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Chairman’s
Letter

In particular the Company has focussed on the primary targets that
were set at our initial public offering (“IPO”) in October 2017 being:

The balance of the IPO proceeds was fully deployed during the year
with significant progress also made on deploying the proceeds of the
secondary capital raise . All land acquisitions have been completed
with a focus on shareholder returns and the Group now has a
landbank with the capacity to delivery in excess of 12,600 units.

From commencement in October 2017, the Group is now active on 15
sites, and growing and has exceeded its sales target of 250 units by ten
per cent. in completing the sale of 275 units in 2018. We now have 270
people directly employed (85 at IPO) who are providing the platform
for future growth and the execution of our strategic objectives.

We remain extremely positive on the market opportunity for the
business. The Group has structured its business around three segments
in the Irish residential market being Build to Sell (BTS); Private Rental
Sector (PRS) and Mixed Tenure and the optionality provided by many

270

We now have 270 people
directly employed (85 at
IPO) who are providing the
platform for future growth
and the execution of our
strategic objectives

12,600

All land acquisitions have
been completed with a focus
on shareholder returns and the
Group now has a landbank
with the capacity to delivery in
excess of 12,600 units

John Mulcahy
Chairman

of the sites in our landbank across these segments
is a key strength of the business.

The strong and increasing demand for housing

in the Irish market coupled with our focus on
customer affordability in starter-homes, our
commitment to safety, quality and efficiency
(through standardisation of delivery) of construction
are the key to the Board's confidence in the
Group’s BTS business.

The demand for PRS units from institutional and
international investors is strong and increasing and
our existing PRS portfolio is well placed to benefit
from this increasingly important segment of the
market. We continue to evaluate exit strategies
across our current portfolio and pipeline sites to
ensure we strike the appropriate balance across
both the BTS and PRS sectors.

Glenveagh Living has made significant progress
in 2018 in developing its initial portfolio from

a planning and design perspective while also
further enhancing our internal capability to avail
of the significant mixed tenure opportunity that is
presenting itself.

Our people

We now employ 270 staff and our ability

to continue to attract and retain people of
exceptional talent, commitment and dedication
has been a key element in delivering the levels
of growth we have achieved in 2018 and a focus
on talent retention will continue in 2019 and
beyond. On behalf of the Board, | want to thank
all our people for their efforts and dedication
throughout 2018. We were pleased to also be
recognised as one of the Best Workplaces in
Ireland in the 2019 awards.

| would like to thank our wider construction
network, which includes over 1,000 contractors,
for their commitment and contribution in

partnering with us which has allowed the
business to make such significant progress
on all our active sites throughout 2018.

Governance

The Board comprises an Executive Chairman,

four Non-Executive Directors and two Executive
Directors and members meet formally in Board
Committees, Board meetings, and also less formally
to discuss issues affecting the Group. The primary
Board focus throughout 2018 was to support the
implementation of the Group’s business strategy,
while ensuring the appropriate policies, procedures,
corporate governance and risk management plans
were embedded across the business at such an
important phase in the Group’s development.

Glenveagh are firmly committed to maintaining the
highest standards of corporate governance. The
Company seeks to comply with all requirements of
the UK Corporate Governance Code 2016, the Irish
Corporate Governance Annex and best practice
generally in respect of corporate governance.
Details of our corporate governance approach

are set out in the separate Corporate Governance
Report on pages 60 to 69.

| would like to thank the Board and the Executive
Committee members for the significant progress
over the past year.

Outlook

The Board is pleased with the progress and
performance of the Group to date. 2018 has
been a year of significant progress where we
have effectively deployed capital by assembling
a highly attractive landbank capable of
leveraging the significant opportunity that
exists while also delivering on our financial and
operational targets for 2018.

The Board believes that the Group is well
positioned to deliver on our 2019 and 2020 targets
in line with the Group's strategy. | would like to take
this opportunity to thank you, our shareholders, and
our stakeholders for your continued support during
this exciting time for the Group.

John Mulcahy
Chairman
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CEQO’s
AR,

We have shown during our first full year of trading that we are
capable of creating and operating a volume homebuilder for the

Irish market. Our progress since IPO 17 months ago has been strong.

We have the right strategy, the right team and we are in the right
sector to create a resilient, long-lasting and profitable business.

Throughout 2018 we have worked tirelessly to add value to our
landbank. In 2018 we spent €351.1 million acquiring 16 sites with the
potential for ¢.7,400 units, bringing our total landbank to 11,850 units
on 46 sites at 31 December 2018. In doing so we assessed almost €2
billion of land opportunities and carefully screened those according to
location, margins, infrastructure availability and the ability to turn the
land and generate profits quickly.

In January we announced the acquisition of a further attractive site in
Cork with the potential to accommodate up to 500 residential units
in an area of high demand for total consideration of c.€25 million.
This acquisition means we delivered on a key Group IPO obijective to
deliver residential housing on National Asset Management Agency
(“NAMA") secured lands in a partnership structure.

Subsequently, we also purchased further sites at Leixlip and
Newbridge, Co. Kildare which currently have planning permission for
793 units for cash consideration of approximately €50m.

We also disposed of a number of our smaller sites during the year and
will continue to evaluate opportunities for the sale of our non-core
lands on an opportunistic basis once value is added.

(@A
11,850

In 2018 we spent €351.1
million acquiring 16 sites
with the potential for

c. 7,400 units, bringing
our total landbank to
11,850 units on 46 sites.

793

We also purchased

further sites at Leixlip and
Newbridge, Co. Kildare
which currently have
planning permission for 793
units for cash consideration
of approximately €50m.

We feel very positive about our land purchases
since IPO and expect the rate of acquisitions to
now slow as we focus on developing our extensive
land holdings and deploy our remaining capital to
best generate shareholder returns.

In homebuilding, a successful planning strategy

is a prerequisite to achieving group targets. We
are fortunate to have a strong and experienced
planning team in situ, and one we have continued
to invest in over the past 12 months.

Over 98% of the lands we own are zoned
residential while almost 34% of our landbank
now has planning. Additionally, we expect

to have 5,500 units at various stages of the
planning system during 2019 and will look to
more than double our planning consents by
this time next year. We have high confidence
in our approach to planning, not only to deliver
the units we have guided to the market, but
also incremental units achieved through
planning gains.

Glenveagh Homes
(“‘Homes"): focus on
starter-hnomes

Ireland is very much in the midst of a housing
crisis and needs to compensate for the decade
of housing undersupply since the global
financial crisis. The Glenveagh view is that if
you can build modern, value-for-money and
space-efficient homes at the right price in the
right locations and look after your customers,
then you will prosper as a business. That is
why Homes predominantly targets the starter-
home market. It is the deepest and most
resilient segment in our core business. It is also

Justin Bickle

Co-Founder and CEO

the part of the market most under-served by
our competitors, particularly within the Dublin
commuter belt.

In the coming year Homes will again increase
its construction operations as we work towards
our 2019 goal of 725 sold units and longer term
Homes target of 2,000 sold units per year by
2023. All sites necessary to deliver our 2019
target of 725 units are now open. Importantly,
we are already constructing the majority of our
725 target for 2019, while 85% of our 2020 target
will be delivered through construction sites that
are already open. Glenveagh will ultimately be
judged on building the right product, in the right
location and at the right price. | am confident that
we will continue to innovate to meet changing
customer trends and that building well and
looking after our customers are key components
for Glenveagh's long-term success.

| commend the Homes team for their efforts and
execution since IPO in ramping up construction
activity and creating an impressive landbank
(85% of our 12,600 units). We look forward to a
further ramp-up to our target of 725 sold units

for 2019 with the same level of efficiency and
professionalism as we delivered the last 275 in our
first full year of operations.

Glenveagh Living (“Living”)

We told our investors at IPO that not only would
we create a volume homebuilder in Ireland
focussed principally on starter-homes as we
have done (Homes), but that we would also
create additional business lines with a different
approach and return profile through Living.
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Private Rental Sector (“PRS”)

| am pleased to report that during our first

full year as a business, PRS has now become
an increasingly active segment of the Irish
residential sector, vindicating our view that
there is a structural shift to rental in Ireland, as
is the case in a number of developed countries,
particularly North America, Canada, Australia
and the UK. Certain customers’ preference to
rent, rather than buy, is now a fundamental
tenet of the Irish residential landscape,
particularly since Dublin, as one of Europe’s
principal gateway cities, attracts individuals
and families who may plan to live and work in
Dublin for only a few years, rather than being
committed to a single family home or a single
location, forever.

Our view at Glenveagh is that it is important
to serve these residential tenants by delivering
buildings for their landlords, or the institutional
investors who ultimately own them, which

are modern, well-designed and future proofed
for their needs as tenants and families and
with the requisite level of amenities not
historically seen in the Irish market. Moreover,
we believe that, as a PLC, we have a number
of structural scale advantages over smaller
developers (including access to equity and
debt capital) which ought to make Glenveagh
very attractive to institutional investors, both
Irish and international.

The core team at Living are already capitalising
on the significant PRS opportunity that exists

in building rental communities and working to
de-risk our 1,850 units PRS portfolio which is at
an advanced design and planning stage. We
look forward to reporting more progress on this
endeavour in due course.

Mixed-Tenure and Joint Ventures
(“Partnerships”)

During the past 12 months we have presented
on the benefits and advantages of undertaking
Partnerships in Ireland in addition to delivering
starter-homes and our PRS schemes.

The reaction we have had in the past several
months has been very encouraging. We want
Partnerships to be a key long-term part of
Glenveagh's business, particularly given the
amount of land which is held by local authorities

The core team at Living are
already capitalising on the
significant PRS opportunity
that exists in building rental
communities and working to
de-risk our 1,850 units PRS
portfolio which is at an
advanced design and planning
stage. We look forward to
reporting more progress on this
endeavour in due course.

and other State agencies and is either fit for
residential development or will be re-purposed
for residential use in the coming years.

We are pleased that our own strategy accords
with other newly constituted bodies like the
Land Development Agency (‘LDA”) and look
forward to working with them in the coming
years. We are also delighted that the economic
model of our Partnerships business is attractive
to other key residential stakeholders such as the
approved housing bodies who work alongside
local authorities in managing social and
affordable units and who can play a pivotal role
in encouraging placemaking, and greater housing
provision, which is central to Living's offering.

We believe that Living will prove over the coming
years to be a key driver of shareholder returns
and offers a differentiated proposition over other
companies active in Irish residential. There is a
lot of work to do in delivering on this vertical but
we are committed to do so given the potential
attractive returns for our shareholders.

More details of our business lines, Homes and
Living are set out in the Business Model and
Strategy section of this Annual Report.

Outlook

The fundamentals of our sector and its
investment outlook remain strong. There is a
continuing chronic under-supply of housing

in Ireland (both private and public) and a
dearth of scale homebuilders. With a strong
landbank and capital ready to deploy should
we see an opportunity, Glenveagh has already
earned a leading role within the Irish residential
landscape. We will continue to deliver the high-
quality starter-homes that are in high demand
from Homes and capture the rental and
partnerships opportunities through Living.

Experience suggests that the current favourable
market conditions will not last forever, and that
the time to future proof and create a resilient
and counter-cyclical homebuilding business

is now. We need to be, and remain attractive

to, both families looking for their first starter-
home, as well as institutional investors who want
quality and scale.

Our focus as a senior management team is

to execute on our long-term business plan

and hit each of our targets while the market

is favourable, while at the same time planning
ahead as to how best to generate revenues and

CEO's Review

Glenveagh Properties PLC

profits in a cyclical market. To that end it feels
like we are reaching the end of our ramp-up
phase as a business, and that instead we are
entering the execution phase of our lifecycle.
This is encouraging at such an early stage.

We believe that the next few years will see

a continued and sustained growth in Irish
residential and the sector will become more
institutional in nature and more attractive to
third-party capital providers. We are determined
to become a builder of volume in Ireland and

a trusted counterparty to deliver units in the
Irish market.

In closing, | would echo the words of our
Executive Chairman and thank all the
Glenveagh staff, their families and our industry
partners for joining us on this exciting journey.
| would also thank those shareholders who
believed in us at IPO, or who joined our
register recently, as without the support of
those investors, Glenveagh would not exist
and the value opportunity we see could not

be captured.

bz

Justin Bickle
Chief Executive Officer
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CFQO's Review

2018 was a year of significant growth for Glenveagh and has delivered
a strong operational and financial performance.

The total unit completions for the year were 10% above guidance at 275
units (Guidance: 250 units) with overall group revenue of €84.2 million.

The Group’s revenue from the 275 units equated to €79.0 million. Over
90% of these units came from our developments aimed at first-time
buyers and the demand in this segment of the market remains very
strong versus the continuing undersupply. The strong demand for the
first-time buyer product is also evident from our Average Selling Price
(‘ASP’) for the year of €287k. Overall group revenue also included €5.0
million from the disposal of a number of our smaller sites.

The Group’s gross profit for the year amounted to €15.3 million with a
corresponding gross margin of 18.2%. This strong margin performance
is above market consensus and demonstrates that the Group'’s target
of 20% gross margin in 2020 is certainly achievable.

Our operating loss pre-exceptional items for the year was €2.2
million, which is in line with expectations. The Group’s central costs
for the year were €17.2 million, which along with €0.2 million of
depreciation and amortisation gives total administrative expenses
pre-exceptional items of €17.4 million. This investment in our central
functions demonstrates our commitment to the management team
allowing them to deliver the company’s operational and financial
medium-term targets.

€84 million

Overall group revenue 2018 was
€84 million, €79 million of which
relates to the sale of 275 units
and €5 million of land sales

18.2%

The Group's gross profit for

the year amounted to €15.3

million with a corresponding
gross margin of 18.2%

The exceptional costs of €0.4 million incurred in
the year relate to certain costs and fees on the
share placing in August 2018.

Net finance costs for the year were €1.4 million,
primarily reflecting interest on the drawn

portion of our Revolving Credit Facility ("RCF"),
commitment fees on the undrawn element of the
facility and arrangement fees, which are being
amortised over the life of the facility. The Group
has actively managed our cash deposits with
several banks to minimise the interest cost in the
current negative interest rate environment.

Balance Sheet

The Group’s net asset value has increased to
€843.2 million at 31 December 2018 (2017: €640.7
million), with the increase predominantly due to
the additional share capital following the Group’s
share placing in the year.

The Group has shown substantial growth during
the year with the land portfolio increasing

to €618.0 million (2017: €217.0 million), which
equates to c¢.11,350 units at 31 December 2018.
The Group has also invested heavily in work-in-
progress with a significant operational ramp up
from 5 active sites in the prior year to 14 active
sites at 31 December 2018. This is evident in the
work-in-progress balance of €101.0 million at
year end (2017: €111 million).

The investment in the land portfolio and
work-in-progress has been financed through
the Group’s net cash balances, which have
decreased to €130.7 million at 31 December
2018 (2017: €351.8 million).

