


Purpose

Residential Secure Income plc(ReSl or the Company)
(LSE: RESI)is areal estate investment trust (REIT)
focused on delivering secure, inflation-linked

returns in two sub-sectors in UK residential housing;
independent retirement rentals and shared ownership,
which are underpinned by an ageing demographic and
untapped, strong demand for affordable homes.

Our purpose is to deliver affordable, high-quality,
safe homes with great customer service and
long-term stability of tenure for residents. We
achieve this through meeting demand from housing
developers(housing associations, local authorities
and private developers)for long-term investment
partners to accelerate the development of socially
and economically beneficial affordable housing.

ReSl's subsidiary, ReSI Housing Limited (ReSI Housing),
isregistered as a for-profit Registered Provider of social
housing, and so provides a unigue proposition to its
housing developer partners, being along-term private
sector landlord within the social housing requlatory
environment. As a Registered Provider, ReSI Housing
can acquire affordable housing subject to s106 planning
restrictions and housing funded by government grant.
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Investment case

Why ReSI?
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ReSl delivers 97% inflation-linked income, generated from affordable and secure rents
and supported by strong market drivers in shared ownership housing and independent

retirement living.

Secure long-term inflation-linked income

Supported by:

il

Strong market drivers

Ageing population, declining
home affordability, supportive
government policy

Diverse

3,295 households
diversified across ages
and stages of life

Dividends paid quarterly
ReSI’s business model is:

Creating:

\

||

Measurable impact

Providing affordable high-quality,
energy efficient homes for life, and
addressing elderly loneliness

ReSI'sincomeiis:

Asset-backed

Underpinned by c.£423mn
home value with 22% uplift from
reversionary surplus

Subsidised shared ownership rents
secured by homebuyers’ stake

Executed by:

An expert manager

c.60-person housing team
with over 20-year track
record in UK housing

[

[ 1]

[~

0
[

[\

RN

Affordable
Low retirement rents (in line with

Local Housing Allowance) paid from
pensions and welfare

c.£15mn government grant
supports subsidised rents for
shared ownership

Annual Report & Accounts 2023 3



01Strategic Report

Portfolio

We invest in UK affordable homes to
deliver secure, inflation-linked income

%

0 3,295

Homes o5

30 September 2022: 3,284

-
£345mn

Value of investment property

30 September2022: £375mn @ @
Seenote150npage 119

74 @

S 935 @

Unique UK property locations 53 @

30 September 2022: 926

a@

Portfolio split
by valuation

@® :202mn Independent Retirement Rentals
@® £123mn Shared Ownership
@® £20mnLocal Authority

. . . o
Portfolio highlights 5.2%
Annualised net rental yield*
£18.0mn
. i 30 September2022: 4.4%
Annualised net rental income Seenote 10 Supplementary Financial Information on page 144

Yearto 30 September 2022: £16.5mn
Seenote 10 Supplementary Financial Information on page 144 2 628
I

Counterparties

* Alternative performance measure 30 September2022:2,608

4 Annual Report & Accounts 2023



Our portfolio focus
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Residential Secure Income plc (ReSl) has diversified, secure, inflation-
linked income streams from residential sub-sectors with strong supply
and demand imbalances and supportive property fundamentals.

Driver

Summary

Rent growth

Secure income

ReSl origination
advantages

Average vacant
possession value

Netyield
Average debt coupon

Leveredyield

Average customer
stay/length of lease'

Like-for-like rental
reviews?

September 2023
occupancy
Rent collection

1. Assuming no staircasing

Independent Retirement Rental Housing
(£202mn GAV/2,240 homes/58% of portfolio)

Booming and increasingly lonely older
population

Let to elderly residents with affordable rents
and assured tenancies

Provides fit-for-purpose homes for retired
people, allowing them to maintain their
independence without care provision

Increase with RPl each year, generally capped
at6%

Secure rental income paid from pensions
and welfare

Scale: UK’s largest private independent
retirement rentals business

Specialistin-house 40-person team with over
20-year track record

¢.£110,000 per home

5.5%°
3.5%

71%57
6 years

6.0%

96%

Shared Ownership Housing
(£123mn GAV/766 homes/36% of portfolio)
Huge untapped demand for affordable

homeownership

Homebuyers acquire, from ReSl, a sharein a
residential property and rent the remainder

Helps house buyers acquire homes they would
otherwise be unable to buy

Capital grant funding from government drives
a c.30% living-cost discount compared to
market level rents

Increase contractually by RPI+ 0.5% each year

Subsidised, below-market rents
Homebuyer equity stake

ReSI Housing: a for-profit Registered Provider
of Social Housing

Investment Partner of Homes England and the
Greater London Authority for delivery of new
affordable housing

c.£325,000 per home®

3.4%5
1.1% with principal increasing with RPI +0.5%
(witha 0.5% floor and 5.5% cap)*

8.1%57
249 years

6.8%

100%*®

99%

100%

2. Represents therent growth for homes that were occupied and eligible for arent review during the year ended 30 September

3.Includes Thome reserved as at 4 December 2023

4.1.1% coupon with principal increasing with RPI +0.5% (with a 0.5% floor and 5.5% cap)
5.Based onannualised Net Operating Income over fair value at September 2023 as measured by aindependent third party valuer
6. Shared ownership vacant possession value includes both the value of ReSI's 63% average equity position, and the 37% owned by the residents

7. Debt/Equity splitis as per IFRS balance sheet, with properties held at fair value at September 2023 as measured by aindependent third party
valuer, and debt at amortised cost
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Chairman’s Statement

Rob Whiteman CBE

Chairman

We have seen record occupancy and rent
collection levels this year. Demand for
affordable accommodation has been strong,
particularly given pay increases generally
lagging inflation. ReSl has continued to
support residents, balancing rent increases
and returns in a way which is sustainable for
them, and for our shareholders.

