S r P I | F Stride Property Group
» Annual Report 2022




This document comprises the Annual Report for each of Stride Investment Management
Limited (SIML) and Stride Property Limited (SPL), which are members of Stride Property
Group (Stride).

Each of SPL, SIML and Stride has been designated as “Non-Standard” (NS) by NZX. The

implications of investing in stapled securities of Stride are set out at page 161 of this report.

A copy of the waivers granted by NZXin respect of SPL, SIML and Stride’s “NS” designation
can be found at www.nzx.com/companies/SPG/documents
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Financial Highlights

for 12 months ended 31 March 2022 (FY22)

Stride delivered
strong financial

results during
FY22

1. See glossary on page 162.

2. Excludes lease liabilities. Includes SPL’s
51.7% interest in the unincorporated
component of the Industre Property
Joint Venture as at 31 March 2022 (for
more information, see note 3.2 to the
consolidated financial statements).
Includes the value of Level 12,

34 Shortland Street, which houses
Stride’s head office and is shown in the
consolidated financial statements as
property, plant and equipment. Includes

the office properties located in Auckland:

7-9 Fanshawe Street, 80 Greys Avenue,

25 Teed Street and 35 Teed Street, which

are investment properties classified as
held for sale at $82.8m.

$46.5m

profit before other income/
(expense) and income tax

from continuing operations
up $6.1m from FY21 ($40.4m)

$124.7m

profit before income tax

from continuing operations
down $16.7m from FY21 ($141.3m)

$112.3m

profit after income tax

from continuing operations
down $19.7m from FY21 ($132.0m)

$54.9m

distributable profit! after
current income tax

up $7.9m from FY21 ($46.3m)

Stride Property Group

Annual Report 2022

SPL’s property
portfolio
continues to
demonstrate
strong metrics

46 Sale Street, Auckland
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Annual Report 2022

SPL’s directly held portfolio is valued?
at $1.2bn as at 31 March 2022, a net
valuation gain of $30.7m or 2.6% since
31 March 2021

SPLs look-through portfolio, including
SPL's direct property holdings and

its interests in the Stride managed
entities, is valued at $1.7bn

(IR, &
g
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Strategic Highlights

FY22 has seen $603m growth in assets under Proactive capital $134m capital raise in late
continued management, growing from $3.0bn management provided Stride with greate
growth in Stride’s as at 31 March 2021 to $3.6bn as at initiatives to progress its strategic ob
real estate 31 March 2022 supported and has subsequently enat
investment execution of to confirm the acquisition c
E’nuasl?:g;ment S T AT e s Stride’s strategy property at 110 Carlton Gc

(FY21: $24.2m) with recurring
base management fees up 18.7% 28.7% LVR* as at 31 Marc
215 Lambton Quay, Wellington from FY21 36.8% on a pro forma 31
basis including committed

Industre’s portfolio has grown by developments and disposa

$239m Since 31 MarCh 2021 to 1. Net of management fees received from SPL.
$849m, demonstrating the benefits % Mk, e uncanitnalon’ Stride has high levels of int

of Stride’s approach of managing both sl ofica propetosa£80 Greys hedging, providing protect

- . . e Avenue, 25 Teed Street and 35 Teed Street . a .
i listed and unlisted entities secame ucondtonslon Ao 2022 he rising interest rates

% Sireet became unconditonalon 2 May 2022,

J" 3. Fabric Property Limited is a wholly owned

- , , . subsidiary of SPL. i
;33 Office portfolio repositioned to meet 4 See goscarycn pece 12 SN $400m green loan® establi
I changing mgrket demands through e B _Fabric, the first su.stainabll
'-i-’]-r the acquisition of 46 Sale Street and instrument for Stride and it

. 110 Carlton Gore Road and sale of four

Yy an

office properties?

.-..:I:-.-.I..-.I_I—L_
A

Stride continues to assess options

for the establishment of Fabric3, its
office owning subsidiary, as a separate
managed Product
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Chair and

CEO’s Report

Dear Shareholders

The Boards of
Directors of Stride
Property Limited (SPL)
and Stride Investment
Management Limited
(SIML) (which together
form Stride Property
Group) are pleased

to deliver Stride’s
annual report for
FY22. Stride has
continued to pursue
its strategic objectives
during FY22, while
also navigating the
challenges presented
by COVID-19.

=

. The acquisition of 110 Carlton Gore Road,
Auckland, became unconditional on 5 April
2022, and is expected to settle on completion
of the development, currently projected to
occurin early 2023.

The divestment of the Auckland office
properties at 80 Greys Avenue, 25 Teed Street
and 35 Teed Street became unconditional on

5 April 2022. The divestment of the property at
7-9 Fanshawe Street became unconditional on
2 May 2022.

See glossary on page 162.

Stride defines “green assets” as assets
achieving 4 star NABERSNZ or 4 star Green
Star ratings or better.

5. Property age measured since construction or
last major refurbishment.

N

H w

Stride’s focus on pursuing strategic objectives has resulted in material growth
in Stride’s assets under management (AUM), with AUM growing by over
$600 million, or 20%, during FY22, from $3 billion as at 31 March 2021 to
$3.6 billion as at 31 March 2022. This demonstrates Stride’s commitment

to growing its real estate investment management business, a business

that is managed by SIML, with SPL holding an investment in each Stride
Product. This growth in AUM has contributed to the growth in recurring base
management fees, with these fees growing 18.7%, from $13.5 million in
FY21 to $16.1 million in FY22.

FY22 saw SPL commence a process to list its office property owning
subsidiary, Fabric Property Limited (Fabric), as a separate listed entity. Due

to market conditions, the Board of SPL made the decision to withdraw the
demerger and initial public offering on 21 September 2021, which we believe
was in the best interests of Stride shareholders as well as Fabric investors.

Stride remains committed to its strategy of growing its real estate investment
management business, and we expect this will include the establishment of
Fabric as a separate Stride Product at the appropriate time. To that end,
Stride has continued to refine its office portfolio since September 2021,
including committing to the acquisition of 110 Carlton Gore Road,
Newmarket, Auckland’, an office building that is currently under development
and targeting a 6 star Green Star Design & As Built rating, and the divestment
of four B grade office properties? from the existing office portfolio.
Collectively, these transactions further improve the overall quality and
sustainability of the Stride office portfolio, which we consider will ensure the
portfolio meets the demands of the market and has “enduring demand”.

Financial performance

Stride has again delivered positive financial results for FY22. Net rental
income at $65.8 million was $15.1 million higher than FY21, due primarily
to the acquisition of new office properties during FY21 and FY22. While
corporate expenses were higher than in FY2 1, primarily due to $4.5 million
of project costs related to Fabric, profit before other income / (expense)
and income tax from continuing operations at $46.5 million was $6.1 million
higherthan FY21.

The net change in fair value of investment properties of $30.7 million was

lower than the prior year (FY21: $38.8 million), but this was partially offset by
increased share of profit from SPL’s investment in the Stride Products (FY22:
$65.6 million; FY21: $62.3 million). The carrying value of SPL’s investment in
Investore was impaired by $18.5 million, due in part to the current share price
of Investore’s shares on the NZX, and this was the primary driver for lower profit
before income tax from continuing operations of $124.7 million, down

$16.7 million from FY21 (FY21: $141.3 million). Stride remains confident in
the value of Investore and its underlying portfolio of properties which remain in
strong demand, but Investore’s recent share price performance has resulted in
the impairment assessment. Higher income tax expense (FY22: ($12.4 million);
FY21:($9.4 million)) contributed to lower profit after income tax from continuing
operations for FY22 of $112.3 million (FY21: $132.0 million).

Distributable profit® after current income tax, which Stride considers to
more closely align with Stride’s underlying and recurring earnings from its
operations, was $54.2 million for FY22, up $7.9 million from FY21
($46.3 million).

Stride Property Group Annual Report 2022

Diversified business

Stride’s business comprises a real estate investment
management business (SIML) with a business that has direct
and indirect property investments (SPL). This results in
diversified revenue sources:

. Fees earned by SIML from its real estate investment
management business. These fees comprise both recurring
fees and activity and performance fees.

. Income from SPL’s direct property investments, primarily
comprising office and town centre properties.

. Income from SPL’s investment in the Stride Products —
Investore, Diversified, and Industre. These entities each
specialise in a different commercial property sector, and
accordingly provide a natural differentiation of income
given their different focus.

These diversified revenue sources provide a degree of resilience
in different market conditions.

Growth in assets under management

Stride’s strategy is to create a group of Products in specific
commercial property sectors to grow its investment
management business. SIML will manage each of the Products
and SPL will continue to own an interest in each of the Products.

SIML has been very active during FY22 in growing its assets
under management, with AUM growing by over $600 million,
with $430 million of this growth coming from existing Stride

Products. This growth has come from a range of commercial

asset sectors, and from a combination of acquisitions, asset

development and valuation growth. By way of example:

. Investore Property Limited (Investore), which has a focus
on large format retail property and is NZX listed, completed
$73.8 million of acquisitions during FY22. Investore also
has a conditional agreement to acquire a further parcel of
land for $10.56 million, which, if this acquisition proceeds,
represents an ongoing development opportunity for
Investore to continue to grow its portfolio. In addition,
Investore has continued to improve its existing portfolio,
through improvements completed in collaboration with its
tenants. These acquisitions and developments, together
with a reduction in the average market capitalisation rate
for Investore’s portfolio (to 4.81% as at 31 March 2022),
has contributed to an increase in the value of Investore’s
portfolio of $163.5 million during FY22.

. Industre Property Joint Venture (Industre), which invests
in industrial properties, and is a joint venture between
SPL and JPMAM, completed $87.7 million of acquisitions
during FY22, many of which have redevelopment
opportunities to deliver future portfolio growth, given their

strategic location for future industrial and logistics sites.
These acquisitions have contributed to Industre’s portfolio
growth during FY22, with its portfolio value increasing

by $239 million. Industre also has a strong development
pipeline, with three properties currently under construction,
for atotal investment of $37.5 million. Industre has three
further properties that could be developed in the short

to medium term, although there is no commitment to this
development at present.

This growth in Stride’s Products, and therefore SIML’s assets
under management, were funded by investors in Stride’s
Products and did not require further capital contributions

from Stride. This is an important area of focus for Stride as it
continues to further establish itself as a real estate investment
manager, and evidences how Stride’s business model requires
less capital following the establishment of each of its Products.

SIMUs focus will continue to be supporting the Stride Products,
with a view to continuing to grow its real estate investment
management business.

Focus on office portfolio

Stride continues to focus on its office portfolio, as it considers
this portfolio is of sufficient quality and scale to become the next
Stride Product. To assist with delivering on Stride’s intentions

in this sector, Stride has repositioned its office portfolio to
ensure it continues to have enduring demand in a competitive
environment, given the recent trend towards occupiers
demanding higher quality, modern, and flexible workspaces,
which better complement flexible working arrangements.

Stride’s acquisitions of 46 Sale Street, Auckland, and

110 Carlton Gore Road, Auckland’, have focussed the portfolio
towards newer, higher quality, more sustainable properties,
with a higher weighting to the Auckland market. Stride has also
agreed to sell four B grade office assets?, and together these
transactions will result in the Stride office portfolio offering an
attractive set of investment characteristics on a pro forma

31 March 2022 basis, compared with the position as at

31 March 2022:

. Prime and A grade properties will comprise 85% of the
portfolio, up +14%

*  Green assets* will comprise 74% of the portfolio, up +16%
*  Auckland weighting of 50%, up +9%
*  WALT of 7.8 years, up +1.4 years

*  Weighted average age of the portfolio® of 9.7 years,
down -b.1 years

*  Weighted average contract yield at 5.3%, down -0.3%

Annual Report 2022 Stride Property Group 7



Chair and
CEO’s Report

34 Shortland Street, Auckland

Stride expects to establish Fabric as a separate Stride Product, and will
continue to monitor market conditions to determine the appropriate time to
progress this initiative.

SPL holds one office property directly, being 55 Lady Elizabeth Lane,
Wellington. As noted in the interim report for FY22, works are required to
improve the seismic performance of this property, although the exact

nature of the works required is still being understood. As a result, the
valuation of this property was reduced still further as at 31 March 2022,

to $15 million. Stride has notified the tenants of this property of the draft
seismic rating and continues to work with the tenants regarding the potential
strengthening works.

Capital management

In order to support the ongoing growth of Stride’s assets under management,
Stride continues to focus on capital management initiatives. During FY22,
Stride’s key capital management transactions included a capital raise,

debt refinancing, and interest rate hedging transactions, undertaken in
anticipation of the current rising interest rate environment.

