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CHAIRMAN’S STATEMENT
| am pleased to report that the Bank has delivered a strong performance in 2023 with a pre-tax profit of £8.3m (2022: £4.2m).

Despite the headwinds of high inflation, rising borrowing cost and slow UK economic growth rate leading to weak business
investment in 2023, the net interest income grew by 39% to £20.5m (2022: £15.0m). The increase is mainly driven by rising
interest rates, including the Bank of England Base rate which is the underlying benchmark rate used for the Bank’s sterling lending.

Asset quality remains strong because of credit discipline and the loan portfolio remains resilient to credit risk due to the Bank’s
conservative risk appetite. The Bank did not have any credit-impaired, stage 3 loans in the portfolio at the end of 2023. The
Expected Credit Loss (“ECL”) remained immaterial due to a low Loss Given Default (“LGD"). The loan collateral remains of good
quality with an average Loan to Value (“LTV") across the portfolio of 47% (2022: 49%).

The economic outlook for the business remains uncertain amid expectations of falling inflation and interest rates in the UK. To
help support the Bank’s strategies, the Bank plans to invest in a new Core Banking System (CBS) to optimise operational efficiency
and service delivery to clients. Our strategic business plan reflects the key priority of our business model which is to drive growth,
efficiency, and profitability.

On behalf of the Board of Directors, | would like to express our thanks to our customers for their continued support and to our
colleagues in the wider Alpha Bank Group who provide guidance and assistance to us in many ways. Finally, our thanks go to our
great staff, whose copaitment and professionalism are greatly appreciated by the Board.

M (A=

Mark E. Austen , Capital House
Chairman - 85 King William Street
London EC4N 7BL

17 April 2024
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STRATEGIC REPORT

History

Alpha Bank London Limited (“ABL” or the “Bank”) was origina!'y founded in 1922 as the Commercial Bank of the Near East PLC,
providing services to customers located in, or with links to, Greece and neighbouring regions. The Bank continues to serve the
same communities, offering a range of commercial and private banking products to corporate and retail customers.

The Bank is a wholly owned subsidiary of Alpha Bank S.A. (“Alpha Bank” or the “Parent”). Alpha Bank holds 100% shareholding in
ABL. The Parent has operations in Greece, Cyprus, Romania, and Luxembourg and is one of the largest banks in Greece, operating
from 271 branches.

Strategy

The Bank’s overall strategy is to provide a range of banking services to its United Kingdom (“UK”) and international customers,
supporting their businesses whilst protecting their wealth. The Bank achieves these aims principally through the provision of:

e  Secured loans for professional property investment and development purposes;
e  Deposit and transactional accounts for retail and corporate customers; and
e  Execution only services for private banking clients in securities and mutual funds, plus associated custody services.

The Bank’s income is primarily derived from interest and fees earned on its lending and investment securities portfolio plus fees
and commissions from securities and mutual fund transactions executed for customers.

The majority of the Bank’s depositors and private banking customers are based in Greece, whilst the loan portfolio is
predominantly formed of loans secured against properties located in the London area. Our customers are typically high net worth
individuals, and our borrowers are experienced in property investment.

The Bank is funded through customer deposits, share capital, retained reserves and a £10.0m subordinated loan (2022: £10.0m)
from the Parent. A £5m term deposit from the Parent matured during the year. There is no other reliance upon any funding from
wholesale counterparties or the Parent Group.

The Bank’s future strategy includes an evolution in the Bank’s business model to offer a wider range of products and services to
a broader targeted customer base. An important enabler of this future strategy is a decision to implement a new core banking
system over the next 12 months.

Given the strategic importance of the Bank to the group, there is a renewed commitment from the parent towards strengthening
the Alpha Bank brand in the UK and delivering outstanding value to its customers.

Business Review

The Bank achieved a pre-tax profit for the year of £8.3m (2022: £4.2m). The increase in pre-tax profit is predominantly due to the
net interest income increase of 39% resulting from an increase in interest rates. Total headcount at the end of 2023 was 72 (2022:

67).

