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OUR HIGHLIGHTS
Urban Logistics is the only listed company giving
investors a focused exposure to urban logistics assets,
which remains real estate’s top performing sub-sector.

FINANCIAL HIGHLIGHTS
NET RENTAL INCOME

IFRS PROFIT BEFORE TAX

£16.OM

£50.3M

+69.6%

September 2020: £9.4m

+412.8%

September 2020: £9.8m

ADJUSTED EARNINGS PER SHARE

DIVIDEND PER SHARE

3.46P

3.25P

+8.5%

September 2020: 3.19p

September 2020: 3.25p

IFRS NET ASSETS

EPRA NTA PER SHARE

£533.6M

164.30P

+37.7%

March 2021: £387.5m

+7.9%

March 2021: 152.33p

TOTAL ACCOUNTING RETURN (“TAR”)

LOAN TO VALUE

10.7%

16.9%

September 2020: 5.5%

March 2021: 27.9%
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OPERATIONAL HIGHLIGHTS
PORTFOLIO VALUATION

£660.5M
+91.0%

September 2020: £345.9m

PORTFOLIO LIKE-FOR-LIKE VALUATION
GROWTH

11.3%

September 2020: 5.0%

WAULT (TO EXPIRY)1

GROSS TO NET RENTAL INCOME RATIO

7.9 years

96.0%

September 2020: 5.5 years

September 2020: 98.4%

EPRA VACANCY RATE

TOTAL PROPERTY RETURN

0.6%

11.8%

September 2020: 3.0%

September 2020: 8.0%

EPC – % OF PORTFOLIO RATED A–C

VALUATION NIY

80.1%

4.9%

September 2020: 72.8%

September 2020: 5.6%

1. WAULT is based on the contracted rent as at 30 September 2021, excluding short-term lettings and licences. WAULT to first break is 6.2 years.
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AT A GLANCE
The shift to e-commerce is a trend which preceded the
pandemic but has accelerated as consumers and businesses
adapted their behaviours over the course of 2020 and into 2021.

Throughout the pandemic,
the central tenet behind our
investment strategy has proven
to be robust. Our commitment to
shareholders is to acquire well-located
logistics assets with the correct
specification for occupiers, typically
at below replacement cost. Our focus
on tenant covenants, in sectors which
have been less volatile historically,
has served us well.

WHAT WE DO

Urban Logistics REIT plc (AIM: SHED)
is a property investment company
which invests in strategically located,
single-let logistics properties servicing
high-quality tenants across the UK.

OUR MODEL

Urban Logistics focuses on investing in industrial and logistics properties
that enable businesses to operate essential modern distribution networks
capable of responding to the challenges created by e-commerce and
evolving infrastructure demands.

BUY WELL
20,000 to 200,000 sq ft
single‑let logistics warehouses
in urban locations.

WHY WE DO IT

We believe that a focus on smaller
sized single-let properties exploits a
value opportunity in this real estate
sector. This is underpinned by resilient
wider economic trends that support
valuations and the portfolio’s ability
to generate both income and
an attractive total return for
shareholders.

MANAGE WELL
Undertake our asset
management initiatives.

CREATE VALUE
Generate attractive
income and total returns
for our shareholders.
Average Total Accounting
Return per annum of
14.6% since IPO in 2016.
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GEOGRAPHIC LOCATIONS
(BY CAPITAL VALUE)

33%
South East | 29%
Other | 14%
North West | 13%
Yorkshire & NE | 11%
Midlands |

OUR ASSETS

91

Number of assets

4.9%

Net initial yield

5.8M SQ FT
Total area

INTERIM REPORT

OUR LOCATIONS
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CHAIRMAN’S STATEMENT

The market for last mile
logistics assets has continued
to strengthen, which is reflected
in both the tighter yields at
which we have had to acquire
new assets, and in the valuation
of our existing properties.
NIGEL RICH CBE
Chairman

OVERVIEW

The last six months have been dominated by the
after‑effects of COVID-19 and Brexit on the economy, with
disruption to supply chains globally leading to inflationary
consequences. Fortunately, to date this has not had a
negative effect on the Company, with its concentration
on last mile logistics assets and tenants supplying
everyday needs.
The market for such assets has in fact continued to
strengthen, which is reflected in both the tighter yields
at which we have had to acquire new assets, and in the
valuation of our existing properties. However, Pacific,
our Manager, remain able to source suitable properties
with asset management opportunities enabling increased
income in the near to medium term.

FUNDRAISING AND MAIN MARKET

In July we completed a successful equity raise of
£108 million. These funds have almost all been deployed in
the acquisition of assets, or commitments to acquire assets
via forward funding agreements. Further investments will
be made in the near future utilising the gearing made
possible by the additional equity.
With our market capitalisation now almost £600 million,
your Board feels it is the moment to move to the Main
Market. A full listing and inclusion in the London stock
market indices will broaden our appeal to investors,
with greater liquidity in the stock. Our application to the
London Stock Exchange has now been submitted.

In conjunction with the move, we are in discussions with
our advisors and institutions about a further equity raise.
Our managers have built a new pipeline of over £400 million
worth of proposed acquisitions which would support such
a raise.

FINANCIAL RESULTS

During the half year, demand for our properties
remained strong and at the period end we had almost
100% of both occupancy and collections of rent due in the
period. Our portfolio valuation increased to £661 million
and EPRA NTA per share to 164.30 pence per share.
On a like-for-like basis, excluding new acquisitions, the
valuation increase was 11.3% (H1 2020: 5.0%). The increase
was in part due to yield shift, but was mainly the result of
active asset management generating rent increases and
lengthening lease periods.
The net rental income for the period increased by 69.6%
compared to H1 2020, driven by new acquisitions and
rent increases. Adjusted EPS over the same period also rose,
up to 3.46 pence, an increase of 8.5%. Our balance sheet
remains strong with loan to value (“LTV”) at 16.9%.
The average interest rate remains low at 2.5%, but whilst
most of our borrowing is at fixed rates, it is likely that rates
will rise if inflation persists.

URBAN LOGISTICS REIT PLC
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DIVIDENDS

We are proposing a first interim dividend of
3.25 pence per share payable on 17 December 2021
to shareholders of record on 26 November 2021. This is
the same rate as the first interim dividend paid last year.
We expect, subject to unforeseen circumstances, to pay
a similar total dividend per share in respect of the full
year as was paid in respect of last year.

MANAGEMENT AND BOARD

Our management continue to perform at a high level,
both in sourcing new properties and the active asset
management thereof. With the increasing number of
properties and scale of the business, the Manager has
increased the size of the property management team
and the skills of the support functions.
The ESG Committee, chaired by Heather Hancock,
has been active in agreeing initiatives and actions to
drive our ESG performance, specifically by improving
the environmental ratings of our buildings.
We have started the process to find an additional
independent non-executive director to broaden the
experience on the Board.

OUTLOOK

We remain confident that the market for logistics assets
in key regions of the country will remain strong.
The planning constraints on land for industrial use will
restrict supply, which when combined with increasing
demand, will tighten yields and will also result in increased
rents. Our Manager has continued to build and rebuild the
pipeline, and we look forward to moving to the premium
section of the Main Market, and delivering further value
to our shareholders.

NIGEL RICH CBE
Chairman

10 November 2021
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BUSINESS MODEL

LAST MILE LOGISTICS
URBAN LOGISTICS HAS BUILT A
PORTFOLIO OF HIGH-QUALITY
SINGLE-LET PROPERTIES WITH
SECURE INCOME PRINCIPALLY LET
TO LOGISTICS OPERATORS. OUR
ACTIVE ASSET MANAGEMENT
APPROACH ENABLES US TO DELIVER
SECTOR-LEADING RETURNS
TO SHAREHOLDERS, TARGETING A
10-15% TOTAL RETURN PER ANNUM.

INPUTS
FOCUS ON LAST MILE

Highest growth segment
of industrial and logistics
asset class.

STRONG COVENANTS

Focus on single-let
properties let to
institutional grade tenants.

79%

WHAT WE DO
BUY WELL

20,000 to 200,000 sq ft single-let
logistics warehouses in
urban locations.

93

PROPERTIES ACQUIRED SINCE IPO2

6.2%

AVERAGE PURCHASE YIELD

LOW/MODERATE RISK1

STRATEGIC LOCATIONS

Targeting e-fulfilment in
locations where supply is
limited and demand robust.

62%

MIDLANDS AND SOUTH EAST BIAS

INVESTMENT POLICY

2. Excludes forward funded developments.
3. Includes interim dividend of 3.25 pence
per share in respect of the financial period
ended 30 September 2021, which will be
paid on 17 December 2021.
4. By floor area.

23.6%

RENT REVIEW LIKE-FOR-LIKE INCOME GROWTH
SINCE IPO

Negotiate acquisitions at 30-70%
of new build cost, on assets with
below-market rents and with
reversionary potential in the
short to medium term.

Generate attractive income
and total returns for our
shareholders.

30‑70%

38.00P

PERCENTAGE OF NEW BUILD COST

1. Per Dun & Bradstreet
(Overall Business Risk).

MANAGE WELL

The management team are
long-term logistics specialists
with a focus on asset
management.

CREATE VALUE

TOTAL DIVIDENDS DECLARED SINCE IPO3

14.6%

AVERAGE TOTAL ACCOUNTING RETURN
PER ANNUM SINCE IPO

URBAN LOGISTICS REIT PLC
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INVESTMENT CASE

OUTCOMES

IDENTIFYING UNIQUE VALUE
OPPORTUNITIES

MARKET

The Company’s specialist focus on single-let
properties exploits a unique value opportunity in
this real estate sector, underpinned by resilient wider
economic trends.

A closer integration of logistics and retailing across
the UK.

INVESTORS

Reward equity holders with high-quality income,
maintaining a supportive institutional and private
shareholder register.

38.00P

DIVIDENDS PAID AND DECLARED SINCE IPO3

EXPERIENCED BOARD
AND TEAM
Urban Logistics benefits from a high-quality
investment management team, complemented
by an experienced and knowledgeable Board.
This combination of skills and experience enables the
Company to identify and acquire assets, implement
its asset management strategy, and create value for
shareholders.

TENANTS

Proactive tenant engagement and relationship
management, with a collaborative approach,
making our assets work harder for them.

£5.87

AVERAGE RENT PER SQ FT

FINANCING PARTNERS

The Group has a £151 million facility with Barclays,
Santander and Lloyds banks and a new £48 million
facility with Aviva.

CONSERVATIVE
CAPITAL STRUCTURE
Underpinning these significant advantages,
the business benefits from a conservative capital
structure appropriate to its asset base, with a
measured approach to the use of debt.

30‑40%

TARGET LOAN TO VALUE

ESG

Urban Logistics is committed to creating lasting value
in our business by buying and improving properties.

