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Profit before tax of £26.7m (2009: loss of £98.3m)
NAV growth of 6.8% to 214p per share

Resumption of dividends, with interim payment of 1p per share

Agreement to acquire a portfolio of 11 industrial estates for £21.4m, with annual
rental income of £2.2m
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FINANCIAL REVIE



TRADING PROFIT

Net rental income

Property profits

Market yield movements

Added value

Property valuations / NRV
PROFIT / (LOSS) BEFORE TAX

Dividend per share

NAV per share

(*adjusted for equity)

H1

2009
£6.8m

£17.1m

£3.1m
£(122.6)m
£25.0m

£(97.6)m
£(98.3)m

211p*

Full Year

2009
£8.4m

£33.5m

£7.6m

£(149.1)m
£26.8m

£(122.3)m
£(119.4)m

200p
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PROFIT

H1 2010 H1 2009
£m £m
Company J V 6 sTotal Company J V 0 Jotal
Net rental income 13.8 3.6 17.4 13.0 4.1 17.1

Property profits 9.3 0.8 10.1 3.2 (0.1) 3.1

Other income 1.6 1.6 1.1 - 1.1

Administrative expenses (5.6) (0.1) (5.7)

Bank interest (7.0) (1.8) (8.8)

Trading Profit 4.7 2.1 6.8
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ACCOUNT (cont.)

H1 2010 H1 2009
£m £m
Company J V 6 sTotal Company J V 0 Jotal
Trading profit 6.4 1.9 813 4.7 2.1 6.8
Property valuations / NRV 14.7 5.4 20.1 (75.0) (22.6) (97.6)
Other finance charges (0.8) (0.5) %) (7.4) (0.9 (8.3)
JV taxation _ (0.4) - 0.8 0.8
Profit / (loss) before tax 20.3 6.4 26.7 (77.7) (20.6) (98.3)
Taxation - : 0.7 177 - 17.7
Profit / (loss) for the period . (60.0) (20.6) (80.6)
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SHEET

Non-current assets
Investment properties

Operating property, plant & equipment
Investment in joint ventures & associates
Debtors

Current assets
Inventories

Debtors

Cash at bank and in hand

Current liabilities
Trade & other payables
Borrowings

Non-current liabilities
Trade & other payables
Borrowings

Deferred tax

Net assets

(129.8)

(206.6)
(305.5)

(0.7)

(512.8)

428.1

743.4

3.9

43.6

4.5
795.4

225.4
63.3
_6.0
294.7

(138.6)

(0.9)
(139.5)

(197.6)
(431.4)

(0.3)
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SHEET

Capital and reserves
Share capital

Other reserves
Retained earnings
Own shares at cost

Sharehol dersdé equity
Minority interests

Total equity

Net assets per share

Gearing

Loan to value
* pro-forma adjusted for equity issue

‘

2009
£m

12.1
9.4
291.3

(0.1)
312.7
8.6

321.3

211p*

77%*

34%
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CASH FLOW

Opening net debt

Net equity proceeds

Net rent

Property disposals

Property acquisitions
Capital expenditure
Working capital movements
Overheads, interest and tax

Closing net debt

H1 2010
£m

(318.8)

Full Year 2009
£m

(421.5)

101.6

26.1
100.9
(12.9)
(79.7)
(6.3)
(27.0)

1.1

(318.8)
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Opening rent roll
Acquisitions / (disposals)

New lettings
Existing stock
Developments
Rent reviews

Vacations
Tenant administrations

Closing rent roll

:lAnnualised

H1 2010

£m

43.0
1.3

44.3

Full year 2009
£m

43.2
(2.2)
41.0

4.9
2.6
0.3
7.8

(5.2)
(0.6)

43.0
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Net debt
Committed bank facilities
Available undrawn facilities

Gearing
Actual
Covenant
Actual including JVs (no covenant)

Interest cover (excl. unrealised revaluations)
Actual
Covenant

Weighted ave interest rate
% of debt fixed (excl. VSM)

May 2010

£302m
£519m
£217m

70%
175%

92%

1.5x
1.25x

4.6%
102%

Nov 2009

£319m
£519m
£200m

80%
175%
106%

1.7X
1.25x

5.0%
99%

May 2009

£426m
£519m
£93m

133%
175%
165%

2.1x
1.25x

5.0%
73%
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OPERATIONAL REVII



MODEL

The UKOs | eading regeneration specialist,
regional offices

Operating in many sectors of the property market: retail, residential, commercial,
public sector, heritage and leisure

Hopper (land bank) of more than 5,600 developable acres

Outstanding track record during 20 years of adding value through marshalling
schemes through the planning process, remediating contaminated land and active
asset management and development
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MODEL

The Hopper: future development opportunities, principally acquired in their raw, un-
remediated state

Marshalling: navigating a wide range of projects through the complex and lengthy
planning and development processes. The Group has particular expertise in site
assembly, assessing and managing remediation risks, and undertaking public
consultation

