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Our purpose is to provide high-quality rental homes and great
customer service. This has never been more important than during
the unprecedented Covid-19 lockdown. Our homes have never been
more fully utilised, and our market leading operating platform has
never been more appreciated. It has enabled our residents to

focus on the things that really matter during this period.

Although doing some things a little differently, our Covid-19

response strategy ensured we focused on three key areas:

innovate, communicate and improve. Doing so has

— _— enabled us to operate effectively and support our
residents throughout lockdown, delivering our

usual high levels of service.

Read our key stories from
2020 on pages 25 to 33

See our financial highlights
on page 20




PORTFOLIO SNAPSHOT

Leading the way
in the UK private
rented sector

We are the UK’s leading listed
provider of private rental homes.
We design, own and operate
rental homes across the country.

OUR BUSINESS

8,941

Total rental homes

£73.6m

Net rental income

£3.1 bn

Market value of our portfolio

8,950

New PRS homes in the pipeline

108

23,500-

CURRENT AND FUTURE ASSET CLUSTERS

' Operational hubs

' Pipeline schemes
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Years of operation Customers

304 o
3

Employees FTSE4Good

Leading performance on ESG
(see page 39)

OUR TRANSITION TO PRS

Current portfolio (GAV)
(FY20)
o3 Residential
sales
profit R
Net
e rental 54%
income
Future portfolio (GAV)
(post-pipeline completion)
8% Residential
sales
22% proﬁt 25%
Net
rental 75%

income

Regulated PRS



Private Rental Homes
PRIVATE RENTED SECTOR (‘PRS’) PORTFOLIO

We have thousands of private rental homes
across the country, and a further 8,950 in our
pipeline. Our homes are well located and
rented at reasonable prices (‘mid-market’).

We have a broad mix of property types to suit all lifestyles and
circumstances; from modern apartments to suburban houses
in a variety of styles. Unlike many landlords, we manage our
properties in-house. Our new buildings are built to the highest
standards and specification. They are designed to meet the
needs of renters today and tomorrow, with leading technologies
including superfast WiFi connections, and a range of indoor
and outdoor amenity spaces for residents to enjoy.

We are also developing thousands of new professionally
managed rental homes in cities across the UK to meet the
demand for high quality homes and help alleviate the severe
housing shortage the country is facing.
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- launched in 2020 and offering
139 new rental homes in the heart
- of Milton Keynes. Residents enjoy

& 2 range of amenities, including
Bl several outdoor terraces and
I courtyards, excellent transport
B links, as well as great shopping and
W restaurants right on their doorstep.

Solstice Apartments, Milton Keynes

Millet Place, East London - part

. of a new gateway to the Thames

§ Barrier Park, Millet Place offers

. 236 new homes, 82 of which are

affordable. Residents enjoy spacious

balconies, shared outdoor terraces

and park and river views. Adjacent to
Pontoon Dock DLR station, residents

k are well connected to central London

and beyond.

97

average rent collection

5.2%

average gross yield

Regulated Tenancy Homes
REGULATED PORTFOLIO

We own and manage 2,494 regulated
tenancy homes across the UK.

Regulated tenancies are historic tenancy agreements that were created
before 1989, where the tenant has the right to reside for life. Rents are
set at levels below the open market by independent local rent officers
from the Valuation Office Agency.

These properties range in style and, by their nature, are older properties
that were built before 1989.

Many of our customers in this portfolio are older, having enjoyed living
in their homes for many decades.

When these properties are vacated the rent restrictions are lifted

and there is typically an 18-20% uplift in value. In the majority of cases
we sell these properties on vacancy and reinvest the proceeds into
new modern rental homes (our PRS portfolio). On average, 6-7%

of regulated tenancy properties are vacated each year.

annualised like-for-like
rental growth

34

months - average
customer length of stay

+2.5%

2.6%

average gross yield

+4.6%

annualised rental growth

74

average age of regulated
tenancy residents

6.4+

annualised vacancy rate



CHAIRMAN’S STATEMENT

Delivering for all
our stakeholders in
unprecedented times

Dear Shareholders,

Grainger has delivered another
year of strong performance and
significant growth, demonstrating
good progress and proving its
resilience against a backdrop

of economic uncertainty.

In February the Company raised additional
funds from its Shareholders to fund faster
growth. The equity raise was a great success
and | would like to thank our Shareholders
for their support. As a result we entered this
period of significant uncertainty with a very
strong balance sheet, strong operating
metrics and consequently we have
continued to deliver for all our stakeholders.

As we approached lockdown in March the
management team were taking significant
action to ensure the safety of our employees
and customers. Based on a robust analysis
of the risks the business faced the Board
took the decision to continue to support
the growth strategy and the dividend
policy agreed.

Throughout this period the Company
chose not to use any of the Government’s
support schemes, it moved most of its
people to working at home and started to
deploy some of its technology investments
to help deliver ‘virtually’. The Board would
like to thank all of our people, right across
the Company, who rose to the challenge
of working in this new way.

Being a landlord brings with it great
responsibility, which is why health and safety
has always been the highest priority for
Grainger. The Board remains committed
to best in class health and safety standards
through the enhanced Live.Safe programme
and is pleased that the Housing Minister
and the Secretary of State have singled out
Grainger for its work in leading the way on
building design in relation to fire safety.

Last year the Board signed off on an
ambitious set of long-term Environmental,
Social and Governance commitments,

—

and I'm pleased to say good progress
has been made on a number of these.
From a portfolio-wide study of the social
value created by Grainger’s buildings to
the completion of a renewable energy
procurement project and the integration
of sustainability considerations into
investment decision-making, ESGis
firmly embedded across our business.

Grainger also recently joined members
from Green Building Councils across
the world in signing up to the Net Zero
Carbon Buildings Commitment, which
requires all buildings within our direct
control to operate at net zero carbon
by 2030.

The Board remains committed to having
adiverse and inclusive organisation and
we are pleased with the progress made
this year with the establishment of
Grainger’s first Diversity & Inclusion
network, which is already very active.

This year an external review of the
Board’s effectiveness was carried out
and while there were a number of
helpful recommendations which are
summarised at page 67, the conclusion
of the review was that the Board is
effective in the way that it works.

4 GRAINGER PLC ANNUAL REPORT AND ACCOUNTS 2020

f“"””\‘

In October 2020 Vanessa Simms our
CFO announced her intention to leave
Grainger to take up a new role elsewhere
next year. We are sorry to see Vanessa
go and the Board would like to thank

her for the tremendous contribution she
has made to Grainger over the last four
and a half years. We wish her wellin

her new role.

Following on from strong rental growth
and a solid overall performance, I am
pleased to announce a proposed final
dividend of 3.64p per share. This equates
to a total dividend for the year of 5.47p
per share, a 5% increase on a per share
basis compared to the prior year.

As we look ahead to 2021 and beyond,
the business is well positioned. The
foundations are solid, and the progress
made this year will stand Grainger in
good stead for the months and years
ahead. Our pipeline will deliver a further
8,950 new high-quality homes and

we will continue to build vibrant
communities across the UK.

Mark Clare
Chairman

18 November 2020



CHIEF EXECUTIVE’S STATEMENT
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A good home
has never been
so Important

This year more than ever | am pleased

to report that your Company has had an
unrelenting focus on providing good, safe homes
and great customer service, as our residents have
spent more time at home and we have been
committed to serving them well. Grainger has
proved resilient in the face of challenging times
for many businesses and we have continued Like-for-like rental growth  EPRA NTA
to invest, grow and improve.

Net rental income Loan to value

Adjusted earnings Total property return

Profit before tax IFRS net assets

Dividend per share EPRA NDV

* Additional information and
definitions for all KPIs is included
on pages 16 and 17.



CHIEF EXECUTIVE’S STATEMENT CONTINUED

+16%

Net rental income growth

+3.0%

Like-for-like rental growth

974

Average rent collection

We have delivered a strong set of results
and now have recurring net rental income
at double that at the start of our strategy
less than five years ago. Whilst our
regulated tenancy business is now a
smaller part of our business, we delivered
sales profit in line with previous years.

In the first half of the financial year, against a
backdrop of political uncertainty, we pushed
forward with our strategy for growth. We
progressed the lease-up of our regional scheme
at Brook Place in Sheffield which launched

in September 2019. We launched Solstice
Apartments in Milton Keynes in February 2020,
followed by our scheme Millet Place at Pontoon
Dock in July which'is a joint venture with Local
Pensions Partnership. In total, we successfully
delivered 612 new homes this year.

We have delivered strong growth and our net
rental income is up 16%. Our portfolio has proved
resilient, with rent collection between 95-99%,
which is considerably higher than the commercial
real estate sectors. Like-for-like rental growth at
3.0% is lower than last year (FY19: 3.6%) but
reflects the increased number of renewals at 2.5%
as we have been focused on retaining customers.
Our average occupancy was 95%.

The private rental market generally has seen
higher levels of churn and pressure on rents and
we have outperformed due to the quality of our
assets, our mid-market position and importantly,

the quality of our people and operating platform.

Our sales are broadly in line with last year.

This is a good result bearing in mind the impact
of election uncertainty and Brexit in the first
half, and the Covid-19 pandemic and the closure
of estate agents for a large part of the second
half of our financial year.

“Our plans will see
Grainger’s portfolio
of rental homes
double again in the
next five years.”

HELEN GORDON
CHIEF EXECUTIVE
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Our sales team were creative and innovative
during this time, establishing direct listings on
Rightmove for properties and virtual and socially
distanced viewings. It is important to point out
that our sales are of older, vacant properties
and therefore even at the height of the Covid-19
lockdown we were able to organise safe viewings
and continue with sales.

67% of our sales profit this year was delivered
in the second half of the financial year during
the Covid-19 lockdown, evidencing that our
sales have once again proved to be resilient
even in challenging times.

A pipeline for growth

In total, our existing PRS portfolio is valued at
£1,696m, our secured pipeline is £1,085m and

we have a further £429m in planning and legals,
with our Transport for London (‘TfL) joint venture
representing a further potential value of £600m.
Our plans will see Grainger’s portfolio of PRS
homes double again in the next five years.

We have focused on regional high-performing
cities. We were successful in securing schemes

in Guildford, Birmingham, Cardiff and Nottingham.
We also added to our London portfolio in
Waterloo and in Canning Town to complement
our Argo Apartments scheme, adding a total

of 1,475 new homes to our pipeline for growth.

This exciting pipeline of new schemes was the
foundation for an equity raise in February this year
and this, together with our strong operational cash
flows and careful management of cost, meant we
went into the Covid-19 pandemic and lockdown
with a strong and resilient balance sheet, the
details of which you can find in the financial review.

Both quantity and quality of our pipeline for growth
has improved. Recent events have not slowed our
appetite for growth and we have continued to
focus on acquisitions in our target cities. During this
time we have also continued to secure planning
permissions for 784 new homes for our schemes in
joint venture with the London Borough of Lewisham
at Besson Street, and our joint venture with TfL
at Southall and our Waterloo project redeveloping
part of our current estate. We worked with local
authorities to progress our schemes through the
planning process using remote, online planning
committee meetings.

We remain disciplined in assessing the future
desirability of our homes in terms of specification,
geography and scale and have undertaken over
£67m of asset recycling, making the most of the
resilience in investment values of the private
rented sector market during this time.

We will continue to be rigorous in the analysis
of our existing portfolio and new opportunities
to ensure that we maintain the best quality
portfolio to deliver enhanced Shareholder
returns and good long-term rental homes.



The strength of our people

The Grainger team has been remarkable during
this year, demonstrating their enthusiasm for
improving the way we care for our customers and
homes. We have found new ways of working and
harnessed new technology. As the Government
was asking everyone to work from home where
possible, the Grainger team responded with

a clear strategy to innovate, communicate

and improve the business during the

Covid-19 lockdown.

In our innovation we found new ways of working.
Harnessing our investment in technology meant
that with the exception of cleaning, security and
maintenance employees, as a business we went to
100% home-working in just three days, returning
safely to the offices gradually from May. We used
technology to organise sales and lettings and
customer service. We communicated more

with our customers and set up a ‘buddy system’
through our Resident Services team to establish
how our customers were coping with the Covid-19
lockdown and whether we could do anything to
support them. We also communicated with our
suppliers, developers and contractors to ensure
that their businesses were resilient.

In the first half of the year we undertook a
comprehensive review of best practice with

our Resident Services teams and reworked over
300 separate activities which deliver excellent
service to our customers. This was subsequently
turned into an induction, training and continuous
improvement manual and will be used to ensure
consistently high standards as this business
continues to grow.

I am proud of the level of support and
engagement the Grainger team has shown
this year. Internally, our employee engagement
has improved across all areas of the business
with scores on “giving something back”

being particularly high.

This is one of the reasons we devised
our Community Engagement plan
which I describe later.

We have also used this year to refresh the Grainger
values. Following extensive internal consultation
we have evolved our values to ensure they align
with the business we are today and that they
represent all of our stakeholders.

Our new values: » People at the heart;

» Every home matters;  Leading the way; and

» Exceeding expectations, demonstrate our
commitment to being a best in class landlord,
employer and partner, whilst also reaffirming our
ambitions to lead the UK private rented sector.

The Grainger team is leading the way in a new
market. Our business model is designed to benefit
from collaboration. Our leadership team in this
relatively new sector is supported by our innovation
and creativity, and the collaboration between
Grainger’s in-house specialists is essential. It was
for this reason that we started a detailed return
to office planning at the end of April this year to
make our offices Covid secure and available for
employees from the end of May. The majority of
our teams in London, Newcastle and Manchester
started working on a rota basis from late July.

Our commitment to continue to invest in our
workforce meant that we invested in several
areas of their personal development. The Grainger
Academy, which provides online and face to face
learning, launched several new modules enabling
anyone with spare capacity during the Covid-19
lockdown to spend time investing in their own
personal development. We switched our Flexible
Manager programme online and launched a new
initiative which flows from our talent management
activities to invest in young leaders of the future
in the business.

We continued to recruit into important roles
during this time including our Chief Information
Officer, our Head of Operations and Onboarding,
our Head of Health and Safety, our Head of
Research and our Head of Procurement. | make
no apology for sharing with you a lot of detail
about the quality and commitments and
investment in the Grainger team. Their activities
have and will continue to provide better customer
service and enhanced returns for Shareholders.

Our new values

People at
the heart

Every home
matters

Leading
the way

Exceeding
expectations

140d3d 21931VdlS




CHIEF EXECUTIVE’S STATEMENT CONTINUED

“The business
successfully withstood
these testing times
and did not furlough
any employees nor did
we seek Government

support.”

Weavers Yard, Newbury

Covid-19

The second half of our financial year has
been dominated by the Covid-19 pandemic.

The business successfully withstood these testing
times and we did not furlough any employees
nor did we seek any Government support, and
we continue to pay a dividend. Shareholders

were justifiably requesting more insight and
understanding of the impact of Covid-19 on

our business and we increased Shareholder
engagement and moved both our half year
presentation and our capital markets update to
online presentations. We also undertook almost
double the number of Shareholder meetings.

Our strategy to concentrate on strong recurring
income from one of the most utilised real estate
sectors and our strategy to concentrate on the
mid-market has proved resilient as it protected
Shareholder value.

As we went into the Covid-19 lockdown, we
made considerable investment in responding to
Government requests to evaluate how the various
Government initiatives could help our residents.

Our rent collection and customer collection teams
were able to guide residents through the help
available. We wrote to our customers asking them
to make contact if they had any financial worries
or queries. Whilst this was an additional burden
for the teams, it did ensure that we could help our
vulnerable residents and we have maintained rent
collections at above 95% since March with our
September rent collection at 99%.

All of our development and contracting partners
responded quickly to new forms of working to
create a Covid secure environment, enabling
the construction teams to continue.

Delays have been held to a minimum on all but
two schemes, where we delayed start on site
in order to avoid starting the schemes at the
height of the lockdown.
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Our exciting
pipeline of new
schemes will deliver
thousands of new
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Government

Grainger’s leadership in the private rented
sector, as well as my role as President of
the British Property Federation (July 2019
to July 2020), enabled us increased access
and engagement with Government at a time
when they were concerned about the ability
of renters to pay rent. The Government held
meetings with us to discuss our concerns
about increased support for renters, the
ban on evictions and remedies for anti-
social behaviour.

Our country’s undersupply of good quality
housing has been a key concern of governments
over the last 25 years. Grainger’s contribution

to solving this problem by developing a high-
quality, professionalised private rented sector
has led to high levels of government engagement.

In the first half we saw a change of government
and a new team at the Ministry for Housing,
Communities and Local Government (‘(MHCLG).
We engaged with them on many aspects of
Government policy. In addition to the Covid-19
response and supporting renters, we discussed
topics such as health and safety, regulatory
reform, the planning white paper and the impact
of rent controls on the investment market.

Whilst some European countries advocate
rent control, in March the Secretary of State
wrote to the Mayor of London setting out
his reasoning why he would not support rent
control and the detrimental impact it would
have on investment in the housing market.

The Government also acknowledged
our leadership in health and safety in
the design of new homes.