In November and December 2021, Stride undertook a capital raise, in
order to provide Stride with greater flexibility for the establishment of its
office fund, as well as progressing other strategic initiatives as part of
Stride’s broader investment management strategy. This capital raise has
subsequently supported Stride entering into an unconditional agreement

to acquire the property at 110 Carlton Gore Road, Auckland, which, as
described, has improved the quality and attractiveness of the office portfolio.
Stride sought to raise $120 million through the capital raising, and with both
the placement and the retail offer being over subscribed, this resulted in
Stride raising $133.9 million.

Stride refinanced its debt facilities during FY22, and as part of this
transaction, $400 million of the facilities are classified as green loans',
supported by Stride’s predominantly green rated office portfolio.

Stride considers its earnings are well insulated from increases in interest
rates over the short to medium term. As at 31 March 2022, Stride had
hedging in place equal to 110% of drawn debt, in anticipation of further
drawdowns associated with the committed growth of the office portfolio.

Proactive capital management is also a feature of the management of the
Stride Products, with the SIML team concluding a total of $1.4 billion of
debt transactions on behalf of Stride and the Stride Products during FY22,
including $1.3 billion of bank debt facilities that have been refinanced,
together with the issue of a further $125 million of listed bonds by
Investore. The Investore bond was issued at a margin of 1.15% per annum,
representing a record New Zealand low rate for an unrated issuance at the
time, demonstrating the demand for Investore’s portfolio.

1. Green loans are loans made in accordance with Fabric’s Green Finance Framework. For more
information see page 54.

Stride Property Group Annual Report 2022

People

The activity across the Stride portfolio and the Stride Products is
only possible with a high calibre team, and Stride is very proud of
its people. During FY22 Stride appointed a new Executive Team
member, Jessica Rod, as General Manager Office. Jessica has
been with Stride for nearly 20 years, and has been responsible
for a number of key transactions within the portfolio over that
time, including the recent acquisitions of 46 Sale Street and

110 Carlton Gore Road. Stride is very proud to be able to
promote internally for such an important position.

Governance

During FY22 Stride appointed an additional director, Ross
Buckley. Ross brings considerable management and financial
experience, having been a partner at KPMG for 26 years and
Executive Chair of KPMG for nearly 10 years. Ross retired from
the KPMG partnership in October 2020 to pursue a governance
career and is currently an independent director of ASB Bank
Limited, independent Chair of Service Foods Limited, Massey
University Council member, a member of the Audit Oversight
Committee of the Financial Markets Authority, and National
Council member and Chair of the Auckland Branch of the
Institute of Directors.

Director John Harvey, the Chair of the Stride Audit and Risk
Committee, announced his retirement from the Stride Boards
after more than 12 years of service. Stride is very fortunate to
have had a director of John’s calibre, particularly through the
formative years of Stride as a listed entity, including its listing
process, the establishment of Investore as a separate entity, the
creation of Industre, and the ongoing growth of Stride’s assets
under management. On behalf of the Stride Boards, we would
like to acknowledge the immense contribution of John Harvey
and wish him well in his retirement.

The appointment of Ross as a director was in anticipation of
John'’s retirement, and we are pleased to announce that Ross
has been appointed as the Chair of the Stride Audit and Risk
Committee with effect from John’s retirement on 31 May 2022.
We know that Ross will bring a keen mind to the financial, risk
and audit responsibilities of the Committee.

Sustainability

A key focus for the Stride Boards during FY22 has been
Stride’s commitment to ensuring it has a sustainable business.
The Stride Sustainability Committee was established in late
2020, and has been very active in monitoring Stride’s progress
against its sustainability strategic plan during FY22. Key
activities have included:

. Improving the sustainable performance of the office

. Implementation of sustainability-focussed policies and
frameworks, including a Supplier Code of Conduct and
Community Engagement Framework;

*  Completing Stride’s preliminary climate risk assessment;

. Implementing a software system to enable gathering
of greenhouse gas emissions data, and undertaking
a limited assurance review of the baseline data, to
provide the baseline for Stride to set its future emissions
reduction targets.

As aresult of these activities and the focus of the Stride
Sustainability Committee, Stride is providing more detailed
information in this report on its climate risk exposure, aligned
with the principles of the Taskforce on Climate-related Financial
Disclosures, at page 42 and following. Stride is also publishing
its first greenhouse gas inventory report in FY22, in conjunction
with the release of this Annual Report.

Future direction and outlook

Stride’s strategy is to establish a group of Products in specific
sectors to provide growth in its investment management
business. Stride continues to explore options for establishing
Fabric, the office owning subsidiary of SPL, as a separate Stride
Product, and will monitor market conditions to determine the
appropriate time to undertake this strategic initiative.

FY23 will also see a continued focus on the growth of the
Stride Products, including Investore and Industre, both of which
have acquisition and development pipelines, providing future
growth opportunities.

The Boards confirm that they currently intend to pay a combined
cash dividend for SPL and SIML during FY23 of 9.91 cents
per share.

On behalf of the Boards and staff, thank you for your continued
support of Stride Property Group.

portfolio, including through obtaining green ratings and T|mIStorey Ph.|I|p thtlewood .
positioning the portfolio to obtain NABERSNZ ratings Chalr, Chief Executive Officer,
(which require 12 months of data, and accordingly a period SPLand SIML SIML
of time following installation of appropriate metering);
Annual Report 2022 Stride Property Group 9



Board of
Directors

Tim Storey

LLB,BA
Independent Director and Chair of the Board

Term of Office: Appointed to SPL on 1 April 2009 and to SIML on 16 February 2016;
last elected 2019

Tim was appointed Chair of Stride in 2009. He has more than 30 years’ experience
across a range of sectors and has practiced as a lawyer in New Zealand and Australia,
retiring from the Bell Gully partnership in 2006. Tim is a member of the Institute of
Directors in New Zealand (Inc) and is Chair of LawFinance Limited (ASX listed), a
director of Investore Property Limited and of a number of private companies.

John Harvey
BCom, FCA, CFInstD

Independent Director and Chair of the Audit and Risk Committee

Term of Office: Appointed to SPL on 15 September 2009 and to SIML on 16 February
2016; last elected 202 1; retired with effect from 31 May 2022

John has over 35 years’ professional experience as a chartered accountant, including
23 years as a partner in PwC. He is a chartered fellow of the Institute of Directors in
New Zealand (Inc) and is a director of Port of Napier Limited, KMD Brands Limited
(formerly Kathmandu Holdings Limited), Heartland Bank Limited, and Investore
Property Limited.

Jacqueline Cheyne
BAcc, FCA, CMInstD

Independent Director and Chair of the Sustainability Committee
Term of Office: Appointed to SPL and SIML on 13 March 2019; elected 2019

Jacqueline has 25 years of experience in financial audit and advisory services, including
11 years as a partner at Deloitte in audit and assurance. Jacqueline led Deloitte’s
Corporate Responsibility and Sustainability services function for Deloitte New Zealand
for nine years. Jacqueline is currently a member of the External Reporting Board, a
member of the Audit Oversight Committee of the Financial Markets Authority, Chair of
Snow Sports NZ, and a director of New Zealand Green Investment Finance Limited and
PaySauce Limited.

10 Stride Property Group Annual Report 2022

Annual Report 2022

Philip Ling

MSc, MRICS, CMInstD
Independent Director
Term of Office: Appointed to SPL and SIML on 26 June 2017; last elected 2020

Philip has over 30 years’ experience in funds and property management, at both listed
and unlisted entities, throughout New Zealand, Australia, the United Kingdom and Asia
Pacific. Philip was CEO, Asia Pacific, of LaSalle Investment Management, a Chicago-
based global real estate funds manager. Philip was LaSalle Investment Management'’s
Chairman of the Asia Pacific Investment Committee, and a member of LaSalle’s Global
Management Committee. Philip is a Chartered Surveyor and a Professional Member of
the Royal Institution of Chartered Surveyors.

Michelle Tierney
BA, MBA

Independent Director

Term of Office: Appointed to SPL on 17 July 2014 and to SIML on 16 February 2016;
last elected 2020

Michelle has more than 20 years’ experience in the property industry and is currently
the Chief Operating Officer for SCA Property Group in Australia. She was previously

the General Manager of Business Development and Strategy for the National Australia
Bank Global Institutional Bank, Fund Manager of the $3.8 billion GPT Wholesale
Shopping Centre Fund and Head of Property & Asset Management for ASX50 company
The GPT Group. Michelle is a member of the Australian Institute of Company Directors
and the Women’s Leadership Institute Australia.

Ross Buckley

BBS, FCA, FCPA, CMInstD

Independent Director and Chair of the Audit and Risk Committee from
1June 2022

Term of Office: Appointed to SPL and SIML on 9 August 2021; elected 2021

Ross retired from the global accounting and consulting firm KPMG in 2020, after

38 years with KPMG. Ross was Executive Chairman of KPMG in New Zealand and a
member of KPMG'’s Asia Pacific Board and KPMG’s Global Council for nearly 10 years.
During his career with KPMG he managed the firm’s Audit, Risk and Tax practices,

in addition to the firms’ People, Performance and Culture function. Ross is currently
Chair of the Auckland Branch of the Institute of Directors, Massey University - Council
member, a member of the Audit Oversight Committee of the Financial Markets Authority,
adirector of ASB Bank Limited, and Independent Chair of Service Foods Limited.

Nick Jacobson
LLB, BCom

Independent Director
Term of Office: Appointed to SPL and SIML on 18 July 2019; last elected 2021

Nick has over 30 years’ experience with leading global and investment banks and
global financial services companies, specialising in real estate advisory and capital
markets across Australia, Europe, and Asia. Nick is currently Managing Director at
Wingate in Sydney, Australia, investing in significant CRE private credit transactions.
Nick was previously Managing Director and Head of Investment Banking Services at
Goldman Sachs in Sydney, and Chairman of Goldman Sachs’ Real Estate Investment
Banking division.

Stride Property Group 11



People

Stride values its These benefits included: Stride’s teams have continued to deliver excellent results in often challenging
people highly, » Anadditional week of annual leave per year conditions, including as a result of ongoing lockdowns.

and thIS has been . Provision of one week’s paid secondary carer leave for team members as they

demonstrated with ﬁ:p\/}/theirfamilies. In the first year of this benefit, three employees have taken

the introduction of e

add itiona| benefits . Increased long service leave entitlements for employees with 10 or more years Corporate Services

. of service. In FY22 one team member celebrated 20 years of service with Stride

N FYQ 2 . and 22 people celebrated 5 years of service Stride’s Corporate Services team manages governance, legal (including documenting

leasing transactions), health & safety, IT, risk, compliance, external communications,
insurance and sustainability across all of Stride and the Stride Products. This team won
the Stride “team of the year” for FY22 as a result of its commitment to meeting the
needs of its internal customers and quietly improving the way Stride does business.
Some key achievements included improving IT security and upgrading IT hardware,
including CCTV cameras at shopping centres; supporting the establishment of Fabric
and the acquisitions and divestments of office properties; commitment to Stride’s
internal process improvement projects; and materially improving Stride’s sustainability
practices, including completing a preliminary climate risk assessment, implementing
software to gather and calculate greenhouse gas emissions and implementing a
number of sustainability policies and objectives.

* Increased employer KiwiSaver contributions

Stride has a diverse workforce, and is proud of the fact that its workforce comprises
64% female and 36% male. In order to ensure Stride remains an open and inclusive
place for all people to work, Stride implemented a number of initiatives during FY22:

Queensgate Shopping Centre, ) } o
Wellington . All employees were encouraged to complete unconscious bias training

*  Completed an equal pay assessment of selected comparative roles and levels

. External benchmarking of salaries

Stride contributes 5% of gross
earnings to KiwiSaver for all
em ployees Who are Contrl bUtI ng The Stride Development team delivers major development and refurbishment
40/0 O‘l: 'I:he”’ earrﬂngs or above S|nce projects across all SIML-managed entities. This team successfully delivered

. . v g . the award-winning Waste Management Auckland Headquarters, and has most
| ntrOd ucin g th IS N |t|at|ve, 8 40/0 Of recently completed the refurbishment of the office building at 22 The Terrace,
[ Wellington and the rebuild of the carpark and cinema at the Queensgate
el Ig I b | e em p | Oyees have taken U p Shopping Centre in Wellington, which was demolished following the 2016
: : Kaikoura earthquake. The Development team completed over $150 million of
th 1S be neflt projects during FY22 and are currently working on more than $400 million of
additional developments across all Stride Products.