Michael Rice

Chief Financial Officer

Cash flow

The Group deployed significant cash in the

year as we continued the growth phase of the
business. The cash outflows predominantly related
to the €446.0 million spent on land (including

the acquisition of a subsidiary undertaking) and
construction activity. These cash outflows were
financed from the remaining IPO proceeds and
the €206.0 million raised through our share
placing in August.

These significant cash movements, along with

a number of other operational cash flows, gave

rise to a net cash outflow for the Group of €221.1
million in the year, with the Group in a net cash

position of €130.7 million (2017: €351.8 million) at

year-end.

During the year, the Group drew down €26.0
million from the RCF in two separate tranches.
The full amount was repaid prior to year-end to
minimise the interest cost of the facility. We expect
to utilise this debt facility to a greater extent in
2019 as having deployed the remaining cash from
the share placing on land acquisitions, the Group
will finance the working capital requirements of
new and existing sites with the facility.

Capital structure
& financing

In August, the Group completed a share placing
with 185 million of ordinary shares being issued
at a share price of €1.15. This provided the Group
with additional funds of €206.0 million (net of
issue costs).
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At the time of the share placing, the Group had
deployed the full IPO proceeds and given the
continued strong land opportunity, additional funds
were required to take advantage of this. The Group
set a target of 12 months to deploy the additional
equity and given the land opportunities that we
have seen in the second half of 2018 and into 2019,
we are very confident of meeting this target.

During the year, the Group finalised a €250.0
million RCF with a syndicate of international and
domestic banks. The facility has a three-year
term, with a committed element of €125.0 million
and will provide the debt element of the Group’s
financing structure.

The Group’s RCF is subject to primary financial
covenants calculated on a quarterly basis:

- A maximum net debt to net assets ratio;

- A minimum cash reserves limit; and

- A minimum EBITDA to net interest
coverage ratio.

The Group was not in breach of any of these
covenants during the year.

Founder Share Scheme

During the financial year, the first test period of
the Founder Share Scheme completed and the
performance condition was satisfied. Given the
condition was satisfied, the Company issued
18,993,162 new ordinary shares to the three
founders and these new shares form part of
the Ordinary Share Capital of the Group at 31
December 2018.

Further details on the scheme and the new
shares issued to the founders are provided in the
Remuneration & Nomination Committee Report.

Investor Relations

The Group is committed to maintaining open
and transparent communications with its
shareholders. During 2018, the Group established
a comprehensive investor relations program
through which the CEO, COO, CFO and the
Director of Investor Relations & Strategy regularly
meet with the Group’s institutional shareholders
to present results and to discuss strategic issues.
Throughout 2018 members of the Group’s

IR team attended a wide variety of industry

conferences and road shows and institutional
investors were invited by the Group to join site
tours to a number of active developments.

Share Price and
Market Capitalisation

The Group’s shares traded between €0.67 and
€1.26 during the year. The share price at 3l
December 2018 was €0.71 (31 December 2017:
€1.18) giving a market capitalisation of €618.7
million (2017: €787.1 million).

Financial KPls

The Group has a number of key performance
indicators to measure its financial and operational
performance and track progress in achieving
medium and long-term targets.

Gross Margin

Gross margin reflects the Net Development
Value (‘NDV') of units sold less the costs directly
linked to the construction and sale of those units.
Gross margin is one of the key metrics used by
management in acquiring land and is continually
assessed throughout the life of a development.
The Group’s gross margin for 2018 is 18.2%, which
is above market consensus and gives a strong
indication of the Group's progress towards its
target of 20% by 2020.

Earnings before interest, tax,
depreciation and amortisation
(EBITDA)

Group management consider EBITDA to be the
most appropriate measure for assessing the
profitability of the Group in a given financial
period. It is calculated by adding back non-cash
depreciation and amortisation charges to the
Group’s operating profit for a year.

The Group has a negative EBITDA pre-exceptional
items of €2.0 million in 2018 but this loss was
forecasted given 2018 is the first full year of
operation and the business has been scaled with
medium and long-term goals in mind.

Return on Capital Employed
(ROCE)

The Group considers ROCE to be a key
long-term corporate metric once the Group
achieves scale. The Group believes that ROCE
is the best measure of the Group’s ability to
generate profits from its asset base in a capital
efficient manner and to create sustainable
shareholder value.

Financial Risk
Management

The Group’s financial risk management is
governed by policies and procedures which have
been approved by the Board of Directors and
are reviewed on an annual basis. These policies
primarily cover credit risk, liquidity risk and
interest rate risk. The principal objective of these
policies is the minimisation of financial risk at
reasonable cost.

Credit risk

The Group transacts with a variety of high
credit-rated financial institutions for both placing
deposits and managing our day-to-day cash
flow requirements. The Group actively monitors
its credit exposure to each counterparty to
ensure compliance with internal limits approved
by the Board.

Liquidity and interest rate risk

The Group has a strong balance sheet with its
cash balance and undrawn debt facility allowing
the business to finance its current growth strategy.
The Group’s debt facility is drawn on a floating
interest rate, with no related derivatives or financial
instruments in place. The Group will continue to
review this approach based on the level of drawn
funds and the wider interest rate environment.

Political Risk (“Brexit”)

The Board and senior management have been
monitoring closely the potential implications of
Brexit on the business with a particular focus on
the Group’s ability to source necessary labour
and materials. The outcome of the UK's departure
from the European Union remains unclear and

its potential impact on the movement of people
and distribution of goods is difficult to quantify.

Management have carried out a full assessment
of our supply chain's exposure to the UK in light
of a “Hard Brexit” and determined that Brexit will
not have a material impact on the Group’s ability
to source the necessary labour and materials. The
Board and senior management will continue to
monitor closely and assess the potential impact
on the business of the UK’s departure from the
European Union both pre and post Brexit and will
alter our strategic plans to meet the challenges of
Brexit if necessary.

Outlook

The Group had forward sales (sold; signed or
reserved) of 202 units at 31 December 2018
which increased to 451 by 5 March 2019 which
gives a strong view on our 725 unit completion
target for 2019.

All sites required to deliver the 725 units in

2019 are now active, with prices agreed for
approximately 90% of construction costs
associated with 2019 deliveries. This enables us
to have very good visibility of the projected 2019
gross margin on each active site.

The Group has maintained a strong Balance
Sheet throughout the year with €130.7 million

of net cash at year end and an undrawn debt
facility of €250.0 million (of which €125 million is
committed). This demonstrates that the Group
has the necessary capacity to continue to acquire
appropriate land opportunities while also funding
the working capital needs of the business as it
continues the current growth phase.

The Group looks forward to further underlying

financial growth and operational development in
the year ahead.

Michael Rice
Chief Financial Officer

725 €130.7m

All sites The Group has maintained a strong

required to Balance Sheet throughout the year
deliver the with €130.7 million of net cash at
725 units in year end and an undrawn debt

2019 are facility of €250.0 million (of which
now active €125 million is committed)

Glenveagh Properties PLC

CFO's Review
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COQO's
Review

This was made possible by the dynamic and innovative team we have
assembled who continue to drive the Group towards the fulfilment of
our objectives.

Building a starter-home landbank which can deliver our long-term
business goals is a key objective for the Group. During 2018 we
enhanced our existing landbank through off-market deals at attractive
rates. These included:

Project Quattro saw the Group acquire four sites in the Greater
Dublin Area (“GDA”): two in Donabate, Co. Dublin; one at Dunboyne,
Co. Meath; and one at Stamullen, Co. Meath, which are capable of
delivering 1,435 starter-homes and apartments, subject to planning.
Each of these locations are well served by connections to major
transport networks. We are actively constructing in Donabate
(Semple Woods) and the site will start to deliver homes from 2019.

In June Homes exchanged contracts to acquire a c.16.2-hectare site
of zoned residential land in the GDA which has the potential to
deliver c.400 residential units subject to planning. The acquisition

(@A
1,100

Including sold units the
business was actively
constructing on over
1,100 units in 2018
across 14 sites

2,000

The scale of the opportunity
as a partner of Glenveagh
is unrivalled given the
2,000+ unit per annum
output target in Homes

further strengthened Glenveagh's focus on
delivering starter-homes in the GDA in proximity
to transportation nodes. The Group acquired the
site off-market and commenced construction in
H2 2018. The site will deliver homes in 2019.

Tyrrellstown

In August the Group exchanged contracts to
acquire a c.l13-hectare site (39-hectares of which
are zoned residential) in Tyrrelstown, Dublin 15
which has the potential to deliver over 1,250 units
on land currently zoned residential. The acquisition
is adjacent to our existing site at Hollystown Golf
Club and we expect to lodge a Strategic Housing
Development (“SHD”) application later in 2019.

The benefits of scale and permanent capital

are such that we were able to assemble our
landbank at better rates as the year progressed
with land cost as a percentage of NDV decreasing
meaningfully since IPO.

As we have already de-risked our deliveries for
2019 and 2020, we are increasingly selective

on the characteristics required for future land
acquisitions. Our pipeline of future opportunities
remains strong. The vacant site levy should help
bring additional sellers to the market and ensure
a steady supply of land over the coming years.

Stephen Garvey

Chief Operations Officer

Construction

2018 delivered significant progress on the
construction front. With activity accelerating
through the year, the team continued to deliver
on site openings and unit construction. In 2018 the
business was actively constructing on over 1,100
units across 14 sites. It is this level of activity which
is helping ensure we meet our unit guidance

for the 2019 and 2020 financial years. The vast
majority of our construction efforts are on our
starter-homes sites including; Taylor Hill; Cois
Glaisin; Cluain Adain; Cnoc Dubh; Kinghtsgate;
Semple Woods and Ledwill Park.

Importantly we are demonstrating that we can
open sites quickly after acquisition with Semple
Woods and Ledwill Park both active within the
financial year of acquisition. We have already
commenced enabling work in Maryborough Ridge,
a site which was acquired in late December 2018.

The Group continues to focus and invest in
ensuring the highest standards of health and
safety across all areas of activity in the Group. At
the end of 2018 and as part of the 2019 plans, the
Group has begun to introduce turnstile access to
all sites which ensures only authorised personnel
with all safety accreditations are allowed on site.
Digital technology is also used to review all our
sub-contractor documentation and records, such
as their SafePass, construction skills certification,
safety statements and insurances prior to
providing access to site. In addition, the Group are
introducing biometric scanning at the entrance
and exit to all sites. This will allow Glenveagh to
understand who is present on what site at a point
in time to further control health and safety and
minimise the risk of incidents arising.
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Standardisation

We continue to innovate our design and
construction solutions in order to optimise margin
performance in the medium term, while also
delivering at scale helped by the standardisation
of processes and production across our
developments. Through repetition we can speed
up the construction process and drive down our
costs which in turn will help us deliver product
faster and return a stronger margin.

Attracting and Retaining
Construction Resource

A positive development from our first full year of
operation was the extent to which we are viewed
as the partner of choice for employees, sub-
contractors, suppliers and industry colleagues.

Glenveagh's offering to our partners has a number
of advantages over our local non-PLC competition:

- The scale of the opportunity as a partner of
Glenveagh is unrivalled given the 2,000+ unit
per annum output target in Homes;

- We offer continuity of work on our multi-year sites
which are delivering a consistent number of units
on an annual basis — this gives sub-contractors
the confidence to grow their business with us;

- Sub-contractors are now familiar with our
process and product. As a result, they know
the key risks and the man hours involved
in delivering housing for the Group which
delivers keener pricing than would otherwise
be the case; and

- We reduce the capital requirements of our
sub-contractors by procuring their material
packages separately. This is particularly
relevant for trades that have high a material
component such as plumbing.

Combined these efforts help ensure we are a
compelling partner for sub-contractors.

Sales and Marketing

In 2018 we sold 275 units which exceeded our
initial target of 250 units by 10% and 451 of

our 725 unit target for 2019 are sold, signed or
reserved as of 5 March 2019. Given the significant
ramp up required and the lead-in times for
construction, this was a challenging target which
the team more than delivered on.

Our sales offering is compelling with value-
for-money homes in attractive locations with
exceptional levels of customer service, which
combined with our site opening track record
means Glenveagh is well positioned to meet
our long-term sales objectives.

Conclusion

| would like to take this opportunity to
acknowledge our employees and extensive
network of ¢.1,000 contractors across a variety of
disciplines who play a key role in supporting and
enhancing our operations, enabling us to deliver
quality homes for the Irish residential market. We
look forward to broadening this vibrant network
into the future and working together to maintain
our momentum and strengthen our operations
in 2019 and beyond.

=e——

Stephen Garvey
Chief Operations Officer

COO's Review

Glenveagh Properties PLC
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Timeline

October

| 2017

[ At IPO:

108

units under
construction

85

Employees

2 4

Active on 2 sites

3,44

unit landbank

&

—Jo

y

| o)

[ 2018

ooo

March

600 20

units under construction

c.7,300 ::

unit landbank

1,435

Acquisition of Project
Quattro sites with the
potential for 1,435 units

148

Employees

1

oooN?t
ooo

b

November

800

units under
construction

January

140

Acquisition of
Blackrock Villas,
Cork with potential

for 140 units

L

2019

" II,BSO@

unit landbank

202 (7.

202 units signed or
reserved for 2019

500

Announced first
transaction with
NAMA for licence
agreement with the
potential for 500 units

Road

East Road

is Glenveagh
Living's first
land acquisition

December

Living

Glenveagh
Properties PLC

East ¥

Glenveagh

June

10,120

unit landbank

ooo
ooo

Ist

unit sold

(VY

12

Active on 12 sites

ay

650+1,000

Acquisition of Castleforbes and
Cork Docklands sites with the
potential for 650 and 1000 units

Glenveagh

Living

@ Glenveagh
I Homes

October

123 (V7

units sold of the
252 units completed

7 B

Selling from 7 sites

230 (il

Employees

December

275

>

(N

units sold exceeding

250 unit target

261

1

Employees representing
a 3x increase since IPO

8

Selling from 8 sites

A

14

Active on 14 sites

a

Timeline
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Strateqic
Overview

With a focus on strategically
located developments in the
GDA, Cork, Limerick and
Galway, the Group comprises
two complementary residential
delivery divisions, Homes

and Living.

Homes delivers high quality starter-homes to its private customers
with selective developments of mid-size and executive houses and
apartments in areas of high demand. Our Homes portfolio also
has the optionality to deliver housing and low-rise apartments for
institutional investors (PRS).

Living delivers houses and apartments for the public sector and
institutional investors. Our Partnerships business focusses on Mixed-
Tenure and joint venture opportunities with the public sector in Ireland,
while our PRS business delivers large-scale private rental product for
institutional investors in high density urban locations.

Both of our business units benefit from the Group's attractive landbank,
proven delivery platform and industry leading central resources.

The four strategic pillars of the Group are as follows:

(N
1,100

A. Assembly and active management of a sector leading
landbank at attractive rates;
B. Operation of best-in-class delivery platform;
C. Delivery of an end-customer focussed product offering across our

three target markets; Build-to-Sell, PRS and Mixed-Tenure; and

D. Optimisation of capital employed to drive returns for shareholders. With over 1100 units under

construction during 2018 we
have substantially de-risked
our delivery targets for 2019
(725) and 2020 (1,000)

The Group has made significant progress towards the achievement of
our strategic objectives.

