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Reason why the number of UK-listed companies has fallen by 40pc since 2008

““““““ i R The number of UK-listed companies has fallen by 40pc since 2008.
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 COMMENT

The London stock market’s decline is starting
to look terminal

New York's economic gravity s pulling companics out of the City’s orbit

top executive at the Nasdaq stock exchange in New York recently warned her London
counterparts she was on the hunt for more British companies to go public there...

The ashington Post

‘Democracy Dies e Darkuess

The total capitalization

Why the UK’s Stock Market Lost Three-
Quarters of Its Activity of London-listed equities fell from a high of $4.3 trillion in 2007

Analysis by Swetha Gopinath and Michael Msika | Bloombers,

e o to about $3 trillion in May 2023, according to data compiled by

A soe O] Comment © R soe

Since Prime Minister Margaret Thatcher unleashed a wave of

Bloomberg. Over the same period, the value of US stocks more than
privatizations in the 1980s, the London Stock Exchange has been a - -
symbol of Britain’s free-market economy. Home to companies that dou bled to $44 trllllon.

dominate global industries, including AstraZeneca Ple, Shell Plc and
HSBC Holdings Plc, the FTSE 100 Index is an international benchmark.
However, trading volume has slumped in recent years and some British
companies have picked other markets to list their shares. It appears to
fit the narrative of a nation whose economy has run into trouble, hit by
under-investment and the jolt to trade from Brexit. Yet there are other,
more complex factors at play.

“The London stock market’s decline is starting to look terminal......sadly | am inclined to agree,
but London’s AIM market has a great opportunity as a niche market, for small high growth companies.”
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Which we have already started

Alternative Investment Market (AIM)

A
tondor, . AIM

Alternatives:

BORSE Borse Frankfurt
FRANKFURT

AS X Australian Securities Exchange (ASX)

AUSTRALIAN SECURITIES. EXC)
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Should be listed on the London Stock Exchange?

UK Tax Advantages™*

London
Stock Exchange
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ALREADY RAISED |

The London Tunnels PLC has already raised and has
committed funds of £31.5M COMPANIES THAT LISTED ON THE LONDON STOCK EXCHANGE IN 2022

(One of the Largest Raisings on the London Stock Exchange
. The companies to list on the London Stock Exchange in 2022
since 2022: Equal Seventh) sare pie retun