Health and safety

Grainger is the market leader with the largest
operational PRS portfolio in the UK and we

are determined that leadership should include
a leadership in health and safety matters. It is
essential that all Grainger residents feel safe

in their home and all Grainger employees feel
safe in their workplaces. Live.Safe is our internal
health and safety cultural change programme
which was launched in March 2019. This year
we updated this to Live.Safe 2.0.

We commissioned an independent safety
survey across the business in February and
again in August and can see improvements
across the whole business. We can also
benchmark ourselves against other industries
and real estate companies and we exceed

our benchmark in six out of eight factors. Our
commitment is strong to improving this further.
We are harnessing technology to support our
inspection, analysis, controls and compliance.

I am proud that the Housing Minister and
Secretary of State have singled out Grainger
for its work in leading the way on building
design in relation to fire safety.

The investment we have made into health
and safety in our new build projects will future-
proof our homes; and our programme

of improvements to our older schemes is
underway, supported by a dedicated team.

Environmental

Future-proofing our portfolio and protecting the
environment is at the heart of our bold move to
achieve net zero carbon operation in our buildings
by 2030. This means we will improve our portfolio,
harness new technologies and commission
greener buildings.

Brook Place, Sheffield

The Company has taken major steps forward
this year as we joined the UK Green Building
Council and our Board approved our pathway
to 2030. More details on our work can be
found on page 40.

Our commitment to community engagement
has also improved during the year. We undertook
a comprehensive review of not only how we
support and engage the communities in our
buildings, but also in the wider communities.
The whole business created a community
blueprint of best practice for community
engagement from the design and planning of
our buildings through to settling our residents
into the community and the powerful impact
that can have on people’s perceptions of home
and citizenship.

Concluding remarks

We have a strong business in a resilient sector.
The PRS market is forecast to continue to grow
significantly, and, as a market leader with a
secured pipeline of over £1bn, we are particularly
well placed for the future. Our continued growth
this year despite the challenging conditions of
Covid-19 pandemic proves the strengths of our

strategy, operating platform and business model.

By continuing to provide exceptional homes and
exceptional service, we look forward to serving
more customers and communities as well as
providing growing returns for our Shareholders.

I would like to thank all the Grainger team for
their outstanding effort in delivering this year’s
strong performance.

Helen Gordon
Chief Executive

18 November 2020

Future-proofing our
portfolio and protecting
the environment is at
the heart of our bold
move to achieve net
zero carbon operation
of our buildings by 2030.
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INVESTMENT CASE

Why our investment
case Is strong

The market leader in
a compelling sector

By investing in the UK private rented
sector, we aim to deliver superior
Shareholder returns that are both
long-term and resilient. We are directly
investing in the best assets in the best
locations using in-house proprietary
research, and leveraging our leading
operating platform enables us to
outperform the market.

i i
Grainger’s
operational
strength

» Experienced operational team
Managing our properties and
supporting our customers

e Enabled by technology
Supporting our teams and
customers via our CONNECT
platform

 Quality of offering
High quality homes and
continuously improving our offer

e Integrated model
Resident Services teams managing
homes and supporting customers

Sector resilience

s: i
il!
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investment
strength

» Balance sheet strength
Balanced and flexible
funding structure

¢ Investment underwriting
Disciplined, research
based approach

o Mid-market pricing

* Geographically diverse portfolio
London and regional customers

¢ Investing in areas of
deepest demand

» Growing rental demand set to continue and accelerate

+ Demand proven resilient through cycles

 Structural undersupply supports long term performance

 Stretched home ownership affordability supports rental

demand further

« Diversified, large customer base a significantly lower risk
profile to other property asset classes

 Limited competition provides a significant market opportunity
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“I' was a tenant with Grainger in two properties
over six years in London and could not fault their
service. Quick to respond to any issue, fair with
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any rent increase and all-round professional

in their dealings. Would highly recommend

ROSS, FORMER GRAINGER RESIDENT (ONLINE REVIEW)

Strong financial
position

We are in a strong position financially. We are well-capitalised
and we employ strict cost management discipline, with a low
cost of debt, strong balance sheet and high liquidity. This will
provide us with significant operational leverage as we grow
the business.

£650m

committed headroom available

33.4%

loan to value

6.6 years

average debt maturity (incl. extension options)

Our
partnerships

Grainger is a good partner. Partnerships with public sector
organisations enable us to help bring forward land in public
ownership to deliver much-needed homes, and to create
long-term income for our public sector partners that can
be reinvested into public services.

This year we made great progress on schemes we are delivering
in partnership - launching Millet Place in partnership with the
Local Pension Partnership, and breaking ground in Newbury
with West Berkshire Council and Network Rail. We also secured
planning committee approval for our Besson Street scheme
with the London Borough of Lewisham, and submitted four
planning applications for Connected Living London, our joint
venture partnership with TfL.

In September 2020, we reached our first milestone with TfL,
securing planning committee approval for 460 new homes
in Southall.

|H

Exceeding
expectations

We believe that great service can truly differentiate Grainger.
Our market-leading in-house operating platform sets us apart.
We know that happy residents stay longer and we know that
delivering a great home and an excellent, hassle-free
experience makes our residents happy.

8in10

residents “really like” their Grainger home

89

of all online reviews were 5 star this year

34 months

average PRS customer length of stay

A responsible
business

Grainger has always had a strong social purpose and we take
our commitment to deliver value for all of our stakeholders
seriously. Last year we introduced our four long-term ESG
commitments, which focus our attention on areas of material
importance to our business - committing to net zero carbon
for the operation of our buildings by 2030, integrating ESG
into investment decisions, delivering social value for our
customers and communities, and enhancing the diversity

of our workforce.

We are progressing well against these commitments, with
highlights from this year including developing our blueprint
for best practice community engagement (see page 42)
and signing up to the World Green Building Council’s Net
Zero Carbon Buildings Commitment (see page 40). Our ESG
disclosure and performance continues to be recognised
through a number of third-party benchmarks.
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MARKETPLACE

What is driving growth
INn our marketplace?

12

UK PRS continues to grow

The UK has an increasing need for high-quality housing. The supply-
demand imbalance within the UK private rented sector provides
Grainger with an excellent market opportunity to help meet the
growing need for well located, quality, professionally managed homes.

Growing demand

Demand for renting in the UK has been steadily
increasing for the past decade, now representing
one in five households, and this trend is set to
continue as more and more people choose to
rent for longer, appreciating the flexibility and
lifestyle benefits that renting provides.

What this means for Grainger...

With more people choosing to rent, and renting
for longer, there is a greatly increased need for
more rental homes. With this comes greater
expectations from renters and a growing
demand for good-quality rental homes

and high standards of service.

Grainger is perfectly placed to help meet
these growing demands, through our large
pipeline and leading operating platform.

PRS households increased by 124% since 2000

(Millions)
5.0

4.5
4.0
35
3.0
25
2.0
1.5
1.0

0.5

Source: English Housing Survey
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Under-supply of homes

Official estimates suggest that there is

a chronic under-supply of housing across
the UK with demand far outstripping
supply across all housing tenures.

Meanwhile, existing rental supply is reducing
as buy-to-let landlords continue to exit the
market, and with new housing delivery levels
falling significantly behind demand, the
supply shortfall is exacerbated.

What this means for Grainger...

Grainger is helping alleviate the housing crisis
in the UK by creating a significant number
of new homes through its growth plans.

The structural under-supply of housing underpins
pricing, both capital values and rental yields.

Homebuilding falling short
of Government target

(31:)(;05) 300,000 Government target
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Reducing competition from
individual private landlords

The UK rental market has historically been
dominated by individual private landlords
(often known as buy-to-let investors).

According to Savills, Build to Rent accounts
for just 1% of all private rented homes in the
UK, compared to 45% in the US and 35%

in Germany.

Whilst demand for renting is increasing,

in recent years, the number of individual
private landlords has continued to decrease.
Tax and legislative changes have significantly
disincentivised smaller private landlords with
many leaving the market, putting further
pressure on rental housing supply.

What this means for Grainger...

With individual private landlords exiting

the market and the supply of rental homes
decreasing, the need for new supply is
exacerbated. Grainger’s pipeline supports
the delivery of this much-needed new supply.

With competition from private landlords
reducing, our lease-up and occupancy rates
are likely to further benefit.

% of total GB property sales to buy-to-let
landlords shrinking

17%
16%

14%

13% 13%
12%

9%

2014 2015 2016 2017 2018 2019  Q1-Q3
2020

Source: Hamptons International

We believe in creating
thriving communities
and building places
people are proud

to call their home.

Government support

There remains broad agreement across the political
spectrum that the UK needs more homes, and
more homes for rent. Recognising the challenges
today’s renters can face, there is also growing
Government support for a more professionalised
private rental sector within the UK.

Whilst legislative and regulatory changes are
serving to deter smaller private landlords, the
Government has put in place a number of changes
to policies and the planning system to encourage
large-scale delivery of professionally managed
PRS homes and moved swiftly to reject proposals
such as rental controls, which would have had a
detrimental impact on investment and supply

into the sector.

What this means for Grainger...

The growing professionalisation within the
rental sector provides Grainger with significant
positive tailwinds.

Our market leading position and depth of
experience and expertise enables us to work

with other bodies to influence and contribute to
political debates, supporting the drive for positive
legislative change for the benefit of the sector.

Our focus on mid-market housing, with rents
aligned to local incomes, is welcomed politically.
Our focus on communities and customer service
meets the political demands for higher standards
in the rental market, and our longer-term tenancies
go beyond political expectations.

Significant growth in 25-54 age brackets

1,250
1,000
+84%
750 @
+48%
500
65+

16-24 25-34 35-44 45-54 55-64

(Households, 000s)
1,500

250

Source: English Housing Survey 08/09 M 18/19
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BUSINESS MODEL

Our fully integrated business model
and operating platform sets us apart
from our competitors

Our inputs }

®

Our people

People are at the heart of everything we
do. With a real diversity of skills across
the business our people are passionate
about quality, service and making
areal difference for our residents.

@ Read more pages 34 to 35

o

Ouir relationships

Building relationships with our residents,
suppliers and partners to deliver long-
term, sustainable value.

@ Read more pages 58 to 61

Our outputs

Shareholders

Dividend per share

5.47

EPRA NTA

285 ppS

o

Technology

Leading the way with technology,
supporting our sustainable growth and
enhancing the customer experience.

@ Read more page 28

Our properties

8,941

well located homes

@ Read more pages 2, 3 and 32

Stakeholders

Customers

34 months

average length of stay
(PRS customers)

Partners

c.7,750

homes being delivered
through partnerships

@ Read more on our performance pages 16 to 18

©

Intellectual capital

Driven by in-house research we have
a wealth of expertise and knowledge
providing competitive advantage.

@ Read more pages 25 to 33

O

Financial capital

Efficient capital structure, strong balance
sheet and our rigorous investment process
ensures sustainable returns.

@ Read more pages 19 to 24

Communities

200-

in-person and virtual resident
and community events

Employees

92+

of employees participated
in Grainger led training

<
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How we create value

Our fully integrated business model and operating platform ensures
we are investing in and designing the best possible assets and providing
great service. It enables us to deliver market leading, sustainable returns

for our Shareholders, and a positive impact for all stakeholders.
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KEY PERFORMANCE INDICATORS

Link to strategy

o Grow rents

@ Simplify and focus ° Build on our experience

Driving Income returns

Our key performance indicators (‘KPIs’) are aligned to the business strategy. These measures
are used by the Board and senior management to actively monitor business performance.

Net rental income

(Em)
73.6
63.5
43.8
0 o
S S
o~ o~
KPI definition

Gross rental income
after deducting property
operating expenses.

Comment

Increase of 16% delivered,
including £12.0m from
PRS investment and £1.5m
rental growth, offset by
£3.4m impact of disposals.

Link to strategy

o

Notes

See Note 6 to the
financial statements.

PRS rental growth
(%)
3.4
3.0
2.5
(o0 (o))
I

Like-for-like average
growth of rents across
our PRS portfolio.

2.5% like-for-like growth
in our PRS rental income
achieved in challenging
market conditions with
positive growth across
all regions.

o

See Glossary on page
167 for definition and
calculation basis.

Property operating
cost (gross to net) (%)

26.0 261 259

2018
2019

Property operating costs
expressed as a percentage
of gross rental income.

Improved gross to net
performance demonstrating
strong operational efficiency
in our portfolio as we
continue to stabilise

new openings.

000

See Note 6 to the
financial statements.
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Adjusted earnings

(£m)
94.0
82.5 81.8
= 2
o o
o~ o

Profit before tax, valuation
movements on investment
assets and derivatives, and
other adjustments, that
are one-off in nature, which
do not form part of the
normal on-going revenue
or costs of the business.

Marginal reduction with
theincrease in net rental
income offset by lower
development for sale
profits as we continue to
transition our business to
recurring revenue streams.

000

See Note 3 to the financial
statements for explanation
and for reconciliation to
statutory measures.

Profit before tax

(£m)
131.3
110.8
100.7
0 o
S >
o o~

Profit before taxis a
statutory IFRS measure
as presented in the
Group’s consolidated
income statement.

Reduction in profit
before tax reflects lower
valuation gainsina
challenging market.

000

See consolidated
Group income statement
on page 104.



Building our capital returns

The following KPIs focus on Grainger’s strategic priority to increase overall income returns and improve
the resilience and efficiency of the business model which will support increasing dividend distributions.

We are continuing to transition the income profile towards recurring net rental income and reduce
reliance on profit from sales.

EPRA NTA
(pence)

274 278 285

2018
2019

KPI definition

EPRA NTA (Net Tangible
Assets) is the market value
of property assets, after
deducting deferred tax

on trading assets, and
excluding intangible
assets and derivatives.

Comment

3% growth in FY20
reflecting a strong trading
and resilient valuation
performance with a
challenging property
market backdrop.

Link to strategy

o

Notes

See Note 4 to the
financial statements for
reconciliation to statutory
measures and EPRA
performance measures
from page 160.

EPRA NDV
(pence)

270 272 276

2018
2019

EPRANDV (Net Disposal
Value) is EPRA NTA after
deducting deferred tax
on investment property
revaluations and including
market value adjustments
of debt and derivatives.

4p growth in the year
impacted by adverse mark
to market movements

in fixed rate debt and
derivatives which

reduced the measure

by 3p per share.

o

Previously known as EPRA
NNNAV. See Note 4 to the
financial statements for
reconciliation to statutory
measures and EPRA
performance measures
from page 160.

Total Property
Return (‘TPR’) (%)

6.0

5.4
5.0

2018
2019

TPRis the change in

gross asset value, (net

of capital expenditure),
plus net income, expressed
as a percentage of opening
gross asset value.

Returns of 5.4% in FY20
demonstrating resilient
overall returns from
our property portfolio.

000

See Alternative
Performance Measures

on page 165 for calculation.

Loan to value

(‘LTV?) (%)
371 371
33.4
00 o
S 1)
o~ o~
Ratio of net debt to

the market value
of properties on a
consolidated Group basis.

Following the successful
equity raise, LTV reduced
t0 33.4%.

Q0

See Alternative
Performance Measures
on page 165 for calculation.
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Cost of debt
(average) (%)

3.4
32 3,
= 2
o o
o~ o~
Average cost of debt for

the year including costs
and commitment fees.

Average cost of debt at
3.1% following refinancing
activity as we lock into
favourable rates for longer
term with average debt
maturity now at 6.6 years.

Q.

See Note 27 to the
financial statements

for further detail regarding
capital risk management.
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KEY PERFORMANCE INDICATORS CONTINUED

Link to strategy

o Grow rents

Non-financial KPIs

The following metrics capture the non-financial performance of our business. Refer to People, Resources
and Relationships (pages 34 to 36) and Sustainability (pages 38 to 43) for further information.

o R
24

OUR CUSTOMERS
AND COMMUNITIES

We believe creating thriving communities
helps attract and retain customers, and
this year we developed a blueprint for
best practice community engagement.

Our investment in customer service
training and processes, supported by
our digital platform delivers continued
improvements in customer feedback.

34 months

average length of stay
of our PRS customers

89

of online reviews received
this year had a 5* rating

200

resident and community events

Link to strategy

000

OUR PEOPLE

Positive employee engagement underpins
the successful delivery of our strategy and
our strong financial performance.

This year our engagement approach
played a key role in supporting business
resilience during Covid-19.

80«

response rate to our employee
engagement survey

94,

of eligible employees
are Shareholders

93%

retention rate

Link to strategy

000
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@ Simplify and focus o Build on our experience

OUR IMPACT ON
THE ENVIRONMENT

Aligned to our goal of protecting the
long-term future of our business, we are
committed to monitoring and managing
our impact on the environment and
achieving our commitment to the net
zero carbon operation of our buildings.

1 ) 22 1 tonnes of CO.e

our carbon footprint
(market-based methodology)

-27%

change in market-based
carbon emissions

80%

EPC ratings ‘C’ and above
(for PRS properties)

Link to strategy

000
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Enhancing performance
through our in-house
operating platform

FY20 has been another year of good performance,
benefiting from our strategic transition into the
Private Rented Sector (PRS) and the strength of
our in-house operating platform. Our business has
performed well and proven resilient in a challenging
market given the uncertainty from Brexit, a UK
general election and the impact of the Covid-19
lockdown. Our performance has a greater alignment
to the performance fundamentals of PRS which
remain strong and are underpinned by an on-going
undersupply of housing.

