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FULL YEAR RESULTS TO 31 MARCH 2021

STRONG RESULTS DRIVEN BY CONTINUED OCCUPIER DEMAND AND EFFECTIVE ASSET MANAGEMENT, AS MULTI-LET INDUSTRIAL
(“MLI”) TRANSITION NEARS COMPLETION

Stenprop Limited (“Stenprop” or the “Company”), the UK multi-let industrial property company, announces results for the full year to 31
March 2021.

Commenting on the results, Paul Arenson, CEO of Stenprop, said: "This has been a year of strong results and continued transformation
for Stenprop. A combination of the efforts of our asset management team, the strength of occupier demand for our multi-let industrial
space and the quality of our portfolio, led to a 10.1% increase, on a like-for-like basis, in the valuation of our MLI portfolio and underpinned
like-for-like MLI rental growth of 5.6% for the year.

“We remain firmly on track to become a 100% UK MLI business by the end of the current financial year, having reached 74% by the year
end, up from 58% at the start of the year. This has been driven by a successful investment and divestment programme, with disposal of
our non MLI assets achieved at an average uplift of 15% on their valuations at the beginning of the year. The capital from these sales,
along with our existing cash levels, will allow us to acquire approximately £100 million of MLI assets over the coming financial year.

“We will continue to invest in our proprietary industrials.co.uk platform. It has been a key driver of performance, assisting us to deliver a
record-breaking year of leasing activity, whilst the market intelligence it affords gave us the confidence to resume investment activity
ahead of plan. Having committed to our MLI strategy over three years ago, we are starting to see the rewards of our conviction and believe
the strength of the team, coupled with the favorable structural trends, position us to continue delivering strong results for shareholders.”

Asset management continues to underpin valuation and earnings growth

e  Total Accounting Return doubled to 11.4% (31 March 2020: 5.7%)

e Declared covered total dividend for the year of 6.75 pence per share (2020: 6.75 pence).

e Adjusted earnings per share of 6.78p (31 March 2020: 6.88p), mainly reflecting a bad debt expense of £3 million compared with a bad
debt expense last year of £0.5 million which was before COVID-19.

e 6.5% increase in EPRA Net Tangible Assets (‘NTA’) per share to 147 pence (31 March 2020: 138 pence)

e Portfolio valued at £582.3 million (2020: £532.6 million), reflecting a like-for-like valuation increase of 6.3%. This was primarily driven
by a 10.1% increase in the like-for-like value of the MLI portfolio. 65% of this was as a result of rental growth and 35% as a result of a
yield change

Platform efficiency and occupier demand driving performance

o Like-for-like rental growth across the MLI portfolio of 5.6% for the year (2020: 5.6%), driven by average uplifts from previous passing
rents upon new lettings and renewals of 16.3%.

e MLl portfolio vacancy has fallen to 6.3% on 31 March 2021 from 9.0% on 31 March 2020 because of high demand and limited supply
of MLI units in the market

e ERV across the portfolio grew 6.2% to £6.16/sq ft (2020: £5.80/sq ft), reflecting a 12.8% premium to the average passing rent of £5.46
sq ft (2020: £5.27/sq ft)

e Over 60% of leases contracted through Stenprop’s short form digital ‘Smart Leases’

e Robust rent collection of 90%

e Industrials.co.uk website users up 75% year on year

Multi-let industrial transition strategy nearing completion

e  Multi-let industrial assets comprise 74.3% of total portfolio (2020: 58%) with Stenprop on target to reach 100% by 31 March 2022
e 14 individual MLI estates, totalling over one million sq ft, acquired during the year for £91.5 million in line with £90 million target
e Disposed of £79.5 million of non-MLI assets in Germany, achieved at an average premium of 15% to the 31 March 2020 valuations



FY2021 FY2020

Statement of comprehensive income

Total dividend per share 6.75p 6.75p,
Diluted IFRS earnings per share 18.57p 5.44p
Adjusted earnings per share? 6.78p 6.88p
Diluted EPRA earnings per share 6.62p 6.65p
FY2021 FY2020
Statement of financial position
Portfolio valuation (including joint ventures) £582.3m £532.6m
Like-for-Like portfolio valuation? increase in year +6.3% +2.8%
Diluted IFRS NAV per share £1.48 £1.37
EPRA NTA per share® £1.47 £1.38
Loan-to-value® 28.1% 26.2%

1. See note 14 to the financial statements for reconciliation to IFRS earnings per share (and for all subsequent references in this report to IFRS/EPRA
earnings). Adjusted earnings per share was previously named 'Diluted adjusted EPRA earnings per share'.

2. Adjusted for sales and acquisitions in year.

3. See note 15 to the financial statements for reconciliation to IFRS NAV per share (and for all subsequent references in this report to IFRS/EPRA NTA).
4. Loan-to-value (LTV) ratio is the ratio of total borrowings, less unrestricted cash, to the Group’s aggregate value of properties.

A webcast will be held for investors and analysts this morning at 9am and can be accessed here:
https://us02web.zoom.us/webinar/register/WN tLhn7UQoQjWvgMe7DhyPLg
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About Stenprop:

Stenprop is a UK REIT listed on the LSE and the JSE. The objective of the Company is to deliver sustainable growing income to its investors.
Stenprop's investment policy is to invest in a diversified portfolio of UK multi-let industrial (MLI) properties with the strategic goal of
becoming the leading MLI business in the UK. For further information, go to www.stenprop.com.

Chief Executive’s Statement
Our transition is mostly behind us and we have almost achieved our goal of becoming a fully focused MLI REIT.
Strong asset class fundamentals

I am pleased to be able to report that we have ended the financial year with our portfolio at over 74% UK multi-let industrial (‘MLI’). This
is very satisfying, given that we began the year at 58% MLI and were intent on holding cash, which stood at approximately £70 million,
as COVID-19 struck and the UK went into an unprecedented first lockdown. A year later, the UK was in its third lockdown, yet by this
time, we had been investing in the acquisition of additional MLI since summer 2020, fully confident to push ahead with the completion
of our transition into 100% MLI based on the data of accelerated enquiries for space we were receiving from our Industrials Hive
operating platform. Our customers have proven to be very resilient and our collection rates are standing at over 90%, with MLI
benefitting from an acceleration of e-commerce penetration in the UK which is driving greater demand for space from SME occupiers.
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Our strategic decision taken in 2018 to become a focused UK MLI business has been the right one. The MLI asset class continues to enjoy
strong demand, high levels of rent collection, significant rental growth and low levels of vacancy. This has enabled Stenprop to maintain
its fully covered dividend of 6.75p for the financial year, notwithstanding the impact of both COVID-19 on collections and of holding
large cash balances for the first few months of the pandemic.

Our transition to 100% MLI is almost complete

We view our transition to a 100% UK MLI business as largely complete. Our focus for the financial year to 31 March 2022 and beyond is
now firmly on continuing to improve the performance of the Group’s MLI portfolio.

All that is left for us to do to complete the transition is to sell our remaining non-MLI assets (excluding our urban logistics assets) valued
at £127.2 million.

In terms of growth and replacing the income that we will lose from these disposals, our intention is to acquire approximately £100
million of MLI property in the financial year to 31 March 2022, using previous and anticipated proceeds from the sale of non-MLI assets,
together with approximately 40% leverage.

During the year, we acquired 14 individual

MLI estates at an aggregate cost of £91.5 million before costs. We sold our Bike Max portfolio of retail warehouses and two of our three
Berlin daily needs centres, and notarised on the sale of the third. We achieved an average of 15% uplift to the March 2020 valuations on
these sales.

Prudent financial management

In addition, we were able to take advantage of historically cheap debt markets to refinance a portfolio of properties with a £66.5 million
loan, which we fixed for seven years, interest-only at an all-in rate of 1.66% per annum. We also extended an existing five-year tranche
of debt by £23 million against recently acquired MLI assets at an all-in rate of 1.8% per annum, interest-only. We ended the financial
year with an overall LTV of 28.1% when unrestricted cash is considered and having reduced the average cost of debt while increasing the
average term.

A specialised MLI operating platform

Furthermore, we made excellent progress in evolving our platform strategy, both on the ground and by embracing technology, to
enhance efficiencies and enable us to manage significantly more scale with marginal incremental cost. Our decision to continue
investing in our technology during COVID has proved to be the right one. Our customer relationship management (‘CRM’) system went
live at the beginning of the 2021 financial year and has been a big success in assisting us managing our digital marketing and leasing
process. A significant roll out of our unified finance and operations system is now well under way and anticipated to go live in the
second quarter of the financial year to 31 March 2022. This will complete the first phase of our Industrials Hive platform development,
allowing us to in-source several key processes and control the customer experience throughout its lifecycle. The Industrials Hive
platform will provide Stenprop with the ability to grow its business, expand its offering to customers and achieve future economies of
scale through the use of technology and streamlined processes.

We believe our strategy to invest in and build a market-leading, technology-enabled MLI operating platform will be a part of
fundamental changes to the way in which the UK MLI sector is likely to be managed in the future. In much the same way as platforms
have transformed the risks, efficiencies, ratings, and valuations in other sectors like self-storage, student accommodation and hotels, we
believe the MLI sector is ready for this. Our intention is to continue with the investment into our platform during this year to ensure that
Stenprop is at the forefront of this process of change.

