" é_./
!

et

London Industrial is a specialised property
investment company devoted to the provision
of small unit light industrial, studio and office
workspace for new and emerging businesses in
the Greater London acea. It aims to help entreprencurs
start in business by creating affordable accommodation

for rent on flexible and friendly terms,
P9 London Industrial, a pare of the wider urban regeneration movement, is an

example of successful cooperation between the private and pablic swctors,

meeting both the financial targets of the insurance companies and pension
Jasoph @
Koumbas of §
Upfront Signs;
Belgravia
Workshops,

funds who aze its sharcholders, and the economic and social needs of the

community,
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History apd Principal Shareholders

London Industrial PLC was
established in 1987 on the initiative
of Inner City Enterprises PLC
{(“ICE"), a Company established by
City financial institutions to
promote and undertake urban
regenecation property projects. In
1986, ICE became concerned that
the farthcoming dispersal by the
London Residuary Body of the
former GLC property portfolio
would lead, inter alia, 1o the loss of
much smail unit workspace through
redevelopment.

ICE accordingly negotiated and
financed the acquisition of the
greater pare of the GLC industrial
property portfolio, placing part of
the portfolio with joint venture
partners and retaining, the remainder
- 18 smalt-unit industrial estates.
These estates were transferred to
London Industrial, the new
company formed for that purpose by
ICE, on 10 July 1987. London
Industrial was refinanced by a group

of 12 instirutions who subscribed
£16.7 million in debenture stock,
covertible loan stock and equity.

The transfer of esates from the
LRB to the Company was
accomplished smoothly and involved
585 letrable wnits with 428 sitting
renants, Early months were faken up
with the task of getting the estates
under good management and letting
the many vacant uaits, That
accomplished, the Company in 1989
raised £7 million of additional loan
capital and embarked on a policy of
steady expansion. To date, one small
estate has been puschased, one of
the Company's existing estates has
been extended and four
developments have been undertaken,
three in joint ventuee with English
Estates and one with the London
Borough of Waltham Forest. The
Company has also purchased the
freehold interest in its Acton
Business Centre, previously
leasehold.

Principal Sharcholders are:

[GE Investments Limited
Norwich Union Life Insurance
Saciety

Prudential Assurance Company
Limited

British Acrospace Pension Funds
Scortish Life Assurance Company
Equity & Law Life Assurance
Society PLC

Kleimwort Benson Trustees

Hill Samuel Trustees

London Borough of Lewisham
Superannuation Fund

London Borough of Southwark
Superannuation Fund



Financial Highlights
1991 19un 1989

£000 L000 L1000
Rent receivable 4,376.3 4,010.9 2,955.9
Service charges and other income 1,012.4 1,092,9 970.6
Turnover 5,388.7 5,103.8 3,926.5
Profit before taxation 1,464.7 1,624.4 543.2
Profit after taxation 1,068.,9 1,134.2 578.4 -
Dividend 480.0 840.0 280.0
Earnings per Qrdinary Share after taxation ¥ 314.4p 405.1p 206.1p
Fully dituted carnings per Ordinary Share after taxation * 260.7p 320.5p 185.6p
Properties ar valuation or cost 48,522.3 4§,617.9 39,802.2
Other net assets/liabiliries) {2,169.1) 3,193.3 {147.8)
Less: indebtedness (20,900.0) (21,300.0)  (14,302.Q)
Net assets 25,453.2 30,511.2 25,352.,4
Net assets per Ordinary Share £74.86 £108.97 £590.54
Fully diluted net assets per Ordinary Share ® £62.60 £79.33 £66.55

+ The 1991 figures are calculated by reference to the weighted
average number of Ordinacy Shares ~ 340,000 - in issue during
the year. If the number of issued shares ar 31st March 1991 —
400,000 - is substituted carnings per Qrdinary Share become
267 2p, and net assets per Ordinary Share become £63.63.

* Assuming exercise of outstanding share options and, in respect
of 1990 and earlier years, full conversion of Loitn Stoek,
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Chairman’s Statement

Financial Rasults

In my statement i year ago, | warned
that due 10 a deteriorating letting
market and the completion of a
number of development projects, the
1991 sesults were unlikely to match
those of 1990. This prediction has
been fulfilled, with net profits before
tax amounting to £1,464,000, a fall
of £160,000 or 10% on 1990.
Within this outturn, a serious
shortfall of budgered rental income
has Jargely been masked by a higher
than expected contribution {rom
interest recetvable, a higher level of
capitalisation of interest on property
developments, and by operating
economies. In terms of pure trading
therefore, the result was worse than
predicted,

On the assets side, the Company
has been affected by the general
decline in oceupancy levels and rise
in valuation yiclds, The investment
portfolio has been valued by the
Directors at 31 March 1991 at

I have pleasure in presenting this
fourth Report and Accounts to the
Sharcholders of London Industrial PLC.

£40.31 million, which alter
adjusting for acquisitions and capital
improvements shows a decline of
£7.4 million or 16% on the
comparable figure for 1990,
Developments in progress have been
shown at cost at £8.2 million. Fully
diluted net assets per shire have
fallen 1o £63, compared with £79 m
1990 and £67 in 1989,

$ince the year-end, ficree
competition has forced the rental
market for office, business and light
industrial space in London
downwards, a movement which
undoubredly will have affected
short-term valuation considerations,
Sharcholders should understand that
the net asset values attributed to
their shares are susceptible 1o quite
significant fluctuations m today’s
volatile property market, and that
values muy deteriorate before they
improve.
Proposead Dividend
The dividend of £3 net per share

paid last year for 1989-90 was in
part a special distribunion m
recognition of the Company’s
abligation under its prospecius 1o
initial erdinary sharcholders prior to
conversion of the Company’s £1.8
million of convertible loan stock. All
holdets of loan stock duly converted
into ordinary sharss at the end of
September and the Company”s issued
ordinary shares rose in number by
120,000 10 400,000, ln normal
circumstances, the Board would have
wished to maintain a dividend of
around £2 net per share, but the
deterioration in current trading and
consequential effect 0w <ash flow
reported below make this
impracticable. Accordingly, your
Ditrectors have recommended the
payment of a dividend on the
ordinary shares of £1.20 nevn
respect of the year 1990-91, the
minimum figuie which will ensure
that those who converted from loan
stock into ordinary shares will not




suffer » reduction in their gross

income,

Prospects for 1991-92 and beyond
Your Cawpany, like many others, is
passing through a severe recession,
The Company's estates lie in and
around inner London with a bias
towards the Ease End and with mauy
tenants cither engaged in the
gacment trade or providing
secondary services -~ such as
printng ot computer maintenance
- to the City. In the boom years of
the late 80s these businesses thrived:
they were able 1o prosper and
expand and were able to compete for
business space foreing rental levels
constantly upwards. With the onset
of revession in 1990, many of these
smail businesses found their
turnover and profitability collapsing
and their bankers unable or
unwilling to support them. As |
write this, 1 have in front ol mc a
bulletin from Dun 8 Bradstreet
reporting, 24,000 small business

