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Key highlights

➢ Delivered an average total shareholder return (TSR) of 11.5% pa1 and total 

NAV return of 11.2% pa on compounded basis (vs 8%+ target), and a 

compounded annual dividend growth rate of 5% (CPI: 2.7% pa, RPI: 3.7% 

pa) since IPO in February 2017

➢ Market cap. of £1.3bn having raised £354m new equity in financial year; 

invested in very short order into accretive opportunities

➢ Continuing to invest to further grow and diversify the portfolio with secure 

UK commercial property let or pre-let on long-term, triple net, inflation linked 

leases to a wide range of strong tenants sourced on an off-market basis

➢ Focus on forward fundings and sale & lease backs, structurally supported 

sub-sectors and strong underlying property fundamentals

➢ Low starting rents, embedded indexed uplifts, capital recycling and asset 

management allowing passing rents to remain in line with ERVs across the 

portfolio despite rates of inflation (<1% variance between passing and ERV)

➢ Inflation protected income to support progressive dividend growth through 

upward only, index linked rent reviews

➢ Recommended share and cash offer for Secure Income REIT announced 

after the year end

WAULT to first break

TSR since IPO in 20172

Indexed or fixed uplifts

Tenants Vacancy

21-year

86%

96%

70+ 0%

Avg. total NAV return

11.2% pa

1. Compounded annual total shareholder return from IPO to closing share price at 31 March 2022 assuming dividends reinvested

2. Total shareholder return from IPO to closing share price at 31 March 2022 assuming dividends reinvested



4

Financial highlights

31 Mar 2022 31 Mar 2021

Total NAV return 18.2% 5.6% +12.6pts

EPRA NTA 142.6p 125.7p +13.4%

Portfolio valuation1 £1,544.4m £938.4m +64.6%

Net assets £1,300.7m £781.4m +66.5%

Pro-forma LTV 22% 23% -1pt

31 Mar 2022 31 Mar 2021

Dividend per share 6.0p 5.55p +8.1%

Adjusted EPS 7.0p 7.5p -6.7%

Total expense ratio 1.0% 1.0% -

Continued value and income growth, with increased scale

1. Includes forward funding commitments on assets under construction, excludes assets that were exchanged but not completed at 31 March 2022

Net asset growth

EPRA NTA growth

+66.5%

+13.4%

LFL portfolio growth

+10.5%

Dividend growth

+8.1%

Past performance is not a guarantee of future performance
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Portfolio summary (reporting date)

Rent1 Exposure1 Valuation2

Like for like 

change in 

valuation 

WAULT1

(years)

Indexed/fixed 

uplifts1

Food and essentials £19.7m 25% £435.5m +10.2% 17 91%

Industrial £14.0m 18% £352.4m +18.5% 23 100%

Hotels £10.4m 13% £212.6m +4.3% 24 100%

Healthcare £6.3m 8% £110.4m +4.2% 25 100%

Car parks £4.3m 5% £82.4m +3.4% 29 100%

Garden centres £3.2m 4% £43.3m +9.9% 32 100%

Life sciences3 £2.9m 4% £59.8m +12.6%3 25 100%

Drive-thru coffee £2.8m 3% £38.6m +9.2% 14 91%

Pubs £2.6m 3% £41.3m +10.4% 15 100%

Education3 £1.9m 2% £34.8m +9.7%3 29 100%

Other £11.4m 14% £182.5m +18.5% 17 90%

Portfolio totals £79.5m 100% £1,593.5m +10.5% 21 96%

1. Includes topped up rents, contracted rents under agreements for leases on forward funded assets and assets that have exchanged conditionally

2. Valuation by Knight Frank at 31 March 2022, excludes assets that had exchanged but not completed date other than Asda in Halesowen which completed shortly after the year end and was valued 

3. New subsectors entered during the year like for like change in valuation shown as increase in valuation above purchase price as disclosed on slides 7 and 8
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Investment activity

