)
8.2 6.7
Social security cosfs o - . 0.8 0.?
Pensicn costs T T o 0.2 O?
Share based payment o - 2.9 27
121 10.4

The long term share incentive plan (*LTIP') that was created in 2013 allows Executive Directars and eligible employees to receive an
award of shares, held in frust, dependent on performance conditions based on the earnings per share. tolal shareholder return and total
accounting returh of the Group over a three year vesting period. The Group expenses the estimated number of shares likely fo vest over
the three year period based on the market price at the date of grant. In the current year the charge was £2.9 million (2019: £2.7 million).

The Company awarded 2,034,253 LTIP shares during the yeor, 1,439,480 of which were awarded to the current and former Executive
Directors as shown in the Remuneration Committee report. The cost of acquiring the shares expected to vest under the LTIP of £7.2 million
has been charged fo reserves this year (2019: £4.8 million).

Employee costs of £2.1 million {2019; £1.9 million) have een capilalised in respect of time spent on developrment projects.

The emoluments and pension benefits of the current and former Executive Directors, who are also the key management personnel
of the Company, are set out in aggregate in the table below. Further details of the emoluments of the Executive Directors can be found
in the Remuneration Committee report on page 112.

2020 2009

£m £m

Salary and fees - B o - 1.7 2.2
Benefits - 01 0.1
Pension T B 0.2_ 0.2
Annual bonus o T 23 2.2
Long term incentives o o o T as 3.0
Short term employee benefits 7.8 77

In accordance with the disclosure requirements of |AS 24 Related party disclosures for key manogement personnel, short term employee
benefits were £7.8 million [2019: £7.7 million) and share based payments were £2.3 million (2019: £2.1 million).

c) Staff numbers
The average number of employees including Executive Directors during the year was:
2020 2009
7 Number Number
Property and administration 34 2
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Notes forming part of the Group
financial statements continued

For the year ended 31 March 2020

4 Administrative costs (continued)
d) Auditor'sremuneration

2020 2019
For the year to 31 March £000 EQDO
Audit services: o
Audit of the Group and Company financial statements, ;;Qrsuont to legislation o 179 nz
Audit of subsidiary financiol statements, pursuant to Iegislaﬁan o 5 5
Other fees: T o7
Audit related assurance services . T 30 28
Total fees for audit and other services o 214 150
In addition to the above audit fees, £35.600 {2019: £48,200} was due to the Group's auditer in respect of its joint venture operations.
BDO LLP is responsible for the audit of other subssidiary entities at a cost to the Group of £10,400 {2019: £33.700).
5 Finance costs

2020 2019
For the year to 31 March £m £m
Interest payakle on bank loans and gdié‘c-i—d_eerivatives o 228 16.3
Debt and hedging early close outcosts ) 0.2 -
Amortisation of loan issue cgsi?_- _Wr o _‘IE 1.4
Interest on lease liabilities T o 01 -
Egr;nirrﬁé%és and ot_h—e_r_ﬁnonce costs o 21 1.9
Total borrowing costs o 26.7 19.6
Less amounis capitalised on the development of properties ' {0-7) ny
Net borrowing costs ) 25.8 18.5
Fair value loss on dervative financial instruments T . 3.2 4.4
Total finance costs 29.0 229

Net finance costs deducted from EPRA earnings as disclosed in Supplementary note i exclude the fair value loss on derivative financial

instruments of £3.2 million [2019: £4.4 million) and early close cut costs of £0.2 million {2019: nil).

6 Taxation

2020 2019
For the year to 31 March o _ ) . £m £m
Currenttax  _ __ _ _ .
UK tax charge/[credit) on profit 0.2 0.2}
The tox assessed for the year varies from the standard rate of corporation tax in the UK. The differences are explained below:

2020 2019
For the year to 31 March o £m £m
(Loss}/profit before tax ) e (6.7) 119.5
Tax (credit)/charge at the standard rate of corporation tax in the UK of 19% (2019: 19%) _(1.3) 227
Effects of: o o B
Tax effect of income not subject to tax _ (02) [23.7})
Share of post tax losses of joint ventures ] o 17 1.2
Land remediation tax credit - (0.4
UK tax charge/(credit) on profit 0.2 {0.2)

The current tax charge relates to tax arising on income attributable to the Group's non-controlling interest, other income that does not
qualify as property income within the REIT regulations and income tax charged to non resident landiords on property rentalincome in the

Isle of Man.

As the Group is a UK REIT there Ts no provision for deferred tax arising on the revaluation of properfies or other temporary differences.
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7 Dividends
2020 2019
For the year fo 31 March £m £m
Ordinary dividends paid
2018 Third quarterly inferim dividend: 1.85p per share - 12.8
2018 Fourth quarterly interim dividend: 2.35p per share - 16.3
2019 First quarterly interim dividend: 1.9p per share - 13.2
2019 Second quarterly interim dividend: 1.9p per share - 13.3
2019 Third quarterly interim dividend: 1.9p per share 13.2 -
2019 Fourth quarterly interim dividend: 2 5p per share 17.4 -
2020 First quarterly interim dividend: 2.0p per share 16.8 -
2020 Second quarterly interim dividend: 2.0p per share 16.8 -
64.2 55.6
Quarterly dividend payable
2020 Third guarterly interim dividend: 2.0p per share 16.7
2020 Fourth quarterly interim dividend: 2. 3p per share 20.8

The Comparny paid its third quarterly interim dividend in respect of the financial year to 31 March 2020 of 2.0p per share, wholly as a
Property Income Distribution {*PID'}. on 16 April 2020 to ordinary shareholders on the register at the close of business on 13 March 2020,

The fourth quarterly interim dividend for 2020 of 2.3p per share, of which 0.75p is payable as a PID, will be payable on 22 July 2020
fo shareholders on the register at the Close of business on 19 June 2020. A scrip dividend alternative will be offered to shareholders as
it was for the first three quarterly dividend poyments.

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 2021.

During the year the Company issued 2.9 million ordinary shares under the terms of the Scrip Dividend Scheme, which reduced the cash
dividend payment by £5.8 million to £58.4 million.
8 Earnings and net assets per share

Adjusted earnings and net assets per share are calculated in accordance with the Best Practice Recommendations of the European
Public Real Estate Association ['EPRA’). The EPRA earnings measure highlights the underlying performance of the property rental business.

The earnings per share calculation uses the weighted average number of ordinary shares during the year and excludes the average
number of shares held by the Employee Benefit Trust for the year.

The net asset per share calculation uses the number of shares in issue at the year end and excludes the octual number of shares held
by the Employee Benefit Trust ot the year end.

Further EPRA performance measures are reflected in the Supplementary notes on pages 183 to 188.

a) EPRA earnings
EPRA earnings for the Group and its share of joint ventures are delailed as follows:

Non-controlling

Group iy interest 2020 Group Y 2019
For the year to 31 March £m £m £m £im £m £m im
Gross rentalincome 112.3 6.3 (1.3) 117.3 85.1 10.4 5.5
Property costs (1.2) {0.2) - (1.4} 1.2) {0.5) {1.7)
Net rentalincome ma 6.1 (1.3) 1159 83.2 29 ?3.8
Management fees 1.1 (0.5) - 0.4 1.7 (0.8) 09
Administrative costs (15.8) 0.1) - (15.9} 13.7) - (13.7)
Net finance costs' {24.9} (1.5) 0.3 (26.1) ne.n 2.7) [20.2)
Other (0.2} - 0.2 - 0.2 - 0.2
EPRA earnings 71.3 4.0 (0.8) 74.5 54.0 7.0 61.0

1 Group net finance costs reflect net borrowing costs of £25.8 million [nate 5} lass eatly close out costs of £0.2 million (nhote 5) and finance income of £0.7 million
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Notes forming part of the Group
financial statements continued

For the year ended 31 March 2020

8 Earnings and net assets per share (continved)

The reconciliation of EPRA earnings to IFRS reported profit can be summoarised as follows;
Non-controlling

Group WV interest 2020 Group Jv 209
For the year to 31 March £m £m £m £m £m im £m
EPRA earnings 7.3 4.0 {0.8) 74.5 540 7.0 61.0
Revaluation of investment property (3.8) (10.2) 20 (12.0) 759 {11.5) 64.4
Fair value of derivatives (3.2) (0.4) - (3.6) {4.4) (0.3} (4.7)
{Loss}/profit on disposal 4.9) (2.3) - (7.2) 0.6 (1.6} (1.0)
Debt and hedging early close out costs (0.2} - - (0.2) - - -
Impairment of gaodwill (48.3} - - (48.3) - - -
Acquisition costs 8.9 - - (8.9) - - -
IFRS reported profit/{loss) 2.0 (8.9) 1.2 (5.7) 1261 {6.4} 119.7
b) Earnings per ordinary share attributable to equily shareholders 2020 2019
For the year to 31 March £m im
Basic and diluted earnings (5.7) Ne.7
EPRA adjustments above 80.2 (58.7}
EPRA earnings 74,5 61.0
Welghted weighted
average average
number of nurmber of
shares shares
For the year to 31 March {millions} {millions)
Crdinary share capital 804.7 698.4
Shares held in the Employee Benefit Trust {2.5) (2.8)
Weighted average number of ordinary shares - basic B804.2 695.6
Employee share schemes 6.0 5.2
Weighted average number of ordinary shares - fully diluted 810.2 700.8
Earnings per share
Basic {0.7)p 17.2p
Fully diluted {0.7)p 17.1p
EPRA earnings per share
Basic 9.3p 8.8p
Fully diluted 9.2p 8.7p
¢} Net assets per share attributable to equity shareholders 2020 2019
As at 31 March £m £m
Equity shareholders’ funds 1.431.8 1.216.8
Fair value of derivatives 4.7 1.6
Fair value of joint ventures™ derivatives 0.7 0.3
EPRA net asset value 1,437.2 1,218.7
Number of Number of
shares shares
As ot 31 March (millions) [millions)
Ordinary share capitc 841.5 700.0
Number of shares held in the Employee Benefit Trust (4.3) (3.4}
Number of ordinary shares 837.2 696.6
Net asset value per share 171.0p 174.70
EPRA net assetl value per share 171.7p 174.9p
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% Investment properties
a) Investment properlies

2020 2019

Under Under
Completed development Total Completed development Total
As at 31 March £Em £m £m £m £m £m
Cpening balance 1.628.2 59.8 1,688.0 1,635.0 42.6 1,677.6
Acquisitions 4634.2 31.9 664.1 147.0 12.7 159.7
Capital expenditure 10.2 1.2 21.4 14.1 16.3 30.4
Disposals (M3 (0.3) (113.4) [(247.2) (0.5) {247.7)
Property transfers 50.3 (50.3) - 21.0 [21.0) -
Revaluation movement (7.3} 3.5 (3.8) 66.2 8.7 75.9
Movement in tenant incentives and rent free uplifts 2.5 0.1 2.6 {75} - {7.9)
Property portfolio 22120 55.9 2,2679 1,628.2 59.8 1,688.0
Head lease and right of use assets 57 - 5.7 - - -
2077 55.9 2,273.6 1.628.2 59.8 1,688.0

Investrment properties are held at fair value as at 31 March 2020 based on external valuations performed by professionally qualified valuers
CBRE Limited {'CBRE'}, Savills [UK) Limited {'Savills’) and Cushman & Wakefield Debenham Tie Leung Limited {'Cushman & Wakefield').
The valuation of property held for sale at 31 March 2020 was £67.8 miillion {2019: £10.6 million}, inciuding £64.5 million distribution assets
and £3.3 million long income assets.

The vaiuations have been prepared in accordance with the RICS Valuation - Professional Standards 2014 on the basis of fair value as set
outin note 1. There has been no change in the valuation technique in the year. The total fees earned by CBRE, Savills and Cushman &
Wakefield from the Company represent less than 5% of their total UK revenues. CBRE and Savills have continuously been the signatory
of valuations for the Company since October 2007 and September 2010 respectively.

The COVID-19 pandemic has led to o heightened degree of uncertainty surrounding our year end valuations and our three external
valuers have included material uncertainty clauses in their valuation reports which is in line with the RICS guidance.

Long term leasehold values included within investment properties amount to £176.9 million {2019: £10%.4 million). All other properties
are freeheld.

Included within the investment property valuation is £72.1 mition {2019; £62.5 million) in respect of unamortised lease incentives and rent
free periods.