Performance of the UK MLI sector

Notwithstanding COVID-19 and the three UK lockdowns, the structural imbalance in supply and demand for UK MLI continued to deliver
inflation-beating rental growth throughout the year. The fundamentals in the sector remained extremely positive and Stenprop
experienced underlying like-for-like rental growth of 5-6% for the year.

We hold the view that this imbalance will continue for several years, as it is still not economically feasible to build MLI units in most
locations at current rental levels and yields, and because in and around many conurbations, supply is also being taken out of the market
in favour of other uses such as residential. Our MLI portfolio is valued at approximately £71.20 per sq ft on average.

We estimate that replacement build costs are at least £125 per sq ft, which means rents must rise by a further 30-40% in most regions
before development of new MLI units becomes widely viable, assuming suitable development land is available in and around densely
populated towns and cities.

On the demand side, we are seeing increasing numbers of new types of businesses, enabled by the internet, needing MLI space. These
are businesses who have not previously occupied MLI space and are now realising the value of affordable, flexible space close to towns
and cities. Whilst COVID-19 has caused immense disruption to the economy, we can see that the response to it by business is paving the
way for greater demand for MLI units. The internet sales and distribution channels for all businesses have taken another big step
forward as the population was forced into isolation and had no choice but to embrace new technology, as well as supply and



distribution channels. Home working and the explosion of communication technologies have fostered greater ability to work in a
decentralised way, further fuelling demand for MLI space.

Companies have reassessed their globalised ‘just-in-time’ supply chains. It is becoming apparent to many businesses that it is not viable
to rely solely on geographically distant supply chains from single undiversified sources. We sense an increasing desire from companies to
have greater control over supplies and easier access, even if it means more cost. Similarly, retailers have expanded into online trading
through websites, and many restaurants have opted for dark kitchens to facilitate the rapid increase in demand for delivered meals.
There has also been a significant increase in demand from new businesses benefiting from COVID-19 seeking MLI space, such as those
that are part of the PPE supply chain and those operating in entirely new industries like 3D printing. We believe that this type of
strategic switching of business models will continue to drive the structural shift in demand for MLI units.

Rent collections have been robust

We have provided regular trading updates on our rent collection statistics and readers can find more about the financial impact of
COVID-19 on the business in our annual report, to be published in due course. The diversity and granularity of our customer base, both
as to type of business and region, has contributed to a high degree of resilience on the part of our portfolio during COVID-19.
Fortunately, most have been able to continue working throughout as MLI units generally allow for socially distanced working, and most
businesses in MLI have some form of e-commerce component, either being part of the distribution supply chain or as part of an online
sales channel. Legislative restrictions remain in place which prevent landlords from enforcing against tenants who do not pay their rent.
These restrictions are likely to be relaxed later in 2021, and we are optimistic that once this happens we will be able to recover
additional historic rent arrears.

Total accounting return metric

With the Company now firmly focused on MLI, we are introducing a new KPI metric of Total Accounting Return (‘TAR’) to benchmark
and measure the future performance of this portfolio. TAR comprises the percentage EPRA NTA NAV per share increase in the financial
year plus the distributions per share for the financial year, as a percentage of the opening EPRA NTA NAV per share at the beginning of
the financial year.

Based on the past and current performance of our MLI portfolio and of the MLI asset class characteristics in general, we believe the MLI
portfolio should deliver a TAR of at least 10% for the financial year to 31 March 2022 and for several years to come.

At least half of this (>5%) will come from valuation growth within the portfolio, as higher rents are translated into higher capital values.
The balance (+/-5%) will come in the form of distributions.

ESG

While our primary purpose as a business is to revolutionise MLI in the UK for the benefit of all our stakeholders, we recognise the critical
role that environmental, social and governance (‘ESG’) factors play in delivering operational and financial performance. In this respect
we also understand that monitoring and disclosing the performance of our portfolio is fundamental to delivering value to our
shareholders and meeting their expectations around ESG. As you will see in the annual report, during 2020, we developed an ESG
strategy and policy to help further embed sustainability within our organisation whilst establishing our own internal ESG Steering Group
to track our progress and identify new opportunities to drive further improvements. We look forward to updating shareholders as our
strategy evolves.

Conclusion

The fundamentals of the MLI asset class remain very positive in the medium to long term. We believe MLI continues to be well
positioned to benefit from these fundamentals and to take a strong leap forward as the COVID-19 crisis passes. Our transition to a 100%
UK MLI business is now largely complete, and we are delighted that over this four-year period we have delivered a Total Accounting
Return of 32.3%. Looking forward, we return our focus to delivering sustainable and growing earnings and NAV, based upon MLI
fundamentals which we believe will consistently deliver a 10% per annum total accounting return. We are also planning the transfer of
our LSE listing from the Specialist Fund Segment to the Premium Segment of the Main Market, which we anticipate will take place
before the end of the current financial year.

We are also increasingly focused on the operational aspects of managing this single-focused business and are confident that the work
we have done and the investment we have made into our operating platform will soon start to show significant and long-lasting
earnings enhancing benefits. It has been built to enable Stenprop to achieve the benefits of scaling the business with marginal
increments in cost.

We take this opportunity to thank all of our stakeholders and our Board for their support. In particular, we wish to thank our staff who
have adapted really well to working from home and to managing the relationships with our customers through these challenging times.

Paul Arenson
Chief Executive Officer
10 June 2021



Property Report and Investment Update
MLI performance overview

Despite the global pandemic, the MLI market and our portfolio performed well during the last year, allowing us to reduce our vacancy
rate materially over the period. Demand has risen significantly because of the acceleration of consumer trends towards online retail,
and the sector has proven resilient operationally through the lockdowns. Very limited supply of new MLI space entering the market and
low levels of vacancy have continued to put rents under upward pressure, whilst lease incentives are down to almost insignificant levels.
Despite the growth, witnessed rents remain very affordable especially for new entrants into the market who are migrating into MLI from
more expensive sectors (such as retail and offices). Our efficient operating platform and Smart Lease offer has enabled us to capitalise
on the opportunity and capture the demand generated through our Industrials brand, whilst we have also consistently generated
significant uplifts at lease renewal from existing customers.

Portfolio Change

Vacancy has reduced from 9.0% to 6.3% during the year as demand has outstripped supply across the UK. Income has grown as we
added over £90 million of new MLI estates to the portfolio and captured additional rent at renewal and upon new letting.

Income

For the second consecutive year, like-for-like rents grew 5.6% over the year as we captured significant rental uplifts upon new lettings
and at lease renewal.

Rents

ERVs grew 6.2% during the course of the year, resulting in an increased gap between passing rent and ERV (12.5% vs 10.1% in the
previous year), leading to increased potential for rental uplifts upon reletting or renewal. The increasing number of fixed rental uplifts in
the leases is also generating 5.2% of guaranteed rental uplifts to come within the current lease terms vs 4.6% last year.

Demand

We have witnessed a structural shift in MLI demand as a result of Covid-19. Enquiries for MLI space, received into our Industrials Hive
platform, have increased 56% in the first quarter of 2021 vs the last quarter of 2020.

Leasing Activity
Key statistic: £5.35 million of contractual rental income signed over the period in 259 transactions.

We continue to capture significant uplifts in passing rent on renewal and the signing of new lettings. The number of lettings completed
also remains high, as we let more units than we take back, thus reducing vacancy.

UK urban logistics

We have extended the leases of three single-let urban logistic assets over the course of this year. WAULT is now two years to break and
4.1 years to lease expiry.

The transactions included:

e A new 10-year lease to Menzies Distribution Limited at 1 Europa Drive in Sheffield. The lease included a tenant-only break option
after three and five years, and an upward only rent review after the fifth year. The rent increased by 4% from the previous passing
level.

e A new 10-year lease to Booker Limited at Unit 1, Knightsbridge Park in Worcester. The lease included a tenant-only break option and
upward only rent review after the fifth year. The rent increased by 12% from the previous passing level.

e Whilst extending this lease, we took the opportunity to regear a separate lease at Unit 35 Merthyr Tydfil Industrial Park also let to
Booker Limited. This lease expires in July 2021 and we have signed a reversionary lease that extends the term for a further 10 years
with a tenant-only break option and upward only rent review after the fifth year.

Guernsey - Trafalgar Court

Over the last year, two small leases were renewed for a total annual rent of £33,000. We secured an uplift from the largest tenant at its
July 2020 rent review of £22,000 and settled an RPI rent review on the lease to the second largest tenant, securing an uplift in rent of
£71,000 pa.

The office investment market in the Channel Islands remains robust. There is strong demand, but transaction volumes have fallen due to
a lack of supply. This was compounded in the first half of the financial year due to COVID-19, with total volumes of £185m and £220m in
2018 and 2019 respectively, falling to only £61m in 2020. There was no material shift in yields over this period.

There has been some difficulty for investors from outside the islands gaining access in the last year due to travel restrictions and
quarantine requirements. As these restrictions are lifted there is likely to be an increase in transaction volumes. Having said that, locally



based high net-worth individuals and syndicates have been the most active buyers in the market in the last three years and can acquire
assets of £50m+ with no recourse to debt.