Purchase 

price
% NIY

Food and essentials £224.7m 40% 5.1%

Industrial £61.5m 11% 5.4%

Hotels £6.1m 1% 5.2%

Car parks £8.3m 1% 5.0%

Garden centres £32.9m 6% 5.4%

Life sciences £53.1m 10% 5.1%

Drive-thru coffee £13.7m 2% 5.6%

Education £31.8m 6% 5.5%

Other £126.1m 23% 5.1%

Total £558.2m 100% 5.2%

Disposal

proceeds
% IRR

Food and essentials £7.8m 28% 26%

Hotels £19.6m 70% 19%

Other £0.6m 2% n/a

Total £28.0m 100% -

Acquisitions totalling £558.2m Disposals totalling £28.0m
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Investment activity

Case studies: acquisition

➢ 382,000 sq. ft. internationally renowned, highly specialist Life Science and Biotech 

campus in York with world-class facilities across 82 acres

➢ 1,000 employees on site the site which contains fully fitted wet and dry labs, office 

and write-up space as well as specialist manufacturing facilities 

➢ Key specialism in agricultural technology, food biotechnology, environmental, 

medical, healthcare and diagnostic work

➢ Acted as national response site for the UK Government and performs key function 

during UK public health crises, including Covid-19 

➢ Fully let to Capita plc with 25 years to first break and five-yearly RPI linked rent 

reviews (capped at 3.5% pa)

➢ 75% of the underlying income derived from UK Government agencies, with 

remainder from high-growth SMEs

➢ Rent underpinned by the current operational tenants, including the Department for 

Environment, Food & Rural Affairs (DEFRA), Public Health England (PHE) and The 

Animal and Plant Health Agency (APHA). 

➢ Current rent is very low at £7.50 per sq. ft. and highly reversionary relative to the 

ERV of c. £13.50 per sq. ft 

➢ Significant occupational demand, including from Government entities, with available 

expansion providing opportunity for value and income growth

➢ Sector fundamentals imbalanced with very limited supply in UK of appropriate 

properties with sector specific requirements and planning limitations often restricting 

new development

➢ Sector provides strong ESG credentials to investors with an underlying investment 

that addresses issues such as virus and disease treatment and prevention, food 

shortages, and reducing and reversing our impact on the environment

York Biotech Campus, Life sciences 

Accretive net initial yield

New sub-sector and 
tenant for the Group

Rent per sq. ft.

Term to first break

5.1%

+1

£7.50

25-year

Value 31 March 2022

Vs. £13.50

ERV 

+12.6% vs. £53.1m
purchase price

£59.8m
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Investment activity

Case studies: acquisition

➢ Off-market sale and leaseback acquisition of 23 nursery schools for a total cost of 

£34m, reflecting an accretive 5.5% NIY

➢ Acquired from operator, KidsFoundation, one of Europe's leading providers of 

education and care services for children, operating over 900 educational facilities 

across the UK and northern Europe

➢ New 30-year unbroken leases to the top entity within the KidsFoundation group

➢ Annual rental uplifts in line with RPI inflation until 2030, converting to CPIH+0.83% 

pa. Reviews collared at 1% pa and capped at 4% pa

➢ Well located assets across England, with strong and affluent catchment populations 

➢ Initial rent cover of 2.75X on individual asset basis, rising to 3.1X at current 

EBITDAR levels, ensuring rents remains affordable and underpinning investment by 

vacant possession value

➢ Supports UK growth plans of the tenant operator

➢ New sector for the Company, the attractions of which include: 

• Underlying income supported by a significant element of Government 

funding: 15 hours per week for all and 30 hours per week for lower income 

households

• Robust operational performance during the pandemic: all sites remained 

open, other than during the first national lockdown; 

• Demographic and societal changes resulting in more single parent 

households, fewer multi-generational households and a greater number of 

households where both parents work full time; and 

• Small individual lot sizes providing liquidity and optionality on potential exit 

on an individual asset or portfolio basis. 

Nursery school portfolio, Education

Accretive net initial yield

New sub-sector and 
tenant for the Group

Current rent cover

Term to first break

5.5%

+1

3.1x

30-year

Value 31 March 2022

+9.7% vs. £31.75m

purchase price

£34.8m
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Investment activity

Case studies: disposal/acquisition

➢ Disposal of Lidl foodstore in Chard, following unsolicited approach 

➢ Property acquired as a forward funding in 2017 at a 5.5% net initial yield 

➢ £7.8 million disposal proceeds, reflecting a low exit yield of 3.8%

➢ Sale price reflects a material premium of 38% to the acquisition price 

➢ Generated an attractive geared IRR of 26% pa

➢ Forward funding of a Lidl foodstore and a Lok n' Store self-storage facility in Basildon, 

Essex

➢ Acquired at an attractive 5.1% NIY with an WAULT to first break of 17 years

➢ Foodstore pre-let to Lidl on an unbroken 20-year lease, with five yearly RPI inflation-

linked uplifts (collared at 1% pa and capped at 3% pa). 