Failures in 1990 and predicting
40,000 closures in 1991. Londan
Induserial saw the occupancy level of
its estares decline from 949% (just
below peak) in March 1990 w 81%
in March 1991, Over the 12 months,
a substantial number of tenants
vacared their accommodatian, the
majority because of business faifure.
Severe competition began to be felt
from other landlords as developers
unable 1o develop old buildings or to
sell new ones offered their
accommodation for letting at loss-
leadey rental evels.

To meet this challenge, and to
let some 200 new vnits of
accommodation coming on stream
from develapments the Company
fas substancially increased its
marketing efforts. An even more
flexible approach to matching
prospective tenants’ needs and
aspirations has been adopied and as
a resule activity has been maintained
at a high level, These wetics appear

{in July) to have stemmed the
outflow and there are some small, as
yet weal, signs of stabilisation and
recovery.

The downtura will have cost the
Company pechaps £1 million in
anticipated income and cash flow by
the aumamn of 1991, In addition, the
sharp fall in property values and
poorer occupancy levels temporarily
prechudes avenues of refinancing
which earlier would have been
considered normal and simple. On
the other side of the ¢oin, there are
it this depressed market unusually
good opportunitics for expansion.
The Company is keen to expand is
joint venture work with Jocal
authoriries in London and in
particular to examine ways and
means of achieving a berter
utilisation and ecanomic return from
locat authority induscrial estates.
Elsewhere, there are investment
properties 10 be purchased m
attractive prices, competitors wo be

Aufus Clarke and
Cacil Wilter,
carpenters; Long
Stront Workshops,

Landon [nduatdsl Plo 1394




Chalrman’s Statement
Continuad

considered for merger, and the joint
venture with English Estates to be
completed ~ all potential demands
for new capital,

Recent informal discussions
with Shareholders have indicated a
very substantial degrec of support
for the Company and the Board. It is
likely that the Board will, during the
current year, consider it desirable to
ask sharcholders to participate in a
rights issue, or further issue of
convertible loan stock, in order to
provide additional working capital
and funds for specific expansion
projects,

In the meantime, the financial
results for 1991-92 are bound o be
poor and I would not at this stage
expect the Company to return more
than a small profit before tax. The
amount of any dividend will be
determined largely by the state of the
letsins market in a year's time and by
cash flow considerations.

In the longer term, I am

confident that London Industrial,
which is in the business of providing
starter homes for new enterprises
more akin to a hotel operation than
to a conventional property
investment company - will benefit
from the economic upturn when it
comes, There will always be a good
future for such a core business,
which is almost as basic and
fundamental to the econemy as the
provision of water,
telecommunications and food
retailing,

One final word, about
personnel. At the end of January, we
said goodbye to Martyn Calder who
resigned to pursuc his career
clsewhere. Martyn was managing
director from the inception of the
Company in July 1987 and was
responsible for the achievement of
establishing a staff, office and
otganisation from scrarch in a
remarkably short space of time,

I and iy colleagues on the Board

would like to record our
apjeciation of Martyn Calder’s
services to the Comnany. On Mr
Calder's departure, 1 took over as
Chief Executive heading an
executive board of senior staf?, Since
the year-end, the Board has been
joined by Harry Platt as Director
and General Manager, who
effeerively takes Mr Calder’s place.
{ record my thanks to all our loyal
staff who have scen us through a
difficult year,

Alan Porter
July 1991

M



T T T T e LY T R T ™

Operations Review.

§ severe recession
among the small business
community in London, which in
turn has had a substantial impact on
ra¢ Company’s own fortunes, The
managetient wwam, sch. »led in the
upswing, has had o come 1o terimns
with the downswing, In this year,
attention has been focussed on
marketing and estate management in
the face of a dechining and
competitive letting market, and on
the completion of the Company's
initial improvemens and
development programume.

Muarketing and Managemeant

Ac 3ist March 1991 the Company’s
investment portfolio comprised 19
estates totalling some 720,000
square feer, Occupancy was ac
approximatcly 81%, having fallen
from the high Jevel of 94% ar the
starc of April 1990, The rent roll on
this “core” portfolio was by April
1991 some £4.14 million, compared
with £4.3 million the previous year,
I addition, at the close of the year

Pictured above: Harry Platt.

The year ended 31st March 1991

has been marked by the onset of a

the rent roll of the Company’s

development portfolin of 5 esrares,

where initial letting had just

commenced, was some £0.29m,

There are two broad

observations to be made abous the

reduction in “core” occupancy

— Many existiog tennants have
ceased teading finding the current
cconomic climate 100 difficult ro
continue, Some of these renants
had outly been at the margins of
viability. Others, slitough
basically sound, were hit by the
combined squeeze of high interest
rates and reduced wrnover, Few
tenanis were lost because of
moves to other comparable
acrommndation, though some
moves did oceur to larger space,
or 1o outright purzhase,

= Although lettings have held up
reasanably well — at an average
rate of 12 a maontls for the towal
portfolio ~ thraughout the vear,
this was not engugh to

compensaie for the number of
vacations, Furthermaore, whilse
enquiries continned to be high
throughout the year {averaging
150 per month berween January
and March 1991) the amount of
effort needed ro convery such
interest inta lettings increased as
rotential tenanes have
increasingly taken more time to
reach decisions. This is a trend
which was noted in Jast year’s
report.