Despite the prevalence of local investors there has been an expanding pool of global investors attracted by long lease lengths, strong
covenants, and a proven discount to mainland UK investment opportunities.

This asset is scheduled to be sold before March 2022, and brokers were appointed to start marketing the property in April 2021. We
anticipate strong demand given the asset’s high quality, solid occupational market, and positive investor sentiment.

Germany
Care Homes

There have been no material asset management events in the previous financial year. Rent collection has been 100% and we intend to
complete the sale of these assets by March 2022.

Hermann Quartier

The food anchored, covered shopping centre was marketed for sale at the beginning of 2020 through a formal process run by CBRE, and
we successfully notarised a sale contract in December 2020. The sale will complete following the satisfaction of the last sale condition.

The centre performed well over the year despite some of the COVID-related government-imposed restrictions. Even when these
restrictions were in place during March to June 2020 and January to March 2021, we maintained collection rates above 80%. We also
completed the lease regear to our anchor tenant who represents 17% of the income from the centre. The new lease is for a 17-year
term post the completion of tenant enhancement works.

Switzerland
Lugano

The health club tenant has been closed for most of the year due to COVID-19 restrictions and remains closed as of April 2021. Rent
payments have been intermittent with 37% of rent due, collected over the year. We are planning to sell the asset in this financial year
and have active interest from potential investors.

Transactions overview
Acquisitions

In this financial year we completed 14 separate acquisitions for a net value of £91.5 million in a range of large towns and cities across
the UK. These acquisitions added good quality estates to our existing portfolio in markets with strong fundamentals and which met our
strict investment requirements. In an investment market characterised by increased demand which is driving yield compression the
average yield at acquisition compared favourably with those in previous years.

Of the 14 acquisitions, only two had formal closing dates, with pricing on the remainder being agreed on a negotiated basis either off-
market or following a limited marketing campaign. The market remains fragmented and hence the type of vendors remains diverse,
although during the financial year ending 31 March 2021, we executed on a greater proportion of distressed institutional sales than
normal as a result of open-ended funds coming under redemption pressure. There are a range of sale motivations from vendors
including moving to investments that require less management, reaching the end of their business plans, pressure to raise capital, and
those reweighting their portfolio or changing their asset profiles (size, location, quality etc).

Summary of Stenprop’s three largest acquisitions

The largest acquisition during the period was Bowthorpe Industrial Estate in Norwich, acquired from the Blackrock Industrial Trust. The
purchase price was £19.6 million, representing a NIY of 6.4% and a capital value of £80 per sq ft. This asset was formally launched in
March 2020, at a quoting price of £20.7 million and was subsequently withdrawn following the onset of the COVID-19 pandemic. As we
gained comfort from the positive trends within our own portfolio relating to rent-collection, rental growth, and occupational demand
we made an approach and negotiated the sale in July 2020. With an average unit size of ¢3,200 sq ft the estate is well suited for us to
release maximum value through the use of our Smart Lease and serviced industrial model.

We completed the acquisition of Mandale Business Park, Durham in October 2020, for £11.2 million representing a NIY of 6.7% and a
capital value of £82 per sq ft from a developer who had completed a back-to-frame refurbishment across all five terraces. This asset was
originally marketed in June 2019 but failed to sell. We tracked the asset and made an approach and agreed a negotiated price. This
estate provides highly specified multi-let industrial accommodation with an excellent letting history in a strong location just off the Al in
Durham.

Newburn Riverside Industrial Park, Newcastle was acquired in February 2021, for £10.9 million representing a NIY of 6.8% and a capital
value of £93 per sq ft from Aegon’s (previously Kames) retail fund. It was marketed as part of a package with some adjacent office
accommodation, and we made an approach on the industrial element only. This is a modern, well specified estate in a very strong



strategic location adjacent to the Al to the west of Newcastle City Centre. The Newcastle industrial market has been performing well
over recent years, and we are pleased to increase our weighting to this market as a result of this acquisition.

Summary of MLI acquisitions made over last 4 years

NIY (inclusive of Rent (inclusive of

guarantees) assuming guarantees) at

Purchase Price GIA Cap Vval 6.5% costs acquisition £ per sq ft

FY17/18 £21,253,983 476,766 £44.58 6.72% £5.58
FY18/19 £103,519,650 1,683,966 £61.11 6.90% £4.75
FY19/20 £38,181,770 504,137 £75.74 6.85% £5.98
FY20/21 £91,535,000 1,089,037 £84.05 6.64% £6.21
Total/Average £254,490,403 3,753,906 £67.79 6.78% £5.43

Financial Review

We are pleased to be reporting strong results in a year that saw much turbulence and uncertainty. Whilst we were not immune from the
effects of the pandemic, we have been encouraged by the fact that the MLI asset class has been able to clearly demonstrate its
resilience and versatility. Regional e-commerce sales and distribution channels are becoming ever more important, and MLI has shown
its appeal to an increasingly diverse range of businesses, that have translated into increased tenant demand, growing rents and
increased occupancy.

Our ongoing transition to being 100% MLI was put on hold in the first quarter of the financial year as we focused on maintaining a
healthy cash balance as the pandemic took hold. However, early signs of a strong recovery in MLI from our Industrials Hive platform
meant we recommenced our acquisition programme in June and we concluded the year having acquired 14 MLI estates, in separate
transactions, for a total purchase price of £91.5 million before costs which was in line with our target for the period. Our MLI portfolio
now totals 5.6 million sq ft, and at the year-end made up 74.3% of our total investment property portfolio by market value. We also had
a successful year in terms of our planned disposals with all our wholly owned German properties sold or notarised during the year, at an
average premium of 15% to the March 2020 valuations.

The board of directors (the ‘Board’) have declared a dividend of 3.375 pence per share for the six months ended 31 March 2021,
bringing the full year distribution to 6.75 pence per share (2020: 6.75 pence). The dividend is fully covered by adjusted earnings per
share of 6.78 pence (2020: 6.88 pence) and, as in the past, can be taken as a cash payment or scrip share alternative.

Diluted IFRS earnings per share (‘EPS’) was 18.57 pence (2020: 5.44 pence), whilst the adjusted EPS amounted to 6.78 pence, compared
with 6.88 pence in the prior year. The significant increase in IFRS profit was driven by a larger uplift in the fair value of investment
properties when compared with the prior year. Earnings were impacted by the pandemic and, across all operating segments, prudent
assumptions were applied in respect of bad and doubtful debts and tenant lease incentives, based on rent collection rates experienced.
These COVID-19 related provisions have contributed to an increase in the Group bad debt expense of approximately £2.5 million (0.87
pence per share) relative to the prior year.

As at 31 March 2021, Stenprop’s total property portfolio, including share of joint ventures, was valued at £582.3 million (2020: £532.6
million). On a like-for-like basis, excluding the impact of acquisitions and disposals during the year, the portfolio value increased 6.3%,
after including a decrease of 0.8% relating to currency movements. This has been driven by a like-for-like valuation increase of our MLI
portfolio of £31.0 million, or 10.1%. The valuation uplifts contributed to an overall EPRA NTA per share of £1.47, an increase of 6.5%
against the prior year (2020: £1.38). The effects of MLI acquisition costs, disposal costs, the impact of remaining non-MLI property
valuation changes and increased bad debt provisions partially offset the effect of the MLI like-for-like valuation uplift on the NAV
increase. Together with the full year dividend of 6.75 pence per share, the increase in NAV has helped deliver a very strong total
accounting return for the year of 11.4% (2020: 5.7%).

Stenprop reported a see-through LTV of 28.1% using net debt (including unrestricted cash balances). We are also very pleased to have
concluded two major refinancings in the year, which reduced our weighted average cost of debt to 1.93% from 2.62% and extended our
maturity profile to 3.9 years from 2.7 years. More detail on this can be found later in this Report.

2021 2020
Statement of comprehensive income
Dividend per share 6.75p 6.75p
Diluted IFRS earnings per share 18.57p 5.44p

Adjusted earnings per share' 6.78p 6.88p



Diluted EPRA earnings per share 6.62p 6.65p

! See note 14 for reconciliation to IFRS earnings per share. Adjusted earnings per share was previously named ‘Diluted adjusted EPRA earnings per
share’.

2021 2020
Statement of financial position
Portfolio valuation (including joint ventures) £582.3m £532.6m
Like-for-Like portfolio valuation increase in year +6.3% +2.8%
Diluted IFRS NAV per share £1.48 £1.37
EPRA NTA per share? £1.47 £1.38

% See note 15 for reconciliation to IFRS NAV per share (and for all future references in this report to IFRS/EPRA NTA). EPRA NTA assumes that entities
buy and sell assets, thereby crystallising certain levels of unavoidable deferred tax liabilities where assets are held for sale.

2021 2020
Other
MLI portfolio percentage 74.3% 58.0%
Total accounting return 11.4% 5.4%
Loan-to-value ratio 28.1% 26.2%

FX rates in period

Average foreign exchange rates in the year: £1.00:€1.1202; £1.00:CHF1.2057 (2020: £1.00:€1.1442; £1.00:CHF1.2544)
Year-end foreign exchange rates: £1.00:€1.1738; £1.00:CHF1.2985 (2020: £1.00:€1.1249; £1.00:CHF1.1915)

Presentation of financial information

The consolidated financial statements are prepared in accordance with IFRS. The Group’s subsidiaries are consolidated at 100% and its
interests in joint ventures are consolidated using the equity method of accounting. In addition to information contained in the Group
financial statements, alternative performance measures (‘APMs’), being financial measures that are not specified under IFRS, are also
used by management to assess the Group’s performance.