\ﬂ-. oy
R -

A. Assembly of
Monetisable Starter-Home
Focussed Landbank At
Attractive Rates

We have moved quickly to de-risk our long-

term sales objectives by assembling a starter-
home focussed landbank with affordability and
value-for-money at its core. Our landbank was
assembled at attractive rates in the context of both
cost per site (€50k vs €56k at IPO) and site cost as
a percentage of NDV (17% vs 22% at IPO).

The Group’s acquisitions occurred largely off-
market and our landbank now comprises over
12,600 units. Our sites are primarily located in

the GDA (81%) with approximately 85% of the
landbank sitting within our Homes business (15% in
Living) and 66% of the total units are expected to
be houses (34% apartments). This is consistent with
the land strategy we laid out at IPO.

Glenveagh is now positioned to deliver housing to
the deepest segments of the market with 74% of
Build-to-Sell units on forthcoming developments
priced at €350k or less. With an average site size
of approximately 265 units coupled with a focus on
starter-homes, the portfolio is monetisable in the
current regulatory and market environment within
a short time-frame.

oo

Our valuable PRS sites also allow the Group

to capitalise on the large quantum of capital
currently seeking to access the PRS opportunity
in Ireland. Living now possesses a 1,850+ unit
high density PRS portfolio focused on Dublin’s
North Docklands, Tallaght and Galway. We also
estimate that our primarily low-density Homes
portfolio has the optionality to deliver over
3,000 units into the PRS sector.

Post year end the Group exchanged contracts to
acquire two sites via an off-market transaction
for a consideration of approximately €50 million
(excluding fees and stamp duty). The transaction
is expected to complete in Q2 2019.

Located at Lexlip and Newbridge Co. Kildare,
the properties currently have full planning
permission for 793 units:

- Site 1I: 47-acres at Barnhall, Leixlip, Co Kildare
with planning permission for 450 units; and

- Site 2: 47-acres at Kilbelin, Newbridge, Co
Kildare with planning permission for 343 units.

The transaction further strengthens Glenveagh's
focus on delivering starter-homes in the GDA.
Benefitting from strong planning permissions
construction is expected to commence in H2 2019
with the first units closing in 2020.

Glenveagh Properties PLC
Business Model & Strategy
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Site Schedule

Map#  Site name Active/Future Units Net Construction
Total Period

Glenveagh
Properties PLC

Glenveagh Properties PLC
Business Model & Strategy

Homes Active Sites

1 Marina Village Active 269 2018-2022

2 Cois Glaisin Active 168 2018-2020

Our Lanbank - 3 Herbert Hill Active 90 2018-2019
4 Holsteiner Park Active 6 2018-2019

Balanced GDA 5  Taylor Hil Active 513 2018-2023
y 6 Cluain Adain Active 194 2018-2022

Focused PO rtf0| 10 7 Proby Place Active 16 2018-2020
8 Maplewoods Active 131 2018-2022

9 Cnoc Dubh Active 45 2018-2020

10 Shrewsbury Road Active 7 2018-2020

1 Knightsgate Active 129 2018-2021

12 Semple Woods Active 130 2018-2020

13 Ledwell Park Active 430 2018-2024

14 Eden Active 141 2018-2022

15 Maryborough Ridge Active 502 2019-2028

Homes Future Sites

16 Blessington Future 140

17 Blackcastle Future 180

18 Parson Street, Maynooth Future 100

19 Adelaide Road, Bray Future 70

20  Millennium Park Future 530

21 Citywest Future 195

rone 22  Hollystown GC Future 175

v i 23  Dunboyne Future 664

Fermanagn o / / 24  Stamullen Future 205
3 AT ‘ 25 Donabate East Future 436

Lo bl j 26  Cork Docklands Future 1,000
Caven o] 27 Blackcastle Future 700

28 Tyrellstown Future 1,251

29  Castleknock Future 123

30 Leixlip Future 537

31 Newbridge Future 378

Q
G ?{'\

Limerick

Total Homes 10,785

G|envquh ® Homes - Active site I
Homes O Homes - Future site 32  East Road Future 450

33  Tallaght Future 500
.. . 34 Galway Future 250
Glenvquh @ Living - Future site 35 Castleforbes Future 650

Living Total Livin
Motorway Network
— —o= = Rail network

Total Landbank
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Further significant opportunities continue to exist
to make accretive land acquisitions which target
the deepest starter-home market in the strongest
locations. Once acquired these acquisitions will
contribute to the achievement of delivery targets
in the near-term and achieve returns above Group
targets in future years.

B. Delivery Platform
Now At Scale

We are now actively constructing from 15 sites with
16 sites expected to deliver our 2020 unit guidance
of 1,000 units. This is consistent with our target
absorption rate of 60-70 unit sales per site per
annum. With over 1,100 units under construction
during 2018 we have substantially de-risked our
delivery targets for 2019 (725) and 2020 (1,000).

In order to achieve our construction objectives,
the key priorities for the Group have been to:

- Put Health and Safety at the centre of our
construction strategy;

- Standardise our processes and end product;
and

- Ensure we are the partner of choice for our
sub-contractor base.

i. Health and Safety

Embedded in our construction operation is

a dedication to the highest standards of

health and safety. Each active site has dedicated
resources responsible for the implementation of
our robust health and safety programme which is
continually monitored by the Executive Committee
and our Board.

ii. Standardisation of Processes
and Production

Our construction methodologies are built around
a standardised process to deliver high quality
sustainable homes as efficiently as possible. This
approach has allowed Glenveagh to build at
volume across our active sites and deliver on our
multi-site strategy.

We are focused on increasing the level of
off-site manufacturing within our construction
methodology. We will continue to assess our
off-site manufacturing capabilities and invest
time researching other emerging innovative
construction practices.

Supporting our standardised construction
approach is our centralised procurement team that
has established strong relationships with suppliers
and sub-contractors enabling us to enter into
comparatively attractive contracts for key labour
and materials thereby allowing us to manage our
exposure to construction cost inflation.

The standardisation of our processes and end
product is well underway with the full benefits of
this expected to be achieved from the second
half of 2020.

iii. Best-in-class Sub-contractor
Proposition Established

We have intentionally capitalised the business
and designed our organisation to ensure we
are the partner of choice for our sub-contractor
base. Glenveagh's offering to our partners

has a number of advantages over our local
non-PLC competition:

- The scale of the opportunity at Glenveagh is
unrivalled given the 2,000+ unit per annum
output target in Homes;

- Continuity of work on our multi-year sites which
are delivering a consistent number of units
on an annual basis gives sub-contractors the
confidence to grow their business with us;

- Certainty of what's required given our
standardised processes and product. As a
result, sub-contractors know the key risks and
the man hours involved which allows them to
price keener than would otherwise be the case;
and

- Reduced risk and capital requirements
as Glenveagh procures sub-contractor
material packages centrally. This is
particularly relevant for trades that have
a high material component.

Combined these efforts help ensure we are
a compelling partner for sub-contractors
who are critical to the delivery of the Group'’s
output target.

C. End-Customer Focused
Offering Developed

At Glenveagh our ambition is to capitalise on three
key opportunities via the delivery of a customer
focused offering in the following segments:

- Build-to-sell;
- PRS: and
- Mixed-Tenure

i. Build-to-Sell

The Group’s Build-to-Sell landbank is capable

of delivering housing in the locations that
customers want and at price points they can
afford. 84% of all transactions in Ireland in 2018
were below €425k which plays to the strength of
Glenveagh's landbank with 92% of housing

on forthcoming build-to sell developments at
€425k or less.

Our developments are located in strong urban
conurbations close to key transport infrastructure,
schools and amenities. They are also strong
rental locations thereby providing optionality

of exit strategy by also providing institutional

PRS investors with a strong offering which

further de-risk the Group’s long-term sales

and delivery targets.

ii. PRS

Glenveagh has capitalised on the growing shift
to rental in Ireland with the assembly of an
attractive 1,100+ unit campus in Dublin's North
Docklands and development rights on two key
retail assets in Tallaght and Galway totalling 750
units. A SHD fast-track planning application was
recently lodged on our East Road site in Dublin’s
North Docklands totalling 560 units. We will
continue to make strong progress in advancing
that portfolio in 2019.

Increasingly our Homes portfolio is attracting
interest from PRS investors for both housing and
low-rise apartments. Our delivery capability and
attractiveness as a counter-party is ensuring we are
capable of taking advantage of this to increase the
sales velocity on our existing sites.

oono

oono
oono
oono

(it
1,000

We are now actively
constructing from 15 sites
with 16 sites expected

to deliver our 2020 unit
guidance of 1,000 units

Glenveagh Properties PLC
Business Model & Strategy
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iii. Mixed-Tenure

Mixed-Tenure is a housing delivery model whereby
a developer provides a combination of socidl,
affordable and private units usually on State

lands. This is a growing feature of the market in
Ireland principally through Local Authority public
tender processes. The creation of the LDA with its
long-term role to deliver homes to help meet the
growing demand for housing is expected to act

as a catalyst for binging more schemes to market
over a truncated time period. Our delivery and
sales capabilities coupled with our attractiveness as
a counterparty given our well capitalised balance
sheet will help ensure we are well placed to partner
with the key agencies on future projects.

D. Optimisation of Capital
Employed to Drive Returns
for Shareholders.

In the short-term our business requires significant
capital in order to scale quickly and capture the
compelling market opportunity that exists in
Ireland where there are only two PLCs focussed on

housebuilding. As the business makes increasing
progress towards achieving these objectives, we will
further optimise the capital employed within the
business to drive shareholder value and returns over
the long-term. Practically, this will mean a reduced
landbank investment without a reduction in output
in the outer years of our business plan.

Group Strategic Priorities

In achieving our corporate strategy, the strategic
priorities for the Group are to:

- Complete the build-out of the Group'’s
landbank by acquiring sites at attractive rates
through disciplined capital deployment in what
is an illiquid land market;

- Maintain excellent levels of health and safety
as we continue to ramp-up and standardise
our construction operation;

- Continue to build a balanced and sustainable
business throughout the cycle by focussing
on the Build-to-Sell, PRS and Mixed-Tenure
markets; and

- Deliver sector leading return on capital over the
long-term by optimising the capital employed
within the business.

Glenveagh

Homes

Herbert Hill, Dundrum, Dublin

Business
Unit Update

Glenveagh Properties PLC

Business Model & Strategy - Business Unit Update - Glenveagh Homes
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Glenveagh At a Glance Glenveagh Landbank Overview

Homes Homes
Location
ﬂ€ —e) Pre IPO by Unit Post IPO by Unit Homes Portfolio by Unit
l | 4% 1%
WWW 1
T

2018 Revenue 31 December 2018 Inventory

€84.I million €59O million o oo oo

@ GDA Inner @ GDA Inner @ GDA Inner
€ I 5 @ GDA Outer @ GDA Outer @ GDA Outer
o
o RVO @ Cork @ Cork @ Cork
o . . .
D active sites e O Other O Other O Other
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Gross margin:  Units sold: Site cost Site cost .
L it t L it t ouses Vs
18.2% 275 202/450 A e o b oot
L o sold or reserved O
at 31 Dec ]8/5 Mar 19 22% 56k a7k
17%
100%/85%
18% 017 21%)
of 2019/2020 _—
deliveries from of NDV e AIPO  Poct IPO gHouses
existing active sites Landbank cost € ¢ ost Pullfor - lreg e ApEliAEE
Site size Average site size
0 5 = At IPO
:2 =1 —= Post IPO 448
12 11
) 255

4

8
4 ﬂ . 105
= Small (<150)  Medium (150-349) Large (349+) At IPO Post IPO Blended

Note: Statistics as of 5 March 2019 unless otherwise stated
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Glenveagh

Homes

Our approach

to homebuilding

ooo

ooo
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l. Landbank and
Acquisition Strategy

ooo
ooo

| o

2. Design and
Planning Process

Taylor Hill, Balbriggan, Co. Dublin

The quality of our landbank is one of the

main strengths of Glenveagh. The Glenveagh
team have focused on investing in locations
where there is strong demand for new homes
particularly from First-Time Buyers that can
deliver our target returns. Our experienced
team undertakes a rigorous evaluation process
to ensure all opportunities provide multi-year
delivery, meet our minimum financial KPls

and allow for standardisation and maximum
optimisation. Sticking to these principles has
allowed us to assemble a balanced overalll
portfolio mix capable of delivering on our 2019
targets and beyond. In addition, the quality of
our current landbank allows us the flexibility to
be selective with the deployment of equity to
ensure that we are investing in sites that are most
aligned with our strategic objectives.

The Glenveagh design approach is based on
delivering a quality product that appeals to

new home buyers, supports our standardised
construction approach and our continued focus
on managing our exposure to construction cost
inflation. We ensure our development and unit
designs are flexible so that we can react quickly to
changes in housing demand whilst also delivering
the highest quality, sustainable and innovative
product to the customer. Our dedicated planning
team work closely with local authorities and
planning offices to ensure the planning process

is completed efficiently and so that we can
maximise the planning potential of all our sites
while delivering quality housing developments.

We continue to innovate our design and construction solutions in
order to optimise margin performance in the medium term, while
also delivering at scale helped by the standardisation of processes
and production across our developments.

4
fe
3. Construction and
Standardisation
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4. Sales and
Marketing

Our construction approach is dedicated to having

a standardised process to building high quality
sustainable homes efficiently. This approach has
allowed us to build at volume across our active

sites and deliver on our multi-site delivery model.
Embedded in this process is a dedication to the
highest standards of health and safety and best
practice. Each active site has dedicated resources
responsible for the implementation of our robust
health and safety programme which is continually
monitored by the Executive Committee. We

are focused on increasing the level of off-site
manufacturing within our construction methodology
and will continue to assess our off-site manufacturing
capabilities and invest time researching emerging
innovative construction practices. Supporting our
standardised construction approach is our centralised
procurement team that has established strong
relationships with suppliers and sub-contractors
enabling us to enter into fixed price contracts for key
labour and materials thereby allowing us to manage
our exposure to construction cost inflation.

.

Navan, Co. Meath

Through our quality landbank and the
aforementioned focus on quality and
efficiency of construction, we now offer an
attractive suite of house types in locations
of high demand with a particular focus on
affordability and the first-time buyer market.
In what is a highly competitive market, we
ensure that each sales team has an in-
depth knowledge of our developments, our
houses and importantly, the locations where
we are selling and provide unparalleled
customer service. We are continually sourcing
customer feedback and benchmarking

our customer service against some of our
peers in the housebuilding sector. We are
also constantly investigating technologically
innovative methods to differentiate our sales
and marketing approach to ensure the best
experience possible for our customers.
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Our active sites
GDA — Starter-Homes

Taylor Hill is a development of approx. 600 units located in Balbriggan in Co. Dublin. Phase 1 was
launched in February 2018 with 96 occupied during 2018. Phase 2 will commence in 2019 and will
comprise 78 2, 3 and 4 bed terrace, semi-detached and detached homes. The seaside town of
Balbriggan has superb transport links with a regular train service from the town to Dublin City Centre.

