Delivering growth
through

operational
excellence

Half Year Financial Results
From 1October 2018 to 31 March 2019

16 May 2019

d Investing in homes since 1912

grainger plc

Updated on 30/05/2019 to make a correction on page 49

grainger plc



Agenda

1. Overview Helen Gordon
Chief Executive

2. Financial Results Vanessa Simms
Chief Financial Officer

3. Market and business update Helen Gordon
Chief Executive

4. Summary and Q&A Helen Gordon
Chief Executive

5. Appendix

g ra i i’i‘ghemf‘(ﬁ Ic Grainger Plc | www.graingerplc.co.uk | HY19 | May 2019 2



Originate

a growth sector
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Leading in a growth sector

Delivering mid-market rental homes in a country facing a housing crisis

A vast market opportunity

Demand growing
4.5m to 7.2m by 2025

Originate

Grainger's competitive advantage

Operational excellence
with 8,400 existing operational rental homes

Supply reducing
20% private landlords selling
43% fewer buy-to-let mortgages

Strong pipeline of new schemes
will deliver over 8200 new rental homes

Targeting investible cities

Competition’s progress limited

3%  market share of large-scale corporate
landlords

2.7m estimated PRS undersupply

Mid-market pricing

Internally funded pipeline

Professionalisation

Policy changes encouraging professional
operators and discouraging private, amateur
landlords

Sources: PwC; Knight Frank; MHCLG; UK Finance; Land Registry

Fully integrated scalable platform

Proven partnership model
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Originate Invest Operate

Strong performance in HY19

Six month performance

Rental
growth (L4L)

Net rental
income

Profit before Adjusted

tax earnings

£54.3m ] £38.3m

(6)%

£29.1m [ +3.7%

+33% (40bps)

Key activities:
P Delivering resilient rental growth 2018
Asset Manager
P GRIP integration ahead of plan of the Year
RESI Awards
P Development pipeline now coming through, Clippers Quay first phase fully let @
P Operational platform delivering outperformance 2017
. . . . Property Company
WP TfL partnership and other partnerships boost future pipeline from 2021 of the Year
Property Awards
Landlord
of the Year
RESI Awards
5
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Originate Invest Operate

Accelerating growth with
two major achievements

GRIP Acquisition TfL PRS Partnership

P Operational improvements delivered day one

P 49513V (TfL: Grai
— Gross to net from 32% to 26% (TfL: Grainger)

P Strong rental growth achieved of +3.4% P Sites located adjacent to London tube stations

P Valuation uplift of +£4.1m since acquisition » Over 3000 new homes

P Value add initiatives delivering growth
— Refurbishments

— Asset recycling

P Construction targeted to commence in 2021

P Supplements pipeline from 2021
P Overheads savings of £4m secured

P Credit rating upgraded for Group post-acquisition ~ ® Funded by future operational cashflows
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Originate

A strong growth trajectory

Growth internally funded from headroom, regulated tenancies and recycling

OPERATIONAL PORTFOLIO PIPELINE
8431 units, £2.5bn o 8202 units, £1.8bn

£760m SSesm
. , Planning/
Secured pipeline
: Legals
3,510 units 1,692 units

£1,157m c.£600m
TFL*

¢.3,000 units

Regulated tenancies
3,538 units

*TIfL Partnership — indicative estimate of Grainger’s unlevered 51% share based on ¢.3000 units at an assumed £400k per unit.

Future portfolio (post-pipeline) 69%

Current portfolio (HY19) (GAV)

(GAV)
PRS

0,
48% 52% Regs 59%

PRS
54%
27%
Regs TFL
14%

46% :
Resi Sales Profit  Net Rent

2 3
Resi Sales Profit Net Rent

1 HYI9 figure which includes 3.4 months impact of GRIP acquisition; HY19 annualised passing net rental income is £67m
2 FY18 figure, used for illustrative purposes
3 Estimated NRI is a target only and not a forecast. There can be no guarantee of future performance.
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2. HY19 Financial
Results

Vanessa Simms
Chief Financial Officer

grainger plc

grainger plc



Originate Invest Operate

Financial highlights

Robust financial performance and repositioned income profile

Income HY18 HY19 Change
Rental growth (like-for-like) 41% 3.7% (40) bps
Net rental income £21.8m £29.Im +33%
Adjusted earnings £409m £38.3m (6)%
Profit before tax £50.6m £54.3m +7%
Interim dividend per share* 157p 1.73p +10%
Capital FY18 HY19 Change
EPRA NAV per share - post rights issue* 292p 294p +1%
EPRA NNNAV per share - post rights issue* 270p 271p 0%
Reversionary surplus £277m £331Im +19%
Net debt £866m £1,080m +25%
Group LTV 57.1% 37.2% +10 bps
Cost of debt (average) 3.4% 3.2% (20) bps

* Pence per share comparatives for HY/FY18 have been adjusted for the impact of the rights issue. Pre rights issue FY18 EPRA NAV and NNNAV

restated for bonus adjustment only stood at 314p and 286p respectively.
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INncome statement
Repositioned income profile with +33% growth in NRI

Originate

Key highlights: HY18 HY19 Change
P Significant growth in NRI Net rental income £218m £291m +33%
P £65m from 34 months of GRIP Profit from residential sales £323m £26.5m (18)%
P Crossto net =262% Profit from development feoem £4.8m (27)%
- N o
Stabilised G:N = 25.2% Mortgage income (CHARM) £29m £2.8m (3)%
P Passingrent=£67m pa Management fees and JVs £4.3m £4.0m (7)%
P Sales performance Overheads £035m  £(13.8)m +2%
P Salesvelocity maintained at 112 days Pre-contract costs £03m £(0.6)m 1100%
P Selling 0.4% ahead of previous Finance costs £032m  £(45)m +10%
valuations, year to date
Adjusted earnings £409m £383m 6)%
P RBKC development completed ! ° (6%
) L Adjusted EPS* (diluted, after tax) 72p 5.7p 21)%
P Lower opening pipeline of £20m
P H2weighted (40:60)
o Profit before tax £506m £54.3m +7%
P Current FY pipeline £128m - -
April 18 £127m arnings per snare 9
AP ) (diluted, after tax) 91p 2.0p %
P Revised segmental reporting
* Pence per share comparatives for HY18 have been restated for the bonus adjustment of the rights issue in December 2018.
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Originate Invest Operate