The immediate impact on earnings has been held back

by rising energy, overhead and floating rate debt costs.

As with other high-quality long-term income assets, our
valuations have been impacted by the rise in risk free rates
over the year which has moved out the yields.

We are pleased to announce our local authority portfolio is
now under offer. Completion will enable full repayment of

our existing floating rate debt. This will leave ReS| with two
portfolios focused on strong market segments - independent
retirement living and shared ownership - supported by very
long-term debt with an average maturity of 21years.

We announced in the interim results that in light of

the higherinterest rate environment, cost inflation in
retirement and fund opex increases we would look to reset
the dividend. Subsequent progress on sale of the local
portfolio leading to the expected repayment of floating
rate debt gives us the confidence to reset the dividend to a
fully covered and progressive 4.12p a share.

6 Annual Report & Accounts 2023
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The market opportunity across both
retirement and shared ownership

is both enormous and growing, and
ReSl| has two strong market platforms
that are primed for growth.

We are very conscious of listed sector discounts widening
significantly, and ReSlis not immune to factors also
affecting our peers. We will continue to review options to
reverse this situation.

To further align themselves with shareholders, and show
their confidence in unwinding the discount, Gresham
House have agreed to reduce their management fee to be
based on the average of share price and NAV.

FY2023 review

ReSl's portfolio has been constructed to deliver high-quality
affordable accommodation for vastly under supplied
markets and by doing so to deliver defensive long-term
income for investors and meaningful social impact. Our
customer demand continues to be incredibly strong,
whether providing fit-for-purpose homes for independent
living in retirement or affordable homeownership for young
families and key workers through shared ownership.

ReSlis now the custodian of homes for 3,295 households,
and we will continue to balance returns with affordability for
our residents. We have aimed to support residents through
adifficult period where pay increases have generally

lagged spiking inflation, which hasin turn supported record
occupancy and rent collection levels. We continue to cap
our rentincreases for our retirement residents at 6.0% and
voluntarily capped our inflation-linked rent increases in
shared ownership to 7.0%, as opposed to the contractual
RPI+0.5%. Furthermore, ReSl continues to invest to improve
our homes’energy efficiency helping to keep residents’
energy bills affordable.

This balance has seen ReSl deliver strong like-for-like rent
growth of 6.1% whilst increasing retirement occupancy to
arecord 96%, as at September 2023, and fully occupying
our shared ownership portfolio. Rent collection continues
to exceed 99%, underpinned by direct leases with a highly
diversified resident base comprising 2,628 counterparties,
affordable rents, and shared ownership equity stakes
averaging c.36%.



Despite this strong top-line growth, ReSlis not immune to
the continuing wider economic challenges. Specifically,
higher energy bills to heat and light communal areas

have contributed to a 13% operating cost increase in our
retirement housing portfolio, limiting retirement netincome
growth to 1% year on year. Together with increased interest
expenses on the 11% of our debt which is floating rate, and
increased overheads, Adjusted Earnings have reduced by 3%.

As aresult, dividend cover declined to 91% after re-achieving
full coverage in 04 2022, whichjustifies the Board's decision
to keep the dividend per share flat for FY 2023 in order to
absorb extraordinary costincreases.

As with all high-quality long-term income assets, our
investment valuations have been impacted by rising gilt
yields with our portfolio valuation yield rising to 5.2% from
4.4% in September 2022. Our strong rental growth has
partially mitigated this impact leading to a 10% like-for-
like valuation decline of £40mn to £345mn, taking EPRA
NTA to 81.8p per share down from 106.1p at 30 September
2022. The USS debt is held at mark to market value in
IFRS NAV'and so the 1.2% increase in gilt yields over the
year reduced its net present value giving an IFRS gain of
6.6p vs EPRA NTA.

Market opportunity

The market opportunity across both retirement and shared
ownershipis both enormous and growing, and ReSl has
two strong market platforms that are primed for growth.

1.Under EPRANTA thisdebtis held at amortised cost
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Despite recent operational challenges and macroeconomic
headwinds, the fundamentals underpinning ReSl's
business model, and our longer-term outlook, have never
been stronger. The UK has consistently fallen short of the
government's aspiration for 300,000 new homes per year?
with an estimated need for £34bn? of annual investment
over the next decade to begin addressing the shortfall.

ReSlis the UK's largest provider of private independent
retirement rental homes. The UK population is rapidly
ageing, with the demographic over 65 expected to increase
by almost 50% by 2060%. Social isolation can have a material
impact on the health of the elderly, driving demand for
independent retirement accommodation where customers
can enjoy the benefits of living and socialising with other
like-minded individuals. Our customer survey illustrates
how we can and are helping with this, indicating that 81%

of our residents have been equally or more socially active
since moving in, and 60% saying their mental health has
improved. We believe that our offering is the best way to
allow people on lower to average means to focus on enjoying
an active and social retirement, without the hassles of
maintaining a home. There will be huge growth in this sector
of the market, and with that a great opportunity for ReSl to
take advantage of its market leadership position.