Development

Stride intends to continue to progress its
diversity and inclusion practices, and has
committed to establish an employee Diversity
and Inclusion Committee to provide input on
initiatives to foster and encourage diversity
and inclusion at Stride.

Office Asset Management

Stride’s office portfolio has grown significantly over the past two years, and to support
the growing office portfolio Jessica Rod was appointed as General Manager Office in
September 2021, leading a team of professionals focussed on delivering best practice
management of Stride’s office portfolio in Auckland and Wellington. This team has

had an active year, including managing lockdowns and consequent rent abatement
negotiations, working on the establishment of Fabric, and managing the acquisition

of 46 Sale Street and 110 Carlton Gore Road, as well as the disposal of four B grade
office properties.
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Safety

14

Stride continually seeks to ensure the safety of
all those who work in or visit places managed
by SIML. This approach presents continued
challenges given the varied nature of properties
managed by SIML and the activity levels across
Stride and the Stride Products.

With the increasing number of refurbishment and development projects managed by
SIML, SIML is proud of its progress in working with contractors to ensure these projects
are delivered safely. SIML appoints an external auditor to review contractor health

and safety performance for all major refurbishment and development projects. With a
significant amount of work having been completed over the last 12 months on a number
of sites, including an operational shopping centre, there was only one notifiable incident
during the 12 months to 31 March 2022.

Across the properties managed by SIML, incidents have reduced overall, although we
note this could be due, at least in part, to the impact of COVID-19, which has resulted in
fewer days of operation for office and shopping centre properties.

95% average external safety audit
score for three large Wellington
development projects

43 recorded injuries across SIML
managed properties (FY21: 78)

'74% of all recorded injuries
occurred at large retail sites

Main cause of incidents are slips
and trips

Stride Property Group Annual Report 2022
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Executive
Team

Philip Littlewood

BProp, BCom, MBA

Chief Executive Officer

Philip joined Stride in 2014 and has
overall responsibility for Stride Property
Group. Philip has more than 20 years’
experience in property investment
management in New Zealand and
overseas. Highlights of his work
history include six years in the UK,
including with Morgan Stanley’s real
estate merchant banking division, and
partnership in a large private-equity
real estate firm.

Jennifer Whooley
CA

Chief Financial Officer

Jennifer has more than 25 years’
experience in the property industry
and is responsible for Stride’s overall
financial plans and policies, ensuring
the compliance of its accounting
practices. Jennifer is also responsible
for the people and culture function
within Stride. Prior to joining Stride,
Jennifer was Chief Accountant for
Fletcher Property. Jennifer was named
the EY CFO of the Year for 2018.

Stride Property Group

Adam Lilley

BCom, LLB, CA

General Manager Investment

Adam has 10 years’ experience in the
property and finance industries, and
was previously an Institutional Equities
Research Analyst at Craigs Investment
Partners, specialising in the NZ listed
property sector. Adam was previously
an Investment Manager at Stride

and rejoined in 2021 to lead Stride’s
Investment team.

Fabio Pagano
MBA

Investore Fund Manager

Fabio joined Stride in 2018 and
brings over 15 years’ international
experience in retail management.
Fabio is responsible for providing
executive oversight and focus on
Investore’s business and operations.
His broad experience has given

him expertise across all aspects of
leasehold and freehold portfolios.
Immediately prior to joining Stride,
Fabio held senior roles in the New
Zealand Government across property
and infrastructure areas.

Annual Report 2022

Andrew Hay

BProp, MBA

General Manager Industrial

Andrew joined Stride in 2004 and has
more than 20 years’ property industry
experience. Andrew is responsible for
managing the business of Industre,
including overseeing and growing
Industre’s industrial portfolio. Andrew
is currently Auckland Branch President
of the Property Council.

Mark Luker

Dip.Val.Prop

General Manager Development

Mark is responsible for Stride’s
development activities. He has over
25 years of experience in the property
development and investment industry,
acquired through complex large-scale
retail and commercial development
projects, both within New Zealand
and Australia. Mark joined Stride

from Kiwi Property Group, where he
held the roles of General Manager
Development and Project Director,
Sylvia Park.

Annual Report 2022

Roy Stansfield

ACA

General Manager Shopping Centres

Roy is responsible for the shopping
centre portfolios owned and managed
by Stride. His role includes all aspects

of asset management, retail leasing and
planning. Roy has 30 years’ experience
in the retail shopping centre industry.
Prior to joining Stride, he was employed
by Challenge Properties, St Lukes Group
and Kiwi Property Group.

Stride Property Group

Louise Hill
BCom, LLB

General Manager
Corporate Services

Louise has more than 20 years’ legal
experience and is responsible for a
range of corporate functions within
Stride, including legal, governance,
compliance, IT, insurance, health and
safety, sustainability and risk. Louise’s
previous roles included Head of Legal
(NZ) for Fletcher Building and senior
associate in the corporate/commercial
team at Bell Gully.

Jessica Rod
BProp, BA

General Manager Office

Jessica is the most recent addition

to the Stride Executive Team, having
been appointed to the role of General
Manager Office during FY22. Jessica
has been with Stride for 20 years,

most recently in the role of Investment
Manager, where she was responsible for
a number of recent office acquisitions,
including the acquisition of the property
at 110 Carlton Gore Road.
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Performance

Diversified
revenue sources

1. Stride’s revenue comprises SIML
management fees and SPL revenue. SPL
revenue comprises income derived from
SPL’s directly held property plus revenue
derived from its interests in the Stride
Products which is calculated based on
net Contract Rental on a look-through
basis as at 31 March 2022. Management
fees comprise FY22 management fees
from Stride Products (i.e. excluding fees
from SPL, but including SPL building
management fees which are recovered
from tenants).

2. See glossary on page 162.

18

Stride combines a property ownership business (SPL) with a real estate investment
management business (SIML). This results in Stride having diverse sources of income:

. Real estate investment management fees, comprising asset management fees,
which are ongoing recurring fees, and activity based fees, which depend on the
activity of the Stride Products, such as leasing and development

. Direct property income from SPLUs directly owned property
* Indirect property income from SPL’s investment in the Stride Products

These diverse sources of income provide Stride with a level of resilience in different

market conditions and mean that Stride is not reliant on a particular category of income.

FY22 look-through revenue sources’

- - |
Office Industrial Large Format Retail
35% 14% 10%
- V .
Town Centre/Retail Management Recurring
Shopping Centres fees management fees
19% 22% 15%
%
Activity and
performance fees
7%
Stride Property Group Annual Report 2022

These diverse sources of

Distributable profit?> growth

revenue have contributed to

Stride delivering growth in

distributable profit? since FY 17,

particularly over the period since
FY20 when Stride grew its real

estate investment management
business with the establishment

of Industre.

B B

FY17

110 Carlton Gore Road, Auckland
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Real Estate Investment
Management Business

Stride’s strategy is
to create a group

of Products in
specific commercial

of the Products. Stride has seen considerable growth in its assets under management
during FY22, demonstrating the benefit of having distinct, diverse pools of capital for
each Stride Product focussed on a defined commercial property class.

Stride benefits from growth in its Products through:

property SeCtOFS tO *  Activity based fees associated with acquisition and development activity
grow its investment , , o . .

*  Higher portfolio values resulting in higher ongoing recurring fees as SIML’s asset
management management fee is calculated as a specified percentage of portfolio value
business.

SIML will manage each of the Products and SPL will continue to own an interest in each

SIML

Management Fees 22 management fees’ of $25.3m

18.7% growth in recurring fees from FY21

SIML management $25.1m $25.3m
fee' growth
B Recurring fees $8.2m
- $10.7m?
Activity and performance fees $18.3m
$15.7m $15.7m
$5.0m
$2.4m $2.1m

$10.0m

1. Net of management fees received from SPL but
includes SPL building management fees which
are recovered from tenants.

2. FY21 management fees included the one-
off establishment fee associated with the
commencement of Industre of $1.4m.

Note: Numbers in charts may not sum due to rounding.

FY17

FY19 FY20 FY21 FY22

20 Stride Property Group

Annual Report 2022

AUM growth

$3.6bn

assets under management as at
31 March 2022

Up $603m from 31 March 2021

Stride AUM

STRILE
investore
diversified

INDUSTRE

$2,078m

Annual Report 2022

$3,606m

$3,003m

$2,212m
$2,178m $2,171m

FY21 FY22

Stride Property Group 21



STRIUE

Each Stride Product is developed to invest in a specific commercial property sector
and has its own distinct balance sheet. Having a balance of listed and unlisted Products
means that Stride has a diversified source of capital for growing the Stride Products. L
This growth potential has been demonstrated over the previous year, with assets under vaUISItlonSl deVGIOpmentS

management growing by 20%, with a strong pipeline of acquisitions and developments and disposals $1,194m $1,260m
for FY23. $58m

Portfolio composition as at
31 March 2022 including

Products

$131m

Acquisitions, developments
and disposals’

m Office $887m
STRILE investore INDUSTRE diversified .
FY22 AUM growth — L - - B industrial DN
la Large Format Retail
$232m $3,838m M Retail Shopping Centres/Town Centre
$204m $3,606m
497m
$95m $
—
$304m $5m
$3,003m $1,063m
STRILF i t d ified INDUSTRE
7 Iinvestore versiiie
Office and Town Large Format Retail Shopping Industrial
Sector focus Centre? Retail Centres
SPL Investment 100% 18.8% 2.1% 51.7%
An NZX listed An NZX listed An Australian trust Ajoint venture
company, part of company majority owned between Stride
Stride Property by Australian and a group
Description Group superannuation of institutional
entities investors advised
by J.P. Morgan
Asset Management
(JPMAM)
$1,038m
Note: Numbers in charts may not sum due to rounding.
1. Acquisitions, developments and disposals comprise: (1) Stride: purchase price for 110 Carlton Gore Road; seismic strengthening costs for 34 Shortland Street; less the
sale price for the disposal of the four office properties; (2) Investore: purchase price for the development land at Waimak Junction plus the estimated cost of Stage 1 of the
development; and capital expenditure of $22.7m across the existing portfolio; (3) Diversified: remaining seismic strengthening costs for Queensgate Shopping Centre;
AUM as at Acquisitions/ Developments Net AUM as at Acquisitions Pro forma (4) Industre: estimated costs of construction for three properties currently under development.
31 M . ’ . ’ 2. Stride office and town centre property excludes SPL's interest in the Industre unincorporated portfolio which is reported as part of the assets of SPL in the consolidated financial
arch Disposals capex and other revaluation 31 March developments AUM as at : oo : -
. 1 statements (see note 3.2 to the consolidated financial statements for further information).
2021 movement 2022 and disposals’ 31 March
2022
22 Stride Property Group Annual Report 2022 Annual Report 2022 Stride Property Group 23



SPL Look-Through

Portfolio

1 Grey Street, Wellington

SPLs property interests comprise its directly held portfolio together with its indirect
interest in each of the portfolios owned by the Stride Products as a result of the interest
SPL owns in each Stride Product. This results in SPL having exposure to each class of
commercial property owned by SPL and the Stride Products. On a look-through basis,
SPL’s portfolio shows strong investment metrics as at 31 March 2022, benefiting from
the diversity of the Stride Products combined with SPLs places.

Look-through value ($m) 1,738
Look-through WALT (years) 6.6
Look-through occupancy (%) 97.8

Stride Property Group Annual Report 2022

SPL’s weighted look-
through portfolio value’
as at 31 March 2022

Office
Industrial

Large Format Retail

Retail Shopping Centres/
Town Centre

Office
Industrial

Large Format Retail

Retail Shopping Centres/
Town Centre

1. As at 31 March 2022, excluding committed

acquisitions, developments and disposals and

excluding lease liabilities.

Annual Report 2022

$2,543m

$849m

INDUSTRE

$1,738m

51.7% %
$439m

$226m
$10m

$1,063m CEWLET B —18.8%—>

$325m

investore —

2.1%

$493m
diversified

Directly held Products Weighted
look-through

SPLUs look-through portfolio has a strong weighting to the office sector, as a result

of SPL building its office portfolio in anticipation of the establishment of Fabric as a
separate Product. It is expected that this will reduce over time as Fabric is established
as a Stride Product.