Total assets decreased by £10.8m to £453m, driven mainly by a decrease of £10.4m in corporate and retail deposits. The deposit
base saw a significant expansion up to 2015 due to the emerging Greek crisis and prior to the introduction of capital controls in
Greece. The improvement in the Greek economy since 2020 resulted in capital controls being lifted and the Bank saw a reversal
of the inflows with most funds returning to the Parent.

The Bank’s net equity increased from £59.5m to £66.0m reflecting the retained 2023 profit, slightly offset by the fair value loss
on investment securities. The Bank’s capital base for regulatory capital purposes also includes a £10m subordinated loan from
the Parent and totals £67.9m (2022: £63.4m). The capital base was higher than the minimum regulatory requirements throughout
the year and it is the intention of the Bank to continue to maintain surplus capital resources in the future.

Customer loans increased by 1.5% during the year from £325m to £330m (2022: 9.2%). This is driven by new loans drawdown
largely offset by early loan repayments due to rising interest rates during the year. There are no Stage 3 loans in the portfolio.
Due to low LGD and high-quality collateral with an average LTV of 47% (2022: 49%) across the loan portfolio, the ECL is minimal
at the end of 2023. The very low level of impairments is testament to the rigorous underwriting process when loans are approved
and the ongoing monitoring of the portfolio. The Bank undertakes regular stress testing of the loan portfolio using plausible but
severe assumptions, and these suggest that no material impact is likely to the Bank’s capital position.
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STRATEGIC REPORT (continued)

The Bank maintains a significant portion of its assets in a high-quality debt securities portfolio. The portfolio remained stable
during the year, ending the year at £78.1m (2022: £92.1m) and is composed exclusively of AAA-rated floating rate notes issued
by international development banks and central governments. The increase in customer loans was partly funded through
conversion of the high-quality debt securities into loans by means of cross currency swaps.

Net interest income for the year was £20.9m (2022: £15.0m), an increase of 39% over the prior year, attributable to increases in
underlying interest rates, including the Bank of England base rate. Gross interest income was £36.3m (2022: £19.3m), an increase
of 88% over the prior year. Average loan pricing across the portfolio in 2023 was 7.83% (including the variable benchmark rate)
(2022: 4.73%). Interest expense for the year increased to £15.4m (2022: £4.3m), a 255% increase over the prior year. The
weighted average rate paid on deposits increased to 1.75% in 2023 (2022: 0.51%). Fees and commissions income for the year
reduced to £1.1m (2022: £1.6m), mainly due to reduced private client investment activity.

Corporate Governance and Risk Management

Risk appetite and capital management strategy is set by the Board of Directors (“the Board”). The Board currently has six directors,
five of whom are non-Executive directors with three being independent non-Executive directors (“INEDs”). The Board is
supported by three Board committees, these being the Audit Committee, Risk and Compliance Committee and Remuneration
Committee. Membership of these committees is set out on page 3.

An iNED, Michael Brierley has assumed the chair of both the Audit Committee and Risk and Compliance Committee, after
regulatory approval was received on 215t April 2023. In line with best practice, Mark Austen has ceased to be a temporary member
of the Audit Committee. Lindsay Mackay resigned as the Chief Executive Officer (CEO) with effect from 31t December 2023. The
Board appointed Greg Ellison as the new CEO with effect from 8th January 2024. Greg is an experienced CEO with a strong track
record of leading significant organisational growth and driving culture change and is well placed to lead ABL through the next
phase of our growth. Regulatory approval for Greg Ellison to hold SMF1 responsibility was granted effective 4th April 2024.

ABL Executive Committee (“Exco”) is chaired by the CEO and the purpose is to exercise appropriate management oversight across
all business activities.

Section 172(1) Statement

The Directors provide this statement describing how they have had regard to the matters set out in section 172 of Companies
Act 2006 when performing their duty to promote the success of the Bank.