2.House of Commons Library, “Tackling the under-supply of housing”
from February 2022 - https://researchbriefings.files.parliament.uk/
documents/CBP-7671/CBP-7671.pdf

3. Department for Levelling Up, Housing and Communities(2021)and
House of Commons Library(2022), British Property Federation, and
Legal & General, 2022

4. Cushman & Wakefield - Housing_For_An_Ageing_Population_Report_
In_Association_With_The_BPF 2023
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For shared ownership, most of the population livesin
areas where home purchase is unaffordable for average
earners. Continued inflation, rising mortgage rates and the
consistent demand for a permanent home have increased
demand for shared ownership as the most affordable
homeownership option(particularly in light of the end of
the Help-to-Buy programme in March 2023).

Housing associations, which have historically been the
primary investors in affordable housing, are now dealing
with rent caps on their social and affordable rental
portfolios in addition to allocating c.£10bn for fire safety
and c.£25bn to upgrade the energy efficiency of their
social rented stock by 2030. These financial pressures
impact housing associations’ability to continue to fund
their 43,000 homes per year development programmes,
with many now looking to bring in partners to acquire some
of their existing 200,000 shared ownership homes. This
is continuing to drive demand and opportunity for further
long-term investment into the sector - both to fund new
homes and acquire existing shared ownership portfolios
providing capital to housing associations to invest back
into their social rented stock.

Financial and dividend outlook

As the UK's largest provider of private independent
retirement rental homes and the owner of a for-profit
Registered Provider, and with an experienced and capable
fund management team, the Board believes that ReSlI

is well positioned to deliver long-term, inflation-linked
returns to investors.

It has been a stated objective of the ReSI Board to grow
the Company, however, the public capital markets have
changed substantially over the past year, and while

the Company’s share price performance is not out

of line with its listed peers, we recognise that ReSl's
shares are currently trading at a significant discount to
Net Asset Value.

This is particularly disappointing given the scale of
investment opportunities now available, and the work

by the Fund Manager to date to create the investment
markets in retirement rental and shared ownership, and
the ability for these to enhance returns to shareholders
over the medium term. Given current cash levels, the Board
does not consider it in shareholders’best interests to
increase leverage to support a programme of further share
buy-backs - as has previously been undertaken - however,
we will continue to review this and other options to reverse
the discount that our shares trade to Net Asset Value.

To furtheralign itself with shareholders and show its
confidence in unwinding the share price discount to Net
Asset Value, the Fund Manager has agreed to reduce its
management fee to be based on the average of share price
and Net Asset Value.

As communicated at the half year, the Fund Manager is
continuing to advance the sale of non-core assets and
our local authority housing portfolio is currently under
offerandinlegals with an expectation that a sale will
complete in early 2024. This will enable full repayment of
the Company'’s floating rate debt and leave ReSl with only
its long-term debt which has a weighted average maturity
of 21years, with our largest loan of £94mn fixed at 3.5%
until 2043. While these prospective assets sales reduce
ReSl's adjusted earnings, they will increase sustainability
of income and strengthen the balance sheet, given the
removal of exposure to interest rate movements.



We announced in the interim results that in light of

the higherinterest rate environment, cost inflationin
retirement and fund opex increases we would look to
reset the dividend. We have subsequently progressed

on sale of the local portfolio leading to the expected
repayment of floating rate debt. This allows the Board
torebase the dividend to 4.12p per share, representing a
cut of 20%, and to have confidence that we will be able to
progressively grow this dividend on a fully covered basis,
whilst continuing to invest in maximising the growth of the
portfolio value. As anillustration, if we removed the local
authority portfolio and the floating rate debt from our 2023
income, this 4.12p dividend would have been 103% covered
during the year.

ReSlremains well placed to meet continued enormous
demand for affordable housing, enabling sustainable and
growing, risk-adjusted returns over the long term.

We will continue to look at how we can deliver the best
value for shareholders, with a constant focus on driving
portfolio performance. This will include ongoing review,
during 2024, of the options for further disposals should
they be supportive of maximising shareholder value.
Particular focus will also be given to driving retirement
portfolio operational improvements including rationalising
portfolio footprint, driving rents and reducing leakage.

Board composition

Reflecting on the current economic environment and the
impact this has had on the growth of the Company, since
the year end, we have taken the decision to reduce the
size of the Board, balancing its diversity for the benefit
of shareholders and to help promote the Company’s
future success.

01Strategic Report - Chairman’s Statement

John Carleton will retire as a Director of the Company
with effect from 22 February 2024 and accordingly will
not stand for re-election at the Company’s forthcoming
AGM in 2024. On behalf of the Board, we are grateful for
the valuable contribution John has made to the Company
during his term.

Annual General Meeting

The AGM will be held on 22 February 2024. We hope you
will join us, raise any questions or provide any feedback. As
valued stakeholders your input is welcomed. Shareholders
are encouraged to make use of the proxy form provided in
order toregister your votes in advance of the AGM through
ReSl's Company Secretary, Computershare.

As always, the Board is grateful for the support of
shareholders, including their 99% support at our
continuation vote in January 2023.