Cois Glaisin, Johnstown, Navan is a development of 276, 2, 3, 4 and 5 bedroom terrace, semi-
detached and detached homes. 94 units were occupied by December 2018 (with a further 29
units reserved).

Glenveagh

Cluain Adain

Clonmagadden, Navan

Cluain Adain, Clonmagadden, Navan is our second development in the Navan region and is
located on the northern side of the town. The development comprises 246, 2, 3 and 4 bed terrace
and semi-detached houses. Phase one launched in May 2018 and by December 2018, 50 units
were occupied with a further 5 units reserved.

Glenveagh

Cnoc Dubh

Ballyboughal, Co Dublin

Yot s

Cnoc Dubh, Ballyboughal, Co Dublin is a development of 57 2, 3, 4 and 5 bedroom homes.

The first phase launched from showhouse in September 2018 with 12 units occupied by December
2018 and a further 14 units reserved. Ballyboughal is a small peaceful village with the perfect mix
between urban and rural, offering professionals the peace and space of the countryside within
easy reach of Dublin city and is located 15 minutes from Dublin Airport.

Glenveagh Properties PLC

Business Model & Strategy - Business Unit Update - Glenveagh Homes
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Glenveagh
Knightsgate

Rush, Co. Dublin

S S

Knightsgate, Rush is a development of 129 large 3 and 4 bed semi-detached and detached homes,
located within walking distance of the village of Rush in North County Dublin. The development is

situated c.2km from the coast and just c.20km from Dublin City Centre.

Glenveagh

Semple

Woods

Donabate, Co. Dublin

Glenveagh

Semple Woods

Semple Woods is located in the picturesque
North Dublin town of Donabate. Phase one
comprises 134 3, 4 and 5 bedroom homes

and is expected to release off plans in early
2019 with show houses due in late Spring. The
development is located next to Donabate town
centre and is surrounded by local convenience.

Glenveagh

Ledwill Park

Kilcock, Co. Kildare

Ledwill Park is a development of 2, 3, 4

& 5 bedroom terrace, semi-detached and
detached homes located within the townland
of Branganstown, a short stroll from the town
of Kilcock, County Kildare. Phase 1 is due to
be released in early 2019.

GDA — Luxury Homes
and apartments

|
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Marina Village is a unique development of houses and apartments built on reclaimed land at
Greystones Marina, Co Wicklow. Phase 1 of the apartment development has commenced with
the first block of ¢.30 units due for completion in the summer of 2019 with the other blocks to
be completed throughout 2019 and 2020. A further collection of 3 bedroom terrace homes and
substantial 4/5 bedroom semi-detached and detached homes will commence build in 2019
completing this waterfront development.

Herbert Hill is a luxury development of 90 1, 2 and 3 bedroom apartments and penthouse
apartments. Set back from Sandyford Road and adjacent to the Balally Luas (Dublin's light rail
service) stop, Herbert Hill offers an unrivalled setting with many amenities and services within
immediate reach such as Dundrum Town Centre (Dublin's Premier Shopping Destination) and village.

Glenveagh Properties PLC

Business Model & Strategy - Business Unit Update - Glenveagh Homes



Cork

Glenveagh

Maple Woods

Middleton, Co. Cork

Maplewoods is a development of
approximately 131, 2, 3 and 4 bedroom
homes and apartments in Ballinacurra,
Midelton, Co. Cork. The Midelton area
benefits from local schools and other
amenities and is well served by both
Proby Place is a development of 23 luxury 4 and 5 bedroom semi-detached homes set within a bus and rail routes to Cork City.
secluded development off Carysfort Avenue, Blackrock South County Dublin. Blackrock is one of

the most prestigious locations in South County Dublin and is surrounded by local amenities.

Glenveagh

Maple Woods

Glenveagh Glenveagh

Blackrock Mount
Villas Woods*

Blackrock, Cork Douglas, Cork

Glenveagh

Mount Woods

COLLECTION

Maryborough Ridge is a development of 2, 3
and 4 bedroom detached and semi-detached
homes located in Douglas, Co Cork. Douglas is
long established as one of Cork’s most desirable
Holsteiner Park is a development of 4 and “The Collection” at Shrewsbury Road, Dublin 4, s G Gl i e el residential oddre_sses with a population of over
5 bedroom detached homes, in Clonee, on is an exceptional development of 7 outstanding area of Blackrock. Co. Cork. 20,000. Douglas is home to a number of sports
the border of Co. Dublin and Co. Meath luxury homes at one of Dublin's most desirable ’ clubs and has a host of local. The first phase of
and combines elegance, spacious living and addresses. The houses comprise on average homes are due for completion in 2019.
city convenience. Each home is on average ¢.4,000 sqgft and feature basement, ground, first
¢.3,000 sqgft. on c.1/3-acre of garden. The and second floor accommodation with secure
village of Clonee is within walking distance and private underground car parking facilities
of the development. for its residents. The villages of Ballsbridge and
Donnybrook are within a short walk with an
array of shops, boutiques and restaurants.

Blackrock Villas is a development of
approximately 141 units, 1 to 5 bedroom

* This name is awaiting approval by the planning authority.

Glenveagh Properties PLC

Business Model & Strategy - Business Unit Update - Glenveagh Homes



First time buyers' testimonial
- Glenveagh Taylor Hill
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When we saw the brochure
First time buyers, Bernard Faulkner and we fe" in Iove- We were

Kim Thomas moved into a brand 1h
new Glenveagh home in Taylor Hill, Wdltlng for the ddy they
Balbriggan in December 2018. opened up for people to

come and see the house."

We didn't know much about Glenveagh before
coming across Taylor Hill, but we have been
so impressed every step of the way. We weren't
looking for a starter home, we wanted a lot of
space starting off. We weren't sure if we'd get
one in our budget, but we thought we'd aim
high. Glenveagh were very patient with us as
there were some delays along the way. They
made things extremely easy.

The design of this place is fantastic. There'’s a
kitchen island, a mini sitting room area in the
kitchen, plus another sitting room on top of that.
We spend most of our time in the kitchen areaq,
so we've put some money into making it a space
that feels like ours.

The aftercare has been excellent. If something
goes wrong, they'll send someone around
straight away."

40

Glenveagh

Living

Business
Unit Update

Glenveagh Properties PLC
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Through these two segments, the business aims to capitalise

on the significant opportunity that exists in building rental
communities and the requirement for strategic partnerships with
institutional investors, approved housing bodies and government
and local authorities in segments such as mixed-use residential
/ retail, social housing and affordable housing. Living’s objective
is to deliver best-in-class private rental developments and mixed
tenure developments to our private and public partners.

Living's economic model is designed to:

Deliver strong return on capital employed;

Allow the group to access a wider spectrum of opportunities;
Diversify risk through a variety of delivery strategies; and
Provide resilience across the economic cycle.

There continues to be an undersupply of rental properties in
Ireland which is yet more pronounced in the Dublin market,

where, the supply of new stock remains subdued. The continued
favourable demographic shift and the consequential change in
the market’s tenure demand mix towards rental accommodation
has seen demand for rental properties grow considerably. PRS in
Ireland has nearly doubled in size in the last 10 years with c.18% of
Ireland’s population and c.24% of Dublin's population now living in
private rental accommodation.

There is significant demand for PRS product from both domestic
and international investors. In 2017, c.€387 million was invested
in 24 PRS schemes in Ireland. Given the attractiveness of Living's
current PRS portfolio, we have targeted early engagement

with prospective PRS investors to forward fund and de-risk the
development of our 1,850 unit portfolio.
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Given these favourable
market conditions Living
are committed to becoming
the delivery partner of
choice for purpose-built
rental accommodation in
Ireland and have acquired
four prime urban sites
capable of delivering over
1,850 PRS units principally in
Dublin’s Docklands and also
Tallaght and Galway

There is a clear demand / supply imbalance that
currently exists in the rental market and will likely
persist over the medium to long-term. In Dublin
the demand for the sector will increase further
over the next ten years in line with projected
population growth and in circumstances where
housing supply currently lags demand by ¢.18,000
homes per year. This presents a significant
opportunity for Living to deliver PRS schemes at
scale to the market.

Living’s current PRS portfolio

Given these favourable market conditions Living
are committed to becoming the delivery partner of
choice for purpose-built rental accommodation in
Ireland and have acquired four urban sites capable
of delivering over 1,850 PRS units principally in
Dublin's Docklands, Tallaght and Galway. These
sites are currently being actively managed through
the design and planning process.

Dublin Docklands

In January 2018, Living completed the acquisition
of a c.5.2-acre site on East Road, Dublin 1 and,
subsequently, in November 2018 acquired the
neighbouring 2.44-acre site at Castleforbes
Business Park, Dublin 1. The combined sites
provide a significant and immediate opportunity
to demonstrate Living's capabilities to create a
substantial PRS portfolio in a central urban area.
These sites are a key opportunity to obtain a
competitive edge in scaling our PRS portfolio
with the potential for over 1,100 units in a

prime central location in the heart of Dublin’s
Docklands. The sites are also a demonstration of
Living's commitment to placemaking and urban
regeneration, which was part of our message to
investors at IPO.

Planning preparation and applications are
progressing well on each site with an application

through the SHD process for 560 units at East
Road lodged in December 2018.

Tallaght and Galway

In March 2018, Living completed the acquisition of
development rights at:

- a c.I9-acre car park adjoining The Square
Shopping Centre, Tallaght, Dublin 24; and

- a c.5-acre site to the rear of Gateway Retail
Park, Galway.

The sites adjoin retail schemes operated by Sigma
Retail Partners. Living intend to develop residential
accommodation, comprising of ¢.800 units, across
the sites and are actively engaged with a design
team with the intention of submitting planning
applications during 2019.

Partnerships

Living also seeks joint venture opportunities and
partnership arrangements to design, develop

and deliver residential schemes for purchase by
institutional investors, approved housing bodies
and governmental and local authorities in Ireland.
There are two component parts to the Partnerships
opportunity — Mixed-Tenure and Joint Ventures.

Mixed-Tenure

A housing delivery model whereby a developer
provides a combination of social, affordable

and private units usually on State lands. This is a
well-developed sector in the UK and a growing
feature of the Irish market principally through
Local Authority public tender processes. There is a
considerable pipeline of state lands which would
be suitable for mixed-tenure schemes. The sector
should also benefit from the newly created LDA
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Castleforbes, Dublin 1

(cGl)

and its long-term role to deliver homes to help
meet the growing demand for housing.

Living are committed to becoming a preferred
delivery partner for mixed-tenure schemes in
Ireland. The Group's delivery and sales capabilities
coupled with our attractiveness as a counterparty,
given our well capitalised balance sheet, will help
ensure we are well placed to partner with the key
agencies on future projects.

Joint Ventures

An opportunity exists to partner with third-

party land owners who wish to develop their
residentially zoned lands but lack the financial or
construction capacity to deliver such a scheme.

Living are actively pursuing joint venture
opportunities with private landowners

and government agencies. Living, utilising
Glenveagh's scale, planning, construction and
sales expertise, can create deep and lasting
relationships to become the delivery partner of
choice for joint venture arrangements.
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Risk Management
Report

The Board is responsible for ensuring good
corporate governance and prudent risk
management is implemented by the Group.
The Board has approved the Group’s Risk
Management Framework which provides a

As part of its oversight responsibilities, the Audit
and Risk Committee is responsible for reviewing
the adequacy and effectiveness of the Group’s
internal controls and risk management process.
The Group’s risk register and principal risks are

common risk management process across the
Group to identify, assess, mitigate, monitor
and report risks which impact the Group. The

a standing agenda item for each Audit and
Risk Committee meeting. The risk register is
used to support the risk management process

Group's risk management process is a bottom
up integrated approach that aims to ensure
that all risks to which the Group is exposed

are identified, understood and appropriate
mitigating controls are implemented to manage
the risks effectively and protect the Group.

and document the Group’s risks, controls and
their approved ratings based on likelihood and
impact from both an inherent and residual risk
perspective. The Board formally reviews

and approves the risk register on at least a
bi-annual basis.

The Group has implemented a three line of defence model.

Line of defence Function Responsibilities
First line Department 1. Responsible for identification of operational
heads & strategic risks.
2. Responsible for implementing controls to
mitigate risks identified.
3. Responsible for implementing action plans.
Second line Executive 1. Supports department heads.
committee 2. Responsible for monitoring the identification
and mitigation of operational &
strateqic risks.
3. Responsible for monitoring the
implementation of action plans.
Third line Internal audit 1. Responsible for providing additional

assurance to the Audit and Risk Committee
and Executive Committee the key risk areas
are identified and have the necessary
mitigating controls in place.

2. Completes independent reviews on the
effectiveness of internal controls.

3. Reports on management actions.

Risk Assessment Process

Management continued to review the risk register during the year following which the Board has
carried out a robust assessment of the principal risks facing the business. Arising from the risk review
process a number of principal risks and uncertainties have been identified which could have a material
impact on the Group in achieving its strategic objectives. The Board and Audit and Risk Committee
have reviewed the Group’s principal risks and have considered the new risks introduced for 2018. The
main risk categories that the Board considered are the following:

Risk Categories

Investment Risk is defined as the probability or likelihood of occurrence of losses relative to the
expected return on any particular investment.

Market Risk is the risk of loss to the Group arising from market volatility or adverse movements
in the level or volatility of market prices of equities, currencies or property. Market Risk includes
Interest Rate Risk which is the risk to earnings and capital associated with changes in the level
or volatility of interest rates.

Compliance risk is the risk of legal sanctions, material financial loss, or loss to reputation that the
Group may suffer as a result of its failure to comply with legislation, regulations, code of conduct, and
standards of best/good practice.

Operational and IT risk is the risk of loss resulting from inadequate or failed internal processes, people
and systems, or from external events.

Reputational risk is a risk of loss resulting from damage to the Group's reputation.

Strategic risk is the loss or unplanned/unfair gains resulting from adverse strategic initiatives.

External Risk is the risk to the Group of potentially failing to meet its strategic objectives following
significant changes to the external environment in which it operates.
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The risks and uncertainties together with key mitigating considerations that fall into each of these risk
categories are set out below.

Our risk category

Risk or uncertainty and potential impact Risk rating change

External risk

1. Adverse macroeconomic conditions

2. Adverse changes to government policy and regulations

3. Mortgage availability and affordability

Operational risk

4. Availability and increased cost of materials and labour

5. Inadequate project management

6. Insufficient health and safety procedures

7. Employee development and retention

8. Data protection and cyber security

Reputational risk

ORISR d e

9. Decline in product quality

Table legend

No change to risk rating in 2018 <>
Increased risk rating in 2018 ’]‘

0) O High Risk

O Medium Risk

v

1 3 5
Likelihood

Our risk Risk title Risk description and Key Mitigating Risk
category potential impact Considerations rating
change
External risk | Adverse Glenveagh operates in a The Group aims to maintain a
macroeconomic | property market that is cyclical | reasonable but limited stock of land 1\
conditions by nature which can lead to (generally 5-7 years).

volatility of property values and
market conditions.