80.1%

EPC RATINGS: A-C4

INTERIM REPORT

ESSENTIAL GOODS
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MANAGER’S REPORT
OVERVIEW

This half year has seen the UK tentatively begin to emerge
from COVID-19 dominated life. While COVID-19 remains
with us, and the possibility of further governmental
restrictions is very real, we are beginning to be able to
see the contour lines of a post-COVID-19, post-Brexit,
UK economy.
The rise and rise of e-commerce has been well
documented; in 2021 we hit 34% e-commerce penetration,
a startling rise from 19% two short years ago (source: Savills).
At the same time, businesses around the UK are looking to
shorten supply chains and hold greater stock in the UK.
Both of these translate to an increased demand for
logistics space.
Throughout these changes our core investment thesis has
proved to be robust, and our strategic goals of acquiring
well-located, single-let last mile logistics properties has not
changed. We have been highly active in the first half of the
year, acquiring eleven assets for a combined consideration
of £81.5 million (excluding purchaser costs) and committed
to six forward funded developments with a combined
maximum commitment of £56.6 million, of which
£18.9 million had been advanced in the period.
We continue to seek out off-market assets which offer
good medium-term income opportunities, good
environmental performance (or scope for improvement),
and good asset management potential.
Driven by this investment thesis, we have remained
consistent in our view that the fashion sector should be
avoided and have instead focused on goods such as food
and pharma and staple products which consumers and
businesses consistently rely on. Our tenants are therefore
usually third-party logistics operators, pharmaceutical
companies or food retailers, with Culina Group, XPO
logistics and the Unipart Group (NHS) as some of our
largest tenants.

This served us well during the pandemic – all bar three of
our buildings were open and operational, leading to over
99% of rents being collected on time. The three buildings
which did close did so for less than two weeks.
It is our sector expertise, and our close relationship with
our tenants, that allow us to uncover asset management
opportunities within our portfolio which continue to drive
performance. While we have purchased properties at
very attractive pricing, it is our asset management
post‑acquisition which has driven the majority of our
valuation increase. We believe that our existing portfolio still
offers significant room for further valuation increases from
asset management. We are currently engaged in a number
of conversations with existing tenants to extend leases,
increase rental levels or both.

THE MARKET

We have seen strong investor demand for exposure to
logistics assets in the period, pushing yields down, but we
remain able to source off-market acquisitions at attractive
price points. We are a very sought out buyer thanks to our
track record of deal execution, strong equity position and
expertise in the sector.

RECORD DEMAND

H1 was the busiest on record for take up of new space, at
24.4 million sq ft – 82% above long-term average. This beat
the previous record set in 2020. Vacancies are down from
20% in 2010 to just 4% in 2021 (source: Savills). Our portfolio
reflects this reality, with just 0.6% of the portfolio vacant.
The twin shocks of Brexit and COVID-19 revealed the extent
to which supply chains in the UK had been optimised for
cost, speed and efficiency, but not resilience. Shocks like the
Evergreen Suez blockage, and port delays, dominated the
first half of the year, while HGV driver shortages have led to
empty shelves in supermarkets and dry petrol forecourts
more recently. Supply chain management is often a
trade-off between a lean supply chain (fast and at low cost)
and a resilient supply chain (able to withstand shocks).

UK RETAIL SALES AND ONLINE PROPORTION

Total retail sales

£400,000

30%

£300,000
20%
£200,000
10%

£100,000
£0

2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 20211 20221 20231 20241 20251
Total retail sales

1. Forecast figures.
Source: Savills

Online proportion

0%

Online proportion

40%

£500,000
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•
•

maintain higher stock levels in warehouses, to allow
businesses to weather disruptions to deliveries without
affecting their end customer; and
bringing manufacturing processes closer to home, to
limit exposure to multinational risk. Savills research
suggests that for each £1 billion in manufacturing
investment, an additional 175,000 sq ft of warehouse
space is required.

When we look at the e-commerce drivers of demand,
Forrester research suggests that if their forecasts for
e-commerce going forward are correct, an additional
64 million sq ft of warehouse space is required in the UK
by 2025, just to cover retail alone. This is driven by research
showing that for each additional £1 billion in e-commerce
sales, an average of 775,000 sq ft of warehousing space is
needed (source: Prologis). Given rapidly evolving consumer
expectations about delivery times, we expect last mile
assets like ours to be particularly in demand.

SUPPLY BOTTLENECKS

When we look at the available stock on the market today,
we can see that supply is at its lowest ever level, at
approximately 20 million sq ft. The majority of this supply is
second-hand space, with grade A and new space making
up only a small proportion of available stock (source: Savills).

Despite this speculative development, construction is
currently unable to meet demand, as it is constrained by
the availability of suitable land, long lead times on planning
in many areas, and a global shortage of labour and
materials. To take just one example, the benchmark price
for hot rolled steel is up by 233% between September 2020
and September 2021 (source: HRC Steel Futures quoted on
Nymex). The Construction Leadership Council (“CLC”) warns
of “unprecedented” materials shortage delaying projects.
This constraint on supply is keeping rental levels high, and
vacancies low. In the first half of the year we have entered
into a number of agreements with established developers,
where the Company forward funds the construction
process. We ensure that the developer takes on the risks
around cost increases or delays, while we take the risk and
opportunities around finding new tenants. Our ability to
secure new buildings through developers with strong
balance sheets and their ability to procure labour and
materials is allowing us to outperform in this area.
Labour shortages also affect vacancies in other ways.
We have noted that many occupiers are reluctant to move
premises due to the difficulty in replacing employees who
might choose not to relocate. For this reason, we have been
working with our tenants to better utilise the space, as seen
in a property we own in Northampton, where we added
floor space to an existing building, allowing the occupier
to remain in place.

The low current supply, especially of high grade space,
has combined with the rising demand to spur speculative
development, with 16.67 million sq ft under development
(source: Savills) in the UK. This development is focused in
the South East and Midlands, but can be seen across
England and Wales, and is overweighted in the “big box”
developments where there are significant economies of
scale (source: Lambert Smith Hampton). Our end of the
market is not seeing significant supply coming forward
relative to the latent demand.

100

25%

80

20%

60

15%

40

10%

20

5%

0

2009

2010

2011

2012

2013

2014
Supply

Source: Savills

2015

2016
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Vacancy rate
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2019

2020

2021
YTD

0%

Vacancy rate

Sq ft (millions)

SUPPLY AND VACANCY RATE
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A recent McKinsey survey of supply chain executives found
that 93% of them were focused on adding resilience to
supply chains, which typically involves (among other things):
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MANAGER’S REPORT CONTINUED

UK DISTRIBUTION ASSET YIELDS
8%
7%
6%
Yield

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

Sep
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Sep
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Sep
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2009

Sep
2010

Sep
2011

Sep
2012

Sep
2013

Sep
2014

Sep
2015

Sep
2016

Sep
2017

Sep
2018

Sep
2019

Sep
2020

Sep
2021

Distribution
Source: Savills

THE MARKET CONTINUED
VALUATIONS AND RENTAL LEVELS

It is no surprise to see that structural economic shifts, supply chain investment, low bond yields and occupier demand
result in rental growth, reflected in our asset management performance. It has led to a weight of investment capital
looking for sector opportunities and a tightening of yields. Distribution asset yields have reduced to 3.5%.
Against this backdrop, the management team believes that smaller, last mile, £5-£15 million assets represent a class which
requires greater sector knowledge, and requires a nimble, entrepreneurially run asset manager to extract value from.

ENVIRONMENTAL, SOCIAL AND GOVERNANCE

ESG is a priority for the Company, and we believe it is the same for our tenants and investors. Following the establishment of
our ESG Committee last year, we have put in place our ESG policy, which commits us to a number of clear goals and targets.
In 2020/21 we made our first foray into green finance, something we are currently reviewing with the potential to extend for
future financing events.
While many elements of the ESG agenda will sit with our tenants, we will work closely with occupiers to help them reach
their own goals. We have made a number of clear commitments towards our environmental policy, including:

•
•
•

all new leases will contain “Green Clauses”;
developing individual ESG plans for each asset, shared with current or incoming tenants; and
all new developments to have an EPC A rating, and a BREEAM rating of Very Good or better.

We will also adopt the EPRA sustainability framework (EPRA sBPR) when it comes to reporting, allowing easier benchmarking
of our ESG performance against our peers.
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As at 30 September
					
2021

As at 31 March
2021

Portfolio value1					

£660.5m

£507.6m

Valuation NIY					

4.9%

5.1%

Equivalent yield					

5.6%

6.0%

WAULT (to expiry)2					

7.9 years

7.4 years

Area					
5.8 million sq ft

5.3 million sq ft

£34.8m

£30.3m

Contracted rent					
Like-for-like ERV growth					

9.0%3

3.9%

EPC ratings: A-C					

80.1%

76.2%

Total Property Return					

11.8%

17.1%

1. As per CBRE independent valuation as at 30 September 2021.
2. WAULT to first break is 6.2 years.
3. 30 September 2020 vs. 30 September 2021.

BUY WELL

In the period to 30 September 2021, the Group acquired eleven assets for a combined consideration of £81.5 million
(excluding purchaser costs) and committed to six forward funded developments with a combined maximum commitment
of £56.6 million, of which £18.9 million had been advanced in the period.
			
South
			 East

South		
North		
West
Midlands
West
Scotland
Total

£138.1m

Purchase price1			£16.4m

£16.1m

£71.5m

£20.9m

£13.2m

WA NIY2			4.9%

5.2%

5.5%

6.4%

6.2%

5.6%

98,165

83,192

689,482

229,399

101,875

1,202,113

Contracted rent			£0.8m

£0.8m

£4.1m

£1.4m

£0.9m

£8.0m

Area (sq ft)			
Rent per sq ft			

£8.60

£10.13

£5.92

£5.95

£8.25

£6.66

Capital value per sq ft			

£166.51

£193.41

£103.74

£91.31

£129.08

£114.85

1. For stabilised assets, this is stated as purchase price (excluding acquisition costs), and maximum commitment for forward funded developments.
2. Yields for forward funded developments are based on expected rental values.

CASE STUDY: STRETTON DISTRIBUTION PARK,
WARRINGTON

In April 2021, the Group acquired a recently refurbished
distribution warehouse in Warrington for a consideration of
£8.5 million, representing a 6.1% NIY. The unit is let to Mark
Thompson Transport, a subsidiary of The Kinaxia Group, on
a ten-year lease.
Located in a prominent position on the Stretton Distribution
Centre, which is within one mile of the M6/M56 interchange,
it allows for direct access to the regional motorway network,
bringing Manchester and Liverpool within a 30-minute drive
time.
The unit was recently refurbished and has a gross internal
area of 110,859 sq ft and the wider site extends to 5.8 acres.
The building is specified with an eaves height of seven
metres, eight dock level loading doors, two level loading
doors and a 45-metre yard depth.
The headline rent currently reflects £4.94 per sq ft, which is
subject to an open market rent review in 2025, with quoting
rents of £7.00 per sq ft in adjacent sites, providing excellent
reversionary potential.
The unit currently has an EPC rating of C, and asset
management initiatives are ongoing to improve the rating.
In addition, the tenant is installing new LED light fittings in
the warehouse area, further improving energy efficiency.

