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Our business model

A model for
the full cycle

We manage the homebuilding process
throughout the value chain, from original land
investment decision to after sales care.

What we do

i Read more on pages 22 to 23

How we make
money and invest

i Read more on pages 24 to 25

Critical resources
and relationships

i Read more on pages 26 to 28

How we are evolving

i Read more on page 28
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Our business model continued
What we do

Make the right land investments

We buy land at the right price, using our longstanding
land and planning expertise, creating high-quality
developments in places customers want to live.

Our teams understand local housing needs, select
the right locations and develop these through the
planning system.

How we identify land opportunities

We consider the macro and micro location of our
land. For example, the macro location may be city,
broken down by major suburb, town, village or rural
area. The micro location is the position within the
macro location.

Our land investments can be with us for several years,
so it is vital we get it right. We use an internal rating
system, ranking our sites to ensure we identify the most
suitable locations. This approach applies to how we
continue to target high-quality locations and is a key part
of how we manage the business throughout the cycle.

Detailed upfront financial assessment

Every potential land investment is reviewed for sign off
by our Chief Executive, ensuring tight control over
Group capital. Our experienced land and regional
management teams conduct a detailed commercial
assessment called a Land Purchase Exercise (LPE) to
determine the amount we are prepared to bid. The LPE
is presented to our Chief Executive and other senior
management who provide the challenge and scrutiny
necessary to ensure we invest in the right areas, at

the right returns and with the appropriate risk profile.

Types of land

We develop two main types of land. Short term land has
some form of planning status for residential development,
though it may still be months or years from reaching
implementable planning permission that will allow us

to build.

The second type is strategic land, which does not
have any planning status or approval for residential
development. Our highly experienced strategic land
teams often work on land long before it is earmarked
for development when there is no certainty that it will
achieve planning permission.

Alongside our short term landbank, our strategic pipeline
allows us to develop land in a balance sheet-efficient way,
given that most of our strategic pipeline is controlled via
option agreements. We typically buy this land when we
have achieved a certain planning status, generally at

a discount to market value. This enhances our visibility

of land supply, helps protect our margins and allows us
to be selective in the short term land market.

We have an excellent track record of developing
high-quality locations and only include plots in our
strategic pipeline that we believe have a greater than
50% probability of gaining planning approval.

c.133k

potential plots in the strategic pipeline
as at 31 December 2025
(81 December 2024: ¢.136k)

Manage the planning process

Our teams work closely with Local Authorities and
other regulators to meet increasingly complex technical,
environmental and health and safety requirements.

We strive to open our sites as efficiently as possible;
however, the time between buying land and opening
our sites is dependent on site-specific planning status
and conditions.

Working with communities

Community consultation is key. While housing is

much needed, development can be disruptive to

local communities. We engage and consult with local
communities throughout the process, highlighting the
benefits our developments bring in terms of employment,
infrastructure, the economic activity they create and
enhancing local biodiversity.

We held over 120 community meetings and events

in 2025. Universal acceptance may not be achieved,
but we do our best to outline the benefits of our project
and to minimise disruption.

Affordable housing
and community facilities

In 2025, 21% of our UK completions were affordable
housing (2024: 22%). We deliver significant local
economic benefits, including employment, and through
our planning obligations build or fund the building of
numerous schools, and leisure and recreational facilities.

Working with Local Authority partners

Progressing our land to detailed and implementable
planning, where we are permitted to start on site, can
take months or even years. During this process, our land,
design, technical, production and legal teams consult
with Local Authority partners and other interested parties
to resolve issues and achieve the required permits.

Appropriately, there is a significant administrative burden
to overcome before we can begin building. For example,
we must work with National Highways and local highways
alongside many other statutory consultees such as the
Environment Agency, the Lead Local Flood Authority, and
Natural England. We must coordinate services such as
electricity, water and sewers, and establish infrastructure
such as roads, before we can start building.

1%

affordable completions in 2025
(2024: 22%)
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Our business model continued
What we do

Design and develop sustainable homes

Getting it right from the outset

Our purpose is to build great homes and create thriving
communities. We add significant economic value to our
areas of operation. We ensure our developments are

in the right location to provide customers with good
access and connections to infrastructure and facilities and
nature. We deliver schemes that become successful and
sustainable new communities, where our customers can
enjoy a good quality of life. We also mitigate environmental
risks such as flood risk as part of our early site and
development evaluation.

