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£1.37bn

Total portfolio value
Our logistics assets now
account for 49% of the
total portfolio, up from
40%in 2019

Read moreon
pages28-32——>

1.2m sq ft

New logistics

space delivered

We increased our
completed logistics
developments by 33%
compared to 2019, when
0.9m sq ft was delivered

Read more on
pages16-17 —>

948

Total homes sold by
St. Modwen Homes
Demand has remained
strong and we are
targeting volume
growth of up to 25%
in 2021

Read more on
pages 18-19 —>

£154m

Disposals and
land sales

Further strong levels
of disposals across
non-core assets,
smaller assets and
residential land

Read more on
pages20-21—>

96%

Home Builders
Federation (HBF)

. customer satisfaction

rating

Continuing our
commitment toa
high-quality customer
experience and
supporting our status as
a five-star housebuilder

Read more on
pages18-19—>

19m sq ft

Total logistics pipeline
Long-term potential to
develop new logistics
space, with an estimated
ERVof £130m

Read more on
pages16-17 —>



View more online

For up-to-date information and the latest news
from St. Modwen, visit: www.stmodwen.co.uk
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'St. Modwen

Changing Places. Creating Better Futures.

Rooted in responsibility

In the face of an incredibly challenging year ~
for our Company, the country and the world at
large - organisations and communities have
demonstrated resilience and kept their resolve
in ways that few could have imagined.

At St. Modwen, we went into this crisis strongly
placed financially and operationally, with a clear
focus on the strong residential and logistics
markets. But it was our purpose of ‘Changing
Places. Creating Better Futures.’ that perhaps
prepared us best for the challenges the
pandemic would throw at our Company.

Our purpose courses through the organisation,
guiding the way we conduct ourselves and how
we deliver our business for our customers.
Delivering responsibly and maintaining our
resilience has undoubtedly been the common
thread of our Covid-19 response.

Throughout the crisis, we have done everything
possible to act as a responsible employer, all
_the time thinking about the health, safety and
wellbeing of our people, customers, suppliers
and wider stakeholders.

Despite a challenging year, we have made
progress against our Responsible Business
ambitions which focus on our impact on
society and the environment, from reducing
carbon to supporting education initiatives.
Inthe communities in which we operate we
have supported some of the people and
organisations in most need, by funding
support groups and charities.

Operationally, we have supported customer
house-buying journeys, improved our customer
website and digital sales, and provided
incentives for keyworkers who made up 25%
of our customers during the year. We delivered
record levels of UK logistics space as the UK's
reliance on strong supply chains was never
more important. And we further transformed
and created new residential-led developments
as people seek out places with green spaces
and community at the heart.

Acting responsibly and ensuring resilience has
been our focus; delivering for our customers
and communities has been the result.

66
Throughout the crisis,
we have done everything
possible to act as a
responsible employer, all the

time thinking about the
health, safety and wellbeing
of our people, suppliers and
wider stakeholders.

2

Danuta Gray
Chair
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Strategic report ;

'For our customers

2020 was a year of significant focus on our
customers, occupiers and end users. From
helping keyworkers to get on the housing
ladder, to getting closer to our logistics
customers as they tackled difficult supply
chainissues, we kept them front and centre
of our business response.

Recognised for our achievements

St. Modwen Homes’ commitment to offering
an outstanding customer experience led to
the achievement of 5-star home builder
status from the Home Builders Federation
(HBF). Based on a survey of new home
buyers, the 5-star rating corresponds to
buyers’ answers to the question ‘would
you recommend your builder to a friend?”.
St. Modwen Homes' recommend score of
96% cemented its place in the list of top
UK housebuilders.

In addition, St. Modwen Homes also achieved
the 2020 Gold Award and Outstanding
Achievement Award for customer satisfaction
from In-House Research. The awards
recognise commitment to customer
experience and, again, are based solely

on customer feedback.

Read more on pages 18-19 —> '

- Forour
communities

In 2020, we launched a £150,000 Community
Impact Fund to provide essential support to
grassroots charities and groups that played a
crucial role in supporting their communities
during the Covid-19 pandemic. We reached out
through local authorities where we are already
active to identify organisations that had been
selflessly serving those most vulnerable during
the lockdown.