Company Date of IPO Amount raised Market since launch
RC365 HOLDING PLC 23-Mar-22 £2.0m UK Main Market
AJAX RESOURCES PLC 07-Apr-22 £1.3m UK Main Market
* £4.5m Private Equity Initial Investment S G R R
. . AURRIGO INTERMATIONAL PLC 15-Sep-22 £8.0m AIM
. £5m CO nve r“bl_e Bond at ValuatIOI’l Of £112m (£1_81) UNICORN MINERAL RESOURCES PLC 27-0ct-22 £0.9m International Main Market
FIRST CLASS METALS PLC 29-Juk-22 £11m UK Main Market
. . . CLEANTECH LITHIUM PLC 17-Mar-22 £5.6m AlM
« £1m Subscriptions Shares at £2 confirms valuation of £123m TR TR
. . CONFX ACOUNSITIONS PIC N9-Mar-72 fDam LIK Main Market
. b / q y h g l f FACILITIES BY ADF PLC 05-Jan-22 £18.4m AIM
£5m Debt/Equity Exchange valuation of £123m U LA . e
. . IKIGAI VENTURES LIMITED 15-Sep-22 £2.1m UK Main Market
« £16m Commitment Letters at a valuation of £123m ACG ACQUISITION COMPAY LIVITED fosz  E113am  inlernationsl wain Miarket
FINTECH ASIA LIMITED 15-Sep-22 £1.5m UK Main Market
MNEW ENERGY ONE ACQUISITION CORPORATION PLC 16-Mar-22 £175.0m UK Main Market
FINAMCIALS ACQUISITION CORP 13-Apr-22 £154.5m international Main Market
HIRO METAVERSE ACQUISITIONS | S.A. 07-Feb-22 £118.1m International Main Market
OCTOPUS FUTURE GENERATIONS VCT PLC 05-Apr-22 £179m UK Main Market
MILTON CAPITAL PLC 04-Oct-22 £1.0m UK Main Market
MORE ACQUISITIONS PLC 04-Mar-22 £13m UK Main Market
HERCULES SITE SERVICES PLC 04-Feb-22 £8.0m AIM
* . . . . . . . BEACON RISE HOLDINGS PLC 25-Mar-22 £1.im UK Main Market
This does not include potential Retail Investors interest from the United Kingdom HAMAK GOLD LIMITED DiMar22  E10m  International Main Market
via Winterfloods WRAP Product and marketing with AJ BELL. SIEHIAN 2o oodn LA MaEe
MING YANG SMART ENERGY GROUP LIMITED 13-Julk22 £546.0m international Main Market
ELECTRIC GUITAR PLC 11-Jan-22 £1.2m UK Main Market -16.7%
ITHACA ENERGY PLC 14-Nov-22 £300.0m UK Main Market -28.4%
CLEAM POWER HYDROGEN PLC 16-Feb-22 £30.5m AIM -31.8%
GRAFT PCLYMER (UK) PLC 06-lan-22 £50m UK Main Market -353%
LIFESAFE HOLDINGS PLC 06-Juk22 £3.0m AlM -38.1%
URA HOLDINGS PLC 02-Mar-22 £11im UK Main Market -39.0%
SPIRITUS MUNDI PLC 08-Jul-2x2 £0.3m UK Main Market -45.0%
AURA RENEWABLE ACQUISITIONS PLC 08-Apr-22 £1.0m UK Main Market -46.0%
DIAL SQUARE INVESTMENTS PLC 30-Nov-22 £0.5m UK Main Market -50.0%
ALTERATION EARTH PLC 01-Juk22 £1.3m UK Main Market -50.0%
FIRST TIN PLC 08-Apr-22 £20.0m UK Main Market -61.7%
ARTEMIS RESOURCES LIMITED 07-Feb-22 £5.0m AlM -62.7%
STRIP TINNING HOLDINGS PLC 18-Feb-22 £10.7m Al -62 &%
GENFLOW BIOSCIENCES PLC 17-Jan-22 £3.8m UK Main Market -68.0%
KENDRICK RESOURCES PLC 06-May-22 £3.3m UK Main Market -725%
1{X) NET ZERO PLC 09-Feb-22 £107m AIM -78.3%



Park House, 16-18 Finsbury Circus, London EC2M 7EB
Tel +44 (0)20 3005 5000 | Email mail@vsacapital.com

30 November 2023

The London Tunnels PLC
Furnival st,

London

EC4A 148

Dear Sirs.
VSA REVIEW OF COMPANY VALUATION PERIMETERS — THE LONDON TUNNELS PLC
Background

VSA Capital ("VSa”) has been appointed as Corporate Broker and Research provider to The London
Tunnels Plc (“TLT or the Company”) in connection with its proposed admission to trading on the
standard Segment of the Main Market of the London Stock Exchange (“Admission”). As part of our
preparations for the post Admission initiation research note, VSA capital has been carrying out some
preliminary work to ascertain a valuation range for TLT.

This note has been prepared to provide the board of TLT with preliminary views on the valuation
range for the Company.

In our opinion:

+  Management have articulated a pathway to profitability on which our analysis is based. This
underpins 2 valuation range of between £140mn and £150mn based primarily on DCF
analysis but supported by relative peer group analysis.

This is a unique opportunity and determining direct peers is difficult, however, based on the
two phases of operations current multiples indicate  potential valuation in the region of
£132mn.

Basis of valuation

'VSA has opted to primarily rely on the DCF methodology to guide our preliminary assessment. This is
due to 2 lack of listed peers given the unique nature of the investment opportunity. Furthermore,
the Company will have two growth phases, one between 2024 and 2026 when the Company will
only be operating limitad guided tours and the other from 2027 onwards when the Company will be
fully operational. The DCF is able to capture both phases which rely on different assumptions
although we note that both are able to support profitability according to management guidance.
VSA's assessment relied on management's forecasted financials, key assumptions being;

* the estimated number of visitors

* estimated margins.

VSA Capltal Limited. Registered In England No. 2605523
Authorised and Regulated by the Finandial Canduct Authority and a member of the Londcn Stock Exchange

By VSA Capital

Park House, 16-18 Finsbury Circus, London EC2M 7E8
V S A Tel +44 (0)20 3005 5000 | Email mail@vsacapital.com

capital

«  target Capital structure & Capex assumptions

VsA preliminary work resulted in 3 valuation range of between £140mn and £150mn based on the
DCF method.