GEOGRAPHICAL LOCATIONS FOR ASSETS ACQUIRED
DURING THE PERIOD TO 30 SEPTEMBER 2021
52%
15%
South East | 12%
South West | 12%
Scotland | 9%
Midlands |

North West |

INTERIM REPORT

PROPERTY REVIEW
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MANAGER’S REPORT CONTINUED
MANAGE WELL

The Group owns 91 assets, which have 103 different tenancies as at 30 September 2021. During the period, the Group
successfully completed eleven new lettings, three lease re-gears and one rent review, which in total generated £1.6 million
of additional rental income. At the period end, there are ongoing asset management initiatives with 46% of our existing
portfolio that will result in either further growth in rent or longer leases, or in some cases, both.
					
No. of
					
deals

Rental
uplift

LFL rental
uplift

WAULT
(to expiry)

New lettings					
11

£1.3m

34.1%

13.6 years

Lease re-gears					
3

£0.2m

19.7%

8.2 years

OMV rent reviews					
1

£0.1m

17.8%

n/a

Total					
15

£1.6m

29.8%

CASE STUDY: ST. PETERS ROAD INDUSTRIAL ESTATE, HUNTINGDON

On 2 December 2020, the Group acquired a 129,222 sq ft warehouse located on the St Peters Road Industrial Estate,
the principal estate serving Huntingdon, for a consideration of £2.1 million. Simultaneously, the Group entered into an
agreement for a lease with FedEx UK Ltd for a term of 15 years at an annual rent of £0.7 million.
As part of the leasing, the property underwent extensive refurbishment works, totalling £4.5 million, bringing the total
cost of the project to £6.6 million. Our refurbishment programme included the installation of new LED lighting throughout
the warehouse and overcladding of the roof, which improved the EPC rating of the building from a C to a B.
At the period end, the property was valued by CBRE at £9.1 million, representing an uplift of £2.5 million or 39% since
practical completion in July 2021.

FORWARD FUNDED DEVELOPMENTS

In the period, the Company committed to forward fund six new development sites, which comprise 13 high-quality
logistics units and are expected to generate £4.5 million of additional rental income once fully let, representing an
estimated yield on cost of 6.0%. We are targeting a BREEAM rating of Very Good or Excellent for all new sites.

URBAN LOGISTICS REIT PLC
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Total
GDC

Under construction:								
Exeter, DC3			

54,732

£4.5m

£6.8m

£0.6m

5.2%

£11.2m

Exeter, DC4			

28,460

£1.3m

£3.6m

£0.3m

5.2%

£4.9m

Leicester			43,850

£2.1m

£3.0m

£0.3m

6.1%

£5.0m

Nottingham			166,330

£5.2m

£12.8m

£1.1m

6.1%

£18.0m

Donnington			44,608

£1.8m

£3.2m

£0.3m

6.0%

£5.0m

Rochdale			118,540

£4.0m

£8.4m

£0.8m

6.6%

£12.4m

Sub-total			456,520

£18.9m

£37.8m

£3.4m

5.9%

£56.6m

Committed pipeline:						
Colchester			10,000

—

£1.7m

£0.2m

6.5%

£1.7m

Golborne			120,750

—

£13.3m

£0.9m

6.2%

£13.3m

Sub-total			130,750

—

£15.0m

£1.1m

6.2%

£15.0m

Total			587,270

£18.9m

£52.8m

£4.5m

6.0%

£71.6m

CASE STUDY: PETERBOROUGH GATEWAY

In June 2020, the Group entered into an agreement to acquire a 3.08‑acre site and forward fund a 46,000 sq ft unit and a
60-bay car park. Situated just south of Peterborough, it forms part of the well-established Peterborough Gateway industrial
estate, providing excellent access to the A1 and A14, making Leicester, Nottingham and London accessible in around an
hour’s drive time.
The unit is specified with an eaves height of ten metres, four dock level loading doors, one ground level loading door,
LED lighting, 250 KVA electrical supply and a 53-metre yard depth. The unit has an EPC rating of A and a BREEAM rating
of Very Good.
Development of the warehouse unit completed in early 2021 and, in August 2021, a 15-year lease with Anglian Water was
secured and is subject to an annual rent of £0.3 million, significantly ahead of our initial appraisal, highlighting the strength
of the local occupier demand. The car park is let to DPD until 2040, which, when combined with the letting to Anglian
Water, represents a 6.6% yield on cost.
At the period end, the warehouse and car park were valued by CBRE at £9.1 million, representing an uplift on gross
development cost of 58% since practical completion.

INTERIM REPORT

			
Total		
Estimated		
Estimated
			
area
Cost
costs to		
yield on
			
(sq ft)
incurred
complete
ERV
cost
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MANAGER’S REPORT CONTINUED
FINANCIAL REVIEW
IFRS REPORTED PROFIT

						
30 September 30 September
						
2021
2020
						
(unaudited)
(unaudited)
						
£’000
£’000

Revenue

		

Property operating expenses					
Net rental income

16,665
(701)

9,795
(385)

15,964

9,410

Other operating income						
69

—

			

31 March
2021
(audited)
£’000

24,181
(1,307)
22,874
159

Administrative expenses					

(2,851)

(1,835)

Net finance costs					

(3,314)

(1,543)

(3,988)

Adjusted earnings

9,868

6,032

14,815

			

Long-term incentive plan					
Changes in fair value of investment property				

(956)
40,552

Profit on disposal of investment properties				

—

Changes in fair value of interest rate derivatives				

787

IFRS reported profit

			

50,251

(11)

(4,230)

(295)

4,289

25,760

—

7,035

(510)
9,800

287
47,602

NET RENTAL INCOME

In the financial period to 30 September 2021, the portfolio generated net rental income of £16.0 million, an increase of
£6.6 million or 70% when compared to the prior period. The increase was largely driven by the acquisitions made following
the October 2020 and July 2021 equity fundraises.
Property operating costs have increased by £0.3 million, largely due to vacant unit costs at one of the largest units in the
portfolio, which was vacant for five months of the interim period. The unit was let on a 15-year lease in September 2021.
As a result, our gross to net rental income of 96.0% (30 September 2020: 98.4%), whilst remaining high, was slightly lower
than the prior period; however, we expect this to increase throughout the second half of this financial year given the
portfolio’s low EPRA vacancy rate of 0.6% at the period end.
Contracted annual rent roll at 30 September 2021 was £34.8 million (31 March 2021: £30.3 million), representing a
£4.5 million increase over the six-month period. Of this increase, £2.8 million related to net acquisitions in the period,
£1.6 million to letting of completed development properties and vacant units, and £0.1 million from settlement of
rent reviews.
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Administrative expenses, which include all operational costs of running the business, increased by £1.0 million to
£2.9 million. This is primarily due to the growth in investment management fees following the October 2020 and July 2021
equity fundraises, and the increase in EPRA net tangible assets (“EPRA NTA”).

TOTAL COST RATIO

We continue to monitor the operational efficiency of the Group through the total cost ratio, which reduced slightly to 20.1%
(30 September 2020: 20.7%). The Group’s total cost ratio is expected to reduce in future periods, which will benefit from a
full period of rental income from acquisitions made in the year.
						 30 September 30 September
							
2021
2020
						
£’000
£’000

Total costs including vacant property costs						

20.1%

20.7%

Total costs excluding vacant property costs						

17.5%

20.4%

NET FINANCIAL COSTS

The weighted average cost of debt for the period was 40bps lower than the previous period at 2.5% and the Group
reported an interest cover of 4.4x (30 September 2020: 5.7x). The interest cover in the prior period was higher than
ordinarily expected as a result of the March 2020 equity fundraise and corresponding debt not being drawn until
August 2020. The weighted average debt maturity is 3.0 years (30 September 2020: 2.9 years), however our Barclays facility
has an option to extend for a further two years, which if included, would increase the weighted average debt maturity to
4.5 years (30 September 2020: 4.9 years).
The net finance costs, excluding fair value movements of our interest rate derivatives, for the period were £3.3 million,
an increase of £1.8 million from the prior period. This is explained by gross drawn debt increasing by £77.0 million.

IFRS PROFIT AND ADJUSTED EARNINGS

IFRS profit after tax for the year was £50.3 million (30 September 2020: £9.8 million), representing a basic and diluted
earnings per share of 17.60 pence, compared with 5.20 pence for the prior period. The growth in earnings per share has
been driven largely through valuation surplus across the portfolio.
Adjusted earnings for the period were £9.9 million, representing a £3.9 million increase when compared to the prior period.
On a per share basis, adjusted earnings increased by 0.27 pence or 8.5%.
A full reconciliation between IFRS profit and adjusted earnings can be found in note 8 of the Financial Statements.

INTERIM REPORT

ADMINISTRATIVE EXPENSES
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MANAGER’S REPORT CONTINUED
FINANCIAL REVIEW CONTINUED
DIVIDEND

With respect to the first half of the financial year ended 31 March 2022, the Company declared the following interim
dividends:
				
Amount		
In respect
				
pence		
of financial		
Paid/
Declared				
per share
year ended		
to be paid

11 November 2021				

3.25p

31 March 2022

17 December 2021

IFRS NET ASSETS

						
30 September 30 September
						
2021
2020
						
(unaudited)
(unaudited)
						
£’000
£’000

31 March
2021
(audited)
£’000

Investment property						
660,485

345,941

507,571

Bank borrowings						
(196,768)

(120,119)

(196,354)

Cash						
90,681

54,409

60,459

Other net assets/(liabilities)						
(20,557)

(13,198)

EPRA net tangible assets						
533,841
Interest rate derivatives						
(273)
Intangible assets						
54
IFRS net assets

			

533,622

16,827

267,033

388,503

(1,857)

(1,060)

15

12

265,191

387,455

At 30 September 2021, IFRS net assets attributed to Ordinary Shareholders were £533.6 million (31 March 2021:
£387.5 million), representing a basic and diluted net asset value per share of 164.23 pence (31 March 2021: 151.92 pence).
The Group considers EPRA net tangible assets (“NTA”) a key measure of overall performance. At 30 September 2021,
EPRA NTA were £533.8 million (31 March 2021: £388.5 million), representing an EPRA NTA per share of 164.30 pence
(31 March 2021: 152.33 pence), an increase of 7.9%.
On a per share basis, both IFRS and EPRA net assets increased over the financial period to 30 September 2021, primarily
due to revaluation surplus as a result of value created through asset management initiatives crystallised in the period.
The Total Accounting Return (“TAR”) for the period, which reflects growth in EPRA NTA plus dividends paid in the period,
was 10.7% (30 September 2020: 5.5%). The average Total Accounting Return since IPO in 2016 has been 14.6%, in line with
the Group’s annualised target total return of 10-15%.