Meeting the needs of our customers

We design our homes to meet the needs of our customers
today and in the future. Our energy-efficient homes

meet or exceed regulatory and biodiversity requirements.
We use the digital platform LEADR (Land and Environment
Assessment of Development Risk), to assess and

manage sustainability and technical risks associated

with land during the acquisition and construction process
(read more on page 53).

Thoughtful placemaking

We consider how our developments work as a whole

and how they will contribute to a thriving community.
Thoughtful placemaking includes attractive landscaping
and shared communal and recreational areas, allowing our
customers to feel part of a community and adopt active,
sustainable lifestyles. We design carefully considered street
scenes and consider how our developments interact

with nature. Considered plotting means we use our land
resources efficiently.

Our completed sites are required to have a minimum of
10% more natural habitat than when we acquired them.
We proactively engage in consultations on proposed
regulation (such as the Future Homes Standard) to help
shape effective outcomes and ensure the business is
well prepared ahead of implementation.

0%

minimum natural habitat gain
on our completed sites

Build efficiently and deliver for customers

The health and safety of our employees and
subcontractors is always our number one priority.
Accurate budgeting and active management enable
us to set up our sites to deliver on our targets. Our
Taylor Wimpey Logistics and central procurement
functions support efficient and consistent operations.
Our timber frame factory continues to scale up
production to support our strategic goals.

Driving quality standards

Quality is key to protecting our reputation and the
sustainability of the business and we pride ourselves on
providing a positive experience for customers throughout
their buying journey. Our ‘right first time’ approach results
in strong customer satisfaction scores and we have
consistently been one of the highest independently rated
volume homebuilders in terms of construction quality.

Our standard house types — designed following extensive
consumer research — help us maintain high quality
through supply chain familiarity with our control
processes and materials.

Maintaining excellent supplier and subcontractor
relationships is how we keep up our high standards,
and protect our reputation as the ‘partner of choice’.

xgll
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Support customers through the buying process

Our highly trained and dedicated sales teams use our
customer relationship management (CRM) system to
identify high-quality customer prospects and optimise
conversion and service levels throughout the buying
journey. This includes real time dashboards, lead scoring
and management reporting.

Tailored solutions

Our sales teams understand and meet customer
needs by offering a range of tailored solutions.
These could include mechanisms to assist the
buying journey and home personalisation.

How our structure adds value

Economies of scale

We are a leading UK homebuilder with a national reach,
operating at a local level. We are financially strong and

have committed and experienced teams. Our high-quality
landbank and strategic pipeline, provide visibility and growth
potential. As a national homebuilder we enjoy benefits of
scale, for example from standardisation and procurement.
Our business benefits from a shared purpose and is
underpinned by a strong Group culture and values.

Supporting the regional businesses

The Board is responsible for establishing and monitoring
our strategy and looks to the Group Management Team
(GMT) to implement strategy on a day to day basis.

The GMT comprises our Chief Executive, Group Finance
Director, Group General Counsel and Company Secretary,
Divisional Chairs and Group Human Resources Director,
and, in 2026 we have added a new role of Group
Customer Experience Director.

Our Divisional Chairs oversee five divisions covering

22 UK regional businesses: Scotland, North East and
North Yorkshire; North West and Yorkshire; Midlands and
Wales; London and South East; and Central and South
West. We have a decentralised structure, with each
regional business led by its own management team.

On top of this, we have a clear operating framework

with key controls in place, such as our health and safety
teams, to maintain consistency across our operations,

to benchmark best practice and achieve efficiencies.

Alongside our 22 Managing Directors, the key regional
functions are: commercial, customer service, finance, land

and planning, production, sales and marketing, and technical.

New homes warranty

Our responsibilities do not end when we have completed
a home sale. Our homes come with our own two-year
warranty and the National House Building Council (NHBC)
Buildmark 10-year warranty as standard. Our Customer
Relations Managers are available to our customers and we
have improved our processes to enhance our customer
service, extending our customer contact to well beyond
the sales period.