➢ Self-storage facility has been fully pre-let to Lok n' Store on an unbroken 15-year 

lease, with five yearly rental uplifts at a fixed growth rate of 2.5% pa

Separate assets sold

Blended geared IRR

Disposal proceeds

50+

24% pa

£200m

Lidl, Chard

Lidl and Lok n' Store, Basildon



85%

15%

EPC Rating A to C - 85%

EPC Rating D or lower - 15%

99%

1%

EPC Rating A or B

EPC Rating C or lower
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Environmental, social and governance

Portfolio update

• Assets with EPC ratings C or above have increased in the year 

from 83% to 85%

• Improved ESG acquisition DD process now includes Zero Carbon 

Strategy reports to identify improvements on acquisitions with EPC 

rating below B

• Obtained decarbonisation reports for all significant assets (value 

>0.5% of portfolio) with EPC rating C or lower

• Installation of a PV array on a newly built forward funded industrial 

asset

• Five new EV charging sites to our portfolio which are expected to 

go live by the end of 2022

Reporting

• Obtained EPCs for all assets that previously did not have a rating

• Reported EPRA sustainability measures

• Reported all 11 recommendations of the TCFD disclosures

Landlord controlled area improvements

• Engaged ecology strategy report on landlord controlled areas

• Transitioned all landlord-controlled areas without long-term contract 

to renewable energy providers

Key tenant net zero targets

Forward funded EPCPortfolio EPC

99% A or B (+5pts)85% A to C (+2pts)

Achieved

2022

2030-40
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Annual results: Income statement

(£m) Year ended
Change

31 Mar 2022 31 Mar 2021

Rental income 58.5 42.8

Administrative expenses (9.3) (5.9)

Operating profit before valuation 

changes
49.2 36.9 +33%

Change in fair value 118.9 0.1

Gains on disposal - 6.3

Operating profit/(loss) 168.1 43.3 +288%

Net finance cost/tax (6.1) (3.4)

Profit/(loss) for the period 162.0 39.9 +306% 

Dividend per share 6.0p 5.55p +8% 

Adjusted EPS1 7.0p 7.5p -7% 

1. Adjusted EPS adjusts the Group’s 

EPRA Earnings per share to include 

licence fees payable by developers 

during development periods and the 

amortisation of rent free periods that 

are cash covered by developers that 

the Board consider as income when 

setting the dividend

Dividend growth

Rental income growth

+8%

+37%

Operating profit growth

+288%

Past performance is not a guarantee of future performance
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Annual results: Balance sheet

(£m) As at
Change

31 Mar 2022 31 Mar 2021

Investment property 1,480.1 887.5

Cash at bank 72.5 87.1

Other assets 40.3 15.5

Total assets 1,592.9 990.1 +61%

Current liabilities (38.6) (18.3)

Borrowings & other

long term liabilities
(253.6) (190.4)

Net assets 1,300.7 781.4 +67%

NAV per share 142.7p 125.7p +14%

EPRA NTA per share 142.6p 125.7p +13%

Total NAV return 18.2% 5.6%

Borrowings (£m) Interest
31 Mar 

2022

Term loans Dec-33 2.85% 170.0

RCF Jul-24
SONIA+

1.55% 86.0

Drawn debt 2.5%1 256.0

Undrawn RCF Jul-24
SONIA+

1.55%
79.0

Total borrowings 2.5%1 335.0

Pro forma loan to value ratio 22%

1. Weighted average passing cost of debt at 31 March 2022, based on 3-

month SONIA at 29 March 2022 of 0.6907%. Weighting assumes revolving 

credit facility fully drawn.