At this cime last year, experience
suggested that the small unit sector
was holding up better than the rest
of the property sector. Unfortunately
this trend was not sustained. Qver
the course of the financial year some
163 tenants vacated accommodation,
whilst ser against this there were 136
new tenancy occupations. A detailed
exammation of ali tenancy vacations
since January shows that 44% have
ceased o trade, 19% moved to work
front home or cheaper premiscs,

Raception area:
Cannon Whart
Business Cantso,
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12% transferred within the portfolio
and 15% boughr their own premises
or consolidated inta existing
akiernative accommodation. Clearly,
as the depth and fength of the
recession has continued, an
increasing number of tenants have
been forced 1o cease trading and a
lack of confidence in the market
place has deterred many potential
new start ups. The movement of the
Company’s tepant base has been
considerable and, despite the letring
rate, overall occupancy has
deteriorated.

Faced with these difficulties,
management has taken a number of
mensures including the sensitive
management (“intensive care™) of its
existing tenant base and the
aggressive marketing of vacang
space, ensuring that its products
contiaue to be fully competitive in a
market place where teaants can
inereusingly dictate their rerms. In
doing this, the Company has:

Sialicase enclosuss,
Whitechapel Business
Cantre,

~ reconsidered its rent review
programune. deferring renewals
where only musmal uplife could
be expected,

~ attended to temporary probiems
facing individual tenants,

= launched “Superdeal™ which
provides the most competisive
rental and lease terms for small
busindsses in the Capital, and
“Kickstart” which ams to
encourage the formation of new
businesses.

Qe pivce of good news is that,
with tight credit control and a close
underseanding of its tenants'
circumstances, the Company
continues to experience minimal bad
debts.

Davalopment Activities

During the year, the Company
coutinued fts programme of in-house
development for the purpose of
creating permanent invesaments for
irs poctiolio. Major activity has been

focussed on three sehemes under the

auspices of tae Company's joint
venture agrec:uent with the English
Insduszsin] Fyiates Uorporation,
Undies thes joinr venture the
Company and English Esiares have
ained ta create a number of small
unit managed workspace projects
located in Tasi. Force and other
Urbap Frogranime areas of London,
Each party contributes half the cost
of the project, whilst London
Induscrial receives an enhanced
rettrn for acomg as developer,
tdentify ing and completing each
scheme, and nhimately holding and
managng the completed
development as a joint investment.
fn August 1990, Cannon "Wharf
Business Centre was complered and
officially opened by Peter Lilley,
Seeretary of S1ate for Trade and
Industry. This schente involved the
refurbishment and conversion of the
former 1970s Guy'’s Hospital
Laundry ar Evelyn Street, Deptiord,
SE8, into 44 units of workspace

Brogklay Cross
Business Contro,




ranging in size between 284 and
4,815 sq ft and providing in rotal
some 35,111 sq ft of space plus
basement storage of 20,000 sq fi,
Later in the financial year, in
February 1921, the new-build project
known as Brockley Cross Business
Centre, SE4, was completed. This
provides some 40,275 sq ft of
lettable space in 55 units ranging in
size from 265 10 2,293 sq ft.

In December 1990, the
Company acquired an Edwardian
depository building, Pall Mall
Deposit in Barlby Road, Nosth
Kensington, W10, as its third scheme
under the joint venture, This
attractive building is being
refurbished to provide 64 lettable
units berween 240 and 2,325 sq [z,
totalling some 52,310 sq ft.
Refurbishment work is scheduled for
completion in Augtist 1991, A high
number of advance enquiries for
units has been received and the
Company is confident of the

Pail Ma!l Deposit --
a North Kensington
landmark since
1511,

Courtyard, Alpha
Business Centro -
a 1960s bullding
transformed.
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Operatians Review
rurinued

scheme's ultimate success.

Apart from the English Estates
projeets the only major new
development invelving capital
expenditure by the Company has been
the completion of Magenta House,
85 Whitechapel Road, E1, in August
1990. This has been built on a small
pacc of the car park of the Whitechapel
Business Centre and provices 9 lettable
units wotalling 12,000 sq ft. The
Company itself now occupies 3 nf
the units, whilst 3 further units were
also tenanted at the year-end.

In total these four development
projects will have involved a capiral
investment of some £16 million,
including some £9 million from the
Company itself, In a “normal”
market the Company would expect
these developments to show &
surplus over cost when initially
valued as investments, but in the
present market the goalposts have
shifred and, in aggregate, a break-
even result on capital account

Alpha Business
Centre — entrance.

is anticipated. The completed
schemes have, or will, become
available at a difficule time, and
inevitably letting progress will be
slower than originally envisaged,
Nevertheless, as the economy picks
up, the Company is confident that
new, “clean” space such as this will
be attractive to new and small
businesses. Indeed, recent markering
experience shows that there is a
greater interest for this kind of space
than for some of the older
workspace in the original investment
portfolio. Experience also shows
that it is the smallest units which
gencrate the groatest interest. To
meet the demand in the marker place
therefore, the Comaany is, in some
cuses, sub-cdividing anits, and in this
way remains flexible and responsive
to marker demand,

Improvements, Acquisitions,

and Other Initiatives

During the course of the year, the
Company made a significant

Cannon Wharf
Business Centra —
interior mall.

investment of £700,000 in facelift
and improvement schemes on a
number of properties invlnding .ong
Street Workshops, Belgravia
Workshops, and the Whitechapel
Business Centre where 1 major
upgrade has resulied from enclosing
the previously open and unattractive
stair wowers, This expendirure will
maintain and enhance the relative
valuc of these estates.

In Janvary 1991, the Company
acquired from Equity & Law Life
Assurance Society the frechold of
Acton Business Cenire for £1.55
million. The termg of the Company’s
original headlease on sivé- site had
made it very difficulr to undertake

active management or plan future
redevelopment. Now that full
control has been secured, the
Company is in a berer position o i
consider all of its options, from

further management and investment

initiatives to outright sale.