Stenprop discloses APMs based on EPRA Best Practice Recommendations, in line with our peers in the real estate sector. These include
earnings and NAV metrics that are referred to throughout this report, and that can also be seen in the EPRA key performance measures
table in our Annual Report. EPRA disclosures have included changes in the year with regard to net asset value (‘NAV’) metrics. Stenprop
has adopted EPRA Net Tangible Assets (‘NTA’) as its reporting measure, replacing our previously reported EPRA NAV. EPRA NTA assumes
that entities buy and sell assets and is aligned with IFRS NAV in that it includes deferred tax liabilities with regard to properties classified
as held for sale.

KEY STATISTICS

18.57p
Diluted IFRS earnings per share

6.78p
Adjusted earnings per share

6.75p
Full year dividend per share

11.4%
Total accounting return

Earnings

For the year ended 31 March 2021, basic IFRS earnings attributable to ordinary shareholders increased significantly to £53.0 million
(2020: £15.6 million), equating to a diluted IFRS EPS of 18.57 pence (2020: 5.44 pence). The increase was driven by the fair value gain on
investment properties in the year of £36.3 million versus the prior year (2020: £4.9 million) and was led by strong lettings and yield
compression across our MLI portfolio.



Net rental income from continuing operations was £32.0 million (2020: £33.0 million). The MLI portfolio contributed £21.4 million to the
total at year-end; a 19.6% increase over the prior year contribution of £17.9 million and representing 67% (2020: 54%) of total net rental
income.

Net rental income is presented after provision for expected credit losses. As a result of COVID-19, larger credit loss provisions were
booked, resulting in a bad debt expense for the year, including discontinued operations, of £3.0 million (2020: £0.5 million). The total
aggregate provision for expected credit losses stood at £3.6 million as at 31 March 2021 (31 March 2020: £1.3 million). On a portfolio
level, the expense for expected credit losses reflected 7.4% of rents invoiced compared with 1.2% in the prior year. Although not yet
guantifiable in amount or timing, as the effects of the pandemic start to diminish, we anticipate that customers will be able to begin the
process of settling their arrears. The payment of this rent will result in the unwind, over time, of a portion of the bad debt provision.

Operating expenses for the year were £10.5 million (2020: £10.1 million). There are several moving parts to this balance with the
increase to prior year driven by staff remuneration costs, which includes the impact of a higher staff count of 43 at the year-end (2020:
28). The new hires include an expansion in our HR, sales and marketing capabilities as well as new team members to support our
operational platform as we in-house property accounting and continue to grow our MLI portfolio. These important hires will allow
Stenprop to own and manage the entire customer journey from initial enquiry through to leasing, move-in and ultimately move-out,
helping to deliver our class leading customer service and value proposition.

In accordance with reporting standards widely adopted across the real estate industry in Europe, the directors feel it is appropriate and
useful, in addition to providing the IFRS disclosed earnings, to also disclose EPRA earnings and adjusted earnings (in previous reports
referred to as ‘diluted adjusted EPRA earnings’). As disclosed in note 14, this measure utilises EPRA’s Best Practices Recommendations,
and applies further Company-specific adjustments to earnings to exclude items considered not to be in the ordinary course of business
or other exceptional items, to provide additional information on the Group’s underlying operational performance. Adjusted earnings
attributable to shareholders were £19.4 million (2020: £19.7 million), equating to an adjusted EPS of 6.78 pence (2020: 6.88 pence). A
reconciliation of IFRS profit to EPRA earnings and adjusted earnings for the year is shown in note 14 to the financial statements.

In line with best practice, Stenprop also discloses EPRA cost ratios. The EPRA cost ratio (including direct vacancy costs) stood at 41.6%
for the year ended 31 March 2021 (2020: 35.3%). The cost ratio includes the effects of a higher bad debt expense for the year of £3.0
million (2020: £0.5 million) as a result of COVID-19. The expense for expected credit losses accounted for 7.4% points of the EPRA cost
ratio (2020: 1.2% points). We anticipate that, as we continue to grow the MLI portfolio with the benefit of our Industrials Hive operating
platform, the marginal cost of each additional MLI property will be significantly lower than for the existing portfolio. Hence we expect
our EPRA cost ratio to decrease steadily going forward.

Dividends

On 9 June 2021, the Board declared a final dividend of 3.375 pence per share (2020: 3.375 pence), which, together with the interim
dividend of 3.375 pence per share (2020: 3.375 pence per share) declared on 2 December 2020, results in a total dividend for the year
ended 31 March 2021 of 6.75 pence per share (2020: 6.75 pence per share). The total dividend for the year is fully covered by earnings
of 6.78 pence per share.

The dividend of 6.75 pence per share represents a dividend yield of 4.4% on the share price at 8 June 2021 of £1.55, and a yield of 4.6%
on the diluted EPRA NTA per share at 31 March 2021 of £1.47.

Subject to the receipt of regulatory approvals, the directors intend to offer shareholders the option to receive all or part of their
dividend entitlement by way of a scrip issue of new Stenprop ordinary shares, or in cash. A further announcement informing
shareholders of the salient dates and tax treatment of the dividend will be released in due course.

Future distributions

Stenprop’s business has proved resilient to the challenges caused by the pandemic and we are pleased to have been able to maintain a
covered total dividend of 6.75p per share. In light of our strong operating performance and robust rent collection rates, it is the Board’s
intention to maintain the dividend at 6.75p for the year ending 31 March 2022, our final transitional year. The key factors that are likely
to determine whether this dividend is covered or not are the levels of the ongoing bad debt provision required because of COVID-19 and
the levels of cash drag as a result of the sales of the last remaining non-MLI assets and the time taken to deploy the net proceeds into
additional MLI assets. Once we complete the transition this coming year and COVID-19 is largely behind us, we anticipate growing
earnings and dividends going forward as a 100% UK MLI business.

Net asset value

The IFRS basic and diluted net asset value per share at 31 March 2021 was £1.49 and £1.48 respectively (2020: basic £1.38; diluted
£1.37) (see note 15). The increase over the year has been driven primarily by like-for-like valuation increases of our MLI portfolio of
£31.0 million, or 10.1%. At year-end, the 83 MLI properties were valued at £432.9 million, representing 74.3% of our total portfolio.

As is the case regarding the disclosure of EPRA earnings, the directors feel that it is appropriate and useful, in addition to IFRS NAV, to
disclose EPRA NTA. The EPRA NTA per share at 31 March 2021 was £1.47 (2020: £1.38). A reconciliation of this against IFRS NAV is
shown in note 15 to the accounts. The EPRA NTA excludes £1.8 million of intangible assets related to the development of our MLI



operating platform, called Industrials Hive. We anticipate further expenditure of approximately £1.5 million on Industrials Hive during

the financial year ended 31 March 2022.

Portfolio valuation

Including the Group’s share of joint ventures, Stenprop’s investment properties were valued at £582.3 million (31 March 2020: £532.6
million), of which £38.2 million were classified as assets held for sale (31 March 2020: £109.1 million). Assets held for sale consist of the
remaining Berlin daily-needs retail centre, known as Hermann, the sale of which was notarised in December 2020 (and which is
expected to complete within the next few months), and the remaining asset in Switzerland (let to a wellness centre/health club). On a
like-for-like basis, excluding the impact of additions and disposals in the year, the valuation of the portfolio since 31 March 2020
increased by 6.3%, after taking into account a decrease of 0.8% relating to currency movements.

Annualised Net initial
contracted yield
Market value  Portfolio by gross rental (weighted

Combined portfolio (including 31 March market value Properties Area income average) Voids by area
share of joint ventures) 2021 (£'000) (%) (number) (sg m) (£'000) (%) (%)
Investment properties
Guernsey office 56,150 9.7 1 10,564 4,428 7.25 0.20
UK multi-let industrial 432,910 74.3 83 521,288 30,190 6.22 6.34
UK urban logistics 22,160 3.8 5 21,861 1,741 7.36 -
Sub-total 511,220 87.8 89 553,713 36,359 6.39 5.98
Assets held for sale:
Germany 26,239 4.5 1 8,274 1,269 4.90 3.20
Switzerland 11,967 2.1 1 5,974 953 3.37 -
Total — wholly owned 549,426 94.4 91 567,961 38,581 6.25 5.87
Share of joint ventures 32,839 5.6 4 19,330 2,379 6.15 -
Total 582,265 100 95 587,291 40,960 6.24 5.68
KEY STATISTICS
6.3%

Like-for-like portfolio valuation increase

£91.5m
MLI acquisitions

74.3%
MLI percentage of total portfolio

£582.3m
Total portfolio valuation

United Kingdom MLI portfolio

The UK MLI portfolio, totalling 83 industrial estates across approximately 5.6 million sq ft of lettable space, was independently valued at
£432.9 million at 31 March 2021. This reflected a like-for-like increase, after excluding acquisitions during the year, of £31.0 million, or
10.1%, on the valuation at 31 March 2020. The increase was driven by the capitalisation of strong lettings concluded in the year as well
as a component of yield compression as the asset class continued to demonstrate its appeal. We calculate that income change is driving

65% of total valuation growth with yield compression driving the remaining 35%.