In its deliberations and decision-making, the Board considers regular reports from senior management on issues concerning its
various stakeholders, the environment, and the communities it serves.

Clients. Our clients remain at the heart of our business, and we have implemented Consumer Duty in line with the new FCA
Principle 12. We develop relationships with our clients based on a high-quality service provided and mutual trust and respect.
The clients are treated fairly, and clients’ needs are at the centre of any product development. The Board regularly receives
reports summarising the number of customer complaints — these numbers remained at a very low level throughout 2023.

Our people. Our employees help to drive the success of our Bank. It is key that the employees are motivated and engaged both
from the point of view of employees’ satisfaction level and wellbeing, and from the Bank’s interest of having productive
employees. The Board reviews the remuneration levels including bonuses so that these are providing the right level of motivation
for employees. During the year the Bank also conducted an employee survey, the results of which were communicated to the
Board alongside a detailed analysis. Members of the Board had direct engagement with the Bank’s employees at its meetings
and strategic sessions.

Our regulators. During the year, the Bank continued to engage actively with its regulators to keep them continually updated on
the business and operational performance of the Bank. All regulatory requirements were identified, tracked, and acted upon by
the Bank on an ongoing basis. The Bank considered regulatory impact throughout its activities.

Maintaining a reputation for high standards of business conduct. The Board requires that the Bank fully complies with the Senior
Manager and Certification Regime (SMCR) set by the FCA which sets out high standards and accountability for personal and
business conduct, and it receives regular reports from HR and Compliance in this respect. The HR department conducts an annual
exercise of reviewing that all senior managers and certified staff are fit and proper. SMCR framework is subject to further review
by Internal Audit as the third line of defence function.

Suppliers. As part of the Bank’s outsourcing and operational procedures, senior management often meet with key suppliers to
negotiate contracts, review service level agreements, and ensure a good standard of service delivery is maintained.
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STRATEGIC REPORT (continued)

Key decisions. Our strategy is focused on the medium term and the Business is planned across a five-year horizon, updated
annually. We make careful decisions to maintain strategic focus, control costs, invest and ensure sufficient capital and liquidity is
held.

Key Performance Indicators
The Bank’s Board and management monitor the overall performance of the business using several Key Performance Indicators

(KPIs) and a range of other metrics. In the longer term we aim to generate sustainable returns for our Parent. The most important
KPlIs are:

Ratio 2023 2022

£'m £'m
Profit before tax 8.3 4.2
Total regulatory capital 66.0 59.5
Return on equity 10% 6%
Cost to income ratio 63% 76%
Liquidity coverage ratio 349% 399%
Capital adequacy ratio 25% 25%
Leverage ratio 13% 12%

Year to date profit before tax is the primary measure of the Bank’s current performance against budgeted expectations.

The Total equity measures the longer-term returns generated and demonstrates the Bank’s underlying strength and resilience to
stress and shocks. It is a key factor in determining the Bank’s ability to make loans to customers, which ultimately is our core
business.

The Return on equity is a key ratio for the shareholders measuring the relative performance against invested resources. This is
calculated as net profit divided by total equity opening balance. The Board of Directors approves a budget and longer-term
strategic plan every year.

The Cost to income ratio has decreased from 76% in 2022 to 63% in 2023 due to increase in revenue and management’s tight
cost control.

Liquidity coverage ratio is a core regulatory ratio which requires a Bank to maintain a level of unencumbered high-quality liquid
assets that can meet its liquidity needs for a period of thirty days under a severe stress. The regulatory limit for 2023 was 100%
but at year end, the ratio was 349% which was well above the regulatory limit.

Capital adequacy ratio is derived by dividing the Bank’s shareholders funds by its risk weighted assets. The ratio remains stable
at 25% as at the year end.