+1 6%

Net rental income growth

285

EPRA NTA per share

5.4

Total property return
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FINANCIAL REVIEW CONTINUED

“Our balance sheet
is strong with good
liquidity to support
our growth strategy.”

Financial highlights

Income return FY19 FY20 Change
Rental growth (like-for-like) 3.6% 3.0% (69) bps
Net rental income (Note 6) £63.5m £73.6m +16%
Adjusted earnings (Note 3) £82.5m £81.8m M%
Profit before tax (Note 3) £131.3m £110.8m (16)%
Earnings per share (diluted) (Note 15) 19.8p 14.2p (28)%
Adjusted EPRA earnings (Note 4) £28.8m £26.1m 9)%
Dividend per share (Note 14) 5.19p 5.47p +5%
Capital return FY19 FY20 Change
EPRA NTA per share (Note 4) 278p 285p +3%
Net debt £1,097m £1,032m (6)%
Group LTV (Note 27) 371% 33.4% (371) bps
Cost of debt (average) 3.2% 3.1% (12) bps
Reversionary surplus £302m £301m 0)%
Total Property Return 5.0% 5.4% 40 bps
Total Accounting Return (NTA basis) (Note 4) 3.7% 3.6% (16) bps

We continue to increase our proportion of
earnings generated from net rental income.
During the year we increased net rents by 16%
further increasing the reliance on recurring rental
income. We have also continued to sell well, with
sales in line with the prior year. This performance
has been driven by the strength of our in-house
operating platform, our mid-market strategy,
and the strength of our balance sheet.

Our balance sheet is strong with good liquidity
to support our growth strategy. We raised
£187m of equity in February and issued

a £350m bond in July with good support
from our investors and both offerings were
oversubscribed multiple times. With significant
headroom we are well placed to manage any
near-term economic uncertainty and take
advantage of the potential opportunities

that present themselves in our market.

The resilience of our business is reflected in
our ability to maintain our dividend policy and
we continue to distribute 50% of our net rental
income, and the proposed dividend for the
year is 5.47p per share.

20 GRAINGER PLC ANNUAL REPORT AND ACCOUNTS 2020

Income statement

We have continued to enhance the composition
of our earnings with a further increase in the
proportion of earnings derived from recurring
net rental income which now represents 54% of
our income. This transition is a key component of
our strategy and recurring net rental income will
grow further as our pipeline continues to deliver.
Our continued focus on driving cost efficiency
enables us to utilise the inherent operational
leverage in our business as we continue to
manage our costs and invest in technology

to further support this position.

Adjusted earnings decreased marginally

by 1% to £81.8m (FY19: £82.5m) with the
increase in net rental income offset by lower
development profits of £4.2m (FY19: £7.4m)
as we conclude our development for sale
activity and focus our development activity
on our PRS investment pipeline.



Income statement (£m) FY19 FY20 Change
Net rental income 63.5 73.6 +16%
Profit on sale of assets - residential 60.4 59.4 2)%
Profit on sale of assets - development 7.4 4.2 (43)%
CHARM income (Note 20) 55 5.1 (7)%
Management fees 4.4 3.5 (20)%
Overheads (28.0) (28.7) +2%
Pre-contract costs (0.6) (0.6) +0%
Joint ventures and associates 2.0 (0.7) (135)%
Net finance costs (32.1) (34.0) +6%
Adjusted earnings 82.5 81.8 (M%
Valuation movements 66.4 29.7 (55)%
Derivative movements (0.5) - (100)%
Other adjustments 17.1) (0.7) (96)%
Profit before tax 131.3 110.8 (16)%

Rental income

Net rental income increased by 16% to £73.6m
(FY19: £63.5m) with £12.0m delivered from PRS

investment and £1.5m from rental growth offset

by a reduction of £3.4m from asset disposals
as part of our asset recycling programme and
the natural vacancy in our regulated portfolio.
Our gross to net operating cost ratio continues
to improve as we grow the business, with our
stabilised portfolio at 25.0% (FY19: 25.2%)
and our overall ratio at 25.9% (FY19: 26.1%)
which includes our new developments.

Rental income

Despite the challenging market conditions,
our like-for-like rental growth remained resilient
at 3.0% (FY19: 3.6%) with 2.5% rental growth

in our PRS portfolio (FY19: 3.4%) and 4.6% in

our regulated tenancy portfolio (FY19: 4.4%),
with positive growth across all regions. Rent
collections have remained consistently high
at an average of 97% paid on time over the
year and 99% in the month of September,
demonstrating the strength of our in-house
operations and customer relationships.

(£Em)
80
15
12.0 E—
70
63.5
60
(3.4)
50
40
FY19 Disposals PRS Rental
Net rental investment growth

income

FY20
Net rental
income

+3.0%

Like-for-like rental growth
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FINANCIAL REVIEW CONTINUED

£63.6m

of sales profit

Sales price

2.0%

above valuation

67%

Sales profitin H2

Sales

Sales profits remained resilient despite the impact
on the wider housing market from Brexit, the
general election and the Covid-19 lockdown. We
delivered £63.6m of sales profit (FY19: £67.8m)
with the profit relating to residential sales broadly
in line with the prior year and a decrease in
development as we conclude our development
for sale activity. Our sales activity continues to
provide strong cash generation to fund further
investment in our PRS investment pipeline.

Residential sales

Our residential sales continued to deliver a strong
and consistent cash flow despite the challenges
of the market. Over the year we continued to sell
well with both volumes and pricing in line with
our expectation at the start of the year.

This strong performance was a result of the
actions we have taken to enable the sales
process to continue throughout the Covid-19
lockdown through selling vacant properties
safely, leveraging direct marketing, virtual
viewings and a reconfigured sales process

to ensure minimal disruption.

Vacant property sales remained robust
delivering £65.9m of revenue (FY19: £77.2m)
and £35.2m of profit (FY19: £38.8m). The
annualised vacancy rate within our regulated
tenancy portfolio was 6.4%. The prices achieved
were strong with the sales prices 2.0% ahead

of previous valuations on average and a sales
transaction velocity (keys to cash) of 120 days

(FY19: 111 days). This again demonstrates the
resilience of returns generated by our regulated
portfolio throughout the economic cycle. Sales of
tenanted and other properties delivered £72.8m
of revenue (FY19: £97.3m) and £24.2m of profit
(FY19: £21.6m).

Development activity

Development for sale activity generated £4.2m
of profit, 43% below the prior year (FY19: £7.4m)
as we shift our development focus to our PRS
investment assets where gains are accounted
for through the balance sheet.

Overheads

Maintaining an efficient operating platformis a
key business objective with an inflationary increase
in FY20 to £28.7m (FY19: £28.0m). Despite a
significant increase in the size of our business over
recent years our overheads are positioned for
growth and have remained flat as the benefits

of scale feed directly into increased earnings.

Joint ventures

Income from joint ventures and associates
decreased to £(0.7)m loss (FY19: £2.0m profit)
which reflects our share of pre-planning costs
in the development phases, whilst the prior
year benefited from three months of profit
from GRIP, our co-investment vehicle with
APG, prior to our acquisition.

Profit before tax is below the previous year
as aresult of lower levels of valuation uplift
on our investment assets.

FY19 FY20
Sales (£m) Revenue Profit Revenue Profit
Residential sales on vacancy 772 38.8 65.9 35.2
Tenanted and other sales 97.3 21.6 72.8 24.2
Residential sales total 174.5 60.4 138.7 59.4
Development activity 18.6 7.4 5.4 4.2
Overall sales 1931 67.8 1441 63.6
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Balance sheet

Our balance sheet is in a strong position with significant headroom to support the further growth
in our PRS portfolio. Our PRS portfolio now makes up 63% of our overall asset base with this
proportion set to grow as our pipeline continues to deliver.

Market value balance sheet (Em) FY19 FY20
Residential - PRS 1,526 1,624
Residential - regulated tenancies 1,017 968
Residential - mortgages (CHARM) 76 73
Forward Funded - PRS work in progress 160 231
Development work in progress 120 147
Investment in JVs/associates 33 42
Total investments 2,932 3,085
Net debt (1,097) (1,032)
Other liabilities (14) -
EPRA NRV 1,821 2,053
Deferred and contingent tax — trading assets (102) (109)
Exclude: intangible assets an (23)
EPRA NTA 1,708 1,921
Add back: intangible assets 11 23
Deferred and contingent tax — investment assets (19) (24)
Fair value of fixed rate debt and derivatives (34) (57)
EPRA NDV 1,666 1,863
EPRA NRV pence per share 297 304
EPRA NTA pence per share 278 285
EPRA NDV pence per share 272 276
Reversionary surplus (excluded from NAV - £m) 302 301
Reversionary surplus (pence per share) 49 45

The EPRA NAV measures exclude the reversionary surplus in our portfolio which stands at £30Tm.
This represents the difference between the market value of our assets used in our balance sheet
and the value we could realise if they became vacant.

EPRA Net Tangible Assets (NTA) is the most relevant NAV measure for our business as it reflects the tax
that will crystallise on our trading portfolio, whilst excluding the mark to market movements on fixed
rate debt and derivatives which are unlikely to be realised. The table below shows how EPRA NTA has
grown during the year.

EPRA NTA movement
(Pence per share)

10
300
12
290 (8)
(3) 2 285
I
(5) o)
280 278

270

260
EPRANTA Adjusted Valuations Disposals ~ Tax (current, Dividends Intangible Equity EPRANTA

at 30 Sept earnings (trading & (trading deferred & assets raise at 30 Sept
2019 investment assets) contingent) 2020
property)
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“EPRA NTA increased
by 3% during the year
to 285p per share.”
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FINANCIAL REVIEW CONTINUED

33.4%

Loan to Value

£650m

headroom

3.1«

cost of debt

EPRA NTA increased by 3% during the year

to 285p per share (FY19: 278p per share).

The growth has been delivered through 10pps
valuation growth, 4pps increase through earnings
and sales profits above the market valuation,
offset by tax and dividend payments. The
investment in our CONNECT technology
platform is excluded from EPRA NTA.

Property portfolio performance

Our portfolio delivered valuation growth of
3.1% despite the uncertain market backdrop.
Our stabilised PRS portfolio increased by 2.5%
and regulated portfolio at 4.0%, with positive
growth across all regions. The valuation
movements reflect differing valuation
methodologies across our portfolio with our
regulated portfolio valued on a discount to
vacant possession value, whereas the majority
of our PRS valuations are based upon a net
rent and yield basis meaning rental growth

is the key driver of valuation growth.

Financing and capital structure

Our capital structure is in the strongest position
it has been in for a number of years as we have
executed our funding strategy to diversify our

lending sources and align our assets and liabilities.

Following the equity raise and bond issue during
this financial year, our LTV now stands at 33.4%
(FY19: 37.1%), our average cost of debt in the year
was down to 3.1% (FY19: 3.2%), and an increased
weighted average debt maturity of 6.6 years
(FY19: 5.8 years).

Net debt decreased from £1,097m to £1,032m.

In addition to the equity raise and bond issue,

we generated £104m of operating cash flow and
£67m proceeds from asset recycling and invested
£224m into our pipeline and property portfolio,
which were the key movements in the year.

Following our £350m bond issue in July we now
have no debt maturities until November 2022.
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Our liquidity position is strong with £650m of
total available headroom, ensuring that we have
enough funding capacity to finance our entire
committed investment pipeline comfortably
within our target LTV range. This low risk
approach to balance sheet management was
reflected in S&P reiterating our credit rating and
outlook statement in May at a time of particular
uncertainty as a result of the Covid-19 lockdown.

FY19 FY20
Net debt £1,097m £1,032m
Loan to value 37.1% 33.4%
Cost of debt 3.2% 3.1%
Incremental cost of debt 1.7% 1.6%
Headroom £430m £650m
Weighted average facility
maturity (years) 5.8 6.6
Hedging 98% 100%

Summary and outlook

Our strategic transition to a PRS focused
business was rooted in the compelling, resilient,
low risk returns that we believed we could
generate, and the long-term supply-demand
imbalance in rental housing that underpins this
investment case remains as relevant as ever.
In a year where the market experienced
challenging events our business model
continued to deliver a strong performance.

Whilst there may be some near-term economic
challenges ahead, the fundamentals of our
business remain in very good shape. Our strong
balance sheet ensures that we will be well placed
to optimise on the market opportunity and
continue to grow our business.

Vanessa Simms
Chief Financial Officer

18 November 2020



STORIES

Homes have
never been
so important

Grainger’s existing commitment to innovation, health and safety,
and wellbeing enabled us to adapt well during Covid-19 and coupled
with our clear investment strategy, ensures we are suitably equipped
to respond to evolving future demands and rental needs.

Our key stories from 2020:

Our homes have been intensively used and tested during Covid-19
p The importance of leading with innovation
p Promoting wellbeing and future living

p A strong pipeline of targeted locations
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p STORIES CONTINUED

ur homes have been
intensively used and
tested during Covid-19

This year, the value of a safe, secure home
was amplified. With an enforced lockdown,
our homes became a protective space,

a workplace, a temporary school, a social
space, a gym, and many things in between.
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“Through the pandemic
Grainger were good at
iIntroducing new hygiene
measures and keeping
residents informed.”

CHRISTOPHER,
GRAINGER RESIDENT (ONLINE REVIEW)

Our homes stood up to the rigours
of the new demands people made
of them during lockdown.

Our Covid-19 response strategy to innovate,
communicate and improve has ensured we
have continued to deliver throughout this
period, finding new ways to continue with sales
and lettings during lockdown, supporting our
residents and collecting on average 97% of our
rents, whilst also investing the time to further
train and develop our employees.

Every home matters

The Covid-19 lockdown brought to the forefront
the importance of a well maintained, good quality
home with cleverly designed spaces, particularly
for sharers and families. For many years health
and wellbeing has been integral to our investment
and design processes, ensuring where possible
the provision of balconies, terraces, gardens

and access to local parks.

With many people home-working and home-
schooling for a large part of the year, Grainger’s
strong and fast WiFi connection also proved vital.

As a landlord, our responsibility to our residents
goes beyond bricks and mortar. Through our
Live.Safe programme, our aim is to always deliver
the highest levels of safety and security, but with
Covid-19 we recognised the need to do more and
go further to ensure that through our hygiene
standards, building protocol and management
processes, we were doing everything possible to
protect our employees, residents and partners.
We responded quickly to be able to safely bring
our Resident Services teams back to site in July
in order to be there for our residents.

People at the heart

Our Covid-19 response focused on three critical
areas: innovate, communicate and improve.
Our aim was to emerge even stronger. To have
stronger relationships, stronger processes and
for our employees to be better equipped to
deliver great service.

Itis a deeply personal relationship when
you’re providing someone’s home and we
build relationships with our residents because
we care. Throughout Covid-19, we enhanced
communication to our residents, primarily to
make sure they were okay, but also to ensure
they were receiving the support they needed.

Operationally, we responded quickly and
effectively, transitioning the entire business
to remote working in a matter of days. The
implications of Covid-19 forced big changes
to our working practices, but we discovered
innovative ways of working to ensure we
could still maintain our high standards

of service from a distance.

Our operating model, driven by an in-house
team, has delivered exceptional performance
and ensured that we could keep our operations
going without having to rely on others. This has
added value for our Shareholders and reaffirms
our resilience for the future.
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p STORIES CONTINUED

The importance
of leading with
innovation

Innovation is critical to achieving our ambition of emerging stronger from
Covid-19. Our commitment to lead with technology through our CONNECT
programme is building an industry leading platform that will enhance our
service offering and is creating a scalable operating platform for growth.

The events of 2020 have highlighted the importance of working
innovatively and using technology to support business operations.

Leading the way

Our online leasing journey, a key component

of our ongoing investment in technology
“CONNECT”, enabled Grainger to quickly adapt
to the restrictions of lockdown by undertaking
virtual viewings and home tours across our
portfolio. Through this element of CONNECT,
customers are able to find, view and secure
their new home online.

When estate agents were locked down, the
adaptability of our sales team in using direct
listings with Rightmove and linking it to our online
leasing journey maintained sales momentum
throughout lockdown, securing many sales

whilst most of the industry remained closed.

Across the business we’ve found new ways of
working, from conducting virtual property visits
and inspections to hosting virtual resident events.

Our commitment to technology was further
strengthened with the appointment of

Paul Glibbery, our Chief Information Officer,
responsible for driving Grainger’s technology
transformation and continuing to evolve

our CONNECT platform.

In view of the intense activity of our teams

this year, we took the decision to launch further
enhancements to our CONNECT platform

in 2021.

Exceeding expectations

As we grow, it’s important that we have
consistent service across our portfolio.
We continue to strengthen our operations
by investing in training and improvement
programmes.

Live.Safe, our health and safety programme,
continues to set standards as an industry leader,
particularly in the fire safety of our buildings.