Past performance is not a guarantee of future performance



Recommended 

share and cash 

offer for SIR

• NAV for NAV valuation approach based on updated 31 March 2022 valuations: LXi 143.4 pence per share and SIR 475.5 pence per 

share(1)

• 3.32 new LXi shares for each SIR share

• A partial cash alternative of 118.88 pence per share (capped at 25% of the total offer) available to SIR shareholders, funded by a new 

acquisition facility 

− SIR shareholders may elect to receive cash consideration less than or in excess of their basic entitlement, however, may be scaled 

back, depending upon overall level of take-up 

− The Combined Group will be owned 53% by LXi shareholders and 47% by SIR shareholders(2)

• Joint Board recommendations with irrevocables from 12.1% of SIR’s register comprising SIR’s Directors and Prestbury’s Management 

Team and letters of intent from a further 32.0% of SIR’s shareholders

Material financial 

benefits

• Merger unlocks annual management fee and administrative cost savings of £8.6 million per annum

• Expected to be immediately accretive to cash earnings per share providing increased scope for dividend cover and growth

• Access to lower cost, more flexible debt funding expected over the medium term

Complementary 

portfolios

• Complementary property portfolios from strongly performing businesses with a strategic focus on sector-diversified, long indexed income

• Combined Group portfolio of 346 properties, valued at £3.9 billion with contracted annual rental income of £194 million and one of the 

longest WAULTs in the UK sector of 26 years

• 98% of the Combined Group’s rental income subject to inflation-linked or fixed uplift rent reviews 

• Establishes the Combined Group as a top 10 UK REIT with a combined estimated EPRA NTA of £2.4 billion(3)

Significant 

investment and 

support from 

senior Prestbury 

team

• LXi REIT Advisors to acquire Prestbury and act as sole investment advisor to the Combined Group

• Prestbury’s Management Team to have an ongoing role in the Combined Group through Board appointments of Nick Leslau and Sandy 

Gumm and with continuity of other senior team members

• Prestbury’s Management Team to maintain a 5.8% shareholding valued at £142 million(4)

• Acquisition of Prestbury for £40 million paid for by LXi REIT Advisors and its associates ensuring no cost to LXi or SIR shareholders

(1) LXi adjusted and unaudited EPRA NTA as at 31 March 2022 adjusted for the completion of certain asset acquisitions that had exchanged conditionally prior to 31 March 2022. SIR adjusted and unaudited EPRA 

NTA as at 31 March 2022, which adjusts SIR’s 31 December 2021 audited net assets for the 31 March 2022 independent valuation and the refinancing of the Merlin facility which completed in April 2022

(2) Assuming full take up of the partial cash alternative 

(3) Calculated by the addition of adjusted and unaudited EPRA NTA for LXi and SIR as at 31 March 2022 less the full partial cash alternative and estimated transaction costs 

(4) Based on the combined estimated EPRA NTA of £2.4 billion, subject to a 12-month lock-up arrangement post completion

Recommended Secure Income REIT (SIR) merger
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Benefits to LXi And SIR shareholders

Cost Savings And Improved Financial Performance

✓ Merger unlocks annual cost savings of £8.6 million, from 

management fee and administrative costs

✓ Expected to be immediately accretive to cash earnings per share

✓ Potential for higher dividends and increased dividend growth

✓ Expected to have one of the lowest Total Expense Ratios in the 

UK REIT sector

✓ Conservative leverage profile and secure debt structure 

maintained

Greater Access To Capital Markets 

✓ Enhanced trading liquidity 

✓ Larger weightings in the FTSE 250, FTSE All Share and FTSE 

EPRA / NAREIT indices, of which SIR is not currently a 

constituent

✓ Opportunity to attract demand from a wider universe of potential 

investors and other sources of capital 

✓ Refinancing opportunities, facilitating access to new longer 

dated, more flexible and cheaper forms of debt funding in the 

medium term
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(1) Based on the combined estimated EPRA NTA of £2.4 billion, subject to a 12-month lock-up arrangement post completion