VsA further supplemented the DCF methodology by carrying out a peer comparison. VSA chose 3
peer group of 14 small and 2p companies across hospitality, leisure and entertzinment. This
yielded average current forward EV/EBITDA multiple of 8.4x. We note that there are no direct peers,
however, the group has a narrow spread of multiples and many of the companies offer comparable
aspects to London Tunnels meaning the average figure is relevant.

This multiple implied an indicative value of between £74.5mn on a Year 1 EV/EBITDA (phase 1) and
£191.mn steady state (phase 2} Year 4 EV/EBITDA discounted backwards. It is VSA's opinion that £70
mn is an extremely conservative value which does not provide for the envisaged full scope of the
project. In addition, due to the current challenging environment, many peer group multiples are
cyclically depressed implying that this valuation is likely 3 conservative view and have expansionary
potential. 83sed on the above assessment we have implied an average of £132mn as the mid-point.

Conclusion

Based on our preliminary views on valuation parameters, VSA believe that the Company’s valuation
range between £130mn and £150mn. This assessment provides reassurance that we are

positioning the market cap of the Company on listing in the right range. As the project progresses

and new information becomes available, assumptions and views are subject to change.

Please feel free to contact me at araca@vsacapital.com for any further information.

Yours sincerely

Andrew Raca
Head of Corporate Finance
VSA Capital

Capltal Limited. Reglstered In England No. 2605923
Authorised and Regulated by the Financial Canduct Authority and a member of the London Stock Exchange
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. EDISON

The London Tunnels

Hidden reserves

Opportunity knocks at Kingsway Exchange Tunnels to participate in the
proposed rejuvenation of a singular and significant national asset and its
prospect of a major visitor attraction based on heritage and culture in
unusual confines begs comparison with the development of the London
Eye. which was also challenging but has arguably over delivered. With full
‘commercial launch not till 2027, protracted project risks such as receipt of
planning approval, execution and further funding are inevitable. However,
our high-level assumptions about possible Year 1 returns at various
attendance levels and if the site were in the hands of a content / theme
park owner suggest a marked premium to the market cap at Admission.

In plain sight
Despite their remoteness, which is part of their appeal, the Kingsway Exchange

addition to the resonance of distinctive wartime and espionage associations (James
Bond, no less) with abundant original artefacts, the site offers huge scope for
experiential leisure, eg attractions based on blockbuster fims, and digital art via
visual and interactive technology. Target attendance is 2m pa (design capacity 3m).

Light at the end

Assuming a successful £30m placing within 80 days of Admission and receipt of
planning permission soon thereafter, the next 12 to 18 months will see preparation
for construction and fitting out set to complete by 2027. During the first phase
ahead of closure Explorer Tours will allow visitors to see the Tunnels in their current
state and generally promote venue awareness as well as generate useful income.
Management envisages rasing a further ¢ £120m during 2025 to 2027.

Operationally geared

Our application of industry margins to the target attendance at £30 per ticket gives
EBITDA of £27m in 2028 with a rise of ¢ 25% on 10% more visitors and a doubling
at £40 thanks to enriched content from an IP owner driving 25% higher attendance.

Valuation: Creating value

On Merlin Entertainments’ 2012 EV/EBITDA exit multiple of 12x that target
attendance EBITDA shows an equity value of £174m (EV £324m less £30m placing
and £120m debt). However, this is not discounted for the time and risks during
completion.

Spotlight - Initiation

Travel & leisure
5 January 2024
Price
Market cap

Share price graph

Shares in issue

Last reporied net (dest) oz of Sezt 2023

T —

The London Tunness is Aiming to develop a

major herttage and cuttural aftraction In
central London on the ste of the historic

s targetad for 2027 with ¢ 2m Vistors pa.

= Huge landmark sile wih comgelling history and
bigh media inferest in & popudar kcabion.

* Very conziderable zcope b develop in growth
‘aveas of expenienial leisue and digitsl at.

= Aitrcive to potental opereting parner, 03
conient caners and theme garis.

Bear
= Planning pemizsicn has yet fo be received and
Surher funding wil be required for complefon.

= Execuon risk of complex project wih potenial
‘cast and fime cverun.