The historical cost of all of the Group's investment properties at 31 March 2020 was £1.884.0 mitlion {2019: £1,295.6 million).

Capital commitments have been entered inte amounting to £28.9 million {2019: £19.7 million} which have not been provided for in the
financial statements.

Internal staff costs of the development team of £2.1 million {2019: £1.9 million} have been capitalised. being directly attributable to the
development projects in progress.

Forward funded development costs of £2.9 million (2019: £10.4 million} have been classified within investment property as acguisitions.

Al 31 March 2020, investment properties included £5.7 million for the head lease right of use assets which have been recognised following

adoption of IFRS 16 on 1 April 2019,
b} Valuation technique and quantitative information

ERV Net initial yield Reversionary yield
Fair value Weighted Weighted Weighted

2020 Valuatlon average Range overage Range average Range

Asset type £m technique (£ persqft) (£ persq i) Z% % % 3
Distribution 1.597.0 Yield capitalisation 6.60 4.00-20.10 4.5 1.9-7.9 4.9 2.4-8.
Long income 475.2 Yield capitalisation 13.00 3.00-87.20 53 3.6-132 48 23101
Retail parks 83.3 Yield capitalisation 14.86 7.00-20.70 75 62117 71 60-11.48
Offices 551 Yield capitalisation 17.52  11.80-38.50 58 2984 6.5 54-82
Develcpment 55.9 Residual 6.78 5.50-16.00 5.8 4.2-7.3 5.1 4.2-70
Residentici 1.4 Comparison n/a n/a n/a n/a n/a nfa
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Notes forming part of the Group
financial statements continued

For the year ended 31 March 2020

? Investment properties (continued)

Allof the Group's properties are categerised as Level 3 in the fair value hierarchy as defined by IFRS 13 Fair Value Management. There have
been no transfers of properties between Levels 1, 2 and 3 during the year ended 31 March 2020. The fair value at 31 March 2020 represents
the highest and best use.

1) Technique

The valuation techniques described below are consistent with IFRS 13 and use significant ‘unobservable’ inputs. There have been no
changes in valuation techniques since the prior year.

Yield capitalisation — for commercial investment properties, market rental values are capitalised with a market capitalisation rate.

The resulting valuations are cross-checked against the net initial yields and the fair market values per square foot derived from recent
market transactions.

Residual - for certain investiment properties under development, the fair value of the property is calculated by estimating the fair value
of the completed property using the yield capitalisation technigue less estimated costs to completion and a risk premium.

Comparison — for residential properties the foir value Ts calculated by using data from recent market fransactions.

ii) Sensitivity

A 5% increase of decrease in ERV would increase or decrease the fair value of the Group’s investment properties by £59.5 million or

£58.1 million respectively.

Anincrease or decrease of 25 bps to the equivalent yield would decrease or increase the fair value of the Group's investment properties
by £90.9 million or £100.1 million respectively.

Anincrease or decrease in the estimated costs of development will decrease or increase the fair value of the Group's investment
properties under development.

There are interrelationships between the uncbservable inputs as they are determined by market conditions; an increase in more than
one input could magnify or mitigate the impact on the valuation.

iii} Process
The valuation reports produced by CBRE, Savills and Cushman & Wakefield 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 systermns and is subject to the Group's overall control 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

At 31 March 2020, the following principal property interests, being jointly controlled entities, have been equity accounted forin these
financial statements:
Country of incorporation

or registration’ Property sectors o Group share
Metric Income Plus Partnership England Long income 50.0%
LSP London Residential Investments Limited Guernsey Residential 40.0%

1 Theregistered acdress for entities incorporated in England is One Curzon Street. Landon, W1J 5HB. The registered address for entities incorperated in Guernsey
is Regency Court. Glategny Esplancde, §t Peter Port, Guernsey, GY1 3AP

The principal activity of joint venture interests is property investment in the UK in the sectors noted in the table above, which complements
the Group's operations and contributes fo the achievement of its strategy.

The Metric Income Plus Partnership {*MIPP'), in which the Company has a 50% interest, sold twe properties in the year for £6.0 million
{Group share: £3.0 millicn).

LSP London Residential Investments Limited disposed of 26 residential flats at Moore House for £25.4 million (Group share: £10.2 million)
in the year. Three further flats were sold post year end, reducing the number now held to five.

The Group increased its interest in the DFS joint venture from 45% to 82% in April 2019 by acquiring its partner's interest, The external delst
facility with M&G was repaid in full and the Group’s interest in LMP Retail Warehouse JV Holdings Limited is now accounted for as
subsidiary and consolidated in these financial statements, The remaining partner's 18% share is reflected as a non-controlling interest.
Further infermation is provided in note 20{b).

At 31 March 2020, the freehold and leasehcld investment properties were externally valued by Royal Institution of Chartered Surveyors
('RICS’) Registered Valuers of CBRE and Savills, The valuation of property held for sale by joint ventures at 31 March 2020 was £3.9 million
{Group share: £1.5 millien), (2019: £5.8 million and Group share £2.8 million).
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10 investment in joint ventures (continued)
The moverment in the carrying value of joint venture interests in the yeor is summarised as follows:
2020 2019
As at 31 Morch £m &m
Opening balance T o 98.9 Nn7.é
Additions at cost T ) 0.3 5.
Share of loss in the year " (89) (6.4)
Disposals' B N {20.5) -
Distributions feceived? o ] 15.7) (17.4}
541 98.9

1 The disposal in the year related to the increased investment in the LMP Retail Warehouse JV from 45% to 82% which has been subsequently occounted for as a subsidiary

ond non-controlling interest as reflected in note 20(b)
2 Comprises profit distributions of £12.3 million and repayment of partner lcans of £3.4 million

The Group's share of the profit after tax and net assets of its joint ventures is as follows:

LMP LSP
Metric Retail London Group
income Plus Warehouse Residential Total share
Partnership JVPRIT Investments 2020 2020
£m £m £m £m £m
Summarised Income statement T o T
Gross rental income - 1.8 O.E“ 03 12.4 6.3
Property costs o (0.2) o (0.2) (0.4) (0.2)
Netrentalincome 1.6 0.5 0 12.2 6.1
Administrative costs {0.1) - - {0.1) (0.1)
Management fees o 0.9) - (0.2) (11 (0.5)
Revaluation (20.3) - {0.3) {20.8) (10.2)
Finance cost 7 T e (0.2) T (2.9) 0.5)
Derivative movemeinT ) S (0.7) - h - {0.7) {0.4)
Profit/{loss) on disposal 0.2 - ©.1) 5.9) (2.3)
{Loss)/profit after tax (12.9) 0.3 (6.5) {19.1) (8.9}
Group share of (loss)/profit after tax (6.4} 0.1 (2.6) (8.9)
EPRA adjustments:
Revaluation o 203 o 0.3 20,4 10.2
Derivative movement T 0.7 - - - 07 0.4
[Profit}/loss on disposal T 02 - 61 59 2.3
EPRA earnings 7.9 0.3 (0.1} 8.1 4.0
Group share of EPRA earnings 4.0 0.1 (0.1} 4.0
Summarised balance sheet
Investment properties - ﬁ}i - 8.9 184.6 2.4
Other current assets T 0y - i o 0.1 1.0 0.5
Cash o Y - 87 w3 s
Current liabilties T} - (.1 B0 (.5)
Bank debt R o (84.3) - - (84.3) {42.1)
Unameortised flnoncerc‘;gsfs ' 0.9 - - oy o4
Derivative ﬂncndqlﬁwsfrumems (1.3) . - —(_113) i {0.7)
Net assets 96.6 - 14.6 m.2 54.1
Group share of net assets 48.3 - 58 54.1
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10 Investment in joint ventures (continued)

LmP LSP
Metric Retail Londen Group
Income Plus Warehouse Residential Total share
Partnership JV PUT Investrments 2019 201%
£m im im £m £m
EJﬁrﬁErlsed lﬁé;;ne_s—tu};m_em T -
Gross rental income j_v - 13.2 77 08 N7 10.4
Property costs ES_; - [0.5) ) (1.0} [0.5)
Net rental income 12.7 77 0.3 207 2.9
Administrative costs N (0.7} - - {0.1) -
Management fees i (1.1} ) {0.3) (0.3} T (1.7} {0.8}
Revaluation T (13.5) i7.5) 13.4) (24.4) (11.5)
Finance income - 0.3 - - 03 03
Finance cost T (2.7} e - 14.6) 2.2)
Derivative movement T (0.7) - - 0.7 (0.3}
Loss on disposal - - T i3.9) (3.9) (1.6}
Loss after tax (5.1) (2.0 7.3) (14.4) 6.4}
Group share of loss after tax {2.6) 0.9} (2.%) {6.4)
EPRA adjustments:
Revaluation o 13.5 7.5 3.4 24.4 n.5
Derivative movement - 0.7 o - - 0.7 0.3
Loss on disposal T - - 3.9 39 1.6
EPRA earnings A 5.5 - 14.6 7.0
Group share of EPRA earnings 4.4 2.4 - 7.0
Summarised balance sheet
Investment properties o 202.1 91.4 400 3335 1582
561;}51_”;} assets - 0.6 - 0.1 0.7 0.4
Cash - Y 11 1.9 7.5 35
Curtent liabilties _" (3.4} 09 (0.2) 45 (22
Bankdebt B (80.5) (£6.6) - (127.1) (61.2)
Unamortised finance costs o 1.0 -6.1 - 1.1 0.5
Gerivative financial instruments - 08 - - 0.8) (©.3)
Net assets 123.7 45.1 41.8 210.6 ?8.9
Group share of net assets 61.9 20.3 16.7 98.%9
11 Trade and other receivables
2020 209
As at 31 March £m im
Trade receivables - - 58 . Bi
Amounts receivable from property sales - - _ 3.8
Prepayments and accruedincome 1.1 ' 1.0
Ctherreceivables T - X 01
78 5.8

All amaunts fall due for payment in less than one year. Trade receivables comprise rental income which is due on contractual payment

days with no credit period. At 31 March 2020, trade receivables of £69,800 were overdue and considerad atrisk (2019: £44,600).

Based on the IFRS ¢ Expected Credit Loss maodel, animpairment provision of £340,000 (201%: £140,000) has also been made against

trade receivatles.
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12 Cash and cash equivalents

Cash and cash equivalents include £5.4 million (2019: £5.7 million) retained in rent and restricted accounts which are not readily available
to the Group for day to day commercial purposes.

13 Trade and other payables

2020 2019
As at 31 March £m £m
Trade payables 4.2 2.3
Amounts payable on property acquisitions and disposals 0.4 2.1
Rent received in advance 19.8 14.7
Accrued interest 1.9 Q.9
Other payables 41 6.5
Other accruals and deferred income 12,2 2.9

42,4 36.4

The Group has financial risk management policies in place to ensure that all payables are settled within the required credit imeframe.

14 Borrowings and financial instruments
a) Non current financiol liabilities

2020 2019

As at 31 March £m £m
Secured bank loans 192,7 130.0
Unsecured bank ioans 740.0 4350
932.7 565.0

Unamortised finance costs {6.0) (6.1}
928.7 558.9

Certain bank loans at 31 March 2020 are secured by fixed charges over Group investment properties with a carrying value of £52%.7 million
(2019: £377.6 million). Secured fixed rate debt acquired as part of the acquisiion of A&J Muckiow Group was reflected af fair value on
acquisiion in accordance with (FRS 3, increasing secured bank loans by £2.7 million as disclosed in note 15,

b) Financial risk management

Financial risk factors

The Group's overall risk management programme focuses on the unpredictability of financial markets and seeks 1o minimise potential
adverse effects on the Group’s financial performance. The Group's financiol risk management objectives are to minimise the effect of risks
it is exposed to through its cperations and the use of debt financing.

The principal financial risks fo 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 1o the Group if ¢ client or counterparty to a financial instrument fails to meet its contractual obligations.

The Group's principal financial assets are cash balances and deposits and frade and other receivables. The Group's credit risk is primarily
attributable to its cash deposits and trade receivables.

The Group mitigates financial loss from tenant defaults by dealing with only creditworthy tenants. The trade receivable amounts
presented in the balance sheel are net of allowances for doubtul receivables. An allowance for impairment is made where there is
objective evidence that the Group will not be able to collect amounts due according to the ariginal terms of the receivables concemed.
The balance is fow relative fo the scale of the balance sheet and therefore the credit risk of frade receivables is considered to be low.