Significantly Larger Scale 

✓ £3.9 billion combined portfolio value

✓ Creates a new top 10 UK REIT and the UK’s leading sector-

diversified, long income REIT 

✓ 26 year WAULT, among the longest in the UK REIT sector

✓ Opportunity to combine highly complementary portfolios whilst 

avoiding material purchase costs and to achieve greater scale at 

accelerated pace

✓ Enhanced ability to source investments across a wider range of 

asset types, sectors and sizes 

Enhanced Management Team And Board

✓ LXi REIT Advisors to act as sole investment advisor 

✓ LXi REIT Advisors’ team to be strengthened by key senior 

Prestbury personnel

✓ Nick Leslau and Sandy Gumm to become Non-Executive 

Directors of the Combined Group

✓ Formation of new Property Investment Committee with members 

including LXi and SIR property veterans Nick Leslau, John 

Cartwright and Hugh Seaborn

✓ Prestbury’s Management Team to maintain a 5.8% shareholding 

valued at £142 million(1) maintaining strong alignment



26%

25%17%

7%

14%

LXi SIR Combined

Sector Split 

(% of Total 

Portfolio Value)

Portfolio Value £1,594m £2,304m £3,897m

No. of Assets 186 160 346

EPRA Net Initial 

Yield 
4.5% 4.7% 4.6%

WAULT (years) 21.3 29.8 26.4

Occupancy 100% 100% 100%

44%

38%

19%27%

22%
13%

7%

30%

(1)

£1.6bn £2.3bn

28%

25%17%

9%

10%

Complementary diversified long income portfolios

Leisure Healthcare Hotels Food & Essentials Industrial Other

11%
£3.9bn

15
Note: LXi figures as at 31 March 2022, adjusted for the completion of certain asset acquisitions that had exchanged conditionally prior to 31 March 2022; SIR figures as at 31 March 2022 

(1) Includes car parks, life sciences, garden centres, education and other sectors 



26%

25%17%

7%

14%

LXi SIR Combined

Upward Only Rent 

Reviews By Type 

(% of Contracted 

Rent)

Contracted Rent £76.9m £116.9m £193.8m

Indexed / Fixed 

Uplifts
96% 99% 98%

Uncapped Inflation 

Uplifts
7% 27% 19%

Minimum Uplifts 77% 72% 74%

Annual Reviews 37% 67% 55%

33%

41%

25%

1%

55%

23%

18%

4%

£76.9m £116.9m

42%

34%

22%

2%

Secure, attractive inflation-linked rental growth

RPI Fixed CPI Open Market Indexed / Fixed Uplifts

96% 99% 98%

£193.8m
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Note: LXi figures as at 31 March 2022, adjusted for the completion of certain asset acquisitions that had exchanged conditionally prior to 31 March 2022; SIR figures as at 31 March 2022 



21-year

➢ Higher level of inflation to generate enhanced rental growth to support superior 

returns to shareholders 

➢ Defensive portfolio well placed to continue to deliver resilient income and 

attractive income and capital growth

➢ Continue to see significant yield advantage through off market forward fundings

and sale and leasebacks as well as opportunities for profitable capital recycling
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Outlook

2022/3 dividend target1

WAULT to first break

6.3p

9.1%

96%

Secure, inflation-linked income with significant growth potential

Rents index-linked

or fixed

➢ Increased liquidity, lower volatility and lower costs through increased scale and 

a top 10 UK REIT

➢ Significant cost savings for shareholders through the reduced management fee 

scale and one of the lowest TERs in the sector

➢ Higher exposure to annual and uncapped rent reviews and a longer weighted 

average unexpired lease term on the combined portfolio

➢ Ability to source investments across a wider range of asset classes, sectors and 

sizes, and further strengthen our position to benefit from significant future 

growth opportunities to enhance shareholder returns

Recommended merger with Secure Income REIT

1. These are targets and not a profit 

forecast

2. HM Treasury Forecasts for the 

Economy Medium-term forecasts, 

May 2022

2022 RPI forecast2
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Disclaimer

This presentation has been prepared by LXi REIT Advisors Limited (“LXi”) for information and discussion purposes only and should not be considered to be an offer or solicitation of an 

offer to buy or sell shares in the capital of LXi REIT plc (the “Company”). This presentation has been approved as a financial promotion by Alvarium Fund Managers (UK) Limited (the 

"AIFM"), solely for the purposes of section 21(2)(b) of the Financial Services and Markets Act 2000 (as amended). The AIFM is authorised and regulated by the Financial Conduct 

Authority, with its registered address at 10 Old Burlington Street, London, W1S 3AG. LXi is an appointed representative of the AIFM.

