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Background

72 1966 - Clarke St. Modwen founded by Stan Clarke and Jim Leavesley. (Stan Clarke
had previously founded Clarke Securities (house building and construction), sold to
BICC in 1987). Clarke St. Modwen became known as a successful “shed developer”

e 1986 - Reverse takeover of Redman Heenan International PLC and name change
to St Modwen Properties PLC. Anthony Glosssop joins as MD.

L 1988 - First major brownfield site acquired for mixed use regeneration
- Festival Park, Stoke

7é 1989 - First Office Park, Concorde nr Manchester Airport

7é 1989 - First new town centre scheme - Octagon, Burton on Trent

e 1990 - Residential land programme initiated with appointment of specialist surveyor.
7é 1992 - First existing town centre acquired for redevelopment - Leegate

7é 1998 - Joint Venture investment partnership with Salhia - KPI

7é 2002 - Largest-ever deal: 19 property Alstom portfolio acquired for £113m




Strategy

€ Income-producing sites for redevelopment

€ Regional network

€ Partnerships

& Brownfield land

& Town centres

€ Former employment complexes

& Heritage sites




Corporate Objectives

€ Double net asset value within 5 years

€ Pay progressive dividend in line
with net asset value growth

€ Investment portfolio to show
15% p.a. return

€ Development profits with
minimum 20% ROCE
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Norton Estate 8 Springfields Retail Park
Centre 500 9 Phoenix Retail

Festival Park 10 Trentham Lakes
Knutton Industrial Estate 11 Trentham Gardens
Castle Walk 12 Blythe Vale

Mossfield Estate 13 Staffordshire House
Victoria Park
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St. Modwen Today

€ Market Capitalisation — £270m

?é Shareholders’ Funds ) &:2231’11 (2003 consensus)
?é Pre-tax pf ofit F— ;5;645m (2003 consensus)
& Shareholding — Board - 44%

— 14 institutions - 27%

— 4,600 shareholders




Financial Highlights

5 years to
30 November 2002

€ Net Asset Value per share +134%
e Earnings per share +109%
€ Dividend per share +90%
© profit Before Tax +121%
€ \arket Capitalisation +240%"*

*(based on share price of 222.5p at 1 October 2003)




Five Year Record

Profit before Taxation
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Three Year Shareholder Returns

Percentage Increase in Total Shareholder Value
11 June 2003
3 yr perf. 2 yr perf. 1yr perf. 3 yrranking 2 yrranking 1 yr ranking
June 20003 June 2001-3 June 2002-3

St Modwen Properties 103% 71% 38% 1 1 1
Ashtenne Holdings 58% 28% 19% 4 4 2
Benchmark Group -20% -39% -38% 12 12 13
Capital and Regional 34% 26% 6% 7 5 5
CLS Holdings 31% -3% -6% 8 8 7
Derwent Valley -3% -26% -27% 11 11 11
Development Secs 29% -9% -26% ) 9 10
Freeport -47% -47% -29% 13 13 12
Helical Bar 26% -12% -17% 10 10 9
Mucklow A & J GP 60% 36% 6% 3 2 4
Tops Estates 45% 7% -5% 5 6 6
Warner Estate 67% 32% 11% 2 3 3
Workspace Group 42% 5% -9% 6 7 8

Source: Datastream




The Hopper

Office/
Total Retail Industrial Leisure
Income-Producing

Book Value (£m) 516.4 198.8 274.3 43.3
Rent roll (m) 51.1 18.7 29.0 3.4
Square feet (‘000s) 21,728 2,803 18,403 522

Non-income producing WIP
Book Value (Xm) 55.7 15.8 21.1 18.8

Total Acreage 5,332



















Industrial
# Book Value - £274m
& Rent Roll - £29m

& 18.4m sq. ft.
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Principal Portfolio Assets

— Industrial

Property (values > £5m)

Thurleigh Airfield Business Park, Beds.
Mill Road, Rugby (JV)

Washwood Heath, Birmingham (JV)
Junction 7 Business Park, Accrington (JV)
Lichfield Road, Stafford (JV)

Newbold Road, Rugby (JV)

Goodyear site, Wolverhampton

Campbell Road, Eastleigh (JV)

Stafford Park 10, Telford

Stratford Road, Milton Keynes (JV)

Shrub Hill Industrial Estate, Worcester
Crewe Hall Enterprise Park, Cheshire
Hilton Depot, Derbyshire

Rushton Works, Lincoln (JV)

St. Leonard’s Site, Stafford (JV)

Henley Industrial Estate

Channel Way, Preston (JV)

Bestwood Business Park, Nottinghamshire
Wigan Enterprise Park

Sq. Ft.
000’s

321
1,085
1,010
1,091

911

682
1,750

634

253

516

272

286

523

735

362

259

335

223

369

Current
Rent p.a.
£000s

1,900
1,700
1,500
1,541
1,295
1,250
1,200
1,100
932
900
876
881
711
658
605
652
581
437
632
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Office

# Book Value - £43m
& Rent Roll - £3m

e 0.5m sq. ft.
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Principal Portfolio Assets — Office

Property (values > £5m) Current
Sq. Ft. Rent p.a.

000’s £’000s

Cranfield Technology Park 78 716
Lyndon House, Birmingham 73 610
Kempton Point, Sunbury on Thames 36 512
Capenhurst Technology Park, Chester 191 479

Discovery Court, Poole (JV) 101 0
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Heritage/Leisure
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