Read more on pages 22-25—>

For our ‘people

Put simply, we could not have achieved what
we did in 2020 without the endeavour and
attitude of our people. We started our response
to the crisis with a commitment to protect our
people and that remained a guiding principle,
acting as a compass for our decision making.

Read more on pages 26-27 —»
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Chair's statement

A purpose and strqtégy
that are delivering for all

The last year has been extraordinary. Everyone,
including St. Modwen, has faced unprecedented

challenges as a result of the Covid-19 crisis.
Our business is built around our purpose —
Changing Places. Creating Better Futures.
Delivering on this purpose, we aim to create
valye for all our stakeholders — including the
delivery of high-quality houses for families
looking for a new home and the provision of
business space to enable companies to grow.
We also create employment and support the
development of our own people. Our purpose
also defines how we do business and | am
particularly proud of how our people have
responded during the past year in extremely
difficult circumstances and focused on our
responsibility to all our stakeholders.

Over recent years, we made strategic choices
that strengthened the resilience of our business,
focusing on two sectors, housing and logistics,
with structural long-term growth, underpinned

by our unique land regeneration capability.

The momentum in our business at the start of the
year was interrupted by the Covid-19 pandemic
at the end of March, but since the summer we
returned to full operations, resulting in a strong
recovery in performance in the second half.
81% of the logistics developments we completed
in 2020 are let or under offer and we sold more
homes in the second half of 2020 than inthe
same period last year. Still, our financial results
were significantly affected by the pandemic.
Areduction in value of our two large residential
sites in Wales and our retail assets in the first
half of 2020 meant our NAV per share reduced
11.7%t0 427.7 pence. Despite areturnto

1.1% growth in the second half, our total
accounting return result is (11.4)%. Adjusted
EPRA EPS wasdown 43.1%t0 9.9 pence,
reflecting c. 9-10 weeks of lost production in
housebuilding, credit provisions and reduced
income on our retail assets, although our
successful non-core disposals meant our LTV

remained stable at 20.2%. As we go into 2021,
with a strong balance sheet, strong order book
in housebuilding and strong recent letting
success in logistics, we will restore payment

of adividend of 5.0 pence per share for 2020,

in line with our existing dividend policy.

Our response to Covid-19

Our focus during the Covid-19 pandemic has
been on protecting the health of our people
and customers, and on our responsibility
towards all our stakeholders. We temporarily
paused activity on our sites in March, before
restarting work safely in May, in line with
Government guidance. During this time,

we paid our furloughed employees their full
entitled salary, and we decided not to use

the Government's Coronavirus Job Retention
Scheme. We also worked closely with our
customers to support those impacted by any
temporary site closures. While we protected
our liguidity and balance sheet, we continued

St. Modwen Properties PLC - Annual report and financial statements 2020
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(14
The Board is confident
that the continued
delivery on our strategy
will create significant
value for all stakeholders
over time.

b 4

to pay our supply chain promptly and, although
eligible, we did not utilise the Government'’s
Covid Corporate Finance Facility.

Asthe crisis unfolded, we took several measures
to reduce our cost base, including a temporary
reduction in Board pay and fees announced in
March, a reductioninall discretionary spend and
bonuses, a tapered reduction in pay for our
higher earners and some selective redundancies.
in March, we also decided to cancel the
proposed payment of the 2019 final dividend,
preserving £11m of liquidity in the business.
We recognise the impact of these decisions
and appreciate the support of our people and
shareholders during this period.

People and culture

~ The events of 2020 again underlined that our
people are key to our success. Having to adapt
quickly to new ways of working, we focused
on maintaining employee engagement and
supporting the wellbeing of our people to
retain our positive, supportive culture and
values. | would like to thank all our teams for
their dedication, as it is due to their hard work
under challenging circumstances, either at
home or on site, that we managed to rebuild

momentum in the second half of the year. More -

detail on People, Culture and Health & Safety

is included on pages 26 and 27. To recognise our
teams’ efforts and results, we decided to pay
each of our employees an extra £500 for the
Christmas holiday season.