United Kingdom urban logistics

The UK urban logistics portfolio was independently valued at £22.2 million, an increase of £0.8 million, or 3.8%, on the valuation at 31
March 2020. Urban logistics represents just under 4% of our total portfolio and we anticipate retaining these industrial assets and rolling
them into our UK MLI segment going forward as they complement our wider MLI strategy.

Guernsey



The office building known as Trafalgar Court in Guernsey was valued at year-end at £56.2 million (2020: £57.5 million). The unexpired
lease term at the property is 7.3 years and it is let to a strong tenant, which has sub-let a significant portion of its space. Subsequent to
the year-end, the property has been marketed for sale and we look forward to providing an update on this process in due course.

Germany

The German portfolio (excluding the Care Homes joint venture) now comprises a single Berlin daily needs retail centre, the sale of which
was notarised in December 2020. The property valuation reflects the sales price of €30.8 million and associated sales costs have been
provided.

Switzerland

The final Swiss property, Lugano, was independently valued at CHF15.5 million (March 2020: CHF17.0 million). The decrease of 8.6%
reflects the struggles faced by the health spa/leisure sector as a result of COVID-19 and having to close down operations for long
periods. This asset was classified as held for sale in the financial statements and represents 2.1% of our total portfolio.

Joint ventures

The care homes portfolio in Germany, comprising four care homes, was independently valued at €38.9 million, a 3.2% decrease
compared with the 31 March 2020 valuation of €40.2 million.

Debt

Total borrowings at 31 March 2021 were £214.5 million with the LTV ratio being 28.1% when calculated on a see-through basis using net
debt (debt after taking into account unrestricted cash balances). The Group considers it appropriate to maintain its level of borrowings
at no more than 40% of its gross asset value on a see-through basis.

31 March 31 March

Group debt metrics 2021 2020
(including share of joint ventures) fm fm
Nominal value of debt (214.5) (217.3)
Unrestricted cash 50.7 77.9
Net debt (163.8) (139.4)
Market value of investment property 582.3 532.6
LTV (%) 28.1 26.2
Weighted average debt maturity (years) 3.9 2.7
Weighted average interest rate (%) 1.93 2.62
Loan facilities hedged/fixed (%) 76 77

Stenprop was able to benefit from favourable lending conditions towards the end of 2020 and refinanced a significant component of its
MLI debt at attractive pricing levels. The two refinancings completed in December 2020 and are detailed below:

¢ A new seven-year, £66.5 million fixed rate senior debt facility with ReAssure, a life and pensions company who have experience of
writing sizeable loans secured by UK industrials assets. The new facility refinanced an existing £61.5 million loan, which was due to
expire in June 2022, and is secured against a portfolio of 30 multi-let industrial assets located across the UK with an LTV ratio of 38%.
The new facility allows the Company to significantly reduce its financing costs by around £0.9 million per annum as a result of the
new loan being fixed at an all-in annual rate of 1.66% compared to 3.2% on the previous arrangement.

¢ The extension of an existing debt facility from £27 million to £50 million, raising additional monies against recently acquired MLI
assets. The refinance saw the original swap of 1.27% replaced with an interest rate cap at 50bps on 85% of the loan. This brought the
annual cost of debt on this loan to approximately 1.8% all-in, from its previous level of 3.1%, and is expected to result in annual
savings of approximately £0.3 million. The loan matures in February 2024.

The weighted average debt maturity stood at 3.9 years at 31 March 2021 compared with 2.7 years at 31 March 2020. We have
deliberately kept our debt maturity short during the transition in order to minimise loan break costs. When considered in isolation, our
MLI portfolio has a weighted average debt maturity of 4.9 years, with the next maturity occurring in February 2024. We will continue to
proactively manage our debt maturity profile as well as reviewing and diversifying our lender base as we grow the UK MLI portfolio.

The all-in contracted weighted average cost of debt was 1.93% at year-end, compared with 2.62% at 31 March 2020, and reflects the
impact of the two refinancings completed in the year. At year-end, we held unencumbered properties valued at £27.2 million. These will
be refinanced in due course to help fund our acquisition programme.



The £30 million rolling credit facility provided by Investec Bank Plc to bridge the potential funding gap between property acquisitions
and sales was extended on 21 May 2021 and matures at the end of April 2022. The facility was not utilised during the year and
was undrawn as at 31 March 2021. There are no non-utilisation fees payable on the facility.

Stenprop has been in compliance with its lending covenants throughout the year and significant headroom exists for both interest cover
and LTV loan covenants. Loan facilities subject to LTV covenants allow for an average 33% reduction in values. Loan facilities subject to
debt service cover ratio covenants allow for an average reduction in net rents of 73%.

The Group enters into hedging arrangements or fixed interest rate facilities to mitigate the risks associated with movements in interest
rates in respect of at least 75% of its interest rate exposure. The Group utilises derivative instruments solely for the purposes of efficient
portfolio management.

Liquidity and COVID-19

We began the year focused on maintaining liquidity in a period of intense market uncertainty. With our regional network of customer
engagement managers, we were able to proactively liaise with our customers to understand the immediate issues facing their
businesses. Following disruption caused by the first lockdown, we were pleased to report robust rent collection levels at our Interim
results of 90% across the portfolio, with MLI rent collection trending between 85-90%. The resilience of the MLI asset class was proven
again in the second half of the year when we continued to experience strong demand for our units, growth in passing rents and ERVs,
and reduced vacancy. Supply remains restricted, with acquisition cost still significantly below replacement cost and we believe that the
effects of COVID-19 have accelerated the demand for the flexibility and affordability that MLI offers. At the end of the year, and despite
the severity of the third lockdown, we are reporting rent collection across the Group of 92%, with MLI rent collections still trending at
approximately 90%.

We maintained appropriate cash balances as the pandemic took hold but were able to deploy cash for acquisitions quickly as our
platform gave us early insight into the increasing demand for MLI space. The first half of the year saw £40.0 million of acquisitions with a
further £51.5 million completed by 31 March 2021.

Following the completion of the two German sales prior to the year-end, Stenprop held unrestricted cash balances of £51 million at 31
March 2021. Holding cash at these levels for prolonged periods has a detrimental impact on earnings in the form of cash drag and we
continue to appraise appropriate acquisition opportunities that meet our disciplined investment criteria, and aim to deploy cash as
quickly as we can. Combined with the continued, albeit reducing, impact of COVID-19, the timing of sales and acquisitions remains one
of the biggest challenges of the coming year in terms of maximising earnings.

Conclusion

Our four-year plan to divest our non-MLI assets, build a quality MLI portfolio, reduce leverage and develop a market-leading platform on
which to deliver strong returns is almost complete. The most recent financial year has been challenging, but we end it having delivered a
strong set of financial results, both in terms of robust earnings and a stronger balance sheet. Our MLI portfolio has proven itself to be
resilient and we are gratified that we have performed well in a year that has created such instability across both the economy and our
personal lives. Our staff and business have adapted brilliantly to remote working and we are capitalising on efficiencies learned over the
last 12 months.

As we start the process of delivering our final transitional year, we look next to scaling our MLI business and leveraging off our
Industrials Hive operating platform to deliver growing earnings and NAV. We are confident that a stabilised MLI portfolio managed on
our platform will deliver a total accounting return of at least 10% per annum, of which at least half will come from NAV increases as a
result of capitalising predicted rental growth. The balance will come from earnings that are underpinned by the rental growth that we
are currently experiencing. We are also excited about the opportunities that will be created by our technology enabled operating
platform in improving our own efficiencies and returns and in opening up further market opportunities for Stenprop.

James Beaumont
Chief Financial Officer
10 June 2021

Consolidated Statement of Comprehensive Income
For the year ended 31 March 2021
31 March 31 March

2021 2020
Note £'000 £000

Continued operations
Revenue 44,860 44,098

Expected credit losses (2,345) (541)



Property expenses (10,512) (10,508)
Net rental income 6 32,003 33,049
Management fee income 747 558
Operating costs 7 (10,516) (10,053)
Net operating income 22,234 23,554
Fair value gain on investment properties 36,287 4,938
Gain/(loss) on disposal of property 656 (2,779)
Income from joint ventures 18 61 2,115
Profit on disposal of subsidiaries 25 307 -
Net foreign exchange (loss)/gain (44) 3
Profit from operations 59,501 27,831
Net gain/(loss) from fair value of derivative financial instruments 1,940 (2,410)
Interest income 356 432
Finance costs 9 (5,857) (9,719)
Profit for the year before taxation 55,940 16,134
Tax (expense)/credit 10 (2,034) 1,222
Profit for the year from continuing operations 53,906 17,356
Discontinued operations

Loss for the year from discontinued operations 19 (891) (2,197)
Profit for the year 53,015 15,159
Profit attributable to:

Equity holders 53,045 15,565
Non-controlling interest derived from continuing operations (30) (406)
Other comprehensive income

Items that may be reclassified subsequently to profit or loss:

Foreign currency translation reserve (3,663) 4,104
Total comprehensive income for the year 49,352 19,263
Total comprehensive income attributable to:

Equity holders 49,352 19,669
Non-controlling interest (30) (406)
Earnings per share Pence Pence
From continuing operations:

EPS 14 19.02 6.28
Diluted EPS 14 18.88 6.20

From continuing and discontinued operations:



EPS 14 18.71 5.50
Diluted EPS 14 18.57 5.44
Consolidated Statement of Financial Position
For the year ended 31 March 2021
31 March 31 March
2021 2020
Note £'000 £'000
ASSETS
Non-current assets
Investment properties 16 511,220 387,761
Investment in joint ventures 18 143 781
Investment in joint venture bond 18 14,119 15,336
Intangible assets 1,784 -
Derivative financial instruments 24 138 -
Other debtors 20 8,670 13,523
Right-of-use asset 314 491
Total non-current assets 536,388 417,866
Current assets
Cash and cash equivalents 21 53,781 84,453
Trade and other receivables 20 8,723 8,249
Other investments 1,000 -
Derivative financial instruments 24 2,024 -
Assets classified as held for sale 19 39,208 111,857
Total current assets 104,736 204,585
Total assets 641,124 622,451
LIABILITIES
Current liabilities
Bank loans 23 4,489 -
Taxes payable 1,706 7,241
Accounts payable and accruals 22 16,516 16,689
Provisions 19 - 3,179
Lease liability 316 302
Liabilities directly associated with assets classified as held for sale 19 15,166 47,310
Total current liabilities 38,193 74,721
Non-current liabilities
Bank loans 23 176,655 154,171
Derivative financial instruments 24 430 2,001



Lease liability 26 222
Total non-current liabilities 177,111 156,394
Total liabilities 215,304 231,115
Net assets 425,820 391,336
EQUITY
Capital and reserves
Share capital and share premium 12 322,776 322,993
Equity reserve (10,058) (14,360)
Retained earnings 91,647 57,490
Foreign currency translation reserve 21,455 25,118
Total equity attributable to equity shareholders 425,820 391,241
Non-controlling interest - 95
Total equity 425,820 391,336
£ £
Net asset value per share 15 1.49 1.38
Diluted net asset value per share 15 1.48 1.37

The consolidated financial statements were approved by the board of directors on 10 June 2020 and signed on its behalf by

James Beaumont
Chief Financial Officer

Consolidated Statement of Changes in Equity
For the year ended 31 March 2021

Share Foreign
capital and currency Attributable Non-
share Equity  Retained translation to equity controlling
premium reserve earnings reserve shareholders interest Total equity
Note £000 £000 £000 £000 £000 £000 £000
Balance at 1 April 2020 322,993 (14,360) 57,490 25,118 391,241 95 391,336
Profit for the year - - 53,045 - 53,045 (95) 52,950
Other comprehensive income for
the year - - - (3,663) (3,663) - (3,663)
Total comprehensive income for
the year - - 53,045 (3,663) 49,382 (95) 49,287
Equity-settled share-based
payments 13 (217) 1,219 213 - 1,215 - 1,215
Repurchase of own shares - (4,110) - - (4,110) - (4,110)
Ordinary dividends 11 - 7,193 (19,101) - (11,908) - (11,908)




Total contributions and
distribution recognised directly in

equity (217) 4,302 (18,888) - (14,803) - (14,803)
Balance at 31 March 2021 322,776 (10,058) 91,647 21,455 425,820 - 425,820
Balance at 1 April 2019 322,993 (15,708) 60,952 21,014 389,251 2,969 392,220
Profit for the year - - 15,565 - 15,565 (322) 15,243
Other comprehensive income for
the year - - - 4,104 4,104 - 4,104
Total comprehensive income for
the year - - 15,565 4,104 19,669 (322) 19,347
Equity-settled share-based
payments 13 - 1,079 - - 1,079 - 1,079
Repurchase of own shares - (4,828) - - (4,828) - (4,828)
Other changes in non-controlling
interest - - - - - (513) (513)
Ordinary dividends 11 — 5,097 (19,027) — (13,930) (2,039) (15,969)
Total contributions and
distribution recognised directly in
equity - 1,348 (19,027) - (17,679) (2,552) (20,231)
Balance at 31 March 2020 322,993 (14,360) 57,490 25,118 391,241 95 391,336
Consolidated Statement of Cash Flows
For the year ended 31 March 2021
31 March 31 March
2021 2020
Note £'000 £'000
Operating activities
Profit from continuing operations 59,501 27,831
Loss from discontinued operations 19 (737) (2,967)
58,764 24,864
Depreciation 7 274 239
Increase in fair value of investment property 16 (35,109) (1,741)
(Gain)/loss on disposal of property (656) 2,779
Income from joint ventures (61) (2,115)
Management fee expenses (1) -
Share based payments 7 937 1,079
Dividends received from joint ventures - 56
Profit on disposal of subsidiaries (307) -



Exchange rate loss/(gain) 44 (3)
(Increase)/decrease in trade and other receivables (274) 632
(Decrease)/increase in trade and other payables (3,327) 2,702
Cash generated by operations 20,284 28,492
Interest paid (4,749) (9,224)
Interest received 1,707 1,296
Net tax paid (96) (2,738)
Net cash from operating activities 17,146 17,826
Contributed by: Continuing operations 16,938 20,707
Discontinued operations 208 (2,881)
Investing activities
Purchase of investment property 16 (96,363) (40,829)
Capital expenditure - property 16 (1,617) (13,303)
Capital expenditure - ERP (1,377) -
Proceeds on disposal of investment property, net of selling costs 52,849 144,628
Tax paid on disposal of property (9,174) -
Receipt of loans advanced under the Share Purchase Plan 6,643 -
Other investment - Cash and short-maturity bonds on call (1,000) -
Repayment of third party loans 25 4,543 244
Disposal of subsidiary 25 7,738 -
Net cash disposed of in subsidiary 25 (348) -
Net cash (used in)/from investing activities (38,106) 90,740
Financing activities
New bank loans raised 23 89,558 24,668
Dividends paid (11,908) (13,930)
Withholding tax on dividends paid (62) 342
Repayment of borrowings 23 (77,926) (82,184)
Amortisation of loans 23 (123) (134)
Lease payments (281) (375)
Repurchase of shares (4,110) (4,828)
SWAP break fee (1,895) -
Proceeds from issues of employee share options 106 -
Financing fees paid (2,072) (1,062)
Net cash used in financing activities (8,713) (77,503)
Net (decrease)/increase in cash and cash equivalents (29,673) 31,063
Effect of foreign exchange losses (1,933) (4,695)
Cash and cash equivalents at beginning of the period 85,588 59,220
Cash and cash equivalents at end of the period 53,982 85,588
Contributed by: Continuing operations 21 53,781 84,453
Discontinued operations and assets held for sale 19 201 1,135




Funds totalling £4.4 million were restricted at 31 March 2021 (2020: £8.2 million), see note 21.

Notes to the Consolidated Financial Statements
1 General Information

Stenprop Limited (the ‘Company’ and together with its subsidiaries the ‘Group’) is registered in Guernsey (Registration number 64865).
The registered address of the Company is Kingsway House, Havilland Street, St Peter Port, GY1 2QE, Guernsey. With effect from 1 May
2018, the Company converted to a UK real estate investment trust (‘REIT’).

2 Basis of preparation

The consolidated financial statements have been prepared in accordance with International Financial Reporting Standards (‘IFRS’s) as
issued by the IASB, and the SAICA Financial Reporting Guides as issued by the Accounting Practices Committee and Financial
Pronouncements as issued by Financial Reporting Standards Council and the Companies Act, 71 of 2008 (‘Companies Act’) applicable to
companies reporting under IFRS and the JSE Listings Requirements, the Disclosure and Transparency Rules of the UK’s FCA and
applicable Guernsey law. The consolidated financial statements have been prepared on the historical cost basis, except for the
revaluation of investment properties and financial instruments that are measured at fair values at the end of each reporting period, as
explained in the accounting policies below. Historical cost is generally based on the fair value of the consideration given in exchange for
goods and services. The principal accounting policies, which are consistent with those applied in the previous annual financial
statements, except for the adoption of new and revised standards (described below), are set out below. The consolidated financial
statements are presented in GBP (Pounds Sterling).

The financial information set out in these preliminary summarised audited financial statements does not constitute the Group’s
statutory accounts for the years ended 2021 and 2020 but is derived from those accounts. The Company’s auditors, BDO LLP, have
reported on those accounts and provided an unqualified opinion, including key audit matters within their audit report. It did not draw
attention to any matters by way of emphasis without qualifying their report and did not contain statements under The Companies
(Guernsey) Law, 2008. A copy is available upon written request from the Company’s registered office. The auditors’ reports do not
necessarily report on all of the information contained in these financial results. Shareholders are therefore advised that in order to
obtain a full understanding of the nature of the auditors’ engagement they should obtain a copy of the auditors’ reports together with
the accompanying financial information from the Company’s registered office.