The Group typically avoids any
longer exposure through strict land
acquisition policies.

The Group has a robust acquisition
policy and approval process in
place to ensure the best value is
achieved on assets and that assets
acquired are aligned to the strategic
objectives of the Group.

Living will assist in reducing the
Group's exposure to the cyclical
nature of a traditional homebuilding
business through the delivery

of apartments and houses for

the rental market as well as the
alternative offering its Partnerships
business will provide to State bodies
and Local Authorities.
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Our risk Risk title Risk description and Key Mitigating Risk
category potential impact Considerations rating
change
External risk | Adverse Geopolitical uncertainty The Board and senior management
macroeconomic | (including Brexit) could lead have been monitoring closely the
conditions to a potential adverse impact | potential implications of Brexit on
(continued) on the Group’s asset valuation | the business with a particular focus
and financial performance due | on the Group'’s ability to source
to factors such as slowdown necessary labour and materials.
in economic growth, increased
interest rates and decline in The outcome of the UK's departure
consumer confidence. from the European Union remains
unclear and its potential impact
on the movement of people and
distribution of goods is difficult to
quantify. Management have carried
out a full assessment of our supply
chain’s exposure to the UK in light
of a “Hard Brexit” and determined
that Brexit will not have a material
impact on the Group’s ability to
source the necessary labour and
materials. The Board and senior
management will continue to
monitor closely and assess the
potential impact on the business
of the UK’s departure from the
European Union both pre and post
Brexit and will alter our strategic
plans to meet the challenges of
Brexit if necessary.
External risk | Adverse A change in the domestic The Group’s management and
changes to political environment and/or Board monitor government policy x4
government government policy (including on an ongoing basis.
policy and tax legislation, support of the

regulations

housebuilding sector, Part V
allowance and first-time buyer
assistance including the

Help to Buy initiative could
adversely affect the Group’s
financial performance.

Group management’s site by site
forecasts are conservative by
nature and allow for expected
negative changes in government
policy and regulation.

The Group has the capability
to redesign developments as
appropriate should it be required.

The Group will consider alternative
sales strategies where required
to align to any changes in the
domestic political environment.

Our risk Risk title Risk description and Key Mitigating Risk
category potential impact Considerations rating
change
External risk | Mortgage Glenveagh understands that Management and the Board ,I\
availability and | affordable mortgage finance continuously monitor government
affordability is a crucial funding source policy around mortgage availability.
for buyers in the residential
property market in Ireland. The Group regularly engages with
mortgage advisors and financial
Constraints on the availability | institutions to gain valuable insights
and cost of mortgage financing | into the market and the impact
may have an adverse impact | of regulatory changes impacting
on sales of the Group’s homes | mortgage lending.
due to a potential decline
in customer demand and The Group’s strategy can facilitate
ultimately the profitability of the adjustment of delivery velocity
the Group. if required.
The Group is focused on the sub
€350k per unit sector being the
deepest segment of the market which
also mitigates this risk.
Operational | Avdilability and  Shortages or increased costs The Group has put fixed cost
risk increased cost | of materials and labour agreements in place with 1\
of materials could lead to an increase in sub-contractors and suppliers
and labour construction costs and delays | where possible.
in the completion of homes.
The Group has the potential to
If the Group is unable to expand its purchasing network
control its costs or pass on should it be required and maintains
any increase in costs to the flexibility by not having an over
purchasers of the Group'’s reliance on any one supplier.
homes, source the requisite
labour, and / or renegotiate The Group engages in financial
improved terms with suppliers planning and continuously
and contractors, the Group’s monitors and reviews the project
margins may reduce which budgets versus actual costings and
could have an adverse forecast outturn.
impact on the Group’s
business operations and
financial condition.
Operational | Inadequate Inadequate oversight of The Group has put fixed cost <~
risk project the cost and delivery of agreements in place with
management development projects sub-contractors and suppliers

adversely affects expected
return on investment.

where possible.

The Group employs highly
experienced and qualified project
managers who oversee a robust
financial planning process for each
development and on a monthly
basis monitor and review the project
budget versus actual costings. This
includes regular updates to the
Executive Committee and Board

of Directors.
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Our risk Risk title Risk description and Key Mitigating Risk
category potential impact Considerations rating
change
Operational | Insufficient Glenveagh is focused on the The Group has appointed a new <~
risk health wellbeing of its employees, Head of Health & Safety with
and safety contractors / sub-contractors extensive experience in the Sector
procedures and the general public. who oversees both the corporate
and site specific Health & Safety
The Group understands that policies and procedures.
failure to implement and
adhere to the highest standard | These policies and procedures are
of Health & Safety practices considered industry best practice
can lead to a significant risk and are subject to monthly review
to safety, health and welfare from both internal and external
of staff and other parties auditors.
resulting in increased costs and
negatively impact the timely Each site has a dedicated Health
and safe delivery of a project. | & Safety Officer in place.
Additionally, any failure in The Group ensures all staff are
health or safety performance appropriately and adequately
or compliance, including any trained.
delay in responding to changes
in health & safety regulations | The Group has a Safe-T certificate
may result in financial and / which is the industry Health & Safety
or other penalties. auditing standard.
There is adequate insurance cover
in place to deal with any claims that
may arise from claims due to injury.
Operational | Employee The success of the Group The Group offers competitive and >
risk development is dependent on recruiting, attractive remuneration packages

and
retention

retaining and developing highly
skilled, competent people.

The Group is aware that loss
of key personnel and

/ or the inability to attract /
retain adequately skilled and
qualified people could lead to:

- Poor operational and
financial performance;

- Inadequate staff knowledge
and understanding of
policies & procedures;

- Reduced control
environment;

- Insufficient transfer of
knowledge amongst staff
to allow for succession
planning;

- Demotivated staff; and

- Failure to achieve /
deliver on the Group’s
strategic objectives.

and where appropriate long-term
interest alignment.

The Group offers the opportunity
for advancement through creating a
positive working environment.

The Group has implemented a
performance management and
appraisal process which includes
open channels of communication
and feedback and development
plans for employees.

The Group is developing a succession
plan to ensure continuity of quality
service and knowledge retention.

The Group ensures that all staff
have access to relevant internal and
external training.

Our risk Risk title Risk description and Key Mitigating Considerations Risk
category potential impact rating
change
Operational | Data protection | The Group uses information The Group is continually monitoring
risk and cyber technology to perform data storage across all business areas. >
security operational activities and to
maintain its business records. The Group uses internal and
external back-up systems under the
A cyber-attack could lead supervision of a third-party service
to potential data breaches provider pursuant to agreements
or disruption to the Group’s that specify certain security and
systems and operations which | service level standards.
in turn could lead to damage
to the Group’s reputation and | The Group is proactively managing
potential loss of customers the cyber threat and recently
and revenue. engaged a third-party to perform
a system hygiene check to identify
Any security or privacy breach | and remediate any potential
of the information technology | weaknesses or control gaps.
systems may also expose
the Group to liability and
regulatory scrutiny.
Reputational | Decline in Delivery of the highest quality | The Group has implemented robust
risk product quality  homes is central to the success | quality control procedures and >

of Glenveagh.

The Group continues to focus
on ensuring our products meet
the desired standards and is
aware that significant negative
incidents including construction
defects, material environmental
liabilities (including hazardous
or toxic substances), quality
deficiencies or perceptions
thereof could adversely impact
the Group’s sales and possibly
result in litigation cases against
the Group with a potentially
negative impact on the
Group'’s brand and customer
satisfaction which are crucial to
the Group’s performance.

strictly adheres to Building Control
(Amendment) Regulations requiring
(among other stipulations) the
appointment of suitably qualified
engineers and architects

The Group has an experienced and
professional support team in place.

The Group has a dedicated
customer service after-sales team.
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Corporate Social
Responsibility ("CSR”) Review

At Glenveagh, our dedication to providing quality
homes for our customers is matched by our focus
on the safety, development and retention of our
people and a commitment to doing business in

a sustainable manner in the communities we are
helping to create. In our first full year of operations
our CSR strategy has evolved and will continue to
be a key area of focus in 2019 and beyond.

Workplace

Glenveagh operates a ‘Safety First Approach’ to
construction on all sites with health and safety at
the core of how we operate. Glenveagh continues
to hold a Safe-T Cert accreditation which is a
certification scheme designed for certifying safety
management systems of contractors working in
the construction industry and requires intense and
continuous assessment.

In 2018 our ‘Safety First Approach’ was to the fore in
our role as a primary sponsor of the Construction
Industry Federation's Construction Safety Week
from 22 to the 26 October.

As part of Construction Safety Week, Glenveagh
collaborated with the Construction Workers Health
Trust to deliver a health screening to all employees
on its sites and is committed to continuing a
number of wellbeing initiatives throughout 2019.
Every day during Construction Week there was a

daily ‘toolbox talk’ given by a guest speaker on a
different aspect of work safety, including ‘Working
safely at height', ‘Positive Mental Health’ and
‘Working safely with hazardous substances'. The
Group has and will continue to actively promote
safety across its social media platforms.

In respect of our support Construction Safety
Week Stephen Garvey, COO said “safety is a
cornerstone of our operations at Glenveagh.
We're starting as we mean to go on, instilling
a focus on safety amongst our employees in
everything we do. We also want to contribute
to the creation of a safety culture and the
promotion of greater safety awareness in the
wider industry. We are delighted to partner
with the Construction Industry Federation.”

The Director General of the Construction Industry
Federation, Tom Parlon, said Glenveagh's support
for Construction Safety Week was a demonstration
of their commitment to safety in the industry.

“As a modern construction company, Glenveagh
are leading the way on site safety in the
housebuilding sector. It's essential we have safety
champions like them to drive a safety culture

through their employees and their supplier network.

As housebuilding activity increases this is the only
way we can keep fatalities and accidents at the
historically low level the industry has worked so
hard to achieve.”

Working Safely Near
Utilities - Tool Box Talk at
the Glenveagh Rush site.

Our People

We recognise that the talent and commitment and
development of our employees is crucial for the

future success of the Group and along with building

quality and affordable homes for our customers,
Glenveagh is focused on building a future for our
people. As can be seen from the Risk Management
report, the attraction and retention of talent is an
area of continued focus for the business. We have
identified the training and development of our
employees as key to maintaining the talent pipeline
and succession planning within the Group.

Glenveagh wants not only the best people but
also wants the best for its people. To achieve
this the company had several initiatives in place
during 2018 and have a number of initiatives on
the horizon for 2019.

In our first full year of operations we prioritised
the implementation of an employee appraisal
process at all levels of the organisation to ensure
we understand the individual needs and wants

of our people to allow us action these needs as
we move forward. We also use this process to get
feedback on the organisation at this early stage
of the Group'’s life to allow us understand what we
can do differently to help our people in their work
life and careers thereby continuing to enhance our
commitment to our people.

We were named among Ireland’s Best Workplaces
in the 2019 “Great Place to Work” annual survey
which allowed us benchmark our commitment to
our employees against other organisations.

Attending Bressie’s talk on
Positive Mental Health to
Glenveagh Properties PLC
staff L to R: Dermot Casey,
Director, Safety and Training,
CIF; Diarmuid Leahy, CPO,

Glenveagh; Bressie; Stephen
Garvey, COO Glenveagh; Darren
g Gavin, Laya Healthcare and
"‘ Cathel Mooney, Health & Safety
Manager, Glenveagh.

This process provides the organisation with both
an internal review of the satisfaction level of our
employees as well as an external benchmark

to measure ourselves against other similar sized
companies across Ireland.

We have appointed a dedicated Learning &
Development Manager who will work with all levels
in the organisation and licise with various levels

of the Irish Education System (Primary, Secondary
and Third Level institutions). Our aim is to promote
careers in the construction industry and to provide
students, parents and teachers with information
about the industry and current market so all

are adequately informed. This initiative aims to
build on our already established support system
for employees undertaking further education or
qualifications aligned with their roles in Glenveagh.
Currently, we are supporting employees as they
complete a wide range of qualifications which
include a range of undergraduate degrees and
professional qualifications ranging from accounting
to quantity surveying. Glenveagh have already
engaged directly with third level institutions and
agreed to take on Health and Safety interns and
Quantity Surveyor graduates in 2019.

Glenveagh also recognise the need to promote
diversity within the construction industry and
demonstrated this through our partnership with the
Women in Trades Network Ireland who celebrate
women working in manual skills and trades and
normalise the idea of women on site with advocacy
and action. Glenveagh provided funding for the
Network as part of their attendance at the Women
Build Nations Conference 2018.

Glenveagh Properties PLC

Business Model & Strategy - CSR Review

55



Glenveagh Properties PLC

Annual Report and Accounts 2018

56

Community

Glenveagh are not only committed to building
high quality homes but are also dedicated

to providing our developments with a
neighbourhood identity through our commitment
to sustainable placemaking. It is important

to us that our customers identify with the
neighbourhood they live in and feel part of a
community. As part of our site identification and
acquisition process we place particular emphasis
on the relative location of public amenities
(including schools, local retail offering and
creches) and the proximity to alternative modes
of transport amongst our selection criteria. In
addition, as part of the design of all Glenveagh
developments we identify green space areas for
social and recreational infrastructures.

Currently we have construction plans for
playgrounds in a number of our Cork and Dublin
sites and have also committed to developing a
14-acre park at our Marina Village development in
Marina Village, Greystones and a 20-acre park at
Taylor Hill Balbriggan to ensure families living in our
developments are appropriately catered for.

As part of our commitment to developing a sense
of neighbourhood identity for all our developments,
Glenveagh have launched a defibrillator initiative
across all our sites. As part of our defibrillator
initiative all sites are provided with defibrillators
while the site is under construction and the
defibrillator is then donated to the local First
Responders group once residents move in.

Presentation of defibrillator to the
Navan First Responders. Present
from L to R: Laughlin Rigby,
Marketing Director, Glenveagh
and Peter Millen, Operations
Director, Glenveagh along with
members of the Navan

First Responders

12 of our 14 active sites at year end have
defibrillators available for use.

In December 2018, Glenveagh donated three
mobile defibrillators to community group Navan
First Responders. Navan First Responders are

one of several groups around the country whose
volunteers make themselves available to be called
upon in the event of a person suffering chest pain,
cardiac arrest, stroke or choking. The group, which
has 16 active members, has been operational since
February 2015. When Ambulance Control dispatches
an emergency ambulance in response to a callout,
it also sends a text message to the Community
Responder Team. If there is a member on duty,
they will attend the incident in their own vehicles.
In most cases the Community First Responders will
be on the scene within 3 to 9 minutes. This early
attendance can mean the difference between life
and death for the patient, especially if they have
suffered a cardiac arrest and require immediate
lifesaving intervention.

Co-Founder of Glenveagh Properties PLC and
COQ, Stephen Garvey, said the group was
providing a vital community service.