(b Ol

Rob Whiteman
Chairman
Residential Secure Income plc

4 December 2023



Adjusted Earnings™
(per share)

4.7p -6%

EPRA Adjusted Earnings Per Share Year ended 30 September 2022: 5.0p
See note 13 on page 118

Like-for-like rent growth*

6.1%

Year ended 30 September 2022: 4.5%

Dividend coverage*

91%

Year ended 30 September 2022: 97%
Seenote 13 on page 118

IFRS (Loss)/Earnings
(per share)

-12.5p

Year ended 30 September 2022: 7.4p
Seenote 13 on page 118

Recurring profit*
(before change in fair value and
property disposals)

£8.7mn -3%

Year ended 30 September 2022: £9.0mn
See note 13 on page 118

Dividend
(per share - paid)

5.16p

Year ended 30 September 2022: 5.16p




IFRS Net Asset Value Value of investment property

(per share)
£345mn
91 01 p _1 6 % 30 September 2022: £375mn

See note 15 on page 119
30 September 2022:108.8p
See note 28 on page 136

Loan-to-value ratio (LTV)

50%
3.4% (6.3mn shares) meptembfwm%

See Supplementary
Of the total number of shares held by the Fund Manager, current Information note 13 on page 149
and founder directors of the Fund Manager, and directors of ReSI
plc as at the date of this Annual Report
(30 September 2022: 3.4% or 6.4mn shares)

Fund Manager shareholding

EPRA Net Tangible Asset Value (NTA)*

. (per share)*
Weighted average

remaining life of debt

81.8p -23%
21years L

30 September 2022: 22 years

Total IFRS Return
(on Opening NAV)*

-11.5%

Year ended 30 September 2022: 7.1%
See Supplementary
Information note 12 on page 149

Total Return
(on Opening NTA)*

-18.1%

Year ended 30 September 2022: 3.3%
See Supplementary
Information note 11 on page 149
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Investment portfolio
Independent retirement rental housing

Geographical dispersion of retirement portfolio

g £202mn

Gross Asset Value

a 2,240

(o)
/° homes

I 58%
llll of portfolio

é £854

average monthly rent
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Independent living for retirees

Our portfolio provides an affordable rental
independent living solution for retirement
with lifetime tenancies.

In summary, the portfolio:

1 Islet to elderly residents with affordable rents and
lifetime tenancies

2 Provides fit-for-purpose homes for retirees,
allowing them to maintain theirindependence
without care provision

3 Freesup larger homes for families

4 Generates stable and secure rental income paid from
pensions and welfare

5 Rentsincrease with RPI(capped at 6%) each year and are
often set around Local Housing Allowance levels

6 Is managed by our in-house 40-person property

management and lettings team, operating under the
‘My Future Living’ brand

Anincreasingly lonely and growing older
population provides huge and growing
demand for independent retirement renting

There has been a steady upward trend in life expectancy in

the UK, and the average remaining life expectancy of a person
reaching retirement age exceeds 20 years'. As aresult, 20% of
the UK population is expected to be over 65 by 20262.

In particular, the core market of over 75s is projected to
nearly double from 2020 to 20503.

1. ONS, Pastand projected period and cohort life tables: 2020-based, UK,
1981t0 2070, January 2022

2. 0NS, 2020-based Interim National Population Projections, January 2022
3. ONS, 2020-based Interim National Population Projections, January 2022
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Number of UK residents over 65 years old
® 6bto74 @ 75to84 @ 85andover

25

20

15

% of population

0

2066

1966 2016 2041

Source: ONS

1991

Just 1% of over 60s in the UK live in purpose-built
retirement housing, compared to 13% in Australia and
17% in the USA.

Thereisaverylimited pipeline of retirement developments
in the UK, with only 3% of consented developments being
designed specifically for the elderly. Furthermore, this
construction activity is primarily focused on the top end

of the market and not competitive with ReSl's relatively
affordable price points.

Specialist retirement housing is accessible (e.g., with lifts)
and easy to manage, enabling people to live independently
in their own living space to a greater age, whilst still having
accessto some level of day-to-day and emergency support.

According to Age UK, over one million older people say they
always or often feel lonely“. Boomer & Beyond estimates
that nearly one third of UK residents aged 70 and older
identify as‘'modestly satisfied' to ‘'not at all satisfied' with
life®. Nearly half of older people in the UK(49% of over 65s)
say that television or pets are their main form of company,
with one research report claiming that loneliness can be
as harmful for our health as smoking 15 cigarettes a day.
Specialised retirement accommodation helps to fostera
sense of community by offering shared spaces such as a
residents’lounge and communal gardens.

4. https://www.ageuk.org.uk/latest-news/archive/1-million-older-
people-feel-lonely/#:~:text=Age%20UK%20is%20calling%20
for,loneliness%20is%20in%20the%20UK

5.Boomer & Beyond quantitative research study 2022
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Case study

Finding a safe haven and lifelong friendships in a coastal retirement community

Interview with June - East Haven, Clacton-on-Sea

June, awoman in her mid-50s, has
found her slice of paradise in East
Haven, aretirement development
nestled in the coastal town of
Clacton-on-Sea.

Through My Future Living, June

has been renting a delightful one-
bedroom apartment since February
2023, and she couldn't be happier.
Embracing the social aspects of
living in a retirement community and
relishing the feeling of safety and
security, June has truly found a place
she can call home.