On-site, our Resident Services teams are
delivering an excellent, hassle-free rental
experience. To enhance this, this year we've
delivered our new Resident Services Manager
induction and training programme, detailing
over 300 processes required for the successful
operation of a Grainger home. This investment,
combined with dedicated training and
development for all team members, ensures

a consistent approach for all Grainger residents,
further raises our standards, brings best practice
elements from across our business, supports
our operations as we scale up, and provides
opportunities for our team members to

move within Grainger.
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p STORIES CONTINUED

Promoting wellbeing

and future livin

At Grainger, we don’t build houses, we build homes
and communities. We know that happy residents stay
longer, and we use our experience and understanding
of our existing residents needs and wants to inform
the design process in our future schemes.

Wellbeing has been integral to our design philosophy

for some time now and is becoming increasingly

important to our residents.

Access to the outdoors

Our build-to-rent resident amenity spaces
serve as an extension to a resident’s home,
providing places to relax, entertain, work
and socialise, both inside and outside

of our buildings.

Our three most recent launches - Brook
Place (Sheffield), Solstice Apartments
(Milton Keynes) and Millet Place (East
London) - all provide multiple and
extensive outdoor terraces for residents
to enjoy. Many of our homes also offer
balconies and in the case of Solstice
Apartments and Millet Place, residents
have the additional benefit of a beautiful
park on their doorstep.

A core offering within a Grainger build-
to-rent scheme is a gym or fitness area,
providing residents with convenience
and additional opportunities to interact
with others.

Our shared spaces also work well as
venues for wellness classes, with some
developments having hosted rooftop
yoga and pilates. In lockdown, as part
of our Wellness Wednesday’s initiative
at Clippers Quay, weekly virtual yoga
sessions were held with a trained
instructor, which was later rolled-out
to residents at our other buildings.
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Mapping and measuring wellbeing

As wellbeing becomes more important to
our residents, it is increasingly something
we consider in our asset acquisition and
recycling. For example, we consider the
WalkScore of our properties — a measure
of how walkable a location is to local
amenities. We are recycling assets with
low WalkScores, whilst our development
pipeline has an average WalkScore of
89/100 or “Very Walkable.”

We have mapped the locations of our
properties against the Index of Access
to Healthy Assets and Hazards to inform
asset management decision-making.

We have also reviewed our development
specification against the wellbeing
related building certifications Fitwel and
Home Quality Mark, to identify further
opportunities to support resident
wellbeing through the design and
operation of our buildings.

As measured through the Index of

Access to Healthy Assets and Hazards,
the locations of our current and pipeline
build-to-rent assets outperform the
national average of 5.5 with an average
decile score of 3.9 for access to natural
environment (green spaces including parks
and recreational spaces, and blue space
including rivers, canals and lakes).



Future spaces

All of Grainger’s operational and
pipeline build-to-rent developments
have a co-working space available
for residents to use.

Our standard superfast WiFi offering,

included within the rent, means that
residents are up and running from
the day they move in. Responding to
this year’s increase in home-working
and to further help customers during
the pandemic, we are more than
doubling the internet bandwidth

for our residents free of charge.

An increase in the numbers of people
now working from home at least
some of the time, makes elements
such as these that little bit more
appealing and valuable to residents.

“During these tough times Louise
has really shown commitment to
her residents, even courtesy calls
to check on tenants’ wellbeing.
Well done Grainger for going
that extra mile; it does matter.”

MR. QUICK
GRAINGER RESIDENT (ONLINE REVIEW)
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p STORIES CONTINUED

A strong pipeline
of targeted locations

' Operational hubs

Pipeline schemes

Our targeted cities strategy, which informs

all new investments, is driven by in-depth

research into market demographics, p
macro and micro economics, customer,

competitor, supply and lifestyle analysis. y

Through this detailed analysis we have
identified 22 target cities within the UK. P

As we continue to deliver our pipeline, we p

are creating geographic clusters that provide p

operational efficiencies, product diversification, P
and higher rental growth opportunities. p

This year, the opening of Millet Place at Pontoon
Dock added to our existing East London cluster
of over 500 operational homes and 278 in the
pipeline. Launching later this year, The Filaments
(previously known as Gore Street) will be a Local knowledge
fantastic new addition to our Manchester
portfolio, creating a cluster of over 1,500
operational rental homes.

Our in-house city champions keep
their fingers on the pulse in each
market, building local relationships
and an expertise on the area.

Our acquisitions team analyse

every opportunity in explicit detail
to determine whether it is the right
opportunity for Grainger to invest in.

8,950

homes in the pipeline

£2 .1 bn

value of the pipeline

y 4

=l
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P
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Our London portfolio

London remains an attractive city for
renters and investors alike. Our London
pipeline was strengthened this year with
the acquisition of our third development
in Hallsville Quarter, Canning Town.

This is part of our East London cluster.

We made good progress on our other
pipeline developments in Tottenham,
with Apex Gardens and Hale Wharf
due to complete in FY21.

We've secured planning permission
for our schemes in Waterloo and
Besson Street, Lewisham, and our
partnership with TfL has seen four
planning applications submitted.

In total, our secured London pipeline
spans six developments comprising
1,284 new homes.

Our regional portfolio

This year we strengthened our regional portfolio
with new developments added to the pipeline in cities
such as Nottingham, Cardiff and Guildford. These
acquisitions support our growth within the regions

and complement our existing pipeline which includes:

Birmingham, Bristol, Leeds, London, Newbury,
Sheffield and Southampton amongst others.

We've also achieved successful lease-ups in the
regions, with Brook Place in Sheffield and Hawkins &

George in Bristol both fully leased ahead of schedule.

February’s equity raise provided the opportunity
to further bolster our regional presence, securing
funding for Exchange Square in Birmingham,
Capital Quarter in Cardiff and a new development
by Nottingham station.
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A SUSTAINABLE APPROACH TO CREATING VALUE

Our people are at the heart of everything we do,
from leading the way in our operations, to exceeding 8 O (y
our customers’ expectations. O
This year, in a challenging environment, our people
demonstrated their resilience, passion and commitment
more than ever. Our commitment to improvement,
innovation and communication delivered our highest
levels of employee engagement and supported the
development and progression of our workforce.

response rate to Best Companies
Index employee engagement survey

3,100.

hours of training delivered
to Grainger employees

Our values

Every home Renting People at
matters homes, the heart

enriching 42 o
@ lives A)

of employees have
five years’ + service
Leading Exceeding
the way expectations
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“Despite a really unsettling time, our senior
leadership team have been brilliant; regular all-
staff calls to keep us informed and motivated,
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wellness checks, IT support 24/7. | couldn’t
be more proud to work for Grainger.”

GRAINGER EMPLOYEE

Continued commitment to learning

Grainger is committed to high-quality
training and learning for all employees
across all career stages. This year we
continued to roll out The Grainger
Academy. The Academy is our in-house,
sector leading learning and development
platform which provides a range of core
and function-specific training covering
topics from compliance to customer
service. Overall in the year, 92% of
employees participated in over 60 training
sessions covering a range of topics.

In addition, 25 employees are undertaking
external qualifications via our further
education policy and our graduate scheme.

We recruited a number of new people into
the business during the year, in particular
for on-site roles at our new developments
with 11 recruits. A key investment during
the year was in the development of a
bespoke induction and training programme
for our Residents Services Management
teams which will ensure consistency in
delivering excellent customer service
within our buildings.

We continued our focus on widening
access to our industry and supporting
internal progression. This year we
launched a new apprenticeship scheme,
hiring apprentices into our Finance and IT
divisions. We also introduced a new Future
Leaders Programme, designed to develop
our future talent pipeline. The programme
will be delivered by a third party and aims
to develop middle managers to prepare
them for leadership roles, with additional
benefits being to promote gender diversity
at senior levels and to encourage business
area cross fertilisation.

High levels of employee engagement

We were proud to see employee
engagement levels as measured through
our Pulse survey for the Best Companies
Index reach new heights during lockdown,
in response to the many initiatives we
introduced to help all employees remain
connected and supported. In our full

year survey, we improved our scores in

all categories compared to the previous
full survey, and in particular achieved our
highest scores to date for the themes of
“Giving Something Back” and “My Manager”,
reflecting our commitment and investment
in these areas.

The support programmes we have

in place for our employees, including
Grainger’s Mental Health Champions and
Employee Assistance Programmme, helped
maintain high levels of engagement and
resilience during the Covid-19 lockdown.
We also introduced a new partnership
with Carers UK to support employees
with caring responsibilities.

Grainger is committed to enhancing the
diversity of our workforce and ensuring

all employees feel included and supported
at work. We have achieved the targets of
the Hampton-Alexander Review for 33%
representation of women on FTSE 350
boards and in Executive Committee and
Direct Reports by the end of 2020, with
female representation of 42% on our

main Board and 33% combined Executive
Committee and Direct Reports. The launch
of our employee-led diversity and inclusion
network (see page 43) is designed to raise
awareness of our diversity agenda and
celebrate inclusion within our business.

Health and safety at the heart
of our culture

This year we continued our commitment to
embedding the highest standards of health
and safety into the culture of our business
and those organisations that deliver
services on our behalf. The evolution of
our Live.Safe programme continued

with engagement activities involving our
employees and partners and we introduced
a new, comprehensive Health and Safety
Management System (aligned to ISO
standards) which combines policies and
procedures with a programme of specific
training for every Grainger employee.

We introduced a Covid-19 working
group made up of representatives
from across the business, to ensure
we are safeguarding the welfare of our
employees, customers and partners,
and provided guidance to employees
on how to gain maximum comfort

at their home workstations.

This year we began using the Safety
Climate Tool (SCT) developed by the
Health and Safety Executive to benchmark
our performance on embedding health
and safety into our organisational culture.
We conducted the survey twice during
the year - in February and in August — and
were pleased to see an improvement in
Safety Culture in each of the eight factors
measured by the survey. We also improved
our performance when benchmarked
against the 130 organisations from all
sectors that respond to the survey, with
six out of eight factors scoring above the
benchmark average in our August survey.
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A SUSTAINABLE APPROACH TO CREATING VALUE CONTINUED

“I'm proud that the
Housing Minister and
Secretary of State have
singled out Grainger
for its work in leading
the way on building
design in relation to
fire safety.”

HELEN GORDON,
CHIEF EXECUTIVE

Through digital consultation,
our community engagement
programme for Connected
Living London reached a more
diverse audience:

2 million

people reached through
social media

32,732

participated in feedback polls
or visited project websites

1,652

pieces of written feedback received

Relationships

Our experiences during the Covid-19
lockdown demonstrated the importance
of collaboration and the strength of our
partnerships more than ever.

Reaching out to our customers to ensure
they raised any concerns with us was central
to our approach. We introduced a buddy
system for build-to-rent customers where
our on-site teams provided a one-to-one
contact and support network for our
residents, and paid particular attention

to the welfare of our more vulnerable
residents who needed additional support.

Ensuring our residents continued to feel
part of our community was important and
we increased digital communications and
events. At Brook Place, Sheffield, residents
took part in a fitness challenge to raise
money for a local hospital and at Clippers
Quay, Manchester, “Wellbeing Wednesdays”
launched providing free virtual yoga sessions
for residents. Our employees supported

our corporate charity partners with virtual
fundraising events and we offered space to
the NHS. We also innovated in our approach
to investor engagement, ensuring more
interaction than ever with our investors

(see page 62 for details).

Delivering progress on our pipeline

We remained close to our development
partners and contractors during lockdown,
and were able to continue progressing

our pipeline.

Our partnership with Transport for London
- Connected Living London —is progressing
well, with four planning applications
submitted during the year. Existing
communities around the sites are informing
the design of these new developments,
with an extensive digital community
engagement programme that has reached
over 2 million local people. The site plans
and building designs take into account the
feedback we have received, such as a desire
for more green space, and will meet the high
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Connected Living
London’s Southall
Sidings development
(CGl).

standards for sustainability agreed in the
joint venture’s sustainable development
framework.

We also achieved significant milestones

on a further two partnership projects
during the year, securing planning
permission for our Besson Street
development in Lewisham, South London

- ajoint venture with the London Borough
of Lewisham - and launching Millet Place at
Pontoon Dock in East London, a partnership
with the London Pensions Partnership that
has delivered a mix of 236 private rented
and affordable homes next to the Thames
Barrier Park.

Shaping our industry response

We undertook extensive engagement
with our industry and Government
representatives, designed to shape the
future of rental living and respond to
growing expectations for professional,
safe and well managed rental homes.
This included direct engagement with the
Ministry for Housing, Communities and
Local Government and the Greater London
Authority’s Housing Taskforce. We were
invited to present to the Government’s
Industry Safety Steering Group (1SSG’)
and were recognised for setting a high bar
for protecting the safety of our buildings
and residents.

During her British Property Federation
Presidency, Helen Gordon oversaw the
launch of the sector’s new strategy
Redefining Real Estate, which seeks to
demonstrate the positive impact real
estate brings to local communities and
economies. We continued our involvement
in many of the organisation’s committees
and associated projects relating to
communications, policy, build-to-rent
and sustainability. This year we became
corporate members of the UK Green
Building Council to collaborate with

our sector on the transition to a low
carbon economy.
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Section 172 statement
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Section 172 statement An overview of the key channels and
processes used for engagement with

our stakeholders and outcomes from this
engagement during the year are set out
on page 56. A summary of the Board’s
activity and how matters raised through
engagement have been considered in
key decisions taken during the year is

provided on page 57.

The following diagram sets out

the location of the most relevant
disclosures to each matter set out in
section 172 elsewhere in this report.

The Board takes its responsibilities

to all stakeholders seriously, and has
acted consistently to promote the
long-term success of the Company
for the benefit of Shareholders, whilst
having due regard to the matters set
out in section 172(1)(@) to (f) of the
Companies Act 2006.

Overview FY20 comment Relevant disclosures

Section 172 matter

The long term

Employees

Business
relationships
with suppliers,
customers
and partners

The community
and the
environment

High standards
of business conduct

Shareholders

Grainger is committed to being
along-term investor in homes
and communities, and
delivering long-term success
to our Shareholders

Employees are at the heart of
our business and our people
strategy focuses on delivering
the highest levels of learning
and development, wellbeing
and inclusion

The relationships with our key
partners and suppliers are critical
to our ability to deliver and
maintain high-quality rental
homes. Strong relationships with
our customers supports retention
and creates a community within
our buildings

We consider commmunities to
encompass those created within
our buildings as well as those
around them, and actively

seek ways to promote thriving
communities and to minimise
our impact on the environment

Grainger is proud to be a
FTSE4Good business and adheres
to the highest standards of
business conduct in interactions
with all our stakeholders

We conduct regular direct
engagement with our
Shareholders through a range
of channels, and ensure key
issues raised are factored into
strategic decision-making

The Board undertook a
comprehensive review of the
business’s long-term strategy
during the year

New methods for employee
engagement were introduced
during the year and the Board was
kept informed on the extensive
employee engagement activities
undertaken during and after
lockdown. Janette Bell has been
designated as the Non-Executive
Director responsible for employee
engagement and consultation

In particular, the Board considered
the impact of Covid-19 on the
business’s relationships with
suppliers and contractors,
customers and partners and fed
into the development of the
business’s Covid-19 response.

The Board also received reports
on key supplier succession plans

The Board played a key role in
defining the business’s long-term
ESG commitments including

in relation to social value and

net zero carbon. Updates on

our progress were provided

at biannual Board meetings

and the Board signed off our
Community Engagement Plan

Our values set the standards

of conduct for all involved in our
organisation, and were refreshed
in FY20 following consultation
with the Board and our employees

This year we continued our
extensive programme of investor
engagement, and innovated

our delivery with more virtual
engagement than ever before

Business Model
page 14

@ Our People

page 34

@ Employee Engagement

page 35

Relationships
page 36

Live.Safe
page 35

() sustainability

pages 38 to 43

Our Values
page 34

Governance
page 52

Shareholder Engagement
page 62
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Our commitment to sustainability

is supported by a robust governance
framework, extensive stakeholder
engagement and our long-term ESG
commitments which focus on areas
material to our business where we

can make the most positive impact.
Following the introduction of our long-term
commitments in FY19, this year the Board agreed
priority actions to support progress against each
commitment. All areas of the business have been
engaged in delivering these actions and we have
made a strong start towards our 2030 roadmap.
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“Our commitment to net zero carbon
operation of our buildings is central
to our environmental leadership in
the residential sector”

CHARLOTTE HOPKINSON,
HEAD OF SUSTAINABILITY & CSR

Our long-term ESG commitments:

Achieve net zero carbon operation of our
buildings by 2030.

Deliver enhanced investment decisions through
incorporating ESG considerations including
risk, costs and returns.

Deliver positive social value contribution
to our customers and local communities.

Ensure Grainger’s workforce is reflective
of society.

A strong social purpose
and commitment
to sustainability
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Achieve net zero
carbon operation
of our buildings
by 2030.