Net rental Income growth
Underpinning dividend growth of +10%

+£1.1m £291m

PRS L4L +3.4%
Regs L4L +4.4%
Total L4L +3.7%
£21.8m
GRIP Acquisition
£6.5m for 3.4 months
Disposals PRS Rental HY19
investment growth
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EPRA NNNAV

Rights Issue dilution,
impacting non-participating
shareholders

Originate

96% take-
(6% take-up / Greater London +0.1%
' South East +2.7%
East & Midlands +2.6%
286p (le)p Other regions +0.6%
+6p ()P
+4p +2p
! i se B (2)p
- - -
: : (3)p
| |
I *+6p (2 1 - :
| |
| |
| i | 50
! i! I
! i! I
! i! I
! i! I
! i! I
| [y —y—y (R -] P —————-
FY18 Rights Issue  NNNAV Post  Netrents,  Overheads Sales Disposals ~ Valuations* Finance Tax & Dividends GRIP HY19
NNNAV Adjustment  Rights Issue fees & & expenses profit (trading costs other Goodwill

income

* Breakdown of valuation growth by region available in the Appendix.

assets)

homes sinc
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EPRANAV & NNNAV

Originate

£m pence per share
Property assets (market value) 2,801 466
Net liabilities (1,060) (172)
EPRA NAV 1,801 294
Tax — deferred & contingent — trading assets (102) (18)
Sub-total 1,699 276
Tax —deferred & contingent — investment assets (12) (2)
Mark to market fixed rate debt and derivatives (22) (3)
EPRA NNNAV 1,665 271
Reversionary surplus - excluded from NAV metrics 331 54
Reversionary surplus Deferred tax Mark to market
£33Im of reversionary £102m of deferred tax Move by £196m during the
surplus to crystallise liabilities due as trading period to £22m.
assets are sold
+54pps (18)pps
13
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Net delbt

Strong operational cashflow supports our growth plans

GRIP Transaction
+£239m

Operating cashflow  Net investment

+£15m  £1,080m

|
| |
+£174m 1 : I

+£18m I -

I I= I

1 I

1 I

£866mM I '

1 I

__________________ I L e p— |

Net debt GRIP GRIP Rights issue Revenue Propex, Finance costs Investment Asset Dividend HY19

FY18 net debt acquisition (net proceeds) overheads recycling
acquired costs and tax initiative

g ra i ﬁ‘dhé‘?«ﬁlc Grainger Plc | www.graingerplc.couk | HY19 | May 2019 14



Originate

Robust and flexible capital structure

HY19

Net debt £1,080m Cost of debt LTV
Loan to value 37.2% oo eo
.............................................................................................................................................................. 6.0% 55%
Cost of debt (period end) 3.2% 5.5% 0%
.............................................................................................................................................................. o

. 45%
Marginal cost of debt 1.8% 455
.............................................................................................................................................................. o 0%
Fully drawn cost of debt 3.0% '
.............................................................................................................................................................. 3.5% l 35%
Headroom £395m 3.0% 30%
.............................................................................................................................................................. FY14 FY15 FY16 17 V8 HYI9
Weighted avg. facility maturity” 5.0 years LTV —e=Avg. cost of debt

A capital structure that supports our growth plans

Diverse sources

Avariety of lenders,
reducing risk and
optimising costs and

GRIP refinancing Robust and flexible

Credit rating upgrade

Upgraded to BB+
following GRIP acquisition

Allow risk, robust capital
structure, with flexibility to
support growth

Refinancing scheduled for
summer 2019 to lock into
lower rates for longer

structure

A Including extension options.
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Originate Invest Operate

GRIP integration

Ahead of plan and delivering strong results

Restructure Operational Value add
Voluntarily exited REIT regime Operational integration Refurbishments delivering
, iImplemented on day one rental growth of +46%
Delisted from Jersey stock
exchange People and processes aligned Asset recycling generated
, to Grainger's own operating profits of £2.6m
Refinance scheduled for model
summer 2019 Developments progressing to
Operational synergies plan
delivered

Hale Wharf scheme secured

Portfolio facts
c.17700 homes

£696m portfolio valuation
£22.0m net rental income

Performance
Rental growth +3.4%

Achieved gross to net target of 26% from 32%
£4m overhead savings secured
Valuation growth of +£4.1m on purchase price

54% of premium paid recovered
through value add activities
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Originate

Portfolio and pipeline overview

Operational portfolio and pipeline

OPERATIONAL PORTFOLIO PIPELINE
8,431 units, £2.5bn 8,202 units, £1.8bn

£1,157m £1,343m £760m £465m c.£600m*
Regulated tenancies PRS Secured pipeline Planning/Legals TfL
3,538 units 4,893 units 3,510 units 1,692 units ¢.3,000 units

Secured pipeline delivery timing

H219 FY20 FY21 FY22 FY23+

Gunhill, Wellesley
Clippers Quay
Finzels Reach

Eccy Village
Silbury Boulevard
Pontoon Dock (3V)
Gore Street

Apex House
Gilders Yard

East Street
Yorkshire Post
Hale Wharf
Newbury

Leeds

YMCA

Besson Street (JV)
Seven Sisters

m Pre-Construction B Construction M Leasing

* Indicative estimate of Grainger's unlevered 51% share based on ¢.3,000 units at an assumed £400k per unit.