Although June is originally from
Mauritius, her heart has long
belonged to the United Kingdom.
After spending most of her life in
East London and, more recently,
Basildon, she decided to return

to her homeland in 2017 after the
passing of her father. However,

her time in Mauritius made her
realise that her true sense of
belonging lay in the UK. Yearning
for the companionship and familiar
surroundings she had missed, June
made the decision to return.

June reflects, “After my Dad

died, | thought it was the perfect
opportunity to go back to my roots.
With my health challenges, | had to
leave work in 2008, and | thought
the sunny climate and laid-back
life-style in Mauritius would be
beneficial for me. However, life
taught me that the grassisn't always
greener on the other side, and it
didn't suit me as well as | had hoped.
So, upon returning to the UK, | faced
the task of finding a new place to
live, and that's when East Haven
came into my life. Although | had
never been to Clacton-on-Sea and
had never considered renting, | was
immediately captivated by the charm
of this development. In that moment,
| knew it was the ideal place for me.”

Living alone with health concerns,
June sought a supportive and
friendly community. The emergency
cords placed in her apartment
provided an additional layer of
reassurance, assuring her that

help would be readily available if

the need arose.

June explains, “While | wanted

to maintain my independence,
having previously owned my own
home, | also longed for the sense
of community that a retirement
development could provide. East
Haven has allowed me to strike this
perfect balance. The apartment
is simply wonderful, and the
people within the community are
genuinely friendly and welcoming.
The manager, in particular,
keeps a vigilant eye out for
everyone’'s well-being.”

June enjoys several other benefits
that come with rentingin a
retirement development such as

the fact she no longer has to worry
about maintenance and upkeep.
Also, the option of assured or lifetime
tenancies provides her with long-
term security and peace of mind that
she will never have to leave providing
she keeps to her tenancy agreement.
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Shared ownership housing

Geographical dispersion of shared ownership portfolio

£123mn

Gross Asset Value

o

¥

;A /66
il

%
i

/I 36%

&

of portfolio

£483

average mont
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Shared ownership Housing

Part-buy, part-rent model makes shared ownership the affordable

homeownership solution

Shared ownership provides an affordable route to homeownership for middle- and lower-income
households through a part buy, part rent model with subsidised rents and low deposit requirements.

In summary, the shared owner:

1 purchases an equity stake in their new home at open
market value. This is known as the “first tranche sale”and
isaminimum of 25% of the value of the property;

Shared owner
first tranche

Part-rent
ReSI Housing's stake

2 pays asubsidised rent c.30% below market rent on
the remaining part of the home, which increases
annually at RPI+0.5%;

3 has the option to incrementally purchase additional
shares in their home at the prevailing open market value
(known as “staircasing”);

4 typically finances their initial stake with a
90% mortgage; and

5 isresponsible for maintenance, repair and insurance,
creating strong alignment of interest.

Shared ownershipis required to be affordable to incoming
shared owners, which typically means no more than 40% of
post-taxincome of new shared owners can be spent on total
housing costs(i.e. mortgage, rent and any service charge).

There are 252,000 shared ownership homes across
England!, and around 20,000 new shared ownership homes
are delivered annually?, making it one of the faster growing
housing tenures.

1. ONS, Registered Provider social housing stock and rents in
England 2022 to 2023

2.0NS, Affordable Housing Supply, 2021-2022

16 Annual Report & Accounts 2023

Increased affordability provides huge
demand for shared ownership

Due to lower deposit requirements and discounted rental
payments, shared ownership addresses the affordability
barrier that forces people into a lifetime of private
market-rented accommodation with no certainty of
tenure, which makes it more difficult to feel like a member
of the community.

The graph below sets out the smallest amount of deposit
required and the minimum income requirement to
purchase a home worth £300,000 under shared ownership
and outright homeownership. Shared ownerships part-
buy part-rent model reduces both deposit and minimum
income requirements, providing an affordable route

to homeownership for a potential additional 7.9 million
people’across the country.

Shared ownership affordability
® Outright Purchase @ Shared Ownership

£80,000

£70,812

£70,000
£60,000
£50,000

£40,000
£30,000

£30,000

£20,000

£10,000 £7500

£0
Minimum Income

Minimum Deposit

3. Gresham House and Office for National Statistics. Assumptions:
Initial Property OMV £300k; first tranche sale percentage

25%; initial mortgage LTV 80%; mortgage term 30 years;
mortgage interest 5.5%; service charge £1,500 p.a, shared
ownership rent 2.75%; maximum housing costs as a percentage
of netincome 40%; assumes 1.5x earners per home



Shared ownership increases homeownership eligibility
13.2mn

14mn

12mn

10mn

7.9mn more

8mn

People

6mn
4mn
2mn

Omn

Qutright Purchase Shared Ownership

The chart below illustrates how homeownership rates
have declined across age cohorts despite the fact that
76% of non-homeowners in Great Britain want to own a
home*. We expect that declining homeownership rates and
outright purchase affordability worsening will continue to
drive demand for shared ownership in 2024.

Historical UK homeownership rates by age cohort
® 1961 @ 2020
90%

80%

69%

70%

60%

50%

40%

30%

20%

10% 1524 yearolds 25-34 yearolds 35-44 year olds

4. YouGov(May 2021)'Who does - and doesn't - want to own a home?’
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Demand for shared ownership in the
current economic climate

Rising interest rates have made the ambition of
homeownership more expensive for all first-time buyers,
however the impact is less severe for shared owners
compared to those who own outright.

