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This corporate document aims to set out In-site’s
direction of travel for its stakeholders over the

forthcoming years and includes:

Mission Statement (page 3)
Values (page 4)
Culture (page 5)
Strategy (page 7)
Supporting Strategy (page 8)
Corporate Objectives (page 13)
Structure (page 14)

Performance (page 15)
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Mission Statement

In line with our company values, our mission is to develop:

shareholder returns
high levels of customer satisfaction at all times
staff motivation and accountability

in a sustainable manner.
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Values

IPS will deliver the Mission Statement with the following values;

PASSION Individually motivated to make a difference to the team

RESOLUTE Endeavouring to protect our business in a fair and
reasonable manner

INVOLVING Engaging with customer’s requirements, as well as staff,
suppliers and market conditions

DYNAMIC Making things happen!

EFFECTIVE Delivering outstanding individual performances, measured
by outcomes

ENJOYMENT  Enjoying what we do, while we do it

EVOLVING Striving for continual improvement, whilst being
progressive, yet diligent

‘At In-site we are dynamic. lt’s a great place to work,
where people are inspired to be the best they can be”

Alex Boyle, Managing Director
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Culture

The IPS culture is what gives us a sustainable source of competitive
advantage, especially as customer service is so critical to our income,
reputation and longevity.

Whilst it’s important to have a strategy and corporate objectives, we believe
it's far more important to have a defined culture. This culture incorporates
any values, ambition, process and strategy the company has. How the staff
are treated and how they treat our customers is what defines IPS and gives
us an identity.

“Culture eats strategy for breakfast!”
Peter Drucker

The Culture that has evolved has a direct correlation with the company’s
current and projected trading performance.

Staff have defined the company values.

We have done a lot of work building up a culture of trust and openness.

We have built a culture based on outcomes. Staff are expected to consider
the company values and to treat others as they would wish to be treated.
There is an emphasis on what has been done rather than how it has been
done. IPS’s employees don’t need close supervision / managing, they need
leadership, guidance and coaching, with help and support when required.
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Culture (cont.)

Henry Ford developed the ethos of control and supervision, the Japanese
manufacturers soon moved away from it, as have IPS. Command and control
are gone, involvement and collaboration have replaced them.

In return for this respect and autonomy, management expects; dynamic,
enthusiastic, high achieving, committed and effective members of the team.
Staff should strive for self-improvement, add more value than their costs and
be willing to go that extra mile. Collectively the team is aiming higher.

Our staff and our culture are our USP!

What can be done to develop this?
e Aim higher

* No really, aim higher — that culture will empower the company... We may
lose staff because of it but that’s ok; it means they have done their job
and bettered themselves.

“The greatest danger for most of us is not that our aim is
too high and we miss it, but that it is too low and we reach it.”

Michelangelo
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Strategy

Within the industrial sector in the North, the Midlands and Scotland, IPS is
passionate about pro-actively adding value to / asset managing* current and new
assets, in line with the company’s values.

The company strives for continual capital value (CV) growth within the portfolio
and a continual year on year increase in annual profit.

*see asset management supporting strategy

\| IES Centre,
Newton Aycliffe
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Supporting Strategy

BORROWING

Whilst not breaching any of our lenders covenants throughout the term of the
loan, we aim to maximise the potential of the current facility in the short term.
The Company aims to create a situation whereby it can choose to either pay
off some debt or continue to borrow, so long as the LTV covenants it has set

itself (see corporate objectives) are not exceeded.

In-site will continue to use a revolving credit facility on an interest only basis
as this supports the business model. Any re-finance / renewal of terms
should support this.
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Supporting Strategy (cont.)

ACQUISITIONS

¢ In-site Property Solutions Limited (IPS) carefully assesses potential
investments in a thorough and measured manner, combining analysis of factual
information with personal and professional expertise and opinion. In-site enjoys
a trustworthy reputation in the investment market which is based on its track
record of acquiring secondary industrial sites by submitting offers which are
both reliable and deliverable.

* |IPS target high-yielding industrial weighted properties with low capital values.
The preference is for multi-tenanted sites (to mitigate risk and exposure to
individual tenants and sub-sectors); whilst single occupancy properties can be
considered within the context of the portfolio. IPS’
market knowledge, pragmatic approach, reporting structure, place in the
market and borrowing position (Revolving Credit Facility) enable it to move
quickly as an opportunistic investor, reacting to market conditions.

e |PS targets properties / investments with opportunities to add CV. Whilst adding
to the CV of sites, IPS looks to build a solid base of core income which it is
continually striving to grow on its sites.

e However, there is an allocated development fund of £1m plus profits generated
by this fund. This has been made available for speculative opportunities, which
may or may not be income producing, but do have significant opportunity for
capital uplift e.g. planning change of use from industrial to residential.

e Importantly, the IPS property team is able to
take advantage of its short reporting structure .
and access to retained earnings and finance, - W
enabling them to be opportunity led and act
promptly on asset management opportunities.
In-site’s track record has given it a reputation
of being a reliable buyer in the secondary
industrial market.