Cash s placed on deposit with a diverse mix of institutions with suitable credit rtings and rates of return and for varying periods of time.
The credit ratings of the banks are monitored and changes are made where necessary to manage risk,

The credit risk on liquid funds and derivative financial instruments is limited due to the Group's policy of monitoring counterparty exposures
with a maximum exposure equal to the carrying amount of these instruments. The Group has ne significant conceniration of credit risk,
with exposure spread over d large number of counterparties.
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For the year ended 31 March 2020

14 Borrowings and financial instruments {continued)

i} Liquidity risk

Liquidity risk arises from the Group's management of working capital and the finance charges and principal repayments on its debt
instruments. It is the risk that the Group will encounter dificulty in meeting its financial obligations as they fall due.

The Group actively maintains a mixtyre of long term and short term 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 insfitutions. Weekly cash
flow forecasts are prepared for the Senior Leadership Team to ensure sufficient resources of cash and undrawn debt facilities are in place
to meet liabilities as they fall due.

The Group had cash reserves of £81.8 million (2019: £20.6 million) and avaitable and undrawn bank lcan facilities at 31 March 2020 of
£133.8 million {2019: £363.8 million).

The following fable shows the corfractual maturity profile of the Group's financial liabilities on an undiscounted cash flow basis and
assuming settlement on the earliest repayment date.

Less than One fo Twe to More than
one year two years five years flve years Total
As ot 31 March 2020 £m £m £m £m £m
Bank loans 24.4 120.5 588.0 3328 1,065.7
Derivative financial instruments 1.6 1.6 - - 3.2
26,0 1221 588.0 3328 1,068.9

Less than Cnete Two to More than
one year two years five years five years Total
As at 31 March 201¢ £m £m £m im £m
Bankloans - 17.8 178 2130 437.7 686.3
Derivative financicl instruments 0.8 0.8 0.8 - 2.4
18.6 18.6 213.8 4377 688.7

iii) Market risk —interest rate risk

The Group is exposed fo interest rate risk from the use of debt financing at a variable rate. It is the risk that future cash flows of a financial
instrument will fluctuate because of changes ininferest rates. It s Group policy that areasonable portion of external borrowings are at a
fixed interest rate in order 1o manage this risk.

The Group uses interest rate swaps and caps o manage its interest rate expaosure and hedge future inferest rate risk for the term of the
bank loan, Althcugh the Board accepts that this policy neither protects the Group entirely from the risk of paying rates in excess of current
market rates nor eliminates fully the cash flow risk associated with interest payments, it considers that it achieves an appropriate balance
of exposure to these risks.

The Group uses interest rate swaps, caps and fixed rates o manage its interest rate exposure and hedge future interest rate risk for the term
of the bank loan.

The average interest rate payable by the Group {including share of joint ventures} on all bank borrewings at 31 March 2020 including the
cost of amortising finance arrangement fees, was 2.9% (201%: 3.1%}. A 1% increase or decrease in interest rates during the year would have
increased or decreased the Group's annual profit before tax by £1.6 million or £1.0 million respectively.

iv)] Capital risk management

The Group's objectives when maintaining capital are 1o safeguard the entity's ability to continue as a going concern so that it can provide
returns to shareholders and as such it seeks to maintain an appropriate mix of debt and equity. The capital structure of the Group consists
of debt. which includes long term barrowings and undrawn debt facilities. and equity comprising issued capital, reserves and refained
earnings. The Group balances its overall capital structure through the payment of dividends, new share issues as well as the issue of new
debt or the redemption of existing debt.
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14 Borrowings and financial instruments {continued)

c) Financial instruments
i) Categories of financial instruments

Measured at amorlised cost Measured of falr value
T - 2020 2019 2020 2019
As at 31 March £m £&m £m im
Eurreni assefs N
éﬁ&%;ﬁéddeolenfs [note 12} 818 20.6 - -
Trode receivables {note 11) - 5.8 0% - -
Other receivables (note 11) ) 0.9 0.1 - -
88.5 21.6 - -
Non curent liabilities
Derivative financial instruments (see 14c {iii)) - - - 4.7 716“
Borrowings (note 1) T 924.7 "~ 5589 - -
Current liabilifies # T - N
Trade payables [note 13) 4.£ 2.3 - -
Accrued inferest {nofe 13} 19 09 - -
Otheraccruals note 13) 122 99 - -
Other payables tnote’13) - 4.1 6.5 - L
949.1 578.5 4.7 1.6

iiy Fair values
To the extent financial assets and liabilities are not carried at fair value in the consolidated balance sheet. the Directors are of the epinion
that book value approximates to fair value at 31 March 2020.

iii} Derivative financial instruments
Details of the fair value of the Group's derivative financial instruments that were in place at 31 March 2020 are provided below:

As at 31 March o Average rate L Notlonal amount Fair value
2020 2019 2020 209 2020 2019

interest rate caps - expiry % % £m £m £m £m
Less than one year - 30 - 10.0 - -
One to two years 20 ) - 19.6 - B - -
Two to five years - 2.0 - 19.6 B - -
2.0 23 19.6 29.6 - -

As at 31 March Average rate Nolippul amount Fair valve
2020 2009 2020 2019 2020 2019

Interest rate swaps - expiry % % £m £m £m £m
Less than one year o - 20 - 10.0 - -
One to two years o - - - - - -
Two to five vears T RE 350.0 3500 {47 (1.6)
1.1 1.1 350.0 360.0 (4.7} 1.6)

Total tair value {4.7} 1.4)

All gerivative financial instruments are non current interest rate derivatives, and are carried at fair value following a vaiuation as af
31 march 2020 by Chatham Financial,

The market values of hedging products change with interest rate fluctuations, but the exposure of the Group fo movemenits in interest rates
is protected by way of the hedging products listed above. In accordance with accounting standards, fair value is estimated by calculating
the present value of future cash flows, using appropriate market discount rates. For ali derivative financial instruments this equates to a Level
2 fair value measurement as defined by IFRS 13 Fair Value Measurement. The valuation therefore does notreflect the cost or gain to the
Group of cancelling its interest rate protection at the balance sheet date, which is generally o marginally higher cost {or smaller gain) than
amarket valuation.
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15 Business combination

Gn 27 June 2019, the Company acquired the entire issued share capital of A&J Mucklow Group, a distribution and industrial REIT with

o complementary portfolio of assets located predominantly in the West Midlands. The acquisition was implemented by way of o
Scheme of Arrangement under Part 24 of the Companies Act 2006, On 24 September 2019, following the repurchase and cancellation
of its listed preference shares for £1.1 million, A&.J Mucklow Group plc was re-regisiered as a private limited company, changing its
name to A&J Mucklow Group Limited.

The portfolic was acquired for a total consideration of £413.0 millicn, representing cash of £129.4 million or 204.5p per ordinary shore
acquired. and 138.6 million new ordinary shares issued af 204.4p, being the closing share price of the Company on 27 June 2019,
totalling £283.6 million.

The fair value of assets acquired was £364.7 million os reflected in the table below. The resulting goodwill on acquisition was £48.3 million,
which has been fully impaired in the period as the future cash flows arising in the form of rental income were fully incorporated into
the fair value of the assets acquired.

The goodwill arising includes exceptional fransacticn costs of £6.5 million which were incurred by Mucklow pre acquisition and the
fair value adjustments noted in the table below. In addition, and most significantly, the Company's strong share price performance
and its premium to the previously reported EPRA NAV at 31 March 2019 upon which the offer was based, increased the fair value of
the consideration paid, which is calculated with reference to the Company’s share price at completion, thereby creating goodwill,
The share price increased to 204.6p on completion of the transaction, representing a 17% premium to EPRA NAV at 31 March 2019

Fairvalue of Fairvalue of
trading Fair value of preference
Book value properties  fixed rate debt shares Fair value
£m £m £m £m £m
Investment properties 453.6 - - - 453.6
Property, plant and equipment B ol - - - o1
Trading properties o 0.1 1.0 - - B 11
Trade and other receivables T 2.7 - - - 2.7
Cash and cash equivalents - 9.8 - N - - 9.8
Total assels 4466.3 1.0 - - 44673
Trade and cther payables {(18.8) - - - (18.8)
Current tax fiabilities o {0.7) - - - (0.7)
Borrowings i (79.8) - (2.9) (0.4) {83.1)
Total llabilities (99.3) - (2.9) (0.4) (102.4)
Fair value of net assets acquired 367.0 1.0 (2.9) {0.4) 3847
Cash censideration 129.4
Equity instruments 283.4
Fair value of consideration paid 413.0
Goodwill on acquisition 48.3

The cost of the acquisition as reflected in the Group cash flow statement of £119.6 million reflects the cash consideration of £129.4 milion
less the £8.8 million Mucklow cash balance.

Acquisition costs incurred by the Company of £9.1 milion have been paid in the period (£8.9 million charged to the income statement
and £0.2 million to other reserves). In addition and subsequent to completion, the Group paid Mucklow acguisition costs of £6.5 million
andrepaid the HSBC £20 million banking facility in full.

The acquisition has contributed £20.5 million to gross rental income, £15.5 million to EPRA earnings and £31.1 million to retained profit since

acquisition. Had A&J Mucklow Group been part of the Group since 1 April 2019, the combined gross rental income, EPRA earnings
and retained profit for the Group at 31 March 2020 would have been £118.4 miillion, £79.4 million and £2.1 million respectively.
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16 Leases
The Group's minimum leqse rentals receivable under non cancellable operatfing leases. excluding joint ventures, are as follows:
2020 2019
As al 31 March £m £m
Less than one year 113.6 779
Between cne and five years 421.4 303.9
Between six and ten years 399.6 296.0
Between 11 and 15 years 240.7 2178
Between 16 and 20 years 121.5 102.3
Over 20 years 32.5 387
1.329.5 1.036.6
The Group's minimum lease payments under non cancellable operating leases in accordance with IAS 17, are as follows:
2020 201%
As ¢t 31 March £m £&m
Less than one year - 0.3
Between one and five years - 28
- 3.1

As set out in note 1, the Group has adopted IFRS 14 from 1 April 2019 and has recognised aright of use asset for its head office lease and other
head lease obligations. These leases are accounted for as finance leases and the Group's minimum lease payments are due as follows:

Fresent valve of
minimum lease

Minimum lease payments
poyments Interest 2020 2019

As at 31 March £m £m £m £m
Less than one year 0.7 {0.1) 0.6 -
Between one and five years 1.9 {0.3) 1.6 -
Over five years 74 (3.7} 3.7 -

10.0 4.1} 59 -
17 Share capital

2020 2020 2019 2019
As at 31 March Number £m Number £m
Issved, called up and fully paid
Qrdinary shares of 10p each 841,498,022 84,2 699,991,840 70.0

Asreported in nete 15, the Company issued 138,615,684 ordinary shares as part of the consideration for the acquisition of A&J Mucklow
Group on 27 June 2019. In addition, the Company issued 2.890.498 ordinary shares under the terms of its Scrip Dividend Scheme during

the year.

Post year end in Aprit, the Company issued a further 118,163 ordinary shares under the terms of its Scrip Dividend Scheme and in May,

the Company issued 64,664,666 new ordinary shares in connection with the equity raise.

In June 2019, the Company granted oplions over 2,034,253 ordinary shares under its Long Term Incentive Plan. In addition, 2,111,973 ordinary
shares in the Company that were granted to certain Directors and employees under the Company's Long Term Incentive Plan in 2016

vested along with 420,394 ordinary shares in the Director’s Deferred Bonus Plan. The average share price on vesting was 207.2p.

No disclosures have been made in accordance with IFRS 2 for share based payments to employees other than those in the Remuneration

Committee report on pages 112 te 139 on the basis of materiality.
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18 Reserves
The Group statement of changes in equity is shown on page 156.
The following describes the nature and purpose of each reserve within equity:

Share capital The nominal vaiue of shares issued.

Share premium The premium paid for new ordinary shares issued above the nominal value.

Capital redemption reserve Amouynts transferred from share capital on redempticn of issued ordinary shares.

Otherreserve A reserve relating to the application of mergerrelief in the acquisition of LondonMetric Management

Limited. Metric Property Investments Plc and A& ) Mucklow Group Plc by the Company, the cost of the
Coempany's shares held in treasury and the cost of shares held in trust to provide for the Company's
future obligations under share award schemes.