Thisis because as shared owners only initially acquire a
portion of their home, the size of the mortgage required
to purchase their equity stake is typically much lower than
someone buying a property outright.

As aresult, prospective shared owners are much less
exposedtoanincrease ininterest rates compared to
typical first time buyers, with the cost increase for new
shared owners asaresult of ariseininterest rates one
quarter of the increase experienced by a first time buyer
buying outright.

Annual cost increase from a 3% interest rate rise

£5,677

£6,000
£5,000
£4,000
£3,000
£2,000

£1,000

£0 Typical first-time

buyers

Prospective shared
owners

Whilst the 7% rent increase experienced by shared
ownersin 2023 is significant, it is considerably lower
than the 40%increase®in monthly payments that will be
felt by outright owners as aresult of a 3.0% increase in
mortgage rates.

With outright sale affordability having worsened and

with the Help-to-Buy scheme coming to an end in March
2023, shared ownership has become the only affordable
route onto the housing ladder for an increasing number of
people, which has been reflected by the 40-50% increase
in shared ownership mortgage assessment volumes
compared to 20228.

There will be some residents who are no longer able to
afford shared ownership in the current economic climate,
however this has been outweighed by the new market of
higher income residents keeping demand for the tenure
strong, despite the worsening affordability outlook.

5. Assumptions: 2022 interest rate 2.5%; 2023 interestrate 5.5%
6. Metro Finance, October 2023
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Interview with Stephanie*,
a shared ownership resident:

After trying to buy a home by herself, Stephanie
realised that she would not have been able
to own her own home outright. Her options
were continuing to rent in the private

sector or move back in with her parents,
however, through the reduced affordability
requirements of shared ownership she was
able to buy her own home. Since moving in
two-years ago, Stephanie said that being
able to run her own home and the benefits of
not living with others had definitely improved
her quality of life. In addition, Stephanie

said that she was greatly appreciative of

the cap onrentincreases that ReSl applied,
particularly in the current rental market.

66

Shared ownership is more
cost effective than renting privately

Affordability

66

My energy bills are a lot cheaper
than my previous residence

Energy efficiency

66

| have enjoyed discovering how |
like to run my own home and the
benefits of not living with others

Independence



Local authority housing

Local authority housing portfolio
ataglance

Local authority housing provides homes within
Luton for households who are otherwise
homeless, generally because they are unable
to afford private rented accommodation.

o £20mn

T Gross Asset Value

289

homes

6%

of portfolio

=0
)"}
%
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ReSlworks as a partner with Luton Borough Council and
Mears who manage and maintain the portfolio, with the
council taking void risk.

Households in temporary accommodation

Thousands of households, England, quarterly to end
of September 2021

125

_—

NN
" N

50

25

0
1998 2001 2004 2007 2010 2013 2016 2019

Source: DLUHC, Statutory homelessness live tables,
Table TA1. 27 January 2022
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Investment team

Gresham House has extensive experience
and expertise in affordable housing:

21-person investment team - senior members with average c.17 years’ experience

With some individuals amassing over 40 years of experience, ReSl’'s team has deep expertise in multiple residential
sectors, including shared ownership housing and independent retirement living.

Key investment team

Ben Fry

Managing Director, Housing

Sandeep Patel

Finance Director, Housing

Chris Carter Keall

Head of Asset Management

Joe Thomas
Investment Director

Matt Painter

Director of Development
& Delivery

40-person property management team

In-house property management team allows ReSl
to benefit from scale, and helps ensure a positive
resident experience
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Mike Adams

Managing Director, Real Estate

Pete Redman
Executive Director, ReSI Housing

Burak Varisili
Investment Director

Claire Cooper
Director of Shared Ownership

Over 20-year track record in social
housing, raising >£11bn

The Fund Manager's direct parent company, TradeRisks
Limited, has been active within the social housing sector
for over 20 years as a funding arranger and advisor and,
over the last five years, as an investor through ReSI.



Manage £800mn of long-term
institutional capital invested into almost
6,000 homes over the last six years

Long-term capital sourced from a diversified pool of
investor types, including pension funds (primarily local
government and corporate)and wealth management
companies channelling individual SIPPS and ISAs.

Founder and manager of Registered
Providers of Social Housing

ReSl Housing Limited, ReSl's wholly-owned Registered
Provider of Social Housing, allows ReSl to invest in shared
ownership housing and receive capital grant funding
from the Greater London Authority and Homes England.
Demonstrating strong expertise in the shared ownership
sector, Gresham House, the Fund Manager’s parent, has
successfully set-up two Registered Providers of Social
Housing across its housing funds.

&4

Regulator of
Social Housing

Access to government grant

supports subsidised rents

ReSI Housing Limited

Provider of Social Housing)

01Strategic Report - Investment team

Homes England and Greater London
Authority Investment Partner

Reflecting Gresham House's strong relationships with

investment vehicles have been awarded £39mn in
combined grant funding from both institutions. Gresha
House has worked with the government to improve the

funding programme, with our aim to continue lifting
standards across the shared ownership sector.