Board changes

In November, Sarwjit Sambhi joined St. Modwen
as Chief Executive Officer. Sarwjit was most
recently CEO of Centrica Consumer and member
of the Board at Centrica plc, the FTSE 250
energy group. The Board believes that his
breadth of experience and proven leadership
capability in a large and complex organisation

well positions him to deliver St. Modwen's
stated strategy and lead the business into

a phase of significant growth in its two key
sectors. The Board would like to thank Rob
Hudson for his strong leadership as Interim
Chief Executive between April, when Mark
Allan stepped down as Chief Executive, and
November. In February 2021, Dame Alison
Nimmo DBE joined the Board as non-executive
director, bringing more than 30 years of real
estate experience, having most recently served

as CEO of The Crown Estate from 2012 to 2019.

Prospects

Notwithstanding the continued uncertainties
and the significant impact of the Covid-19 crisis
on our financial results for 2020, St. Modwen

"is entering 2021 in robust shape. Our strategy

remains focused on two areas where structural
growth trends remain positive, logistics and
housebuilding. In both sectors, we have high-
quality platforms and substantial pipelines to
grow; and our strong capital base provides room
for investment in growth. We launched our
Responsible Business ambitions in early 2020
which set out our medium- and long-term
ambitions on, amongst others, net zero carbon,
biodiversity, diversity and inclusion, and
education and future skills. We have made
enceuraging progress against these ambitions
during the year, for example by delivering a 30%
reduction in our operational carbon footprint,
a15% reduction in waste in housebuilding and
the creation of a new Energy Code for our future
logistics developments. We have set clear
targets for 2021 and beyond to deliver on our
longer-term ambitions, all aimed at bringing

to life our purpose: Changing Places. Creating
Better Futures.

Danuta Gray
Chair
8 February 2021

Strategic report ;

Our strategic response

A clear strategy focused on housebuilding
and logistics, supported by strategic land
and regeneration capability to reposition
land for those markets.

1. Build a high quality logistics business

2. Grow our residential and
housebuilding business

3. Leverage our regeneration reputation

Read more on pages 14-15—

Our markets and stakeholders
Taking a disciplined approach to
understanding and anticipating our
markets together with engaging with
our people, customers and broader
groups of stakeholders.

Read moreonpages12-13 —>

Our performance

Focus on sectors with long-term structural
growth characteristics and maintaining
financial discipline.

Read more on pages 14-21—>

Our responsible approach

We believe that purpose and profit are
inextricably linked. To sustain success, our
financial performance must be delivered in
tandem with a positive impact on society
and the'environment.

Read more onpages22-25——>
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Chief Executive Officer's review

Building resilience for the future

Overview ‘

Following a positive start to 2020, the growing
momentum in our business was interrupted at
the end of March by the Covid-19 pandemic. We
paused nearly all activities on our sites, before
restarting activity safely in May. Since then, we
have rebuilt momentum and this is reflected in
our operational results. The logistics space we
completed during the year is 81% let or under
offer, our order book in housebuilding is up
33%, and we sold £154m of assets, including
£93m of surplus residential land. We have
continued to build on this momentum in the
first months of 2021 and while economic
uncertainty remains, structural growth in our
two key sectors of housebuilding and logistics
is positive, leaving St. Modwen well positioned
for future growth.

Our financial results for 2020 were significantly
affected by the Covid-19 crisis, despite a marked
improvement in the second half. Adjusted EPRA
earnings were £22.1m (2019: £38.7m), reflecting
£9.7m lower St. Modwen Homes profits due to
the c. 9-10 weeks of lost production during the

lockdown in spring and an £8.9m reductionin
rental income due to non-core disposals and the
impact of Covid-19. As such, adjusted EPRAEPS
was 9.9 pence (2019: 17.4 pence), resultingina
total dividend for 2020 of 5.0 pence per share
(2019: 3.6 pence). Our NAV per share fell 11.7%