BE LEAN
Use less energy

BE CLEAN
Supply energy efficiently

BE GREEN
Use renewable energy

Air source water heater - Solstice Apartments,
Milton Keynes

Our roadmap towards
net zero carbon operation
of our buildings

Innovating to deliver lean,
clean and green buildings

Our commitment to the net zero
carbon operation of our buildings by
2030 requires us to increase the energy
efficiency of our buildings (“be lean”),
use low carbon technologies within our
buildings (“be clean”), and to procure
renewable energy (“be green”).

We have continued with our
refurbishments programme to improve
the energy efficiency of our buildings

by upgrading lighting systems, installing
lighting controls and adding insulation,
achieving energy consumption reductions
of up to 51%. For more details see

our Streamlined Energy and Carbon
Report on page 94.

For many years we have been piloting and
increasing our investment in renewable
energy technologies. This year saw the
first major rollout of air source heat
pumps at our new build-to-rent asset,
Solstice Apartments in Milton Keynes.
The heat pumps provide hot water for
our residents more efficiently than other
technologies and use five times less
electricity than a typical water heater.
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During the year, we completed a
renewable energy procurement project

to transition outstanding supplies onto
one Grainger contract for green electricity.
This increased the proportion of renewable
electricity purchased to 83% of properties
and we began trialling a renewable
contract for void units in our buildings.
With research suggesting the majority

of tenants do not switch their energy
contract, we hope this will influence

the energy our residents use, further
reducing the carbon emissions

generated from our buildings.

Collaborating to support
net zero carbon

Grainger is now a corporate member

of the UK Green Building Council, an
industry body representing leadership

on sustainability and our employees are
contributing to projects seeking to collate
and document best practice on climate
change and social value.

One of our first actions was joining other
members in calling on the Prime Minister
to ensure a clean, inclusive and resilient
recovery from coronavirus; Helen Gordon
was amongst more than 200 prominent
business leaders in signing a letter

to Government requesting that post
Covid-19 recovery efforts drive
investment in low carbon innovation.

We have now joined members from
Green Building Councils across the world
in signing up to the Net Zero Carbon
Buildings Commitment for the operation
of our buildings, which requires all
buildings within our direct control to
operate at net zero carbon by 2030,

and all buildings to meet net zero
carbon by 2050.

ADVANCING
NET ZERO




Deliver enhanced
investment decisions
through incorporating
ESG considerations
including risk, costs
and returns.

89

average WalkScore
of our secured pipeline

80%

of PRS properties
rated EPC band A-C

142

air source heat
pumps installed

60%

of build-to-rent properties
have low carbon heating

50%

less CO, produced on average
by Grainger properties compared
to a typical home

We are integrating

ESG into our

investment decisions

Considering sustainability
throughout the asset lifecycle

We have integrated sustainability
considerations into investment decision-
making throughout the lifecycle of our
assets, from acquisitions to sales.

Grainger’s Board papers for proposed
acquisitions include an overview of the
potential implications of the acquisition on
the environment and communities, and
we have developed internal sustainability
criteria to assess potential acquisitions
and identify key risks and opportunities.

We continue to review our specification
for new developments, ensuring
sustainability considerations are taken
into account where we can influence
the design of our pipeline.

During the year we have stepped up

our asset recycling programme. Decisions
on which assets to hold for the long term
and which to recycle include a number

of considerations, including sustainability
criteria such as transport access and
walkability, and the energy efficiency
rating of the asset.

Managing climate-related risks

As climate change presents an increasing
material risk to our business, we have
reviewed physical and transition climate
risk information for our existing assets
and we take any potential risks into
account when purchasing a property.
During the year we undertook a
comprehensive review of our business
continuity plan, to ensure we can adapt
to and mitigate the increasing threat
from extreme weather events.

Climate-related issues are regularly
discussed at meetings of the Board of
Directors and Executive Committee, and
this year we made the decision to add
climate change to our principal risks (see
page 50). We are establishing a working
group to oversee Grainger’s compliance
with the recommendations of the
Taskforce on Climate-related Financial
Disclosures (TCFD) and intend to

report fully in alignment with the
recommendations from FY21.

M
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We don’t just build
houses, we build homes
and communities

Deliver positive social
value contribution to
our customers and
local communities.

40

New direct jobs created - a 15%
increase in our workforce

6

jobs - 15% of new roles - to those not
in employment, education or training

79%

Local people hired for new PRS sites

Developing a blueprint for best
in class community engagement

Grainger is invested in our communities
for the long-term, and we believe that
creating thriving communities within and
around our assets helps our residents put
down roots in an area, driving engagement
and integration between our residents
and other local stakeholders.

This year we undertook a comprehensive
review of community engagement
throughout all areas of our business,

to develop a blueprint for best practice
community engagement. Over 20
employees from teams across the business
have participated in workshops to discuss
current best practice approaches

and identify further opportunities for
improvement. The Covid-19 lockdown
demonstrated more than ever how
important the communities within our
buildings are to our residents, but also
highlighted the desire of our residents to
support the wider communities around
where they live. The findings from this
project will support our Resident Services
nmanagement teams and others to identify
opportunities to drive further engagement
and build a successful community with high
resident retention, a thriving local economy
and a pleasant environment for local people.

Communicating our social value story

Supporting our long-term commitment to
measure the social value we deliver to our
customers and communities, we joined the
British Property Federation’s social value
steering group and have commenced

our journey to understand the social
value created by Grainger’s buildings and
developments. Information for a range
of social value metrics has been collated,
analysed and assessed against some
potential frameworks for measuring
social value. These frameworks typically
focus on the construction phase of new
development. We know that in addition

to the social value from their construction,
the operation of our buildings makes a
significant contribution to local employment
and supporting local businesses, and we
are putting in processes to fully capture
and report this impact.

Operation

Our Besson Street scheme in
Lewisham, London will deliver
324 new homes including 35%
affordable, and a range of
community facilities for local
people, including a GP surgery and
pharmacy and new community
space. Consulting with local
residents and community
organisations and incorporating
their feedback into our designs was
a critical part of securing resolution
to grant planning permission.
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Our strategic development

sites at Wellesley, Aldershot and
Berewood, Waterlooville have
dedicated community managers
who work closely with our residents
and local communities to deliver
integrated and inclusive places.
Initiatives include employment
and skills programmes with local
schools, providing discounted
and free space to local charities
and improvements to the

local natural habitat.

We hire local people to join our
on-site resident services teams
as we believe local knowledge
helps our customers get to
know their area, to support
local businesses and to deliver
an integrated community.

At Solstice Apartments, Milton
Keynes which launched during
lockdown, our team got stuck
in helping residents working for
the NHS access local discounts
and support.




Our commitment:

Ethnicity

B White 87%
Mixed 1%

B Asian or Asian British 6%
Black or Black British 4%

Other 2%
Gender
[ ]
' 304
44% Total
employees

56%

NE O

Collaboration to enhance
diversity and inclusion

Introducing our employee
diversity network

This year we launched an employee-led
diversity and inclusion network, with

29 participants - ¢.10% of employees,
representing multiple Grainger offices,
buildings and different areas of our
business. The network is open to

all employees with all areas of

diversity included.

The Group’s objectives include raising
awareness of the diverse cultural mix within
Grainger’s workforce and further promoting
inclusion and engagement between our
employees and our customers.

A management committee provides
governance and strategic oversight and
sub-groups have been established to
develop and implement actions in the areas
of internal and external communications,
recruitment and events.

52
47
39

v

i i 11
4
Executive Executive Senior Managers Associate Support Graduates On Site
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The group meets monthly and has already
demonstrated high levels of passion,
enthusiasm and an appetite for learning.

The network’s first initiative was the
development of a diversity calendar
providing employees with an opportunity
to share their experiences of celebrating
awareness days and events specific

to their culture. Employees across the
business are learning about different
cultures, and in the future, we hope to
also celebrate these occasions in our
buildings with our customers.

Activities planned for FY21 include a series
of learning hours with external speakers
attending to educate and inspire our
employees on a range of diversity issues.

Inclusive operation of our assets

Increasingly, matters relating to diversity
and inclusion are featuring strongly in
engagement with our employees, our
customers and our industry.

Following some analysis of the customer
data for our build-to-rent assets, we

have identified locations where there

is a strong concentration of residents
from a particular background and culture.
We hope to use this as an opportunity

to engage with our customers and
celebrate their heritage within the
communities in our buildings.

We are also considering how we can
foster inclusion through how we design,
market and operate our buildings. We
have reviewed the potential opportunities
to consider diversity and inclusion in all
touch points with our customers from
marketing to occupation and plan to
incorporate these into our operating
processes next year.
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RISK MANAGEMENT

Effective risk management contributing
to delivering sustainable growth

Our risk management framework
is designed to identify the principal
risks to our business and ensure
that they are being appropriately
monitored, suitable controls are in
place and the required actions have
clear ownership and accountability.

Risk management approach

Risk management is fundamental

for meeting our operational and strategic
objectives. The competitive market we
operate in requires effective decision-
making, ensuring we properly assess
risks, apply controls and calculate returns.
We need to be resilient to risks we have
limited control over, by maintaining
adequate disaster recovery and

business continuity procedures.

Our overall risk management ethos

is to give appropriate balance to being
responsive, forward-looking, consistent
and accountable. At Grainger, we seek
to do this by applying and reinforcing
our risk management culture across
the business and by adopting a ‘three
lines of defence” model throughout
the business (see diagram on page 45).
As our PRS strategy progresses, it is
fundamental that our risk management
systems and controls are aligned and
evolve accordingly.

In this regard, 2020 was a year
particularly focused on demonstrating
our organisational resilience both in

a preventative and adaptive capacity in
response to both the Covid-19 pandemic
and revising our processes and controls
in preparation for further enhancements
to be delivered through our technology
platform CONNECT.

Rigorous risk assessment

We consider a range of risk categories,
including strategic, market, financial,
legal or regulatory, operational, IT,
project and people. We identify
individual risks using both a ‘bottom-
up’ and a ‘top-down’ approach.

We determine the potential probability
and impact of each risk and give it

a gross (before mitigation) and net
(after mitigation) score. This identifies
which risks depend heavily on internal
mitigating controls, and those that
require further treatment.

We use a risk-scoring matrix to ensure
we take a consistent approach when
assessing their overall impact. For risks in
operational areas, we base their likelihood
on how often they occur in arolling
12-month period. We record their impact
and likelihood scores in departmental risk
registers. The relevant internal committee
reviews these registers at least quarterly.
We then collate a Group top risk report
for consideration by the Executive
Committee and Audit Committee.

MAPPING OUR KEY RISKS AND MOVEMENT

Current principal risk areas

o Market and transactional

Q Financial

o Regulatory

° People

e Supplier e P Indicates risk movement from last year

e Health and safety

a Development
° Cyber and information security
o Customers

@ Climate change (New)

Likelihood
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This process has identified ten principal
risks which we monitor accordingly (see
pages 47 to 50). Given the unprecedented
effect of Covid-19, a thorough review of
the risks to the business has been carried
out and in particular considering them
“through the lens” of Covid-19 and its
impact. Following this review, certain
risk descriptions and mitigants have been
amended accordingly to take account

of this perspective. Also, 2020 has seen
the addition of ‘Climate Change’ as

a principal risk. We have monitored
climate change over previous years as an
emerging risk and it is now considered
appropriate for climate change to be
regarded as a principal risk. Identification
and management of this risk is integrated
into our ESG and sustainability strategy,
for more details of which please refer

to pages 39 to 43.

We have enhanced our risk framework
further by introducing a structured
approach to the identification and
assessment of emerging risks. Our internal
committees are tasked with identifying
risks on the horizon which may develop or
already exist but are difficult to quantify.
We use a ‘risk radar’ to capture these
risks which are monitored continuously
and reviewed regularly.

1 3 5

Impact



Given the challenges posed by Covid-19
and the on-going impact it has, we

have also taken the time to consider

the interconnectivity of our key risks and
also how one risk arising can increase the
likelihood and/or impact of another risk.
This holistic view has assisted in assessing
our risks in the round rather than in
isolation, and also whether the controls
in our framework are likely to continue
to be robust in an amalgamated and
complex risk scenario.

Risk control framework and appetite

The Board has ultimate responsibility
for Grainger’s risk management and
internal control systems, and for
determining the Group’s risk appetite.
The detailed assessment of risk appetite
for our principal risks remains the same
for 2020 and the Board continues

to adopt a generally low tolerance

for risk, particularly for regulatory

and reputational matters. Regarding
development risk, the Board retains the
view a medium risk appetite is tolerable
in order to continue to capitalise on

the substantial opportunity within

the PRS, particularly in relation to
build-to-rent schemes.

RISK CONTROL FRAMEWORK

First line of defence

Management and financial controls

Policy and procedure

Understanding of risk management

To complement the risk framework,
we apply key risk indicators to monitor
the change in the level of risk exposure
associated with specific processes and
activities and to assess whether the
business is operating within the set
risk appetite.

The Board approves the risk management
framework developed by the Executive
Committee. Our internal governance
structure complements our evolution

to a ‘three lines of defence’ model, with

a view to having clear divisions between
each line. This framework includes various
management committees, with dedicated
risk registers, overseeing key investment,
operational and corporate functions.

The management committees and

the Executive Committee examine

the identified risks, reported controls,
mitigation and the principal risk report.
The Audit Committee supports the Board
by monitoring and reviewing the control
processes and mitigation for the identified
risks. It also ensures we reconsider the
principal risks. We monitor the internal
control framework for these risks through
the Internal Audit monitoring plan and
the resulting audit outcomes.

Board and Audit Committee

Executive Committee

Second line of defence

management committees
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For more information on internal controls,
please refer to page 72.

Assurance on risk controls is provided
by internal management information,
internal audits, external audits and Board
oversight. We also carry out a process
of assurance mapping our principal and
operational risks. This year we looked

in depth at continuing to enhance the
ownership of controls within Grainger’s
first line. We have an externally
supported whistleblowing hotline that
our people can use anonymously if they
do not wish to use our other processes
for raising concerns.

The data protection activities of the business
have been integrated into Grainger’s
business as usual processes overseen by the
Data Protection Committee, consisting

of senior people from across the key
areas of the business. The Board and
Audit Committee are updated regularly on
matters arising and activities undertaken
to develop our data protection compliance
regime. Our health and safety initiative,
Live.Safe, which embeds a culture that
puts health and safety at the heart of
everything that we do, has remained

a priority, especially in response to

the Covid-19 pandemic.

Third line of defence

Internal audit

Risk-based review/audit
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Specialist third party reviews
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RISK MANAGEMENT CONTINUED

Looking forward to 2021, whilst there is
much uncertainty, it is anticipated that
Covid-19 will still be prevalent in society,
and therefore the application of a robust
risk management framework and controls
will continue to be fundamentally
important, as well as having the flexibility
to adapt to changing external conditions.
We also expect that we will see the
benefits and efficiencies of our technology
platform, CONNECT, fully embedded
into the business. This technology has
introduced a range of changes to our
processes and procedures, including
enhancing our risk and control
environment by leveraging technology
to automate processes and increase

the number of preventative controls.

Our stakeholders and Covid-19

The Covid-19 pandemic has impacted
our entire risk landscape. We have
incorporated commentary into each
principal risk and continue to monitor
a new or second wave pandemic as
an emerging risk. The table opposite
contains some examples of the
measures we have taken in response
to Covid-19 in relation to some of

our stakeholder groups.

Managing our principal risks

and uncertainties

The Directors have systematically
assessed the Group’s principal risks.
They have considered them across
four years, which aligns with our
viability statement on page 51.

Principal risks, uncertainties
and opportunities

Risks are considered by the Board as
an intrinsic part of strategy setting and
consideration of new opportunities.

Colleagues

The health and wellbeing of our
colleagues has been our absolute priority.

We have invested in additional IT
to enable all our people to work
from home and trialled this before
the Government lockdown.

We put in place support mechanisms for
anyone facing mental health challenges,
including mental health champions and
created a mental health hub containing
useful information.

The CEO provides monthly ‘all staff’ calls
to keep colleagues informed and engage
with our people.
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Operations

A thorough risk assessment was carried
out on those tasks that involved interaction
with our customers and suppliers.

In order to continue operations safely

we have followed Government guidelines.
At our offices we have maintained social
distancing rules by operating a one-way
system, taken extra hygiene measures
and staggered patterns of working.

We have been innovative in the way
some of our processes have needed to
flex to adapt to social distancing rules
such as virtual viewings of properties
for sale and to let.

Covid-19

Suppliers

We have worked collaboratively
with our supply chain to understand
potential impacts caused by Covid-19.

We have a Planned Proactive Maintenance
Plan in place which has been assessed
continuously throughout the period

of lockdown.

We have remained close to our
development partners and contractors
during lockdown and were able to
continue progressing our pipeline.
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Customers

Non-payment of rent will seriously impact
our business. We have offered assistance
to those that need it and agreed payment
plans where appropriate.

We have enhanced communications
with our customers to ensure they were
receiving the support they needed.

The routine repairs and maintenance
cycle has been managed by dealing with
individual circumstances such as customers
who are shielding or self isolating and
compliance with social distancing rules.