Shortly after the close of the



financial yrar, in April 1991, the
Alpha Business Ceatre in the

Iy

London Borough of Waltham Forest
was opened. This is a joint venture
between the Company and the

¥
¥y
*
h
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Council to provide 47 starter
workshops and studius, Under the
joint venture, the Council has
provided the premises and the
finance for refurbishment whilst
London Industrial has managed the
development project and taken an
over-riding lease of the completed
scheme which i operates on a profit-
share basis with the Borough, The
Company believes that management
initiatives such as this with local
Councils is a key way forward for jts
future growth and development,
Portfollo Valuation

It is the Company's practice to
commission an excernal valuation of
its investment portfolio by Richard
Eilis every three years or otherwise
as required to support a major
financing. The next such

Magenta Houso,
Whitechapel; the
Company's
headquarters.

Bernle Rosu and
Adrian Hollis,
plcture framers at
Balgravia
Waorkshops,
reprosent the type
of small businoss
that London
industrial attracts.
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Onarations Heview
forerurg

independent vatuation will be
carried out ac 31st March 1992,

in intermediate years, valuarions
are catried out by the Directors,
subject to consultation with Richard
Ellis. The Directors have carried out
a valuation of investment properties
at 31st March 1991 and this has
produced an aggregate valuation of
£40.31 million, Adjusting for capital
expenditure, the valuation shows a
decline of £7.4 million or 16%
compared with March 1990, a result
compatable with that of other
property investment companices.

Under the accounting policies
adopted by the Compan
development properties nove from
developrnent 1o investment status at
the earlier of 75% occupancy or 12
months after completion. At the
time of transfer of each property to
investment stacus, an independent
open market valuation will be made
by Richard Ellis and the results in
terms of development surpluses or

Hwront Hor gy

Urent

"
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Hounslow

Hubmong Wendimmth
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deficits disclosed in the accounts. No
developments had achieved invesunent
status by 31st March 1991,
Development propertics are shown
at cost of £8.2 million in the 1991
accounts, the Directors being of the
view that the likely open markes
value of the propertics, assuming
normal letting, will not in aggregate
be significantly different from their
final cost,

Finance

During the year, development and
improvement expenditure was
financed largely fram cash flow plus
the balance of the proceeds of
debenture stock issued in April
1989, The unexpected opportunicy
to buy the freehold interest ar Acton
was taken with the help of the
Company’s bankers, Barclays Bank
PLC, who made available a term
loan of £1.6 million repayable in
instalments by January 1994, The
variable rate of interest on this loan
has been converted into a fixed rate

Tessa Sonderson
with theo London
Industrial toam
aftor opening the
Alpha Business
Contro.

-
(LTS
-
. %

edbridge

Harkug

Taner

Location of the
Company's
estates and
business
centras,

of 13% by means of a “swap”
arrangement. The Company also
took advantage of a short-term loan
of £2.8 million from: English Estates
{repaid in July 1991) 10 part-finance
the purchase of the site af Pall Mall
Deposit,
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Report af the Directors

The Directors present their report and the consolidated
audited accounts for the year ended 315t March 1991
Principal Activities

The Company is engaged in property invescent i the
form of letring small units of industrial and business
accommodation locared in Greater London and intended
primarily for new and small businesses. The Company
has one aetive subsidiary, L T Property Services Limited,
whose business is to carn fees and commissions by the
management of property and by the provision of
professional setvices, and one dormant subsidiary,
London Business Centres Limited.

Operations Review

A review of the Group's operations is set out on pages 7
to 12 of this Report.

Profit and Dividends

The Group Profit after tax for the year attributable to
shareholders amounted to £1,068,900 (1990 -
£1,134,200), The Directors recommend the payment of 2
dividend of £480,000.

Fixed Assets

The Group’s fixed assets consist of investment properties
£40,310,000, (1990 -~ £45,400,000), develnpment
properties £8,212,300 (1990 ~ £3,172,900) and other
assets £237,300 {1990 ~ £169,100). T he direcrors
having taken appropriate prafessional advice have valued
the Company’s investment properties av 3lst Mach 1991

at open market value. The shortfall on revaluacion has
been offset against revaluation reserve.
Directars
Mr A R Porter, Mr C R Brocklehurse, Mr D K Evans and
Mr W A Lovell served the Company as Direators
chroughout the year. Mr M R Calder resigned on 31st
January 1990 Mr H Plat joined the Company on 15th
April 1991, 13
Iy accordance with the Articles of Association,
Mr C R Brocklehurst retires by rotation and, being
eligible, he offers himself for re-cleztion. Mr H Plat,
appointed since the last annual general meering,
also retires and, being cligible, offers himself for
re-clection,
Directors’ Intarasts
Mr A R Porter and Mr C R Brocklehurst are gach
beneficial owners of 3,000 Ordinary Shares in the
Company. Mr M R Calder is a hol-ter of an option o
purchase a toral of 8,000 Ordinary Shares (1990 -
8,000 in the Company exercisable at a price of £15 per
share bereen 31si March 1991 and 30th April 1992 in
accordance with the rules of the Company's senior
employee share option scheme, No other Director had any
interest in any of the Company's shares at Jist March 1991,
No Director had, during the year, any beneficial
interest in any contract significant o the < Jipany's
business,

_ \ontion industdisi Pic 1991
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Report of the Divactors
[ R LTIE

Share Copital

During the year, 120,000 QOrdinary Shares were issued
following the exercise by all the holders of the
Company’s 10% Convertible Unsecured Loan Stock of
their option to convert at a rate of £L15 of stock for each
Ordinary Share.

Substantial Interosts In the

Share Copital of the Compaony

The Directors have been notificd of the following
shareholdings, amounting to 3% or more of the ordinary
share capital of the Company.

Issued Shares at 25th July 1991

Holder Number
ICE Investments Limired 114,000
WNorwich Union Life Insurance Society 64,000
Prudential Assurance Company Limited 60,000
British Aerospace Pension Funds Trustees Limited 40,000
Kleinwort Benson Trustees Limited 29,334
Equity & Law Life Assurance Society PLC 20,000
Scortish Life Assurance Company 20,000

Hill Samuel [nvestment Management Limited 16,667

London Borough of Lewisham Superannuation
Fund 16,666
London Borough of Southwark Superannuation
Fund 13,333

Taxation Status

So far as the Direclors are aware, the Company is nota
close Company within the meaning of the Income and
Carporation Taxes Act 1970,

Donations

The Company has made no political or charitable
donations.