Stride Property Group 25



STRILUFE STRILFE

SPLs directly held portfolio consists of office and town centre properties. Stride continues to see strong growth in sales across its key town centre properties,
S P L SPL has focussed on growing and repositioning its office portfolio over I OW n with moving annual turnover (MAT) at NorthWest growing by 5.6% (or +9.0% on a like
the past year, to ensure the office portfolio continues to demonstrate for like basis) and MAT at Silverdale Centre® growing by 3.2% (or 3.0% on a like for like

“enduring demand”. basis). The performance of these centres can be attributed to their locations, with both

PI aces Pro forma? Ce nt res centres located in high-growth regions of Auckland. SPL also owns a 50% interest in

31 March 2022 31 March 2022 31 March 2021 Johnsonville Shopping Centre, which represents a future development opportunity.
The occupancy rates below exclude casually let units such as pop up shops or kiosks
Overview of Properties® (no.) 12 15 14 let under licence. If these occupied units were included, the occupancy rate would be
SPL portfolio’ 98.0% as at 31 March 2022.
Tenants (no.) 321 358 347
Net Lettable A 31 March 2022 31 March 2021
(ng)e ableArea 148,046 151,212 135,350
Properties® (no.) 4 4
Net Contract Rental*
($?n) ontract Renta 67.9 63.0 54.5 Tenants (no.) 231 232
WALT* (years) 6.6 5.6 5.5 Net Lettable Area (sqm) 65,526 65,736
Occupancy Rate Net Contract Rental* ($m) 22.0 225
96.2 96.1 97.6
(% by area)
WALT* (years) 41 4.3
Portfolio Value® ($m) 1,193.0 1,062.8° 889.6
Occupancy Rate (% by area) 96.7 96.5
FY22 Net Valuation ($3.7m)
Movement’ (0.6%) Portfolio Value® ($m) 3245 309.9
. , +$13.3m
FY22 Net Valuation Movement +4.3%
1. Excludes SPL’s 51.7% interest as at 31 March NorthWest Shopping Centre,
2022 in the unincorporated component of the Auckland

Industre Property Joint Venture portfolio which
is reported as part of the assets of SPL in the
consolidated financial statements (see note 3.2 to
the consolidated financial statements for further
information).
As at 31 March 2022, as if the acquisition of
110 Carlton Gore Road, Auckland, and the
divestment of the office properties at
7-9 Fanshawe Street, 80 Greys Avenue, 25 Teed
Street and 35 Teed Street had all occurred as at
that date.
. Includes Johnsonville Shopping Centre, which is
owned 50:50 by SPL and Diversified.
See glossary on page162.
Excludes lease liabilities; includes the value of
Level 12, 34 Shortland Street, which houses
Stride’s head office, and is shown in the
consolidated financial statements as property,
plant and equipment.
Includes the following office properties located in
Auckland: 7-9 Fanshawe Street, 80 Greys Avenue,
25 Teed Street, and 35 Teed Street, which are
investment properties classified as held for sale
at $82.8m.
Net valuation movements differ from the reported
net change in fair values of investment properties
in the consolidated financial statements due to
adjustments made on consolidation.
8. Sales data is not collected for all tenants at
Silverdale Centre as not all tenants are obliged
to provide this information under the terms of
their lease.
9. Excludes lease liabilities.
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STRILUFE

Office

Stride has been very
active in growing

and repositioning its
office portfolio over
the past 24 months to
meet market trends.

[

. The acquisition of 110 Carlton Gore Road,
Auckland, became unconditional on 5 April 2022.
The divestment of three office properties

(80 Greys Avenue, 25 Teed Street and 35 Teed

Street) became unconditional on 5 April 2022.

The divestment of the property at 7-9 Fanshawe

Street became unconditional on 2 May 2022.

The sale price includes a commitment by Fabric

to complete certain seismic strengthening works

in relation to two of the office properties for a total
of $0.8m.

As at 31 March 2022, as if the acquisition

of 110 Carlton Gore Road, Auckland, and

the divestment of the office properties at

7-9 Fanshawe Street, 80 Greys Avenue, 25 Teed

Street and 35 Teed Street had all occurred as at

that date.

See glossary on page 162.

Excludes lease liabilities. Includes the value of

Level 12, 34 Shortland Street, which houses

Stride’s head office, and is shown in the

consolidated financial statements as property,

plant and equipment.

. Includes the following office properties located
in Auckland: 7-9 Fanshawe Street, 80 Greys
Avenue, 25 Teed Street, and 35 Teed Street,
which are investment properties classified as held
for sale at $82.8m.

7. Net valuation movements differ from the reported

net change in fair values of investment properties

in the consolidated financial statements due to
adjustments made on consolidation.

Stride defines “green assets” as assets achieving

4 star NABERSNZ or 4 star Green Star ratings

or better.

Property age measured since construction or last

major refurbishment.

N

w
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©
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Stride has indicated its intention to establish Fabric as its standalone

office-owning Product. Stride is focussed on developing a portfolio of office
properties that it considers will demonstrate enduring demand and therefore
form the basis for a successful Stride Product.

$159m

Acquisition of
46 Sale Street, Auckland

$213m

Acquisition of

110 Carlton Gore Road,
Newmarket, Auckland

$83.6m

Divestment of four

non-core office properties
post balance date?

Pro forma®
31 March 2022

31 March 2022

31 March 2021

Properties (no.)
Tenants (no.)

Net Lettable Area
(sqm)

Net Contract Rental*
($m)

WALT* (years)

Occupancy Rate
(% by area)

Portfolio Value® ($m)

FY22 Net Valuation
Movement”

Stride Property Group

8

90

82,520

45.9

7.8

95.7

868.5

11

127

85,687

40.9

6.4

95.4

738.3°

($17.0m)
(2.3%)

10

115

69,614

31.9

6.3

98.6

579.7

Annual Report 2022

Recent transactions
reposition Stride’s
office portfolio to meet
key trends in the New
Zealand office market.

31 March 2022.

Pro forma?®
31 March 2022

Including the acquisition of the property at 110 Carlton Gore Road, Auckland, and
the divestment of the four B grade Auckland office properties, SPLs office portfolio
demonstrates strong characteristics with improved quality on a pro forma basis as at

Compared with
31 March 2022

Valuation

Prime and A grade properties
Green assets®

Auckland weighting (by value)
WALT*

Weighted average age of portfolio®

Weighted average contract yield

Key office market trends:

Market shift towards sustainably rated buildings
as occupiers become more conscious of the need
to ensure their business minimises its impact on
the environment

'149%0

SPL office portfolio green rated?, up 16%

$868.5m

85%

74%

50%

7.8 years

9.7 years

5.3%

+$130.2m

+14%

+16%

+9%

+1.4 years

-5.1 years

-0.3%

Flight to quality — occupiers are seeking to
upgrade to newer, high quality and well-located
spaces with flexible floorplates and lower density
workspace configurations in order to attract
existing employees back into the office and
enhance office productivity

35%

SPL office portfolio Prime or A grade, up 14%

High inflation and replacement costs will drive
rental growth

"1 3%

SPL’s office portfolio has been recently
constructed or redeveloped. SPL has also
“locked in” the acquisition price for 110 Carlton
Gore Road, with the property being acquired in

12 months’ time

Annual Report 2022 Stride Property Group
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INDUSTRE

Industre continues
to grow, through

a combination of
acquisitions and
developments.

Industre Portfolio Growth

seom

$398m
Settlement on Portfolio value Acquisitions
30June 2020 31 March 2021
30

Portfolio value as at
31 March 20292

$849m

$8 7 7 m Acquisitions completed
' during FY22

Growth in portfolio

$ 2 8 9 m during FY22

Industre invests in the industrial sector, with a primary focus on properties
in the Auckland region. In continuing its strong growth trajectory, Industre
targets properties that are well-located, primarily on key transport routes,
with future development potential.

Industre’s portfolio has grown by over $450 million since commencement
on 1 July 2020, including acquisitions with a total purchase price of
$195 million.

Industre has a strong pipeline of future growth, with three projects currently
committed for development, for a total investment of $37.5 million, with each
property being built to a targeted minimum 4 star Green Star Design & As
Built standard.

Growth since the establishment of Industre has been funded by Stride’s
joint venture partner, JPMAM, with Stride’s interest in Industre reducing as
JPMAM invests to fund growth. Stride now has a 51.7% holding in Industre
asat 31 March 2022.

$38m $887m
$139m $849m

v [

Maintenance Net valuation Portfolio value Committed Total
capex and movement 31 March 2022 acquisitions and estimated
other costs (12 months) developments pro forma'value

31 March 2022

Stride Property Group Annual Report 2022

Portfolio
Overview

1. Pro forma as at 31 March 2022 as if
committed acquisitions and developments
had been completed as at that date.

2. See glossary on page 162.

Penrose Campus, Auckland

Annual Report 2022

31 March 2022

31 March 2021

Properties (no.)

Tenants (no.)

Net Lettable Area (sqm)

Net Contract Rental? ($m)

WALT? (years)

Occupancy Rate (% by area)

Portfolio Value ($m)

FY22 Net Valuation Movement

Stride Property Group

22

67

176,689

31.2

9.3

99.8

849.4

+$138.6m
+19.5%

18

39

173,330

27.4

9.7

97.3

610.0
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INDUSTRE

Industre’s Auckland

portfolio comprises

over 40 hectares

of strategically

located sites across

Auckland, close to

main arterial routes.

The large property

sizes present

future development
opportunity to RS
meet the growing

demands of the ; LN Wl
logistics industry. S Selwood Road / *f”””m‘%;f s - MucklandCBD By .

P 15 Ride Way

1.38ha

The Concourse

Industre also PR /. 00ha

owns properties

in Hamilton and AR SN AT © o TR AR = NG

Gisborne. 4.62ha 7 Charann Place §§ ! - (. ; 439 Rosebank
. R - Y A\ ] A

1 Ross Reid
Place

1.62ha

I 43 Wilkinson
PR Road

460 Rosebank 4.48ha

Road

B 2.78ha

8 Reg Savory
Place

0.64ha

415 East
Tamaki Road

1.98ha

318 East
Tamaki Road

Auckland
L Airport

5.25ha

8 Norman
Spencer Drive

2.42ha

&
A 30 and 34
&8 Airpark Drive

3.06ha

@ 22 Ha Crescent

1.10ha
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LINDUSTRE
Financial Information

Summarised Statement of Financial Position ($000)

Industre Stride's interest
Joint Joint Joint Joint
Venture Operations Total Venture Operations Total

2022 2022 2022 2022 2022 2022
Assets
Current assets 7,207 884 8,091 3,729 457 4,186
Investment properties 497,931 351,500 849,431 257,612 181,854 439,466
Other non-current assets 82,689 - 82,689 42,781 - 42,781
Total Assets 587,827 352,384 940,211 304,122 182,311 486,433
Liabilities
Current liabilities 4,547 924 5,471 2,354 478 2,832
Borrowings 243,603 77,034 320,637 126,031 39,857 165,888
Other non-current liabilities 1,584 - 1,684 820 - 820
Total Liabilities 249,734 77,958 327,692 129,205 40,335 169,540
Net assets 338,093 274,426 612,619 174,917 141,976 316,893
Summarised Statement of Financial Performance ($000)

Industre Stride's interest
Joint Joint Joint Joint
Venture Operations Total Venture Operations Total

2022 2022 2022 2022 2022 2022
Income 19,323 14,808 34,131 10,237 7,852 18,089
Expenses (10,5674) (7,735) (18,309) (5,597) (4,088) (9,685)
Change in fair value of 73,699 64,917 138,616 38,955 34,386 73,341
investment properties
Net share of profit" 82,448 71,990 154,438 43,595 38,150 81,745

*This information relates to the year to 31 March 2022. Stride’s share in Industre reduced from 56.33% as at 31 March 2021 to 51.74% as at 31 March 2022. Stride’s net share of

Industre’s profit is calculated on the weighted average participating interest during the period.

34
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diversified

Stride is pleased to have delivered the completion of the rebuild of the carpark and
cinema complex at Queensgate Shopping Centre during FY22. The carpark was opened
in time for Christmas trading, with the cinema currently in the fit out stage, expected to be
open for trading later in 2022. These improvements to the centre are expected to drive
increased customer visitation, benefiting the whole centre.

Portfolio Overview 31 March 2022 31 March 2021
Properties’ (no.) 4 4
o Includes Johnsonville Shopping Centre, which is Tenants (no.) 356 335

owned 50:50 by SPL and Diversified.
2. See glossary on page 162.

