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Riccardo [00:00:34] A quickGoogle search tells me that UK Real Estate lending has been around for at least nine centuries. You
would think that after nine centuries, all financing needs are well taken care of. Well, you would be wrong. As we will hear,
there are corners of the market that are still underserved and offer attractive opportunities forinvestors with the right se tup.
Even better, these are ESG friendly opportunities. My name is Riccardo Cumerlato, and | am the Client Director of the
Restructuring and Debt Solutionteam at M&G. In this podcast, | want to bring you inside the investmentteam and give you a
front-row view of the investment process, giving you a sense of the highs and lows of the life of an investmentand all of the
hard work that goes intoit. Today, | will sit down with Natalie Mills and Mike Walker, Natalie and Mike are Senior Investment
Analysts for ourdistressedand specialsituation strategies. | will ask them a fewquestions about an investment they are leading
- a UK real estate lending platform called Atelier Capital Partners. Let's see what they have to say. Hello, Natalie and Mike,
thanks for joining me today. Let's start with the basics. What is Atelier?

Natalie [00:01:53] Thanks, Ricardo, it's good to speak with you. So, Atelier is a specialist asset manager that provides
underserved real estate professionals with bespoke financing underpinned by a reliable source of finance. Atelier's offering
includes loans forground-up development, permitted development, lending on land with planning permissionand bridging. It
is able to provide financing of up to 50 million pounds with rolled and serviced interest options. Through providing these types
of finance Atelier focuses on helping small and medium-sized enterprises make a difference through urban regeneration,
upcycling, and brownfield development. However, Atelier doesn'tdo set products. Instead, it differentiates itself by tailoring
loans to the unique requirements and circumstances of the product and the product stakeholder's, whichisin fact Atelier got
its name. This approach also means Atelieris able to getinvolved in more complicated and challengingprojects in the space.

Riccardo [00:02:58] | love your mention of tailoring there, it reminds me of life before t-shirts and shorts, butlet's go back to
Atelier. I'm always fascinated by how you find and develop these investment ideas. How did you find this one and what did
you have to do to make it investable?

Natalie [00:03:17] Yeah. So, this investmentidea came to fruition during some exploratory research we were carrying outin
the short-term lending sector. Through this work, we identified a gap in the market for an institutionally funded at-scale lender
and identified a founding team who had the required expertise, relationships, and experience to make the business idea a
reality. To test the thesis, though, we first conducted a pilot phase to ensure that the opportunities we had identified were
investable on awider scale. This pilot was a success and helped us to understand and to mitigate the various challenges that
we would be faced with when contemplating a more material investment. One of the benefits of carrying out the pilot phase
was that we are able to work with the management team to ensure that a scalable approach to good governance, financial
rigour, reporting and ESG concepts were all part of the fabric and culture of the company from day one. This has now truly
become partof Atelier’s Day to day operations and brand, Also, Atelier's various stakeholders not only understand but really
recognise the value of these aspects of Atelier'sDNA.

Riccardo [00:04:39] Thanks, Natalie. So, if | understand correctly, the underlying driver of the investmentis the fact that this
particular segment of the Real Estate market is underserved by banks. | find that quite intriguing. Mike, so far, you've been
listening to the answers so, this one for you. Can you help me understand why this is the case?

Mike [00:05:00] Sure. Thanks, Ricardo. That's areally great question, a bit of history is probably helpful here, although, don't
worry, I'mnot going to go back nine centuries. It was certainlythe case that before the financial crisis, this type of lending was
predominantly provided by banks and developers were reliant on banks to fund their projects. Post the financial crisis, banks’
lending appetiteschanged, andthe regulation introduced meant that bankfunding for this type of lending was reduced. What's
happenedsincethen isthatthe markethas mainly been funded by alternative lenders. Whatyou seeis lots of smaller funds,
private equityand high net worth individuals who provide capital to the market and soit's probably not right to say the market
is underserved anymore. However, lots of the funding is for vanilla assets and relatively straightforward developments, with
certainly less appetite fromfunders to provide more complex lending and lending on development sites where there might be
some element of environmental remediation or other complexity that make it difficult to underwrite. This is where Ateliers
product-less approach, which Natalie touched on before, reallycomes into its own, that they have the ability to structure the
loans to suit the project rather than having to pigeonhole development into certain products. The only reason why that's
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possible is because we'veinvested in in-house specialists ratherthan outsourcing some of these competencies. This includes
in-house legal teams, surveyor's, portfolio managers, risk experts and finance who all work together. This means that Atelier
has the ability to underwrite and service these more complex loans. We ultimately think that this drives better portfolio
performance and better protects capital at risk. Aninterestingconsequence of it being a non-bank and non-institutional market
is thatvery few lenders have experience with ESG investing, so M&G is using its experiencein thisareato support Atelieras it
continuesto develop its approachto sustainable lending.