Auditors

A resolution o re-appoint the auditors, Price
Waterhouse, and authorising the Directors 1o fix the .
remuneration, will be proposed at the Annual General
Mecting,

By order of the Board %%ﬂﬂ\

R W Lawson
Secretary
25th July 1991




Auditors’ Bsport

i To the members of London Industrial Ple

é We have audited the financial statements set out on pages
16 w 27 in accordance with Auditing Standards.
In our opinion, the financial statements give a true and
fair view of the state of affairs of the Company and the
Group at 31st March 1991 and of the profit and source
and application of funds of the Group for the year then 15
ended and have been properly prepared in accordance

l withsthe Companies Act 19835,
1
Lﬁ"" W

Price Waterhouse

Chartered Accounsants

Southwark Towers,

32 London Bridge Strect,

London SLC1 9SY 25th July 1991

— .
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Consolidatec: Profit and Loss Account

[ L TRV T S B L Rl AR

Revenue 199¢ 1990
Nowes £000 £000
Rental income, service charges, and
other recoverics 1 5,388.7 5,103.8
' Rent payable and direet costs | _(1,768.3) (1,491 .ﬁ)
! Gross profit 3,620.4 3,612.0
: Adnunistrative expenses ~1961.8)  (801.6)
Operating profit 2,658.6 2,810.4
Interest receivable 2 426.3 982.3
Interest payable 3 _(1,620.2} ,W(;"-:_ 1 63:.})
Profit on ordinacy activities before taxation 4 1,464.7 1,624.4
16 Taxation on profit on ordinary activities 7 o (395.8) 4902
Profit on ordinary activities after taxation 1,068.9 1,134,2
Profit attributable to sharcholders 1,068.9 1,134.2
Dividends o (480.0) M___mg_gio_.g)
Retained for the year 17 588.9 2942
Earnings per share 8 314.4p 405.1p
Fully diluted earnings per share 8 260.7p 320.5p
Capital £000 £000
Profit on disposal of investment property - i8.3
Taxation - (6.4)
Set aside to reserve — 119

o

The notes on pages 20 to 27.form part of these financial statements.
. "

'
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Balance Sheets
81 3ot Barck 1991

Group Group Company Company
1991 1920 99 1590
Noies £000 L0060 L£000 £000
Fixed assets
Tangible assets
Investment propertics 9 40,310.0 45,445.0 40,310.0 45,445.0
Development propertics 9 &,212.3 3,172.9 8,212.3 3,172.9
Other fixed assets 10 237.3 169.1 235.6 165.0
Investinent in subsidiary e - _ 23.5 "3 5
48,759.6 48,787.0 48 781 4 48 806 4
Current asscts -
Debrors 11 2,621.3 2,602.1 2,618.4 2,578.4
Investments 12 3,262.5 5.,488.7 3,262.5 5,488.7
Cash at bank and in hand ] 1.9 9.9 L 0.1
5,885.7 8,100.7 5, 881.5 8 067 2
Creditors: amounts falling due
within one year 13 (8,292.1) (4,952:5) (8,329.2) {4,936.7)
Net current {liabilities) assets (2,406.4) 3,148.5 (2,447.7) 3,130.5
Total assets less current liabilities 46,353.2 51,935.5 46,333.7 51,936.9
Creditors: amounts falling due after
more than one year 14 (20,900.0) (21,300.0) (20,900.0) (21,300.0%
Provisions for liabilities and charges 15 —_ (124.3) -— ~(124.3)
25,453.2 30,511.2 25,433.7 30,512.6
Capitai and reserves :
Called up share capital 16 400.0 280.0 400.0 280.0
Share premium account 17 3,501.5 1,821.5 3,501.5 1,821.5
Revaluation reserve i7 20,361.5 27,808.4 20,361.5 27,808.4
Capital rescrve 17 11.9 11.9 11.9 15.9
Profit and loss account 17 1,178.3 589.4 1,158.8 590.8
Shareholders' funds 25,453.2 30,511.2 25,433.7 30,512.6
Net asset value per share 8 £74.86 £108.97
Fully diluted net assct value per share 8 £62.60 £79.33

The notes on pages 20 to 27 form part of these financial statements

These accounts 1n<’| re App

Board of Direct :1"5rh h‘g 199

A R Porter L—""‘%D——&>
H Plact } 4 ()

Directors

London Industriat Pz 1991
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Statement of Source and Application of Funds
Erv e sy eegud A Manc b 14

Source of funds

Profit on ordinary activities before taxation
Profit on sale of investment property

Adjustment for items net involving the movement
of funds:

Depreciation

Profir on s.le of fixed assets

Total generated from gperations

Funds from other sources:

Proceeds from issue of 11.625% First Mortgage
Debenture Stock 2007

Proceeds from sale of fixed assets

Mortgage on frechold property

Application of funds

Dividends paid

Tax paid

Additions to investment properties

Cost of development properties

Purchase of other fixed asscts

Purchase of goodwill on acquisirion of subsidiary

Increase/{decrease) in working capital
Increase in debtors

Increase in creditors

Movement in net fiquid funds:

Cash balances

Short term investments

1991
£000 £2000
1,464.7
88.3
B
1,547.3
29.6
...1,400.0
o La9e
2,976.9
840.0
280.0
2,199.9
5,322.8
192.5
8,935.2
. 15,938.3)
102.8
(3,826.9)
(8.0)
.. {2226.2)
(5,958.3)

The notes on pages 20 to 27 form part of these financial statements

o,
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1990
£000 000
1,624.4
18.3
69.1
. (15.6)
1,696.2
6,859,4
103.7
Lo bo63d
8,659.3
280.0
93.4
1,242.6
2.715.0
101.3
38
4,436.2
L 42231
2.054.5
(1,213.0)
6.9
3,374.7
4,223.1

Do ol el




Accounting Policles
Fhsg Raen VI3

|a) Basls of Consolidation and Accounting

The Group financial statements include the accounts of
the Company and its subsidiary to 31st March 1991.
Except for investment propertics, which are stated at

. tevalued amounts under the alternative rules, the
financial statements have been prepared under the
historical cost accounting convention and in arcordance
with applicable Accounting Standards.