Going concern

At the date of signing these consolidated financial statements, the Group has positive operating cash flows and positive net assets.
Management have carefully considered the impact of the significant risks and uncertainties within the context of the Group’s viability
and prospects, with specific emphasis placed on the unprecedented challenges posed to the business and the Group’s occupiers as a
result of the COVID-19 pandemic, and the potential microeconomic impact of Brexit. Management subjected the Group’s cash flow
forecast for the period to 30 September 2022 to appropriate scenarios, including a specific COVID-19 related income scenario in the
base case, based on our rent collection experience over the period of the pandemic. This income scenario was further sensitised given
the uncertainty of the pandemic. In addition, the impact of the significant risks and uncertainties facing the business, taking into account
likely effectiveness of mitigating actions that the Group would have at its disposal. The significant risks and uncertainties identified as
relevant to the forecast and its ability to continue to meet its obligations as they fall due, relate to the timing and quantum of
acquisitions and disposals, financing of acquisitions, debt maturity and compliance, rental growth rates, void periods and REIT
obligations.

The Group has significant cash resources at the start of the look forward period which is a key factor in assessing the validity of the going
concern assumption for the Group.

Debt refinancing and sensitivities to loan covenants were assessed in detail, as well as the Group’s REIT obligations. It has been assumed
that debt facilities can be refinanced as required in normal market lending conditions, consistent with what we are currently
experiencing with our lenders. Despite the disruption in the economy caused by COVID-19, we do not expect the risk of default to have
increased and no breach cures have been assumed in the forecast model. This is considered appropriate in light of the strong
relationships we maintain with our facility providers, as evidenced by successful refinancings achieved during the period and, at the time
of publishing this report, the significant headroom which exists for all interest cover ratios and, with the exception of Lugano discussed
separately below, for Loan to Value ratio covenants.

Lugano: The Group owns a property known as Lugano in Switzerland with a rehabilitation medical facility and health club tenant. The
property investment comprises 2% of the portfolio. The property is subject to an LTV covenant only (no interest cover ratio covenant) of
50%. At year end, the LTV based on an external valuation was 48.9%. Notwithstanding this, the bank supports the ongoing sale process



and the cash flow forecast illustrates that the Group would have sufficient cash resources available to cure a covenant breach if it
crystallised and should the lender take a hard stance. It is further worth noting that the loan is not cross-collateralised and accordingly if
the bank did act aggressively, the Group would continue to operate with the remaining portfolio of assets if any foreclosure event were
to arise.

In light of this review, the significant liquid assets at year end and the £27 million of unencumbered property at reporting date,
management are satisfied that the Group has access to adequate resources to meet its obligations as they fall due and will continue in
operational existence for a period of at least twelve months from the date of these financial statements. The directors believe that it is
therefore appropriate to prepare the accounts on a going concern basis and no material uncertainty exists in reaching this conclusion.

Note 27 to the consolidated financial statements includes the Group’s objectives, policies, and procedures for managing its capital,
market, credit, and liquidity risks.

Adoption of new and revised standards

In the current period no new or revised Standards and Interpretations have been adopted. At the date of approval of these consolidated
financial statements, the Group has not applied the following new standards that have been issued but are not yet effective:

Amendments to IAS 1 Classification of liabilities as current or non-current

Impact assessment of adopting new accounting standards

The directors have completed or are in the process of assessing these standards and do not expect that the adoption of the standards
listed above will have a material impact on the financial statements of the Group in future periods.

New standards in issue but not yet effective

Amendments to IAS 1 Classification of liabilities as current or non-current. In January 2020, the IASB issued amendments to IAS 1, which
are intended to clarify the requirements that an entity applies in determining whether a liability is classified as current or non-current.
The amendments are intended to be narrow scope in nature and are meant to clarify the requirements in IAS 1 rather than modify the
underlying principles. The amendments include clarifications relating to how events after the end of the reporting period affect liability
classification, what the rights of an entity must be to classify a liability as non-current, how an entity assesses compliance with
conditions of a liability (e.g., bank covenants), and how conversion features in liabilities affect their classification. The amendments are
applied prospectively for annual reporting periods beginning on or after 1 January 2023, with early application permitted. However, they
are yet to be endorsed for application in the United Kingdom.

3 Significant accounting policies
Basis of consolidation

Consolidation of a subsidiary begins when the Group obtains control over the subsidiary and ceases when the Group loses control of the
subsidiary. Specifically, the results of the subsidiaries acquired or disposed of during the period are included in the consolidated
statement of comprehensive income from the date the Company gains control until the date when the Company ceases to control the
subsidiary.

Profit or loss and each component of other comprehensive income are attributed to the owners of the Company and to the non-
controlling interests. Total comprehensive income of the subsidiaries is attributed to the owners of the Company and to the non-
controlling interests, even if this results in the non-controlling interests having a deficit balance.

Where necessary, adjustments are made to the financial statements of subsidiaries to bring the accounting policies used in line with the
Group’s accounting policies.

All intragroup assets and liabilities, equity, income, expenses, and cash flows relating to transactions between the members of the
Group are eliminated on consolidation.

When the Group loses control of a subsidiary, the gain or loss on disposal recognised in profit or loss is calculated as the difference
between (i) the aggregate of the fair value of the consideration received and the fair value of any retained interest, and (ii) the previous
carrying amount of the assets (including goodwill), less liabilities of the subsidiary and any non-controlling interests.

All amounts previously recognised in other comprehensive income in relation to that subsidiary are accounted for as if the Group had
directly disposed of the related assets or liabilities of the subsidiary (i.e. reclassified to profit or loss or transferred to another category
of equity as specified/permitted by applicable IFRS). The fair value of any investment retained in the former subsidiary at the date when
control is lost is regarded as the fair value on initial recognition for subsequent accounting under IFRS 9 Financial Instruments or, when
applicable, the costs on initial recognition of an investment in an associate or jointly controlled entity.

Joint ventures



The Group’s investment properties are typically held in property-specific separate legal entities, which may be legally structured as joint
ventures. In assessing whether a particular legal entity is accounted for as a subsidiary or joint venture, the Group considers all of the
contractual terms of the arrangement, including the extent to which the responsibilities and parameters of the venture are determined
in advance of the joint venture agreement being agreed between the two parties. The Group will then consider whether it has the
power to govern the financial and operating policies of the legal entity, to obtain benefits from its activities, and the existence of any
legal disputes or challenges to this control in order to conclude on the classification of the legal entity as a joint venture or subsidiary
undertaking. In applying this policy and as detailed in note 18, the Group’s investment in Elysion S.A. is classified as a joint venture
because the share of beneficial ownership and management of the portfolio being conducted by the joint venture partner.

The consolidated financial statements account for interests in joint ventures using the equity method of accounting per IFRS 11 Joint
Arrangements.

Loans to joint ventures are separately presented from equity interests in the Group’s consolidated statement of financial position. The
Group eliminates upstream and downstream transactions with its joint ventures, including interest and any other costs, to the extent of
the Group’s interest in the relevant joint venture. The classification and measurement of loans to joint ventures is determined in
accordance with the Group’s accounting policies for financial assets.

Business combinations and asset acquisitions

Business combinations are accounted for using the acquisition method and any excess of the purchase consideration over the fair value
of the net assets acquired is initially recognised as goodwill and subsequently reviewed for impairment. Any discount received and/or
acquisition costs are recognised in the consolidated statement of comprehensive income.

The Group acquires subsidiaries that own real estate. At the time of acquisition, the Group considers whether the acquisition represents
the acquisition of a business. The Group accounts for an acquisition as a business combination where an integrated set of activities is
acquired in addition to the property. More specifically, the following criteria are considered:

¢ The number of items of land and buildings owned by the subsidiary;

¢ The extent to which significant processes are acquired and in particular the extent of ancillary services provided by the subsidiary;
and

e Whether the subsidiary has allocated its own staff to manage the property and/or to deploy any processes, including provision of all
relevant administration and information to the entity’s owners.

When the acquisition of subsidiaries does not represent a business, it is accounted for as an acquisition of a group of assets and
liabilities.
There were no business combinations acquired during the 12 months to 31 March 2021 (2020: nil).

Revenue recognition

The Group earns returns from investments in direct property assets and management fees. Revenue is recognised when it is probable
that the economic benefits associated with the transaction will flow to the Group and the amount of revenue can be measured reliably.

Rental income

Rental income and lease incentives are recognised in accordance with IFRS 16 Leases. Rental income from investment property is
recognised as revenue on a straight-line basis over the lease term. Lease incentives and costs associated with entering into tenant leases
are amortised over the lease term, or if the probability that a break option will be exercised is considered high, over the period to the
first break option. Rent reviews are recognised when such reviews have been agreed with tenants.

Rental income from operating leases is recognised on an accruals basis. A rent adjustment based on open market estimated rental value
is recognised from the rent review date in relation to unsettled rent reviews. Where a significant rent-free period is included in a lease,
the rental income forgone is allocated evenly over the period from the date of lease commencement to the expiry date of the lease.

Rental income from fixed and minimum guaranteed rent reviews is recognised on a straight-line basis over the entire lease term. Where
such rental income is recognised ahead of the related cash flow, an adjustment is made to ensure the carrying value of the investment
property, including the accrued rent, does not exceed the external valuation. Initial significant direct costs incurred in negotiating and
arranging a new lease are amortised on a straight-line basis over the period from the date of lease commencement to the expiry date of
the lease.