Investi

graing

homes sinc
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Funding our pipeline

Through regulated sales, asset recycling and headroom

Cumulative - £1695m
Blue = Funding capacity
Orange = Targeted capex 500
£1,315m

H219 FY20 FY21 Fy22 FY23_ FY25
B HY9Funding [ Operational Asset B Secured Pipeline 1 Planning/Legals TfL Net
Headroom Cashflows

Recycling Capex Capex INvestment

Assumptions:

Indicative funding capacity assuming HY19 headroom plus targeted £125m per annum generated from operational cashflows and £75m per annum from asset recycling.
Indicative capital expenditure for secured pipeline and high level assumptions for planning /legal pipeline and Grainger's 51% share of the TfL partnership assuming 40% levered.

4 Investing in homes sinc
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Originate

Passing rent progression
Dividend growth underpinned by NRI growth

Secured pipeline: £760m Planning / legals. £465m TfL: £600mM
— > ad

+£24m  £153m

+£8m

£32m

FY15 Passing H2 19 Pipeline  Pipeline  Pipeline  Pipeline Total P/L P/L TfL* Potential
Rent FY20 FY21 FY22 FY23+  Secured Regions London Pipeline
HY19 & SE

*TfL Partnership — indicative estimate of Grainger’s unlevered 51% share based on ¢.3,000 units at an assumed £400k per unit and 4% NY.
Assumption that rental growth from operational portfolio nets off against disposal of regulated tenancies.
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Financial summary

Significant growth plans, underpinned by operational leverage

» Pipeline fully funded by regulated tenancy sales and asset recycling
P Strong capital structure and flexibility

» GRIP integration ahead of plan and delivering results

» Robust balance sheet

P Repositioned income profile
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3. Market and
business
update

v oW v v

Helen Gordon
Chief Executive Mo g
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Originate Invest Operate

Avast structural market opportunity

2.7m projected PRS undersupply

(households, thousands) Renting growing across all age groups
[ Private landlords M Large scale investors {7} PRS growth
+80%
0
27m ’:_ 27m ] 68%
6,000 | Est undersupply | 56% »
()
4000 28% 28%
O,
2,000 . 13% 9% °% o 9% Lo 6%
2018 2025 16-24 25-34 35-44 45-54 55-64 65+
m 2008 m 2018
High barriers to home ownership
(43)% decline in mortgage approvals for private landlords (Years to save a 10% deposit for first time buyers)
140,000
eeess |ONg-termaverage
120,000
100,000
80,000
60,000
40,000
20,000
0
2015 2016 2017 2018 London Bristol Manchester Birmingham  Leeds

Sources: PWC; Knight Frank; MHCLG; UK Finance; Land Registry; UK Finance, Hometrack, Nationwide, ONS & OBR
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Who rents in the UK?

UK households in PRS average age of PRS customer

couples families with in work
children

Source: English Housing Survey, Private Rented Sector report, 2016-2017

Originate Invest Operate

25-34 age 35-64 age
group groups

Income spent on rent
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Originate Invest Operate

Our mid-market PRS strategy

Maximising net rental income

Pricing based on embedded local rents, calibrated against local average wages

Why? Resulting in...

P Faster lease up P Lower risk
P Longer retention P Lower void &turnover costs

P Lower churn P Higher occupancy

P Political support for mid- P Lower gross to net

market housing » Higher, more sustainable rental
growth

High occupancy Strong L4L PRS Strong customer

rental growth retention

97.5% +3-4% 32 months

Grainger Plc | www.graingerplc.co.uk | HY19 | May 2019 24
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INvesting in strong rental growth markets

Targeting the largest PRS locations with the best proven rental
growth prospects

@Schemessecured  @Target locations @ Underreview @ Not under consideration

Strong existing
tenant demand
& strong growth
prospects

Sheffield

Brighton

Long-term growth potential

Current PRS demand

graiﬁﬁahéﬂ?ﬂmﬁlc Grainger Plc | www.graingerplc.couk | HY19 | May 2019
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Manchester
Bristol

Leeds

Milton Keynes
Liverpool

Southampton

Originate Invest Operate

London




Originate

Secured investments in key cities

B Forward Funding scheme

I Direct Development — On Site

B Direct Development - In planning / pre-site

Yorkshire Post, Leeds

Clippers Quay, Salford Leeds, Yorkshire
Gore Street, Manchester Eccy Village, Sheffield
Gilders Yard, Silbury Blvd, Milton Keynes
Birmingham :
YMCA, Milton Keynes

Exchange Square,
Birmingham*

Hale Wharf, London
Pontoon Dock, London

Finzels Reach, Bristol Waterloo, Lambeth

Seven Sisters, Haringey
Newbury, West Berks

Apex House, Haringey

Besson Street, Lewisham

Berewood, Hampshire

East Street, Southampton WellesieyIHampahite

*Exchanged subject to planning, included within planning /legal elerment of the pipeline

4 Investing in homes sinc
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Afully integrated business model

How we create value

Site assembly
Planning process

Originate Invest Operate

Capital allocation
Geographical targeting

Design INnvestment management
Layout Acquisitions
Specifications Asset recycling
Delivery management Valuation

Grow rents

Simplify
and focus
Build on our
experience ¢
Lettings Technology
On boarding Management efficiencies
Customer experience Repairs & maintenance
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Originate Invest Operate

Operational excellence delivering
growth through continual
IMprovement

Marketing Leasing Concierge & Facilities Customer
building Management service

Managers

Customer Asset Renewals Rent collection Repairs & Community
analysis mManagers Maintenance development

Grainger Plc | www.graingerplc.co.uk | HY19 | May 2019 28
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Originate Invest Operate

Understanding our PRS customers

average age* average income* average time with Grainger

Customers are couples*™ income spent on rent™* more popular in regions**

Sources: *Grainger's Applicant Data; **Grainger's Annual PRS Customer Survey

Investing in homes sin
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Why partner with Grainger?