“As a company which is building and fostering new
communities in the Navan areq, we are delighted to
support Navan First Responders and the potentially
lifesaving service they provide to local residents and
visitors to the town. This is what community spirit
and volunteerism is all about and Glenveagh is
eager to play its part.”

Environment & Sustainability

The Group continue to consider and respond

to advancements in technology as part of the
design of our developments and homes to

build sustainable living environments. Given

the rate of growth and change in technology,

The Group are focused on delivering a product
that gives customers the opportunity to avail of
latest technologies, such as leaving all sites and
developments planned and completed to include
pre-wiring for electric cars. The Group also includes
sustainable build materials and elements as part of
all our homes as standard. All homes are built to
include dual flush toilet cisterns, smart technology
thermostats, roof, wall and floor insulation and
contain low U-value window systems. These
standard specifications help our homes to achieve
at a minimum a BER rating of A3 and air tightness
levels that exceed Part L building regulations.
Where possible the Group design our homes to
include the option of high level roofs, roof mounted

Dragon at the Docks. Vivian Marques (second from left)
who represented Glenveagh at the cheque handover to
Sam McGuinness (center) CEO of Dublin Simon Community.

solar panels and heat recovery ventilation
systems to customers preferences.

The Group are committed to the duty of care we
have to the environment and biodiversity that
surrounds the sites we are active on. During 2018
we implemented a waste segregation and recycling
plan to ensure that site waste was managed

and recycled in the most environmentally friendly
manner possible. Leading on from this in 2019, the
Group will be focusing on developing a ‘Waste
Reduction and Management Plan” across all active
sites to ensure we are working to reduce the level of
waste on our sites as well as continuing to manage
the disposal of any waste that does arise in the
most environmentally friendly manner possible. Part
of this strategy will be the continued focus on off-
site manufacturing and standardisation of process.
By standardising and moving as much of the build
process off-site, the Group will continue to reduce
the level of onsite waste which will have a positive
impact on surrounding biodiversity.

Charity Work

Over the past year we have helped charities
throughout the country raise money for worthy
causes. All our departments actively participate

in raising funds for a variety of beneficiaries and
we operate a charity matching scheme where the
Group matches every euro raised on a one for one
basis for selected projects. Overall, Glenveagh and
its employees have raised €70,055.
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Corporate
Governance
Report

As a Board, we recognise that the Group's success in delivering to both
external and internal stakeholders requires our ongoing commitment to
the highest standards of corporate governance. The Board recognises
the importance of the principles and provisions of the UK Corporate
Governance Code (‘the Code”) and the Irish Corporate Governance
Annex (‘the Annex”) which underpin the corporate governance
framework for premium listed companies. Glenveagh is outside the
FTSE 350 and qualifies under the Annex as a “smaller company” and,
as such, some of the provisions do not strictly apply to the Group
however the Board remains dedicated to promoting a strong culture

of good practice in relation to compliance with the Code.

In this Corporate Governance Report, we set out how we have applied
the principles of the Code and, in line with its ‘comply or explain’
model, we describe in detail any departures from its provisions. As this
Corporate Governance Report covers the year to 31 December 2018, we
are reporting against the 2016 version of the Code. Our next Annual
Report in 2019 will see us report against the new Code, which applies
for periods commencing 1 January 2019.

Much progress has been made by the Group during 2018, as
detailed within the Strategic Report. 2018 was a year of significant
ramp-up for the Group and the Board has been heavily involved in
supporting and developing the strategic priorities identified during
the Group’s IPO in October 2017 and expanded upon in our first
Annual Report in April 2018.

The Board recognises that, in addition to its own activities, the
work of the Board Committees is central to ensuring the robustness
of the Group’s corporate governance framework. During 2018, the
Audit and Risk Committee has continued its work to establish and

Together with my
colleagues on the Board,
| am looking forward to
the continued evolution
of our business in 2019.
We recognise that we are
assisted in our duties by a
highly experienced senior
management team, who
are in turn supported

by dedicated and hard-
working colleagues
across the Group.

strengthen a culture of independent scrutiny of
the Group’s internal control and risk management
systems and the processes and procedures in
place to monitor both financial and non-financial
reporting. Throughout the year, the Remuneration
and Nomination Committee agenda focused on
significant issues around remuneration, evaluation
and the need to balance reward and performance,
both at individual Executive Director level and
across the Group as a whole. While there were no
changes to the membership of the Board or its
Committees during 2018, the Remuneration and
Nomination Committee continues to look ahead to
ensure that the skills, knowledge and experience
of the Board remains appropriate to support the
Group’s strategic objectives for 2019 and beyond.
The Committee will look to progressively refresh
the independent Non-Executive Directors (“NEDs”)
on the Board having regard to their mix of skills,
experience and diversity. The Committee has
determined that the Board could benefit from

the further experience and fresh perspective that
an additional independent NED could provide.
Furthermore, Caleb Kramer has informed the
Board of his intention to resign his seat during
2019 and will not be seeking re-election at the
Company’s AGM. The Committee has therefore
commenced a process to appoint at least one
new independent NED during 2019.

The Chairmen of the Audit and Risk Committee
and the Remuneration and Nomination Committee
present their respective reports on pages 70-77
and 78-89 These reports should be considered

in conjunction with the Corporate Governance
Statement, which details our compliance with the
requirements of the Code.

The Board has delegated day-to-day
responsibility for operational matters, including
the implementation of the Homes and Living
Business Plans and Group strategy, to the
Executive Committee. The Board has approved a
number of changes to the Executive Committee
during 2018 to ensure the continued efficiency and

John Mulcahy
Chairman

effectiveness of the decision making process. The
updated composition is detailed further within the
overview of the Group's governance structure on
page 63. The members of the Executive Committee
also comprise the Group’s standing Disclosure
Committee, which was established in 2018 to assist
the Group in discharging its obligations to make
timely and accurate disclosures in the prescribed
manner of all information that is required to be

so disclosed to meet the legal and regulatory
requirements arising from the Listing Rules and
the Market Abuse Regulations.

One of my responsibilities as your Chairman is to
ensure that the Board is performing effectively and
as part of this process, | initiated our first annual
review of Board performance in 2018, assisted

by the Company Secretary. This 2018 review was
conducted internally, with an external review to
take place in every third year. Further detail in
relation to the review process and outcomes is set
out at page 66 but | am pleased to confirm that
no significant issues were raised, and it remains
the view of all the Directors that the Board and

its Committees continue to operate effectively to
support the business. | am also satisfied that each
Director continues to make a valuable contribution
to the work of the Board and demonstrates a high
level of ongoing commitment to their role.

Together with my colleagues on the Board, | am
looking forward to the continued evolution of our
business in 2019. We recognise that we are assisted
in our duties by a highly experienced senior
management team, who are in turn supported

by dedicated and hard-working colleagues across
the Group. On behalf of the Board, | would like

to thank all of our colleagues for their contribution
to the progress made by the Group in 2018.

John Mulcahy
Chairman
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Corporate
Governance
Statement

The Corporate Governance Statement, in
conjunction with the Audit and Risk Committee
Report and the Remuneration and Nomination
Committee Report, describes how the Group has
applied the Main Principles of the UK Corporate
Governance Code issued by the FRC in April 2016
(“the Code”) and the Irish Corporate Governance
Annex (“the Annex”) and details any departures
by the Group from the specific provisions of

the Code and the Annex. The full text of the
Code and the Annex can be obtained from the
following websites respectively:

www.frc.org.uk

www.ise.ie

Compliance with the UK
Corporate Governance
Code and Irish Annex

The Code sets out standards of good practice in
relation to board leadership and effectiveness,
remuneration, accountability and relations with
shareholders. The Group is committed to applying
the overarching corporate governance framework
for premium listed companies, which is underpinned
by the Code.

Through the Annex, the Irish Stock Exchange has
supplemented the Code with additional corporate
governance guidelines applicable to companies

with a primary listing on its main market for listed
securities. As a company listed on the Main Securities
Market in Ireland, the provisions of the Annex are
applicable to the Group. Throughout 2018, the
Group was regarded as a ‘smaller company’ under
the Annex’s interpretive provisions for company size,
equivalent to those set out in the Code.

As a company listed on the
standard listing segment of
the Official List of the London
Stock Exchange, the Group is
not subject to the principles
and provisions of the Code.

In the Prospectus issued ahead of admission to
trading in October 2017, the Group committed

to attaining the highest standards of corporate
governance and confirmed its intention to comply
with both the Code and the Annex by the first
anniversary of its admission to trading, save in
respect of John Mulcahy's ongoing role as
Executive Chairman.

In keeping with its expressed intention at
admission to trading, the Group has complied
with the requirements of the Code during 2018
with the continued exception of Provision A.3.1,
which provides that the Chairman should, on
appointment, meet the independence criteria
set out within the Code.

While the Code prescribes that compliance

or otherwise with Provision A.3.] need only be
reported for the year in which the appointment

is made, the Board would like to re-affirm its
previously stated collective belief that John
Mulcahy’s ongoing role as Executive Chairman
enables him to bring his extensive knowledge and
experience of the Irish residential housing market
to his leadership of the Board.

The Board continues to believe that John's
commitment and contribution as Executive
Chairman is essential to the effective leadership
of the Board and the Group as it continues to
implement its strategy following admission to
trading last year.

Given the Board's unanimous decision to
appoint an Executive Chairman, and its collective
preference for John Mulcahy to continue in his role,
the Senior Independent Director, Lady Barbara
Judge, remains willing and available to assume
additional responsibilities, as required. There also
continues to be a clear division of responsibilities
(which is described further on page 67) between
the Chairman and the CEQO. As such, the Board
remains satisfied that no one individual or group
has dominated its decision making and that
there has been sufficient challenge of executive
management in meetings of the Board.

As part of its ongoing review of effectiveness
of the Board in its discharge of its duties, the
Board, with the assistance of the Remuneration
and Nomination Committee, will continue

to review the appropriateness of the current
governance arrangements.

Corporate Governance
Structure

The Group'’s governance structure is illustrated
below. The Board is responsible for setting and
quiding the strategic direction of the organisation,
understanding the key risks faced by the Group,
determining the risk appetite of the Group

and ensuring that a robust internal control

environment and risk management framework

is in place. The Board has overall responsibility
for the management of the Group’s activities
and is accountable to shareholders for creating
and sustaining shareholder value, through its
management of the business, and the long-term
success of the Group.

To assist in discharging its responsibilities, the Board
has established an Audit and Risk Committee and
a Remuneration and Nomination Committee. The
Board has delegated a number of its responsibilities
to its Committees, while reserving to itself a formal
schedule of matters on which it exercises final
decision. The terms of reference for each of the
Board Committees and the schedule of matters
reserved for the Board are reviewed on an annual
basis and made available on the Group's website.
The terms of reference for each Committee and

the schedule of matters reserved to the Board were
last reviewed and approved by the Board on 5
December 2018.

The activities of the Board Committees during
2018 are described in detail in the Audit and

Risk Committee Report on page 74 and the
Remuneration and Nomination Committee Report
on page 82.

Responsibility for day-to-day management of the
Group’s operations is delegated by the Board to
the Executive Committee. The terms of reference

7N
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for the Executive Committee are reviewed annually
and, following the first annual review in December
2018, the Board approved a change in composition
of the Committee to reflect the refocus of key
business priorities across the senior management
team one year on from the Group's IPO.

The Executive Committee is chaired by John
Mulcahy, Executive Chairman of the Board, and

its members are Justin Bickle, CEO, Stephen

Garvey, COO, and Michcel Rice, CFO. The
Company Secretary is responsible for the proper
administration of the Executive Committee, as
prescribed by the terms of reference approved by
the Board. The Executive Committee meets formally
at least twice per month, and members meet
informally on day-to-day issues outside of meetings.

Board Composition

There were no changes to the membership of the
Board in 2018, which continues to be comprised of
seven Directors: three Executive Directors, including
the Executive Chairman, three independent

NEDs and one NED. During the year, the Board
reviewed the overall balance of skill, experience,
knowledge and independence of the Board and

its Committees. The Board remains satisfied that

it is of an appropriate size for the requirements

of the business and that the current composition
provides a suitable balance of skills and experience
including in property, construction, legal, accounting
and finance, which equip the Board members in
effectively discharging their duties to the Group and
to the shareholders.

The Board remains satisfied that the balance

of Executive and NEDs is suitable to facilitate
constructive and effective challenge and

debate. The NEDs have direct access to the senior
management team within the Group and contact
with the business is encouraged by the Board
and assists the NEDs in constructively challenging
management and offering advice and guidance
on strategic decisions. In addition, the Executive
Chairman met with the NEDs, individually and
collectively, throughout 2018 which provided the
NEDs with further opportunities to discuss issues
relevant to the running of the Board and the Group.

As part of the Board effectiveness evaluation
process, it was determined that while the collective
skills and experience of the current Board are more
than adequate to meet the needs of the Group

in the short—term, the Board could benefit from
the further experience and fresh perspective that
an additional independent NED could provide.
Furthermore, following the reduction in Oaktree
Capital Management's shareholding in the Group
which was executed as part of the capital raise
during the year, Caleb Kramer has informed the
Board of his intention to resign his seat during 2019
and he will therefore not be seeking re-election at
the Group's AGM. The Committee has therefore
commenced a process, through the appointment
of external consultants, to identify and select
appropriate candidates with the intention of
appointing at least one new independent NED
during 2019.

As part of the nomination process, the
Remuneration and Nomination Committee

will consider the balance of skills, experience,
independence and knowledge on the Board. The
Committee will also consider the diversity of the
Board, including gender, and how the Board work
together as a collective unit. Any appointments to
the Board will have due regard to the benefits of
diversity on the Board, including gender, but will
be made on merit to ensure that the appropriate
balance of skills and experience required by the
business are continued to be met.

In 2018, the Group's first full financial year of
operations, the Board's focus was on the effective
operation of its current governance structures
and, while the Group does not yet have a

formal Diversity Policy in place, the approval and
implementation of a formal policy will form part of
the Remuneration and Nomination Committee’s
workstream in 2019, as the Group looks to appoint
our first new director post-IPO. Details of the
Directors serving on the Board during 2018 are

set out at pages 90 to 93. All Directors (with the
exception of Caleb Kramer) will submit themselves
for re-election at the 2019 Annual General
Meeting (‘AGM").

Independence of Directors

The Board has reviewed the independence of

all NEDs and determined that they continue

to be independent within the provisions of the

Code, with the exception of Caleb Kramer who
holds an executive position at Oaktree Capital
Management, a substantial shareholder of the
Group for part of 2018.

The Board is satisfied that the independent NEDs
continue to demonstrate autonomy in character
and judgement.

Director Interests

The Group's Articles of Association provide that
any Director who is in any way, directly or indirectly,
interested in a contract or proposed contract with
the Group shall comply with the provisions of
Section 231 of the Companies Act 2014 and those
of the same Section with regard to the disclosure of
such interest by declaration.