Principal Risks and Uncertainties Facing the Bank

The Board of Directors regularly assesses the principal risks and uncertainties faced by the Bank. The most significant risks the
Bank has faced during the year are:

e Risks associated with the Bank’s financial instruments include credit risk, interest rate risk, valuation risk, foreign
exchange risk and liquidity risk. Further information on risks is set out in detail in Note 34.

In addition, the Bank faces a range of other risks which are regularly monitored by Management and overseen by the Audit
Committee and the Risk and Compliance Committee of the Board. Principal among the risks are:

e  Operational risk
This is the risk of an event resulting from inadequate or failed internal processes or systems or external events. Such
an event may have a financial impact upon the Bank. Operational risks are identified, assessed, and monitored by the
Operational Risk Committee and recorded in the operational risk register, which is reviewed regularly by Management
and by the Risk and Compliance Committee of the Board. The Bank recognises that operational risk is inherent in all its
activities and seeks to mitigate these risks to an acceptable level in a cost-effective way. There were no significant
operational risk events during the year.

o  Regulatory risk
The Bank is subject to extensive regulation and provides regular reporting to the relevant UK financial regulatory bodies.
Changes in regulations could require the Bank to raise additional capital or liquidity, or to invest in new reporting
systems.
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STRATEGIC REPORT (continued)

Failure to comply with the required regulatory standards might result in enforcement action against the Bank, resulting
in increased costs to the business and / or fines. Regulatory risk is managed by ensuring the impact of any regulatory
change is examined in advance of them coming into force as well as participation in numerous industry bodies and
forums, where these issues are discussed. The Bank has enhanced its KYC and AML processes to reduce its exposure to
regulatory risk.

e  Business conduct risk
Failure to conduct business in accordance with regulations and our own internal standards may lead to litigation,
complaints, and other claims against the Bank. This risk is managed through extensive and regular internal training of
staff, our commitment to client service and the embedding of the ‘Treating Customers Fairly’ and ‘Consumer Duty’
principles of the Financial Conduct Authority (FCA).

e  Competition and reputational risk
The Bank operates in a competitive business environmznt and there is a risk that existing clients will transfer their
custom to another organisation due to a range of factors which might include poor service, uncompetitive pricing,
poorly designed products, and a poor market reputation. This risk is managed by ensuring that all staff are adequately
trained for their roles to ensure a high-quality service is delivered as standard.

e  Cyber security risk
The Bank continues to identify, manage, and monitor its cyber strategy to align with its IT strategy. Information security
awareness online trainings are regularly conducted for all employees. Through the IT, the Bank continues to strengthen
its identity and access management. This risk remains significant for the business as Cybercrime may result in financial
loss, disruption for customers and loss of data.

Outlook of Business Environment

Based on our operating model and business environment, the Bank is faced with some uncertainties.

e UK economy
The Monetary Policy Committee (MPC) report by the Bank of England published in November 2023 projected GDP
growth by 0.1% during Q4 2023, and it is expected to continue to grow at a modest pace of 0.5% throughout 2024.
According to the ONS, even though the annual business investment increased by 6.1% in 2023, a contraction of 1% is
predicted for 2024. This results in a negative outlook for investments which could impact real estate prices.

CPI inflation is expected to fall quite sharply to an average of about 3.8% in Q2 2024. As the CPI inflation rate falls
further, the MPC is under pressure to start cutting the Bank rate slowly although it has predicted that Bank rate will
remain unchanged at 5.25% until Q3 2024. The general expectation is that interest rate cuts will happen sooner than
projected by the MPC. The upside from the prospect of falling inflation and interest rates in 2024, is the improvement
in households’ consumption, and affordability for house purchases. The downside is that ABL’s actual revenues for 2024
and subsequent years might fall below budgets due to falling Bank rate which is the benchmark rate for pricing our GBP
loans. Unemployment is projected to remain at low levels indicating a tight labour market which might result in lower
debt default levels.