The UK's leading PRS business

P A leading, responsible landlord since 1912

P Afully integrated business, combining
INnvestment, development and
operations

P Trusted partner, with strong credentials
P A proven ability to deliver

» Committed to delivering mid-market
housing, aligned to local incomes

P Strong corporate values

P Our purpose:
“To enrich lives through providing high
quality rental homes and great customer
service”

Originate Invest

rental homes

17

schemes secured

in pipeline

Customer &

community
at our core

Operate
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Growth through partnerships

London NGW

> 3000 homes

TRANSPORT
FOR LONDON
EVERY JOURNEY MATTERS

Besson Street,
London
c.300 homes

Originate

Invest

London
7 sites, 162 homes
*Completed*

THE ROYAL BOROUGH OF
KENSINGTON
AND CHELSEA

Wellesley,

Hampshire

c.3,850 homes %
Ministry
of Defence

Hale Wharf,
London
108 homes

’Vé‘w Pontoon Dock,
London

Canal & 154 homes
River Trust
Making life better by water

your pension our world

Market Street, Newbury /VGW
232 homes
Great i
GWR Western W@ S NetworkRall
Railway B k
C 0 U N C I L
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Originate

Pipeline update

Some of the schemes launching in 2019 & 2020

Clippers Quay, Manchester - 614 apartments
Lease up underway — Phase 1 fully let in 4.5 months,
Rents achieved +6.3% above ERV

Gunhill, Wellesley, Finzels Reach, Eccy Village,
Hampshire Bristol Sheffield
107 homes 194 homes 237 homes

Launch in 2019 Launch in 2019

Lease up underway,
+10.5% > ERV

SRR e

oA R Gore Street,

' o Manchester
375 homes
Launch in 2020

Gilders Yard,
Birmingham
156 homes

Launch in 2020

Pontoon Dock,
London

154 homes
Launch in 2020

See appendix for a detailed schedule.
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4. Summary
Driving growth through
operational excellence

Originate Invest Operate

Leading in a growth sector

» Strong HI1 performance

» Stepchangein NRI

» Change in balance of business, now PRS dominant
» Good growth trajectory

P Strong pipeling, now delivering

P Scale delivers improved returns and greater opportunities
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Portfolio overview

Regulated tenancies

P Tenant has the right to live in the property for the rest
of their life

P Sub-market rent set by Valuation Office Agency
P Upon vacancy Grainger sells the property
P Returns comprised of

P Resilient rental income: typically 2-4% gross
vield, increasing at RPI+5% over two years

P Capital growth during investment period

P Reversionary surplus realised upon vacancy:.
typically 21-25% uplift

P Longterm, predictable source of cash generation

Reversionary Reversionary
surplus surplus

Purchase

price
(Book value)

‘ Sales

/ Price
Capital
growth

Originate

PRS

P Leases with typical duration of 1-3 years
P Market rents
P Returns based on

P Securing rental income at gross yields on cost
of 65-8%

P Capital growth

P Securing schemes in areas with high demand and
rental growth potential

P Significant opportunity for growth underpinned by
long term and structural trends

P Investment funded through cash generated from
regulated portfolio and asset recycling

Rental
income
Capital
growth

Purchase

price

graih‘ghérﬁlc Grainger Plc | www.graingerplc.co.uk | HY19 | May 2019
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Portfolio summary

Originate

Vacant
Market possession Reversionary
value value surplus
Units £m £m £m Net yield
Residential - PRS 4893 1343 1,472 129 3.8%
Residential — regulated tenancies 2,986 1077 1279 202 1.9%
Residential - mortgages (CHARM) 552 80 80 - -
Forward Funded — PRS work in ) 517 517 ) )
progress
Development work in progress - 119 119 - -
Total investments 8,431 2,836 3,167 331
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Portfolio geographical breakdown

PRS & Reversionary* (HY19)

Originate

PRS market Reversionary Total

PRS value Reversionary market value Total market value
Region units £m units £m units £m
Central / Inner London 1,337 577 1,000 641 2,337 1218
Outer London 649 264 322 124 971 388
South East 635 120 391 109 1,026 229
South West 317 122 328 54 645 176
East and Midlands 124 12 799 142 923 154
North West 1,550 214 392 49 1942 263
Other regions 28] 34 306 38 587 72
Total 4,893 1,343** 3,538 1,157 8,431 2,500
*Regulated tenancies and mortgages (CHARM)
** Excluding forward funded PRS work in progress and development work in progress
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Valuation movements by region

Originate

HY19

Units Market value Change since Avg house price
Region £m FY18 Avg VP per unit £000s
Central / Inner London 2,335 1,217 0.0% 596
Outer London 964 386 +0.5% 447
South East 944 214 +2.7% 283
South West 554 162 +0.6% 313
East and Midlands 741 128 +2.6% 201
North West 1,858 254 +1.4% 148
Other regions 483 59 +0.6% 132
Total 7,879 2,420 +0.6% 349
The table above includes PRS and regulated tenancy assets only. It excludes 552 units and £80m of market value relating to
mortgages (CHARM).
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PRS portfolio

Top 10 assets by value

Annual gross

Asset City Units rent
Clippers Quay* Manchester ol4 £79m
The Gardens London 209 £2.7m
Argo Apartments London 134 f£2.6m
Ability Plaza London 12 £2.3m
Ability Towers London 93 £22m
Kew Bridge Court London 103 £21m
Springfield House London 102 £21m
The Rock Bury 233 £1.8m
Mitre Road, Waterloo London 100 £15m
Abbeville London 100 £1.5m

*Clippers Quay presented as the 614 unitsand total targeted gross rent.