Riccardo [00:06:58] OK, you mentioned ESG atthe end, so it might be a good time to look behind the ESG label. Whichstep is
Atelier takingto focus on ESG? Also, canyou give me some examples of loans made by Atelier that have strong ESG credentials?
Who would like to take this one?

Natalie [00:07:24] I'll take this one, Riccardo, thanks. So, there are some astounding statistics out there when it comes to the
current state of carbon emissions. Now, according to Savills, the built environment contributes 40% ofthe UK carbonfootprint
Carbon emissionsare present at all stages of a property's life, whichmeans thatin orderto really make a difference, we need
to reduce emissions from construction throughto operationand thenfinally to the end of a building's lifespan. As | mentioned
earlier, Atelier has really taken this message on board andas aresult, it has steeredits lending to focus on projects that include
urban regeneration, upcycling, and brownfield development. Currently, almost 90% of Atelier's development loans are for
these types of projects. Atelier's internal lending processes also factorin relevant wellbeingconsiderations, including matters
like excessive density or natural daylight, suitability for locationand un-similar - even where planningand building regulations
have alreadybeenadhered to. So, by way of example of the types of projects Atelieris involved in, Atelier hasrecently provided
a development finance facility for a project to demolish and decontaminate a derelict petrol service station which had been
unused for over a decade. This plot has now been revitalised through the construction of an attractive terrace of six modern
four-bedroom houses with gardens and allocated parking spaces, which all qualify for the Help to Buy scheme. On another
project, Atelier's financing is enabling the construction of eight sustainable family homes in a London brownfield site. The
properties have been intelligently designed with excellent green credentials, whichmeetthe RIBA 2030standard and use the
latest energy-efficient materials and features. This means that the finished homes will be at least 40% more energy efficient
than the currentbuilding regulations require. There's actually one more example I'd like to share with you, if that's OK, as it's
areally great way of demonstrating how a company like Atelier can facilitate really impressive upcyclingworkin the Real Estate
market. Soin this 12 million lend, Atelier provided a senior development facility to a season property developer in the home
counties. The developer had purchased a large, complicated site which included a mid-century office building, period
residential building and a car park andgardens, Atelier's loan helpedto transform the site into 49 new homeswhile preserving
the original features andlocal heritage. The recycling of the existing structures and putting them backinto use greatly helps to
reduce the bodied carbon. Now, often complicated, mixed-use sites like this can be too challenging for lenders, but Atelier's
bespoke approachand deep bench of expertise that they have meant that it was able to find a solution for this project. I should
also add that Atelier is equally focussed on ESG from an operational perspective and has a target to achieve netzerocarbon
emissions from operations by 2025 and from lending activity by 2030 amongst other measures. It has hired a dedicated ESG
manager to help achieve these goals.

Riccardo [00:11:04] Thanks, Natalie, very impressive examples. Nearly as good as my recycling skills, if | may say so. But joking
aside, this takes us to an obvious follow-up question. Do you have to sacrificeinvestment returnsin order to support this focus
on ESG? Mike another one for you.

Mike [00:11:24] Yeah, thanks, Riccardo. That's another good question. As you know, M&G is committed to providing financial
returns, was also having regard for the needs of society. We believe that by integrating ESG concepts throughout the
investment lifecycle, we ultimately drive better outcomes for our clients and also better outcomes for society. In the short
term, aloan that Atelier makesto a project arethe strongest credential and earns typically earns the same return as the wider
market. In addition, by focussing on the key on the G in ESG so that is governance, Atelier is creating a robust process,
independently monitoring the performance of the business, which should help to provide better downside protection. In the
longer term, by fairly moving ESG and sustainable development loans Atelierand M&G are creating a competitive advantage
over other lenders and hopefully a higher valuation for the business.