].O—year

NHBC warranty on our homes

Centrally, Group department heads are there to support
and optimise operating conditions for our regional
businesses. Our structure includes non-negotiable
processes covering areas such as health and safety

and compliance. This is key to maintaining high standards,
driving value and mitigating risk. In addition, central roles in
sustainability, community, legal, Internal Audit, IT, HR,
communications and administration further support

the regional businesses. Further details on our risk
management processes and internal controls can be
found on pages 68 to 70.

Brand strength

The regional businesses benefit from our strong, trusted
brand and national supplier relationships. Taylor Wimpey
Logistics provides hub and spoke distribution to our
regional businesses to improve efficiency and security

of supply. In addition, our in house timber frame production
facility, Taylor Wimpey Manufacturing, helps address a
critical business dependency.

Underpinned by strong culture

Our values of ‘respectful and fair’, ‘take responsibility’,
‘better tomorrow’ and ‘be proud’, guide the way we work
at Taylor Wimpey. We work hard to maintain our culture
and regularly survey our employees to ensure we are on
the right track. Not only is a positive culture key in driving
high performance, it is also vital in attracting and retaining
high-quality people in an industry with a recognised skills
shortage. Further details on how the Board assesses and
monitors our culture can be found on pages 108 to 110.
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Our business model continued
How we make money and invest

Allocating and recycling capital

Investing in land

We make money by buying land, developing it through

the planning system and completing the sale of the homes
we build. There is typically a period of several years
between our initial land investment decision and the
moment we realise our return. However, as an established
business, our constant flow of maturing land investments
allows us to cycle capital more efficiently than would be
possible from a standing start.

We work hard to establish the economic parameters of a
development before committing to an investment decision.
In every case, our experienced teams identify land where
potential customers want to live. Afterwards, our expertise
and tight operational controls allow us to enhance and
protect that value throughout the value chain.

Deploying capital to site

In the early stages of a development, we deploy capital
to develop infrastructure such as services, sewers, gas,
electricity, water, telecommunications, supply roads,
and general landscaping.

When we have established early site infrastructure, we
build a sales centre, including a number of show homes.
We typically begin our selling processes when we have
opened our sales centre, allowing customers to experience
examples of the homes we will build.

Realising and recycling value

We sell ahead of and alongside production to ensure we
are protecting capital and not building up excess stock.
Forward sales (which typically amount to several months’
worth of sales) provide good visibility of future income.
However, we only receive funds for private sales when
we have completed our sale and handed over the keys
to our customer.

Budgeting processes

Our 22 regional businesses have a good deal of autonomy
and are charged with managing capital efficiently.

Our ‘bottom-up’ budgetary process ensures accountability
— each regional team agrees its budget first with the
Divisional Chair, and then with the Chief Executive

and Group Finance Director.

Our incentive schemes align to shareholder interests

and our medium term targets with measures including
adjusted operating profit*, adjusted operating profit
margin*, return on net operating assets*, cash conversion
and total shareholder returns versus our peer group.
Further measures ensure we run the business sustainably,
with incentives linked to maintaining high customer service
and build quality levels and reducing our carbon emissions.

Controlling work in progress

Each regional business has tight work in progress (WIP)
controls in place, with oversight from our Divisional Chairs
and Executive Directors. Each regional business monitors
site sales rates and other demand indicators to ensure it is
deploying the appropriate level of investment in its build
programmes. This is key, since once we start foundation
works on a home, we have begun the WIP investment
cycle that will typically last around nine months until the
home is completed.

In addition, we invest in building infrastructure such as
roads, services and public facilities. Therefore, it is vital
that we manage WIP effectively, releasing investment
that appropriately reflects the demand environment
we are facing.

Dividends

Our Distribution Policy provides reliable returns to investors
through the cycle. Capital allocation decisions are based
on our long term goals, as well as what we are seeing

on a day to day and month to month basis in our market.
There is a decision hierarchy that defines how we allocate
capital. Our first priority is to ensure we have a strong
balance sheet at all times. We must then satisfy the
requirements of the business for investment in land, WIP
and business needs. We are then able to offer returns

to shareholders via our Distribution Policy (read more on
page 12). Any excess cash will also be returned to
shareholders at the appropriate time in the cycle.

