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01 Highlights from
results

Paul Arenson
Chief Executive Officer




Resilient occupational market and strong balance sheet industrials

Like-for-like valuations MLI rental growth
(12 months L4L)

4 OO/O 197 letting transactions completed (65% uplift on prior year)
12.3% increase in ERVs over last 12 months

TR 4.0% like-for-like MLI rental growth

fully covered (+3.7%) Strong demand for MLI space continuing into next quarter

3 50 p 90% Group hedging in place on existing debt
Per share MSCI & FTSE Index inclusions

Adjusted earnings
per share (+2.6%)

Internalisation of Facilities Management

EPRA NTA Loan to value

MLI portfolio valuation yield +0.32% to 5.78% NIY
EPRA NTA down 7.4% to £1.62 per share

L] L] ) - 0 o _.
Dividend Yield Increase in cost of new debt from c. 2% to 6% all-in
Inflationary pressures on cost base
5.2%

Recession risk

Total accounting return

at 135p per share
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industrials
How we unlock The Power of Space

Growth sector Specialist operating Resilient & attractive Space that matters
platform

Multi-let industrial focus Industrials Hive Operating REIT structure Responsible business
Platform

Purpose built, urban assets Internalised management Sustainable assets and

) Technology driven for ] _ operations
Supply/demand imbalance maximum efficiency Alignment of interests
] . _ o Supportive and inclusive

Diversified customer base Designed for scale to Primary listing on LSE ke
facilitate growth and

Affordable rents efficiency 10%+ TAR target Working for all stakeholders

The four pillars of Industrials REIT
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03 Financial Review

James Beaumont
Chief Financial Officer




12 months to YE industrials
Financial KPlIs Bl 6 onths to 30 Sept, 22

Adjusted earnings per share: +2.6% vs H1 FY21 EPRA NTA: (7.4%)

8 & £2.00

= 0

v 6 5 £1.75

© L

c ()]

w4 5 £1.50

(0] o

o

o 2 3.54 S £1.25

£ p

Y < £1.00

3 FY20 FY21 FY22 H1 FY23 o HIFY20 H2FY20 H1FY21 H2FY21 H1FY22 H2FY22 HI1FY23
L

Dividend per share: +3.7% vs H1 FY21 Total Accounting Return (TAR): (5.4%)

7.0 S 30
260 g 23.6
® 50 X 20
S 40 o 11.4
o S =10 57
5 30 5 5.4
220 o c
- 35 O 0
c 10 é
% 0.0 = 10 FY20 FY21 FY22 H1 FY23
- — - m -
-5 FY20 FY21 FY22 H1 FY23 E

PERIOD ENDED 30 SEPTEMBER 2022



NAV movement 31 March 2022 to 30 September 2022 industrials
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180
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0.64
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EPRA NTA Adjusted earnings  Portfolio revaluation MLI acquisition costs Capital Expenditure Dividend Other adjustments EPRA NTA
31 March '22 (incl Carehomes) 30 Sep'22
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Earnings bridge industrials

Includes LFL rental
growth of 4%

0.9 ]

13 0.1

Adjusted Earnings Net rents Operating costs Net interest Discontinued operations Other Adjusted Earnings
6 months to Sep 2021 6 months to Sep 2022
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Prudent debt management industrials

Current debt facilities

£100m
£197m senior secured debt, across 4 facilities, with a group 90 .
LTV of 26.5% m
£80 .
Our MLI debt facilities 70 £25m
g . s
3 4
£180m senior debt currently across 3 facilities drawn on a bilateral g £6rg K
basis (with a further £25m undrawn Revolving Credit Facility £ £50 33
L m =
, £40 2 2
89% currently hedged against our drawn debt. o 5
£30
: : 1
The weighted average cost of debt on the MLI portfolio "
. o1 £20 £16m
is currently 2.58% m 0
£10 ReAssure Natwest Lloyds Carehomes
3.7 years weighted average debt maturity (4.4 years with existing o
m W Senior Debt Revolving Credit Facility Unexpired Term (y)

extension options increasing to 4.9 years post ongoing discussions)