A Savills report for UK mainstream house prices forecast a 1% price rise in 2024 for Residential Real Estate prices and
for Commercial Real Estate (CRE) prices, market analysis indicates a negative correlation between inflation and property
prices, therefore decreasing CPI trend will impact the CRE market positively. The Company’s exposure and risk of loss
is intrinsically linked to the value of the underlying property collateral. The risk is mitigated by following a conservative
lending model, whereby the average loan to value is circa 47% (2022: 49%).

e The Greek economy
The growth momentum during the first nine months of 2023 reflects the resilience of the Greek economy in the face
of the challenges it faced, such as the unstable international environment, inflationary pressures, the increased interest
rates of the European Central Bank, the slowdown of the European economy and the floods in Thessaly. According to
the latest available data from ELSTAT (December 2023), the real GDP in the first nine months of 2023 increased by 2.2%
on an annual basis, at a rate more than triple compared to the Eurozone (0.6%) and one of the highest among the
countries of the European Union (EU-27).
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STRATEGIC REPORT (continued)

Economic growth was driven primarily by investment, which increased by 7.4% in the first nine months of the year
compared to the same period last year, contributing 1 percentage point to the annual GDP growth rate, GDP growth is
expected to strengthen in 2024, boosted by the gradual normalization of inflationary pressures and the implementation
of various investment projects framework. Inflation, based on the Harmonized Index of Consumer Prices (HICP) slowed

significantly in 2023 to 4.2%.

The Greek economy is expected to remain resilient, achieving higher rates in 2023-24 of GDP growth above European
averages, supported by private consumption and rising investments.

Future Developments and Going Concern

The Board of Directors considers the Bank’s updated one-year budget and five-year business plan on an annual basis. A five-year
timeframe for the plan is considered an appropriate period to forecast when considering the Bank’s underlying business and
economic environment. Following the decision not to sell the Bank, the Parent is now focused on how the Alpha Bank brand can
be grown in the UK while delivering real value to its customers. The Bank’s principal business line will continue to be the provision
of secured loans to fund investments in property. This market has become more competitive in the last few years as new lenders
have entered this space. The Bank will continue to lend in a prudent manner and is confident that sufficient deals can be sourced

to deliver an acceptable return.

The Bank’s capital and liquidity positions are both strong. The Bank holds capital resources well in excess of the minimum levels
required by regulators. In addition, the Bank expects to continue to be entirely funded by customer deposits, capital, and
reserves. There is no expectation of reliance upon wholesale funding sources, other than the existing £10m subordinated debt
from the Parent. The Bank also has £150m committed contingency funding from the Parent. Please see note 4.1 for more details
on the going concern assessment. The directors acknowledge that the Bank faces a number of risks and uncertainties but believe
none of these pose a threat to the Bank’s going concern status. As such, the directors have a reasonable expectation that the
Bank will continue to operate and meet its obligations as they fall due over the following 12 months.

This report was approved by the board of directors on 17 April 2024 and signed on its behalf by:

London EC4N 7BL

Mark E. Austen /l/] '3 >/ ?{i Capital House
Chairman h 85 King William Street
/

17 April 2024
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DIRECTORS’ REPORT

The Directors present their report together with the audited financial statements of Alpha Bank London Limited (“ABL”) for the
year ended 31 December 2023.

Status of the Bank

The Bank is authorised to accept deposits under the Financial Services and Markets Act 2000 and is registered as a limited Bank
under the provisions of the Companies Act 2006. It is authorised by the Prudential Regulation Authority and regulated by the
Financial Conduct Authority and Prudential Regulation Authority.

Principal Activities

The Bank provides a range of domestic and international banking services, as detailed in the Strategic Report.

Strategic Report

As permitted by the Companies Act, information required to be disclosed in the Directors’ Report on the review of the business
of the Bank, a description of the principal risks and uncertainties facing the Bank and future developments has been included in
the Directors’ report by way of a cross reference to the Strategic Report on pages 5 to 9.

Results and Dividends

Profit on ordinary activities after taxation amounted to £6.3m (2022: £3.4m). No dividend was declared or paid during the year
(2022: nil).