t0427.7 pence (2019: 484.2 pence) afteral.1%

increase inthe second half, despite the 0.8% NAV
reduction from the £9.7m NPV neutral non-cash
financial charge announced in December. The
reduction in value of our two residential sites in
Wales drove 50% of this fall in NAV, as the value
of our logistics portfolio increased 3.5%. EPRA
NTA per share reduced 10.8% to 437.7 pence
(2019: 490.8 pence), following 1.6% growth in
the second half. We recorded a £13.7m profitin
the second half but reflecting the fall in property
values in the first half, our loss for 2020 was
£120.8m (2019: £49.5m profit), resulting in basic
EPS of (54.7) pence (2019: 22.8 pence). Ourtotal
accounting return was (11.4)% (2019: 4.6%).
Group net debt fell by £18.0m to £296.1m and
with £277.0m see-through net borrowings
(2019: £290.6m), see-through LTV was stable

at 20.2% (2019:19.6%). )

Our strategy

Our focus on logistics and housebuilding means
that St. Modwen has a unique opportunity to
grow in two sectors which are supported by
long-term structural growth trends. Our
substantial existing pipeline, high-quality
product, development expertise, and strong
capital base provide us with two scalable
platformsin these attractive markets.
Delivering on this opportunity is not only
expected to materially improve our recurring
income and return on capital but will also
allow us to create value for our customers
and wider stakeholders.

The growth in online retail has accelerated
dramatically as a result of Covid-19, creating
further growth in demand for modern logistics
and urban warehouse space. In St. Modwen
Logistics, we have a resilient, modern income-
producing portfolio and sizeable pipeline, focused
on key logistics corridors and conurbations.

This provides us with an attractive opportunity

to build scale and further grow recurring income
through short-cycle, profitable development.

St. Modwen Properties PLC — Annual report and financial statements 2020
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In St. Modwen Homes, we combine exceptional
product design and quality with an affordable
price range, and our keen focus on customer
service means we are one of the highest ranked
housebuilders in the UK in terms of HBF rating
and net promoter score. This provides us with
aplatform to build scale in a highly fragmented
sector, where demand is underpinned by an
existing shortage of housing, population growth
and supportive government policy. Our focus is
to accelerate growth in both sectors.

Underpinning this growth opportunity is our
land bank, built up through our strategic land
and regeneration capability. It is this capability
that enables the long-term value creation in our
logistics and housebuilding businesses, from
land assembly down to delivery, and it defines
our purpose: Changing places. Creating better
futures. However, our portfolio also includes
several assets which do not support these two
businesses, or which, due to their size or other
characteristics, are too long dated or do not
meet our return requirements. As such, we
intend to sell c. £180-200m, or close to 60%, of
our remaining Strategic Land & Regeneration
portfolio in the next three years and focus our
future activities on land repositioning to support
growth inlogistics and housebuilding via projects
with shorter delivery timeframes, clear return
hurdles and lower capital employed.

Ourtrack-record in capital recycling is strong,
having sold more than £1bn of assets over the
last 3.5 years, including £154m during 2020.
Our modest 20% LTV and continued disposals
therefore allow us t6 accelerate growth in our
two key sectors, whilst retaining our strong
financial base. By 2023, we will aim to deliver
¢.1,500 homes p.a. and have a logistics
portfolio of over £1bn, which means these
segments are expected to make up over 90%
of our overall portfolio by then, compared to
76% at the end of 2020. Assuming market
conditions in our sectors remain as is, we
expect delivery of our growth strategy in
these two key sectors to result in an increase
in adjusted EPRAEPStoc. 28 penceand a
total accounting return of c. 9-10% in the
medium term.

St. Modwen Logistics

Our logistics business now makes up 49%
of our overall portfolio (2019: 39%). Of this,
we continue to grow our income-producing
portfolio, 54% of which consists of urban
warehouse assets of units sub 100,000 sq ft,
with a further 25% focused on big box
warehouses of c. 100,000-300,000 sq ft,

typically located close to key logistics corridors.