PRINCIPAL RISKS AND UNCERTAINTIES

Managing our
principal risks and
uncertainties

Brexit

On 31 January 2020 the UK left the EU.
However, significant uncertainty remains
over its relationship with the EU and other
nations. Attention has since turned to
negotiating the future EU-UK relationship
beyond a transition period that ends on
31 December 2020. Meeting this deadline
is likely to be a substantial challenge, and
arguably more so in the context of nations
grappling with the Covid-19 pandemic.
Notwithstanding this uncertainty, the
Board continues to hold the view that

the on-going material lack of supply of
homes in the UK substantially mitigates
the risks to Grainger that may arise from
the post-Brexit transition period. Our
opinion is that the Company’s exposure
to this risk is not materially higher than
similar UK-focused businesses. We have
previously conducted analysis to assess
those areas where Brexit would have

an impact on our operations, and
preparations made accordingly. This has
included engaging with our supply chain
to identify those materials and parts that
are sourced from the EU, and assessing
alternative non-EU suppliers and/or
holding sufficient reserves of stock.

Brexit remains a risk to the business in
the context of wider geo-political and
economic uncertainty, and the impact
this may have on the real estate and
capital markets. This being so, the
potential risks of Brexit are specified in
respect of a number of our principal risks.

© MARKET AND
TRANSACTIONAL

INCREASED A ‘

Risk description

A significant short to medium
economic contraction/recession
leading to flat or negative
valuation movements pursuant
to an external factor including
the coronavirus pandemic.

Impact on strategy

An economic downturn leads

to either a lack of appetite for
individual assets that the Group is
disposing of, or, a lack of appetite
from investors for assets being
disposed of as part of our asset
recycling strategy. Pressure on
rental levels; falling asset values;
subsequent investment constraints
on further investment into the

PRS; covenant compliance risk;
unable to provide Shareholders with
sustainable returns in the long term.

000

Key mitigants

¢ We have actively transitioned
the business to reduce reliance
on trading income and house
price inflation.

* Regulated tenancies provide a
secure income and are appealing
to investors due to the inherent
discount to vacant possession
and a higher level of certainty
around rental growth.

* The unmodernised nature of
our regulated stock is always
appealing to potential purchasers
on individual asset sales.

* We have a high proportion
of liquid and diverse assets to
enable sales where necessary,
as was shown clearly in the
last economic downturn.

* We have a geographically diverse
portfolio and exercise active asset
management to enhance returns
and have target towns and cities
for future investment.

e Focus on PRS potentially
leverages greater customer
flexibility and lower overall
financial commitment
compared with home ownership.
Renting could be attractive for
customers during uncertain
economic periods.
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Impact on our
business model

‘ Originate
. Invest
& Operate

Impact on our strategy

o Grow rents

e Simplify and focus

° Build on our
experience

Cultural link to values

Every home
matters

@ People at

the heart

Leading
the way

@ Exceeding
expectations
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PRINCIPAL RISKS AND UNCERTAINTIES CONTINUED

Impact on our
business model

‘ Originate
. Invest
& Operate

Impact on our strategy

o Grow rents

@ Simplify and focus

o Build on our
experience

Cultural link to values

Every home
matters

@ People at

the heart

Leading
the way

@ Exceeding
expectations

© rinancIAL

UNCHANGED .

Risk description

The inability to obtain sufficient
finance to fund our growth strategy
and operations arising from external
factors/events (including, but not
limited to the Covid-19 pandemic or
Brexit) which impacts the ability to
fund the delivery of the strategy and
maintain a strong capital structure.

Impact on strategy

Lack of availability from credit
markets and cash resources; breach
of loan and bond covenants; adverse
movement in interest rates could
have an unacceptable impact on the
cost of new debt; inability to fund
acquisitions at the relevant time.

000

Key mitigants

» We monitor our banking
covenants closely to maintain
sufficient capacity.

» We conduct our business
within Board-approved capital
operating guidelines and
interest rate hedging policy.

» We have a diversity of
financing sources.

» Due to our close monitoring
of the transactional pipeline,
we can control the timing and
number of new acquisitions, to
reduce cash outflows if needed.

» QOur strategic focus is to increase
income credentials to provide
greater interest cover.

» We carry out detailed financial
viability sensitivity testing and
develop clear mitigation
contingency plans.

» We undertook a £187m equity
raise in February 2020 and issued
a new £350m corporate bond
in July 2020 which increased our
headroom and funding capacity
enabling us to fully fund our
committed PRS pipeline.

» We do not commit to further
investment without having the
funding in place to facilitate this.
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o REGULATORY

UNCHANGED

000 @&

Risk description

Failure to meet current or increased
regulatory obligations or anticipate
and respond to changes in regulation
that increase cost. These include the
introduction of rent controls or similar
limitations plus reform of building
regulations, particularly around fire
safety. The operating framework
facing UK businesses following its
departure from the EU and the
uncertainty surrounding the future
relationship and changes to the
regulatory environment arising in
response to the Covid-19 pandemic

is currently unclear.

Impact on strategy

Fines, penalties and sanctions;
damage to reputation; loss

of operational efficiency and
competitiveness; increased costs;
reduction in market opportunities;
impact on ability to finance
opportunities; reduced ability

to generate rents; inability to
build competitive PRS portfolio;
attracting adverse publicity.

00

Key mitigants

¢ We have an on-going programme
of management and staff training.

* We have invested in employing
specialist legal, compliance and
corporate affairs teams which
monitor and advise internally,
review the regulatory horizon
and have close involvement
with leading industry bodies, for
example senior representation
with the BPF to campaign on
relevant issues.

¢ We have well-established
relationships with expert law firms
and other professional services
organisations who keep us updated
about forthcoming changes to
the regulatory framework.

¢ We have strict asset
management controls and
compliance processes which
can also adapt to change.

e Our position as the UK’s
leading PRS provider brings
a cultural ethos of seeking
to adopt best practice.

o PEOPLE

UNCHANGED

PO

Risk description

Failure to attract, retain, and
develop an inclusive and diverse
workforce to ensure we have the
right skills in the right place at the
right time to deliver our strategy.

Failure to adapt to the prevailing
government guidance regarding
working in offices or remotely in
connection with restrictions
imposed by the Covid-19 pandemic.

Impact on strategy

Reduced ability to achieve business
plan and strategy; reduced control;
inability to grow market share of the
PRS; failure to innovate and evolve
to maintain competitiveness in a
customer-driven market; damage to
reputation; increased staff turnover.

o

Key mitigants

* We have a talent identification
process and have succession
plans and retention strategies
in place for key people.

¢ We have a programme of
learning and development
for our people, which includes
management and leadership
training and the ‘Grainger
Academy’ for delivering
focused training.

» We carry out regular
performance reviews
and appraisals of our people.

» We identify opportunities for our
people to develop, and we provide
internal career progression.

¢ We undertake an annual
employee engagement
survey from which we produce
an action plan to address the
issues identified and we carry
out wellbeing activities.

¢ We are committed to raising
awareness and encouraging
diversity amongst the workforce
through a diversity network
initiative.

e The wellbeing and safety of
our workforce is at the forefront
of our decision-making.



° SUPPLIER

INCREASED A

00d

Risk description

A significant failure within,

or by, a key third-party supplier
or contractor.

4

Supply chain disruption and ability
to service our Planned Proactive
Maintenance Plan.

The liquidity of our supply chain
caused by a reduction in supply
as a result of lockdown.

Impact on strategy

Increased costs; inability to
achieve performance objectives;
legal action and regulatory
sanctions; reputational damage;
customer dissatisfaction; a
restriction on ability to grow
platform; negative impact on
organisational or portfolio growth
plans; increased Grainger workload
to reschedule reactive and/or
planned maintenance in a

timely manner.

000

Key mitigants

e Our CONNECT operating
platform will support us
to control and monitor our
supply chain.

¢ Our Procurement Strategy
sets our intent towards internal
controls and management
systems regarding contractors/
suppliers which include
counterparty reviews and
covenant strength assessments
are well developed.

* We have developed contingency

plans which can be put into

action in the event of the
failure of a key supplier.

Dedicated contractor

management role to

oversee relationships.

» We have sufficient diversity of
key suppliers and relationships
with potential suppliers to
minimise over-reliance on
any one organisation.

© HEALTH AND SAFETY

’

UNCHANGED

0ROd

Risk description

A significant health and
safety incident or near-

miss occurrence, owing to
inadequate or inappropriately
implemented procedures.

Unsafe workplaces and
homes affecting our people
and customers due to the risks
of the Covid-19 pandemic.

Impact on strategy

Harm to customers, tenants,
employees, contractors, or visitors;
possible legal action or fine;
subsequent reputational damage.
Reduced investor interest.

Q0

Key mitigants

¢ Inresponse to the Covid-19
pandemic, we have carried
out thorough and robust risk
assessments of each of our offices
ensuring they are safe for a return
to office working. We have
increased communications
with our customers and adapted
procedures to deal with
individual circumstances.

* We have introduced a specific
health and safety management
system, supported by a cultural
change vehicle, Live.Safe.

¢ Ourimproved technology
platform, CONNECT, will deliver
efficient recording and reporting.

* We employ a specialist Health
and Safety team who are
responsible for overseeing
the health and safety
regulatory framework.

¢ Our risk management
framework applies a system
of close oversight and reporting
of health and safety matters.

¢ We have planned and
reactive maintenance measures
in place, which assess gas,
electrical, water, asbestos,
fire and mechanical services.

* We are frequently reviewing
innovative renewable energy
sources as an alternative to
gas fuel.

0
-
o
>
_'
m
)
0
o
m
o
o
o
=

UNCHANGED

© DEVELOPMENT
@d

Risk description

We allocate a portion of our
capital to development activities
which may be complex and
potentially bring multiple
related risks.

Impact on strategy

Exposure to risk of cost overrun,
cost inflation, income shortfall

and yield expansion, affecting
achievement of the strategy and
returns in developing rent schemes.
Our supply chains and availability

of labour have been impacted by
the economic uncertainty caused by
the Covid-19 pandemic and Brexit.

000

Key mitigants

* We monitor the capital
we deploy to development
matters carefully, following
capital allocation guidelines.

* We carry out thorough due
diligence and substantial
research before committing
to a scheme, ensuring we have
a good understanding of the
relevant context.

* The extent to which we monitor
cost inflation, rents and yields
allow us to understand if the
risk is increasing.

¢ We employ an experienced
team with specialist development
skills and have established
relationships with expert advisers
and development partners.

¢ We have an established
governance structures
both internally and on-site
to review and monitor our
development schemes.

o As part of our PRS strategy,
the portfolio of development
schemes now focuses on
build-to-rent assets and does
not seek speculative returns
from investing in development
that is solely for sale.
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PRINCIPAL RISKS AND UNCERTAINTIES CONTINUED

Impact on our
business model

‘ Originate
. Invest
& Operate

Impact on our strategy

o Grow rents

@ Simplify and focus

o Build on our
experience

Cultural link to values

Every home
matters

@ People at

the heart

Leading
the way

@ Exceeding
expectations

o CYBER AND
INFORMATION
SECURITY

INCREASED A

Risk description

The loss of confidential data or
technology disruption due to an
internal or external attack on our
information systems and data or
by internal security control failure.
Our Cyber Security risk exposure
has changed due to the adoption
of our CONNECT cloud based
operating platform.

Impact on strategy

Financial loss; fines; reputational
damage; operational and business
disruption; loss of customers; loss of
employees; share price devaluation;
inability to serve our customers,
manage our properties and
conduct our business; competitive
disadvantage; inability to meet
contractual obligations.

Q0

Key mitigants

* The move to a cloud based
operating platform has required
a step change in our approach to
security. We have increased the
capacity and capability of our IT
team, by appointing a specialist

Security & Configuration Manager.

¢ We are investing in new
technology that incorporates
‘data security by design’ and
is GDPR compliant.

» For greater assurance we have
appointed a Cloud Security
partner to ensure our CONNECT
platform is secure and resilient,
and that our security capabilities
have been assessed and
validated with a plan for
continuous improvement.

» We regularly conduct
penetration testing and
vulnerability assessments using
multiple independent specialists
to ensure our systems are robust.

 Staff training and awareness of
our IT policies and commitment
to data protection.
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o CUSTOMERS

INCREASED A

0000 @&

Risk description

The failure to fulfil our customer
proposition and our service standards
heightened by a period of uncertainty
and change caused by lockdown
measures and social distancing rules.

Impact on strategy

Negative publicity; increased
complaints; poor customer
experience; reputational damage; loss
of customers; lower rental increases.

000

Key mitigants

We have followed Government
guidance ensuring our
customers’ safety is at the
forefront of decision-making.

We have increased our
communications with our
customers to ensure they are
informed and kept up to date.

We have managed and supported
individual circumstances arising
from the pandemic.

We have a leading operating
platform with substantial
experience in managing a portfolio
of approximately £3bn of assets
and of meeting the requirements
of our residential customers.

Our operating model is designed
to provide a platform for optimising
a customer-focused strategy.

Our proactive asset management
means we can gather greater
asset and customer knowledge.
We carry out customer service-
focused reviews measuring
customer preferences and
satisfaction levels.

Our employees receive

customer service training and
their performance is measured
against key metrics.

@ CLIMATE CHANGE

NEW

0ed

Risk description

The impacts of climate change on
Grainger’s business and operations
including: an extreme weather

event; changes in weather patterns;
transition to a zero-carbon economy;
customer preference for more energy
efficient properties.

Impact on strategy

Business disruption; infrastructure
damage; communication network
damage; increased insurance costs;
increased wear and tear on
buildings; cost of investment
adaptation measures.

Decreased asset value; asset
impairment or early retirement
of existing assets.

Additional capital expenditure
to adapt buildings; increased
disclosure requirements;
tougher building standards.

Risk to Company brand and reputation.

Q0

Key mitigants

We have a Business Continuity
Programme which is reviewed

by our Crisis Management team
and was recently tested during

the Covid-19 pandemic.

We work closely with

Government bodies to stay abreast
of regulatory developments.

We are members of leading
industry bodies who influence
policy on energy efficiency and
emerging building standards.

Due diligence of assets includes
physical risks and transition risks.
We analyse data on specific
property attributes such as

flood risk and subsidence.

We are a responsible business

with a strong commitment

to minimising our negative
environmental impacts and
achieving net zero carbon for the
operation of our buildings by 2030.
We have a detailed climate change
and sustainability strategy and
roadmap, with clear objectives and
actions to achieve net zero carbon
for the operation of our buildings
by 2030.



VIABILITY STATEMENT

In accordance with the 2018 UK Corporate
Governance Code, the Board has assessed
the prospects of the Group over a longer
period than the 12 months required by the
‘Going Concern’ provision. In doing so, the
Board conducted the review considering
the Group’s financial position (see pages
19 to 24), business strategy (see page 14)
and the potential impact of our principal
risks and future prospects (see pages 44
to 50).

The strategic plan is reviewed and
approved by the Board each year, with
year one forming the budget for the next
financial year. This plan provides a basis for
settling all detailed financial budgets and
strategic actions that are subsequently
used by the Board to monitor performance
and the Remuneration Committee to

set targets for the annual incentive.

The Board has reviewed its strategic and
financial plans in detail and believes that a
viability assessment period to September
2024 is appropriate, given this covers

the period of the detailed strategy review
and incorporates both the timescales

for investments and returns currently
considered as being secured.

The Group’s business model has proven
to be strong and resilient throughout

the different economic cycles even with
higher levels of gearing and over the

long term, with consistent demonstration
through its ability to sell assets and

let vacant properties to provide stable
income returns and cash generation,
even during challenging market
conditions. Currently the Group directly
owns £2.6bn of residential property
assets of a granular nature with a number
of alternative income generating uses
which are relatively liquid, as proven
throughout previous property cycles.

The Group would remain viable evenin
the event of severe and sustained house
price deflation as it would be able to
accelerate the natural conversion of

our assets to cash including the sale of
tenanted assets and reduce or suspend
development and acquisition activity.
Only an unprecedented and continued
long-term decline in residential property
valuations, significant reduction in
rental income and lack of liquidity in UK
residential property markets is a scenario
that could conceivably cause a material
threat to the Group. In this situation, the
Group has the option to continue to let
assets to generate income and protect
overall asset value.

The financing risks of the Group are also
considered to have an impact on the Group’s
financial viability. The two principal financing
risks for the Group are the Group’s ability to
replace expiring debt facilities and adverse
movements in interest rates. The Group has
been successful in securing longer-term
funding to deliver the secured PRS pipeline
and has prepared the strategic plan on this
basis. In addition, the Group continues to
manage its hedge exposure with interest
rate swaps, caps and fixed rate facilities
matching almost 100% of its debt liability
and maturity.

The viability assessment was made with
the Group strategy forming the base case
and then recognising the principal risks
that could have an impact on the future
performance of the Company. These risks
consider changes to the macro-economic
environment including the impact of the
Covid-19 pandemic. The planning process
incorporates severe scenario planning, with
the amalgamation of multiple risks which
may result from political and economic
uncertainty, including sensitivities to rental
level, asset valuations, financing and costs,
to assess impact and longer-term viability
of the Company.