6 8k homes

in the order book (excluding JVs) as at 31 December 2025
(31 December 2024: 7.3k homes)

Optimising margin

As previously stated, we establish expected returns at
the outset, and to protect and optimise our margin and
returns, we must tightly manage costs throughout.

With an efficient standard house type range, consistent
processes, and the ability to leverage the only logistics
business in the sector, we are able to drive efficiency
and stakeholder value.

A cost control mindset is embedded in our business,
and we have installed management information
systems and leveraged IT to drive further efficiencies.

Operational excellence is not just about driving
efficiencies and cost savings, it is equally about raising
and maintaining high standards to ensure we are
delivering high-quality homes and excellent customer
service. Both are key to protecting our reputation

and the sustainability of the business.

We have driven consistently high build standards
and remain a leader in the volume industry in the
independently assessed Construction Quality
Review (CQR) measure.
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Our business model continued
How we make money and invest

Optimising margin continued

Controlling processes

We have extensive control processes in place to ensure

we are protecting value from land acquisition through to
completed development. We have invested in our customer
service to drive both quality and service, through training
provided by our internal academies. We work throughout
the business to ensure we are well prepared to meet the
challenges of changing regulations well ahead of

their implementation.

When we progress to build stage, day to day responsibility
passes to the local site management team, with oversight
from the regional management teams, including regular
monitoring by commercial and finance, with ultimate
responsibility residing with the regional Managing Director.

The commercial team ensures that costs of labour and
materials are as expected, with regular updates provided

by our commercial teams. Managers have access to an
information dashboard throughout the life of a development,
which allows them to control costs.

National framework agreements

The Group has national framework agreements in place
to access economies of scale, and to ensure consistent
quality. Taylor Wimpey Logistics provides ‘build packs’ that
can be requested on a ‘just-in-time’ basis by site teams,
ensuring standardisation and security of supply.

Typically, our sites are managed by Taylor Wimpey
employees. However, given that we are regularly opening
and closing sites, it is important to have a flexible cost
base. Therefore, the vast amount of our day to day labour
is provided by subcontractors. These subcontractors

like to work with us because of our efficiency, visibility of
earnings, and our no-compromise approach to health and
safety. During 2025, on average ¢.9.6k operatives worked
with us on our sites (2024: ¢.9.4k).

Group adjusted operating profit margin

10.9%

(2024: 12.2%)

Key costs

To protect our margin, we tightly manage costs from the
onset and through each subsequent stage in the process
of a development.

Our key costs include land, labour, building materials and
central overheads including design, finance, legal and
administrative functions. We operate with tight cost
discipline and, over the past few years, have invested to
improve management information systems, enabling us
1o keep close control of costs across our business.

Against a backdrop of rising regulatory costs, we work

on continuous business improvement to find efficiencies
and cost savings. This allows us to optimise our margin in
times of higher demand while minimising margin impact

in times of lower demand. Standardisation via our standard
house types will help us to drive efficiencies. Increasing
subcontractor familiarity with our processes enables us to
build right first time. Using industry-standard products

and procedures helps us to achieve economies of scale
from our suppliers. Both factors help us control our costs.
We establish framework agreements with our suppliers to
provide visibility on our costs. We tender for subcontractors
at each new development to help establish the economic
parameters of our sites at the outset. Benchmarking across
the Group helps maintain best practice in cost control.

In recent years, our margins have been negatively affected
by falling effective demand and rising costs. If cost increases
are not met with rising house prices, as has happened in
recent years, there is an inevitable impact on margin.

Upgrade options and financial incentives for our customers
are a useful tool to cement interest, particularly in weaker

markets. We carefully manage incentives, since these directly

impact our profit margin. We state reported selling prices
net of incentives.

Investing in our long term success

While we seek to grow, we want to do this in a responsible
way, including protecting our environment, and it is our
target to reach net zero in our operations by 2045.

Our timber frame facility is a good example of how we
have invested to improve both our efficiency and our
environmental performance.

In 2024, we launched Innovate™', a Company-wide
programme aimed at transforming the way we use
technology, freeing up our employees from routine
tasks to allow them to focus on areas of greater value
to the business.