Net Lettable Area (sqm) 105,185 105,064
Net Contract Rental? ($m) 38.2 37.9
WALT? (years) 3.0 3.4
Occupancy Rate (% by area) 94.2 93.8
Portfolio Value ($m) 492.6 465.6
FY22 Net Valuation Movement ($m) 62&2&;

Queensgate Shopping Centre,
Wellington

Annual Report 2022 Stride Property Group 35



class that remains in
demand.

36

profit before other income/
3 4 . 3 m (expense) and income tax,

up $4.3m from FY21

profit after income tax,
1 1 8 . Q m down $43.1m from

FY21, due to alower

revaluation movement

distributable profit' after
Q 9 . 9 m current income tax, up

$0.8m from FY21

cents per share cash
7 \ 9 O dividend for FY22, up

0.30 cents from FY21

Investore completed $73.8 million of acquisitions during FY22 in execution
of its strategy of targeted growth. In addition, Investore has a further
conditional agreement to acquire development land at Waimak Junction,
Kaiapoi, for $10.5 million, which provides Investore with continued
development opportunities.

Investore has also focussed on improving its current portfolio during FY22,
through collaborating with key tenants to undertake capital projects that
improve the overall customer experience and drive increased customer
visitation to each property. Investore receives additional income as a result of
these projects, through rental return on the investment or by way of increased
turnover rent, and in addition these projects often deliver an increase in lease
tenure, adding value to Investore’s portfolio.

Investore’s portfolio continues to demonstrate strong metrics, with a net
valuation gain of $91 million or 8.2% in the 12 months to 31 March 2022,
and average market capitalisation rate of 4.81%, down 0.4% from

31 March 2021.

Stride Property Group Annual Report 2022

Portfolio
Overview

Investore’s continued focus during
FY22 on proactive capital management
has resulted in Investore having a
strong capital position in the current
rising interest rate environment.

31 March 2022 31 March 2021

Properties (no.)

Tenants (no.)

Net Lettable Area (sqm)

Net Contract Rental? ($m)
WALT? (years)

Occupancy Rate (% by area)

Portfolio Value ($m)

FY22 Net Valuation Movement

3.77%

44 43

143 130

249,829 246,272

60.2 571

9.1 9.8

99.7 99.1

1,201.3° 1,037.94
+$91m
+8.2%

weighted average interest rate

as at 31 March 2022, down from
4.04% as at 31 March 2021, due to
Investore’s proactive management
of debt

100%

debt hedged or fixed, with no debt
facilities expiring until FY24

29.5%

Loan to Value Ratio® as at 31 March
2022, with $120m bank debt
facility headroom

$1265m

5 year listed bonds issued
February 2022 at 4.00% per
annum interest rate

1. Distributable profit is a non-GAAP measure and consists of profit/(loss) before income tax, adjusted for determined non-recurring and/or non-cash items (including
non-recurring adjustments for incentives payable to anchor tenants for lease extensions) and current tax. Further information, including the calculation of distributable profit and
the adjustments to profit before income tax, is set out in note 3.2 to Investore’s consolidated financial statements.

2. See glossary on page162.

3. Portfolio value as at 31 March 2022 excludes: (1) seismic works ($3.0m) to be completed by SPL in relation to 2 Carr Road, Auckland, acquired by Investore from SPL on 30 April

2020; and (2) lease liabilities.

4. Portfolio value as at 31 March 2021: (1) excludes seismic works and rental underwrites (total $7.1m) to be completed by SPL in relation to the three properties acquired by
Investore from SPL and settled on 30 April 2020; (2) includes 35 MacLaggan Street, Dunedin, which was held as property intended for sale; (3) excludes lease liabilities.

5. Loan to Value Ratio is calculated based on independent valuations, which include seismic works to be funded by SPL in relation to 2 Carr Road, Auckland, acquired by Investore
from SPLin April 2020. The independent valuations also exclude lease liabilities.
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Capital
Management

Stride takes an active
and prudent approach
to capital management,
particularly in the
current rising interest
rate environment.

1. Green loans are loans made in accordance
with Fabric’s Green Finance Framework.
For more information see page 54.

2. See glossary on page162.

38

During FY22, Stride executed a number of capital management initiatives
designed to ensure it has an appropriate balance sheet for the future.

Existing bank debt facilities refinanced, increasing
available facilities to $600m to facilitate growth,
and resulting in a reduction in the weighted
average line fees and margin for the facilities

$400m of the newly arranged bank facilities are
classified as green loans’, supported by the office
portfolio owned by Fabric

$134m capital raise completed December 2021 to
provide greater balance sheet flexibility to support
continued growth of Stride’s funds management
business

28.7% LVR? as at 31 March 2022, or 36.8%
after taking into account committed acquisitions,
disposals and developments

As at 31 March 2022, Stride had hedging in place
equal to 110% of drawn debt, in anticipation of
further drawdowns associated with the committed
growth of the office portfolio

31 March 2022 31 March 2021

Banking facility limit ($m) 600 455
Debt facilities drawn ($m) 306 261
Weighted average debt maturity (years) 3.4 2.4
LVR (Covenant: < 50%) (%) 28.7 29.3
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Fixed interest rate profile as at
31 March 2022

Stride considers

its earnings are

well insulated from
increases in interest
rates over the short to
medium term.

i Notional fixed rate debt (net of
fixed-to-floating hedging)

—@— Weighted average interest rate
of fixed rate debt (excluding
margin and line fees)

Mar-22 Mar-23
Debt expiry profile as at
31 March 2022
FY23 FY24
Annual Report 2022 Stride Property Group
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Community
Engagement

Stride is committed to
actively engaging with
the communities in
which Stride operates
to create mutually
beneficial outcomes.
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Stride has implemented a new Community Engagement Framework which
governs Stride’s community investment activities. Stride aims to maximise
the positive impacts of its business activities on the community through:

*  Actively engaging in partnerships that address social issues which
generate shared value for both Stride and the community at national
and local level

e Actively engaging with the communities in which Stride operates to
create mutually beneficial outcomes

At a national level, Stride will focus on organisations, programmes and
initiatives that provide opportunities for youth to access experiences
that would not otherwise have been available to them and encourage
continuing education.

At the local level Stride will focus on helping build the capacity of the
communities in which we operate. We seek to provide spaces that facilitate
social connection and cohesion and work with those organisations seeking
to create equality in the community.

Stride sponsors the Graeme Dingle Foundation and recently committed to
a further three year period of sponsorship with an increased contribution

in order to provide further support for the work of the Graeme Dingle
Foundation. The Graeme Dingle Foundation’s purpose is to inspire school
age New Zealand children to reach their full potential through programmes
that help build self-esteem, promote good values and which teach valuable
life, education and health skills. In addition to providing sponsorship, Stride
also encourages its employees to volunteer as a mentor for one of the
Graeme Dingle Foundation’s programmes.
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The shopping centres
managed by Stride
contribute to their
communitiesina
range of ways, from
providing free space
to community groups,
to hosting Christmas
gift wrapping facilities
which raise money
for charities.

chartwell

DESIGN A BAG COMPETITION
WINNERS

During FY22 Chartwell Shopping Centre,
which is owned by Diversified and
managed by SIML, ran a competition to
design Chartwell’'s new reusable tote bag

. . e . SAFSTAINADLITY IN QLR COMMUNITY
featuring the theme ‘Sustainability in our eﬂb % @& 5,
Community’. There were two winners who s
each received a $500 Chartwell gift card.

- - " AEERiAmA AR TR
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All shopping centres host a Christmas gift wrapping booth, with the centres providing
the space and wrapping materials and the proceeds going to a charity of choice. For
Christmas 2021, Chartwell raised $9,450 for The Waterboy, which will go towards
purchasing a mini-van for the charity. The goal of The Waterboy is to break down
barriers to provide personal development opportunities to disadvantaged or minority
youth and to use sport and mentoring as a major vehicle for creating stronger people.
The objectives of this charity align with Stride’s community engagement goal of
addressing social issues to generate shared value for both Stride and the community.

For 2021, Queensgate Shopping Centre raised $12,835 through their gift wrapping
service for the Wellington City Mission, which will be used to fund the Mission’s
continued support of the local community in Lower Hutt, including funding home visits
by Mission social workers to individuals and families in the Hutt City region. Queensgate
also partnered with The Breeze Wellington radio station and the initiative “Pack The
Bus this Christmas” to collect donations of food and presents for the Wellington

City Mission.

NorthWest Shopping Centre partners with The Salvation Army Westgate every
Christmas to provide a gift wrapping service to customers, with donations going to
The Salvation Army Westgate. For Christmas 2021, the gift wrapping service raised
$11,443, which was 8.2% higher than that raised in 2020 and the largest amount
raised since the partnership began in 2017. The Salvation Army uses the money
received to further develop children’s programmes in the NorthWest community. The
centre also hosted a toy donation crate, with eleven supermarket trolley loads of toys
being received and distributed to more than 200 families in need during Christmas.

The centres collaborate

with their communities to
help support and develop
young people and people

in need, particularly their
local schools.
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When awomen’s accessory store ceased trading at Queensgate Shopping Centre
they left beyond a large amount of stock, and Queensgate took the opportunity to
support their local schools by donating a majority of this stock to three low decile high
schools in the Hutt Valley for use during the school ball season. The local schools were
very grateful and commented on how this simple effort made such a difference to
students’ lives.

NorthWest Shopping Centre has also supported its local schools, through their
“NorthWest Rewards Schools” initiative, where shoppers could vote for their favourite
school, with every dollar spent equating to one vote. Thirteen West Auckland schools
and almost 8,000 children took part in the initiative, with $6,000 being donated in total
to three schools as a result.
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Disclosures

The risks of climate change
are increasingly well-
known and understood.
Stride recognises that
tackling the issues

caused by climate change
requires all individuals,
organisations and
governments to reduce
greenhouse gas emissions
and prepare for a low
carbon future.

42

Akey focus for Stride during FY22 has been sustainability and establishing
the groundwork for Stride’s approach to the management of climate risk.
This work has included undertaking a preliminary climate risk assessment,
gathering greenhouse gas (GHG) emissions data across Scopes 1, 2 and 3,
and continuing to progress green ratings for Stride’s properties.

Stride is in the process of establishing its workplan for FY23, which will
include setting emissions reduction targets, further refining the climate
risk assessment and strategic response, preparing adaptation and
transition plans, developing a responsible investment policy which will
guide sustainable investments, and continuing to progress green building
certifications across Stride and the Stride Products.

Stride also completes the Global Real Estate Sustainability Benchmarking
(GRESB) assessment, which benchmarks Stride’s sustainability performance
against a peer group in the Asia Pacific region. Stride has been focussed
during FY22 on undertaking a number of activities and initiatives to improve
its sustainability practices, which we expect will improve Stride’s GRESB
score. Stride’s target is to be in the upper quartile of its peer group for the
GRESB assessment over time.

Net anthropogenic GHG emissions have increased since 2010 across all
major sectors globally. An increasing share of emissions can be attributed
to urban areas. Emissions reductions in CO2 from fossil fuels and
industrial processes, due to improvements in energy intensity of GDP and
carbon intensity of energy, have been less than emissions increases from
rising global activity levels in industry, energy supply, transport, agriculture
and buildings. Average annual GHG emissions during 2010-2019 were
higher than in any previous decade (IPCC Report April 2022).
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FY22 Highlights

1. This agreement became unconditional on
5 April 2022.

2. The divestment of the Auckland office
properties at 80 Greys Avenue, 25 Teed Street
and 35 Teed Street became unconditional on
5 April 2022. The divestment of the property at
7-9 Fanshawe Street became unconditional on
2 May 2022.
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Climate risk assessment undertaken with preliminary
climate risk ratings established

Board-mandated minimum green ratings for acquisitions

and developments established, with sustainability factors

considered for every acquisition and development

GHG emissions data collected, and limited assurance

review completed on FY20, FY21 and FY22 Scope 1 and

Scope 2 emissions. This will provide us with a base to
begin to establish emissions reduction targets

Higher quality office portfolio:

* Refurbishment of 22 The Terrace, Wellington,
completed - 5 star Green Star Design rating
confirmed, and expected to achieve a
5 star Green Star As Built rating on completion

* Stride has an unconditional agreement to acquire

the property at 110 Carlton Gore Road, Auckland' —

this property is expected to achieve a 6 star Green
Star Design & As Built (v3.2) rating, and a 5 star
NABERSNZ rating

e Stride has agreed to sell four office properties? which

it considers do not currently meet Stride’s target
green benchmarks

Stride Property Group
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Governance

Diagram 1:
Governance for managing
climate-related issues

This section describes the role of the Stride Boards and the
SIML team in overseeing, assessing and managing climate-
related risks and opportunities.