EPRA NTA PER SHARE BRIDGE
175.00p
170.00p

14.20p

3.88p

+7.9%

165.00p
160.00p
155.00p
150.00p

1.81p

164.30p

Equity issue
costs

EPRA NTA
September 2021

3.46p
152.33p

145.00p
140.00p

EPRA NTA
March 2021

Adjusted
earnings

Property
revaluations

Dividends
paid1

1. Dividend per share is based on the weighted average number of shares in issue in the period. Further information can be found in note 10 of
the Financial Statements.
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The valuation of our portfolio at 30 September 2021, which
includes forward funded developments, was £660.5 million.
In the period, the Group invested £86.5 million in industrial
and logistics properties and advanced £18.9 million across
six forward funded development assets. In addition, the
Group incurred capital expenditure of £4.3 million in the
period, which principally related to two properties which
have undergone extensive refurbishment works and are
now fully let.
The Group recognised a valuation surplus of £40.6 million
(30 September 2020: £4.3 million) upon revaluation of the
portfolio. On a like-for-like basis, the portfolio generated
a valuation surplus of £54.6 million, or 11.3%
(30 September 2020: 5.0%).
The portfolio delivered a Total Property Return (“TPR”) of
11.8% (30 September 2020: 8.0%) for the six months to
30 September 2021.

FINANCING

At 30 September 2021, the Group had two term loan
facilities totalling £199 million. Our £151 million loan facility
with Barclays, Santander and Lloyds was entered into in
August 2020 and had a three-year term with an option to
extend for a further two years. In March 2021, the Group
entered into a £48 million green loan facility with Aviva
Investors, which provided a seven-year term and came at
a fixed cost of 2.34%. Of the total debt facilities, 69% is
hedged and the blended all-in rate is c.2.50% (subject to
movements in SONIA).

CASH AND DEBT

At 30 September 2021, the Group’s cash balance was
£90.7 million, of which £4.6 million is restricted in the form
of tenant rent deposits, and c.£53 million is earmarked for
developments. In the period, net debt reduced by
£30.3 million, to £111.4 million, representing a loan to value
(“LTV”) of 16.9%. The LTV will increase as we continue with
our acquisition programme and draw further debt in the
second half of this financial year. Our medium-term target
is 30-40%.

OUTLOOK

The world has changed over the last two years, and as our
results show, we have seen those shifts validate our strategy
of focusing on the last mile end of the supply chain within
the logistics market. Looking forward, the fundamental
dynamics of this market are unlikely to change negatively
in the near term.
Aside from the fundamental dynamics of the market,
we work hard to maintain our reputation among vendors
as a straightforward and fleet-of-foot counterparty to do
business with. Our reputation among tenants as the leader
in single-let logistics assets is also important as we help
them navigate the economic realities as the country
emerges from COVID-19. We also value our growing
reputation as an active partner with our tenants in our
shared ESG goals.
Following our oversubscribed July equity raise we have
now deployed this capital into a portfolio of assets, which
we are actively managing and have already seen some
encouraging early results.
We therefore remain ambitious to continue to grow the
Company. During our raise in July 2021, we signalled our
intention to move from the AIM to the premium section of
the Main Market and we look forward to that move in the
near future, which will increase liquidity for our investors,
and allow the Company to access deeper pools of capital.
We see considerable scope for us to continue to purchase
properties off market, and we have a pipeline of over
£400 million of assets at strong yields, which would allow
us to drive outperformance in terms of both NAV
and earnings.

THE MANAGER

10 November 2021

INTERIM REPORT
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INDEPENDENT REVIEW REPORT TO
URBAN LOGISTICS REIT PLC
INTRODUCTION

We have been engaged by the Company to review the
condensed set of financial statements in the interim financial
report for the six months ended 30 September 2021 which
comprise the Condensed Consolidated Statement of
Comprehensive Income, the Condensed Consolidated
Statement of Financial Position, the Condensed
Consolidated Cash Flow Statement, the Condensed
Consolidated Statement of Changes in Equity and notes to
the Interim Financial Statements. We have read the other
information contained in the interim financial report and
considered whether it contains any apparent misstatements
or material inconsistencies with the information in the
condensed set of financial statements.

CONCLUSION

Based on our review, nothing has come to our attention
that causes us to believe that the condensed set of financial
statements in the interim financial report for the six months
ended 30 September 2021 is not prepared, in all material
respects, in accordance with the presentation, recognition
and measurement criteria of UK-adopted International
Accounting Standards, and the AIM Rules for Companies.

USE OF OUR REPORT

DIRECTORS’ RESPONSIBILITIES

This report is made solely to the Company in accordance
with International Standard on Review Engagements (UK
and Ireland) 2410 “Review of Interim Financial Information
performed by the Independent Auditor of the Entity” issued
by the Auditing Practices Board. Our review work has been
undertaken so that we might state to the Company those
matters we are required to state to them in an independent
review report and for no other purpose. To the fullest extent
permitted by law, we do not accept or assume responsibility
to anyone other than the Company, for our review work, for
this report, or for the conclusions we have formed.

As disclosed in note 2, the annual financial statements of
the Group will be prepared in accordance with UK-adopted
International Accounting Standards. The condensed set of
financial statements included in this interim financial report
has been prepared in accordance with the presentation,
recognition and measurement criteria of UK-adopted
International Accounting Standards.

RSM UK AUDIT LLP

The interim financial report is the responsibility of, and
has been approved by, the Directors. The Directors are
responsible for preparing and presenting the interim
financial report in accordance with the AIM Rules for
Companies.

OUR RESPONSIBILITY

Our responsibility is to express to the Company a conclusion
on the condensed set of financial statements in the interim
financial report based on our review.

SCOPE OF REVIEW

We conducted our review in accordance with International
Standard on Review Engagements (UK and Ireland) 2410,
“Review of Interim Financial Information Performed by the
Independent Auditor of the Entity” issued by the Auditing
Practices Board for use in the United Kingdom. A review of
interim financial information consists of making enquiries,
primarily of persons responsible for financial and
accounting matters, and applying analytical and other
review procedures. A review is substantially less in scope
than an audit conducted in accordance with International
Standards on Auditing (UK) and consequently does not
enable us to obtain assurance that we would become
aware of all significant matters that might be identified in
an audit. Accordingly, we do not express an audit opinion.

Statutory Auditor
Chartered Accountants
25 Farringdon Street
London
EC4A 4AB
10 November 2021
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CONDENSED CONSOLIDATED STATEMENT
OF COMPREHENSIVE INCOME

Revenue					
5

16,665

Property operating expenses						
(701)

9,795
(385)

Year ended
31 March
2021
(audited)
£’000

24,181
(1,307)

Net rental income						
15,964

9,410

22,874

Administrative and other expenses						
(2,851)

(1,835)

(4,230)

Other operating income					
Long-term incentive plan charge					

9

69

—

159

(956)

(11)

(295)

Operating profit before changes in fair value of investment properties		

12,226

7,564

18,508

Changes in fair value of investment property				

40,552

4,289

25,760

—

—

7,035

Operating profit						
52,778

11,853

51,303

Finance income						
3

62

90

6, 11

Profit on disposal of investment property					

Finance expense					
7

(2,530)

Profit before taxation						
50,251

(2,115)
9,800

(3,791)
47,602

Tax credit/(charge) for the period						
—

—

—

Profit and total comprehensive income (attributable to the shareholders)		
50,251

9,800

47,602

Earnings per share – basic

				
8

17.60p

5.20p

21.72p

Earnings per share – diluted

				
8

17.60p

5.20p

21.72p

3.12p

3.19p

6.62p

EPRA earnings per share – diluted		

			
8

FINANCIAL STATEMENTS

						
Six months to Six months to
						
30 September 30 September
						
2021
2020
						
(unaudited)
(unaudited)
				
Note
£’000
£’000
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CONDENSED CONSOLIDATED STATEMENT
OF FINANCIAL POSITION
						
30 September 30 September
						
2021
2020
						
(unaudited)
(unaudited)
					
Note
£’000
£’000

31 March
2021
(audited)
£’000

Non-current assets								
Investment property					
11

671,707

348,610

515,794

Intangible assets						
54

15

12

Total non-current assets						
671,761

348,625

515,806

Current assets								
Trade and other receivables						
7,821

3,171

35,411

Cash and cash equivalents						
90,681

54,409

60,459

Total current assets						
98,502

57,580

95,870

Total assets						
770,263

406,205

611,676

Current liabilities								
Trade and other payables						
(17,323)

(8,559)

(7,484)

Deferred rental income						
(6,949)

(4,219)

(5,568)

Total current liabilities						
(24,272)

(12,778)

(13,052)

Non-current liabilities								
Long-term rental deposits						
(4,641)

(1,486)

(4,125)

Lease liability						
(7,718)

(1,977)

(6,748)

(273)

(1,857)

(1,060)

Other borrowings						
(2,969)

(2,797)

(2,882)
(196,354)

Interest rate derivatives					
13

(196,768)

(120,119)

Total non-current liabilities						
(212,369)

(128,236)

(211,169)

Total liabilities						
(236,641)

(141,014)

(224,221)

Total net assets						
533,622

265,191

387,455

Bank borrowings					
12

Equity								
Share capital					
14

3,249

1,886

2,550

Share premium					
15

194,999

—

89,644

Capital reduction reserve					
16

228,760

228,760

228,760

Other reserves						
1,307

67

351

Retained earnings						
105,307

34,478

66,150

Total equity						
533,622

265,191

387,455

Net asset value per share – basic					
18

164.23p

140.60p

151.92p

Net asset value per share – diluted				
18

164.23p

140.60p

151.92p

EPRA net tangible assets per share				
18

164.30p

141.57p

152.33p
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CONDENSED CONSOLIDATED
CASH FLOW STATEMENT
Year ended
31 March
2021
(audited)
£’000

Cash flows from operating activities				
50,251

9,800

Add: amortisation and depreciation						
43

10

Profit for the period (attributable to equity shareholders)				
Less: changes in fair value of investment property			

6, 11

Less: profit on disposal of investment property					

(40,552)
—

Less: finance income						
(3)
Add: finance expense					
7
Long-term investment plan charge					

9

(4,289)
—
(62)

2,530

2,115

956

11

Decrease/(increase) in trade and other receivables				

25,128

Increase in trade and other payables					

(1,856)

47,602
49
(26,250)
(7,035)
(90)
3,791
295
(34,831)

9,329

7,557

Cash generated from operations						
47,682

13,286

(8,033)

Net cash flow generated from operating activities				
47,682

13,286

(8,033)

8,436

Investing activities				
11

(97,991)

Capital expenditure on investment properties					

(11,688)

Purchase of investment properties					

Disposal of investment properties						
—
Acquisition of a subsidiary, net of cash acquired					

—

Net cash flow used in investing activities					
(109,679)

(85,591)

(171,314)

—

(30,525)