= No trding recand and uncerisinty of kangdesm
Snsecl extimaies.

Analysts
44 {0}20 3077 5700
44 {0}20 3077 5700

London Tunnels is a research
client of Edison Investment
Research Limited

By Edison

< EDISON

BRILLIANT KNOWLEDGE
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Last Major Heritage and History Attraction in London

« These are the Largest Tunnels
designed for people in a metropolitan
City in the World with an annual
capacity of 3m visitors; located in
Central London.

- Last Major/Large Scale Heritage and
History tourism attraction that can be
reactivated in Central London. There
are no other existing locations that
can accept 3m visitors annually in
London.

« Other Projects such as Sphere
Entertainment will not get new
constructions planning approval.

« London is the most visited Western

City in the World; and the World’s third
most visited City. There are 50 million
people located within one hour of this
location.

+ United Kingdom Armed Services

Strategic Command partnership that
brings authenticity and legitimacy
to the story of the London Blitz and
Special Operations Executive.

- Media coverage has reached over 6.3

billion people, in 30+ countries through
160 publications showing the global
interest in the project.
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MOST VISITED CITIES IN THE WORLD |

Top 10 City Destinations
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PRESS RELEASE STATISTICS |
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COMPETITION |

Name of attraction Visitors 2018 Name of attraction Visitors 2018 Current ticket price™

TATE MODERN 5,868,562 THE LONDON EYE’ 3,500,000 £25.50
BRITISH MUSEUM 5,828,552 TOWER OF LONDON 2,855,438 £33.60
NATIONAL GALLERY 5,735,831 MADAME TUSSAUDS 2,500,000™ £33.00
NATURAL HISTORY MUSEUM 5,226,320 MAKING OF HARRY POTTER 2,000,000™ £53.10
V&A MUSEUM 3,967,566 ROYAL BOTANIC GARDENS 1,858,513 £17.00
SCIENCE MUSEUM 3,174,963 ST PAUL'S CATHEDRAL 1,657,446 £20.50
SOMERSET HOUSE 3,413,626 ROYAL ACADEMY OF ARTS 1,594,140 £15.00
NATIONAL PORTRAIT GALLERY 1,586,451 WESTMINSTER ABBEY 1,546,017 £29.00
BRITISH LIBRARY 1,437,839 ZSL LONDON ZOO 1,133,952 £31.00
TATE BRITAIN 1,272,523 HOUSES OF PARLIAMENT 1,075,550 £32.00

*The London Eye is almost at capacity of £3.65m visitors
** Approximately as at 13/10/2023
***Approximately



7y DEEPEST BAR IN THEWORLD

| ,;'ur‘d “'.‘*r."

/%0 m

( uﬂ \unﬂ = -
| WL Tl i{*ﬁ i s \
! IU‘ I _]l [ “4'qu - "“.n_ s :
\ [‘ l' " l I umzmuhrllll Lk l\ o ’ | 51 mu J.. ?“ . !
‘ |, ‘ \t ... Tl A b A 5.'[.. f’t""' ‘ m’l’ D . | ‘
| | g *"1 I.I ook (mnﬂm- e ]
\ l[‘ I | | X ‘ \" :\: r\\ ';”ﬂf, SN\ | e ‘:—,- J
\ | RURSEEL \'r /
\ o —
- .-*\ /'/"
mm .- /‘,
- /










London Stock Advantage of Equity Raised Valuation/ London is the L?St r1ajor
Exchange Listing & Committed Upside most visited Historical/
(AIM) on AIM Western City Heritage

The London Current . ioni
It would Market for Tunnels PLC Valuation in the World Att:::‘t;:: "
seem this Small/Med has raised & £130m-£170m 50 million
is the most Size Growth committed Estimated people There are
“fitting” Companies funds of valuation located no.ot.her
location for £31.5M within one existing
the company fax (not including £480m- hour of The locations
to be listed: AT retail investors) £620m London that can
London Stock Team already London Eye Tunnels accept
Exchange engaged (Seventh valued at 3m visitors
Largest IPO . annuall
6-8 Weeks on LSE since £700m in ; 4
D e 2015 In Central
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DISCLAIMER |

The Fund is registered as a Private Fund (closed ended
fund) with the Cayman Islands Monetary Authority under
the Private Funds Act, 2020 of the Cayman Islands. No
Cayman Islands authority has commented upon the
contents of this Offering Memorandum or the merits of
an investment in the Shares Moreover, the investment
activities of the Fund will not be regulated or otherwise
overseen by the Cayman Islands Government. The Fund
is not required, and does not intend, to register as an
investment company under the 1940 Act, in reliance upon
an exception available to privately offered investment
funds in the United States of America.