The sensitivity analysis involved modelling
a number of scenarios. The most extreme
downturn scenario, reflecting a severe
economic downturn and extended
Covid-19 pandemic, incorporated the
following assumptions:

Reducing property valuations by 12%;

Reducing rental levels by 12%;

- Cost inflation for construction
and operating costs of 10%; and

Interest rates increase by 2% for
the duration of the review period.

Throughout this downside scenario, the
Group had sufficient resources to remain in
operation and compliant with its banking
covenants. This scenario testing, together
with the Group’s strong financial position,
current rent collection and lettings
evidence, and mitigation actions available
including selling assets and deferring
non-committed capital expenditure,
supports the Group’s ability to continue
to meet its liabilities as they fall due.

Based on the Board’s assessment, the
Directors have a reasonable expectation
that the Group will be able to continue
in operation and meet its liabilities as
they fall due over the four-year period
to September 2024.

Our 2020 Strategic
Report, from pages 1 to
51, has been reviewed

and approved by the
Board of Directors on
18 November 2020.

Vanessa Simms
Chief Financial Officer
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CHAIRMAN’S INTRODUCTION TO GOVERNANCE

A strong governance framework
ensures we lead the business
effectively, whilst considering the
interests of all our stakeholders

Highlights

P Oversight and leadership of
the response to the challenges
presented to the business
by Covid-19.

P Full compliance with the
new Corporate Governance
Code during the year.

P Board review of strategy in the
context of the impact of Covid-19.

p Oversight and approval of the
development and renewal
of the Company’s values.

P Review and approval of
successful equity raise to
fund capital investment.

P External review of
Board effectiveness.

Dear Shareholders,

The Directors and | are committed
to applying effective corporate
governance and promoting the
highest standards of behaviour and
values throughout the Company.

I am therefore pleased to introduce

this year’s corporate governance report,
in which we describe our governance
arrangements, the operation of the
Board and its committees, and how the
Board discharged its responsibilities.

The disruption caused by the Covid-19
pandemic and the speed with which

it has impacted all our lives is truly
unprecedented. | am pleased to say
the Company set as priorities, keeping
our customers and employees safe
whilst doing the right thing for

our Shareholders.
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The Board itself continued to operate

as normal, meeting remotely and
maintaining close oversight of the
business and its operations. As a result,
we were able to provide strong support to
the management team based on robust
scenario planning whilst considering the
needs of all the Company’s stakeholders.

This year, our customers have spent more
time than ever in their homes and this
has increased their expectations. Meeting
these expectations is a challenge that has
been embraced by both our ‘front-line’
and home or office-based employees.

Colleagues have utilised new technologies
and shared best practice, fostering an
environment of mutual encouragement
and support across the business. The
Board will continue to encourage such
behaviour and monitor employee and
customer surveys for tangible evidence

of progress in these areas.



“Grainger continues to increase
the scale of its PRS business and
deliver operational excellence
through its culture, people and
investment in technology.”

This financial year has also seen
significant change with regard to
corporate governance for Grainger as

the new UK Corporate Governance Code
2018 (the ‘Code’) came into force for us.
Whilst the Board has kept its governance
arrangements under review, the changes
required have now been put in place.

The Board will continue to work to ensure
they are fully embedded going forward.

The Board conducted an assessment

of the Company’s strategy in June of

this year in light of the impact of the
pandemic. We concluded that the
fundamentals of our strategy, to deliver
great homes and excellent customer
service, into a rental market with a large
structural supply and demand imbalance
continued to be sound.

Good governance also means ensuring
we have rigorous risk management
and controls in place. This is more

important than ever in times of challenge.

The application of the skills and
experience of the Directors, coupled
with the wide-ranging work of the Audit
Committee, provides strong governance
for the benefit of all our stakeholders.
To learn more about our Board activity
in 2020, please see page 57.

Mark Clare
Chairman

18 November 2020
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IN THIS REPORT

Leadership and Purpose

The Board’s primary function is to
promote the long-term sustainable
success of the Company. It does this
by leading by example, promoting
the culture of the business and
ensuring effective engagement

with, and considering the interests

of stakeholders. More information
can be found on pages 54 to 63.
Division of Responsibility

The Board ensures that the Company
has the correct balance of Executive
and Non-Executive Directors in order
to lead the Company effectively,

with clear definition of the respective
responsibilities of the Board and the
executive leadership of the Company.
Please see pages 64 to 65 for

more details.

Composition, Succession
and Evaluation

The Board maintains an appropriate
balance of skills, experience and
knowledge to ensure that it can
effectively lead and govern the
Company. Effective evaluation of
Board performance and succession
planning are crucial in this. To find
out more please see pages 66 to 68.

Audit, Risk and Control

The Board sets the Company’s
strategy, taking account of the need

to balance risk and reward. With the
oversight of the Board, the Audit
Committee has established formal and
transparent processes to oversee the
independence and effectiveness of
internal and external audit functions.
Pages 69 to 73 provide details of

these activities.

Remuneration

Our Remuneration Policy aims to
ensure that the Executive teamis
appropriately and fairly incentivised,
and aligned with long-term, sustainable
strategic execution. We also monitor
wider colleague remuneration across
the business. More information is
available at pages 74 to 92.
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LEADERSHIP AND PURPOSE

The skills and expertise
to deliver our strategy

Mark Clare
Non-Executive Chairman

®E

Appointment: Appointed
Chairman in February 2017

Skills, competence and
experience: Mark has wide-ranging
experience in a number of sectors
and extensive knowledge of the
residential property market. He has
substantial plc-level experience and
is a non-executive director and
chairman designate of Aggreko plc,
senior independent director of
United Utilities Group plc and a
non-executive director of Premier
Marinas Holdings Limited. Mark was
previously chief executive of Barratt
Developments plc from 2006 to
2015, and is a former trustee of the
Building Research Establishment
and the UK Green Building Council.
Prior to joining Barratt, he was an
executive director of Centrica plc
and held a number of senior roles
within both Centrica plc and

British Gas. Mark has also been a
non-executive director of Ladbrokes
Coral Group plc and BAA plc, the
airports operator.

Tenure: 3 years and 7 months

Board meetings 2019/20

Helen Gordon

Chief Executive

®

Appointment: Appointed to
the Board in November 2015

Skills, competence and
experience: Helen is a highly
experienced, proven and well
regarded real estate investor.

She has significant experience
working across a wide range of
real estate asset classes, including
residential property. This is
combined with an extensive
knowledge of the City. Helenis a
non-executive director of Derwent
London plc, vice chairman of EPRA
and an advisory board member
of Cambridge University’s Land
Economy Department. Helen is
the former President of the British
Property Federation, having
stepped down in 2020 at the end
of her term. She is a chartered
surveyor and before joining Grainger
was global head of Real Estate
Asset Management of Royal Bank
of Scotland plc. She previously
held senior property positions

at Legal & General Investment
Management, Railtrack and

John Laing Developments.

Tenure: 4 years and 10 months

October November
°
B
April May
°
1 i

December
(]
]
June
°
2 I
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Vanessa Simms
Chief Financial Officer

©

Appointment: Appointed to
the Board in February 2016

Skills, competence and
experience: Vanessa brings
extensive financial experience

to Grainger from the property
sector in the UK. She has
particular expertise in leading
and implementing strategic
change in businesses. She has
substantial experience in senior
finance leadership roles in a
listed environment. Vanessa is

a non-executive director of Drax
Group plc and chair of its audit
committee. Vanessa is a Fellow
Member of the Certified Institute
of Accountants. She has worked
in finance since 1998 and
immediately prior to joining
Grainger held a number of senior
positions within Unite Group plc,
including deputy chief financial
officer. Prior to that Vanessa was
UK finance director at SEGRO plc.
Vanessa is currently serving her
notice period and will leave
Grainger in 2021.

Tenure: 4 years and 7 months

January February
o
L E
July August

Andrew Carr-Locke
Non-Executive Director

OOE®

Appointment: Appointed to

the Board in March 2015 and
appointed as Senior Independent
Director in February 2018

Skills, competence and
experience: Andrew has
substantial experience in

senior finance positions in listed
companies, particularly in the
residential property sector. He also
has wide-ranging experience as a
non-executive director of public
companies. Andrew is a Fellow

of the Chartered Institute of
Management Accountants and
was group finance director at
George Wimpey plc between 2001
and 2007. He has previously held
senior finance roles at Courtaulds
Textiles plc, Diageo plc, Bowater-
Scott and Kodak. Andrew was
executive chairman of Countryside
Properties, where he led the
refocus of the company’s strategy.
He has previously held non-
executive directorships at Dairy
Crest plc, Royal Mail Holdings,
Venture Production and AWG.

Tenure: 5 years and 6 months

Board meeting £.@.3 Site visit o

March
L L
September
i @



Justin Read
Non-Executive Director

OO®

Appointment: Appointed to
the Board in February 2017

Skills, competence and
experience: Justin

has substantial experience in

real estate and corporate finance.
Justinis a non-executive director
of Ibstock plc and Affinity Water
Limited, chairing the audit
committee of both. Justinis

an independent member of the
Investment Committee of the
Logistics pan-European real
estate fund and was group
finance director of SEGRO plc from
August 2011 to December 2016.
Between 2008 and 2011, Justin
was group finance director at
Speedy Hire plc. Prior to this, he
spent 13 years in a variety of roles
at Hanson plc, including deputy
finance director, managing director
of Hanson Continental Europe,
head of corporate development,
head of risk management and
group treasurer.

Tenure: 3 years and 7 months

Janette Bell
Non-Executive Director

OO®

Appointment: Appointed to
the Board in February 2019

Skills, competence and
experience: Janetteis the
Non-Executive Director responsible
for employee engagement.
Janette was recently appointed
as the managing director of
FirstBus, part of FirstGroup plc.
Janette joined P&O Ferries in 2012,
and held the position of chief
executive officer from January 2018
to September 2020. Janetteis an
experienced board director, with a
breadth of operational experience
in customer centric organisations.
She was sales & marketing director
for Hammerson plc, the British
property development and
investment company. Janette has
also worked in senior customer
strategy and marketing positions
at PwC, Tesco and Centrica, where
she was sales and marketing
director of British Gas Services.

Tenure: 1 year and 9 months

Attendance table to 30 September 2020

Meetings Meetings eligible

Executive Directors attended to attend
Helen Gordon 8 8
Vanessa Simms 8 8
Non-Executive Directors

Mark Clare 8 8
Andrew Carr-Locke 8 8
Rob Wilkinson 8 8
Justin Read 8 8
Janette Bell 8 8

@ Executive Committee
@ Audit Committee
® Remuneration Committee
@ Nominations Committee

O Committee Chairman

Rob Wilkinson

Non-Executive Director
®O®

Appointment: Appointed to
the Board in October 2015

Skills, competence and
experience: Rob has substantial
experience in real estate and
corporate finance. He is a
chartered accountant and the
chief executive of AEW Europe,
a leading European real estate
investment manager. Prior to
joining AEW Europe in 2009, Rob
was a managing director with the
Goodman Group and also held
investment banking positions

at UBS and Eurohypo. He is

also chairman of the Green
Rating Alliance.

Tenure: 4 years and 11 months

Balance of Directors (as at 30 September 2020)

Male Female

IXT, ivi
58 42

@ Chairman @ Executive Directors @ Non-Executive Directors
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LEADERSHIP AND PURPOSE CONTINUED

Purpose

Grainger’s purpose is to enrich lives by
providing high-quality rental homes and
great customer service. The Board keeps
this purpose in mind when considering
all decisions it takes.

Culture

The Board believes that the culture of

a business, in conjunction with its values,
is vitally important to its successful
long-term performance and is integral
to all that we do, including governance.
How the Board members, particularly
the Executive team, conduct themselves
sets the culture within the Company.

The Board assesses and monitors

the culture of the business to ensure
that policy, practices and behaviour
throughout are aligned with the
Company’s purpose, values and strategy.
In November 2019, the Board received
a detailed presentation from the HR
Director on culture and engagement
and how it supports our strategy.

The Board was informed of our
employee engagement survey results,
highlighting what we do well and the
areas where the Company and its
senior management can improve.

The Board oversaw and approved the
recent renewal of the Company’s values.
For more information about our values
see page 34.

We provide further details on our culture
and employee engagement on page 58.

During the year, the Board and | have also

spent time with our people from across

the business and took these opportunities

to gauge their views on the business,
the strategy and its implementation.

[ firmly believe that the culture of the
Company is strong and has enabled
us to perform well in these very

challenging market conditions. Our people

understand and support the strategic
direction of the business and are
focused on delivering it.

Stakeholder engagement

The Board believes that good
engagement with stakeholders and
investors is key to understanding their
views. We are also supportive of the
emphasis the Code puts on the wider
stakeholder group, particularly the Board’s
duty under Section 172 of the Companies
Act 2006. In order to achieve our aim of
being the UK’s leading residential landlord,
we keep in contact with our people,
customers, suppliers and investors to
ensure that we harness their views and
communicate the Company’s progress.
Please see page 37 for our Section 172
Statement and page 58 for examples of
our work with our stakeholder groups.

Specifically, regarding our investors,
Helen Gordon and Vanessa Simms had
regular meetings with the Company’s
Shareholders and analysts throughout
the year. In particular, during 2020, the
equity raise and bond issue entailed a
substantial degree of engagement with
our investors as is appropriate for material
transactions of that nature. We have
also been in regular communication with
our investors regarding the impact of
Covid-19 on the Company.

On 29 September 2020 we held a virtual
capital markets event, providing details
of our performance and the resilience

of our business. More details can be
found on page 63.
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Compliance with the 2018 Corporate
Governance Code

The governance rules applying to all UK
companies on the Official List of the UK
Listing Authority are set out in the Code,
published by the Financial Reporting
Council (‘FRC). You can obtain copies of
the Code from www.frc.org.uk. The Board
fully supports the principles set out in the
Code and confirms we have complied with
all its provisions throughout the financial
year ended 30 September 2020.

This report sets out Grainger’s
governance policies and practices and
includes details of how the Company
applies the principles and complies
with the provisions of the Code.

This marks the first year in which

we report under the Code and the
Board has welcomed the positive
changes and challenges it has brought
about. As required by the Code, this
report describes our activities and key
achievements during the year, giving
Shareholders and stakeholders the
necessary information to evaluate how
the Code’s Principles have been applied.

Information flow

The Chairman and the Company
Secretary ensure the Directors receive
clear, timely information on all relevant
matters. Board papers are circulated well
in advance of meetings to ensure there is
adequate time for them to be read and to
facilitate robust and informed discussion.

The papers contain the CEO’s review,
CFO’s review, reports on each business
area, key figures and papers on specific
topics of interest to the Board. Minutes of
the Executive Committee meetings and
detailed financial and other supporting
information are also provided. The Board
received presentations throughout the
year from various departments, including
HR, Legal, Investment, Finance, Operations,
Development and Health and Safety,

and from external advisers on subjects
including financing, regulatory issues for
listed companies and business valuation.
The papers also contain information on
how stakeholder interests have been
taken into account when considering
decisions taken by the Company.



Effectiveness

The standard Board schedule sets six
formal meetings throughout the year,
one of which was specifically focused on
a review of the Company’s longer-term
strategy. This year, there were additional
meetings in February, to approve the
equity raise, and April, to review the
impact of the Covid-19 pandemic

on the Company, including viability
scenario stress testing.

The Board has a list of matters reserved
toit, and a rolling annual plan of items
for discussion, agreed between the
Chairman and the CEO. They review the
list of reserved matters and annual plan
regularly, to ensure they are properly
covered, together with other key issues as
required. At each Board meeting, the CEO
provides a review of the business, setting
out how it has been progressing against
strategic objectives and details of any
issues arising. In addition, items that
require formal Board approval are
circulated in advance with all supporting
paperwork to aid appropriate decisions.

The Board spent time visiting our
development scheme in Aldershot this
year. The Board would ordinarily have
made a number of further site visits but
the ability to do so was curtailed by the
Covid-19 related restrictions. The Board
intends to resume a programme of site
visits once conditions permit this.

The adjacent table shows examples
of the subjects and matters the Board
debated and considered throughout
the year.

BOARD ACTIVITY
How the Board spent its time

20%

Strategic 25%

» Carried out an in-depth review of Grainger’s
strategy, considering whether or not it
needed to be revised as a result of Covid-19.
It considered further opportunities for
growth in the current PRS market, the
development business and operational
and financial strategy.

e Received market update reports and
presentations from JPMC regarding
performance in relation to the market
and peer group companies.

» Considered competitor activity in the
PRS sector.

* Monitored the economic, legislative
and geo-political landscape, received
and considered updated Brexit and
Covid-19 impact papers.

¢ Considered the ESG strategy for the
business and reviewed progress reports
throughout the year.

o Reviewed and signed off the community
engagement plan.

People and culture 15%

» Received reports on the activities to
increase the diversity of the business
including the launch of the Employee
diversity and inclusion network.

» Reviewed the culture of the business and
employee engagement. This included the HR
Director presenting the results of the annual
employee engagement survey to the Board.

* Reviewed and considered the Live.Safe 2.0
updated plan to put the health, safety and
wellbeing of our people and customers
at the centre of the business.