—

29,239

(48,861)

(92,722)

(134,452)

(265,322)

Financing activities				
Proceeds from issue of Ordinary Share capital					

108,300
(2,246)

Cost of share issue					

—
(4)

92,337
(2,032)

Bank borrowings drawn					
12

—

Bank borrowings repaid					
12

—

(75,702)

(75,701)

Loan arrangement fees paid					

—

(1,474)

(2,670)

Other borrowings drawn						
—

2,797

2,882

Interest paid						
(2,744)

(1,395)

(3,228)

12

Interest received						
3
Dividends paid to equity holders					

10

(11,094)

122,389

62
(3,378)

Net cash flow generated from financing activities				
92,219

43,295

Net increase in cash and cash equivalents for the period				
30,222

(77,871)

Cash and cash equivalents at start of period

199,364

90
(9,508)
201,534
(71,821)

				
60,459

132,280

132,280

Cash and cash equivalents at end of period					
90,681

54,409

60,459

FINANCIAL STATEMENTS

						
Six months to Six months to
						
30 September 30 September
						
2021
2020
						
(unaudited)
(unaudited)
					
Note
£’000
£’000
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CONDENSED CONSOLIDATED STATEMENT
OF CHANGES IN EQUITY
					
Capital
			Share
Share
reduction
			 capital
premium
reserve
Six months ended 30 September 2021 (unaudited) 		£’000
£’000
£’000

1 April 2021			

Other
reserves
£’000

Retained
earnings
£’000

Total
£’000

2,550

89,644

228,760

351

66,150

387,455

Profit for the period 			

—

—

—

—

50,251

50,251

Total comprehensive income 			

—

—

—

—

50,251

50,251

Transactions with shareholders
in their capacity as owners			

—

—

—

—

—

—

Dividends to shareholders 			

—

—

—

—

Long-term incentive plan 			

—

—

—

956

—

956

Issue of Ordinary Shares			

699

105,355

—

—

—

106,054

Transfer to capital reduction reserve			

—

—

—

—

—

—

30 September 2021			
3,249

194,999

228,760

1,307

105,307

533,622

Six months ended 30 September 2020 (unaudited)

1 April 2020

(11,094)

(11,094)

						

		

1,886

228,764

—

56

28,056

—

—

—

—

9,800

9,800

Total comprehensive income 			—

—

—

—

9,800

9,800

Profit for the period 			

258,762

Transactions with shareholders
in their capacity as owners			—

—

—

—

Dividends to shareholders 			

—

—

—

Long-term incentive plan 			—

—

—

11

—

11

Issue of Ordinary Shares			

—

(4)

—

—

—

(4)

—

(228,760)

Transfer to capital reduction reserve			

—

—
(3,378)

—
(3,378)

228,760

—

—

—

1,886

—

228,760

67

34,478

265,191

1,886

228,764

—

56

28,056

258,762

—

—

—

—

47,602

47,602

Total comprehensive income			—

—

—

—

47,602

47,602

Transactions with shareholders
in their capacity as owners			—

—

—

—

Dividends to shareholders			—

—

—

—

—

—

295

—

295

89,640

—

—

—

90,304

30 September 2020			
Year ended 31 March 2021 (audited)		

1 April 2020			
Profit for the period 			

Long-term incentive plan 			—
Issue of Ordinary Shares			
Transfer to capital reduction reserve			
31 March 2021			

664
—
2,550

—
(9,508)

—
(9,508)

(228,760)

228,760

—

—

—

89,644

228,760

351

66,150

387,455
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NOTES TO THE INTERIM FINANCIAL STATEMENTS

Urban Logistics REIT plc (the “Company”) and its subsidiaries
(the “Group”) carry on the business of property lettings
throughout the United Kingdom. The Company is a public
limited company incorporated and domiciled in England
and Wales and listed on the AIM of the London Stock
Exchange. The registered office address is 6th Floor,
65 Gresham Street, London EC2V 7NQ.

2. BASIS OF PREPARATION

The interim financial information in this Interim Report
has been prepared in accordance with UK-adopted
International Accounting Standards in conformity with the
requirements of the Companies Act 2006. The Group has
chosen not to adopt IAS 34: Interim Financial Statements
in preparing the interim financial information.
The Group’s financial information has been prepared on
a historical cost basis, except for investment property and
derivative interest rate swaps which have been measured
at fair value.
The functional currency of the Group is considered to be
pounds sterling as this is the currency of the primary
environment in which the Group operates.

NON-STATUTORY FINANCIAL STATEMENTS

Financial information contained in this document does not
constitute statutory accounts within the meaning of section
434 of the Companies Act 2006. The statutory accounts for
the year ending 31 March 2021 have been delivered to the
Registrar of Companies. The audit report was unqualified
and did not contain a statement under section 498(2) or (3)
of the Companies Act 2006.

GOING CONCERN

The Directors have reviewed the current and projected
financial position of the Group, making reasonable
assumptions about future trading performance. As part of
the review, the Group has considered its cash balances, its
debt maturity profile, including undrawn facilities, and the
long-term nature of the tenant leases.

As part of their going concern review, the Directors
have carefully considered the impact on the Group of the
COVID-19 pandemic. Management, who have transitioned
to remote working without any issues, endeavours to
engage with tenants on a quarterly basis and it is this
hands-on relationship that is guiding the Group through
the COVID-19 pandemic as the tenant-landlord
relationships continue to remain constructive.
The Group has undertaken risk assessments in respect of
the impact on key objectives and has appropriate response
plans such as stress testing, monitoring of tenant
performance and financial reviews. On the basis of this
review, and after making due enquiries, the Directors have
a reasonable expectation that the Company and the
Group have adequate resources to continue in operational
existence for the foreseeable future. Accordingly, they
continue to adopt the going concern basis in preparing
the Interim Financial Statements.

3. SIGNIFICANT ACCOUNTING JUDGEMENTS,
ESTIMATES AND ASSUMPTIONS

The preparation of the Interim Financial Statements
in conformity with the generally accepted accounting
practices requires management to make estimates and
judgements that affect the reported amounts of assets and
liabilities as well as the disclosure of contingent assets and
liabilities at the Statement of Financial Position date and
the reported amounts of revenue and expenses during the
reporting period.

FAIR VALUE OF INVESTMENT PROPERTY

The market value of investment property is determined,
by real estate valuation experts, to be the estimated
amount for which a property should exchange on the
date of the valuation in an arm’s length transaction.
Each property has been valued on an individual basis.
The valuation experts use recognised valuation techniques
and the principles of IFRS 13. The valuations have been
prepared in accordance with RICS Valuation – Global
Standards January 2020 (the “Red Book”). Factors reflected
include current market conditions, annual rentals, lease
lengths and location.

FINANCIAL STATEMENTS
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NOTES TO THE INTERIM FINANCIAL STATEMENTS CONTINUED
4. PRINCIPAL ACCOUNTING POLICIES

INVESTMENT PROPERTIES

BASIS OF CONSOLIDATION

Investment properties are initially recognised at cost
including transactions costs. Transaction costs include
transfer taxes and professional fees for legal services.
Subsequent to initial recognition, investment properties are
carried at fair value, as determined by real estate valuation
experts. Gains or losses arising from change in fair value are
recognised in the Statement of Comprehensive Income in
the period in which they arise.

The principal accounting policies applied in the
preparation of these Financial Statements are consistent
with those applied within the Company’s Annual Report
and Financial Statements for the year ended 31 March 2021.
The Financial Statements consolidate the accounts of the
Company and all subsidiary undertakings drawn up to the
same year end.

INVESTMENT IN SUBSIDIARIES

Investments in subsidiaries are stated at cost less any
provision for permanent diminution in value. Realised
gains and losses are dealt with through the Statement of
Comprehensive Income. A review for impairment is carried
out if events or changes in circumstances indicate that the
carrying amount may not be recoverable, in which case an
impairment provision is recognised and charged to the
Statement of Comprehensive Income.

BORROWINGS

Investment properties comprises completed property that
is held to earn rentals or for capital appreciation, or both,
and development properties that are under development
or available for development.

Investment properties cease to be recognised when they
have been disposed of. The difference between the
disposal proceeds and the carrying amount of the asset
is recognised in the Statement of Comprehensive Income.
A disposal is recognised on exchange if the sale contract
is unconditional; if the sale contract on exchange is
conditional, the disposal is recognised on legal completion.

Borrowings are initially recognised at fair value, net of
transaction costs incurred. Borrowings are subsequently
measured at amortised cost. Any difference between the
proceeds (net of transaction costs) and the redemption
amount is recognised in profit and loss over the borrowings
period using the effective interest method.

FINANCIAL INSTRUMENTS

BORROWING COSTS

Trade receivables are held in order to collect the contractual
cash flows and are initially measured at the transaction
price as defined in IFRS 15, as the contracts of the Group do
not contain significant financing components. Impairment
losses are recognised based on lifetime expected credit
losses in profit or loss.

Borrowing costs in relation to interest charges on bank
borrowings are expensed in the period to which they
relate. Fees incurred in relation to the arrangement of
bank borrowings are capitalised and expensed on a
straight-line basis over the term of the loan.

SEGMENTAL REPORTING

IFRS 8 requires operating segments to be identified on the
basis of internal reports that are regularly reported to the
Board to allocate resources to the segments and to assess
their performance. The Directors consider there to be only
one reportable segment, being the investment in the
United Kingdom into small logistics warehouses.

Financial assets and financial liabilities are recognised in
the Statement of Financial Position when the Group
becomes a party to the contractual provisions of the
instrument.

FINANCIAL ASSETS

Other receivables are held in order to collect the
contractual cash flows and accordingly are measured at
initial recognition at fair value, which ordinarily equates to
cost, and are subsequently measured at cost less
impairment due to their short-term nature. A provision for
impairment is established based on twelve-month
expected credit losses unless there has been a significant
increase in credit risk when lifetime expected credit losses
are recognised. The amount of any provision is recognised
in profit or loss.
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LEASES

Trade and other payables are initially measured at fair
value and are subsequently measured at amortised cost
using the effective interest rate method.

The Group recognises a right-of-use (“ROU”) asset and a
corresponding lease liability at the commencement date
of the lease. The ROU asset is initially measured based on
the present value of lease payments, plus initial direct costs
and the cost of obligations to refurbish the asset, less any
incentives received.

Financial liabilities, equity instruments and warrant
instruments issued by the Group are classified in
accordance with the substance of the contractual
arrangements entered into and the definitions of a financial
liability and an equity instrument. An equity instrument is
any contract that evidences a residual interest in the assets
of the Group after deducting all of its liabilities. Equity
instruments issued by the Group are recorded at the
proceeds received, net of direct issue costs.