Where a lease incentive payment, or surrender premium is paid to enhance the value of a property, it is amortised on a straight-line
basis over the period from the date of lease commencement to the expiry date of the lease. Upon receipt of a surrender premium for
the early determination of a lease, the profit, net of dilapidations and non-recoverable outgoings relating to the lease concerned, is
immediately reflected in income.

Lease modifications are a change in the scope of a lease, or the consideration for a lease, that was not part of the original terms and
conditions of the lease (for example, adding or terminating the right to use one or more underlying assets, or extending or shortening



the contractual lease term). Lease modifications are accounted for under IFRS 16 Leases. Modifications to a lease is recognised as a new
lease from the effective date of the modification, considering any prepaid or accrued lease payments relating to the original lease as
part of the lease payments for the new lease.

Deferred income relates to rental income that has been collected in advance of it being recognised as revenue.
Contingent rents, such as turnover rents, rent reviews and indexation, are recorded as income in the periods in which they are earned.
Tenant recharges

Service charge income, property fee income and joint venture and associate management fees are recognised in accordance with IFRS
15 Revenue from contracts with customers, which prescribes the use of a five-step model for the recognition of revenue. These income
streams are recognised as revenue in the period in which they are earned.

Service charge income is recognised in the accounting period in which the services are rendered, and the related property expenses are
recognised in the period in which they are incurred.

Other income

Other income mainly consists of maintenance contributions and dilapidations settlements from our customers. This revenue stream is
accounted for under IFRS 15 Revenue from contracts with customers. These income streams are recognised as revenue in the period in
which they are earned.

Management fee income
Management fees are recognised in the statement of comprehensive income over time as performance obligations are satisfied.
Foreign currencies

The individual financial statements of each Group company are presented in the currency of the primary economic environment in
which it operates (its functional currency). For the purpose of the consolidated financial statements, the results and financial position
are expressed in GBP Sterling, which is the functional currency of the Company and the presentational currency for the Group.

In preparing the financial statements of the individual companies, transactions in currencies other than the entity’s functional currency
(foreign currencies) are recognised at the rates of exchange prevailing on the dates of the transactions. At each statement of financial
position date, monetary assets and liabilities that are denominated in foreign currencies are translated at the rates prevailing at that
date. Non-monetary items carried at fair value that are denominated in foreign currencies are translated at the rates prevailing at the
date when the fair value was determined. Non-monetary items that are measured in terms of historical cost in a foreign currency are
not retranslated. Exchange differences are recognised in profit or loss for the period in which they arise.

For the purpose of presenting consolidated financial statements, the assets and liabilities of the Group’s foreign operations are
translated at exchange rates prevailing on the reporting date. Income and expense items are translated at the average exchange rates
for the period. Exchange differences arising are recognised in other comprehensive income and accumulated in equity (attributed to
non-controlling interests as appropriate).

Borrowing costs
Interest costs are recognised in the consolidated statement of comprehensive income using the effective interest rate method.

Borrowing costs directly attributable to arranging finance are amortised over the facility term in the consolidated statement of
comprehensive income.

Current tax

Current tax payable is based on taxable profit for the year. The Group’s liability for current tax is calculated using tax rates that have
been enacted or substantively enacted by the balance sheet date.

Deferred tax

Deferred tax is recognised on temporary differences between the carrying amounts of assets and liabilities in the financial statements
and the corresponding tax bases used in the computation of taxable profit.

Deferred tax assets are generally recognised for all deductible temporary differences to the extent that it is probable that taxable profits
will be available against which those deductible temporary differences can be utilised. Such deferred tax assets and liabilities are not
recognised if the temporary difference arises from goodwill or from the initial recognition (other than in a business combination) of
other assets and liabilities in a transaction that affects neither the taxable profit nor the accounting profit.

Deferred tax liabilities are recognised for taxable temporary differences associated with investments in subsidiaries and associates, and
interests in joint ventures, except where the Group is able to control the reversal of the temporary difference and it is probable that the
temporary difference will not reverse in the foreseeable future. Deferred tax assets arising from deductible temporary differences



associated with such investments and interests are only recognised to the extent that it is probable that there will be sufficient taxable
profits against which to utilise the benefits of the temporary differences and they are expected to reverse in the foreseeable future.

The carrying amount of deferred tax assets is reviewed at the end of each reporting period and reduced to the extent that it is no longer
probable that sufficient taxable profits will be available to allow all or part of the asset to be recovered. Deferred tax assets and
liabilities are measured at the tax rates that are expected to apply in the period in which the liability is settled or the asset realised,
based on tax rates (and tax laws) that have been enacted or substantively enacted by the end of the reporting period. The measurement
of deferred tax liabilities and assets reflects the tax consequences that would follow from the manner in which the Group expects, at the
end of the reporting period, to recover or settle the carrying amount of its assets and liabilities.

Deferred tax assets and liabilities are offset when there is a legally enforceable right to set off current tax assets against current tax
liabilities and when they relate to income taxes levied by the same taxation authority and the Group intends to settle its current tax
assets and liabilities on a net basis.

Non-controlling interests

Non-controlling interests in the net assets (excluding goodwill) of consolidated subsidiaries are identified separately from the Group’s
equity therein. Non-controlling interests consist of the amount of those interests at the date of the original business combination and
the non-controlling interests’ share of the changes in equity since the date of the combination. Total comprehensive income is
attributed to non-controlling interests even if this results in the non-controlling interests having a deficit balance.

Investment properties

Properties held to earn rental income and/or capital appreciation are classified as investment properties. Investment properties
comprise both freehold and long leasehold land and buildings.

Investment properties are recognised as assets when:

e itis probable that the future economic benefits that are associated with the investment property will flow to the Group;
¢ there are no material conditions precedent which could prevent completion; and

¢ the cost of the investment property can be measured reliably.

Investment properties are measured initially at cost, including related transaction costs. After initial recognition, investment properties
are carried at fair value, determined by the directors and/or based on independent external appraisals preformed by JLL, twice a year.

The Group uses the valuations prepared by its independent valuers as the fair value of its investment properties. These valuations are
undertaken in accordance with the appropriate sections of the current Practice Statements contained in the Royal Institution of
Chartered Surveyors Valuation — Professional Standards (‘Red Book’). This is an internationally accepted basis of valuation. The
valuations are based upon assumptions including contractual and estimated rental values, future rental income, anticipated
maintenance costs, future development costs and appropriate discount rates. The valuers also refer to market evidence of transaction
prices for similar properties. The valuation techniques used are consistent with IFRS 13 Fair Value Measurement.

The difference between the fair value of a property at the reporting date and its carrying amount prior to remeasurement is included in
the consolidated statement of comprehensive income as a valuation surplus or deficit in the fair value gain/(loss) on investment
properties account.

Cash and cash equivalents

Cash and cash equivalents in the balance sheet comprise cash at banks with an original maturity of three months or less. Cash balances
are recorded net of tenant deposits. Restricted cash represents service charge monies held by managing agents as well as rent held in
bank accounts which are secured by lenders, for the purposes of debt repayments.

Expenditure

Expenses are accounted for on an accrual basis. Property expenses include the costs of professional fees on lettings and other non-
recoverable costs. Operating costs include all professional fees incurred in operating the business in the best interests of the
shareholders.

Financial instruments

A financial instrument is a contract that gives rise to a financial asset to one entity and a financial liability or equity instrument to
another. The classification of financial assets and financial liabilities depends on the nature and purpose of the instrument and is
determined at the time of initial recognition.

Financial assets and financial liabilities are initially measured at fair value. Transaction costs that are directly attributable to the
acquisition or issue of financial assets and financial liabilities (other than financial assets at fair value through profit or loss (‘FVTPL’)) are
added to or deducted from the fair value of the financial assets or financial liabilities, as appropriate, on initial recognition.



Transaction costs directly attributable to the acquisition of financial assets or financial liabilities at FVTPL are recognised immediately in
the statement of comprehensive income.

In addition, for financial reporting purposes, fair value measurements are categorised into Level 1, 2 or 3 based on the degree to which
the inputs to the fair value measurements are observable and the significance of the inputs to the fair value measurement in its entirety,
which are described as follows:

Level 1 — Inputs are quoted prices (unadjusted) in active markets for identical assets or liabilities that the entity can access at the
measurement date.

Level 2 — Inputs other than quoted prices included within Level 1, that are observable for the asset or liability, either directly or
indirectly.

Level 3 — Inputs are unobservable inputs for the asset or liability.
Financial assets

The Group classifies its financial assets as either at fair value through profit and loss or amortised cost. The Group classifies its financial
assets based on both the Group’s business model for managing those financial assets and the contractual cash flow characteristics of the
financial assets.

The Group’s financial assets classified at amortised cost are non-derivative financial assets with fixed or determinable payments that are
not quoted in an active market. They include current assets with maturities or terms less than 12 months after the reporting date, as
well as financial assets with maturities greater than 12 months after the reporting date, which are classified as non-current assets. These
assets meet the condition of being held within a business model whose objective is to hold the financial assets in order to collect
contractual cash flows and the terms of which give rise, on specified dates, to cash flows that are solely payments of principal and
interest.

Financial assets, including those relating to the purchase of Stenprop shares (note 20), are measured at amortised cost using the
effective interest method, less any loss allowance for expected credit losses (ECL) which are recognised in the statement of
comprehensive income. The am