Retained earnings The cumulative profits and losses after the payment of dividends.
19 Anailysis of movement in net debt
2020 2019
Cash and cash Cashand cash

equivalents Borrowings Net debt equivalents Borrowings Net delbt
As at 31 March £m £m £m £m £m £m
Opening balance 20.6 558.9 538.3 26.2 643.6 617.4
Cash movement 41.2 304.9 2437 (5.6) (85.0) {79.4)
Debt acquired - 40.0 40.0 - - -
Loan issue costs poid - {1.5) (1.5) - (1.) {1.1)
Fair vaiue of debt acquired - 29 29 - - -
Amortisation of lcan issue costs - 1.5 1.5 - 1.4 1.4
81.8 926.7 844.9 20.6 558.9 538.3

20 Related party transactions

a) Joint ventures
Management fees and profit distributions receivable from the Group's joint venture arrangements in which it had an equity interest during
the year were as follows:

Management fees Profit distributions

2020 209 2020 209

For the year to 31 March Group interest £m im £m im
LSP London Residential Invesiments 40.0% 0.2 0.3 8.3 10.5
Metric Income Plus Partnership 50.0% 09 1.1 4.0 4.5
LMP Reftail Warehouse JV Property Unit Tryst - - 0.3 - 2.5
11 1.7 12.3 17.5

1 45% interestin the prior year as expiained in notg 20(b)

Transactions between the Company and its subsidiaries, which are related parties, have been eliminated on consclidation.

b) Non-controlling interest

The Group's non-controlling interest represents an 18% shareholding in LMP Relall Warehouse JV Holdings Limited, which owns a portfolio

of DFS assets. On 26 April 2019, LMP Retail Warehouse JV Heldings Limited acguired its joint venure parinet's 45% interest in LMP Retail
Warehouse JV Property Unit Trust, which subsequently transferred its assets to LMP Retail Warehouse JV Holdings Limited.

The Group's interest increased from 45% Yo B2%, requiring it to conscilidate the results and net assets of its subsidiary in these financial
statements and reflect the non-controlling share as a deduction in the consolidated income statement and consolidated balance sheet.
As at the year end, the non-controlling interest share of losses and net assets was £1.2 million and £7.1 million respectively, with distributions
of £0.4 million paid during the year.

21 Post balance sheet events
Post period end, the Group has acquired £14.8 million of urban logistics and long income assets, and has sold two distribution centres for
£16.9 million. Further information is provided in the Property review.

On 3 April 2020, we cancelled £350 millian interest rate swaps that hedged our unsecured facilities. On 7 May 2020, the Group successfully
completed the placing of 66.7 million new ordinary shares raising gross proceeds of £120 million at anissue price of 180.0p per share.
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Company balance sheet

As at 31 March

2020 2019
Note £m £m
Non current assets
Investment in subsidiaries and joint ventures iii 1,278.6 785.0
Investmeni properties iv 19 -
Amounts due from subsidiary undertakings 46.6 -
Other tangible assets 03 0.4
13274 785.4
Current assets
Trade and other receivables v 5700 5486.4
Cash af bank 711 14,5
£411 580.9
Total assets 1,968.5 1,366.3
Current liabilities
Trade and other payables Vi 1.5 10.8
Non current liabllities
Borrowings il 736.8 431.3
Derivative financial instruments il 4.7 1.6
Lease liabilities Vit 21 -
7434 4329
Total liabllities 7551 443.7
Net assets 12134 922.6
Equity
Called up share capital 84.2 70.0
Share premium 106.3 100.8
Capital redemption reserve %6 2.6
Other reserve 176.5 6.2)
Retained earnings B836.8 748.4
Equity shareholders’ funds 1,213.4 922.6

The Company reported a profit for the financiol year to 31 March 2020 of £70.) miillion {201%: £133.1 million},

The financial statements were approved and authorised for issue by the Board of Directors on 10 June 2020 and were signed on its
behalf by:

Signature removed

Martin McGann
Finance Director

Registered in England and Wales, No 7124797
The notes on pages 17% to 182 form part of these financial statements.
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Company statement of changes in equity

For the year ended 31 March

Capitat
Share Share redemption Other Retained

capital premium reserve reserve earnings Tolal

£m £m £m £m £m £m

At 1 April 2009 B 70.0 100.8 2.6 (6.2) 748.4 922.4

Profit for the year - - - - - 700 70.1
Share issue on acquisition 13.9 - B - 249.5 - _ 283.4
Purchase of shares held in trust - - - (7.2) - (7.2)
Vesting of shares held in frust - - - 4.4 (4.4) -
Share based awards - - B - - 29 gi
Reserve transfer of impairment in subsidiary - - - (84.0) 84.0 =
Dividends 03 5.5 - - (64.2) (s8.4)
Al 31 March 2020 84.2 106.3 9.4 176.5 836.8 1,213.4

Capital
Share Share redemption Other Retained

capital premium reserve reserve eqarnings Total

£m &m im £m £m £m

At 1 April 2018 69.7 961 9.6 397 626.8 8419

Erbﬂt for the yea'—h - ‘ - - - 133.1 133,
Purchase of shares held in trust - - - VR - (4.8)
Vesting of shares held in trust o - - - 4.0 7 3.7) 0.3
Share based awards o - - - j_ﬂ 27 27
Reserve transfer of impairméﬁ—f_i_n--subsidicry - Tl - (:ig]) 45.1 -
Dividends N 0.3 47 - . (55.6) (50.6)
At 31 March 2019 70.0 100.8 9.6 (6.2) 748.4 $22.4

The notes on pages 179 to 182 form part of these financial statements,
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Notes forming part of the Company
financial statements

For the year ended 31 March 2020

i Accounting policies

Accounting convention
The separate financial statements of the Company cre presented os 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 Councit.

As permitted by FRS 101, the Company has taken advantage of the disciosure exemptions available under that standard in relation
to share based payments, financial instruments, capital management, presentation of a cash flow statement and certain related
party transactions.

The accounting policies relevant to the Company are the some as those set out in the accounting poelicies for the Group. except as
noted below.

Subsidiary undertakings and joint ventures
Investments in subsidiary undertakings and joint ventures are stated at cost less any provision for impairment.
i Profit atiributable fo 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 prefit of the Company was £70.1 miillion {2019: £133.) million).

Audit fees in relation to the Company cnly were £172,695 in the year (2019: £116,380].

.

iii Fixed asset investments

Subsidiary

undertakings

] £m

At 1 April 2019 . 785.0
Additions 750.5
Disposals {172.9)
Impgairment of investment . (84.0)
At 31 March 2020 1.278.6

The carrying value of the Compary's investments was impaired by £84.0 million following an impairment review 1o assess the recoverable
amount based on the net assets of the subsidiary companies and joint venture investments.

The Company is incorporated in England and is the ullimate heolding company of the Group with the subsidiary undertakings and joint
venture investments detailed in the tables below, Except where disclosed, the Group owns the entire share capital of each undertaking
comprising of ordinary shares. All subsidiaries are consclidated 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 479A of that Act. '

Subsidiaries for which Section 47%A Companies Act 2006 incor;ﬁ:or::}::: :: Companles House

exemphion taken registration registered number Nature of business
Metiic Property Investments Limited England 07172804 intermediate holding company
Metric Property Finance 1 Limited England 07403434 Intermediate holding company
Metric LP Income Plus Limited? Engtand 07780077 intermediate holding company
LI (Investments) Limited England 03539331 Property investment
LS| Developments Limited England 05697367 Property investment
LondonMetric Saturn Limited England 08336260 Property investment
LondonMaetric Satum Il Limited England 08565264 Property investment
Londonietric Retail DistribUtion (I Limited England 08644584 Property investment
LondonMetric Liverpool Limited England 09335885 Froperty investment
LondanMetric Swindon Limited England 08989820 Property investment
Londenmetric Distribution Limited England 09269541 Property investment

1 Undertakings held indirectly by the Company

LondonMeiric Property Plc
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Notes forming part of the Company
financial statements continued

For the year ended 31 March 2020

.

lii Fixed asset investments (continued)

Subsidiaries for which Section 479A Companies Act 2006
exemption taken

Country of

Incorporation or

Companies House
registered number

registration

Nature of business

ﬂnégrjMeiric RQE_iI Limited England 09062484 Prbperty investment
Londonmetric Edinburgh Limited England 09891503 Property investment
Londonmetric Derby Limited Englcmd 08568072 Property investmer?
LondonMetric Crawley Limitéd England 10120420 Property invesfme_n;
LondonMetric Leisure Limited o England 113576867 Property investment
Metric Property Launceston Limited i England 07271573 ‘ Property investment
Metric Property Coventry Limited o England 07347027 Property investment
Metric Property Kirkstall Limited! England 07455382 Property investrment
LondonMetric Logistics Limited - England 10882805 Property investment
Londonmetric Bognor Regis Limited England 02409081 Property investment
A & JMucklow [Nominees) Limited' - England 01232337 Administrative compcmy:
A & J Mucklow [Properties) Limited' o England 00758764 Property inves1me—nf_
A & ] Mucklow [Halesowen) Limited "England 04848576 Property investment
A & J Mucklow & Co Limited' 7 England 00384508 Property frading_
Country of

Subsidiarles for which Section 479A Companies Act 2004
exemption net foken

Incorporation or
registration

Nature of business

LondonMetric Retail Distribution | Limited England Property investment
Metric Property Finance 2 Limited? T England Dormant
A & ] Mucklow Group Limited England " Intermediate holding company
Penbrick Lmited' - England - Property investment
A & J Mucklow (Investrments) Limited! - England - Property investrment
Goresbrook Property Limited? o England o - Dormant
Barr's Industrial Limited'? N k_ England B ) Darmant
Belfont Homes (Birmipg‘hqriLimited' 2 Englor{d o o Dormant
A & JMucklow [Birmingham;j Limited!2 Eﬁglcnd i Dormant
A and J Mucklow {Lands) Limited' 2 England o Dormant
;E& J—lv?uck!ow [Estates) Limited!' 2 - N England o ’ Dormant
AL MUCk|O\4;-[—E?fFﬂgShO|| Estate) Limited'? 7Eng|c:|nd Dormcﬁ
A& Mucklow [Lancashire) Limited'2 o England _Dormant
A & 1 Mucklow [Wollescote Estate} Limited'2 T England N Dormant
A & J Mucklow [Callowbrook Estate) Limited' 2 o Engiand o B Cormant
Ltenden & Stamford Property Limited? o Guernsey - Infermediate holding company
LondonMetric Management Limited o Guernsey Management company
L&S Highbury Limited? B Guernsey Property investment
LMP Green Park Cinemas Limifedzn Guernsey T Property inveswfr'ﬁévr?
LMP Thrapston Limited? B Guernsey o Property investment
LMP Bell Farm Limited? T Guernsey o Property investment
LMP Omega Il Limited? o Guernsey ) Property investment
LMP Dagenham Limitec? o Guernsey ] Property investment
LMP Retail Warehouse JV 7Ho]gEéLUmHed2-‘ Guérnsey Property invesfmenf;

1 Undertokings held indirectly by the Company

2 Exempt fram the requirement ta file audited accounts
3 Inthe process of being liquidated
4

The Compony owns 100% of the vating rights and 100% of the A ordinary shares representing 81.88% of the beneficial interest in the share capital
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ilt Fixed asset investments {continued)

Country of
Subsidiaries for which Section 479A Companies Act 2004 incerporation or
exemption not token registration Nalure of business
LSP R Moore House Limited?® Guernsey Property investment
LSP London Residential Investments Limited® Guernsey Infermediate holding company
LSP London Residential Holdings Limited® Guernsey Intermediate holding company

5 The Company owns ordinary shares representing 40% of the beneficial interest in the share copital
All of the undertakings listed above are tax resident in the UK with the exception of LSP Rl Moore Mouse Limited, LSP London Residential
Investments Limited and LSP London Residential Holdings Limited which are tax resident in Guernsey.