DERIVATIVE FINANCIAL INSTRUMENTS

Derivative financial instruments, comprising interest
rate caps and swaps for hedging purposes, are initially
recognised at cost and are subsequently measured at fair
value, being the estimated amount that the Group would
receive or pay to terminate the agreement at the period
end date, taking into account current interest rate
expectations and the current credit rating of the Group
and its counterparties.
The gain or loss at each fair value measurement date is
recognised in the Statement of Comprehensive Income.
Premiums payable under such arrangements are initially
capitalised into the Statement of Financial Position,
subsequently they are remeasured and held at their fair
values.
Hedge accounting has not been applied in these Interim
Financial Statements.

REVENUE RECOGNITION

Rental income and service charge income from operating
leases on properties owned by the Group is accounted for
on a straight-line basis over the term on the lease. Rental
income excludes service charges and other costs directly
recoverable from tenants.
Lease incentives are amortised on a straight-line basis over
the term of the lease.

At inception, the Group assesses whether a contract is or
contains a lease. This assessment involves the exercise of
judgement about whether the Group obtains substantially
all the economic benefits from the use of that asset, and
whether the Group has the right to direct the use of the
asset.

Lease payments generally include fixed payments and
variable payments that depend on an index (such as an
inflation index). When the lease contains an extension or
purchase option that the Group considers reasonably
certain to be exercised, the cost of the option is included
in the lease payments.
Each lease payment is allocated between the liability and
finance cost. The lease payments are discounted using the
interest rate implicit in the lease if that rate can be readily
determined or, if not, the incremental borrowing rate is
used, which is the weighted average cost of debt.
The finance cost is charged to profit or loss over the lease
period so as to produce a constant rate of interest on the
remaining balance of the liability for each period.
As the head leases meet the definition of investment
property, they are initially recognised in accordance with
IFRS 16, and then subsequently accounted for as if they
were investment property in accordance with the Group’s
accounting policy. After initial recognition, the ROU head
lease asset is subsequently carried at fair value and the
valuation gains and losses recognised within “Changes
in fair value of investment property” in the Statement of
Comprehensive Income.
ROU assets are included in the heading “Non-current
assets”, and the lease liability included in the heading
“Non-current liabilities”, on the Statement of Financial
Position.
Where the ROU asset relates to land or property that meets
the definition of investment property under IAS 40, the ROU
assets are included in the heading “Investment properties”,
and the lease liability in the heading “Non-current liabilities”,
on the Statement of Financial Position.

FINANCIAL STATEMENTS
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NOTES TO THE INTERIM FINANCIAL STATEMENTS CONTINUED
4. PRINCIPAL ACCOUNTING POLICIES CONTINUED
LONG-TERM INCENTIVE PLAN

There is a long-term incentive plan (“LTIP”) in place whereby
Pacific Industrial LLP, an affiliate of PCP2 Limited (the
“Manager”) has subscribed for C Ordinary Shares issued in
Urban Logistics Holdings Limited, a subsidiary of Urban
Logistics REIT plc (the “Company”). Under the terms of the
LTIP, the Company is obliged to acquire the C Ordinary
Shares in Urban Logistics Holdings Limited, in return for
services provided by Pacific Industrial LLP, subject to
certain conditions.
The fair value of the share price element of the LTIP award
is calculated at the grant date using the Monte Carlo model.
The resulting cost is charged to the Statement of
Comprehensive Income over the vesting period.
At each year end, the Directors make an assessment of
the fair value EPRA NTA element of the LTIP award based
on Company forecasts. The resulting cost is charged to
the Statement of Comprehensive Income over the
vesting period.
Further details have been provided in note 9.

CASH AND CASH EQUIVALENTS

Cash and cash equivalents comprise cash at bank and
short-term deposits with banks and other financial
institutions, with an initial maturity of three months or less.

STANDARDS IN ISSUE BUT NOT YET EFFECTIVE

At the date of authorisation of these Interim Financial
Statements there were standards and amendments which
were in issue but which were not yet effective and which
have not been applied. The principal ones were:

•
•
•
•

TAXATION

Taxation on the profit or loss for the period not exempt
under UK REIT regulations comprises current and deferred
tax. Current tax is expected tax payable on any non-REIT
taxable income for the period, using tax rates enacted or
substantively enacted at the period end date, and any
adjustment to tax payable in respect of previous years.

DIVIDENDS

Dividends on equity shares are recognised when they
become legally payable. In the case of interim dividends,
this is when paid. In the case of final dividends, this is
when approved by the shareholders at the Annual
General Meeting.

amendments to IFRS 9, IAS 39, IFRS 7, IFRS 4 and
IFRS 16: Interest Rate Benchmark Reform (effective
1 January 2021, endorsed 13 January 2021);
amendments to IFRS 4: Insurance Contracts – deferral
of IFRS 9 (effective 1 January 2021, endorsed
15 December 2020);
amendments to IFRS 3: Business Combinations; IAS 16:
Property, Plant and Equipment; IAS 37: Provisions,
Contingent Liabilities and Contingent Assets and Annual
Improvements 2018-2020 (effective 1 January 2022); and
amendments to IAS 1: Presentation of Financial
Statements: Classification of Liabilities as Current or
Non-current and Classification of Liabilities as Current
or Non-current – Deferral of Effective Date (effective
1 January 2023).

The Directors do not expect the adoption of these
standards and amendments to have a material impact on
the Financial Statements.
In the current period, the following amendments have been
adopted which were effective for the periods commencing
on or after 1 January 2020:

•

amendment to IFRS 16: Leases COVID-19 Related Rent
Concessions (effective 1 June 2020). The adoption of
this amendment has not had a material impact on the
Financial Statements.
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The Group is involved in UK property ownership and letting and is considered to operate in a single geographical and
business segment. The total revenue of the Group for the year was derived from its principal activity, being that of property
lettings. No single tenant accounted for more than 10% of the Group’s gross rental income.
						
30 September 30 September
						
2021
2020
						
(unaudited)
(unaudited)
					
£’000
£’000

31 March
2021
(audited)
£’000

Rental income						
16,480

9,257

Service charge income						
36

235

473

Licence fee						
149

303

468

9,795

24,181

Total revenue

					
16,665

6. CHANGES IN FAIR VALUE OF INVESTMENT PROPERTY

						
30 September 30 September
						
2021
2020
						
(unaudited)
(unaudited)
					
£’000
£’000

Revaluation surplus						
43,236
Provision for profit share						
(2,684)
Total						
40,552

4,289
—
4,289

7. FINANCE EXPENSE

						
30 September 30 September
						
2021
2020
						
(unaudited)
(unaudited)
						
£’000
£’000

23,240

31 March
2021
(audited)
£’000

26,250
(490)
25,760

31 March
2021
(audited)
£’000

Interest on bank borrowings						
2,284

1,096

Swap interest paid						
267

229

450

574

210

665

Other interest payable						
87

38

123

Interest on lease liabilities						
105

32

102

Amortisation of loan arrangement fees					

Changes in fair value of interest rate derivatives					

(787)

Total						
2,530

510
2,115

2,738

(287)
3,791
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NOTES TO THE INTERIM FINANCIAL STATEMENTS CONTINUED
8. EARNINGS PER SHARE

The calculation of the basic earnings per share (“EPS”) was based on the profit attributable to Ordinary Shareholders
divided by the weighted average number of Ordinary Shares outstanding during the period, in accordance with IAS 33.
						
Six months to Six months to
					 30 September 30 September
						
2021
2020
						
(unaudited)
(unaudited)
					
£’000
£’000

Profit attributable to Ordinary Shareholders

Year ended
31 March
2021
(audited)
£’000

		

Total comprehensive income 						
50,251

9,800

47,602

Weighted average number of Ordinary Shares in issue				 285,590,418 188,616,023 219,191,930
Basic earnings per share (pence)						
17.60p

5.20p

21.72p

—

—

—

Number of diluted shares under option/warrant					

Weighted average number of Ordinary Shares
for the purpose of dilutive earnings per share					 285,590,418 188,616,023 219,191,930
Diluted earnings per share (pence)					
17.60p

5.20p

21.72p

(4,289)

(25,760)

Adjustments to remove:			
Changes in fair value of investment property				
Changes in fair value of interest rate derivatives 					

(40,552)
(787)

510

(287)

—

—

(7,035)

EPRA earnings 						
8,912

6,021

14,520

EPRA diluted earnings per share 					
3.12p

3.19p

6.62p

Profit on disposal of investment properties					

Adjustments to add back:			
LTIP charge						
956

—

295

Adjusted earnings 						
9,868

6,021

14,815

Adjusted earnings per share						
3.46p

3.19p

6.76p

9. LONG-TERM INCENTIVE PLAN

The Company has an LTIP, accounted for as an equity-settled share-based payment. At 30 September 2021, Pacific
Industrial LLP, an affiliate of PCP2 Limited, has subscribed for 1,000 C Ordinary Shares of £0.01 each issued in Urban
Logistics Holdings Limited, a subsidiary of the Company.
					
							
Fair value
Date granted
					 Class of share
£’000

August 2017

Charge for
the period
£’000

			

– Share price element						 C Ordinary

131

11

– EPRA NTA element						 C Ordinary

2,696

945

						

2,827

956

An independent valuation of the fair value of these shares was carried out at the grant date. The valuation was prepared
in accordance with International Financial Reporting Standard 2 (“IFRS 2”): Share-based Payments. These shares were
subsequently revalued at the modification date, in March 2020, with no material change. The Monte Carlo valuation model
has been used to estimate the fair value of the share price element of the award.
The Directors have made an assessment of the EPRA NTA element based on Company forecasts. An assessment will be
made at each year end, with any adjustment to expected value being charged as an expense in the Statement of
Comprehensive Income.
From 7 February 2020 (the “Revised First Calculation Date”) to 30 September 2023 (the “Second Calculation Date”) the LTIP
will be assessed as follows:

•
•

the EPRA NAV element is 5% of the amount by which the Company’s EPRA NAV at the Second Calculation Date exceeds
the Company’s EPRA NAV as at the Revised First Calculation Date and an annualised 10% hurdle thereon (adjusted for
any new issue of shares, all distributions including inter alia dividends and any returns of capital); and
the share price element is 5% of the amount by which the market capitalisation of the Company at the Second Calculation
Date exceeds the market capitalisation of the Company as at the Revised First Calculation Date and an annualised 10%
hurdle thereon (adjusted for any new issue of shares, all distributions including inter alia dividends and any returns of capital).
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The LTIP payment is capped at three times the average annual management fees paid from 7 February 2020 to the
Second Calculation Date.
If there is a change of control, the LTIP will be assessed by applying the relevant offer price to the EPRA NAV element
and the share price element calculations at the date of the change of control.
The LTIP will be settled, at the Board’s discretion, in either shares of Urban Logistics REIT plc, or cash, or a combination
of both.