Geographic breakdown by units

Geographic breakdown by value (Em)

R

e

= Central / Inner London = Quter London

8 East and Midlands

Morth West

= South East
= Other regions

O

= South West

Originate

grainger plc

Grainger Plc | www.graingerplc.co.uk | HY19 | May 2019

40



I:) RS p O rtfol |O Originate | Invest Operate

Rent per calendar month
(% of units)

£1500+ |
£1000-1500 | — 1
£750-£1000 FMJ%
under £750 | .

B Regions M London
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Secured pipeline schedule

Originate

(1of 2pages)
Gross
No. Targeted Est. Grainger Spend yield
Name units launch Status investment to date target
Forward funding / acquisition
Remaining Clippers Quay, Manchester 202 Mid FY19 Phased £33m £25m c.8%
(part complete) /614 Completions / £99m
Finzels Reach, Bristol 194 Mid FY19 On site £46m £41m c.7%
Eccy Village, Sheffield 237 Late FY19 On site £32m £23m c.7%
Silbury Boulevard, Milton Keynes 139 Early FY20 On site £32m £20m c.6%
Pontoon Dock, London (Vesta JV — 154 Mid FY20 On site £13m £7m c.6% + fees
20%)
Gore Street, Manchester 375 Mid FY20 On site £80m £36m c.7%
Remaining Affordable homes 127 Mid FY20 Phased £17m £13m 5-6% +
acquisitions (inc. Pontoon Dock) /156 completions /£21m sales profit
Gilders Yard, Birmingham 156 Mid FY20 On site £28m £14m c.7%
East Street, Southampton 132 Early FY21 On site £28m £8m c.6.5%
Yorkshire Post, Leeds 242 Mid FY21 On site £42m £5m c.7%
Hale Wharf, Tottenham Hale, London 108 Mid FY21 On site £41m £8m 55-6%
Leeds, Yorkshire 200+ Late FY21 Exchanged £34m - c.6.5%
YMCA, Milton Keynes 261 Early FY22 Exchanged £63m - c.6.25%
Grainger forward funding sub-total 2,527 £489m £200m
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Secured pipeline schedule

(Continued from previous page)

Name No. units
Direct development

Remaining Gunhill, 92
Wellesley (Part complete) 107
Apex House, London 163
Newbury, West Berks 232
Besson St, Lewisham, 300
London

(AV - 50%)

Seven Sisters, London 196
Direct development total 283

Total Secured

Targeted
launch

Early FY19

Mid FY20
Mid FY22

Mid FY23

Land assembly
Timing TBC

Status

Part
Complete

On site

Onsite in Mid
2019

Design phase

Consent
granted, CPO
awarded,
subject to JR

Est.
Grainger
investment

£19m
/£22m

£60m
£6Im

£5Im

£80m

£271Tm

Originate

Spend to
date

£14m

£28m
£7m

£1m

£21m

£71m

Gross
yield
target

c.6.5%

c.6.5%
C.6.25%

C.6.25%

c.7%

Pipeline
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Secured pipeline projects

17 high quality PRS schemes

Originate

Forward funding/ Acquisitions

Clippers Quay,
Salford

Pontoon

Dock, London

Finzels Reach,
Bristol

-1
il
“ERtEAAR IR
i 1 1

GildersYard,
Birmingham

Eccy Village,
Sheffield

East Street,
Southampton

Sillbury
Boulevard,

Milton Keynes :

= I
il

B

Yorkshire Post,
Leeds

B

Gore Street,
Manchester

Hale Wharf,
Tottenham

YMCA, Milton
Yorkshire { Keynes

Gunhill, e S A Newbury, -' { ' Besson Street, Seven Sisters,
Wellesley, 7 ; WWESHEENS ; Y Llewisham : Haringey
Hampshire ’ ; - \
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Pipeline update

Type of investment

Top 5cities by value

Originate Invest

Indicative launches and future schemes

m Forward funding

m Direct development

ManchesterMilton Keynes

FY19 ¢ FY20 * Fy21 Fy22 Future schemes

Clippers Quay Silbury Bivd East Street YMCA TfL sites

Gunhill, Wellesley Pontoon Dock Yorkshire Post Besson Street

Finzels Reach Gore Street Hale Wharf Exchange Square

Eccy Village Apex House Newbury Seven Sisters
Gilders Yard Leeds Waterloo

Seeappendix foradetailed schedule

Directdevelopment  Forward funding

£245m
£179mM

London

Leeds Newbury

average Walk Score

4 Investing in homes sinc
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Delivering affordable housing,

enabled by PRS

Originate Invest Operate

360 +c.1,400 +c.2,100

operational new affordable homes in our new affordable homes to be delivered at
affordable homes pipeline (incl TfL, 1,200) Berewood and Wellesley, our strategic land sites

Wellesley, Hampshire
35% affordable

1,347 affordable homes

Delivering adapted and
accessible properties for
disabilities

Pontoon Dock, London .
35% affordable

82 affordable homes

Tenure blind design
Equal access to amenities

6% targeted gross yield on cost

Strategic rationale for affordable housing delivery

P Built into our investment return hurdles

» Key factor in successful pipeline growth

» Aligned to Draft London Plan requirements

» Provides competitive advantage over peers

P Supports our license to operate and reputation

» Delivers operational efficiencies and integrated
community management

grainger plc
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ESG: Taking sustainability seriously

Treating people
positively

Environment
Securing our
future

External
benchmarking:

Charity partners, aligned to our customers: Corporate ESGillndex

LandAid

FTSE4Good

I‘Ja e UK THE PROPERTY INDUSTRY CHARITY Cometituent sinee 2010

uMiJrIVlj Yo end youth

= h Kk
L\WM&{&SSVI@SS SG benchmark  § Real estate IiS.C' benchmark
. Corporate v :

On our regulated On our PRS portfolio: Responsibility 4 )
portfolio: Helping young e O RESE
Supporting our elderly people into secure ISS-oekom » Sector Leader 2018
and vulnerable tenants housing Ranked Prime GRIP Ranked #1