Events after the reporting period ?
The contract for the implementation of the new core banking system was signed on 29t March 2024.

Financial risk management

Note 34 contains a detailed description of the of the financial risk management framework.

Employee engagement and business relationships

Please see Section 172(1) Statement on page 6 of the Strategic Report.

Directors and their interests

The following persons served as directors of the Bank during the financial year and to the date of this report. None of the directors
had any interests in the share capital of the Bank.

Mark E. Austen

Spyros N. Filaretos

Clodagh Gunnigle

George Michalopoulos

Michael Brierley (appointed 01/02/2023)
Greg Ellison (appointed 08/01/2024)

W. Lindsay Mackay (resigned 31/12/2023)

The current composition of the Board of Directors is shown on page 3. Following the resignation of Lindsay Mackay, Greg Ellison
has joined the Board as the CEO with effect from 4th April 2024.

None of the directors had a material interest at any time during the year in any contract of significance in relation to the Bank’s
business.

All directors of the Bank benefited from qualifying third party indemnity provisions in place during the financial year and at the
date of this report.

Board Committees

There are three sub-committees of the Board.

10
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Risk & Compliance Committee

Risk & Compliance Committee normally meets at least four times a year to consider and advise the Board accordingly on risk
management matters. The Committee’s primary responsibilities are to advise the Board on the company’s overall risk appetite,
tolerance and strategy; advise the board on the likelihood and the impact of principal risks materialising, and the management
and mitigation of principal risks to reduce the likelihood of their incidence or their impact; monitor and review the effectiveness
of the company’s risk management and internal control systems.

Audit Committee

The Audit Committee normally meets at least four times a year. The Committee’s primary responsibilities are to: monitor the
integrity of the Banks’s Financial Statements, reviewing any significant financial reporting judgements which they contain,
including that of the Bank’s Going Concern status; keep under review the effectiveness of the Company’s internal financial
controls, internal control and risk management systems; and monitor and assess the role and effectiveness of the Group’s internal
audit functions in the context of the Group’s overall internal control and risk management systems.

Remuneration Committee

The Remuneration Committee reviews the appropriateness of all aspects of the Bank’s pay and benefit policies, considering the
remuneration packages of comparable financial organisations and having access to relevant remuneration surveys. The
Committee can take external advice where it feels this is necessary.

Donations

Charitable contributions made during the year amounted to £1,700 (2022: £750). No political donations were made (2022: nil).

Future Developments and Going Concern

The directors have performed an assessment of the going concern of the Bank. Further detail is included within the Strategic
Report and the Accounting Principles in the financial statements.

Streamline Energy and Carbon Reporting (SECR)

The Bank presents below its analysis of greenhouse emissions (GHG) and energy usage as required by the Companies (Director’s
Report) and Limited Partnerships (Energy and Carbon Report) Regulations 2018. GHG emissions are split into three categories
based on the source of the emission:

e  Scope 1 (Direct): emissions from sources that the company owns and controls (i.e. generation of electricity, heat or
steam from combustion of fuels);

e  Scope 2 (Energy Indirect): indirect emissions from the consumption of purchased energy (electricity, heat, steam, and
cooling) consumed in the Bank’s operations;

e  Scope 3 (Other Indirect): Other emissions that are consequence of the Bank’s actions, which occur at sources which are
not owned or controlled,

In accordance with the SECR and in fulfilment of the management’s commitment to ESG reporting, the Bank has voluntarily
disclosed its scope 1 and 2 emissions as follows:

GHG emissions and energy usage data

2023 2022
Energy consumption used to calculate emissions (kWh)
Gas n/a n/a
Electricity 218,013 198,090
Total Energy consumption 218,013 198,090
Scope 1
Emissions from combustion of gas tC02e n/a n/a
Scope 2
Emissions from purchased electricity tC02e 45.14 38.31
Total gross tC02e based on the above 45.14 38.31
Normalised tC02e per £'m of income 2.06 2.35

11