Stride recognises the importance of understanding and strategically
responding to climate-related risks and opportunities to protect and
enhance company value. Accordingly, during FY21 Stride established

the Board Sustainability Committee, which is responsible for, among other
things, considering climate-related risks and initiatives and assessing
how they may impact on Stride’s business. The Sustainability Committee
has a formal charter that governs its operations and sets out its purpose,
and responsibilities.

Boards of Directors

Sustainability
Committee

SIML Executive Team

SIML Safety and

Sustainability Manager

Climate Risk Working Group
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Role

Description

o Boards of Directors

The SPL and SIML Boards have ultimate responsibility for overseeing the assessment of, and
strategic response to, climate-related risks and opportunities for Stride. Climate-related risks are
considered in the performance of the Boards’ duties, primarily in relation to major investments
such as acquisitions and developments. By way of example, the Boards have determined to divest
four B grade office assets and commit to the acquisition of 110 Carlton Gore Road, Auckland,
which is expected to achieve a 6 star Green Star Design & As Built (v3.2) rating, and a 5 star
NABERSNZ rating on completion.

e Sustainability Committee

The Sustainability Committee, chaired by Director Jacqueline Cheyne and including Director

Tim Storey, Stride Board Chair, and Director Philip Ling, plays a critical role in relation to Stride’s
response to climate change and its approach to sustainability. The Committee oversees Stride’s
sustainability activities, including environmental and social sustainability activities and climate risk
response; monitors progress in achieving Stride’s sustainability strategic objectives; and reviews
and recommends to the Boards Stride’s sustainability reporting.

The Committee meets quarterly and receives reports from the SIML Executive Team for each
meeting relating to progress against Stride’s sustainability strategic objectives and key projects,
including Stride’s climate risk assessment.

All Sustainability Committee papers and minutes are made available to the full Stride Boards, and
the Stride Boards receive a briefing on key activities of the Committee.

e SIML Executive Team

SIMUs Chief Executive Officer is accountable for ensuring that Stride is identifying, assessing
and managing material risks, including climate change and other sustainability risks. The SIML
Executive Team has been involved in the development of the climate risk assessment. Each
member of the Executive Team is responsible for monitoring and assessing climate risk in their
area of responsibility, in conjunction with Stride’s sustainability team.

The SIML Executive Team reports to the Sustainability Committee on sustainability topics and
progress in addressing Stride’s sustainability strategic actions, as well as climate-related risks and
opportunities.

o SIML Safety and
Sustainability Manager

SIMUs Safety and Sustainability Manager is responsible for formulating and driving
implementation of Stride’s environmental sustainability initiatives across Stride and the Stride
Products. The Safety and Sustainability Manager works closely with the asset managers and
facilities managers, as well as the fund managers, to implement sustainability initiatives to meet
the objectives of Stride, the Stride Products and their investors and tenants.

SIMUs Safety and Sustainability Manager reports directly to the General Manager Corporate
Services, who is a member of the Executive Team, and responsible for risk management across
Stride, providing a link between climate risk management and business risk processes.

Climate Risk
Working Group

During FY22 Stride formed a sustainability working group to provide input on Stride’s climate

risk assessment. This group was provided training on climate change and climate risks, along
with climate risk terminology, to assist them in undertaking their role. The working group
comprised all members of the SIML Executive Team, as well as participants from all areas of the
organisation to ensure a wide perspective was brought to consider climate risks for Stride and the
Stride Products.

Other working groups may be established for specific sustainability related projects as required.
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Climate Risk
Management
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Stride recognises that effective risk management is essential to
achieve its strategic objectives

During FY22 Stride formed a climate risk working group to assess the impact of climate
risk on the business of Stride and the Stride Products, under two scenarios:

*  Thelow carbon scenario, where the world transitions to a low carbon economy and
temperature rise is kept to between 0.3 and 1.7 degrees Celsius (Representative
Concentration Pathway (RCP) 2.6)

*  The business as usual scenario, where carbon emissions are not constrained and
the temperature rise is between 2.6 and 4.8 degrees Celsius (RCP 8.5) and there
is a 300% increase in hot days (>25 degrees Celsius)

The working group held a number of workshops to assess the risks and opportunities
associated with climate risk, and the outcome was then moderated by the sustainability
team within Stride. The draft risk assessment was presented to the Board Sustainability
Committee, who also provided feedback and input on the assessment of the nature and
level of risks.

Given the longer-term nature of climate risk impacts, the climate risk assessment is
currently not integrated into Stride’s overall enterprise risk management process.
However, during FY23 Stride intends to better integrate the two risk approaches, to
ensure a comprehensive approach to risk across Stride and the Stride Products.
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Stride’s
Sustainability
Strategy

Objective

Stride’s sustainability strategic plan has three pillars, which align with certain UN
Sustainability Development Goals. We have set a number of actions against each
strategic pillar, and set out our progress against those actions during FY22 below.
Progress against these actions is reported to every Sustainability Committee meeting
for review, with the exception of the health and safety action items, which remains the

responsibility of the full Boards.

Action

Progress

Contribute to a resilient community — We
want to provide leading health and safety
performance and support a connected and
inclusive society

GOOD HEALTH GENDER

1 REDUCED
AND WELL-BEING EQUALITY

INEQUALITIES

Be vigilant to ensure all operations are
conducted safely, with a particular focus
on key health and safety risks, including
contractor management

Key health and safety metrics are outlined in
this report, and include an average of 95%
external audit safety scores across all major
development projects during the year

Develop shared prosperity — we want to
foster long term prosperity by investing in and
managing outstanding places that reward
everyone connected with them

DEGENT WORK AND 11 SUSTAINABLE GITIES
ECONOMIC GROWTH ANDGOMMUNITIES

il A

Develop Community Engagement Programme
Framework

This framework has been developed,
and guides the approach of Stride to
its community involvement. For more
information on Stride’s community
involvement, see pages 40 and 41 of
this report

Develop Supplier Code of Practice

The Supplier Code of Practice has been
developed, and is supported by Stride’s
Modern Slavery Policy which was recently
adopted by the Stride Boards. This will be
implemented during FY23 to ensure that
Stride’s suppliers support achievement of
its sustainability strategy

Develop a Green Financing Framework

Fabric Green Finance Framework
developed and implemented

Protect the planet — We want to create
efficient, climate-resilient places that
deliver long term value and support a low
carbon future

1 SUSTAINABLECITIES
AND COMMUNITIES

12 RESPONSIBLE 1 CLIMATE
CONSUMPTION
ANDPRODUCTION

ACTION

ale

Establish green ratings for our office
properties - a minimum of a 4 star rating is
being targeted

4 office properties currently have green
ratings (Green Star or NABERSNZ). It has
been identified that additional metering

is required on the remaining portfolio to
enable a NABERSNZ rating to be achieved,
and we are nearing completion on installing
that additional metering. A minimum of

12 months’ data will then be required to
enable arating to be obtained

Develop climate risk disclosure, including
starting the development of reporting in

line with the principles of the Taskforce on
Climate-related Financial Disclosures (TCFD)

Preliminary climate risk assessment and
strategy developed and reported as part of
this report

Set emissions reduction targets

Alimited assurance review has recently
been completed over Scopes 1 and 2 GHG
emissions for FY20, FY21 and FY22. The
next step is to develop emissions reduction
targets during FY23
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Strategy

Climate Change Risks
and Opportunities

The Strategy section provides information on the strategic
implications of climate change for Stride

Stride’s business strategy is to own and manage a diversified, high quality
portfolio of property assets located in New Zealand. Stride takes a long term
approach to its business and asset ownership. This long term investment
approach aligns with Stride’s sustainability goals, as Stride considers the
long term impact of changes in regulation and climate change on its business
and the assets it owns and manages.

Stride has begun the process of assessing the impact of climate change on
its business and its strategy, beginning with a climate risk assessment, which
is described on the following pages. The Stride Sustainability Committee
and Stride Boards consider climate risk as part of the inputs in their overall
strategic decision making, with further work on the impact of climate risk on
the Stride strategy to be undertaken during FY23.

Stride is working to ensure our team is sufficiently skilled to identify the key
risks and opportunities from climate change. We use external expertise
where we consider this will support the SIML team to address and manage
risks. Accountability for Stride’s sustainability and climate-related targets and
outcomes will be reinforced through key performance indicators for the

Chief Executive Officer, the Executive Team and SIML’s Safety and
Sustainability Manager. These KPIs will be linked to short term incentive
remuneration, with performance against KPIs reported regularly to the
Sustainability Committee.

During FY22 Stride formed a climate risk working group to undertake
preliminary work to identify climate risks, related opportunities and the
impact of climate risk on its business strategies using two scenarios -

a low carbon scenario where temperature rise is kept to between 0.3 and
1.7 degrees Celsius (RCP 2.6), and a “business as usual” scenario where
carbon emissions are not constrained and the temperature rise is between
2.6 and 4.8 degrees Celsius (RCP 8.5).

Outlined on the following pages is Stride’s preliminary assessment of climate
risks and opportunities that are most likely to materially affect Stride under the
low carbon and the business as usual scenarios.

Transition climate risks arise from the transition to a lower carbon economy. Transitioning to a
lower carbon economy may entail extensive policy, legal, technology, and market changes to
address mitigation and adaptation requirements related to climate change. Depending on the
nature, speed, and focus of these changes, transition risks may pose varying levels of financial and
reputational risk to organisations.

Stride’s plan to manage the impacts of climate risk is linked to
its business and asset life cycles to ensure that decisions are
made in alignment with business imperatives, and with a longer-
term decision-making process given the life of property assets.
Sustainability and climate risk implications are considered as
part of Stride’s overall decision-making approach, particularly in
relation to material financial investments.

In preparing the climate risk assessment, Stride adopted
the following timeframes, which have been set taking into
consideration business planning cycles and asset lifespans.

hort timeframe: To end of 2025

Medium timeframe: 2026 — 2035

ng timeframe: 2036 — 2050

Low Carbon Scenario — Less than 2°C Temperature Rise

Climate transition issues are more material in the low carbon scenario, where the focus on reducing carbon is much greater in the
short term, driven by: growth of energy efficiency, renewables and low carbon technology; faster decarbonisation of transport and
industry; changing methods of transportation; divestment from fossil fuels; more rapidly evolving investor mandates and financial
institutional appetite for climate mitigation; increasing tenant demand for green properties, and faster evolution of climate regulation

and carbon pricing.

Transition risks and opportunities

Risk Impact

Timeframe and
preliminary risk rating Response / Next Steps

Increasing expectation . Potential tenant vacancies if
of tenants and occupiers properties do not meet tenant
for low carbon, energy sustainability demands
efficient buildings

that support changing
modes of transport and
electrification. Need

to remain current with . Increased capital expenditure

. Opportunity to be an “early mover
to greener buildings and therefore
attract higher rent

Short / medium timeframe Stride has established a policy of
targeted minimum green ratings
for properties that it acquires or
develops, which will assist with
ensuring its properties meet the
demands of tenants

B Moderate risk

Stride’s repositioning of its
office portfolio away from older,

Physical climate risks resulting from climate change can be event driven or due to longer-term
shifts in climate patterns. Physical risks may have financial implications for organisations, such as
direct damage to assets and indirect impacts from supply chain disruption.
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technological advances,
such as growth of
electrification of transport,
divestment from fossil fuels
and growth of renewables
and low carbon technology

required to upgrade buildings to
be more energy efficient

. Increasing expectation from
tenants and customers that
electric vehicle infrastructure is
provided, requiring additional
capital expenditure

. Need to consider alternative
electricity generation options
such as solar energy to meet
tenant demands for energy
efficient solutions

less efficient and non-core
buildings to a greener portfolio
demonstrates its commitment to
addressing this risk

Stride plans to set emissions
reduction targets during FY23

Annual Report 2022
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Risk

Impact

Timeframe and

preliminary risk rating

Response / Next Steps

Policy and legal changes

- Increasing standards

for buildings, including
embodied carbon
assessments and
operational emissions
assessments at the time of
building consent

More costly to develop
buildings, due to the need to .
ensure buildings meet the Bl Moderate risk
required standards. Rents may

need to increase in order to

make development of new

buildings feasible, but this will be

market dependent

There is currently an element of
uncertainty around requirements
for future building consents, which
could impact commitment for new
buildings given the long timeframe
for the build process

Short / medium timeframe

Stride currently assesses
embodied carbon as part of its
process for new construction
projects

Continue to monitor Building Act
and consents amendments, and
adapt as required

Increased urbanisation
with move of population to
main cities

Opportunity for assets located Medium timeframe
in urban areas with increasing i
demand for properties — Stride’s B Opportunity
office assets are well-located

in urban areas and town centre

assets are located in growing

areas. As cities become more

highly populated, this could lead

to higher demand for well-located

assets, driving higher asset values

Continue to focus on investing
in sustainable assets in central
urban locations that are likely
to benefit from increasing
urbanisation

Business as Usual
Scenario - 4°C
Temperature Rise

Chronic and acute physical climate issues become most material under this scenario,
as short-term efforts required to decarbonise fall short of environmental requirements.
Under this scenario, greater focus and investment will be on adapting to higher
temperatures and associated impacts, such as higher sea levels and more extreme
weather events.