Crainger Ranked #3

#1in Health & wellbeing

Originate

Launched Live.Safe strategy: our best-in-
class health and safety commitment

Sustainability criteria e.g. EPC and flood risk
integrated into asset investment strategy

Continued energy efficiency improvements
programme to go beyond compliance

Real estate ESG reporting

Gold Award 2014-2018

Climate change
management

SN'CDP

Climate Change B rated,
outperform sector average
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INncomMme statement

Originate

HY18 HY19 Change
Crainger (excl GRIP) CRIP? Combined total
Net rental income £218m £226m £65m £29.m +33%
Profit from sales — residential £32.3m £250m £15m £26.5m (18)%
Profit from sales— development feom £4.8m - £4.8m (27)%
Mortgage income (CHARM) £29m £28m - £2.8m (3)%
Management fees! £28m £22m - £22m (21)%
Overheads £135)m F137)m £07)m £(138)m 2%
Pre-contract costs £(03m £(06m) - £(0.6)m +100%
Joint ventures £15m £18m - £1.8m +20%
Finance costs £032)m (E125)m £R20)m £(14.5)m +10%
Adjusted earnings £409m £32.4m £59m £383m (6)%
Adjusted EPS (diluted, after tax)? 7.2p 5.7p 21)%
Profit before tax £506m £44.3m £10.0m £543m 7%
(GIutea oer i o °0p (O
2 ance por share comparatves far HYIE have boen retated fo the bormus adiustment of he rights e
3 Post acquisition contribution of 3.4 months
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Originate

Segmental income statement

HY18 HY19
£m PRS Reg* Other Group PRS Reg* Other Group
Net rental income 1.4 10.4 - 21.8 18.8 10.3 - 29.1
Profit from sales —trading property - 317 6.6 383 1.6 231 4.8 29.5
E:;n;tettc;/m sales—investment 06 i ) 06 1.8 ) ) 1.8
Mortgage income (CHARM) - 29 - 29 - 2.8 - 2.8
Management fees 22 0.1 05 2.8 1.4 0.1 0.7 2.2
Overheads - - (12.5) (13.5) - - (13.8) (13.8)
Pre-contract costs (0.3) - - (0.3) (0.6) - - (0.6)
Finance costs" (5.2) (7.1 (0.9) (13.2) (8.2) (5.8) (0.5) (14.5)
Joint ventures” 1.5 - - 15 0.5 - 1.3 1.8
Adjusted earnings 10.2 38.0 (7.3) 40.9 15.3 30.5 (7.5) 383
Valuation movements 9.7 31.7
Other adjustments - (15.7)
Profit before tax 50.6 54.3

* Includes regulated tenancy portfolio and CHARM portfolio (£E80m).
A Headings corrected on 30/05/2019
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Originate

Balance sheet

FY18 HY19
Market value balance sheet (£Em) Grainger (excl GRIP) GRIP  Combined total
Residential - PRS 591 678 665 1,343
Residential — regulated tenancies 1107 1,077 - 1,077
Residential - mortgages (CHARM) 82 80 - 80
Forward Funded — PRS work in progress 198 186 31 217
Development work in progress 100 19 - 119
Investment in JVs/associates 146 25 - 25
Total investments 2,224 2,165 696 2,861
Net debt (866) (903) (177) (1,080)
Other assets/liabilities 99 13 7 20
EPRA NAV 1,457 1,275 526 1,801
Deferred and contingent tax — trading assets (109) (102) - (102)
Deferred and contingent tax — investment assets (22) (12) - (12)
Fair value of fixed rate debt and derivatives (2) (21) () (22)
EPRA NNNAV 1,324 1,140 525 1,665 |
EPRA NAV (pence per share)’ 314
EPRA NAV (pence per share) - post rights issue 292 294
EPRA NNNAYV (pence per share)” 286 E
EPRA NNNAYV (pence per share) - post rights issue 270 271
LTV 379% 37.2% |

* Pence per share comparatives for FY18 have been restated for the bonus adjustment of the rights issue. Post rights issue EPRA NAV and NNNAV stood at 292p and 270p respectively.
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Originate

Segmental balance sheet

FY18 HY19

Market value balance sheet (Em) PRS Reg* Other Group PRS Reg* Other Group

Investment property 564.4 253 - 5897 1,431.9 24.5 - 1,456.4
[nvestmentinjointventures and 134.0 . N6 1456 7.6 . 174 250
Financial interest in property assets - 822 - 822 - 80.1 - 80.1
Inventories - trading property 278.0 1,082.2 462  1406.4 211.5 1,052.1 36.0 1,299.6
Cash and cash equivalents 449 546 98 109.3 80.2 56.2 4.6 141.0
Other assets** 4.8 4.8 162.1 1717 17.6 6.4 77.0 101.0
Total Assets 1,026.1 1,249.1 229.7 2,504.9 1,748.8 1,219.3 135.0 3,103.1

Interest-bearing loans and
borrowings

Deferred and contingent tax

(394.5)  (480.2) (89.9)  (964.6) (688.5) (482.6) (56.2) (1,227.3)

iabilitios (427)  (87.8) (2.6) (133.) (30.0)  (84.4) (51)  (19.5)
Other liabilities*™ (24.3) (142)  (45.0) (83.5) (32.9) (79)  (50.8) (91.6)
Total Liabilities (4615) (5822) (137.5) (1,181.2) (751.4) (574.9)  (N20) (1,438.4)
Net assets 564.6  666.9 922 13237 997.4 6444 229  1,664.7

* Includes regulated tenancy portfolio and CHARM portfolio (£80m).
**  Derivatives disclosed on a gross basis, being derivative assets of £0.9m (FY18 £4.4m) in other assets and derivative liabilities of £10.5m (FY18 £3.4m) in other liabilities.
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EPRA Earnings

Originate

HY18 HY19
Earnings  Shares Pence per Earnings Shares Pence per
£m millions* share’ £m millions share