Our internal and customer-facing systems enhance our
ability to support customers. We have continued to advance
our training capabilities, bolstered by a number of best
practice academies. We also continue to invest in business
improvement via standardisation and procurement, and in
implementing operational best practice and benchmarking.

©® Read more about our performance through our
key performance indicators on pages 44 to 45
and about our Principal Risks on pages 71 to 76
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Reinvest and return

By protecting and optimising value throughout the
value chain, we are able to both return capital to
our shareholders and reinvest in our business.

Dividends paid in 2025

£330m

2025 I £330m
2024 [N £339m
2023 [ £338m

Updated Distribution policy

Our ‘Distribution Policy’ is to return 7.5% of net

assets per annum, or at least £250 million, in two
equal instalments. It is the Board’s intention to return

a minimum of 5.0% of net assets as an annual ordinary
dividend, with a further 2.5% of net assets returned
annually either by way of ordinary cash dividend

or a share buyback as considered appropriate by

the Board.

In line with our established capital allocation
framework, we remain committed to returning excess
cash to shareholders as the cycle evolves. The method
of return of any excess cash (share buyback or special
dividend) will be considered at the appropriate time.
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Our business model continued
Critical resources and relationships

Materials

Why it’s important
We rely on third parties for most of our materials.

Ensuring a timely supply of material is key to operating
efficiently and our ability to build high-quality homes.

Key areas

Our key materials include brick, cement and concrete,
timber and roof tiles. We extensively use external and
internal doors, windows and insulation, and increasingly
use solar panels on our homes.

We use a small amount of steel, mostly related to fixings.
Other common materials include gypsum (plasterboard),
flooring, kitchens, sanitary ware and white goods.

How we manage this

We have national supplier partners. Our national
agreements provide valued visibility to our suppliers
and enable us to benefit from bulk discounts.

We seek to minimise supply chain disruption by operating
at least a dual supplier strategy for key components.

Land and environment

Why it’s important

Land is our key resource underpinning our ability to fulfil
our purpose of building great homes and creating thriving
communities. Achieving a reliable supply of land with
planning is key to ensuring continuity of production in our
sites and delivering our strategy and targets. We need to
protect our environment to fulfil our purpose, meet our
stakeholder obligations and protect our land investments.

Key areas

We develop short term land which describes land that
has some form of planning for residential development,
our ‘landbank’. We also have a strategic pipeline (where
we progress land that has no planning for residential
development through the planning system). To operate
sustainably we need to protect the environment, mitigate
environmental risk and meet our regulatory obligations.

How we manage this

We develop long term relationships with land vendors and
Local Planning Authorities. We have a strong landbank and
our experienced teams have an excellent track record of
developing our strategic pipeline. A landbank that is too long
reduces business efficiency and impacts returns. Our current
landbank years of 7.2 (the number of years of land supply in
our short term landbank based on current completion levels)
are longer than we would like. Our target is to reduce
landbank years to between 4.5 and 5 in the medium term.
Our environmental targets ensure we are aligned
throughout the business in protecting the
environment in which we operate.
We are required to ensure at
least 10% natural habitat
gain on new sites or
make an equivalent
contribution.

Workforce

Why it’s important

Our people are what makes us Taylor Wimpey.
They are instrumental in embedding our culture,
driving our performance and fulfilling our purpose.

Key areas

The housebuilding process involves numerous skilled
technical and support personnel. Experience and
competence are key in delivering results in a complex
backdrop with specific regulatory requirements.

Taylor Wimpey UK has around 4.4k employees in the
Group. We have highly experienced and dedicated
teams throughout our 22 regional businesses and in
our Head Office, with expertise in land and planning,
legal, commercial, production, technical, design,

and sales and marketing.

How we manage this

We have a strong and supportive Group culture, and
regularly survey our employees to ensure we remain
an employer of choice. The Board has an Employee
Champion, and we have local and national employee
forums to ensure we are delivering for our workforce.
We have a key priority of retaining and developing our
talent, with a focus on training and development as
well as competitive compensation schemes.

Regulatory and
legal environment

Why it’s important

Given the fundamental nature of housing to UK society
as a whole, there is a significant amount of regulatory
oversight into standards and practices in our industry
(read more on page 35).