* In summary, IPS look to increase the rate
of return whilst hardening (improving) the
investment yield (NIY) of its individual
properties and therefore portfolio. By doing
this IPS achieve high performance within the

. . . Atlas Park,
boundaries of its borrowing strategy to enable Ripley Close
both shareholder returns and growth in a stable
manner.

In-site?
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Supporting Strategy (cont.)

DISPOSALS

e |PS carefully assesses potential disposals and the impact a disposal may
have on the balance of the portfolio.

e Timing is crucial when considering a disposal as is the strategy of where
the funds / proceeds / profit are to be allocated (e.g. bank repayment, re-
investment).

e On an individual property / site basis the following must be considered:
profit levels; impact of loss of rental / value on lending banking criteria;
Company P&L impact; impact on resourcing and staff; length property
has been held for and what its individual strategy was on acquisition;
what value has been added; future uplift potential (or loss of).

¢ Both long and short-term holds are suitable
within the portfolio, with the development
fund aiming to recycle funds and re-invest profits
on a more regular basis.

IN-site %
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Supporting Strategy (cont.)

ASSET MANAGEMENT

IPS continuously strives to add value to its sites (existing and new) and does
so by the use of various asset management methods.

It looks to work angles identified at acquisition as well as continually
identifying new opportunities and improvements on all stock. Traditionally,
development or refurbishment works were undertaken to add value to former
manufacturing facilities or disused property by making them marketable as

a multi-tenanted estate. Whilst this model is still adopted (e.g. Glenrothes,
Pontefract) it is now less commonly used.

More recently, In-site has taken a broader approach to asset management
and has undergone a variety of project types; all of which share the common
aim of adding to the CV.

Projects include (but are not limited to);
e Capital reinvestment on site e.g. development of an office block on an
industrial facility (e.g. Cross Green, Leeds) or refurbishment / proactive

maintenance or improvement works

e Periodic portfolio lease reviews, including rent reviews and lease
renewals

e Acquiring sale and leasebacks
¢ Developing strong working relationships with tenants and providing

extremely high service levels. This increases tenant retention upon lease
renewal / extension at break date.
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Supporting Strategy (cont.)

ASSET MANAGEMENT (cont.)

e Increasing occupancy levels by a hands-on approach to lettings
including working with tenants requirements e.g. moving tenants to more
suitable units on-site

e  Proactively re-gearing leases

Identifying and disposing of poor performing property

e Obtaining change of use planning permission
(e.g. Industrial to residential)

e Buying at low CV that allows room for growth
By undergoing the above in a hands-on, proactive and pragmatic manner,

In-site are able to increase the profitability and CV of the sites, whilst keeping
a suitable mix of short-term and long-term investments within the portfolio.

| Cross Green,
Leeds
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Corporate Objectives
In-site has a series of corporate objectives within the following topics:

* Property and Performance
* Borrowing and Finance
* Personnel and Culture

These are set by the Directors and change from time to time. The
objectives are reviewed annually and also cover the 5 year strategy.
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Structure

ACCOUNTS
ASSISTANT

FINANCE ASSISTANT

FINANCE
DIRECTOR MANAGER

COMPLIANCE & MARKETING

IMPROVEMENT MANAGER
AND PA

ESTATES PROPERTY

MANAGER ASSISTANT

PROPERTY ESTATES
ASSISTANT

i PROPERTY

SUPER-
MANAGER
INTE:{E]ANT FACILITIES
MANAGER

(SCOTLAND)
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Performance / Outlook

The previous 3 financial years have seen a vastly improved trading
performance, which is the fruition of the hard work the team has put in over
the last 5+ years following a difficult spell (post demerger).

What is exciting about the company is that there is still opportunity for
improvements, efficiencies and further growth within the agreed borrowing
strategy.

In-site has vacant stock left to let and a non-income producing site to sell
which provides further opportunity for acquisitions. It also continues to
pursue its asset management strategy and is continually looking to add
value. 2019 is forecast to be a record breaking year for the company.
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