Earnings per IFRS income statement 50.6 4631 10.9 543 5485 929
Adjustments to calculate adjusted EPRA Earnings:
Changes in value of investment properties,
development (6.4) - (1.4) (22.0) - (4.0)
properties held for investment and other interests
Profits or losses on disposal of investment properties,
development properties held for investment and other (C.6) - (X)) (1.8) - (0.3)
interests
Proﬂt; or losses on salles of trading propertles mclgdmg 28]) i 6 (217) i (39)
impairment charges in respect of trading properties
Changes in fair value of financial instruments and o . . i i i
associated close-out costs '
Acquisition costs on share deals and non-controlling
o . - - - 15.7 - 29
joint venture interests
Adjustments in respect of joint ventures 37 - (Q.7) (9.8) - (1.8)
Adjusted EPRA Earnings/Earnings per share 125 463.] 26 14.7 5485 28

"Adjusted EPRA earnings have been divided by the weighted average number of shares in issue, including dilutive shares that may potentially be issued in relation to share option schemes

and contingent share awards for the period.

* Pence per share comparatives for HY18 have been restated for the bonus adjustment of the rights issue.
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EPRANAV & NNNAV

Originate

FY18 HY19
Net
Shares Pence per Net assets Shares Pence per
assets e . e
millions® share £m millions? share
£m

NAYV from the financial statements 815.6 4635 176 1179.1 613.6 192
Revaluation of other non-current investments 70 - 1 6.2 - 1
Revaluation of trading properties 6071 - 131 5873 - 926
Fair value of financial instruments (0.8) - - 80 - 1
Deferred tax 279 - 6 205 - 4
Adjustments in respect of joint ventures 03 - - - - -
EPRA NAV/EPRA NAV per share 1,457.1 463.5 314 1,801.1 613.6 294
Fair value of financial instruments 05 - - (8.0) - m
Fair value of debt (2.8) - - (13.8) - (2
Deferred tax (131.1) - (28) (T4.6) - (20)
EPRA NNNAV/EPRA NNNAV per share 1,323.7 463.5 286 1,664.7 613.6 271
EPRA NAV per share - post rights issue 292 294
EPRA NNNAV per share - post rights issue 270 271
"EPRA NAV and EPRA NNNAV have been divided by the number of shares in issue at the end of the period.
* Pence per share comparatives for FY18 have been restated for the bonus adjustment of the rights issue.
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Originate

Net asset reconciliation

Adj IAS 39
Add back re fixed rate
fair value of loan and
Market derivative derivative Deferred
Statutory Market value Add back financial financial and NNNAV
balance value balance def tax on instruments Gross instruments contingent balance
£m sheet adjustments sheet property NAV tax sheet
Investment Property 1,456 1,456 1,456 1,456
CHARM 80 80 80 80
Trading stock 712 588 1300 1,300 1,300
JV/Associates 25 25 25 25
Cash 141 141 141 141
Deferred tax 5 5 (2) 3 4 7
Other assets 87 6 93 93 93
Total assets 2,506 594 3,100 - (2) 3,098 4 - 3,102
External debt (1,21) (1.21) (1,21) (16) (1,227)
Derivatives* (10) (10) 10 - (10) (10)
Deferred tax (25) (25) 20 (5) M4) (19)
Other liabilities (81) (81) (81) (81)
Total liabilities (1,327) - (1,327) 20 10 (1,297) (26) (m4) (1,437)
Net assets 1,179 594 1,773 20 8 1,801 (22) (Mm4) 1,665
Net assets per share pence 192 97 289 4 1 294 (3) (20) 271
Shares 613,616,533
Treasury/ EBT shares 2,629,300

*  Derivatives disclosed on a net basis, being derivative assets of £0.9m and derivative liabilities of £10.5m.

homes sinc
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Delbt facilities

Facility

Lender Size Drawn Maturity
Core Facilities:
Corporate Bond Listed £350m  £350m Apr 2028
Revolving Credit Facility HSBC, NatWest, Barclays £330m £21Im  Aug 2023*
Term Debt Nationwide £100m  £100m Aug 2020
Term Debt HSBC, NatWest, Barclays, AIB £170m £170m  Aug 2023*
Bi-Lateral Term HSBC £50m £50m Nov 2023
Bi-Lateral Term NatWest £50m £50m Nov 2022
Bi-Lateral Term Handelsbanken £40m £40m  June 2023
Sub total £1,090m £78Tm
Excluded Entities:
Glnvest Term Debt HSBC, Santander £150m £150m Oct 2020
Institutional Term Debt Rothesay Life £75m £75m Oct 2027
Sub total £225m £225m
GRIP Term Facility Axa, Barclays, Santander £192m £192m  June 2020
GRIP Revolving Credit Facility Barclays £33m £25m  June 2020
Total Group Facilities £1,540m £1,223m

*Further 1 year extension options available
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Per share restatements

Bonus
Originally adjustment
Reported factor Restated
HY18
Dividend per share 174 11066 157
Adjusted EPS fully diluted 792 11066 7.16
Statutory EPS fully diluted 10.04 11066 9.07
FY18
EPRA NAV per share 348 11066 314
EPRA NAV per share 316 11066 286

Originate
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Originate Invest Operate

Future reporting dates

2019
Trading update September
Full year results 27 November
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Originate Invest

Disclaimer

THE DISTRIBUTION OF THIS DOCUMENT IN JURISDICTIONS OTHER THAN THE UNITED KINGDOM MAY BE RESTRICTED BY LAW AND PERSONS INTO WHOSE POSSESSION THIS DOCUMENT COMES SHOULD INFORM
THEMSELVES ABOUT AND OBSERVE ANY RELEVANT RESTRICTIONS. IN PARTICULAR, THIS DOCUMENT MAY NOT BE PUBLISHED OR DISTRIBUTED, DIRECTLY OR INDIRECTLY, IN OR INTO THE UNITED STATES OF
AMERICA, AUSTRALIA, CANADA, JAPAN OR SOUTH AFRICA.