This presentation does not constitute or form any part of, and should not be construed as, part of any prospectus, admission document, listing particulars, offer or invitation or other 

solicitation or recommendation to purchase or subscribe for any securities. No reliance may be placed for any purpose whatsoever on the information, representations or opinions 

contained in this document, and no liability is accepted for any such information, representations or opinions. This presentation does not constitute either investment advice or a 

recommendation regarding any securities. 

None of the Company, LXi, the AIFM or any other person makes any guarantee, representation or warranty, express or implied, as to the accuracy, completeness or fairness of the 

information and opinions contained in this presentation, and none of the Company, LXi, the AIFM or any other person accepts any responsibility or liability whatsoever for any loss 

howsoever arising from any use of this presentation or its contents or otherwise arising in connection therewith. The information in this presentation has not been fully verified and, save for 

information extracted directly from the Company's annual report and accounts for the year ended 31 March 2022, is subject to material revision and further amendment without notice. 

Neither this presentation nor its contents may be distributed, published or reproduced, in whole or in part, by any person for any purpose. In particular, neither this presentation nor any 

copy of it may be: (i) taken or transmitted into the United States of America; (ii) distributed, directly or indirectly, in the United States of America or to any US person (within the meaning of 

regulations made under the US Securities Act 1933, as amended); or (iii) taken or transmitted into Canada, Australia, New Zealand, Japan or the Republic of South Africa. Any failure to 

comply with these restrictions may constitute a violation of the securities laws or the laws of any such jurisdiction. The distribution of this presentation in other jurisdictions may be restricted 

by law and the persons into whose possession this presentation comes should inform themselves about, and observe, any such restrictions. This presentation does not constitute an offer 

to sell, or a solicitation of an offer to buy, securities in the United States. The securities of the Company have not been and will not be registered under the US Securities Act of 1933, as 

amended, or under any securities laws of any state of the United States or any other jurisdiction and may not be offered or sold in the United States except pursuant to an exemption from, 

or in a transaction not subject to, the registration requirements of US Securities Act of 1933, as amended.

The value of investments and the income from them can fall as well as rise. An investor may not get the amount of money he/she invests. Past performance is not a guide to future 

performance. 

This presentation may include statements that are, or may be deemed to be, forward-looking statements.  The words "target", "expect", "anticipate", "believe", "intend", "plan", "estimate", 

"aim", "forecast", "project", "indicate", "should", "may", "will" and similar expressions may identify forward-looking statements.  Any statements in this presentation regarding the Company's 

or LXi's current intentions, beliefs or expectations concerning, among other things, the Company's operating performance, financial condition, prospects, growth, strategies, general 

economic conditions and the industry in which the Company operates, are forward-looking statements and are based on numerous assumptions regarding the Company's present and 

future business strategies and the environment in which the Company will operate in the future. Forward-looking statements involve inherent known and unknown risks, uncertainties and 

contingencies because they relate to events and depend on circumstances that may or may not occur in the future and that may cause the actual results, performance or achievements of 

the Company to differ significantly, positively or negatively, from those expressed or implied by such forward-looking statements.  No representation or warranty, express or implied, is 

made regarding future performance or the achievement or reasonableness of any forward-looking statements. As a result, recipients of this presentation should not rely on forward-looking 

statements due to the inherent uncertainty.  Save as required by applicable law or regulation, the Company undertakes no obligation to publicly release the results of any revisions to any 

forward-looking statements in this presentation that may occur due to any change in its expectations or to reflect events or circumstances after the date of this presentation.  No statement 

in this document is intended to be, nor should be construed as, a profit forecast.



19

Glossary of abbreviated terms

Abbreviation Definition

CPI Consumer prices index

CPIH Consumer prices index including owner occupiers' housing costs

EPRA European public real estate association

EPS Earnings per share

ERV Estimated rental value

IRR Internal rate of return

LFL Like for like

LTV Loan to value ratio

NAV Net asset value

NIY Net initial yield

NTA Net tangible assets

PV Photovoltaic panelling (solar panelling)

RPI Retail price index

TCFD Task force on climate-related financial disclosures

WAULT Weighted average unexpired lease term to first break