The registered address for companies incerporated in England is One Curzon Street, London, W1 5HB, The registered address for
companies incorporated in Guernsey is Regency Court, Glategny Esplanade, St Peter Port, Guernsey, GY1 3AP.

iv Investiment property

At 31 March 2020, investment properties included £1.9 million for the head lease right of use assets which have been recognised following
adoption of IFRS 16 on 1 April 2019,

v Trade and other receivables

2020 2019

As at 31 March Em _ &m
Prepayments and accruedincome 0.4 . 0.6
Amounts due from subsidiary underk;k\'n)g:_ T T 569.4 565.8
570.0 566.4

All amounts under receivables fall due for payment inless than one year. Based on the IFRS ¢ Expected Credit Loss moedel, animpairment
provision of £9.8 million {2019: £0.4 million) was recognised on amounts due from Group undertakings. which are unsecured and repoyable
on demand,

vi Trade and other payables

2020 2019
As at 31 March o £Em m
Trade payables . 02 oA
Other accruals and deferred income o 79 7.6
Other payables 3.4 3.1
1.5 0.8
vii Borrowings and financial instruments
Non current financial liabilities 2020 2018
As at 31 March o £m L £m
Unsecured bank loans L 7_ 7 7400 435.0
Unamortised finance costs (3.2) (3.7)
7368 431.3

LendonMetric Property Plc
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Notes forming part of the Company
financial statements continues

For the year ended 31 March 2020

vii Borrowings and financial instruments {continved)

The following table shows the contractuat maturity profile of the Company's financial liabilities on an undiscounted cash flow basis
and assuming settlement on the earliest repayment date.

Derivative

Bank financial
loans instruments 2020 2019
As ot 31 March £m £m £m £m
Less than one year 19.2 1.4 20.8 15.2
One to five years 560.0 1.4 561.6 218.9
More than five years 258.8 - 258.8 306.7
838.0 3.2 841.2 540.8

Derivative financiatl instruments
The Company is exposed to market risk through interest rate fluctuations. Itis the Company's policy that a reasonable portion of external
bank borrowings are at either fixed or capped rates of interest in order o manage this risk.

The Company uses inferest rate swaps and caps 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 Compony entirely from the risk of paying rates in excess
of current market rates nor eliminates fully the cash flow risk associated with interest payments, it considers that it achieves an appropriate
balance of exposure to these risks.

The market values of hedging products change with interest rate fluctuations, but the exposure of the Company to movements in interest
rafes is profected by way of the hedging preducts listed below. In accordance with accounting standards, fair value is estimated by
calculating the present value of future cash flows, using appropriate market discount rates. For all derivative financial instruments this
equates to a Level 2 fair value measurement as defined by IFRS 13 Fair Value Measurement. The voluation therefore does not reflect the
cost or gain to the Company of cancelling its inferest rate protection at the baiance sheet date, which is generally @ marginally higher
cost {or smaller gain) than a market valuation.

Details of the fair value of the Company's derivative financial instruments that were in place are provided below.

As at 31 March Average rate Notional Fair value
2020 2019 2020 2019 2020 2019

Interest rate caps — expiry % % £m £m £m £m
Less than one year - 3.0 - 10.0 - -
- 3.0 - 10.0 - -

As at 31 March Average rate Notlonal Fair value
2020 209 2020 2019 2020 209

Interest rate swaps — expiry % % £m £m £m £m
Less than one year - 2.0 - 10.0 - -
Two to five years 1.1 1.1 350.0 350.0 (4.7} (1.6}
1.1 1.1 350.0 360.0 (4.7} 1.6}

Total fair value (4.7} (1.6}

Further informaltion on financial risk management policies and practices can be found in note 14 to the Group financial statements.

viii Leases

As set outin note 1 to the Group financial statements, the Company has adopted IFRS 14 from 1 April 2019 and has recognised aright of use
asset for its head office lease obligations. These leases are accounted for as finance leases and the Group's minimum lease payments are
due as follows:

Present value of
minimum lease

Minimum lease paymenis
payments Interest 2020 2019
As at 31 march £m £m Em &m
Less than one year 0.4 - 0.4 -
Between one and five years 1.5 - 1.5 -
2.1 - 21 -

ix Related party transactions
Related party transactions for the Company are as noted for the Group in note 20 to the Group financial statements,
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Supplementary information
(not audited)

i EPRA summary table
2020 2009
EPRA earnings per share 9.3p 8.8p
EPRA net asset value per share M.7p 1749p
EPRA triple net asset value per share 171.0p 174,7p
EPRA vacancy rate 1.4% 2.2%
EPRA cost ratio {including vacant property costs} 14.2% 15.0%
EPRA cost ratfio {exciuding vacant property costs) 13.3% 14.1%
EPRA net initial yvield 4.3% 4.3%
EPRA topped up' netinitial yvield 5.0% 4.7%
The definition of these measures can be found in the Glossary on page 189.
ii EPRA proportionally consolidated income statement
Nen-controlling
Group v interest 2020 Group v 209
For the year to 31 March £m £m £m £m £m £m £m
Gross rental income 112.3 6.3 (1.3) 173 851 10.4 95.5
Property costs {1.2) {0.2) - (1.4} (1.2) {0.5) 1.7}
Net rentalincome ma (R (1.3) 115.9 B39 9.2 93.8
Management fees 1.1 (0.5) - 0.6 1.7 (0.8) 0.9
Administrative costs (15.8) {0.1) - (15.9) (13.7) - {13.7}
Net finance costs (24.9) {1.5) 0.3 {26.1) nan {2.1) [20.2)
Other (0.2) - 0.2 - 0.2 - 0.2
EPRA earnings 71.3 4.0 {0.8) 74.5 54.0 7.0 6.0
iti EPRA proportionally consolidated balance sheet
Non-conirolling
Group v interest 2020 Group IV 209
As at 31 March £m £m £m Em £m £m £m
Investment property 2,273.4 92.4 (14.9) 2,351 1.688.0 158.2 1.844.2
Trading property 1.1 - - 11 - - -
2,274.7 92.4 (14.9) 23522 1.688.0 158.2 1.844.2
Gross debt (932.7) {42.1) - (974.8) {565.0} 61.2) {626.2)
Cash 81.8 5.1 {0.8) Bé.1 20.6 3.5 24.1
Other net liabilities (34.3) (0.6) B.6 (26.3) (24.1) (1.3) {25.4)
EPRA net assets 1,389.5 54.8 (YA 1,437.2 1.119.5 992 1,218.7
Derivatives (4.7) (0.7) - (5.4) {1.4) [0.3) (1.9
IFRS net assets 1,384.8 54.1 (¥A)) 1.431.8 [ALYAS 98.9 1,216.8
Loan to value 35.7% 40.0% - 35.9% 31.8% 36.5% 322%
Cost of debt 2.9% 3.1% - 2.9% 3.1% 3.5% 3%
Undrawn facilities 133.8 - - 133.8 353.8 9.7 373.5
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Supplementary information
(noi qudiied) continued

iv EPRA cost ratio

2020 2019
For the year tc 31 March £im &m
Property operating expenses 1.2 1.2
Administrotive costs 158 13.7
Share of joint venture property costs, administrative costs and management fees 0.8 1.3
Less:
Joint venture property management fee income (1.1) {1.7}
Ground renis (0.1} (0.)
Total costs including vacant properly costs (A) 16.6 4.4
Group vacant property costs {0.9) 0.7)
Share of joint venture vacant property costs (0.1} (0.2}
Total costs excluding vacant property costs (B) 15.4 13.5
Gross rental income 12.3 85.1
Share of joint venture gross rental income 4.3 104
Share of non-confrolling interest gross rental income {1.3) -

1173 95.5
Less:
Ground rents (0.1} {0.1)
Total gross rental income (C} 117.2 95.4
Total EPRA cost ratio (including vacant property costs) (A)/{C) 14.2% 15.0%
Total EPRA cost ratio (excluding vacant property costs) (B)/(C}) 13.3% 14.1%
v EPRA net initial yield and ‘topped up' net initial yield

2020 2019
As at 31 March £m £m
Investment property - wholly owned 2,247%9 1.688,0
Investment property - share of joint ventures 92.4 158.2
Trading property 11 -
Less development properties {57.0) (59.8)
Less residential properties {4.9) (17.3)
Less non-controlling interest 14.9) -
Completed property portfolio 2,284.6 1.769.
Allowance for:
Estimated purchasers’ costs 155.4 120.3
Estimated costs to complete 18.7 14.8
EPRA property portfolio valuation (A} 2,458.7 1,904.2
Annualised passing rentalincome 102.1 74.5
Share of joint ventures 6.0 9.4
Less development properties (1.9) {1.1)
Less residential properties - (0.2)
Annualised net rents (B) 106.2 82.6
Confractual rental increase across the pertfolio 1.0 6.6
‘Topped up’ net annualised rent (C) 122.2 892
EPRA net initial yield (B/A} 4.3% 4.3%
EPRA ‘topped up’ net initlal yield (C/A) 5.0% 47%
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vi EPRA Vacancy rate
20120 2009
As at 31 March £m £m
Annualised estimated rental value of vacant premises 1.7 1.9
Portfolic estimated rental value! 124.4 20.1
EPRA vacancy rate 1.4% 2.2%
1 Excludes residential and development properties
vii EPRA capital expenditure analysis
Group JV Non-contrelling Total Group WV Total
2020 2020 interest 2020 209 2019 2019
As at 31 March £m £m £m £m £m £m £m
QOpening valuation 1.688.0 158.2 - 1.844.2 1,677.6 164.4 1.842.0
Acquisitions-2 635.3 {41.2) {17.0) 5771 147.0 9.3 156.3
Developments? 431 - - 431 29.0 5.3 34.3
Capital expenditure* 10.2 0.3 {0.2) 0.3 14.1 (V4 15.0
Disposals (113.4) (15.1) 0.3 {(128.2) {2477} RIAT {258.8)
Revaluation (3.8) {10.2) 20 (12.0) 759 {(11.5) 64.4
Lease incentives 9.5 04 - 10.0 {7.9) o9 {7.0)
Head lease right of use asset 57 - - 57 - - -
Closing valuation 2,274.7 92.4 (14.9) 2,352.2 1,688.0 158.2 1,846.2
1 Group acquisitions in the period include £4634 2 million compieted investment properties os reflected in note 9 and trading property of £1.1 million
2 DFS§ upweight from 45% to 82% has been reflected in this fable os an acquisition by the Group and offset as a disposat by the joint veniure
3 Group developmentsinclude acquisitions and capital expenditure on properties under development asreflected in note 9
4 Capital expenditure on completed properties
viii Total accounting return
2020 2009
pence pence
For the year 1o 31 March per share per share
EPRA net asset value
-atend of year 171.7 174.9
- at start of year 174.9 165.2
[Decreasel/increase (3.2) 9.7
Dividend paid 8.4 8.0
Netincrease 5.2 17.7
Total accounfing return 3.0% 10.7%
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Supplementary information
(n01' a Ud“ed) continued

ix Porffolio split and valuation

2020 2020 2019 2019
As at 31 March £m % £m %
Mega distribution 349.6 149 427.1 231
Regional distribution 4195 17.9 385.5 209
Urban logistics 824.6 35.1 480.0 260
Distribution 1.593.7 47.9 1.292.6 70.0
Long income 5§52.5 23.5 389.5 21.2
Retail parks 83.3 3.4 87.0 4.7
Offices 55.1 24 - -
Investment portfolio 2,284.6 974 1,769.1 5.9
Development’ 570 24 59.8 3.2
Residential 4.9 0.2 17.3 09
Total portfolio 2,346.5 100.0 1,846.2 100.0
Head lease and right of use assets 57 -
2,352.2 1.846.2

1 Representsregional distribution £38.1 million [1.6%). urban togistics £6.2 million {0.3%). long incorme £10.5 million {0.5%). office £1.1 millicn and other land £1.1 milien at
31 March 2020. Split of prior period comparatives was regional distribution £22.4 million {1.2%). urban logistics £23.9 million [1.3%]. long income £13.3 million {0.7%)

x Investment portfolio yields

2020 2019

EFRA Equivalent EPRA Equivalent

EPRANIY toppedup NIY yleld EPRANIY topped up NIY yield

As gt 31 March % % o % % %

Distribution 39 4.4 5.1 39 43 4.9

Long income 5.0 5.6 5.9 5.4 5.6 5.6

Retail parks 6.7 75 7.3 4.1 6.3 6.2

Offices 5.8 58 6.5 - - -~

Investment portfolio 4.3 50 5.5 4.3 4.7 51
xi Investment porffolio - Key statistics