Residential
Secure Income plc

ReSl plc

Board

100% equity

(for-profit Registered Sl

Board

Ba Pa

ReSl| Housing Independent Board

David Orr

Independent Non-Executive Chairman

Mark Rogers

Non-Executive Chairman

Delivery of Shared
ownership homes

Gillian Rowley
Independent Non-Executive Director

Annual Report & Accounts 2023
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shared ownership model in the 2021-2026 capital grant
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KPIl measures

Income returns

ReSI's key performance indicators (KPIs) are aligned to our business strategy. These measures are used by the Board and
senior management to actively monitor business performance.

Adjusted EPRA

earnings*
(£mn)

2023 2022

8.7 9.0

KPI definition

Adjusted EPRA
earnings, excluding
valuation movements
oninvestment assets
and debt, and other
adjustments, that
are one-off in nature,
which do not form
part of the ongoing
revenue or costs of
the business.

Comment

2023 earnings
impacted by a
combination of
higher finance

costs on floating
rate debt, higher
operating costs in the
retirement portfolio
because of increased
energy costsin
communal areas

and higher fund level
expenses.

Adjusted EPRA
Earnings covered
91% of dividends in
the year.

Notes

Seenote 13to the
Financial Statements

Net rental
income
(Emn)

2023 2022

171 16.0

Netrentalincome
after deducting
property operating
expensesincluding
ground rent paid.

Increase of 6.4%
delivered during the
period as a result

of organic growth
from the portfolio
due torentincreases
and acquisitionsiin
FY 2022.

Strong like-for-like
rental growth, of 6.1%,
was curtailed by a12%
increase in services
charges, across the
retirement portfalio,
reducing netincome
growth in retirement
to1%. The increase
in service charges
was driven by a 45%
increase in energy
costsin communal
areas.

Seenote 6tothe
Financial Statements

*Alternative performance measures
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Like-for-like
rental reviews
(%)

2023 2022

6.1 4.5

Like-for-like average
growth onrent
reviews across the
portfolio.

6.1% like-for-like

rental reviews growth
achieved for properties
that were eligible
forrentincreases
during the year ended
September 2023.

This growth reflects
the 6.0% rent increase
caps on retirement
leases, as well as the
7.0% cap implemented
for shared ownership
rent increases during
the year.

See Glossary on
page 151 for definition
and calculation basis.

EPRA cost

ratio
(%)*

2023 2022

39% 36%

Administrative and
operating costs
(including costs

of direct vacancy)
divided by gross
rentalincome.

2023 cost ratio
impacted by higher
operating costs in the
retirement portfolio
because of increased
energy costsin
communal areas.

See note 7
Supplementary
Financial Information

(Loss)/Profit
before tax
(Emn)

2023
(23.2)

2022
13.3

(Loss)/Profit before
taxis a statutory
IFRS measure as
presentedin the
Group's Consolidated
Statement of
Comprehensive
Income.

Decreased profit
before tax driven by
£39.8mn property
valuation loss reflecting
market repricing due to
higherinterest rates.
Therepricing of real
estate assets has been
rapid and significantly
faster thanin previous
property cycles. We
expect the attractive
characteristics of
residential property
assets, in conjunction
with the supply/demand
imbalance and lack of
affordable housing, to
continue to appealtoa
wide range of property
investors resulting in
relatively resilient yields
compared to other
property sectors.

See Consolidated
Statement of
Comprehensive
Income on page 101



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

EPRANTA

per share*
(pence)

2023 2022

81.8 106.1

KPI definition

EPRANTA(Net
Tangible Assets)is
the market value of
property assets, after
deducting deferred
tax on trading

assets, and excluding
intangible assets and
derivatives.

Comment

23% reductionin
the year ended

30 September 2023
driven by fair value
through profit and
loss movements.

Recurring Earnings of
4.7p covered 91% of
dividends in the year.

Notes

Seenote?
Supplementary
Financial Information
forreconciliation

from IFRS to EPRA
performance measures

IFRS NAV
per share
(pence)

2023 2022

91 108.8

IFRS NAV (Net Asset
Value) per share at the
balance sheet date.

Returns of minus
12.8p per share in the
year reflecting 21p
property valuation
decline, partially
offset by 4.2p gain in
debt valuation.

See Consolidated
Statement of
Financial Position on
page 102

*Alternative performance measures

Total Return
on NTA
(%)*

2023 2022

(18.1) 3.3

Return on NTA is total
return for the year,
prior to payment of
dividends (excluding
movementsin
valuation of debt

and derivatives),
expressedasa
percentage of
opening NTA.

Returns of minus
18.0% in the year
reflecting 4.7p of
earnings offset by
21p property valuation
loss.

Property valuation
loss was driven by a
80bps outward yield
shift, leading to a 28p
decline, which was
partially offset by
inflation-linked rent
growth which was
additive to valuations
by 7p.

See note 11
Supplementary
Financial Information
for calculation.

Loan to
Value (LTV)
(%)

2023 2022

50 47

Ratio of net debt to
the total assets less
finance lease and cash
onaconsolidated
Group basis.

Increasein LTV
reflecting outward
valuation yield shift

as aresult of market
repricing due to higher
interest rates and
macro-economic
environment.

Seenote 13
Supplementary
Financial Information
for calculation.

Weighted average

remaining life of debt
(years)

2023 2022

21 22

Average remaining
term to loan maturity.

21years remaining
life of debt reflecting
the long-term nature
of ReSlI’s fixed and
inflation-linked

debt secured on the
retirement and shared
ownership portfolios.