* Reviewed and discussed the requirement
of the Code in relation to the employee
voice being ‘heard’ in the boardroom
and appointment of Janette Bell as the
Non-Executive Director responsible for this.

Financial 20%

¢ Received reports on the potential
impact of Covid-19 on the Company.

» Reviewed the Group’s debt and capital
structure, including the equity raise
in February 2020 and the bond issue
in July 2020.

o Considered the Group’s financial
performance throughout the year.

Agreed the continued application
of the dividend policy.

Compared corporate and operating
overheads to the business plan.
Monitored performance of the
agreed KPIs for the business.
Received reports on interaction
with the credit ratings agencies

and insurance providers.

Governance 10%

Considered the external evaluation
of the Board’s effectiveness.

Received briefings on regulatory
and governance issues including
the development of rules relating
to external auditors.

Considered Shareholder relations, in
particular the feedback from investors

and analysts in connection with the 2019
full year results and the 2020 interim results.

Embedding the reporting requirements
of the New Code.

Received reports from the Nominations,
Audit and Remuneration Committees.

Transactions 15%

Reviewed reports on the progress of
our development schemes proceeding
in partnership with TfL.

Considered material transactions and
business opportunities including, among
others, our PRS schemes in Nottingham,
Guildford and Milton Keynes.

Received reports on the progression of our
existing development projects in the UK.

Operations 15%

Considered health and safety matters
including a presentation from the
Health and Safety Director and the
roll out of our Live.Safe 2.0 approach.

Received reports on the remote working
measures implemented in response to
Covid-19 and other actions undertaken
to ensure the continuing effective
operation of the business.

Received reports and updates on the detailed
review of the Resident Services Manager role
and the skills and approach required.

Monitored and inputted into the progress of
our technology change project, CONNECT.

Received reports on strategy and
developments from the Company’s
affordable housing arm, Grainger Trust.

Considered management of our suppliers,
alternative supplier arrangements and
our approach to procurement.

Received reports on our customer service
performance and other operational KPIs.
Received a presentation from specialist
consultants in relation to our customer
service survey.
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LEADERSHIP AND PURPOSE CONTINUED

58

Shareholders

* Reviewed and considered reports
of meetings with investors

¢ Considered questions and
comments from analysts

¢ Met with Shareholders
at the AGM in Newcastle

* More detail on Grainger’s
engagement with Shareholders
is included on page 62.

Suppliers

» Considered reports on key supplier
relationships and performance
and alternative supplier plans

» Reviewed the results of audits
of key supplier compliance with anti-
bribery and modern slavery policies

* More detail on Grainger’s
engagement with suppliers
isincluded on page 61.

Customers
e Considered how we can assist our
customers in dealing with the
impacts of Covid-19
» Considered how our Live.Safe 2.0
approach can benefit customers

¢ Reviewed and fed back on plans
to improve customer service

» More detail on how Grainger
delivered for its customers
is included on page 60.

\/

Grainger plc
Board A

v

Employees
* Monitored employee
engagement survey results
¢ Received presentations from the

HR Director on skills and resources for
meeting our strategic objectives

» Considered the gender pay gap for the

business and means to address it

» Engagement with employees at office and site visits

¢ Oversaw the launch of the employee

diversity and inclusion network

» More detail on Grainger’s engagement
with employees is included on page 61.
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Local communities

¢ Reviewed reports on
Grainger’s engagement
with local communities
» Considered schemes in which
Grainger participated at
development sites

* More detail on Grainger’s
engagement with local communities
is included on page 60.

Government

» Considered reports on
Grainger’s contributions
to government matters

» Oversaw Grainger’s relationships
with key local authority partners

* Reviewed reports on meetings with
Government, shadow government
and party officials before and after

the 2019 General Election

¢ More detail on Grainger’s
engagement with public bodies
isincluded on page 61.



The Board takes the interests of
stakeholders into account when
making decisions. The relevance of
each stakeholder group may increase
or decrease by reference to the issue
in question, so the Board seeks to
understand the needs and priorities
of each group during its deliberations.
This, together with the combination
of the consideration of long-term
consequences of decisions and the
maintenance of our reputation for
high standards of business conduct, is
integral to the way the Board operates.

We have continued to embed stakeholder
interests into the culture and operating

model of our business by providing training to
management committees that make investment
decisions. Papers presented to these committees
include a section on stakeholders’ interests.

Throughout the year the Board considered
proposed acquisitions of potential development
sites, to progress our PRS strategy. In making
its decisions, the Board took into account the
following s172 considerations, the proposed
developments will:

e provide a long-term benefit for the business;

¢ on practical completion, provide increased
revenue and capital growth to Shareholders;

e create a number of long-term employment
opportunities for our people;

» provide housing stock for customers in the
local community;

» generate profitable work opportunities
for suppliers;

» improve amenities for local communities; and

¢ have manageable impact on the environment
through careful thought and planning.
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LEADERSHIP AND PURPOSE CONTINUED

How the business understands
and responds to the needs
of our stakeholders

9]

Local communities

Customers Shareholders

Stakeholder expectations

For Grainger to provide
safe, high-quality homes
and good service, whilst
responding to their
needs promptly.

For Grainger to generate
long-term, sustainable
attractive total returns

and to meet Environmental,
Social and Governance
(‘ESG’) expectations.

For Grainger to act
responsibly and make a
positive impact to the local
area while listening to and
taking on board local views,
preferences and concerns.

We offer a wide range of customer
communication channels. Each resident
has a dedicated point of contact and we
encourage our team members to build
long-lasting relationships with them.
Additionally, customer touch points include
a customer care line and a transparent
complaints procedure. We regularly survey
our customers to understand how we can
improve our service and run customer focus
groups to tailor the design of our buildings
to our customers’ needs.

We run a comprehensive investor relations
programme. Activities include investor
roadshows, conferences, trading updates
and property tours. Key engagement
events are reported on page 62.

Extensive local engagement and consultation
concerning assets and developments via
events, residents’ meetings, direct
communications and newsletters.

We support local businesses and charities,
sponsor local sports and cultural activities
and engage with local authorities.

We ensure that we are available and
accessible to the investment community,
in particular enhancing transparency
and virtual engagement throughout

the Covid-19 pandemic.

We encourage communities to develop within
and around our buildings, through organising
residents’ events and building relationships
with the local community. All of our people
have access to our community engagement
blueprint guidance and relevant training.

We respond annually to a range of ESG
benchmarks, as reported on page 41.

Customer outcomes and examples

e Average length of stay among PRS ¢ During the year in review, we had
customers strong at 34 months. 258 investor meetings (including
group meetings).

Completed Community Engagement
Blueprint project to define best practice
community engagement at all stages
of the property lifecycle.

¢ Reduction of 42% in customer
complaints received. e Over 70 pieces of analyst coverage.
¢ Increased fundraising through a series

e 8in 10 customers surveyed “really like” * Teninvestor conferences/events attended

their Grainger home (FY19: 8/10).

» Delivered new Resident Services Manager
induction and training programme to
ensure consistent experience for all
Grainger customers.

¢ |Introduced buddy system to support
customers during Covid-19 lockdown.

Four Roadshows and held a Virtual
Capital Markets Day with 85 investors
in attendance.

Increased geographic outreach and
continued to diversify the geographic
representation among Shareholders

(see page 63).

Further broadened our Shareholder base.

Launched new corporate website to
enhance investor communications.
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of events supporting charity partners
Age UK and LandAid.

Continued extensive community
consultation for developments
in our Connected Living London
joint venture with TfL.

Over 200 residents and community
events held throughout the year
including 100 virtual events.



Employees

For work to be fulfilling
and rewarding. To be fairly
treated, recognised and
remunerated. To operate
in a safe and comfortable
environment, with learning
and development
opportunities.

0

Suppliers

For us to act with integrity
and professionalism, pay
promptly and ensure that
we are protecting the
rights of all those employed
through our supply chain.
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Government

For Grainger to act
responsibly as an employer
and as a housing provider.
To support Government

in delivering its objectives
such as increasing provision
of high-quality homes

and meeting its net zero
carbon ambitions.

Regular two-way engagement includes
biannual employee engagement surveys,
monthly cascade meetings from senior
management, regular all-staff update calls
with the CEO, and our intranet platform.

We introduced a Non-Executive Director
responsible for employee engagement.
Feedback is also gathered following specific
activities such as training and through a
biannual performance review process.

We organise a range of employee events,
including virtual charity fundraising events.

Regular supply chain reviews and customer
satisfaction surveys to ensure regulatory
compliance and service levels, including
matters related to data protection, health
and safety, and modern slavery.

Strategic partnership board with our
largest repairs and maintenance partner,
which meets quarterly.

Set standards for suppliers on framework
agreements, requiring registration
with Constructionline.

Regular contributions to Government
consultations and regular feedback on
Government policies. Numerous meetings
with Government and shadow government
ministers, and officials.

City engagement strategy designed to
engage with key stakeholders and map local
issues in areas targeted for investment.

Partnerships with local authorities in our
targeted investment locations and local
authority outreach in collaboration with
industry bodies.

No employees were furloughed.

Introduced new employee engagement
strategy during Covid-19 lockdown,
focused on commmunication, innovation
and improvement.

Achieved strongest performance to date
on Best Companies Index Pulse survey
conducted during lockdown.

Launched our employee-led
diversity and inclusion network.

Refreshed our Live.Safe commitment
and introduced a new Health and
Safety Management System with
training for all employees.

Revised and re-launched our
Company values.

* 91% of customers surveyed were satisfied

with repairs and maintenance service.

¢ Focused on prompt payment during
Covid-19, reducing average days to
make payment to 20 days.

o Supported repairs and maintenance
partners to continue service delivery
during lockdown.

» Extensive engagement through private
meetings, correspondence and property
tours with Government ministers and
officials and via British Property Federation.

Engagement with Mayor of London and
the Greater London Authority, directly
and indirectly via London First.

Attended and gave evidence to the
GLA's Housing Taskforce.

Presented to the Industry Safety Standards
Board, chaired by Dame Judith Hackitt;
and recognised as an exemplar business,
leading on health and safety in housing.

Helen Gordon completed British Property
Federation presidency, overseeing the
launch of a new strategy for the sector
‘Redefining Real Estate’.
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LEADERSHIP AND PURPOSE CONTINUED

Key Shareholder events 2019/20

An on-going dialogue with our
Shareholders is fundamental to ensuring
that there is an understanding of the
strategy and governance of the business,
and that the Board is aware of the issues
and concerns of our investors. In this
section of the report we highlight the key
activities of our Shareholder engagement
programme throughout the year.

Substantial shareholdings

NOVEMBER/
DECEMBER
2019

JANUARY/
FEBRUARY
2020

MARCH/
APRIL
2020

MAY/JUNE
2020

JuLy/
AUGUST
2020

SEPTEMBER
2020

Full Year Results Presentation and live webcast London

Full Year Results Investor Roadshow — London and virtual
meetings internationally

Investor property tours London

Amsterdam Investor Roadshow
AGM
Investor meetings regarding the equity raise

Citi Global Property CEO Conference — Miami
Kempen Real Estate Conference - New York
Bank of America Merrill Lynch European Real Estate Conference

Virtual Half Year Results Presentation

Virtual Half Year Results Roadshow

EPRA Virtual Corporate Access Day

Barclays Investor Conference

Kempen Investor Conference

Morgan Stanley European Real Estate Conference
Berenberg Virtual Fireside Chat

Peel Hunt Virtual Investor Event

Consultation with investors regarding the bond issue

Virtual EPRA Investor Conference
Virtual Capital Markets Event

At 30 September 2020 and 30 October 2020 (being the latest practicable date prior to the date of this report), the Company is aware
of the following interests amounting to 3% or more in the Company’s shares.

30 September 2020 30 October 2020

Holding Holding Holding Holding
million % million %

BlackRock Inc.

52.3 7.76 55.7 8.26

The Vanguard Group Inc

29.7 4.41 29.5 4.38

Aberdeen Standard Investments

27.6 4.10 26.2 3.89

Columbia Threadneedle Investments

25.0 3.70 25.1 3.73

AXA Investment Management

22.4 3.32 21.8 3.23

APG Asset Management NV

21.7 3.22 21.7 3.22
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Relations with Shareholders

The Group’s website includes a
comprehensive investor relations section,
containing all Regulatory News Service
(‘RNS’) announcements, share price
information, annual documents available
for download and similar materials. In light
of current Government restrictions we
are currently considering the process

for conducting our 2021 AGM. We wish
to facilitate engagement between

our Shareholders and Directors, while
protecting the safety of all. More details
of the arrangements will be provided in
our Notice of Meeting.

We send out the Notice of Meeting

and Annual Report and Accounts at least
20 working days before the meeting.

We hold separate votes for each proposed
resolution. A proxy count is given in each
case after the voting on a show of hands.
Grainger includes, as standard, a ‘vote
withheld’ category, in line with best
practice. Shareholders can also lodge
their votes through the CREST system.

The Board believes that understanding
the views of its Shareholders is a
fundamental principle of good corporate
governance. Strong engagement with
stakeholders and investors is key to
achieving this.

Investor relations are based on the
financial reporting calendar, with
additional engagement when considered
beneficial to the Company. We have

held more than 250 meetings with
Shareholders, analysts and potential
investors in the year. Helen Gordon and
Vanessa Simms held the vast majority of
these meetings and manage the Group’s
investor relations programme with the
Director of Corporate Affairs. We always
seek feedback at these meetings and
present it to the Board. In addition,

the Company Secretary engaged with

a combination of fund managers and
corporate governance officers of the
Company’s major Shareholders before
the 2020 AGM. We anticipate a similar
pre-AGM engagement process will

take place in 2021.

Over 250

investor meetings

Attendance at investor meetings

Chief Executive
Chief Financial Officer
Senior executive

92%
91%
93%

Shareholders by region

-~

B UK 43%
USA 19%
Netherlands 6%
Scotland 4%

Norway 4%

W Ireland 4%
Australia 2%
France 1%

B Canada 1%

B Other 16%

Virtual capital markets event

On 29 September 2020, we hosted
a virtual investor update, replacing
our usual Capital Markets Day.

Obijective: To provide an opportunity for
us to update investors and prospective
investors on our performance and our
Covid-19 response strategy.

Presented by Grainger’s Executive
management and senior team, this
provided an update on the following areas:
A trading update
Our focus on health and wellbeing
Our analysis of urbanisation trends

Our product resilience in the
current marketplace

The presentation was attended by over
135 people, comprising top investors,
sell side analysts and brokers with
positive feedback received.

Attendees were shown a video
walk through of Millet Place, our
new build-to-rent development
in East London.
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DIVISION OF RESPONSIBILITY

Governance framework

Grainger plc
Board

Responsible to the Company’s
Shareholders for the long-term success of
the Group, its strategy, its values and its
governance. Provides leadership of the Group
and, either directly or by the operation of Board
committees and delegated authority, applies
independent judgement on matters of
strategy, performance, resources (including
key appointments), the overall approach
to risk management and internal
control, culture and standards
of behaviour.

Nominations Committee

Audit
Committee

Responsible for overseeing the Company’s
financial statements and reporting.
Reviews the work of internal and external
auditors and matters of significant
judgement by management. It reviews the
risk management framework and the
integrity of the risk management and
internal control systems.

Reviews the structure, size and composition
of the Board and its committees.
Oversees succession planning for Directors
and Executive Committee members. It leads
the process for appointing Board Directors.

Remuneration Committee

Responsible for determining Remuneration

Policy and level of reward for the Executive

Directors and senior managers to align their
interests with those of the Shareholders.

Executive Committee

This Committee operates under the direction and authority
of the Chief Executive. It makes key decisions on matters to
ensure achievement of strategic plans, reviews strategic
initiatives, ratifies executive decisions and considers the
key business risks. It is supported by sub-committees,
each focusing on an area of the business.
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Management
Committee

Responsible for
the day-to-day
management of the
business and ensuring
all senior leaders are
briefed on business
activity and priorities.

Investment
Committee
Reviews and approves

material transactions,
allocates investment

capital and proposes
investment hurdle rates
for Board approval.

Finance
Committee

Responsible for financial
matters across the
Group, which include
accounting, financial
reporting, tax, treasury,
corporate and
commercial finance,
and financial support
for the business.
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Operations
Board

Responsible for
executing operations
strategy, performance

management, risk

management and
governance across the

operating business.

Development
Board

Responsible for
the strategy
implementation,
performance
management,
risk management
and governance
in relation to the
development business.




ROLES AND RESPONSIBILITIES OF DIRECTORS
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Role

Chairman

Chief Executive

Chief Financial
Officer

Non-Executive
Directors

=fie =ine =lne
=B e

Senior
Independent
Director

Responsibilities

Responsible for running the Board and ensuring its effectiveness. The Chief Executive reports to the Chairman,

as does the Company Secretary, on matters of corporate governance. The Chairman is the guardian of the

Board’s decision making process and is responsible for ensuring a constructive relationship between Executive

and Non-Executive Directors and for fostering open debate with an appropriate balance of challenge and

support. In accordance with the Code, the posts of Chairman and Chief Executive are separate, with their

roles and responsibilities clearly established, set out in writing and agreed by the Board.

Responsible