Key areas

We recognise the need for strict regulation on health and
safety, both during the development process and in relation
to the homes we deliver. Updated regulation tackles areas
such as limiting climate change. We regularly cooperate
with the Government on consultations.

How we manage this

Health and safety is our number one non-negotiable priority
for all our employees, and our Site Managers are required
to ensure that this is also reflected by our subcontractors,
who are required to sign up to our Code of Conduct.

We focus on driving our build quality standards and
have the highest levels of build quality of the volume
housebuilders, with build quality monitored as a key
performance indicator (KPI).

We ensure build compliance, benchmark our performance
across the Group and have strong oversight from our
management and health and safety teams on every site.
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Our business model continued
Critical resources and relationships

Suppliers and
subcontractors

Why it’s important

Our suppliers and subcontractors play a major role in
our business. While not direct Taylor Wimpey employees,
they are key partners and it is important their values are
aligned with ours to ensure the business operates safely
and efficiently.

Key areas

We rely on subcontractors for a significant proportion of
our roles on site. They are key partners that enable us
to respond with agility to the demand environment.

We provide employment for thousands of skilled
tradespeople, working with, on average, ¢.9.6k operatives
in 2025 (2024: ¢.9.4k). We rely on suppliers to provide
high-quality materials in compliance with regulations in

a timely manner to meet our production requirements.

How we manage this

We manage each of our sites with our own team of
Site Managers, sales teams, health and safety personnel
and Production and Technical Managers.

We have a central procurement team that is responsible
for managing our central supplier relationships and
compliance. In addition, each of our businesses has
trusted relationships with local subcontractor partners.

We choose suppliers carefully, selecting partners that share
our values. Key strategic partners have quarterly reviews.
All of our subcontractors are required to sign up to our
Code of Conduct.

Government

Why it’s important

The Government sets the agenda in terms of planning
policy for the UK. It introduces new laws that govern
practices and build standards, as well as taxes that
directly and indirectly impact our operations.

Key areas

Key areas in recent years include the reformed National
Planning and Policy Framework that has reset the
planning backdrop, the Future Homes Standard,

the Building Safety Levy, Landfill tax and Nutrient
Neutrality (read more on page 35).

How we manage this

We work proactively, imputing on Government
consultations on a number of issues connected to
UK housing. We engage on proposed new regulation,
suggesting improvements to help shape the agenda
and highlight any potential unintended consequences
of regulatory change.

Local Authorities and
Housing Associations

Why it’s important

Housing decisions are first made at a Local Authority

level. Developing good working relationships with Local
Authorities and understanding local needs are fundamental
to our business.

Key areas

Within the guidelines set out by the Government in terms
of housing requirements, the Local Authority is responsible
for assessing and managing a Local Plan and maintaining
a five-year land supply for housing development in
accordance with its housing requirement. This helps
develop trust and the foundations of the development

of thriving communities.

How we manage this

Engagement with local government and Housing
Associations forms a key part of our planning process,
enabling us to reflect local priorities in the design and
delivery of our developments.

Our strategic land team work hard to understand local
requirements and work with Local Authorities to submit
high-quality applications for land that will help fulfil local
development requirements and ensure our future outlets.

Customers and
communities

Why it’s important

Customers are the lifeblood of our business. It is vital we

develop high-quality homes that meet their requirements in
areas they want to live. Getting this right fulfils our purpose
of building great homes and creating thriving communities.

Key areas

We compete against the second-hand market, which
takes the largest share of annual housing transactions
(read more on page 32). Customers are increasingly
discerning and are looking for quality product, that is well
located for employment, is energy-efficient and offers

a high quality of living for their families.

How we manage this

We start with the right locations, with excellent
accessibility, close to population centres that need
more housing, transport hubs, local employment and
retail and leisure facilities.

We drive build standards to provide high-quality homes to
our customers to fulfil the first part of our purpose. We seek
to develop excellent placemaking to ensure communities
can thrive to fulfil the second part of our purpose.