Disclaimer

This document and the oral presentation of the information in this document (together, the "Presentation") is not intended to form the basis of any investment decision. It does not constitute an offer or invitation for the sale
or purchase of, or investment in, Grainger plc ("Grainger" and, together with its subsidiaries, as may be enlarged by the acquisition of GRIP REIT plc, the "Group") or any company, business or interest comprised in the Group as
described in this Presentation and neither this Presentation nor its contents shall form the basis of any contract. This Presentation is an advertisement for the purposes of paragraph 3.3.2R of the Prospectus Rules made
under Part VI of the Financial Services and Markets Act 2000, as amended ("FSMA") and is not a prospectus prepared in accordance with the Prospectus Rules made under Part VI of the FSMA. This Presentation
does not purport to be comprehensive or to contain all the information that a recipient may need in order to evaluate the Group. No representation or warranty, express or implied, is given and, so far as is permitted by law
and except in the case of fraud, no responsibility or liability is accepted by any person, with respect to the accuracy or completeness of this Presentation or its contents. In all cases, interested parties should conduct their own
investigation and analysis of the Group and the data contained in this Presentation.

This Presentation and its contents are strictly confidential and should not be distributed, published or reproduced by any medium or in any form, directly or indirectly, in whole or in part to any other person. This Presentation
is directed only at persons who: (i) are qualified investors within the meaning of the FSMA and any relevant implementing measures and/or are outside the United Kingdom or (ii) have professional experience in matters
relating to investments who fall within the definition of "investment professionals" contained in article 19(5) of the Financial Services and Markets Act 2000 (Financial Promotion) Order 2005 (as amended) (the "Order") or are
persons falling within article 49(2)(a) to (d) (high net worth companies, unincorporated associations, etc.) of the Order, or fall within another exemption to the Order (all such persons referred to in (i) and (ii) above together
being referred to as "Relevant Persons"). Any person who is not a Relevant Person must not act or rely on this Presentation or any of its contents. By accepting receipt of this Presentation, each recipient is deemed to confirm,
represent and warrant that they are a Relevant Person.

This Presentation is not for publication or distribution, directly or indirectly, in or into the United States. This Presentation does not constitute or form part of an offer of securities for sale or solicitation of an offer to purchase
securities in the United States, Australia, Canada, Japan, South Africa or in any other jurisdiction in which such offer may be restricted. The securities referred to in this Presentation have not been, and will not be, registered
under the US Securities Act of 1933, as amended (the “Securities Act”), or the securities laws of any state in the United States and may not be offered or sold in the United States, except in reliance on an applicable exemption
from, or in a transaction not subject to, the registration requirements of the Securities Act. There will be no public offering of securities in the United States.

Recipients should inform themselves about, and observe any applicable legal or regulatory requirements in relation to, the distribution or possession of this Presentation. Neither Grainger nor its directors, officers and agents
accept any liability to any person in relation to the distribution or possession of this Presentation in any jurisdiction.

By attending this Presentation and/or reviewing the slides, you are agreeing to be bound by the foregoing limitations. Any failure to comply with these restrictions may constitute a violation of applicable securities laws.
Forward Looking Statements

This Presentation contains specific forward-looking statements. Such forward-looking statements include, without limitation, statements in relation to the Group's financial condition; results of operations; cash flows;
dividends; financing plans; business strategies; operating efficiencies; budgets; capital and other expenditures; competitive positions; growth opportunities; plans and objectives of management and other matters and other
statements containing the words "targets”, “believes’, “expects”, “aims”, “intends”, “will", “may", “anticipates”, “would”, “should", “could”, “estimates”, “forecast”, “predict”, “continue” or similar expressions. Such forward-looking
statements involve unknown risks, uncertainties and other factors which may cause the actual results, achievements or performance of the Group, in the industries in which it operates, to be materially different from any
future results, achievements or performance expressed or implied by such forward-looking statements. Such risks, uncertainties and other factors include, but are not limited to, general economic and business conditions,
changes in government relations or policy, competition and other risks. Given these uncertainties, recipients of this Presentation are cautioned not to place any undue reliance on such forward-looking statements.

No statement in this Presentation is or is intended to be a profit forecast or profit estimate or to imply that the earnings of the Group for the current or future financial years will necessarily match or exceed the historical or
published earnings of the Group.

These forward-looking statements are stated as of the date of this Presentation. Grainger undertakes no obligation to update publicly or release any revisions to these forward-looking statements to reflect events or
circumstances after the date of this Presentation or to reflect the occurrence of unanticipated events, except as required by law. Any forward-looking statement contained in this Presentation based on past or current trends
and/or activities of the Group should not be taken as a representation that such trends or activities will continue in the future.

Presentation of Financial Information

Financial information presented in this Presentation has been rounded to the nearest whole number or the nearest decimal. Therefore, the sum of the numbers in a column may not conform exactly to the total figure given
for that column. In addition, certain percentages presented in the tables in this Presentation reflect calculations based upon the underlying information prior to rounding, and, accordingly, may not conform exactly to the
percentages that would be derived if the relevant calculations were based upon the rounded numbers.

This Presentation includes unaudited non-IFRS financial measures. An investor should not consider these non-IFRS financial measures as alternatives to measures reflected in Grainger's audited consolidated financial
statements, which have been prepared in accordance with IFRS. The Group's non-IFRS financial measures may not be comparable with similarly-titled financial measures reported by other companies.

This pro forma financial information included in this Presentation is unaudited and is produced for illustrative purposes only; by its nature it addresses a hypothetical situation and therefore does not represent the Group's
actual financial position or the results of the rights issue and the GRIP acquisition nor is it indicative of the results that may, or may not, be expected to be achieved in the future.

 Investing in homes since 1912
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