Our high-quality warehouse assets have
almost all been developed by St. Modwen,
and c. 80% are virtually new, as they have

Yearto Halfyearto Yearto Change
Key financial performance metrics? Nov 2020 May 2020 Nov 2019 y-0-y%
NAV per share (pence) 427.7 4231 484.2 117
EPRA NTA per share (pence)? 437.7 430.8 490.8 -10.8
Dividend per share (pence) 5.0 11 3.6 +38.9
Total accounting return (%) (11.4) (12.6) 46 -16.0ppt
(Loss)/profit for the period (£m) (120.8) (134.5) 495 -344.0
Adjusted EPRA earnings (£m) 22.1 4.7 38.7 -42.9
Basic earnings per share (pence) (54.7) (60.5) 22.8 -339.9
Adjusted EPRA earnings per share (pence) 9.9 21 174 -43.1
See-through net borrowings3 (£m) © 2770 395.4 290.6 -4.7
See-through loan-to-value3 (%) 20.2 28.1 196  +0.6ppt

1 Reconciliations between all the statutory and non-statutory measures and the explanations as to why the
non-statutory measures give valuable further insight into the Group’s performance are given in notes 2 and 3

to the Group financial statements.

2 InOctober 2019, EPRA issued new best practice recommendations that replaced EPRA net asset value (NAV) with
three new measures of net asset value. The Group has determined that EPRA net tangible assets (NTA) is the most
relevant measure hence this is now reported in place of EPRA NAV. Prior year comparatives are stated under the
newdefinition on EPRA NTA. Further detail is given in note 3 to the Group financial statements.

3 Including the Group’s share of net borrowings (being net debt at amortised cost less lease liabilities) and property

heldin joint ventures and associates.

Strategic report ;

66
Our housebuilding
business has grown from
zero to delivering around
1,000 units p.a. in the last
eight years, presenting an
attractive platform for
future growth.

4

been constructedin the last four years. The final
element of our income portfolio includes our
higher yielding other assets, with a variety of
logistics and industrial use. With 97.9% of the
rent due in 2020 received and only 0.2% waived,
the income from our logistics portfolio has
proven to be highly resilient.

. We plan to develop 1.5m sq ft of urban and big

boxwarehouses in 2021 and, subject to continued
customer demand, up to c. 2msqft p.a.
thereafter. Leasing momentum is strong, with
81% of the 1.2m sq ft we completed in 2020
either let or under offer, compared to 58% of
the 0.9m sq ft 2019 completions this time last
year, and 27% of our committed pipeline is
pre-let or under offer. We aim to grow our
£666m logistics portfolio to over £1bn in the
next three years, further improving the
resilience of our returns, and with a total
pipeline of 19m sq ft and an estimated ERV

of £130m we have significant further growth
potential beyond that. With a yield on cost of
. 7-8%, this presents a valuable long-term
opportunity, while the short-cycle nature of
these development schemes means we can
respond quickly to any changes in demand.

St. Modwen Homes

Our housebuilding business has grown from
zeroto delivering around 1,000 units p.a. in
the last eight years, presenting an attractive
platform for future growth. Our £277,000
private ASP is affordable, yet our design,
product quality and customer service are
clear differentiating factors compared with
the rest of the market; our 96% HBF customer
satisfaction score is the second highest of any
large housebuilder, and our 74 Net Promoter
Score remains very high. The resilience this
creates is reflected in the fact that, despite the
pandemic and the resulting two months of lost
production, sales were down only 11%to 948
units, pricing remained firm and margins were
down a relatively modest 2.4ppt to 12.4%
(2019: 14.8%). We aim to grow volumes by

up to 25% in 2021, with margins expected to
recover to ¢. 14.5%, and our order book covers
47% of our target private sales.

St. Modwen Properties PLC — Annual report and financial statements 2020
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Our 5,900-plot land bank, focused on affordable
locations in the regions, provides a visible
pipeline to grow volumes to c. 1,500 units p.a.
by 2023, assuming current market conditions
persist, with an opportunity to grow further
beyond that depending on land acquisitions.
We aim to grow our operating margin to

. 16-17% by 2023, driven by clearly identified
operational improvements and animprovement
inembedded gross margin, with further
potential growth beyond that. Housebuilding
makes up 27% of our assets, but as we grow
volumes, we expect our 6.2-year pipeline to
converge withthe 4to 5 year industry average.
Combined with the improvement in margins
we expect this increase in asset turnover will
significantly improve our housebuilding ROCE.