(k] Valuation of Properties

| An independent professional valuatien of investment
properties is carried out ac intervals of not more than
three years and during the intervening years a Directors’
valuation is made at the balance sheet date. An
independent professional valuation was carried out by
Richard Ellis, Chartered Surveyors, on 31st March 1989,
The Directors’ valuation at 31st March 1991 is set out on
page 22,

The valuations are incorporated in the accounts and
the valuation surpluses and deficits are rransferred to
revaluation reserve.

Current developments are valued and treated as
investment properties when the development is 75% let
or twelve months after practical completion, whichever is
earlier, Properties held for, or in the course of,
development are included in the balance sheer at cost,
which includes attributable averheads and interest
charges on external borrowings. At the time of transfer
of each property to investment status an independent
| valuation will be obtaincd. Properties previously held as

s TR AR TR o g o

investments are transferred to development properties at
valuation on the date when 1 development s
commenced,
{c) Depreciaticn and Amortisation
No provision is made for depreciation of freehold
investment properties or for amortisation of leasehold
investment properties, all of which are subject to annual
valuation. In the opinion of the Directors, this
accounting policy is necessary for the accounts to show a
true and fair view, It would neither be practicable nor of
real value to determine the depreciation or amortisarion
taken into account n arriving at the open market value,
Depreciation is provided on equipment, fittings and
motor vehicles on  steaight line basis over their uscful
lives at a rate of 25% p.a,
(d) Taxation
No provision is made for the amoune of taxation which
would become payable under present legislation if the
properties held as investments were sold at the values at
which they are stared in the financial statements.
Provision is made for any liability to taxation on
timing differences between the treatment of certain items
for taxation and accounting purposes, to the extent that
it is reasonably probable that such taxation will be
payable in the foresceable future.

19

(e} Pensions

The cost of providing retirement pensions and relared
benefits is charged ro the profit and loss account over the
period benefiting from the employees® services.

London Industriat Me 1991
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Motes tq Financial Stztements
et hlgn n 1Y

%, Income and Contribution Analyals 1991 1950
C ontri= Contn-
income Losty bunen Income Costs bution
£009 £000 £060 £000 £004 £000
Rental ingome 4,376.3 336.7 4,039.6 4,010.9 3817 3,629,2
Service charges and other recoveries 941.2 1,43L.6 {490.4) 1,027.1 1,110.1 {83.0)
Fees, comumissions and sundry income 71.2 - 7.2 658 - i.‘i_g
5,385,7 1,768.3 3,620.4 5,103.8 1,491.8 3,612.0
2, Interest Hocalvable
The following amounts were earned during the year: 1991 1990
£000 £000
Short term deposits 415.2 571.1
Others 111 1.2
426.3 982.3
3. Interest Payahin
The following amounts were payable during the years
10% Convertible Loan Stock 2007 (converted Seprember 1990) 85.5 180.0
1.125% First Mortgage Debenture Stock 2007 1,390.6 1,390.6
11.625% First Morigage Debenture Stock 2007 813.8 780.0
Mortgage interest 157.7 —
Hire purchase interest - 0.2
Bank and ather interest on amounts wholly repayable within five y»1r. 6.2 1.2
2,453.8 2,352,0
Less; interest capitalised ) (833:6) ] {183.7)
Charged to profic and loss account 1,620.2 2,168.3
4, Proflt on Ordinary Activities Bafora Taxation
The profit for the year is stared after Charging: 1991 1990
£000 £000
Head rents payable 336.7 ki3
Audirors’ remuneration 21.0 17.6
Depreciation 88.3 69.1
Salarics 584.6 480,4
Social security costs .7 62.3
Other pensions costs 26.3 29.3




6, Emplayeas
The iverage number of persons employed dunng the sear was 3861990 - 324

&. Direciors’ Emolumants

Directors’ emoluments comprised: 1991 1990
£'000 £000

Fees as dircerors 35.0 35,0
Sakaries including pension conuributions and benefics 175.1 109.“5
210.1 144.5

Directors' rernuneration meludes £66,953 (1990 ~ nil) in respect of compensation for loss of office, of which £5,619 represents the
commuted value of pension contributions included with the compensation settlement. Directors’ fees include £7,000 paid to a third
party for making available the services of one of the non-exceut? e directors of the Company.

The emoluments of the directors excluding pension contributions:

The Chairman G4.6 49.9
The highest paid dircetor (1991 includes compensarion for loss of office) 109.8 64.0
The emoluntents of the other directors fell within the following bands:
£5,001 ~ £10,000 3 3
7. Taxation 1991 1920
£000 L0900
Corporation ras ar 34% {1990 - 35%) 283.4 76.2
ACT written off 236.7 289.7
Deferred wxation o {124.3) 124.3
395.8 490.2

The tax charge for the year has been reduced by £369,000 (1990 ~ £230,000) as a result of reliel due in respect of expenditure
included in investnient properties and by £ail {1930 = £170,000) in respect of losses brought forward.

8, Earnings por Sharo and Nat Assots per Shure
Earnings per share are calculated on the amoune of auribualle profic of £1,068,900 {1990 — £1,134,200} ont 340,000 shares {1990
~ 280,000) being the weighted average s 1mber of shares in issu¢ duting the year, Assuming {ull exercise of oustanding share
options, fully dilured carnings per share tr valculared on the amount of £1,068,900 (1990 ~ £1,134,200} on 410,000 shares (1990
- 410,000},

Ner asscts per share are caleulared on net assers of £23,453,200 {1990 ~ £30,511,200) on 340,000 shares {1990 - 280,000)
being the weighted average number of shares in issue during the year, Fully diluted net assets per share are ealeulated un net assess of
£25.665,600 (1990 — £32 534,400} on 410,000 shares {1990 = 410,000},

London Induattlal Plo 1991
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Notes to Financial Statements
Yer Az 189]

9. (a) Invastment Proporties

Group and Company Miml:.
Frechold frechold

L0600 L£000

Balance at Ist April 1990 38,855.0 4,720.0
Reclassified — 12,1
Additions during the year 1,726.0 3627

{Shortfall}/surplus on revaluation

315t March 1991 34,200.0 4,380.0

63810 0198)  1330.0)

Long
leaschold

£00n

1,870.0

Short
leasehold TJoral
L£000 {000
- 45,445.0
- 12,1

bz 2,299.9
243.8  (7,447.0)

1,480.0

T sk

250.0 40,310.0

31st March 1990 38,855.0 4,720.0

1,870.0

- 45,445.0

The “mainly freehold” property includes a small site held under the terms of six leases, Four of these leases expire in 2084 and two in
2085. The leases dave back from the 16th and 17th centuries and the present frecholders are not identified in any documentation and
the snnual ground rent of 30 pence is not demanded. Under the terms of an indeninity insurance policy held by the Company,

cornpensation of up to £2 million will be provided in the event of a successful claim on title.