Group LTV % (incl. unrestricted cash
No major refinancing until February 2025 5 J i

30%

X
>
'_
o
o
=]
3]
—_
O

20%

Strong covenant headroom

1. SONIA at 30 September 2022 of 2.19% on unhedged debt

FY20 Fy21 FY22 H1 FY23
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Our hedging protects us
against future rate rises

2

3
3
3

89% currently hedged against our MLI drawn debt (Group policy

minimum 75%)

As our facilities expire and are refinanced or extended we will be

seeking to maintain hedging in line with group policy

Current total cost of MLI debt is 2.58%, inclusive of an average

current margin 175bps

Stable total cost of debt until February '24.
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MLI Blended interest costs (excl. margin)
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Built for scale efficiency

Industrials REIT now manage all key operational roles and
customer touch-points following the internalisation of
facilities management

Working hard to improve efficiencies across the Platform

New assets can be added at c. 20% EPRA Cost Ratio
versus 39.2% on existing portfolio

EPRA Cost Ratio %

45 41.6 409
40 35.3

35 31.8

30

25

20

39.2

EPRA Cost Ratio (%)

FY19 FY20 FY21 FY22 H1FY23
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04 Industrials Hive
Platform

Julian Carey
Managing Director




MLI Portfolio Overview as at 30 September 2022 industrials

7,114,607 92.8% 103 1,548

sq ft Occupancy Assets Customers

Note: Excludes long-leasehold and non-building units e.g. yard areas

Highly diversified customer base Top 10 customers <10% of total rent roll

Restore Plc
1.6%

Pharmapac (U.K.) Limited
1.2%

Wholesale And Retail Trade;
Repair Of Motor Vehicles

And Motorcycles, 26% JD SPORTS GYMS LIMITED

1.1%

Siemens Mobility Ltd
1.0%
Rexel UK Limited
0.9%
SDS Investments Ltd

0.9%
Booker Ltd

0.9%

Construction, 6%

Administrative
And Support Manufacturing, 22%
Service Activities,
11%

Kerry Ingredients (UK) Limited

. 0.7% . .
Jigsaw Foods Limited
0.7%
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Number of lettings/renewals

Growth iIn rental reversion

On track to deliver target growth of 4-5% p.a. by year end

6%
5%
4%
3%
2%
1%
0%

Securing record number of renewals over H1 FY23

Leasing Activity FY22

120

100

80

60

40

20

TARGET: 4-5%

0.4%

Like-for-like Cumulative Rental Growth

3.5%

1.8%

2.7%

Q3 FY22

Q4 FY22 Q1FY23

Q2 FY23

29 -
33
22 25 27 27 9
17 2 17 19 18 17
Q1 Q@ Q3 Q4 Q1 Q Q3 Q4 Q Q@ Q3 Q4 Q1 Q2
FY20 FY20 FY20 FY20 FY21 FY21 FY21 FY21 FY22 FY22 FY22 FY22 FY23 FY23

Renewals (number)

New Lettings (number)
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35%

30%

25%

20%

15%

10%

5%

0%

Average upliftin rent (%)

e Average uplift in rent from previous passing

industrials

Passing rent & ERV gap widening due to strong market rental growth

Passing rent / ERV £ psf

£7.00

£6.50

£6.00

£5.50

£5.00

Sep '20

Difference between passing rent and ERV

Average Passing Rent (£ psf)

Average ERV psf

Dec'20 Mar '21 Jun'21 Sep '21 Dec-21 Mar '22

Jun-22

Sep-22

Rent growth expected to continue over next 4-5 years

Rent £m p.a.