10. DIVIDENDS

					 30 September 30 September
						
2021
2020
						
(unaudited)
(unaudited)
						
£’000
£’000

31 March
2021
(audited)
£’000

Ordinary dividends paid			
2020: Second interim dividend: 3.85p per share					

—

3,378

3,378

2021: First interim dividend: 3.25p per share					

—

—

6,130

2021: Second interim dividend: 4.35p per share					

11,094

—

—

Total dividends paid in the period (£’000)					
11,094

3,378

9,508

Total dividends paid in the period						
4.35p

3.85p

7.10p

On 29 June 2021, the Company declared an interim dividend for the second half of the financial year ended 31 March 2021
of 4.35 pence per Ordinary Share. The dividend was paid as a property income distribution on 2 July 2021 to shareholders
on the register on 29 June 2021.

11. INVESTMENT PROPERTIES

In accordance with IAS 40: Investment Property, investment property is carried at its fair value as determined by an
external valuer. This valuation has been conducted by CBRE and has been prepared as at 30 September 2021,
in accordance with the RICS Valuation – Professional Standards UK January 2020 (the “Red Book”).
The valuations have been prepared in accordance with those recommended by the International Valuation Standards
Committee and are consistent with the principles in IFRS.
					
Investment
					
properties
					
freehold
				
£’000

At 1 April 2021					

Investment		
properties Development
leasehold
properties
Total
£’000
£’000
£’000

399,310

107,760

500

507,570
97,991

Property acquisitions 					
59,723

26,843

11,425

Capital expenditure 					
1,859

2,400

7,429

11,688

Revaluation surplus/(deficit) in period 				

48,365

4,116

(9,245)

43,236

		509,257

141,119

10,109

660,485

2,641

904

—

3,545

Investment properties excluding head lease
ROU assets at 30 September 2021 					
511,898

At 30 September 2021			

Add: tenant lease incentives 					

142,023

10,109

664,030

—

7,677

—

7,677

Total investment properties at 30 September 2021			
511,898

149,700

10,109

671,707

Add: right-of-use asset 					

Total rental income for the interim period recognised in the Condensed Consolidated Statement of Comprehensive
Income amounted to £16.7 million (30 September 2020: £9.8 million).
Tenant lease incentives at 30 September 2021 totalled £3.55 million (30 September 2020: £0.6 million).
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NOTES TO THE INTERIM FINANCIAL STATEMENTS CONTINUED
12. BANK BORROWINGS AND RECONCILIATION OF LIABILITIES TO CASH FLOWS
FROM FINANCING ACTIVITIES

Borrowings are initially recognised at fair value, net of transaction costs incurred. Borrowings are subsequently measured at
amortised cost. Any difference between the proceeds (net of transaction costs) and the redemption amount is recognised
in profit or loss over the period of the borrowings using the effective interest method.
								
Bank
								
borrowings
								
£’000

Balance at 1 April 2021								
196,354
Loan arrangement fees paid								
(160)
Non-cash movements:
Amortisation of loan arrangement fees							
574
Total bank borrowings per the Condensed Consolidated Statement of Financial Position			
196,768
Being:
Drawn debt								
199,364
Unamortised loan arrangement fees							
(2,596)
Total bank borrowings per the Condensed Consolidated Statement of Financial Position			
196,768
On 7 August 2020, the Group entered into a new £151.0 million loan facility with Barclays Bank plc, Santander UK plc and
Lloyds Bank plc, to replace the existing loan facility totalling £75.7 million, which was due to expire in 2022. This facility
provides a three-year term, with the option to extend for a further two years. Interest is charged at a fixed margin of 2.10%
plus GBP SONIA.
On 7 August 2020, the Group drew £122.4 million from the new loan facility. A further £25.0 million was drawn on
15 February 2021. On 26 February 2021, the remaining £3.6 million of loan facility was drawn. The £151.0 million facility
is hedged by way of interest rate swaps, on a notional loan amount of £89.3 million.
On 12 March 2021, the Group entered into a new £48.4 million loan facility with Aviva Investors. This facility provides a
seven-year term at a fixed cost of 2.34%. The loan facility includes an accordion, allowing the total loan facility to increase
to a maximum of £200 million.
The bank borrowings from both facilities are secured over the investment properties owned by the Group.

13. INTEREST RATE DERIVATIVES

The Group has used interest rate swaps to mitigate exposure to interest rate risk. The total fair value of these contracts
is recorded in the Statement of Financial Position. The interest rate derivatives are marked to market by the relevant
counterparty banks on a quarterly basis in accordance with IFRS 9. Any movements in the fair value of the interest rate
derivatives are taken to finance expense in the Statement of Comprehensive Income.
						
Six months to Six months to
						
30 September 30 September
						
2021
2020
						
(unaudited)
(unaudited)
						
£’000
£’000

Year ended
31 March
2021
(audited)
£’000

Non-current liabilities: derivative interest rate swaps:			
At beginning of period						
(1,060)
Change in fair value in the period						

787

Total						
(273)

(1,347)
(510)
(1,857)

(1,347)
287
(1,060)
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30 September 30 September
							
2021
2021
							
(unaudited) (unaudited)
							
Number
£’000

Issued and fully paid up at 1p each
At beginning of period

						255,045,821

2,550

Issued and fully paid 13 July 2021							 69,870,766

699

At 30 September 2021							
324,916,587

3,249

On 13 July 2021, the Company raised £108.3 million through the issue of 69,870,766 Ordinary Shares at an issue price of
155.0 pence per share.

15. SHARE PREMIUM

Share premium relates to amounts subscribed for share capital in excess of nominal value less any associated issue costs
that have been capitalised.
						
30 September 30 September
						
2021
2020
						
(unaudited)
(unaudited)
						
£’000
£’000

31 March
2021
(audited)
£’000

Balance brought forward						
89,644

228,764

228,764

107,601

—

91,672

Share premium on the issue of Ordinary Shares					

Share issue costs						
(2,246)
Transfer to capital reduction reserve						

—

At 30 September 2021						
194,999

(4)

(2,032)

(228,760)

(228,760)

—

16. CAPITAL REDUCTION RESERVE

						
30 September 30 September
						
2021
2020
						
(unaudited)
(unaudited)
						
£’000
£’000

89,644

31 March
2021
(audited)
£’000

Balance brought forward						
228,760

—

—

Transfer from share premium						
—

228,760

228,760

At 30 September 2021						
228,760

228,760

228,760

17. RELATED PARTY TRANSACTIONS

On 18 June 2021, Pacific Capital Partners Limited, a wholly owned subsidiary in the Pacific Investments group, novated
its appointment as the Company’s Alternative Investment Fund Manager (“AIFM”) to PCP2 Limited, another wholly owned
subsidiary in the Pacific Investments group. There has been no other change to the terms of the Investment Management
Agreement (“IMA”) and the Pacific Investments group has confirmed to the Company that there will be no changes to the
team currently providing services to the Company, and that service levels will be uninterrupted by its internal reorganisation.
During the interim period, the amount paid for services provided by PCP2 Limited (the “Manager”) totalled £2,086,900
(30 September 2020: £1,246,722).

LONG-TERM INCENTIVE PLAN

Under the terms of the Company’s long-term incentive plan, at 30 September 2021 Pacific Industrial LLP, an affiliate of
PCP2 Limited, has subscribed for shares in Urban Logistics Holdings Limited, a subsidiary of Urban Logistics REIT plc.
Further details have been provided in note 9.

ACQUISITION OF INVESTMENT PROPERTIES

During the interim period, the Group incurred fees totalling £1,352,801 (30 September 2020: £542,795) from M1 Agency LLP,
a partnership in which Richard Moffitt is a member. These fees were incurred in the acquisition and letting of investment
properties.
For the transactions listed above, Richard Moffitt’s benefit is derived from the profit allocation he receives from M1 Agency
LLP as a member and not from the transaction.
The Board, with the assistance of the Manager, and excluding Richard Moffitt, reviews and approves each fee payable to
M1 Agency LLP, and ensures the fees are in line with market rates and on standard commercial property terms.

FINANCIAL STATEMENTS
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NOTES TO THE INTERIM FINANCIAL STATEMENTS CONTINUED
18. NET ASSET VALUE PER SHARE

Basic NAV per share is calculated by dividing net assets in the Condensed Consolidated Statement of Financial Position
attributable to Ordinary Shareholders by the number of Ordinary Shares at the end of the period.
Net assets have been calculated as follows:
						
30 September 30 September
						
2021
2020
						
(unaudited)
(unaudited)

Net assets per Condensed Consolidated Statement of Financial Position (£’000)		

31 March
2021
(audited)

533,622

265,191

387,455

273

1,857

1,060

Adjustments for:			
Fair value of interest rate derivatives (£’000)					

Intangible assets (£’000)						
(54)
EPRA net tangible assets (£’000)						
533,841

(15)
267,033

(12)
388,503

Ordinary Shares in issue at period end (basic and diluted)				324,916,587 188,616,023 255,045,821
IFRS NAV per share (basic and diluted)				

164.23p

140.60p

151.92p

EPRA NTA per share						
164.30p

141.57p

152.33p

19. POST BALANCE SHEET EVENTS

On 6 October, the Group entered into a forward funding agreement to redevelop a six-acre site in Golborne.
The new warehouse will be 120,750 sq ft, and the total cost will be £13.3 million. The target net initial yield (NIY) is 6.2%.
On 22 October, the Group acquired a 121,078 sq ft vacant property near Andover. The cost was £11.95 million, at a NIY
of 5.8%.
On 29 October, the Group acquired a 239,867 sq ft warehouse near Spennymoor, Durham. The property was purchased
for £8.65 million, at a NIY of 8.2%.
On 29 October, the Group acquired a 137,962 sq ft warehouse in Driffield. The property was purchased for £8.35 million,
at a NIY of 6.4%.
On 4 November, the Group exchanged contracts to acquire a 27,366 sq ft property in Ashton in Makerfield, Wigan.
The property was purchased for £2.65 million, at a NIY of 5.0%.
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SUPPLEMENTARY INFORMATION

						
Six months to Six months to
						
30 September 30 September
						
2021
2020
						
(unaudited)
(unaudited)
						
£’000
£’000

Year ended
31 March
2021
(audited)
£’000

EPRA EPS (diluted)						
3.12p

3.19p

6.62p

164.30p

141.57p

152.33p

EPRA net tangible asset value						
EPRA net reinstatement value					

177.94p

153.87p

165.66p

EPRA net disposal value					

164.23p

140.60p

151.92p

EPRA net initial yield						
4.8%

5.5%

5.2%

EPRA “topped up” net initial yield						

5.0%

5.8%

5.2%

EPRA vacancy rate					

0.6%

3.0%

6.9%

EPRA cost ratio (including vacant property costs)				

20.1%

20.7%

21.3%

EPRA cost ratio (excluding vacant property costs)				

17.5%

20.4%

18.9%

II. INCOME STATEMENT

						
Six months to Six months to
						
30 September 30 September
						
2021
2020
					
(unaudited)
(unaudited)
					
£’000
£’000

Gross rental income						
16,665
Property operating costs						
(701)
Net rental income

					
15,964

Administrative expenses						
(2,851)