The Board considers potential conflicts of interest
as a standing agenda item at each meeting and

a Conflicts of Interest Register is maintained by the
Company Secretary, setting out any conflicts of
interest which a Director has disclosed to the Board
in line with their statutory duty.

Subject to certain exceptions, Directors are
prohibited from voting at Board or Committee
meetings on any resolution concerning a matter
in which they, or a member of their immediate
family, have a direct or indirect interest which is
material or a duty which conflicts or may conflict
with the interests of the Group. A Director will
not count in the quorum present at a meeting in
relation to any such resolution on which they are
not entitled to vote.

The Group has established a comprehensive
Conflict of Interest Policy, which was updated and
approved by the Board during 2018. In line with
the Conflict of Interest Policy, each Director reviews
the Conflict of Interest Register and provides

an updated declaration of interests form to the
Company Secretary on an annual basis.

Board Meeting Attendance

The Board holds regularly scheduled meetings
throughout the year. It held 5 such meetings in
2018. Additional ad-hoc meetings of the Board
are convened as required between the regularly
scheduled meetings to consider acquisition
proposals presented by the Executive Committee.
During 2018 the Board held an additional 9
meetings. The table below provides details of

the attendance record for all meetings held by
the Board in 2018.

Board Audit and Risk Remuneration
Committee and Nomination
Scheduled Ad-hoc Committee

Number of 5 9 4 4

Meetings held

John Mulcahy 5/5 7/9 - -

Justin Bickle 5/5 9/9 - -

Stephen Garvey 5/5 8/9 - -

Lady Barbara Judge 5/5 8/9 4/4 4/4

Robert Dix 4/5 7/9 4/4 3/4

Richard Cherry 5/5 7/9 4/4 4/4

Caleb Kramer 1/5 2/9 - -
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All Directors are expected to attend all meetings of
the Board, and of those Committees on which they
serve, and the Company’s AGM.

Dates for the regularly scheduled Board meetings
are set for the year in advance. The nature of the
ad-hoc meetings convened to consider acquisition
proposals is such that these may be called at
relatively short notice and, for this reason, Directors
on occasion have been unable to attend due to
prior engagements.

Meeting agendas are set by collaboration
between the Chairman and the Company
Secretary, with full Board packs circulated to
Directors for review and consideration in advance
of all meetings. The Company Secretary is
responsible for the co-ordination and organisation
of Board meetings and is available to provide
advice and support to all Directors as required.

Supplementary to its formal meetings, the Board
encourages its NEDs to communicate directly
with both the Executive Directors and the senior
management team. During the year certain
NEDs met regularly with members of senior
management and visited certain sites where
construction was ongoing.

Board Effectiveness

The performance and effectiveness of the Board
and its Committees is monitored on an ongoing
basis and is subject to formal review through the
annual evaluation process. In December 2018 the
Board undertook an internally led effectiveness
review. This is ahead of the three yearly external
evaluation which will take place in 2020.

The 2018 review process was led by the Chairman
with the support of the Company Secretary

and was carried out by means of an online
questionnaire which was carefully structured and
designed to enable the Directors to identify any
areas for potential improvement in the processes of
the Board and its Committees.

All Directors were also asked to complete the
self-evaluation questionnaire which asked each
individual Board member to assess their own

skills and expertise. The Chairman and Company
Secretary then met to discuss the results of the
evaluation process and a report was submitted to
the Board setting out the principal issues raised and
proposing appropriate actions for 2019.

The performance and effectiveness
of the Board and its Committees

is monitored on an ongoing basis
and is subject to formal review
through the annual evaluation
process. In December 2018 the
Board undertook an internally

led effectiveness review.

Having reviewed the results of the evaluation
process, the Directors were satisfied that the Board
operated effectively in 2018 and that there were no
significant areas of concern.

Following the 2018 Board evaluation process,

the independent NEDs met with Lady Barbara
Judge as Senior Independent Director to review

the performance of the Chairman during the

year. Lady Judge later met with the Chairman to
communicate the feedback from that meeting and
she formally reported to the Board on the outcome
of the Chairman’s performance evaluation.

Division of Responsibilities

The roles of the Chairman and the CEO are clearly
segregated and the division of responsibilities
between them is set out in writing and reviewed

by the Board on an annual basis. The Chairman is
responsible for the leadership of the Board and is
tasked with ensuring its effectiveness, while the CEO
is responsible for leading the business of the Group
and for implementing the business strategy agreed
by the Board.

To ensure that the Board operates efficiently and
effectively, certain key roles have been clearly
defined and communicated to all Board members,
as summarised on the opposite page.

Role

Responsibility

Executive Chairman
— John Mulcahy

The Chairman is responsible for leadership of the Board,
promoting its effectiveness in all aspects of its role and
ensuring its key duties are discharged to an acceptable degree.
The Chairman ensures that the Board members receive
accurate and timely information, enabling them to play a full
and constructive role in the development and determination

of the Group’s strategy. He is responsible for creating an
environment which encourages open dialogue and constructive
challenge. He ensures that there is effective communication
with the shareholders.

CEO
— Justin Bickle

The CEO is accountable to, and reports to, the Board and is
charged with the responsibility for running the Group’s business.
He is responsible for the execution of agreed strategy and
implementation of the decisions of the Board with a view to
creating value for shareholders and the wider stakeholder base.
He is ultimately responsible for all day-to-day management
decisions and actions following this. The CEO acts as a direct
licison between the Board and management and communicates
to the Board on behalf of management. He also communicates
on behalf of the organisation to external stakeholders.

Senior Independent Director
— Lady Barbara Judge

The Senior Independent Director of the Group is available to
shareholders who have concerns that cannot be addressed
through the Chairman or Chief Executive and will attend
meetings with major shareholders as necessary. She acts

as a sounding board for the Chairman and serves as an
intermediary for the other Directors as necessary. The Senior
Independent Director also leads an annual meeting with the
NEDs to appraise the Chairman’s performance.

Company Secretary
— Chloe McCarthy

The Company Secretary supports the Chairman and the
CEQ in fulfilling their duties. She is responsible for the
Group'’s’ compliance with Board procedures and for the
commitment to best practice in corporate governance. The
Company Secretary is available to all Directors for advice
and support and she ensures that the Board has high quality
information, adequate time and appropriate resources in order
to function effectively. In addition, the Company Secretary
facilitates the induction of new Directors, assists with the
ongoing training and development of the Board and with the
annual evaluation process.

Directors’ Terms of Appointment

The NEDs have three-year appointments from 13 October 2017, with no right to re-nomination by the Board
either annually or after the conclusion of the three-year period. The terms of their engagement with the
Group as Directors are set out in formal letters of appointment.

The Executive Directors have service agreements with the Group, which provide for notice periods
of six months. Full details of the remuneration of the Directors can be found at page 88 of the

Remuneration Report.
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All Directors are subject to annual re-election

at the AGM of the Group and if they are not
re-elected by the shareholders or are retired from
office under the Constitution of the Group, their
appointment will terminate with immediate effect
and without compensation.

Directors’ Induction,
Training and Development

The Group is committed to providing newly
appointed NEDs with a formal induction process
which provides them with a comprehensive
understanding of their role and responsibilities
as Directors, the business of the Group and the
operations of the Board and which allows for
the efficient and effective integration of new
Board members.

The induction of NEDs is overseen by the Chairman
with the assistance of the Company Secretary and
includes visits to respective management teams in
each of the Group’s business units and site tours of
live construction projects. Newly appointed Directors
have access to the Company Secretary’s assistance
and guidance around the workings of the Board, in
addition to the experience gained with attendance
at regular meetings.

All Directors receive ongoing updates on the
Group’s projects and activities and are encouraged
to attend site tours facilitated by the Executive
Directors. Directors also receive updates from

the Company Secretary on legal and regulatory
changes. In 2018 this included briefings on the EU
Market Abuse Regulation and the General Data
Protection Regulation.

Internal Control and
Risk Management

The Board has in place an ongoing process for
identifying, evaluating and managing significant
risks that the Group may face. This process has
been in place for the financial year and up to the
date of approval of the financial statements and it
is regularly reviewed by the Board.

Oversight of the Group’s system of internal controls,
risk management and governance frameworks are

a key priority of the Board and has been delegated
to the Audit and Risk Committee. The Audit and

Risk Committee monitors and reviews the Group’s
risk management and internal control processes
including the financial, operational and compliance
controls. There are a number of actions taken by
the Audit and Risk Committee that are designed

to highlight any areas of weakness in the control
framework such as:

- on-going detailed discussions with management
and the Executive Committee;

- its oversight and review of the internal
audit function;

- the external audit reports as part of the half year
review and year end audit process; and

- review of the Group's risk register.

Further details of the work undertaken by the
Audit and Risk Committee in relation to internal
control and risk management is detailed in the
report of the Audit and Risk Committee set out
on pages 70 to 77. The Board, through the Audit
and Risk Committee, will continue to monitor
and improve its risk management framework
throughout 2019.

The principal risks and uncertainties that face

the Group are outlined as part of the risk
management report on pages 46 to 53 of this
report and includes those risks that could threaten
the Group'’s business model, future performance
and operations. The Directors confirm they have
carried out a robust assessment of these risks and
the controls that are in place to mitigate them.

The Group has documented its financial policies,
processes and controls for the Group as a whole,
which will be subject to a regular review to ensure
the systems remain fit for purpose. The key elements
of the system of internal controls related to the
financial reporting process include:

- The Board review and approve a detailed annual
budget and forecast and monitor performance
against the budget and forecast through monthly
Board Reporting;

- Prior to submission to the board with a
recommendation to approve, the Audit
and Risk Committee review the half year
consolidated financial statements, the annual
consolidated financial statements and all formal
announcements relating to these statements;

- Adherence to the Group Code of Conduct
and Group policies;

- Monthly reporting and financial review meetings
are held to review performance ensuring that
significant variances between budget and

detailed management accounts are investigated
and that remedial action is taken;

- A well-resourced and appropriately skilled
Finance function is in place;

- The Board, through the Audit and Risk
Committee, completes an annual assessment
of risks and mitigating controls;

- The Group has a formal Finance Manual
in place which clearly sets out the Group
accounting policies;

- The Internal Audit function continually reviews
the internal controls and systems and makes
recommendations for improvement which are
reported to the Audit and Risk Committee;

- Monthly, interim and annual financial
performance and position are reviewed by
the CFO; and

- Interim consolidated financial statements are
reviewed by the Group'’s external auditor and the
annual financial statements are subject to audit.

Engagement with
Shareholders

The Group is committed to maintaining open

and transparent communications with its
shareholders. During 2018, the Group established a
comprehensive investor relations program through
which the CEQ, COO, CFO and the Director of
Investor Relations & Strategy regularly meet with the
Group's institutional shareholders to present results
and to discuss strategic issues. Throughout 2018
members of the Group’s IR team attended a wide
variety of industry conferences and road shows and
institutional investors were invited by the Group to
join site tours to a number of active developments.

The Board recognises the importance of
communication with shareholders and receives
regular reports from the IR team with updates on
institutional shareholder meetings, broker reporting
and general market commentary. This assists the
Board in understanding and taking account of the
views of shareholders.

In addition, the Chairman and Senior Independent
Director are also available to shareholders
throughout the year should they have issues or
concerns that cannot be resolved through the
usual IR channels.

Annual General
Meeting (‘AGM”)

The Company’'s AGM provides an opportunity

for all shareholders to hear a presentation on the
Group's activities and performance during the year,
and to vote on each resolution put to the meeting.

The AGM also provides the Board with a valuable
opportunity to communicate with private investors
and the Group encourages all shareholders to
attend the meeting each year and to put forward
any questions that they may have to the Directors
at the conclusion of the formal business of

the meeting.

The 2019 AGM will be held on 7 June 2019
at the InterContinental, Simmonscourt Rd,
Ballsbridge, Dublin 4.
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Audit and Risk
Committee Report

Following the Committee’s inception in October 2017, 2018 was a busy
first full year of activity. We have proactively managed a wide range
of matters within our remit, and this activity has been outlined in
further detail in the sections that follow.

During the financial year the Committee focused particularly on
the appropriateness of the Group’s financial statements reviewing
accounting policies and areas of estimate and judgment as part
of the approval of Group’s 2017 annual report, the interim financial
statements for the three months ended 31 March 2018 and the half
year financial statements to 30 June 2018. In addition, the Committee
invested significant time reviewing the Group'’s risk management
framework and approving a number of new Group wide policies.
The Committee also met with representatives of both the internal
and external audit functions to review various reports and findings
from audits undertaken during the financial year.

The Audit and Risk Committee has satisfied itself, and has advised
the Board accordingly, that the 2018 annual report and financial
statements are fair, balanced and understandable, and provide
the information necessary for shareholders to assess the Group’s
performance, business model and strategy.

As this report will demonstrate, | am confident in saying that the
Audit and Risk Committee has met its obligations and continues
to monitor changes in the ever-changing financial and regulatory
environment within which the organisation operates.

-”-Tf_ji}imwv 3 L

Robert Dix
Chairman
Audit and Risk Committee

S

As part of the approval

of Group’s 2017 annual
report ; the interim financial
statements for the three
months ended 31 March
2018 and the half year
financial statements to 30
June 2018, the Committee
focused particularly on

the appropriateness of the
Group’s financial statements
reviewing accounting
policies and areas of
estimate and judgment

The Audit and Risk Committee’s Terms of Reference
are available on the Group’s website. The Terms

of Reference are reviewed annually and amended
in line with any future organisational changes to
ensure they continue to be fit for purpose.

At a high level, the duties carried out by
the Audit and Risk Committee relate to:

Financial reporting;

Risk management;

Internal controls;

Compliance; and

Oversight of the Group’s relationship
with the external auditor.

Robert Dix
Chairman

Audit and Risk Committee

These responsibilities are intended to

be performed in conjunction with the
management team, Executive Committee
and internal and external auditors.
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The key function of the Committee is oversight of
the Group’s internal control and risk management
systems. This involves the following responsibilities:

- Review the adequacy and effectiveness of
the Group's internal controls including the
systems established to identify, assess, manage
and monitor risks and receive reports from
management on the effectiveness of these,
including the conclusions of any testing carried
out by internal or external auditors and other
assurance providers;

- Review the principal risks identified in the annual
report and the statements on the Group’s internal
controls and risk management framework;

- Review and approve the risk management
policy and the Group's risk register and appetite
statement, prior to submission to the Board
for its approval;

Advise the Board on the Group’s current risk
exposures and future strategy for managing
such risks;

Review relevant risk reporting, including
incident breach reporting in order to

assess the effectiveness of the Group's risk
management process.

Other responsibilities of the Audit and Risk
Committee are set out in detail in its Terms of
Reference which are available on the Group’s
website and are noted below;

0]
)

V)

iv)

Integrity of the Financial Statements
and Announcements
Compliance, Whistleblowing and Fraud

(
(i) Internal Audit
(

External Audit
Committee Effectiveness

Audit and Risk
Committee Composition

The Audit and Risk Committee comprises three
independent NEDs; Robert Dix (Chairman), Richard
Cherry and Lady Barbara Judge. The biographies of
these Directors can be found on page 90.