55

50

45

40

35

30

25

Current
Passing
Rent

Rent Bridge as at 30 September 2022

+12%

+7% -
I +20%
+7%

Rent free Contractual Portfolio Occupied
periods Rent Reversion ERV
& fixed
uplifts

+8%

Vacant
Space

+29%

ERV



Demand remains strong

Strong demand for available space

1000
800

600

400
200 . . ]

0
Mar-21

Jun-21 Sep-21 Dec-21 Mar-22 Jun-22 Nov-22

Waitlist m Qualified

Sep-22

Rent collection on target (98%-+)

Q1 Q2 Q3 Q4 Q1 Q2 Q3
98% 98% 98% 96% 94% 91%  89%
83% 98% 100% 100% 100% 100%  100%

average
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Tenant retention remains high

Area (sq ft)

100%
10% 11%

5%

14% 13% 12% 11% 13%

80% 1%

60%
40% 84%

20%

0%
H1 H2 H1 H2 H1 H2
FY20 FY20 Fy21 FY21 FY22 FY22

m Retained at expiry/break Re-let in period Vacated

H1FY23

Vacancy change: March ‘22 to September ‘22

600,000

95,555

510,050

500,000
455,845

27,755
400,000 27,243

173,366 ..10.063

300,000

200,000 (242,690)
(37,047)

100,000

0

Forfeited

Business failure
New acquisitions

New lettings Lease end

Demolition

March 22

Surrender September '22



Industrials Hive
Constant (R)evolution

6 months of significant change

Internalisation of Facilities Management

Bedding down of new Property Accounts team and

associated ERP platform
Customer service enhancements
Efficiency gains across leasing process

Data enhancement — new dashboards and improved

data collection and quality
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Asset Marketing

Management
Process & Physical
Policy Infrastructure
Property : Lead
Management Support
& Facilities
Management " .
¢ industrials
Systems
Finance &
B Lnts Technology

Legal




Making consistent progress towards ESG goals industrials

Recent initiatives and recognition

EPC Grade by Area (% by area, England & Wales only)

Path to Net Zero _ _
Portfolio EPC ratings (England & Wales)

Intention to announce a in 2023 in 45%
line with Science Based Target Initiative (SBTi) framework; 65

(o}

Preparatory work on targets underway using 2022 base line 35%
30%

Solar

25%

Currently installed on just 2% of roofs 20%
Planning a in coming years 15%
10%

Attractive economic returns available 50,
(0]

Other projects 0%

A B C D E F G
Supporting in Stockport SRER Nov-21 m Nov-22
sBPR
Employee feedback and engagement \ BRONZE o
@ 50% of the portfolio is rated A-C

New supplier onboarding with
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05 MLI Valuations &
Investment Market
Review




Like-for-like Valuation increase

Like-for-Like MLI valuation movement

Like-for-Like MLI Valuation Change %

25%
20%
15%
10%

5%

0%
-5%

-10% FY19

Top 3 performers

The Link at Huyton
Business Park,
Liverpool

St Peter’s Industrial
Park, Huntingdon

Queensway
Industrial Estate,
Stoke-on-Trent

FY20

+£1.6m

+£0.3

+£0.3m

FY21 FY22 H1FY23

+122% increase in passing rent
+31% following significant letting and ERV
increase of 40%.

Uplift in valuation following asset

+8% .
management improvement works

+6% Increase in passing rent
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12 months to YE

B 6 months to 30 Sept. 22

industrials

Like-for-like Valuation Movements (UK MLI only)

Income growth 0.7%

Capital growth (5.4%)

L4L change (4.7 %)

Portfolio NIY: 5.78% (+ 0.32%)
Capital Value psf: £81 (-£4 psf)

Bottom 3 performers

Otterwood Square,

e -£0.4m
Whitacre Industrial -£0.3m
Park, Huddersfield ’

Mandale Business £15m

Park, Durham

-17%

-14%

-12%

Yield softening of 90bps

Increased vacancy and yield
softening of 70 bps

Increase vacancy and yield
softening of 75 bps



Investment market review

A rapidly evolving marketplace
> |nvestor demand for MLI assets appears robust
> High cost of debt is dampening pricing