This may include more immediate investment to strengthen asset physical resilience;
exiting assets that are in high-risk zones; careful due diligence on the impacts of
forecast sea level rise and storms on existing assets; building properties that factor in
higher resilience to storms, floods and wind, and have back up or alternative energy
sources; deepening relationships with insurers and energy suppliers to monitor and
maintain stable contracts and affordable access.
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Physical risks

Risk

Impact

Timeframe and
preliminary risk rating

Response / Next Steps

Increase in sea level
rise including greater
sea surge events

Asset values reduce, or useful
life of asset is impacted,
particularly for those assets
located in coastal areas

Properties in exposed areas are
damaged due to sea level rise and
the likelihood of larger sea surges
and inundation

Less tenant demand for properties
at risk of sea level rise due to
potential impacts on operation
resulting from sea surge or
inundation

Increased costs of maintenance
and repair due to likely damage
from sea and possibly more robust
building materials required

Increased costs of insurance
and/or inability to insure against
this risk

Potential for higher rates as
Councils seek increased funding
to implement protection measures
against sea inundation

Medium/long timeframe

B Moderate risk

Sea level rise risks are considered
as part of due diligence for new
assets

Sea level rise risk has been
assessed across the office
portfolio. All office properties
are at very low risk of inundation
over the next 20 years, assuming
present day water levels. All office
properties have very low or low
risk of inundation over the period
of 20 to 50 years (assuming

a 0.5m sea level rise over this
period), with no likely risk of
internal flooding of the buildings

The response to this risk will be
further informed by the individual
property risk assessments to be
undertaken in FY23

Rising temperatures

Increased operating costs due
to cooling are borne primarily by
tenants, however Stride will bear
increased operating costs for
building common areas

Tenants may demand more
energy efficient properties due
to increased operating costs of
cooling, or this may impact on
the amount they can afford to pay
in rent, thus impacting capital
expenditure orincome

Developments become more
expensive as construction
workers are able to spend

less time outdoors due to high
temperatures, prolonging
timeframes for development and
increasing costs

Medium timeframe

i Moderate risk

The need to future proof for rising
temperatures is considered as
part of capital upgrades across
the portfolio, such as the recent
improvements to 22 The Terrace,
Wellington

The response to this risk will also
be further informed by individual
property risk assessments to be

undertaken during FY23
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Risk

Impact

Timeframe and
preliminary risk rating

Response / Next Steps

Increased water scarcity
from more and/or longer
drought events, less rainfall,
change in seasons (longer
summers, shorter winters)

Increased operating costs from
greater water consumption due
toincreased heat and an increase
in the price of water will impact
tenants, but Stride will also bear
the costs of increased water
consumption for common areas

Increased operating costs,
including higher water costs, may
impact the amount that tenants
are prepared to pay for rent for
premises

Medium timeframe

B Moderate risk

Consider the need to develop
water-efficient buildings as part
of property development

Risk impact to be further
considered by individual
property risk assessments to be
undertaken during FY23

Increased frequency and
severity of extreme weather
events such as cyclones,
storms, floods, fire

Increased operational costs from
repairing damage to properties

Increased capital expenditure
from improving the resilience of
assets to extreme weather events

Demand from tenants for
properties that are resilient to
extreme weather events may
impact demand for Stride’s
properties, if Stride does not
invest to make its properties
resilient

Insurance costs expected to

rise, and while insurance costs
are primarily borne by tenants,
this impacts overall costs of
occupancy, thus potentially
impacting amount of rent tenants
can bear

Medium timeframe

Il Highrisk

Ensure new developments are
constructed to be resilient to
climate risks

Risk impact to be further
considered by individual
property risk assessments to be
undertaken during FY23
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Response to climate risk

Stride considers climate risk on its business, particularly when considering major investment decisions
such as acquisitions and developments.

Climate risks and opportunities are considered as part of due
diligence investigations for acquiring assets, to ensure that our
investments are consistent with our long term risk appetite. The
Stride Boards have implemented a policy that it will only acquire
properties that have or can achieve a minimum 4 star Green

Star rating or 4 star NABERSNZ rating or equivalent, and target
acquisitions that have or can achieve a 5 star Green Star rating or
5 star NABERSNZ rating or equivalent. Where the property is not
currently certified and Stride has obtained advice that the property
is currently not of a standard that will achieve the required minimum
rating, Stride will factor the capital expenditure required to improve
the building into its considerations for the acquisition.

As an example, Stride recently decided to recycle capital through
agreeing to sell four non-core office buildings that it assessed
required major upgrades to reach a minimum 4 star Green Star or
NABERSNZ rating, to support Stride committing to acquire an office
building that is currently under development at 110 Carlton Gore
Road, Auckland, which is expected to achieve a 6 star Green Star
Design & As Built (v3.2) rating, and a 5 star NABERSNZ rating.

Development planning takes into consideration climate risk and
tenant demand to ensure an asset’s resilience to foreseeable climate
impacts while also retaining strong tenant demand. The Stride Boards
have a policy related to developments or major refurbishments of a
whole building, which requires Stride to incorporate sustainability
initiatives in that development or refurbishment, targeting a 5 star
Green Star rating (or equivalent), and a minimum 4 star Green Star
rating (or equivalent).

Examples of this include the major redevelopment of 22 The Terrace,
Wellington, where sustainability initiatives were incorporated in

the building upgrade, which was initially undertaken to seismically
strengthen the building. A 5 star Green Star Design rating has been
confirmed for this building, and it is expected to achieve a 5 star
Green Star As Built rating on completion of the works.

Stride has put in place a Green Finance Framework for Fabric, which owns office assets. This Framework requires that the value of Fabric’s green
assets (which are defined as properties rated at least 4 star NABERSNZ or 5 star Green Star) exceeds the value of Fabric’s green loans. The
Framework complies with the Green Loan Principles published by the Asia Pacific Loan Market Association, the Loan Market Association and the

Loan Syndication and Trading Association dated February 2021.

Fabric prepares a use of proceeds report to confirm its compliance with the Framework on an annual basis, and this is subject to an external

assurance review.
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For FY23 Stride plans to:

»  furtherrefine its climate risk assessment, including taking steps to quantify the
impact of each risk and opportunity, as well as define metrics that will assist us to
monitor each risk

»  assessthe impact of climate risk on individual properties through a property-
specific risk assessment. This will assist with the development of an adaptation
plan for Stride

Stride understands that a sectoral climate risk scenario for the buildings and materials

industry is to be developed, which is part of the recommendations of the New Zealand

External Reporting Board in their work on developing climate disclosure standards for

New Zealand. Stride has indicated an intention to be part of the development of this
sectoral scenario, which we understand is to be led by the New Zealand Green Buildin
Council during FY23. We will then assess any impact from those scenarios on our
strategy and business and adapt our climate risk assessment and strategic response
as appropriate.

Stride Property Group
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Tracking key indicators and progress against targets is
important to enable Stride to measure and manage climate-
related risks and opportunities

Stride recognises that it needs to contribute to the transition to a low carbon
economy. As part of this commitment, Stride is collecting GHG emissions
data which will enable Stride to put in place an emissions reduction plan.
Stride is pleased to present its first Greenhouse Gas Inventory Report,
which accompanies this Annual Report. Stride understands its Scope 1 and
Scope 2 emissions, and is working with tenants to gather their emissions
data, which is Scope 3 emissions for Stride and the Stride Products. Scope
3 tenant emissions are materially larger than Scope 1 and Scope 2 for
Stride, and accordingly represent opportunities to achieve reductions, if we
are able to work collaboratively with tenants to achieve reductions.

Stride Property Group Annual Report 2022

Approachto
Measuring
Greenhouse
Gas Emissions

Annual Report 2022

Stride prepares its GHG emissions inventory in accordance with the GHG Protocol
Corporate Accounting and Reporting Standard.

Stride has adopted the “operational control” approach for accounting purposes to
report GHG emissions for each Stride Product. This approach means that:

. Stride and each Stride Product account for base build emissions (such as
refrigeration, natural gas and electricity associated with heating, cooling and
lighting in common areas)

*  Tenant GHG emissions are Scope 3 emissions for Stride and Stride Products

*  SIMLwill report 100% of the emissions for Stride and each Stride Product on the
basis that SIML is the property and fund manager and therefore has “operational
control” of the Stride Products. Each Stride Product will still report emissions
generated by its activities, including its owned properties, and the reports will
make clear that these emissions have also been reported by Stride to explain any

double accounting

Accounting for GHG emissions using the operational control approach is, we consider,
the most appropriate method and will enable us to “manage what we measure”. The
contributors to Stride’s GHG emissions and their categorisation are set out below.

Scope 1

Scope 2

Scope 3

GHG emissions which
are a direct result of
sources that are owned
or controlled by an
organisation, such as
emissions associated
with fuel combustion

in boilers, furnaces,
vehicles, etc

GHG emissions from the
indirect consumption of
an energy commodity
(the most common is the
emissions from the use
of electricity produced
by burning coal or gas in
another facility)

Indirect emissions, other

than Scope 2 emissions,

that are generated in the
wider economy, and include
emissions from the goods we
buy and activities we facilitate

Refrigerants (such as air
conditioning)

Natural gas, for example
used for heating / boilers

Diesel used in generators

Electricity used in
common areas, for
example lifts and lighting
of common areas, and
embedded electricity
network emissions

Waste
Water

Flights, accommodation and
fuel used in non-fleet vehicles

Construction
(embodied carbon)

Tenant electricity/gas

Stride Property Group
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Stride Property Scope 2
Industre Scope 1
Industre Scope 2

Investore Scope 1

Investore Scope 2
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Stride is currently tracking Scope 1, 2 and 3 GHG emissions, although Scope 3
emissions are the most challenging for collection of data, as they are primarily tenant
emissions, such as gas, water and electricity consumed by tenants and therefore rely
on tenants sharing this data with Stride or providing authority for Stride to access this
data directly from suppliers.

Stride’s FY20, FY21 and FY22 Scope 1 and 2 GHG emissions were recently subject
to a limited assurance review undertaken by Deloitte, and have been published as part
of Stride’s Greenhouse Gas Inventory Report for the year to 31 March 2022. This will
provide us with a base to begin to establish emissions reduction targets, which we
expect to undertake during FY23.

Set out below is a summary of the Scope 1 and 2 GHG emissions reported by Stride,
which includes all of the emissions for SPL, Investore, Industre and Diversified. As can
be seen, emissions have increased for most entities between FY20 and FY22, with
the exception of Diversified. The primary reasons for these changes are:

»  Stride — SPL acquired the office properties at 20 Customhouse Quay,
215 Lambton Quay and 34 Shortland Street part way during the year in FY21,
which means FY21 only has a part period impact on Scope 1 and 2 emissions
for these properties, where FY22 will have the full year impact of Scope 1 and 2
emissions for these properties. In addition, FY22 reflects emissions from
46 Sale Street, which was acquired in July 202 1. One of SPL’s office buildings
also experienced a mechanical issue which saw a refrigerant gas release during
FY22, impacting FY22 emissions. This issue has been addressed.

. Diversified — Diversified has been working to replace old refrigeration units with
newer units which has improved Scope 1 emissions for Diversified during FY22.
In addition, FY22 was impacted by a longer period of closures for Chartwell
Shopping Centre, located in Hamilton.

. Investore — Investore’s emissions have increased due to the acquisition of
centres with common areas, such as Mt Wellington Shopping Centre and Bay
Central Shopping Centre, acquired in April 2020.