The Board believes that Committee members
offer a balanced suite of expertise, including
financial expertise and experience in the legal
and property sectors. Particularly, the Board
considers that the Committee Chairman has
sufficient recent and relevant financial experience
for the role and that there is sufficient financial
and commercial experience within the Audit and
Risk Committee as a whole. This vast array of skills
enables the Audit and Risk Committee to carry
out its duties and responsibilities as detailed in
the Committee’s Terms of Reference.

Meetings

The Audit and Risk Committee have met on four
occasions during the financial year. The attendance
of Committee members is detailed in the table
below. On occasion, special attendees were invited
to attend alll, or part of Committee meetings

as deemed appropriate and necessary by the
Committee Chairman.

Committee In Committee

Member Attendance member
as of

Robert Dix 4/4 2017

Richard Cherry 4/4 2017

Lady Barbara 4/4 2017

Judge

Activities

During the financial year, the business has
grown significantly with a consequential impact
on the nature and extent of the Group'’s risk
profile and as a result the risks have evolved.
Further detail in relation to the Group’s approach
to risk management is set out on pages 46 to
53. The Group continues to monitor and invest
appropriate levels of resource in risk management
and compliance activity. Set out on page 74 is a
summary of the Committee’s activity during the
financial year.
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Activity in 2018

Topic

Financial Reporting

Risk Management

Internal Audit

External Audit

Description of activity

The Committee assessed whether suitable accounting policies had
been adopted in the preparation of the results for the financial year
and whether management had made appropriate estimates and
judgements. In particular, the Committee focused on areas that
involved a significant level of judgement or complexity (as outlined
in the financial reporting section below). The Committee also
considered the view expressed by the external auditor, KPMG, in
making these assessments.

During the financial year, the Committee reviewed and approved the
Group’s 2017 Annual Report and the financial statements for the three
month period ended 31 March 2018 and for the half year ended 30
June 2018.

The Committee considered the requirements of the Irish Companies
Act 2014 in relation to the Directors’ Compliance Statement and

is satisfied that appropriate steps have been taken to ensure
compliance by the Group with these requirements. The Committee
also considered the Group’s adoption of the going concern basis of
preparation and its viability statement prior to recommending both
for approval by the Board.

In respect of the 2018 annual report, the Committee considered the
Group's risk management framework and the key business risks as
disclosed in the Risk Management Report as part of its review of the
Group’s risk regjister.

The Committee also reviewed and approved new Group wide
policies in relation to procurement, delegation of authority and
whistleblowing procedures.

The Committee met representatives from the outsourced internal
audit function throughout the financial year and reviewed reports,
findings and recommendations arising from the audits conducted.

The Committee also approved the planned programme of work
for 2019.

The Committee met representatives from the external auditor
throughout the financial year both with and without management
being present.

During 2018, the Committee reviewed KPMG's reports on the 2017
audit as well on the interim reviews for the periods ended 31 March
2018 (required as part of the Group's capital raise) and 30 June 2018.
It also reviewed and approved KPMG's audit plan in respect of the
audit for the year ended 31 December 2018.

Fair, Balanced and
Understandable

The Board is responsible for the approval of
the annual report and financial statements.
The Board is required to confirm that:

- It considers the annual report and financial
statements, taken as a whole, to be fair balanced
and understandable; and

- It provides the information necessary for
shareholders to assess the Group’s position and
performance, business model and strategy.

At the request of the Board, the Committee
considered whether the annual report and
financial statements for the financial year met
these requirements. The Committee considered
the content of the document and discussed
with management the approach taken to its

preparation, in particular the planning, co-
ordination and review activities. The Committee
also noted the process undertaken by KPMG.

The Audit and Risk Committee subsequently
confirmed to the Board that the annual

report, taken as a whole, is fair, balanced and
understandable and provides the information
necessary for shareholders to assess the Group's
position and performance, business model

and strategy.

Financial Reporting

The primary issue considered by the Audit and Risk
Committee in relation to the financial statements
for the financial year ended 31 December 2018 was
the Group’s assessment of the carrying value of
inventory at the balance sheet date.

Significant Issue Considered

Committee Activity

Carrying value of inventory

The carrying value of the Group’s inventory
was €718.9 million at 31 December 2018 which
comprises the cost of development land and
development rights acquired, and the costs of
the work completed thereon to date. Inventory
is required to be carried at the lower of cost
and net realisable value.

At financial year end management undertook
an exercise to assess the net realisable value
of the inventory balance in order to assess
the carrying value at that date. There is a
significant level of judgement involved in this
exercise which includes a review of future cash
flows associated with each individual site in
order to validate current profitability projections
which are also the key determinants of profit
recognition as sales complete. The exercise
indicated no evidence of impairment and
therefore no adjustment to the carrying value
was required at 31 December 2018.

Management presented a summary of its review

to the Committee which included information in
relation to the cross functional approach taken to
the net realisable value calculations, as well as the
review process undertaken by senior management.
Management'’s presentation included a summary of
the results of the review for each development site
with key assumptions highlighted for discussion.

The Committee considered the financial year
end approach to the inventory carrying value
review and discussed same with management.
It also considered the external auditor’s findings
in respect of the carrying value review which
supported management’s assertion that no
indicators of impairment were identified.

Based on the results of the process undertaken by
management, the Committee was satisfied with
the carrying value of inventory at year end.

Glenveagh Properties PLC

Governance - Audit and Risk Committee Report

75



Glenveagh Properties PLC
Annual Report and Accounts 2018

76

Internal Audit

While the Group has outsourced its internal audit
function to Deloitte, the Committee continues to
maintain oversight of and responsibility for the
function’s effectiveness on an annual basis. The
Committee met representatives from the outsourced
internal audit function on four occasions during
the financial year and considered the reports
and updates from the internal audit function
which summarised the work undertaken, findings,
recommendations and management responses
to audits conducted during the financial year.
The Committee has also approved the planned
programme of work for 2019.

External Auditor

KPMG is the external auditor of the Group. The
Audit and Risk Committee considers and makes
recommendations to the Board, to be put to
shareholders for approval at the AGM, in relation
to the appointment, re-appointment or removal of
the external auditor. KPMG attended each of the
Committee meetings in 2018.

Audit effectiveness

The effectiveness of the external audit process is
assessed by the Audit and Risk Committee, which
meets regularly throughout the financial year with
the audit partners. In conducting this review, the
Audit and Risk Committee concluded that the audit
process as a whole had been conducted robustly
and that the team selected to undertake the audit
had done so thoroughly and professionally.

In assessing the independence and objectivity of
the external auditor, the Audit and Risk Committee
considered the internal processes which the External
Auditor has in place to ensure their independence
and objectivity is monitored and reviewed
sufficiently. Further, the Audit and Risk Committee
considered senior management's satisfaction with
KPMG. The Committee also meets regularly with
KPMG without the presence of management.

Auditor independence and non-audit services

KPMG have formally confirmed their independence
to the Audit and Risk Committee. In order to
further ensure independence, the Committee has

a policy on the provision of non-audit services by
the external auditor that seeks to ensure that the
services provided by the external auditor are not,
or are not perceived to be, in conflict with auditor
independence. Analysis of fees paid or payable

in respect of services provided by KPMG in the
financial year are analysed in the table below:

€ ‘000
A eeS 120,
Nomaudit fees
Interim review fees .
Jox services fees S
Reporting Accountant 16€s 300,
Total non-audit fees 392

At the end of the financial year, non-audit fees paid
to KPMG, excluding the non-recurring Reporting
Accountant fee in relation to the Group’s Capital
Raise, represented 77% of total audit fees.

It is the Group’s practice to engage KPMG

on assignments in addition to their statutory audit
duties where their expertise and experience with
the Group are important. During the financial

year, KPMG were retained to provide reporting
accountant services in relation to the issuing of

the Group's shares on the main markets of the
London and Irish Stock Exchanges. The Audit

and Risk Committee considered this appropriate
given the nature of the transaction and KPMG's
extensive knowledge of the business and the
Group's internal processes arising not only from its
role as auditor but also its recent previous similar
work in connection with the Group's IPO. On that
basis, the Group incurred professional fees with the
external auditor that exceeded the audit fee. KPMG
also provided certain tax services in the financial
year which were also considered and deemed
appropriate by the Committee.

The Committee has approved a policy on the use
of the external auditor for non-audit services and
continually monitors the ratio of audit to non-audit
fees, acknowledging the legislation which will apply
to the Group from 2020 onwards requiring fees

for non-audit services to be capped at 70% of the
average statutory audit fee over the previous 3
year period. Further, in reviewing non-audit services
provided by the external auditor, the Committee
considers whether the non-audit service is a
permissible service under the relevant legislation
and any real or perceived threat to the external
auditor’s independence and objectivity to include,
among other considerations, a review of: the nature
of the non-audit services; whether the experience
and knowledge of the external auditor makes it the
most suitable supplier of the non-audit services;
and the economic importance of the Group to the
external auditor. The policy on the supply of non-
audit services includes a case by case assessment
of the services to be provided and the costs of the
services by the external auditor considering any
relevant ethical guidance on the matter.
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Report of the Remuneration
and Nomination Committee

2018 Performance

Overall, 2018 was a very productive year for Glenveagh with significant
progress made on the objectives set at IPO. The Group has successfully
assembled an attractive multi-year landbank capable of meeting the
strategic goals of the Group in the short term, while it continues to
actively assess an attractive pipeline of further opportunities for capital
deployment with specific focus on sites of an appropriate scale to
deliver optimal returns within a suitable timeframe. To date the Group
has invested in locations where demand for affordable new homes is
high which has resulted in a strong trading performance from both a
sales and gross margin perspective. We have achieved a solid start in
terms of opening, constructing and actively selling from our sites and
look forward to further progress in 2019.

Committee Activity

During the financial year the Committee invested significant time to
ensure that both the financial and non-financial Key Performance
Indicators (KPIs) in place for both the Executive Directors and employee
bonus incentives were appropriate in the context of the maturity of the
business. Following approval by the shareholders of an Irish Revenue

€] %

We have achieved a solid
start in terms of opening,
constructing and actively
selling from our sites and
look forward to further
progress in 2019.

approved savings related share option scheme
(SAYE Scheme) at an Extraordinary General
Meeting in June, as unanimously recommended

by the Directors, the Committee approved the
establishment of the ‘Glenveagh Properties PLC
Saving Related Share Option Scheme'. The SAYE
Scheme was subsequently rolled out across the
employee pool (excluding Executive Directors),
allowing participating employees to use a portion
of their salaries to purchase shares in the Company
at a fixed price on completion of a three or five
year period. The SAYE Scheme was unanimously
recommended to shareholders by the Directors

to assist in reinforcing the Group’s strategy to
encourage employee engagement and retention
by giving all employees the opportunity to share in
the future success of the business, further aligning
the interests of the employee base with those of

Marina Village, Greystones, Wicklow

Richard Cherry

Chairman, Remuneration and
Nomination Committee

the shareholders. In carrying out its duties during
the year, the Committee met and consulted

with specialist external advisors, members of the
Executive Committee and members of the wider
management team on a number of occasions.

Succession planning for the Board and its
committees was also on the Committee’s agenda
in 2018, particularly given the partial sell-down
by Oaktree Capital Management (OCM) during
the year. As previously disclosed, Caleb Kramer
was appointed to the Board at IPO as an OCM-
representative non-independent, non-executive
Director of the Company. Following the reduction
in OCM'’s shareholding in the Company, Caleb
Kramer informed the Board of his intention to
step down as a Director in 2019 and therefore
not to seek re-election at the Company’s AGM.
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In addition, the size and composition of the
Board was a key theme emerging from the
first Annual Board Evaluation. One of the

recommendations arising from the results of

this process was that, while adequate to meet
the needs of the Group in the short-term, the
collective skills and experience of the Board
would benefit from the further experience and
fresh perspective that an additional independent
NED could provide.

The Committee has therefore commenced the
process, assisted by an external recruitment and
advisory company, of reviewing the size, structure
and composition of the Board to ensure it has
the right mix of skills and experience to guide

the Group in its longer-term strategic objectives.
During 2019, the Committee will work to identify
and recommend to the Board at least one new
suitable candidate to act as an independent non-
executive Director of the Company.

Incentive Outcomes
for 2018

The Group’s performance in 2018, together

with individual performance during the year, is
reflected in annual bonus pay-outs for Executive
Directors of between 45% and 50% of the
maximum opportunity. The annual bonus pay-out
is considered and approved by the Committee
based on challenging internal targets across a
range of financial and non-financial metrics to
ensure the interests of Executive Directors are
aligned with those of shareholders. The 2018
pay-outs reflect the strong operational
performance of the Group during the year, while

also recognising the impact of macroeconomic
and wider market influences on the Company’s
share price during 2018.

The Committee has reviewed the ongoing
appropriateness and relevance of the Group'’s
comprehensive Remuneration Policy, which is
laid out in this report, taking into account all
factors which it deems necessary including the
risk appetite of the Group and alignment to the
Group’s long-term strategic goals. In fulfilling its
primary objectives, the Committee has developed
appropriate annual and long-term incentive
arrangements as part of its Remuneration
Policy. No changes are proposed to be made
to Executive Director remuneration packages
for 2019.

In December 2018 the Committee completed

the annual review of its Terms of Reference. The
Committee confirmed the appropriateness of the
Terms of Reference and recommended to the
Board that no significant changes were required
to be made on foot of the annual review. The
Committee Terms of Reference are provided in full
on the Group website.

It is our intention to continue to operate in line
with the approved Remuneration Policy. We
welcome and will consider any shareholder
feedback on the Remuneration Policy and
Annual Report on Remuneration for 2018.

=

Richard Cherry
Chairman,
Remuneration and Nomination Committee

Roles and Responsibilities

The principal responsibilities and duties of the
Committee include:

- Assessing the effectiveness and performance
of the Board and each of its Committees
including consideration of the balance
of skills, experience, independence and
knowledge of the Group on the Board, its
diversity, including gender, how the Board
works together as a unit, and other factors
relevant to its effectiveness;

- Where necessary, making recommendations
to the Board based on the above
considerations;

- Considering succession planning for
Directors and members of senior
management, including the identification
and assessment of potential Board
candidates, and making recommendations
to the Board for its approval;

- Preparing job specifications for the
appointment of a Chairman; Senior
Independent NED; and other NEDs;

- Have responsibility for setting the
Remuneration Policy for all Executive Directors
including pension rights and any other
compensation payments;

- Recommend and monitor the level and
structure of remuneration for senior
management;

- Review the ongoing appropriateness and
relevance of the Remuneration Policy, taking
into account all factors which it deems
necessary, including the risk appetite of the
Group and alignment to the Group’s long-
term strategic goals;

- Review the total individual remuneration
package of each Executive Director, and
other designated senior executives including
any bonuses, incentive payments and share
options or other share awards; and

- Oversee any major changes in employee
benefits structures throughout the Group.

These responsibilities are performed in conjunction
with the Executiv