The groug's investiment properties woce valued by the directors ar 31st March 1991 and reviewed by Richard Ellis, Charsered
Surveyors, on the basis of open marker value and in accordance with the guidance notes issued by the Royal Institution of Chartered

Survevors.
9, Ib) Frashold Development Propertias Group Group Company Company
1991 1550 1991 1990
£000 £000 £1000 £000
Balance at 1st April 1990 3,172.9 122,2 3,172.9 122,2
Reclassified — 400.0 . 400.0
Additions during the year 7,054.6 4,378.4 7,054.6 4,378.4
10,277.5 4900.6  10,277.5 4,900.6
Less contribution to development expenditire (2,015.2) (1,727.7} {2,015.2) (1,727.7)
Balance at 3ist March 1991 8,212.3 3,172.9 8,212.3 3an
At previous valuation 400.0 400.0
At cost, including interest net of tax relief at 34% of £671,800 (31st March
1990 — £121,600} 7,812.3 2,772.9
8,212.3 3,172.9

T IEECL ,
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10, Other Fixed Asants
{a) Group

Cost

Balance ar Lse April 1990
Reclassified

Additions during the year
Disposal during the year

31st March 1991

Depreciation

Balance at st April 1950
Reclassified

Charged during the year
Disposal ditring the year

Balance at 31st March 1991
Net book value 3ist March 1991

Net book value 31st kdarch 1990

{b} Company

Cost

Balanece at Ist April 1990
Reclassified

Additions during the year
Disposal during the year

31se March 1991

Depreciation

Balance at 1sr April 1990
Reclassified

Charged during the year
Disposal during the year

Balance at 31st March 1991
Net book value 315t March [991

Net book value 31s¢ March 1990

Mutor Equipment
vehicles  and Fixtures Total
L£000 L'000 L£'000
117.9 182.6 300.5
— {21.5}) (21.5)
105.2 87.3 192.5
. (67.4} . — (67.4)
155.7 244.4 404,1
47.2 84.2 13}1.4
- {9.4) {9.4)
38.0 50.3 88.3
(43.5} —_ {43.5)
41.7 125.1 166.8
114.0 123.3 237.3
70.7 98.4 169.1

Motor Equipment

vehicles and Fixtures Total
£000 £000 £000
117.9 173.3 291.2
— {21.5) {21.5)
105.2 87.3 192.5
{67.4} — {67.4)
155.7 239.1 3%94.3
47.2 79.0 1262
— {9.4) {5.4)
38.0 47.9 85.9
{43.5) — {43.5)
41.7 117.5 159.2
114.0 121.6 235.6
70.7 94.3 165.0

Londan tadustripl Mg 1999
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Notes to.Financiaf Statsments
st March 1991

11, Dabiors

Amounts falfing due within one year
Trade deburrs
Amounts owed by subsidiary underraking
Prepaytaents and accrued income
Amounts owing in respect of conrribution to development
expenditure
Amounts falling due after more than one year
ACT recoverable

12. Invesiments

Group Group
1991 1990
£000 £'000
426.¢€ 02,3
179.5 488.5
2,015.2 1,727.7
- 83.6
2,621.3 2,602.%

Company Company

1991 1990

L£000 L'000

426.6 302.3

— 5.4

176, 459.7

2,015.2 1,727.7

X — . B

2,618.4 2,578.4

Investments comprise short term deposits of £2,977,524 (1990 ~ £Sf653,720) held in the name of the Company and an amount of
£285,000 (1990 ~ £435,000) held in an accouat at the Corapany’s bankers in the name of Trustecs of the Company’s 11.125% First
Mortgage Debenture Stock. Interest on these funds is available ro the Company.

13, Creditora: Amounts folling duo within one yeor

Mortgage on frechold propesties and acerued interest thereon
Bank overdraft (secured)

Trade creditors

Amounts owed ta subsidiary undereaking

Taxation and social seeusity

Accruals and deferred income

Corporation tax

Dividends

The Bank overdraft Is secured by a charge on the Company’s investatene propertics.

14, Craditors: Amounts falling due after more than ens yeor

Loans:

Between two years and three years
Between one year and two years
In five years and more

Group Group Company Company
1951 1990 1991 1990
£000 £000 £000 £000
3,157.7 —_ 3,157.7 -
1,050.3 938.0 1,050.3 938.0
610.8 3764 610.7 372.7

- — 37.7 -

252.6 360.5 252.6 357.6
2,728.5 24191 2,729.0 2417.2
11.2 18.2 11.2 112
480.0 840.0 480.0 840.0
8,292.1 4,952.2 8,329.2 4,936.7
Group Group Company Company
1991 1990 1991 1990
£000 £000 £000 Lu0g
1,200.0 - 1,200.0 -
200.0 — 200.0 —
19,500,0 2i,300.0 19,500.0 21,300.0
20,9G0.0 21,300.0 20,200.0 21,300.0




A
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14. Craditors: Amounts falling dua after more than ons year continuod

Amounts falling duc in five years or more consist of: Group Group Company Companm
[E2 19%0 1991 1990
4000 LO00 £000 L0
Lsecured:
0% Canvertible Unsecured Loan Stock 2007 — 1,800.0 ~— 1,500.0
Securest:
11.125% First Mortgage Debenture Stock 2007 £2,500.0 12,5000 12,500.0 12,5000
11,625% First Mortgage Debenture Stock 2007 7,000.0 _ 7,000.0 7,000.0 i h7‘0?£'0