WAULT WAULT

Area to explry to first break Occupancy  Averuge rent

As at 31 March 2020 '000 sq ft years years T £ persq i

Distribution 12,623 10.8 2.6 %8.1 6.30

Long income 2,754 13.3 12.5 100.0 14.70

Retail parks 432 8.6 7.2 97.0 1610

Offices 218 6.0 5.0 99.8 15.60

investment portfolio 16,027 1.2 10.2 98.6 7.90

xii Total property returns
All property All property

2020 2019
For the year to 31 March Zo %
Capftalreturn - 3.2
Income return 5.1 4.9
Total return 51 2.0
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xiii Contracted rental income
2020 2019
As af 31 March £m Em
Distribution - 713 59.0
Lo-ng income ~ _33; ) 23.%
Retail parks -~ o 6.8 59
Ofices 34 -
Investment portolic 1214 B85
Development — distribution - 1.3 -
Development - Rg?hcome ) B o 0.6 0
Commercial portfolio 123.3 89.5
Residential - 0.2
Total portiolic 123.3 89.7
xiv Rent subject to expiry
Within 3years Within § years Within 10 years Within 15 years Within20 years  Over 20 years
As at 31 March 2020 T o To To T %
Distribution 9.7 22.0 49.4 T 755 85.4 100.0
Offices 13.4 225 91.7 1000 100.0 100.0
Long income Y 40 45  sa0 90.7 1000
Retail parks Y 18.2 632 87.3 100.0 100.0
Commercial portfolio 71 16.8 47.1 73.6 88.2 100.0
xv Contracted rent subject to RPI or fixed uplifis
2020 2020 2019 2019
As at 31 March £m %o £m %
Distribution 451 587 42.4 e
Long inccme 19.7 §7.2 12.8 _ 52.0
Retail parks T 11 157 1.3 22.6
Offices T Y 8.5 - -
Commercial porifolio 67.2 545 56.5 63.2
xvi Top ten assets (by value)
Contracted WAULT WAULT
Areq rent Occupancy to explry o first break
As at 31 March 2020 ‘000 sq ft £m Ta years years
Primark. 72, shp T 1,062 57 100 20.5 205
Eddie Stobart, Dagenham 454 41 100 235 235
Primark, Thlzopsfon 783 43 100 12.5 125
Argos, Bedford } 857 4 100 140 14.0
Tesco, Croydon 191 1.9 100 8.1 8.1
Arnazon, Warrington 357 2.1 100 nz nz
DHL, Reading ’ 230 1.8 100 53 5.3
Ollerton, Clipper 344 ‘20 100 17.5 175
Oak Furniture, Swindon 357 e 100 15.6 15.6
New Malden 5 1.9 100 11.8 7.0
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Supplementary information
(nOf a Ud“ed) continued

xvii Top ten occupiers

Contracted Market Contracted

rentol inceme  capitalisation  rentalincome?

As at 31 March 2020 £m £bn o
Primark’ S 100 13.7 8.4
DFS - 5.3 0.4 44
MES T 45 1.8 3.8
Argos' i 4.2 4.2 3.5
Eddie Stobart 41 - 34
Dixons Carphone 3.3 Y 27
Odeon' 3.2 0.3 27
DHU o 31 28.5 2.6
Amazon ) - 24 9460 2.2
Clipper Lagisﬁcs 23 ’ 0.2 2.0
Toplen 424 35.7
Other commercial 76.6 64,3
Total commercial 119.2 100.0

1 market capitalisation of Parent Compony
2 Exciudesincome from sales that had exchanged but not completed by the year end
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Glossary

AlJ Mucklow Group or

A& J Mucklow or Mucklow

A& J Muckliow Group Plc acquired
on 27 June 2019 and re-registered
as A&J Mucklow Group Limited
on 24 September 2019

Building Research Establishment
Environmental Assessment

Methodology (‘BREEAM')

A set of assessment methods and tools
designed to helg construction professionats
understand and mitigate the environmentol
impacts of the developments they design
and build

Capital Return

The valuation movement on the property
portfolic adjusted for capital expenditure
and expressed as a percentage of the
capital employed over the period

Commercial porffolio
The Group's preperty portfolio excluding
residenticl properties

Contracted Rent
The annualised rent excluding rent
free periods

Cost of debt
Weighted average interest rate payable

Debt maturity
Weighted average period to expiry
of drawn debt

Distribution
The activity of delivering a product
for consumption by the end user

Energy Performance Certificate (‘EPC’)
Required certificate whenever a property
is built, sold or rented. An EPC gives a
property an energy efficiency rating from

A [most eficient} to G (least efficient) and
is valid for ten years. An EPC contains
information aboul a properiy’s energy
use ond typical energy costs, and
recommendations about how to reduce
energy use and save money

EPRA Cost Ratio

Administrative and operating costs
{including and excluding costs of direct
vacancy) as a percentage of gross
rental income

EPRA Earnings per Share (EPS)
Underlying earnings frorm the Group's
property rental business divided by the
average number cof shares in issue over
the period

EPRA NAV per Share

Balance sheet net assets excluding fair
value of derivatives, divided by the number
of shares in issue at the balance sheet date

EPRA NNNAY per Share

EPRA NAY per share adjusted to include
the fair value of financial instruments,
debt and deferred taxes at the balance
sheet date

EPRA net initial yield

Annudlised rental income based on cash
rents passing ot the balance sheet date,
less non recoverable property operafing
expenses, expressed as a percentage

of the market value of the property, after
inclusion of estimated purchaser's costs

EPRA topped up net initial yield

EPR A net initial yield adjusted for expiration
of rent free periods or other lease incentives
such as discounted rent periods and
stepped rents

EPRA Vacancy

The Estimated Rental Value (ERY) of
immediately available vacant space
as ¢ percentage of the total ERV of the
Investment Portfolio

Equivalent Yield

The weighted average income return
expressed as a percentage of the market
value of the property, after inclusion of
estimated purchaser's costs

Estimated Rental Valve (ERV)

The exiernal valuers' opinion of the

open market rent which, on the date of
valuation, could reasonably be expecied
to be cbtained on a new letting or rent
review of a property

European Public Real Estate
Association {(EPRA)

EFRA is the industry body for European
Reql Estate Investment Trusts [REITs)

Gross rental income

Rentalincome for the period from let
properties reported under IFRS, ofter
accounting for lease incenlives and
rent free periods. Gross rental income
willinclude, where relevant, turnover
based rent, surrender premiums

and car parking income

Group
LondontMetric Property Plc and
its subsidiaries

IFRS

The International Financiol Reporting
Standards 1ssued by the International
Accounting Standards Board and
adopted by the European Union

Income Return

Net rental income expressed as o
percentage of capital employed over
the period

Investment Portfollo

The Group's property portfolio excluding
development, land holdings and
residential properties

Investment Property Databank (IPD)
IPD is a wholly owned subsidiary

of MSClI producing anindependent
benchmark of property returns and
the Group's portfolic returns

Like for Like Income Growth

The movement in contracted rental
income on properties owned through
the period under review, excluding
properties held for development

and residential

Loan to value (LTV)

Net debt expressed as a percentage
of the totatl property portfolio value
at the period end, adjusted for
deferred completions on sales
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Glossary continved

Legistics

The organisaticn and implermentation
of operations o mancge the flow of
physical iterns from origin to the point
of consumptich

Net Debt
The Group's bank locns net of cash
balances at the pericd end

Net Rental Income

Gross rental income receivable after
deduction for ground rents and other net
property outgoings including void costs
and net service charge expenses

Occupancy Rate
The ERV of the let units as a percentage
of the total ERV of the Investment Portfolio

Omni-Channel Retailing

The evolution of multi-channe! retailing
providing a seamless shopping experience
for the consumer through all available
shopping channels, i.e. physical, infernet,
mobile, social media, telephone,
catalogue etc

Passing Rent

The gross rent payable by fenants under
operating leases, less any ground rent
payable under head leases

Property Income Distribution (PID)
Dividends from profits of the Group's
{ax-exempl property rental business under
the REIT regulations. The PID dividend is
paid after deducting withholding tax at
*he basic rate

Real Estate Investment Trust (REIT)

Alisted property company which qualifies
for and has elected into a fax regime which
is exempt from corperation tax on profits
from property rental inceme and UK capital
gains on the sale of investment properties

Total Accounting Return (TAR)

The movement in EPRA NAV per share

plus the dividend paid during the period
expressed s a percentage of the EPRA NAY
per share at the beginning of the period

Tolal Property Return {TPR}

Linlevered weighted capital and income
return of the property portfolio as calculated
by IFD

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

Weighied Average Interest Rale

The total loan interest and derivative costs
per annum [Including the amortisation
of finance costs) divided by the total debt
in issue at the pefiod end

Weighted Average Unexpired
Lease Term (WAULT)

Average unexpired lease term across
the investment portfolio weighted by
Contfracted 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 gs to the action you should take,
you should seek your own personal financial advice from your stockbroker, bank manager, solicitor, accountant, or other
financial advisor authorised under the Financial Services and Markets Act 2000.

If you have sold or otherwise fransferred all your ordinary shares, please send this document, fogether with the accompanying
documents, as soon as possible to the purchaser or fransferee, or to the stockbroker, bank or other agent through whom
the sale or transfer was effected, for delivery 1o the purchaser or transferee.

Fallowing Government guidance in relation to COVID-19, it is
proposed that the Annual General Meeting be convened with
the: minimum quorum of shareholders present (which will consist of
fwo members of the Board) in order to conduct the business of the
rmeeting. The format of the meeting in practice will be functional
only io comply with relevant legal requirements. Instead of
attending the Annual General Meeting, shareho!ders are asked

to exercise their votes by submitting their proxy electronically or Dy
post, as explained below. They are also encouraged fo appeint the
chair of the meefing (who willbe ¢ Director who is able to attend
the Annual General Meeting) to vote on their behalf. As it will net
be possible to ask questions during the Annual General Meeting
this year, sharenoclders are invited to submit questions in advance
by emailing info@londonmetric.com by 10.00am on 20 July 2020,
Answers will be published on our website shortly after the Annual
Generat Meeting.

Notice is hereby given that the Annual General Meeting of

the members of LondonMetric Property Plc [Registered number
7124797) will be held at One Curzon Street, London, W1J 5HB

on 22 July 2020 at 10.00 am.

Resolutions 1 to 14 (inclusive) will be proposed as ordinary
resolutions and resolutions 15 to 18 (inclusive) will be proposed
as special resolutions. Voting on all resciutions will be by way of poll.

1. That the Annual Report and Accounts for the year ended
31 March 2020 be considered and approved.

2. That the Annual Report on Remuneration in the form sel
outin the Annuci Report and Accounts for the year ended
31 March 2020 be approved.

3. That the Directors' Remuneration Policy in the form set outin the
Annual Report and Accounts for the year ended 31 March 2020
be approved.

4. That Deloitte LLP be reappceinted as auditor of the Company,
o hold office until the conclusion of the next general meeting
at which accounts are laid before the Company.

5. That the Directors be authcrised to determine the remuneration
of the auditor.

That Patrick Vaughan be re-elected as a Director.
That Andrew Jones be re-elected as a Director.

That Martin McGann be re-elected as a Director.

° ® N o

That James Dean be re-elected s a Director.