> Overseas investors are benefiting from weaker sterling, but

are broadly cautious about UK

> Some ‘distress’, but most buyers are struggling to find

sellers with matched expectations

> National commercial investment was 48.4% down

compared to same period in 2021 (Source: Allsop)

> Abortive transactions have increased

PERIOD ENDED 30 SEPTEMBER 2022

Pipeline/Transactions (Em)

industrials

Quarterly MLI investment pipeline and transaction volumes
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MLI Pipeline MLI Transactions (Source: DTRE)
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Industrials REIT: Well positioned in current environment industrials

Scaling and income
growth potential

Strong sector
fundamentals

Resilient P&L and

Platform and portfolio balancef sheet

\\\W\(\%\S

Constrained supply of new MLI
assets

Growing occupier based driven by
structural and societal changes

12% growth in ERVs over last 12
months

4.0% increase in like-for-like rents

Affordable rents and resilient
occupier base

Sustainable asset class

Market leading Hive operating
platform

Vertically integrated platform
driven by technology and high
quality data

High quality MLI portfolio with
diversified occupier base

20% reversion in passing rents to
ERV

Potential to generate additional
revenue through 3rd party
management and solar energy

Efficient operating platform
which benefits from economies of
scale

Strong medium/long term asset
fundamentals will continue to
drive value

More attractive entry pricing &
lower prospects for new supply

Low 26% LTV with 90%
hedging in place

50% LTV and 67% ICR debt
covenant headroom

£23m of unrestricted cash +
£25m revolving credit facility

Our largest single tenant
accounts for 1.6% of rent roll

Aligned management team with
6.3% shareholding
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Q&A

Register to join:
Industrials REIT Trading Update FY22 Q3
(quarter ending 315t December 2022)

Date: Friday 27% January 2022
Time: 9:00am — 9:30am GMT

Reqgister here to join presentation.
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Join our Investor news service by registering
for updates at:

m Follow us on LinkedIn:


https://us02web.zoom.us/webinar/register/WN_HfKjG9EhQS6gAk8aWqydrw

industrials

tatements made or information presented in this document are forward-looking statements. Forward-looking statements can sometimes, but not
s, be identified by the use of words such as “may”, “will’, “should”, “predict”, “assurance”, “aim”, “hope”, “risk”, “expect”’, “intend”, “estimate”,
nticipate”, “believe”, “plan”, “seek”, “continue” or other similar expressions that are predictive or indicative of future events. All statements other than
statements of historical facts included in this presentation, including, without limitation, those regarding the Company’s expectations, intentions and beliefs
concerning, amongst other things, the Company’s results of operations, financial position, growth strategy, prospects, dividend policy and the industries in

which the Company operates, are forward-looking statements.

> By their nature, forward-looking statements involve known and unknown risks, assumptions and uncertainties, many of which are outside the control of the
Company and its directors, which may cause the actual results, performance, achievements, cash flows, dividends of the Company or industry results to be
materially different from any future results, performance or achievements expressed or implied by such forward looking statements. Important factors that
could cause the Company’s actual results, performance or achievements to differ materially from those in the forward-looking statements include, among
others, political uncertainty, the actions of competitors, activities by governmental authorities such as changes in taxation or regulation, changing business
or other market conditions and general economic conditions and such other risk factors identified in the “Risk Management” section of Industrials REIT’s
latest annual report and accounts. Forward-looking statements should, therefore, be construed in light of such risk factors and undue reliance should not
be placed on them. They are not guarantees of future performance and are not intended to give assurance as to future results. The Company does not
undertake to update or revise any forward-looking statement to reflect any change in circumstances or in the Company’s expectations.