Strategic Land & Regeneration

St. Modwen has a strong track-record in land
repositioning, in particular site assembly,
planning, remediation and preparing sites for
development. This expertise and capability
creates a real competitive advantage for us,
evidenced by the fact that almost our entire
pipeline in the logistics and housebuilding
businesses originates from these activities.
Moreover, regenerating land for new
opportunities for employment and new
residential communities is at the heart of
our core purpose: Changing places. Creating
better futures.

Going forward, we will focus our strategic land
and regeneration capability on repositioning .
land for logistics and residential development
via capital-light development opportunities,
deliverable in a short timescale from our initial
land acquisition, similar to our recent projects
at Wantage and Copthorne. In addition to

a higher IRR, these projects also delivera
demonstrably higher development margin
for our logistics and housebuilding businesses
relative to sourcing land in the open market.
Moreover, the capital requirement for such
projects is much lower than the large,
multi-decade regeneration projects we have
undertaken inthe past, where high capital
employed has weighed on returns, so this

will not only improve the return on capital

our strategic land capability delivers but

also enhance the returns for our logistics

and housebuilding businesses.

We have already reduced the SL&R portfolio
from £1.2bnto £332m since 2017 and have

set out a clear plan for the residual assets.

This includes the sale of c. £180-200m of assets
by 2023, of which £33m is already contracted,
with a small amount of assets planned for

Chief Executive Officer’s review — continued

disposal post 2023. Around £40m of land is
earmarked for St. Modwen Homes and we are
reviewing how to accelerate the monetisation
of our remaining ¢. £60m of regeneration
investments, principally in Longbridge. We will
continue to invest in new land opportunities,
but the capital-light nature of these new
investments means we expect SL&R to
constitute less than 10% of our portfolioin
three years compared to 24% at the end of
2020, which will significantly enhance our
overall return on capital.

People

Since joining St. Modwen, | have met many of
our talented colleagues in the different parts
of our business. The expertise, dedication, and
true sense of purpose | encountered confirmed
my initial view that St. Modwen is a unique
business. Our people are key in delivering the
attractive growth opportunity we have, and
we will continue to invest in the development
of our teams. 2020 has been an extraordinary
year, so | would like to thank all colleagues for
their hard work and dedication, which has
driven such strong operational performance.
To recognise our teams’ efforts, we decided

to pay our employees an extra £500 for the
Christmas holiday season.

Responsible Business

In early 2020, we launched our six Responsible
Business ambitions, based around net carbon
reduction, with the aim to become operationally
net zero carbon by 2025 and fully net zero
carbon by 2040; biodiversity and sustainable
environments; diversity and inclusion; education
and future skills; health and wellbeing; and
responsible operating practices and
partnerships. We have started to embed this in
how we execute on our strategy. We reduced our
operational carbon footprint by 30%vs 2019
and developed plans for our roadmap towards
our longer-term goals. In logistics, we have
created an Energy Code for our new projects and
delivered our first BREEAM Excellent building,
while we aim for c. 60% of our 2021 projects to
be BREEAM Very Good or Excellent, rising to

¢. 80% in 2022. In housebuilding, we reduced
waste by 15% and are ontrack to meet our 2025
ambition to reduce waste by a third. 219 of our
homes were built using modern methods of
construction, which will grow to 30%in 2021,
and we will prepare for the Future Homes
Standard. Recognising the social challenges the
Covid-19 crisis brings, we donated £150,000 to
local causes in the heart of the communities that
we serve, working with local organisations, from
foodbanks to volunteering groups, to make a
meaningful difference.

Outlook

We have a clear strategic focus on two key
sectors which are supported by structural
growth trends. In logistics, these have even
intensified in the wake of Covid-19, as the
pre-existing trend of growth in online retail has
accelerated by several years. Combined with a
focus on international supply chain resilience
andthe timeliness of delivery, this continues to
drive customer demand for big box and urban
warehouse space. Meanwhile in housebuilding,
although the economic outlook is uncertain,
continued population growth, on top of an
existing shortage of housing, means there is
long-term demand for more high-quality,
affordable homes, hence why Government
policy remains firmly supportive in accelerating
the delivery of new housing.