10. That Rosalyn Wilton be re-elected as a Directaor.

11. That Andrew Livingston be re-elected as a Director.
12. That Suzanne Avery be re-elected os a Director.

13. That Robert Fowlds be re-elected os a Director.

14,

That the Directors be and they are hereby generally and
unconditionally authorised in accerdance with Section 551
of the Companies Act 2006 (the ‘2006 Act'), in substitution
for all existing authorities:

a. to exercise all the powers of the Company to allot shares
and 1o make offers or agreements to allot shares in the
Company ot grant rights to subsscribe for or to convert any
security into shares in the Company (together ‘Relevant
Securities'} up to an aggregate nominal amount of
£30,276.095 (such amount to be reduced by the nominal
amount of any equity securities [within the meaning of
Section 580 of the 2006 Act) allotied under paragraph 14b
below in excess of £30,276,095; and

b. to exercise all the powers of the Company to allot equity
securities (within the meaning of Section 560 of the 2006
Act) up to a maximum aggregate nominal amount of
£60,552,190 (such amount to be reduced by any Relevant
Securities allotted or granted under paragraph 14a above)
provided that this autherity may only be used in connection
with a rights issue in favour of holders of ordinary shares
and other persons entitied to parficipate therein where the
equity securities respectively attributable to the inferests of
all those persons at such record date as the Directors may
determine are proeportionate [as nearly as may be) to the
respective numbers of equity securities held by them or are
cotherwise allotted in accordance with the rights attaching
to such equity securities subject 1o such exclusions or other
arrangements as the Directors may consider necessary
or expedient to deal with fractional enfilements orlegal
difficulties under the laws of any terrifory or the requirements
of aregulctory bedy or stock exchange or by virtue of
shares being represented by depasitary receipts or any
other matter whatsoever,

provided that the authorities in paragraphs 14a and 14b shall
expire at the conclusion of the next Annual General Meeting
of the Company after the passing of this resolution {or, it earlier,
on the date which is 15 manths after the date of this Annual
General Meeting), except that the Company may before such
expiry moke an offer or agreement which would or might require
Relevant Securities or equity securities as the case may be fo be
allotted (and treasury shares to be sold) after such expiry and
the Directors may allot Relevant Securities or equity securities
{and sell freasury shares] in pursuance of any such offer or
agreement as if the authority in question had not expired.

. That the Directors be and are empowered, in accordance with

Sections 570 and 573 of the 2004 Act, to allot equity securities
{as defined in Section 560(1} of the 2006 Act) for cash pursuant
to the autharity conferred by resolution 14 or by way of asale
of freasury shares as if Section 561{1) of the 2006 Act did not

LondonMetric Property Plc
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apply to any such alloiment or sale, provided that this power
shall ke limited to:

a. the allctment of equity securities and sale of treasury
shares for cash in connection with an offer of, or invitation
to apply for, equity securities made to (but in the case of
the authority conferred by paragraph 14b of resolution 14
above, by way of arights issue onty):

{i} toordinary shareholders in proportion (as nearly as
may be practicable) to their existing heldings;

(i} to holders 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 to deai with any
freasury shares, fractional entitlements, record dates,
legal, regulatory or practical problems in, cr under
the laws of, any territory or any other matter; and

b. the alictment of equity securities or sale of freasury shares
{ctherwise than under paragraph 15a above) up to an
aggregate nominal ameount of £4,541,414,

provided that this power shall expire ot the conclusion
of the next Annual General Meeting of the Company
{or, if earlier, on the date which is 15 months after the
date of this Annual General Meeting) but prior o its
expiry the Company may make offers, and enter inte
agreements, which would, or might, require equity
securities to be allctted {and treasury shares to be scld)
after the autherity expires and the Directors may allet
equlity securities {and sell freasury shares) under any such
offer or agreement as if the authority had not expired.

14. That the Directors be and cre empawered, in addition

to any cuthority gronted under resolution 15, to allot equity
securities [as defined in Section 560(1) of the 2006 Act} for
cash pursuant to the authority conferred by resolution 13
or by way of a sale of treasury shares as if Section 561(1)

of the 2006 Act did not apply o any such allotment or sale,
such power to be:

a. limited to the allotment of equity securities or sale of
treasury shares up to an aggregate nominal amount
of £4,541.414; and

b. used cnly for the purposes of financing {or refinancing.
if the authority is to be used within six months after the
original fransaction) a transaction which the Directors
determine to be an acquisition or other capital investment
of akind contemplated by the Statement of Principles
on Disapplying Pre-Empticn Rights most recently
published by the Pre-Emption Group prior to the date
of this nofice,

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 1o

its expiry the Company may make offers, and enter

into agreements which would, or might, require equity

17.

securities to be allotted (and trecsury shares fo be sold}
after the authority expires and the Directors may allot
equity securities [and sell freasury shares) under any
such offer or agreement as if the authority in question
had not expired.

That the Company be and is hereby generally and
unconditionally authorised, in accordance with Section

701 of the 2004 Act, to make market purchases [within the
meaning of Section 4%3({4) of the 2006 Act) of ordinary shares
of 10p eachin the capital of the Company (‘ordinary shares')
on such terms and in such manner as the Directors may

from fime to time determine provided that:

a. the maximum number of ordinary shares authorised
to be purchased is $0,828,285;

b. the minimum price which may be paid for an ordinary
share is 10p being the nominal amount thereof
{exclusive of expenses payable by the Company);

c. the maximum price which may be paid for an ordinary
share (exclusive of expenses payable by the Company)
cannct be more than the higher of:

{ij 105% of the average market value of an ordinary
share for the five business days prior fo the day
on which the ordinary share is contracted o be
purchased; and

{iy the value of an ordinary share calculated on the
basis of the higher of:

A, the last independent trade of; or

B. the highest current independent bid for, any number
of ordinary shares on the trading venue where the
market purchase by the Company will be carried
out; and the authority conferred shall expire at the
conclusion of the next Annual General Meeting
of the Company except that the Company may
before such expiry make a contract to purchase
its own shares which will or may be completed or
executed wholly or partly after such expiry.

18. That the Company is authorised to call any general meeting

of the Company other than the Annual General Meeting by
notice of at least 14 clear days during the peried beginning
on the date of the passing ¢f this resclution and ending

on the conclusion of the next Annual General Meeting

of the Company.

By order of the Board

Signature removed

Jadzia Duzniak
Company Secretary

10 June 2020
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Notes to the Notice of the Annual General Meeting:

M Shareholders entitled to ottend and vote at the meeting may
appeint one or more proxies [who need not be shareholders)
to attend. speak and vote on their behalf, provided that
each proxy is appointed to exercise the rights attaching to
the different shares held by him or her.

{ii) we are asking shareholders to adhere 1o the current Government
guidelines and not attend the Annual General Meeting in person.
We recommend appointing the chair of the meeting as your
proxy to vote on your behalf. Your proxy will vote as you instruct
and must attend the meeting for your vote to be counted.
Details of how to appoint the chair {or another person) as your
proxy are set cut in the notes to the proxy form.

(iif) Any person to whom this notice is sent whao is a person nominated
under Section 146 of the 2006 Act to enjoy information rights
{a ‘Nominated Person') may, under an agreement between him/
her and the shareholder by whom he/she was nominated. have
aright o be appointed [or to have someone else appointed)
as a proxy for the Annual General Meeting. If a Nominated
Person has no such proxy appointment right, or does not wish to
exercise it, he/she may. under any such agreement, have a right
fo give instructions to the shareholder as to the exercise of voting
rights. The statement of rights of shareholders in relation to the
appointment of proxies in paragraph (i) above does not apply
to Nominated Persons. The rights described in that paragraph
can only be exercised by shareholders of the Company.

fiv}  To have the right lo altend and vote ot the meeting you must
hold ordinary shares in the Company and your name must be
entered on the share register of the Company in acccordance
with note [vi] below.

v You will not have received a hard copy proxy form for the
Annual General Meeting in the post. You caninstead submit your
proxy vote electronically by accessing the shareholder portal
at www.signalshares.com, logging in and selecting the *vote
Online Now' link. You will require your username and password
in order to leg in and vote. If vou have forgotten your username:
or password you can request a reminder via the shareholder
portal. f you have not previously registered to use the portalyou
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
10.00 am on 20 July 2020. You may request ahard copy proxy
form directly from the Registrars, Link Asset Services by emailing
enquiries@linkgroup.co.uk or by post at Link Asset Services.

The Registry, 34 Beckenham Road, Beckenham, Kent BR3 4TU.
To be valid, any hard copy proxy form must be received by posi
or [during normal business hours only] by hand af the Company’s
registrars, Link Asset Services, The Regisiry, 34 Beckenham
Road, Beckenham, Kent BR3 4TU by no later thon 10.00 am

on 20 July 2020,

To be valid, Forrs of Proxy (and the power of alformey or ofher
authority. f any, under which it is signed or a notarially certified
copy thereof) must be completed and signed and received
by Link Asset Services at PXS1, The Registry, 34 Beckenham Road,
Beckenham, Kent BR3 4ZF as soon as possible but, in any event,

so as to arrive no later than 10,00 am on 20 July 2020. Where
you have appointed a proxy using the hard copy proxy form and
would like to change the instructions using another hard copy
proxy form, please contact Link Asset Services at PXS1, The Registry.
34 Beckenham Road, Beckenham, Kent BR3 4ZF. The deadline
for receipt of proxy appointments [see abave) also applies

vi)

(it}

[viii}

(ix)

in relation to amended instructions. Any attempt to terminate

or amend a proxy appointment received after the relevant
deadline will be disregarded. Where two or more valid separate
appointments of proxy are received inrespect of the same share
inrespect of the same meeting, the one whichis last sent shall
be treated as replacing and revoking the other or others.

if you need help with voling online, or require a paper proxy form,
please contact our Registrar, Link Asset Services by emait at:
enquiries@linkgroup.co.uk, or you may call Link on 0371 664 0391
if calling from the UK, or +44 [0) 371 664 03?1 if calling from outsidle
of the UK. Calls are charged at the standard geographic rate
and will vary by provider. Calls outside the United Kingdom will
be charged at the applicable international rate; lines are open
9.00am 1o 5.30pm, Monday to Friday excluding public holidays

in England and Wales.

The time by which a person must be entered on the register

of members in order to have the right to attend cr vote at the
meetling is close of business on 20 July 2020. 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 to attend or vole
at the adjourned meeting is close of business on the day that

is two days before the date fixed for the adjourned meeting.
Changes o entries on the register of members after such fimes
shall be disregarded in determining the rights of any person

to attend or vote at the meeting.

CREST members who wish 1o appoint a proxy or proxies by
utilising the CREST electronic proxy appointment service may
do so by utilising the procedures described in the CREST Manuail.
CREST Personal Members or other CREST sponsored members,
and those CREST members who have appoeinted o voling service
provider(s). should refer 1o their CREST sponsor or voting service
provider(s), who will be able to lake the appropriate action on
their behalf.

In order for a proxy appointment or instruction made by means
of CREST to be valia, the appropriate CREST message {a 'CREST
Proxy Instruction’) must be properly authenticated in accordance
with Euroclear UK & Ireland’'s specifications and must contain

the information required for such instructions, as described in the
CREST Manuat. The messoge, regardless of whether it constifules
the appointment of a proxy or an amendment to the instruction
given 1o a previously appointed proxy, must, in order to be

valid, be transmitted so as to be received by the issuer’s agent

(IC number RATD) by 10.00 am on 20 July 2020, For this purpose,
the time of receipt will be taken to be the fime {as determined by
the fimestamp applied to the message by the CREST Applications
Host) from which the issuer's agent is able to retrieve the message
by enquiry to CREST in the manner prescribed by CREST.

The Company may treat as invalid a CREST Proxy Instruction in the
circumstances set outin Regulation 35{5}(a) of the Uncerfificated
Securities Regulations 2001,

CREST members and. where applicabie, their CREST sponsors or
voting service providers should note that Euroclear UK & Ireland
does not make available special procedures in CREST for any
particular messages. Normal system timings and limitations will
therefore apply in relation o the input of CREST Proxy Instructions.
It is the responsikility of the CREST member concerned to take

{or, if the CREST member is a CREST personal member or sponsored
member or has appointed a voting service provider(s), to procure
that his ar her CREST sponsor or voting service provider(s) take(s})
such action as shall be necessary fo ensure that a message is
fransmitted by means of the CREST systerm by any particular time.
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Notice of Annual General Meeting continued

In this connection, CREST members and, where applicable,
their CREST sponsors or voting system providers are referred, in
particular, to those sections of the CREST Manual concerning
practical limitations of the CREST sysiem and timings.

(xi) Any corporation which is a member can appoint one or more
corporate representatives who may exercise on its behalf alt
of its powers as a member provided that they do not do soin
relation 1o the same shares,

(xii)  You may not use any electronic address provided eilher in this
Notice of Annual General Meeling or any related documents
{including the form of proxy] to communicate with the Company
for any purposes other than those expressly stated.

(xii}  As at 9 June 2020 [being the closest practical business
day before the publication of this Netice), the Company's
issued share capital consisted of $08,282,851 ordinary shares
carrying one volte each,

(xiv)] Members satisfying the thresholds in Section 527 of the 2006 Act
canrequire thhe Company to publish a stalement on its websile
setting out any matter relating fo:

a. the audit of the Company's accounis (including the
Auditor's report and the conduci of the audit) that are
to be laid betfore the meeting; or
. anycircumstances connected with an auditer of the
Company ceasing to hold office since the last Annuat
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 auditor ne later
than the time it makes its statement available on the website.
The business which may be dealt with at the meeling includes
any statement that the Company has been required 1o publish
on its website.