High levels of customer service are key to ensuring our
customers’ experience is positive and our reputation and
sustainability are protected. Quality and customer service
are prioritised and are recognised as KPls measured across
the Group.
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Our business model continued
Critical resources and relationships

Identifying stakeholder
priorities

e Customers — quality product and good service
along their journey

¢ Investors — share price growth, reliable and
transparent returns — it is in their interest that the
business is optimised at all stages of the cycle

¢ Employees — a great place to work, the right
remuneration and opportunities for advancement

¢ Supply chain partners — maximise their earning
potential and to grow alongside us in the longer term

¢ Local Authorities — attractive environment for
constituents, affordable homes, minimal disruption,
local employment and tax revenue

e Government — more housing that is affordable
for the UK and a planning system that supports
economic growth

e Local communities — local employment opportunities
and facilities with minimal disruption to their lives from
our build

ke

Definitions and reconciliations of our APMs to the equivalent statutory measures are included in Note 32 of the financial statements. Please see page 81 for definitions.

Managing trade-offs
between stakeholders

Increasingly, stakeholders want to work with values-based
businesses. This is something that is important to our
customers, employees, investors, local communities,
government and Local Authorities. Our supply chain
appreciates the lengths we go to protect their health and
safety on our sites. However, while there are many areas
of shared stakeholder interest, there are undoubtedly
some trade-offs we need to evaluate.

For example, customers cannot be expected to pay more
for a house to accommodate above-market employee
pay rises, while investors will have a preference about the
size of our cost base. On the other hand, maintaining a
good working environment and staff retention are key.
Balance between these competing demands is critical.

Annual shareholder returns are important, but so is the
long term growth of the business. Therefore, there are
times when the Board will opt to invest in growth rather
than return capital to investors, over and above the level
set in our Distribution Policy.

Safety for employees is non-negotiable and would never
be a trade-off. Relationships with communities are
important, but not all developments are welcomed by
surrounding communities. We mitigate this through

the outreach work we do, but developments can be
disruptive by nature and may still prove unpopular,
particularly during the build stage.

©® Read more about our stakeholders
on pages 84 to 86

How we are evolving

Evolution in the way we work

Research and development (R&D)

As well as identifying new products, our R&D efforts

have introduced a range of new solutions for

our build processes that improve efficiency and benefit
health and safety. Innovation is also integral to our

Future Homes Standard strategy, developing solutions to
enhance cost-efficiency, sustainability and customer value
(read more in our Sustainability Summary on our website).

Research and product trials help us to keep improving the
homes and places we build for customers, to align with
changing regulation and to benefit from technological
development. Our Director of Research and Technical
Innovation oversees our research strategy and chairs our
Innovation Group for New Ideas, Transformation and
Excellence (IGNITE), and Road to Net Zero Carbon
working group (read more on page 43).

Modern methods of construction

Incorporating more modern methods of construction
(MMC) into our process also constitutes an evolution

of our model. Up to now, modular build has proven
problematic in the UK, given the limitations of road
infrastructure and redundant cost in structural materials

to enable transportation of modules. We have, however,
been pursuing componentisation, where key components
are built off site and then assembled on site and

most of our homes now include some form of

MMC componentisation.

For our ‘room in the roof” house types, roof structures are
largely constructed off site and craned into place ready for
tiling. Staircases and ceiling and roof cassettes can also
be added in the same way. Another example of an off site
modular solution is SmartPUC, an award winning off site
manufactured utility cupboard designed for loft spaces,
one of a number of our recent innovations. Here we
collaborated with Smartroof on product development.

Vertical integration

Increasingly, we use timber frame to benefit from greater
flexibility and reduce our carbon emissions, and we
established our own timber frame facility in mid-2023.

Delivering new sites

Changes in land availability and planning rules have
affected the way we operate. Attractive locations

can often present significant challenges in terms of
accessibility for building, including more challenging
topographies, such as steep or uneven surfaces or
challenging ground conditions. Our highly experienced
teams are skilled in developing solutions ahead of
upcoming regulatory changes and in addressing
ongoing site challenges.

In our October 2025 Investor and Analyst update, we
outlined our focus on delivering growth from our excellent
landbank without the need for net land investment, cycling
capital into more smaller sites and freeing up working
capital from larger sites to accelerate outlet-led growth.