This supportive backdrop provides added
resilience to our growing income-producing
logistics portfolio and expanding housebuilding
business, and it underpins the potential to
increase scale in both platforms, further
supported by leveraging our regeneration
capabilities. Our focus is on accelerating the
delivery of our profitable pipeline, although
despite the clear positive developments around
Covid-19 vaccines, we are mindful of the
near-term economic challenges. We therefore
remain disciplined in terms of financial risk,
with atarget LTV of less than 30% and
continued focus on capital recycling. Moreover,
the short-cycle nature of our developments
provides flexibility to adjust our activity quickly
in case of any unexpected changes in demand.

We entered 2021 in a strong financial position,
with a low 20% LTV and no near-term Group
debt maturities. 76% of our portfolio is focused
on logistics and housebuilding, up from 65%a
year ago, and we aim to grow this to over 90%
by 2023. Operationally, our key areas of focus
are to enhance customer understanding across
our business, further develop our logistics
capability, maintain a high level of colleague
engagement, and to look after our people’s

. safety and wellbeing. As we continue to recycle

capital out of low-returning assets, grow our
logistics portfolio and build on our high-quality
housebuilding platform, we expect thisto
result in an increase in adjusted EPRA EPS to

c. 28 pence and a total accounting return of

€. 9-10% in the medium term. Assuming no
material disruption in trading conditions, we
expect adjusted EPRA EPS for 2021 to be close
t0 2019 levels.

Sarwjit Sambhi
Chief Executive Officer
8 February 2021
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In conversation:
Sarwijit Sambhi
& Danuta Gray

Danuta Gray, Non-Executive Chair

What made Sarwijit stand
out as right for St. Modwen?

Danuta: Sarwijit's breadth of experience
and proven leadership capability in what
was a large and complex yet highly customer-
focused organisation strongly positioned

* himfor the role. The Board and | could see
that he understood our strategy and we
saw immediately the skills and experiences
he could bring to the role. The fact that
Sarwjit joins from outside the sector
means he brings new thinking at a time
companies need to evolve to best serve
alltheir stakeholders.

What were you Iooking
for in a leader?

Danuta: We wanted a CEO who would
inspire and support everyone across the
organisation, as well as a combination of
strategic clarity with a strong operational

Sarwijit Sambhi, Chief Executive Officer

What first attracted you
to St. Modwen?

Sarwijit: First and foremost, it wasthe real
sense of purpose. Everyone at St. Modwen
wants to make a positive impact on the built
environment and create new spaces for

our communities and businesses in the UK.
That was very compelling to me and a core
reason why | wanted to join.

What have been your
first impressions?

Sarwijit: | joined during the second national
lockdown. | loved the positive attitude of
colleagues seeing through the obstacles to
figure out how best to serve our customers
and keep the business running in the midst of

apandemic. The DNA of our heritage lives on.

I'm sure Sir Stanley, who founded St. Modwen,
would be delighted to see the hallmark of
quality ringing through everything we do.

focus to ensure we deliver on our strategy.
Sarwijit has those qualities. He also believes
in purpose-driven business, our values and
our Responsible Business ambitions.

How have people reacted
to Sarwjit's appointment?

Danuta: Sarwijit hit the ground running,
including visiting sites, getting to know
everyone and seeing first-hand what makes
St. Modwen stand out. He has taken the time
to listen to our people and this has been really
well received. Sarwjit hasalso startedto
meet our broader stakeholder groups, from
customers to investors, local authorities

to JV partners. The response has been
universally positive.

Strategic report ;

What are your priorities
going forward?

Sarwjit: St. Modwen is in a great position

to grow. Our proposition to customers
looking to buy a new home in a great place

is market leading. For our business customers
we can help them with their operations by
providing the right logistics space in the
right location. I'll be focusing on this while
understanding the needs of our many
stakeholders, including investors, and driving
forward our Responsible Business plans.
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Our business model

Creating value

How we create value

Sitting at the centre of everythingwe do is

our purpose, Changing Places. Creating Better
Futures. This shapes how we navigate the
macro environment, manage risk, serve

our stakeholders and act as a responsible
employer. Inturn, we deliver commercially
through dedicated business units witha

focus on housebuilding and logistics.