Delivery: once marshalled, schemes are built-out in response to market conditions,
with a mixture of pre-let and speculative buildings forming the Group's annual
construction programme. Assets are sold once no further significant value can be
added, and the capital is then recycled into new schemes

Recurring income: core rental and other income cover the running costs of the
Group so that even when development profits are reduced, the Group is still able to
satisfy its commitments. Income producing developments can be retained if market
conditions are not suitable for attractively-priced disposals

— ) % ST.MODWEN



PLAN

Securing development opportunities to generate profit

Continued sales of standing stock, or the retention of completed developments for
Income when let

Marshalling of sites to add value to land bank
Emphasis on maintaining rent roll
Expansion of Hopper

Development programme T no speculative schemes, development for 2010-2011
based on pre-let, pre-sold opportunities and increased level of design & build
enquiries.

Demand for residential land improving T seeking joint venture opportunities
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Total acres

Developable

- Retall and leisure
- Employment
- Residential

- Unspecified
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O RESIDENTIAL LAND

With planning recognition
Allocated in local plan or similar
Resolution to grant
Outline permission

Detailed permission

No planning recognition

TOTAL RESIDENTIAL LAND

Acres

254
332
496
32
1,114
440

1,554

May
2010

6,095
601
12,102
955
19,753
5,036

24,789

Nov
2009

6,134
5,230
7,887
833
20,084
4,956

25,040
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OVALUATION MOVEMENT ANALYSIS

Investment properties (including Group share of JVs)

(Em) Nov O QViarket value movements &d May 610
Residential land 329 7 2% 8 364
Commercial land 116 (8) -7% - 94
Income producing
Retall 192 8 4% 3 186
Offices 44 - - - 44
Industrial 210 3 1% 4 219
891 10 1% 15 907

Excludes other portfolio movements (sales / acquisitions / capital expenditure / transfers) and NRV provisions against WIP
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AYIELD AND RENTAL PROFILE

Investment properties at high yields and low affordable rents (see below)

High proportion in value-add category. Large element of value underpinned by land, i.e. very different
historic and future characteristics from IPD

Income producing properties as at May 2010 (including Group share of JVs)

Equivalent Net Initial Typical rent/sgft
May 10 Nov 09 May 10 Nov 09
Retail 9.0% 9.9% 7.2% 8.4% £25 - £45 (Zone A)
Offices 8.7% 8.7% 6.7% 5.7% £1471 £25
Industrial  9.2% 9.4% 7.2% 8.4% £1-£3
Portfolio  9.1% 9.5% 7.1% 8.0%
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Stafford
Hednesford
Clevedon, Bristol
ETP Portfolio
Branston, Burton

Worcester

2010 ACQUISITIONS

Cost £2m. Future residential site adjoining existing site.

Cost £5m. Part of site assembly for foodstore development.

Cost £1.4m. Mixed use 20-acre business park development.

Cost £21.4m. 11 income-producing employment sites (£2.2m rent).
Development agreement. Future employment and residential.

Cost £0.5m. Future employment or residential site adjoining existing site.
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0 11 multdlet industrial assets

Location Area Rent Tenants

S ft | 0006AB0QO0s) (No.)

Tyburn Trading Estate, Birmingham 69 226 14
Kirk Sandall Industrial Estate, Doncaster 54 215 7
Callywhite Industrial Estate, Dronfield 35 124 3
Sunset Business Park, Kearsley 76 287 9
Windmill Road Industrial Estate, Loughborough 29 132 10
Sandbeds Trading Estate, Ossett 88 346 7
nterchange Industrial Estate, Rotherham 39 179 2
Sycamore Court, Eastwood Trading Estate, Rotherham 18 59 1
Clay Wheels Lane Industrial Estate, Sheffield 43 151 4
Queensway Industrial Estate, Stoke- on-Trent 62 227 10
Parkside Industrial Estate, Wolverhampton 98 347 8
TOTAL 611 2,293 75
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PROFITS

Avonmouth i Commenced construction of a 300,000 sq ft waste treatment and recycling facility
for New Earth Solutions.

Connahos Qu aiycommented bailtlirg ¢f $2,000 sq ft foodstore for Morrison and
2]9,000 sq ft of other retail. Investment pre-sold to a local authority pension fund, at net initial yield
of 6.6%.

Bournville College, Longbridge T Continued progress on construction of £84m campus.
Completion expected 2011.

Warwickshire College, Rugby i 150,000 sq ft college under construction, pre-sold to
Warwickshire College for £35m. Completion 2010.

BP portfolio T remediation contract continues ahead of target at Coed Darcy and Baglan Bay.

The Malls, Basingstoke i 300,000 sq ft shopping centre sold to Basingstoke & Deane Council
for £15.3m.

Catford, Lewisham i shopping centre and parade of shops sold to Lewisham Borough Council
for £11.5m.
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