No representation or warranty, express or implied, is given by Industrials REIT, its directors, officers, employees and advisers in relation to the accuracy,
completeness or fairness of the information contained in this presentation (including forward-looking statements) and no reliance should be placed on such
information. Accordingly none of Industrials REIT, its subsidiary undertakings, or any other person, or any such person’s respective directors, officers,
employees or advisers accepts any liability whatsoever arising directly or indirectly from the use of this presentation.

This presentation is for your information only and should not be reproduced or distributed, in whole or in part, by any person other than Industrials

REIT. The information, statements and opinions contained in this presentation do not constitute an invitation to subscribe for or otherwise acquire, or
dispose of, or any recommendation or advice in respect of, any security or financial instrument.
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EPRA earnings per share industrials

Pence per share

0.05
0.50
0.24
2.28 - 0.04 0.16
0.91

Gross Other income Property Admin Income from JV's Finance Other Diluted EPRA  Company-specific Adjusted
rental operating and other (including EPRA cost EPS earnings EPS
income expenses operating costs adjustments) adjustments

INDUSTRIALS REIT INTERIM RESUL PERIOD ENDED 30 SEPTEMBER 2022



Income Statement and Earnings industrials

REIT
6 months to 6 months to
30 September 30 September
2022 2021
fm fm
Net rental income* 17.4
Management fee income 0.0
Operating costs* (5.8)
Net operating income 11.6
Income from Investment in associates/joint ventures (excl. fair value gains) 0.8
Net finance costs* (2.3)
EPRA adjustments and other items* (0.1)
Adjusted earnings 10.0

Earnings Yield Dividend Yield

Share price (£1.35) 29 November 2022
EPRA NTA (£1.62)

* Includes assets held for sale and discontinued operations

INDUSTRIALS REIT INTERIM RESULTS PRESENTATION |




Cashflows industrials

£5.7m
£10.1m
£6.1m
£3.4m
£7.1m
£10.9m
£10.3m
Cash balance  Operating Disposals Acquisitions Capex Dividends Other (incl. Cash Balance Restricted Unrestricted Cash held for Pro Forma
(Mar 2022) Cashflow £6.5m from  (Sep 2022) cash cash dividend Free Cash (Sep
Share 2022)
Purchase Plan
loan repaid)

INDUSTRIALS REIT INTERIM RESULTS PRESENTATION | ED 30 SEPTEMBER 2022



Debt maturity (£m) industrials

m EUR
m GBP

FY23 FY24 FY25 FY26 FY27 FY28
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Financial summary

Property/Portfolio
UK
UK MLI

Joint ventures

Care Homes Portfolio

Portfolio Total

GBP:EUR exchange rate of 1.1364

Ownership

100%

100%

PERIOD ENDED 30 SEPTEMBER 2022

Loan
Value (Em)

(180.4)

(16.5)

(196.9)

Property
Value (Em)

623.4

33.1

656.5

Gearing
(LTV)

29%

50%

30%

industrials

Annualised
Passing Rental Net
Income (Em) initial yield

38.2 5.8%
2.7 7.5%
40.9 5.9%



Debt summary industrials

Property Loan

Value Value Annual Amortisa-
Property/ (Local (Local  Gearing Swap Allin interest  tion per Loan
Portfolio currency) Currency) (LTV) Margin (fixed rate) rate expense annum Maturity
UK - £m
UK MLI - £m 623.4 (180.4) 29% 1.74% 0.85%* 2.58% (4.7) - 1 Feb ‘25
Germany - €m
Care Homes Portfolio 37.6 (18.7) 50% 1.25% 0.63% 1.82% (0.3) (0.8) 30 Dec 23
Care Homes Portfolio - £m 33.1 (16.5) (0.3) (0.7)

Total (Em) (196.9) 30%

£20m of the Industrials debt is floating.
£50m matures in February 2025, £64m in November 2025 (+ two one-year extension options), and £67m in December 2027

0.52% to 0.63%
Based on SONIA rate of 2.19%
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