We create value by delivering a strong
financial and operational performance
alongside a meaningful, positive impact
on society and the environment.

Ingredients

- Allthe elements
that underpin how
we do business.

Our purpose
Changing Places.
Creating Better
Futures.

Method
How we go about delivering
our business activities.

Results
The value we create
for our stakeholders.
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Strategic report ;

Aligned for success

Stakeholder
considerations

Underlying
company values .

See pages 26 -27 —> Seepages12-13—>

Responsible
Business approach

See pages22-25—>

Strong corporate
governance

See pages49-102—>

‘Managing
risk

See pages 3845 —>

‘Built on core competencies

Deep-rooted
housebuilding and
residential expertise

Industrial and logistics
development knowledge
and track record

Long-standing
development and
place-making experience

Infrastructure and project
management skills

Focus on customer
experience and
operational excellence

Our strategic response

Long-term structural growth exists in
logistics, driven by e-commerce and supply
chain needs. Our retained pipeline of assets
helps to deliver sustainable income.

New-build housing in strong UK regions
remains resilient, as we deliver good value
and quality homes in desirable environments.
This supports profits and margin growth.

Track record in land repositioning creates
areal competitive advantage as we
secure and prepare sites for logistics and
residential development.

Delivering through three business units

St. Modwen
Logistics

See page 16 —>

St. Modwen
Homes

Seepage18——>

Strategic Land
& Regeneration

See page 20 —>

Financial and operational delivery

Creating modern,
valuable and

Increasing levels of
reliable income and

Delivering sales and
" margin growth

Innovating and
expanding routes

Promoting land and
recycling capital

Unlocking
developments to

total returns sustainable schemes tomarket deliver profits

Social and environmental impact

Net Carbon Biodiversity & Diversity & Education & Health & Responsible

Reduction Sustainable Inclusion Future Skills Wellbeing Operating Practices
Environments : ’ & Partnerships

See pages23-25——>
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Our markets and stakeholders

What influences our business:

We take a disciplined approach to understanding and anticipating our
markets together with engaging with our people, customers and broader
groups of stakeholders. This means we can plan for and deliver an
effective growth strategy while successfully living out our purpose.

Factors and their influences

We carefully monitor and consider major trends, from
what’s happening in the coming months to what could
impact our business over future decades. These could be
global or local factors and influence how and what we
deliver as a business.

At the same time, we engage with our stakeholders, build
aclear understanding of why they matter to us and what
_ their needsare.

This helps to build a picture of everything that influences
our business. For example, we know what drives our -
house-buying customers or what our investors want to
see from us over future years. .

Distilling these trends and stakeholders considerations,

we are able to focus on clear priorities that drive the delivery
of our business. These are real-world needs and underpin
our strategy.

Focused trends

Demographic trends

¢ Population growth
¢ Regional shifts
* Ageing population

Economic trends

¢ Covid-19 impact
* GDP and employment rates
* Property income focus

Technological trends

e E-commerce
* Supply chain delivery
* Greentechnologies

Social trends

¢ Consumer behaviour
* Flexible working, spaces
¢ Urbanisation

Sustainability trends

» Property’s carbon challenge
* Creating communities
* Responsible operating practices

Policy trends

* Levelling up agenda
* Paying for the crisis
* Business regulation

Key stakeholders

People Customers

Our customers comprise

" everyone that uses or buys the
properties we develop and the
services we deliver. They have
a choice and we want them to
choose us.

We employ over 600 people
and they are the lifeblood of
everything we do; they not
only deliver our business but
embody our brand and live
out our purpose.

Communities

None of our activities are
carried outinisolation; we
operate within communities,
with a diverse range of
people, businesses and
other organisations.

Policymakers

Policymakers set rules and
guidance that govern how

we operate. They can influence
our operating landscape so it's
important to anticipate and
understand relevant policies
and political changes.

Engagement and understanding

* We promote an empowered ¢ We aim to know our customers
and supportive culture, driven and what drives them, by
by strong valuesand a listening and tracking progress.
well-defined purpose. ¢ St. Modwen Homes achieves

* We have a strong focus on leading levels of customer
development, training and recommendations.
achie