2019.72
tC02'e

1,805.88
{CO,-e 1728.78

tCOQ'e

FY20 FY21
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Green ratings

Next Steps

Better understanding
and management

of climate

risks, enabling
development of

a comprehensive
climate risk
adaptation plan

Establish a climate
change transition
plan, which will assist
Stride to create
efficient, climate-
resilient places that
deliver long term value
and support a low
carbon future
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Another important metric for Stride in relation to climate risk is the number of
its properties that have a green rating. Stride has focused on obtaining more
green ratings for its offices during FY22. 57% of Stride’s office properties

are green rated as at 31 March 2022, although this increases to 74% on a

pro forma 31 March 2022 basis, assuming the acquisition of 110 Carlton

Gore Road, Auckland (expected to achieve a 6 star Green Star Design & As
Built (v3.2) rating, and a 5 star NABERSNZ rating) and the divestment of four
Auckland office properties, being 25 Teed Street, 35 Teed Street, 80 Greys
Avenue and 7-9 Fanshawe Street, none of which are green rated. Assessments
are also underway in relation to the remaining office properties to seek ratings
for these properties, with a target of obtaining 100% green ratings for Stride’s
office properties. Stride is also working with JPMAM on green ratings for select
industrial properties which form part of the Industre portfolio.

The Boards consider that Stride has taken important steps in
identifying and responding to climate risks, but it appreciates that
there is still a lot of work to do.

Set out below are the key climate change response activities planned for FY23 and
how these actions contributes to Stride better meeting its sustainability objectives.

Further refine climate risk assessment

Quantify climate-related risks and opportunities

Define metrics to assist with monitoring each climate risk identified and
track data for each metric

Undertake a climate risk assessment on a property by property basis

Work to gather more Scope 3 data, particularly tenant emissions data

Set emissions reduction targets

Stride Property Group
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Five Year Financial Summary

The five year financial summary table reflects the numbers in the consolidated financial statements for each respective year.

On 1 July 2020, Industre commenced operations. Industre is a joint arrangement between SPL and a group of international institutional investors,
through a special purpose vehicle, advised by J.P. Morgan Asset Management (JPMAM). On 1 July 2020, SPL held a 68.3% interest in Industre. This has
reduced to 51.7% as at 31 March 2022 (31 March 2021: 56.3%).

The accounting for the arrangements by SPL is a combination of a joint operation (proportionate share of assets, liabilities, revenue and expenses) and
joint venture (equity accounted). Only JPMAM's special purpose vehicle’s participating interest has been treated as discontinued in respect of the joint
operation as SPL retained a partial direct ownership interest in the properties. All of the financial performance and cash flows pertaining to the properties
that have been transferred to the Industre joint venture have been treated as discontinued. The financial performance for the discontinued operations are
for the period ended 30 June 2020 (2021 column) and the year ended 31 March 2020 (2020 column) and have been presented as “Profit/(loss) from

discontinued operations”.

2022 2021 2020 2019 2018
Five Year Financial Summary ($m) ($m) ($m) ($m) ($m)
Net rental income' 65.8 50.7 50.4 57.3 59.1
Management fee income’ 24.3 24.2 18.3 15.7 15.7
e e
Net finance expenses (16.1) (13.4) (16.5) (15.7) (16.3)
Pttt e (pense) e
Other income/(expense) 78.1 100.9 (28.9) 43.4 60.1
Profit before income tax from continuing operations 124.7 141.3 0.9 81.4 100.8
Income tax expense (12.4) (9.4) (1.0) (5.2) (5.5)
Profit/(loss) after income tax from continuing operations 112.3 132.0 (0.1) 76.2 95.3
(Loss)/profit from discontinued operations - (0.1) 25.4 - -
Profit attributable to shareholders 112.3 131.9 25.3 76.2 95.3
Sizsclgnetiar:{};nc?:s:r;iil:)ar: - weighted from continuing and 22.7 cents 32.99 cents 6.93 cents 20.86 cents 26.10 cents
Distributable profit before income tax? 62.6 52.4 47.7 45.8 48.4
Distributable profit after income tax 54.2 46.3 37.7 38.8 38.8
?:,Se'icgf]'tf;'b“tab'e profit after income tax per share 1095cents  1158cents  10.32cents  10.62cents 1063 cents
Property values® 1,244.6 1,050.5 996.1 966.3 902.2
Total assets 1,642.3 1,383.6 1,150.3 1,076.4 1,011.7
Bank debt drawn 305.5 261.0 386.2 3329 307.7
Loan to value ratio 28.7% 29.3% 39.1% 34.3% 34.1%
Total equity 1,231.1 1,017.8 698.2 704.2 667.1
NTA per share $2.28 $2.15 $1.91 $1.92 $1.82
Adjusted NTA per share* $2.25 $2.15 $1.93 $1.94 $1.84

N

2021 figure has been restated to eliminate the building management fees charged from SIML to SPL.

Distributable profit is a non-GAAP measure and consists of profit/(loss) before income tax, adjusted for determined non-recurring and/or non-cash items, share of profits in equity-accounted investments,

dividends received from equity-accounted investments and current tax. Further information including the calculation of distributable profit and the adjustments to profit before income tax, is set out in note

4.2 to the consolidated financial statements.

w

Excludes lease liabilities. Includes investment properties classified as held for sale and SPL's 51.7% interest in the unincorporated component of the Industre Property Joint Venture. For more information,

refer note 3.2 in the consolidated financial statements. Includes the value of Stride’s head office located at 34 Shortland Street, Auckland, which is recognised in the consolidated financial statements as

property, plant and equipment, refer note 8.7 in the consolidated financial statements.

EN

Excludes after tax fair value of interest rate derivatives.
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Consolidated Statement of Comprehensive Income

For the year ended 31 March 2022

Consolidated Statement of Changes in Equity

For the year ended 31 March 2022

2022 2021

Notes $000 $000
Gross rental income 89,025 66,428
Direct property operating expenses (23,191) (15,739)
Net rental income 3.1 65,834 50,689
Management fee income 24,272 24,235
Less corporate expenses
Corporate overhead expenses 8.2 (17,469) (16,583)
Administration expenses 8.2 (5,435) (4,468)
Project costs relating to Fabric Property Limited 1.8 (4,533) -
Total corporate expenses (27,437) (21,051)
Profit before net finance expense, other income/(expense) and income tax from
continuing operations 62,669 53,873
Net finance expense 5.3 (16,136) (13,448)
Profit before other income/(expense) and income tax from continuing operations 46,533 40,425
Other income/(expense)
Net change in fair value of investment properties 3.2 30,662 38,759
Share of profit in equity-accounted investments 7.2 65,607 62,264
Impairment of equity-accounted investment 7.2 (18,461) -
(Loss)/gain on disposal of investment properties (930) 313
Hedge ineffectiveness of cash flow hedges 5.2 1,250 (419)
Profit before income tax from continuing operations 124,661 141,342
Income tax expense 8.1 (12,369) (9,390)
Profit after income tax from continuing operations attributable to shareholders 112,292 131,952
Loss from discontinued operations 7.4 - (81)
Profit attributable to shareholders 112,292 131,871
Other comprehensive income:
Items that may be reclassified subsequently to profit or loss
Deferred tax on share based payment expense (58) 161
Movement in cash flow hedges, net of tax 5.6 14,589 2,527
Changes in cash flow hedge reserve in equity-accounted investments 2,157 (25)
Htems that will not be reclassified to profit or loss
Revaluation surplus 8.7 400 300
Total other comprehensive income after tax 17,088 2,963
Total comprehensive income after tax attributable to shareholders 129,380 134,834
Stride Property Limited (SPL) total comprehensive income after tax attributable to shareholders 117,850 122,795
f;r;ﬁz:g;zls;(r;znt Management Limited (SIML) total comprehensive income after tax attributable 11,530 12,120
Total comprehensive income after tax attributable to shareholders from continuing operations 129,380 134,915
Total SPL comprehensive loss after tax from discontinued operations 7.4 - (81)
Total comprehensive income after tax attributable to shareholders 129,380 134,834
Earnings per share (EPS) from continuing operations 41
Basic EPS (cents) 22.70 33.01
Diluted EPS (cents) 22.63 32.90
EPS per share from continuing and discontinued operations 4.1
Basic EPS (cents) 22.70 32.99
Diluted EPS (cents) 22.63 32.88
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The attached notes form part of and are to be read in conjunction with these financial statements.
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Number of Share Retained Other
shares capital earnings reserves Total

Notes 000 $000 $000 $000 $000
Balance at 31 Mar 21 472,828 726,680 291,423 (317) 1,017,786
Transactions with shareholders:
Dividends paid 4.3 - - (48,557) - (48,557)
Transfer tq share capital on vesting of employee long term 5.6 407 634 . (634) .
incentive rights
Lapsed long term incentive rights 5.6 - - 296 (296) -
Share based payment expense 5.6 - - - 1,049 1,049
New shares issued 1.8 66,954 131,426 - - 131,426
Total transactions with shareholders 67,361 132,060 (48,261) 119 83,918
Total other comprehensive income - - - 17,088 17,088
Profit after income tax - - 112,292 - 112,292
Total comprehensive income - - 112,292 17,088 129,380
Balance at 31 Mar 22 540,189 858,740 355,454 16,890 1,231,084
Balance at 31 Mar 20 365,352 500,749 201,050 (3,635) 698,164
Transactions with shareholders:
Dividends paid 4.3 - - (41,530) - (41,530)
Transfer tc? share capital on vesting of employee long term 5.6 55 204 ) (204) )
incentive rights
Lapsed long term incentive rights 5.6 - - - (159) (159)
Forfeited long term incentive rights 5.6 - - 32 (32) -
Share based payment expense 5.6 - - - 750 750
New shares issued 107,421 295,727 - - 295,727
Total transactions with shareholders 107,476 225,931 (41,498) 355 184,788
Total other comprehensive income - - - 2,963 2,963
Profit after income tax - - 131,871 - 131,871
Total comprehensive income - - 131,871 2,963 134,834
Balance at 31 Mar 21 472,828 726,680 291,423 (317) 1,017,786
The attached notes form part of and are to be read in conjunction with these financial statements.
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Consolidated Statement of Financial Position

As at 31 March 2022

2022 2021
Notes $000 $000
Current assets
Cash at bank 20,621 23,024
Trade and other receivables 8.5 4,229 9,068
Prepayments 1,130 184
Derivative financial instruments 5.2 290 -
Other current assets 75 173
26,345 32,449
Investment properties classified as held for sale 3.5 94,253 -
120,598 32,449
Non-current assets
Investment properties 3.2 1,171,317 1,071,881
Deposit and other prepayments on investment property 3.4 1,583 2,250
Equity-accounted investments 7.2 318,586 265,707
Loan to associate 8.4 3,398 3,398
Other investments 250 250
Software 1.4 - 1,025
Property, plant and equipment 8.7 7,050 6,658
Derivative financial instruments 5.2 19,5635 -
1,521,719 1,351,169
Total assets 1,642,317 1,383,618
Current liabilities
Trade and other payables 8.6 22,547 22,145
Lease liabilities 3.3 3 71
Current tax liability 1,076 4,876
Derivative financial instruments 5.2 - 553
23,626 27,645
Lease liability associated with investment properties classified as held for sale 3.3 11,433 -
35,059 27,645
Non-current liabilities
Bank borrowings 5.1 304,395 259,860
Borrowings (joint operation participating interest) 7.3 39,857 43,169
Lease liabilities 3.3 15,910 27,383
Deferred tax liability 8.1 16,012 6,180
Derivative financial instruments 5.2 - 1,695
376,174 338,187
Total liabilities 411,233 365,832
Net assets 1,231,084 1,017,786
Share capital 858,740 726,680
Retained earnings 355,454 291,423
Reserves 5.6 16,890 (317)
Equity 1,231,084 1,017,786
SPL equity 1,218,001 1,004,093
SIML equity (non-controlling interest) 5.5 13,083 13,693
Equity 1,231,084 1,017,786

For and on behalf of the Boards of Directors of SPL and SIML, dated 27 May 2022:

)%-\/x——\. _—‘l !,I.' 4

The attached notes form part of and are to be read in conjunction with these financial statements.

Tim Storey John Harvey
Chair of the Boards Chair of the Audit and Risk Committee
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Consolidated Statement of Cash Flows
For the year ended 31 March 2022

2022 2021
Notes $000 $000

Cash flows from operating activities
Gross rental received 86,955 65,809
Management fee income 25,961 23,346
Interest received 1 20
Direct property operating and corporate expenses (47,829) (29,984)
Interest paid (14,729) (11,632)
Borrowings establishment costs (1,226) (1,098)
Swap termination expenses (337) (9,293)
Income tax paid (12,467) (9,700)
Net cash provided by operating activitie