[xv)  Given the circurmstances, if you are a shoreholder and would
like to ask the Board a question, please email your guestion to
info@londonmetric.com by 10.00 am on 20 July 2020, Answers will
ke published on cur websile following the AGM. The Company
must cause 1o be answered any such question relating to the
business being dealt with at the meeting but no such answer
need be givenif:

a. todoso would interfere unduly with the preparation for the
meeting orinvolve the disclosure of confidential infermation:

b. the answer has already been given on a website in the form
of an answer to ¢ question; or

c. itisundesirable in the Interests of the Company or the
good order of the meeting that the question be answered.

(xvi} A copy of this Notice, and other information required by Section
31 A of the 2006 Act, can be found at www.londonmetric.com.

The following documents are avaitlable forinspection af the
registered office of the Company during normal business hours
on eqach weekday (public holidays excluded) from the date of
this notice until the conclusion of the Annual General Meeting
and ot the place of the Annual General Meeting for 15 minutes
prior to and during the meeting:

{xvii)

a., copies of the Executive Directors' service contracis with
the Company; and

b. copies of letters of appointment of Non Execulive Directors:
and

c. oacopy of the Arficles of Association of the Company.

Should @ shareholder wish to inspect any of these doecuments
please submit a reguest to info@lendonmetric.com,

Ixviii) Inihe case of joint registered holders, the signature of one
holder on a proxy card will be accepted and the vote of the
senior holder who tenders a vote, whether in persen or by proxy.
shall be accepted to the exclusion of the votes of the other joint
holders. For this purpose, seniority shalt be determined by the
order in which names stand on the register of members of the
Company in respect of the relevant joint holding.

(xix] Voting on allresolutions at 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.

Explanatory notes:
The information below s an explanation of the business to be
considered at the Annual General Meeling.

Resolution 1 - To receive the Annual Report and Accounts

The Chairwill present the Annuat Report and Accounts for the year ended

31 March 2020 to the meeting. Resolution 1 is to consider and approve

the Report of the Directors, the financial statements and the Independent
Auyditor’'s report on the financial stotements and on the auditable part of the
Annyal Report on Remuneration for the financial year ended 31 March 2020.

Resolution 2 - Annval Report on Remuneration

Resolution 2 is an ordinary resolution to approve the Annual Report on
Remuneration relating to the implementation of the Company’s existing
Remuneration Policy, which was last approved at the 2017 Annual Generai
Meeting. Section 439 of the 2006 Act requires UK-incorporated listed
companies fo put their Annual Repart on Remuneration to an advisory
shareholder vole As the vote is advisory it does not affect the actual
remuneration paid to any individual Directer. The Annual Repert on
Remuneration is set outin fullin the Annual Report and Accounts.

Resolution 3 - Directors’ Remuneration Policy

Resclution 3 is an ordinary resolution to approve the new Directors’
Remuneration Policy (which will replace the Company's existing
Remuneration Policy}. Shareholders are invited 1o approve the Directors’
Remuneration Policy which is sef out on pages 119 fo 129 of the annual Report
and Accounts. The Policy, which sets out the Company's forward looking
policy on Directors rermuneration, is sukxject to o binding shareholder vote
by ordinary resolution at least every three years.

Cnee the Directors’ Remuneration Policy has been approved, all payments
by the Company o the Directors and any former Directors must be made
in accordance with the Policy [unless a payment has separately been
approved by shareholder resolution).

If the Company wishes fo change the Directors’ Remuneration Policy.

it will need to put the revised Policy 1o a shareholder vote agein before

it canimplement any payments pursuant to the amended Policy, If the
Directors’ Remuneration Policy remains unchanged. the 2006 Act requires
the Company 1o put the Policy to shareholders for approval agoinno
loter than 22 July 2023,

Resolutions 4 and § - Reappointment of auditors

Resolution 4 relates to the reappointment of Deloitte LLP as the Company's
auditor to hold office until the next Annual General Meeting of the Company
and Resolution 5 autherises the Directors to set their remuneration.
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Resolutions & fo 13 — Re-election of Directors

Resolutions 610 13 deal with re-election of the Directors. Biographies of
each of the Directors seeking re-election can be found on pages 80 and 81
of the Annual Report and Accounts. The Board has confirmed, following
a performance review, that all Directors standing for re-election continue
to perform effectively and demonstrate commitment to theirrole,

Resolution 14 - Allotment of share capital

At the last Annual General Meeting of the Company the Directors were
given authority to gllot ordinary shares in the capital of the Company,
This authority expires at the conciusion of the Annual General Meeting
(or. if earlier, on the date which is 15 months after the date of the Annual
General Meefing).

Your Board considers it appropriate that a similar authority be granted

to aliot ordinary shares in the copital of the Company up o a maximum
neminal amount of £30.276.0%95 {representing approximately one third

of the Company's issued ordinary share capital as ot ¢ June 2020} during
the period up to the conclusion of the next Annual Genercl Meeting of
the Company. Such authority is sought in paragraph 14a of Reselution 14,

In accordance with the guidelines issued by the Investment Association,
paragraph 14k of Resolution 14 will allow Directors to allot. including the
shares referred o in paragraph 14a of Resclution 14, shares in the Company
in connection with a pre-emptive offer by way of anghts issue fo shareholders
Up 10 a maximum nominal omeunt of £60.552,190, representing approximately
two thirds of the issued ordinary share capital of the Company cs ot

9 June 2020.

Your Board considers it appropriate to seek this additionad allotment
authority ot the Annual General Meeting in order to fake advantage

of the flexipility it offers. However, the Board has no present intention of
exercising either authority. If they do exercise the authority. the Directors
infend to follow best practice as regards its use, as recommended by
the Investment Association.

As af the date of this Notice the Compony does not hold any ordinary
shares in the capital of the Company in treasury.

Resolulions 15 and 16 — General and additional authority to disapply
pre-emption rights

Al the last Annual General Meeting of the Company the Directors were also
given authority 1o allot equity securities for cash without first being required
to offer such shares to existing sharehalders. This authority expires at the
conclusion of the Annual General Meeting (or, if earlier, on the date which
is 15 months after the date of last year's Annual General Meeting).

The passing of Resolutions 15 and 14 would allow the Directers o allot
equity securities {or sell any shares which the Company may purchase and
hold in treasury) without first offering them to existing holders in proportion
to their existing holdings.

The authority set out in Resolution 15 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 thanin
connection with a pre-emptive offer, up to an aggregate nominal amount
of (I} £4.541,414 [representing 45,414,143 shares.), This aggregaote nominal
amount represents 5% of the issved ordinary share capital of the Company
as at ¢ June 2020.

Taking into account the termplote resolutions published by the UK Pre-Emption
Group in May 2016, the authority set out in Resolution 14 is limited 1o allotments
or sales of up 1o an aggregate nominal amount of (i) 4.541.414 [representing
45,414,143 shares) in addition to the authority set cut in Resolution 15 which
are used only for the purposes of financing (or refinancing. if the authority
is to be used within six months after the original transaction) a fransaction
which the Directors determine to 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 amount represents approximately an odditional 5% of the

issued ordinary share copital of the Company as at ¢ June 2020,

The Directors also confirm theirintention o follow the provisions of the

UK Pre-Emption Group's Statement of Principles regarding cumulative
usage of authorities within & rolling three yeor pericd 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 sharenclders, except in connection with an
acquisitien or specified capital investment as referred to above.

Resolution 17 - Autharity to purchase own shares

Resolution 17 gives the Company authority 1o buy back its own ordinary
shares in the market as permitted by the 2004 Act, The autherity imits the
number of shares that could be purchased to o maximum of 90,828,285
shares {representing approximately 10% of the Company'sissued ordinary
share copital as at ¢ June 2020) and sets minimym 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 to
purchase the Company’s ordinary shares but will keep the mafter under
review, taking into account the financicl resources of the Company. the
Company's share price and future funding eppoertunities. The authority
will be exercised only ofter consideration by the Directors of the effect
on net asset value and if the Directors believe thot 1o de so would be

in the interests of shareholders generally. Any purchases of ordinary
shares would be by means of market purchases through the London
Stock Exchange.

Listed companies purchasing their own shares are allowed to hold them
i treqsury as an alternative to cancelling them. No dividends are paid on
shiares whilst held in treasury and no voting rights attach to freasury shares.

If Resolution 17 is passed at the Annual General Meeting, itis the Company's
current intention to hold in freasury the majority of the shares it may purchase
pursuant 1o the autherity granted to it. However, in order o respond properly
to the Company's capital requirements and prevailing market conditions,
the Directors will need to reassess at the time of arny and each actual
purchase whether to hold the shares in freasury or concel them, provided

it is permitted to do so. The Company may hold a maximum of up to 10%

of its issued share capital in freasury in accordance with guidelines issued

by the Investment Association.

Asat 9 June 2020 {the latest practicable date before puklication of this Notice),
there were share awards over 7,083,484 ardinary shares in the capital of

the Company representing approxirmately 0.78% of the Company's issued
ordinary share capital. if the authority to purchase the Company's ordinary
shares was exercised in full, these awards would represent approximately
0.78% of the Company's issued ordinary share capital.

Resolution 18 — Notice period for general meetings

It is proposed In Resclution 18 that shareholders should approve the
conlinued ability of the Company to hold general meetings other
than the Annuc! General Meeting on 14 clear days' nofice.

This resolution is required under Section 307A of the 2006 Act.

Under that section, a fraded company which wishes to be abte 1o call
general meetings {(other than an Annual General Meeting) on 14 clear
days' notice must obtain shareholders' opproval. Resolution 18 seeks
such approval.

The resolution is valid up to the next Annual General Meeting of the
Company and needs fc be renewed annually. The Company will also
need to meet the requirements for voting by electronic means under
Section 307A of the 2006 Act before it con call a general meeting

on 14 days' notice.

The shorter notice period would not be used as @ matter of routine for
general meetings, but onfy where the flexikility is merited by the business
of the meeting and is thought fo e to the advantage of shareholders
as awhole.
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Shareholder information

Advisors fo the Company

Joint Financial Advisors and Brokers
Peel Hunt LLP

Moor House

120 London wall

London EC2Y SET

JP Morgan Securities Limited
25 Bank Street

Cancry Whart

tondon El4 5JP

Auditor

Deloitte LLP

1 New Street Square
London EC4A 3HQ

Property Valuers
CBRE Limited

St martin's Court

10 Paternoster Row
London EC4M 7HP

Savills (UK) Limited
33 Margaret Street
London W1G 0JD

Cushman & Wakefield Debenham Tie
Leung Limited

1 Colmore Square

Birminghaim B4 6A )

Tax Advisors
PricewaterhouseCoopers LLP
1 Embankment Place
London WC2N 6RH

Solicitors fo the Company
Jones Day

21 Tudor Street

London EC4Y 0DJ

CMS Cameron McKenna
Nabarme Olswang LLP

78 Cannon Place
Cannon Street

London EC4N éAF

Stephenson Harwood LLP
1 Finsbury Circus
London EC2M 75H

Registrar

Link Asset Services
The Registry

34 Beckenham Road
Beckenham

Kent BR3 4TU

Secretary and Registered Address
Jadzia Duzniak

One Curzon Street

London W1J 5H8

www.londonmetric.com

REIT status and taxation

As a UK REIT, the Group is exempt
from corporation tax on rentol
income and UK property gains.
Dividend payments to shareholders
are split between Property Income
Distributions {'PIDs’} and non PIDs.

For most shareholders, PIDs

will be poid after deducting
withholding tax at the basic rate.
However, certain categories of
sharehclder are entitled to receive
PIDs without withholding tox,
principally UK resident companies,
UK public bodies, UK pension funds
and managers of ISAs, PEPs and
Child Trust Funds. There is g form
on the Company's website for
shareholders to certify that they
qualify to receive PIDs without
withholding tax.

Payment of dividends
Shareholders whe would like
their dividends paid direct to o
bank or building society account
should notify Link Asset Services.
Tax vouchers will continue

to be sent to the shareholder's
registered address.
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