Riccardo [00:12:18] Thanks, Mike. So, we are talking about an attractive investment story with a great ESG angle and not a bad
one.This was extremelyinteresting, Natalie. Mike, thanksfor your time today. Take care.
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For Investment Professionals only. Not for onward distribution. No other persons should rely on any information contained within. This
guide reflects M&G’s present opinions reflecting current market conditions. They are subject to change without notice and involve a
number of assumptions which may not prove valid. The distribution of this guide does not constitute an offer of, or solicitation for, a
purchase or sale of any investment product or class of investment products, or to provide discretionary investment management services.
These materialsare not, and under no circumstances are to be construed as, an advertisement or a public offering of any securities ora
solicitation of any offer to buy securities. It has been written for informational and educational purposesonly and should n ot be
considered asinvestment advice, a forecast or guarantee of future results, or as a recommendation of any security, strategy orinvestment
product. Reference in thisdocument to individual companiesisincluded solely for the purpose of illustration and should not be const rued
as a recommendation to buy or sell the same. Information is derived from proprietary and non -proprietary sources which have not been
independently verified for accuracy or completeness. While M&G Investments believes the infor mation to be accurate and reliable, we do
not claim or have responsibility for its completeness, accuracy, or reliability. Statements of future expectations, estimates, projections, and
other forward-looking statements are based on available information and management’s view as of the time of these statements.
Accordingly, such statementsare inherently speculative asthey are based on assumptions which may involve known and unknown risks
and uncertainties. Actual results, performance or events may differ materially from those expressed orimplied in such statements. All
forms of investments carry risks. Such investments may not be suitable for everyone. United States: M&G Investment Management
Limited isregistered asan investment adviser with the Securitiesand Exchange Commission of the United States of Americaunder US laws,
which differ from UK and FCA laws. Canada: upon receipt of these materials, each Canadian recipient will be deemed to have represented
to M&G Investment Management Limited, that the investorisa ‘permitted client’ as such term is defined in National Instrument 31-103
Registration Requirements, Exemptions and Ongoing Registrant Obligations. Australia: M&G Investment Management Limited (MAGIM)
and M&G Alternatives Investment Management Limited (MAGAIM) have received notification from the Australian Securities & Investments
Commission that they can rely on the ASIC Class Order [CO 03/1099] exemption and are therefore permitted to market their inve stment
strategies (including the offering and provision of discretionary investment management services) to wholesale clientsin Australia without
the requirement to hold an Australian financial serviceslicense under the Corporations Act 2001 (Cth). MAGIM and MAGAIM are
authorised and regulated by the Financial Conduct Authority under laws of the United Kingdom, which differ from Australian laws.
Singapore: For Institutional Investors and Accredited Investors only. In Singapore, this financial promotion isissued by M&G Real Est ate
Asia Pte. Ltd. (Co. Reg. No.200610218G) and/or M&G Investments (Singapore) Pte. Ltd. (Co. Reg. No . 201131425R), both regulated by the
Monetary Authority of Singapore. Hong Kong: For Professional Investors only. In Hong Kong, this financial promotion isissued by M&G
Investments (Hong Kong) Limited. Office: Unit 1002, LHT Tower, 31 Queen’s Road Central , Hong Kong. South Korea: For Qualified
Professional Investors. China: on a cross-border basis only. Japan: M&G Investments Japan Co., Ltd., Investment Management Business
Operator, Investment Advisory and Agency Business Operator, Type Il Financial Instruments Business Operator, Director -General of the
Kanto Local Finance Bureau (Kinsho) No. 2942, Membership to Associations: Japan Investment Advisers Association, Type Il Financial
Instruments Firms Association. This document is provided to you for the purpose of providing information with respect to investment
management by Company’s offshore group affiliates and neither provided for the purpose of solicitation of any secu rities nor intended for
such solicitation of any securities. Pursuant to such the registrations above, the Company may: (1) provide agency and interm ediary
servicesfor clientsto enterinto a discretionary investment management agreement or investment advisory agreement with any of the
Offshore Group Affiliates; (2) directly enter into adiscretionary investment management agreementwith clients; or (3) solicit clients for
investment into offshore collective investmentscheme(s) managed by the Offshore Group Affiliate. Please refer to materials separately
provided to you for specific risks and any fees relating to the discretionary investment management agreement and the investm entinto
the offshore collective investmentscheme(s). The Company will not charge any feesto clients with respect to ‘(1) and ‘(3) above. M&G
Investmentsisa direct subsidiary of M&G plc, acompany incorporated in the United Kingdom. M&G plc and its affiliated companies are
not affiliated in any manner with Prudential Financial, Inc, a company whose principal place of businessis in the United States of America
or Prudential Plc, an international group incorporated in the United Kingdom. This financial promotion isissued by M&G Inter national
InvestmentsS.A. in the EU and M&G Investment Management Limited elsewhere (unless otherwise stated). The registered office of M&G
International InvestmentsS.A. is 16, boulevard Royal, L-2449, Luxembourg. M&G Investment Management Limited isregistered in England
and Walesunder number 936683, registered office 10 Fenchurch Avenue, LondonEC3M 5AG. M&G Investment Management Limited is
authorised and regulated by the Financial Conduct Authority. M&G Real Estate Limited isregistered in England and Wales under number
3852763 and isnot authorised or regulated by the Financial Conduct Authority. M&G Real Estate Limited forms part of the M&G Group of
companies.
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