This document is issued by Castlestone Management LLC
(“We”). The information contained in this document is not
directed at, nor is it intended for distribution to, or use
by, persons in any jurisdiction in which the investment
products are not authorized for distribution or in which
the dissemination of information regarding the investment
products is not permitted. This document is not offering
to sell any product. Any investment in the Fund is required
to be undertaken in line with the Offering Memorandum of
the Fund. Copies of the Offering Memorandum and audited
annual financial statements (when completed)(in English
Language) are available free of charge upon request. We
will not be liable for any use you make of any information
in this document. We are not your advisor or fiduciary. We
are not recommending or making any representations as
to suitability of any product or the tax, legal or accounting
treatment of any product. We are not responsible for
information stated to be obtained or derived from third party
sources. All opinions are given as of the date hereof and
are subject to change. We are not obliged to inform you of
any such changes. Any projections and opinions expressed
herein are expressed solely as general market commentary

Sales/distribution information: KNG International Advisors [Mex Office: +52 (998) 500-1627 | UK Office: +44 (207) 183-3787] [info@kngadvisors.co.uk | www.kngadvisors.co.uk]

and do not constitute investment advice or guaranteed
return. They represent the views of Castlestone Management
LLC at the time of publication and are subject to change
without notice. Any simulated performance data and/or
past performance data contained herein is not a reliable
indicator of future performance. Income from investments
may fluctuate and investors may not recoup the amount
originally invested. Investor may lose all their money. The
investment into the target company is not diversified. An
investment in the Fund may be affected by changes in
currency exchange rates. Investors cannot redeem their
investments. Investors may be at a higher risk of losing
some or all their money. Any forward looking statements
concerning the financial condition, results of operations and
businesses of Castlestone Management LLC expressed or
implied, are based on management’s current expectations
and assumptions, which may change without notice, and
are no guarantee of future results, performance or events.
Nothing in this document constitutes a representation that
any investment strategy or recommendation is suitable
or appropriate to an investor’s individual circumstances
or otherwise constitutes a personal recommendation.
Investments involve risks, and investors should exercise
prudence and their own judgement in making their
investment decisions. This document is confidential No
part of it may be reproduced, distributed or transmitted
without Castlestone Management LLC’s written permission
Neither this document nor any copy of it may be distributed,
directly or indirectly, in the United States of America or its
territories or possessions (the “United States” or to any US
Person as defined in Regulations under the United States
Securities Act of 1933 (as amended). Any failure to comply
with these restrictions may constitute a violation of United
States securities law. This is not exhaustive other regional
specific wording may apply. If in doubt, please consult with

Castlestone Management LLC’s Compliance department.
Castlestone Management LLC is a registered investment
adviser in the state of New Jersey. Being registered does not
imply a certain level of skill or training. Investment in any
Fund involves significant risks. A prospective or continuing
investor should not invest in any Fund unless satisfied
that it and/or its investment representative or professional
adviser has/have asked for and received all information
which would enable it or both of them to evaluate the
risks in terms of an investment or continued investment in
the Fund. The information in this document has not been
approved or verified by the United States Securities and
Exchange Commission or by any state securities authority.
No invitation to the public in Hong Kong to buy or subscribe
for any product is permitted to be made. You should consult
your own attorney, business adviser and tax adviser as to
legal, business, tax and related matters concerning any of
the contents of this document. Additional information about
Castlestone Management LLC is available on the United
States Securities and Exchange Commission’s website at
https :://adviserinfo sec gov/firm/summary/ 170379

WARNING

The contents of this document have not been reviewed by
any regulatory authority in Hong Kong. You are advised to
exercise caution in relation to the offer. If you are in any doubt
about any of the contents of this document, you should
obtain independent professional advice. There is a risk that
any investment in the offer could result in investors losing all
their money. The Fund could be subject to significant losses
as it holds a single investment which could decline in value
or could otherwise be adversely affected, including default
or not achieve appropriate planning approval.

www.castlestonemanagementllc.com
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