[9,500.0 21,300.0 19,500.0 21,300.0

Both the 11.125% and 11,625% Firse Mortgage Debenture Stock 2007 are secured on certain investment properties, The interest is

payable on 3lst March and J0th Seprember each year. 25

15. Proviglons for Linbllitles and Charges Group Group Company Company
1991 1990 1993 1990
£'000 L1000 £'000 L0046

v, b —A

Deferred taxation om

Accelerated capital al'owances . 12,5 — 12,5

QOther short terin timing differences - 111.8 —_ 111.8
—_ 1243 —_ 124.3

16. Share Copital 1991 1990

Authorised:

Qrdinary Shares of £1 cach 500,000 500,000

[ssued:

Fully paid Ordinary Shares of £ each 400,000 280,000

Ar various dates during September 1990 the holders of all of the Company’s 10% Convertible Unsecured Loan Stock exercised their
option to convert their stock into Crdinary Shares in the Company at the rate of £15 of stock for cach Ordinary Share, Conversion
invelved the issue of 120,000 Ordinary Shares, fully paid.

At 31st March there were 10,000 (1990 «~ 10,000 share options exercisable on the Company's Ordinary Share Capital. The
Directors share options are disclased in the Report of the Directors. A furdher 2,000 share options are exercisable by employees who
are not Directors at o price of £46,20 between 2th October 1992 and 81h October 1999 in accordance with the rules of the
Company’s Employce Share Option Scheme,

Londan fnduatral Pz 1951
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Nutes to. Finencial Statements
3ot Marrh 191

77, Other Rosarves

(a) Share premium account

1991 1990
2000 £000

3,501.5 1,821.5

A premium of £1,680,000 arising from the conversion of the £1,800,000 10% Convertible Unsecured Loan Stock into 120,000
Qrdinary Shares, fully paid, has been credited to share premium account.

(b) Revaluation reserve

Property valuation surplus:
Balance at {st April 1990
Year end revaiuation adjustments

Ad 31st March 1991

{c) Capital reserve

Balance at Ist April 1990
DProfiz on disposal of investment property
Valuation surplus realised

Realised capital profic before raxation
Less taxation thereon

(d} Profit and loss account

Balance at 1st April
Undistributed revenue profit for the year
Goodwill written off

Mainly long Shont
Freehold Freehold Leasehold Leasehold Towl
L£000 £000 L1000 £000 £000
23,948.3 3,069.4 790.7 —_ 27,808.4
(6..'?81.0) (919.8) _ (39})'.0)_ _2-13.8 g7.44z_.“(]_i)
17,567.3 2,149.6 400.7 241.8 20,3614
1991 1990
£000 £000
11,9 —_
— 14.7
_ 3.6
—_ 18.3
- {6.4)
11.9 11.9
1991 1990
£000 £000
589.4 299.1
588.9 294.2
e T B
1,178.3 589.4

London Industrial Ple has not presented its own Profit und Loss Account as permitted by Section 230 of the Companies Act 1985,
The consolidated profit attributable to the sharcholders dealt with in the accounts of the holding company was £1,048,000 (1990 -
£1,127,900).
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18. Caphal Commitment Group Group Company Compony

The esumated commirment for future capiral expenditure wass 1991 1990 199} 1990

000 £400 £000 £000
Under coneract 1,356.1 4,260.8 1,356.1 4,260.3
Board authorised bur not contracted — 2,479.4 — 2,47%9.4

19, Penslon Commitmants

The Company operates a defined contribution pension scheme. The assets of the scheme are held separately from those of the
Company in an independently adnunistered fund, The sension cost charge for the year represents contributions payable by the
Company 10 the fund.

The Company’s commitment with regitrd to pension contributions is equivalent to 10% of an employee’s salary provided the
entployee contributes A minimum of $%. The pension scheme is open to every employee after six months’ qualifying service, 27
20, Subaidiary Undertaking
At 31st March 1991 the Company owned 100% (1990 ~ 100%) of the 1ssuec Share Capital of 1. | Praperty Services Limited,
consisting of ordinary shares of £1 each, L I Property Services Limited is registered in England and traded in England during the year
as property managers and consuftants, At the same date, the Company also owned 100% {1990 ~ nil) of the issued sl~re capital of
London Business Centres Limited, consisting of ordinary shares of £1 each; this company, which was acquired during the year, has
not iraded,

21. Contingaat Liabilitles

No provision has been made for the amount of taxation which would become payable under present Jegislation if the properties held
as investments were sold at the values at whick they are stated in the financial statetments, Iois essinvated that if these propenies were
now sold ar valuzation the tax liability would not exceed £7.0 million.

Lamfon Industrisl Ple 1991




28

Natice of Annual General Menting

NQTICE IS HEREBY GIVEN that the Fifth Annual General Meeting of Lonrdon Industrial Ple will be held ar Magenta House, 85
Whitechapel Road, London El 1DU, on Thursday, 26th September 199] at 12.00 noon for the following purposes:

L. To receive and adopt the Compitny's Accounts for the financial year ended 31st March 1991 and the Reports of the Directors and
the Auditors thercon.

2, To declare a dividend on the Ordinary Shares of £480,000 {£1.20 per share, net) in respect of the year ended 31st March 1991,
payable on 30th September 1951 o shareholders on the register on 23rd Seprember 1991,

3. “To re-elecr as a Director Mr C R Brocklchurst, who retires « / rotation in accordance with Article 98 of the Company's Articles of
Association. T re-elect as a Director Mr H Platt whe, having been appointed since the last annual general mecting, retires and
being eligible offers himself for re-election,

4, To re=appoint Price Waterhouse as Auditors of the Company for the ensuing year and 10 authorise the Directors to fix their
retnuneration.

3. To teansact any other ordinary business of the Company.

By Order of the Board

R W Lawson

Secretary

3rd September 1991
Registered Office:
Magenta House,

85 Whitechapel Read,
London EI 1DU

NOTES

2,

3.

A member of the Company entitled to attend and vore at the above meeting may appoint one or more proxies to atrend and, on a
poll, vote instead of him. A proxy need not be a Member of the Conpany,

The instrument appointing a proxy and the authority under which it is executed must be deposited at the registered office of the
Company at least 48 hours before she time appointed for the holding of the meeting.

The appointment of a proxy will not preclude a member from attending and voting in person,