9,795
(385)

Year ended
31 March
2021
(audited)
£’000

24,181
(1,307)

9,410

22,874

(1,835)

(4,230)

Other operating income						
69

—

159

Long-term incentive plan charge						
(956)

(11)

(295)

Operating profit before interest and tax					
12,226

7,564

Net finance costs						
(3,314)

(1,543)

(3,988)

Profit before tax						
8,912

6,021

14,520

18,508

Tax on EPRA earnings						
—

—

—

EPRA earnings						
8,912

6,021

14,520

Weighted average number of Ordinary Shares					 285,590,418 188,616,023 219,191,930
EPRA earnings per share						
3.12p

3.19p

III. BALANCE SHEET

						
Six months to Six months to
						
30 September 30 September
						
2021
2020
						
(unaudited)
(unaudited)
					
£’000
£’000

Investment properties						
671,707

348,610

6.62p

Year ended
31 March
2021
(audited)
£’000

515,794

Other net assets						
58,683

36,700

Net borrowings						
(196,768)

(120,119)

(196,354)

Total shareholders’ equity						
533,622

265,191

387,455

1,857

1,060

68,015

Adjustments to calculate EPRA NTA:			
Fair value of interest rate derivative						

273

Intangible assets						
(54)
EPRA net assets						
533,841

(15)
267,033

(12)
388,503

Ordinary Shares in issue at year end (basic and diluted)				 324,916,587 188,616,023 255,045,821
EPRA NTA per share						
164.30p

141.57p

152.33p

FINANCIAL STATEMENTS

I. EPRA PERFORMANCE MEASURES SUMMARY
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SUPPLEMENTARY INFORMATION CONTINUED
III. BALANCE SHEET

CONTINUED

In October 2019, the European Public Real Estate Association (“EPRA”) published new best practice recommendations
(“BPR”) for financial disclosures by public real estate companies. The BPR introduced three new measures for reporting net
asset value: EPRA net reinstatement value (“NRV”), EPRA net tangible assets (“NTA”) and EPRA net disposal value (“NDV”).
These new measures are effective for accounting periods starting on 1 January 2020 and have been adopted by the Group
in reporting the financial position as at 30 September 2021.
The Group considers EPRA NTA to be the most relevant measure for its operating activities; therefore, it will be adopted as
the Group’s primary measure of net asset value, replacing previously reported EPRA NAV. A reconciliation of the three new
net asset value measurements is provided in the table below.
Current measures
				
EPRA NTA
30 September 2021				£’000

EPRA NRV
£’000

EPRA NDV
£’000

IFRS equity attributable to shareholders			

533,622

533,622

533,622

533,622

533,622

Fair value of interest rate derivatives				

273

273

—

273

—

—

—

—

—

—

44,252

—

—

—

			534,841

578,147

533,622

533,895

533,622

Intangible assets				
(54)
Real estate transfer tax				
EPRA net asset value

Diluted shares (number)			
EPRA net asset value per share		

EPRA NAV EPRA NNNAV
£’000
£’000

324,916,587 324,916,587 324,916,587 324,916,587 324,916,587
164.30p

177.94p

164.23p

164.32p

164.23p

Current measures
				
EPRA NTA
30 September 2020				£’000

EPRA NRV
£’000

EPRA NDV
£’000

IFRS equity attributable to shareholders			265,191

265,191

265,191

265,191

265,191

1,857

—

1,857

—

Fair value of interest rate derivatives				

1,857

Intangible assets				
(15)
Real estate transfer tax				—
EPRA net asset value

			267,033

EPRA NAV EPRA NNNAV
£’000
£’000

—

—

—

—

23,178

—

—

—

290,226

265,191

267,048

265,191

Diluted shares (number)				188,616,023 188,616,023 188,616,023 188,616,023 188,616,023
EPRA net asset value per share				 141.57p

153.87p

140.60p

141.58p

140.60p

Current measures
				
EPRA NTA
31 March 2021				£’000

EPRA NRV
£’000

EPRA NDV
£’000

IFRS equity attributable to shareholders			387,455

387,455

387,455

387,455

1,060

—

1,060

—

—

—

—

—

Real estate transfer tax				—

34,007

—

—

—

EPRA net asset value				388,503

422,522

387,455

388,515

387,455

Fair value of interest rate derivatives				

1,060

Intangible assets				
(12)

EPRA NAV EPRA NNNAV
£’000
£’000

387,455

Diluted shares (number)				255,045,821 255,045,821 255,045,821 255,045,821 255,045,821
EPRA net asset value per share				152.33p

165.66p

151.92p

152.33p

151.92p
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30 September 30 September
						
2021
2020
						
(unaudited)
(unaudited)
						
£’000
£’000

31 March
2021
(audited)
£’000

Total properties per Financial Statements					
671,707

515,794

Less head lease right-of-use asset						

(7,677)

Less development properties						
(10,109)
Completed property portfolio						
653,921

348,610
(2,066)
(5,430)
341,114

(6,945)
(500)
508,349

Add notional purchasers’ costs						
43,813

22,514

34,059

Gross up completed property portfolio valuation (A)				
697,734

363,628

542,408

Annualised passing rent						
33,738

20,319

28,562

Less irrecoverable property outgoings					

(477)

Annualised net rents (B)						
33,261

(182)
20,137

(467)
28,095

1,657

1,019

231

“Topped up” annualised net rent (C)

				
34,918

21,156

28,326

EPRA net initial yield (B/A)		

				
4.8%

5.5%

5.2%

EPRA “topped up” net initial yield (C/A)					
5.0%

5.8%

5.2%

Contractual rental increases for rent-free period					

V. EPRA VACANCY RATE

						
30 September 30 September
						
2021
2020
						
(unaudited)
(unaudited)
						
£’000
£’000

31 March
2021
(audited)
£’000

Annualised potential rental value of vacant properties				

219

666

2,316

Annualised potential rental value for the completed property portfolio			

38,132

22,159

33,498

EPRA vacancy rate						
0.6%

3.0%

6.9%

FINANCIAL STATEMENTS

IV. EPRA NET INITIAL YIELD AND “TOPPED UP” NET INITIAL YIELD
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SUPPLEMENTARY INFORMATION CONTINUED
VI. EPRA COST RATIO

						
Six months to Six months to
						
30 September 30 September
						
2021
2020
						
(unaudited)
(unaudited)
Total cost ratio					
£’000
£’000

Year ended
31 March
2021
(audited)
£’000

Costs			
701

385

1,307

Administrative expenses						
2,851

1,835

4,230

Property operating expenses1					

Less: service charge income						
(36)

(68)

(118)

(200)

(167)

(355)

Less: service charge costs recovered through rents but not separately invoiced		

Less: ground rents						
(43)
Total costs including vacant property costs (A)				
3,273

(8)
1,977

Group vacant property costs						
(424)
Total costs excluding vacant property costs (B)				
2,849

(32)

(44)
5,020
(563)

1,945

4,457

9,795

24,181

Gross rental income			
Gross rental income						
16,665
Less: ground rents paid						
(105)

(32)

Less: service charge income						
(36)

(68)

(118)

(200)

(167)

(355)

Less: service charge costs recovered through rents but not separately invoiced		

(102)

Total gross rental income (C) 						
16,324

9,528

23,606

Total cost including vacant property costs (A/C)				
20.1%

20.7%

21.3%

Total cost excluding vacant property costs (B/C)				
17.5%

20.4%

18.9%

Total costs (A)						
3,273

1,977

5,020

—

—

—

EPRA total costs including vacant property costs (D)				
3,273

1,977

5,020

EPRA cost ratio		
Long-term incentive plan crystallisation					

Vacant property costs						
(424)
EPRA total costs excluding vacant property costs (E)				
2,849

(32)
1,945

(563)
4,457

EPRA cost ratio (including vacant property costs (D/C)				
20.1%

20.7%

21.3%

EPRA cost ratio (excluding vacant property costs (E/C)

20.4%

18.9%

			
17.5%

1. Property operating expenses are cost of sales. These typically include utilities, business rates, letting fees and other direct costs.
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GLOSSARY OF TERMS

A measure of the energy efficiency of a property on a scale
of A (most efficient) to G (least efficient) and is a legal
requirement for a building to be sold, let or constructed.
Once obtained, an EPC is valid for ten years.

EPRA COST RATIO

EPRA VACANCY RATE

Estimate market rental value (“ERV”) of vacant space
divided by ERV of the whole portfolio.

EUROPEAN PUBLIC REAL ESTATE
ASSOCIATION (“EPRA”)

Administrative and operative costs (including and excluding
costs of direct vacancy) divided by gross rental income.

The European Public Real Estate Association (“EPRA”) is
the industry body for European Real Estate Investment
Trusts (“REITs”).

EPRA EARNINGS PER SHARE (“EPS”)

LOAN TO VALUE (“LTV”)

Earnings from continuing operational activities divided by
weighted average number of shares in issue during the year.

EPRA NET DISPOSAL VALUE (“NDV”)

Represents the shareholders’ value under a disposal
scenario, where deferred tax, financial instruments and
certain other adjustments are calculated to the full extent
of the liability, net of any resulting tax.

EPRA NET INITIAL YIELD

Annualised rental income based on the cash rent passing
at the balance sheet date, less non-recoverable property
operating expenses, divided by the market value of the
property. Increased with (estimated) purchasers’ costs.

The Group’s net debt expressed as a percentage of the
investment portfolio.

NET INITIAL YIELD

Annual rents on investment properties as a percentage of
the investment property portfolio valuation having added
notional purchasers’ costs.

OCCUPANCY RATE

The ERV of the let units as a percentage of the total ERV of
the investment property portfolio.

PROPERTY INCOME DISTRIBUTION (“PID”)

Dividends from the Group’s tax-exempt property business.

EPRA NET REINSTATEMENT VALUE (“NRV”)

Assumes that entities never sell assets and aims to
represent the value required to rebuild the entity.

EPRA NET TANGIBLE ASSETS (“NTA”)

Assumes that entities buy and sell assets, thereby
crystallising certain levels of unavoidable deferred tax.

EPRA “TOPPED-UP” NET INITIAL YIELD

EPRA net initial yield adjusted for expiration of rent-free
periods or other unexpired lease incentives such as
discounted rent periods and step rents.

TOTAL ACCOUNTING RETURN (“TAR”)

Represents the movement in EPRA NTA per share plus
dividends paid during the period expressed as a percentage
of EPRA NTA per share at the beginning of the period.

TOTAL PROPERTY RETURN (“TPR”)

Capital growth in the portfolio, plus net rental income and
gain or loss on property disposals expressed as a
percentage return on the period’s opening value.

WEIGHTED AVERAGE UNEXPIRED LEASE TERM
(“WAULT”)
The average lease term remaining to expiry across the
portfolio weighted by contracted rental income.

ADDITIONAL INFORMATION

ENERGY PERFORMANCE CERTIFICATE (“EPC”)
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