See note 19 for
information on the
Group's Borrowings
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The European Public Real Estate Association (EPRA)is the body that represents Europe’s listed property companies.
The association sets out guidelines and recommendations to facilitate consistency in listed real estate reporting, in turn
allowing stakeholders to compare companies on a like-for-like basis. As a member of EPRA, the Company is supportive
of EPRA's initiatives and discloses measures in relation to the EPRA Best Practices Recommendations (EPRA BPR)
guidelines. Additional detail is provided in supplementary information on page 144.

1. EPRA Earnings per share
Definition

EPRA Earnings per share excludes
gains from fair value adjustment on
investment property that are included
under IFRS.

2. EPRA Net Asset Value (NAV)

Purpose

A key measure of acompany’s
underlying operating results and
anindication of the extent to which
current dividend payments are
supported by earnings.

metrics

Result

= 4.1 pershare for the period
30 September 2023.
(30 September 2022: 4.4p)

= Adjusted EPRA Earnings per
share excluding one off costs
and including first tranches
sales for the period were 4.7p
(30 September 2022: 5.0p)

Definition

EPRA Net Reinstatement Value (NRV):
Assumes that entities never sell
assetsand aims to represent the
value required to rebuild the entity.

EPRA Net Tangible Assets (NTA):
Assumes that entities buy and sell
assets, thereby crystallising certain
levels of unavoidable deferred tax.

EPRA Net Disposal Value (NDV):
Represents the shareholders’value
under a disposal scenario, where
deferred tax, financial instruments
and certain other adjustments are
calculated to the full extent of their
liability, net of any resulting tax.

Purpose

The EPRA NAV set of metrics make
adjustments to the NAV per the IFRS
financial statements to provide
stakeholders with the most relevant
information on the fair value of the
assets and liabilities of areal estate
investment company, under different
scenarios.

Result

= EPRANTA £151.4mn or 81.8p
per share at 30 September 2023
(£196.5mn or 106.1p per share at
30 September 2022)

= EPRANRV £151.4mn or 81.8p
per share at 30 September 2023
(£196.5mn or 106.1p per share at
30 September 2022)

= EPRANDV £195.3mn or 105.5p
per share at 30 September 2023
(£225.5mn or 121.8p per share at
30 September 2022)

3. EPRA Net Initial Yield (N1Y)
Definition

Annualised rentalincome based on the
cash rents passing at the balance sheet
date, lessnon-recoverable property
operating expenses, divided by the
market value of the property, increased
with(estimated)purchasers’ costs.

Purpose

A comparable measure for portfolio
valuations. This measure should
make it easier for investors to judge
for themselves how the valuation of a
portfolio compares with others.

Result

= 5.2% at 30 September 2023
= (4.1% at 30 September 2022)

4. EPRA ‘Topped-Up’ NIY
Definition

This measure incorporates an
adjustment to the EPRANIY in
respect of the expiration of rent-free
periods (or other unexpired lease
incentives such as discounted rent
periods and step rents).
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Purpose

The topped-up netinitial yield is
usefulin that it allows investors to
see the yield based on the full rent
thatis contracted at the end of the
period.

Result

= 5.2% at 30 September 2023
= (4.1% at 30 September 2022)
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5. EPRA Vacancy Rate
Definition

Estimated Market Rental Value (ERV)
of vacant space divided by ERV of the
whole portfolio.

6. EPRA Cost Ratio

Purpose

A’pure’ percentage measure of
investment property space thatis
vacant, based on ERV.

Result

= 3.5% at 30 September 2023
= (5.0% at 30 September 2022)

Definition

Administrative and operating costs
(including and excluding costs of
direct vacancy)divided by gross
rental income.

7. EPRALTV

Purpose

A key measure to enable meaningful
measurement of the changesina
Company’s operating costs.

Result

= EPRA Cost Ratio(including
direct vacancy costs) 39% at
30 September 2023 (36% at
30 September 2022)

= EPRA Cost Ratio(excluding
direct vacancy costs)was 36%
at 30 September 2023 (34% at
30 September 2022)

Definition

Net debt divided by total
property value.

Purpose

Akey(shareholder-gearing) metric
to determine the percentage of debt
comparing to the appraised value of
the properties.

Result

= 51% at 30 September 2023
= (46% at 30 September 2022)
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Fund Manager’s report

Ben Fry

Managing Director, Housing

The year ended 30 September 2023 has

seen a continuation of the challenging
macroeconomic environment driven by
asharp and severe increase in inflation,
repeated interest rate increases and the
consequential impact on the cost of living.
We have sought to insulate both shareholders
and residents from this environment by
balancing inflation-linked rent increases with
support for those residents experiencing
difficulties affording rent or mortgage bills.

There have been two consequences of significantly

higher inflation and interest rates for ReSI. While we have
delivered strong like-for-like rent review growth, record
occupancy and collection levels, we have also experienced
higher energy bills on communal areas within our
retirement portfolio. Secondly, higher interest rates have
impacted both our debt costs, and the gilt yields which
form a key component of valuations.
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66

During FY23 ReSl has delivered strong
like-for-like rental growth of 6.1% whilst
achieving record occupancy and with
rent collection stable at almost 100%,
reflecting our focus on individual
resident contractual relationships.

We took the decision during 2023 to cap rent increases
below the level of inflation, in order to protect affordability
for our residents whose incomes are under pressures not
seenindecades. We believe this decisionis the right one
for all stakeholders and will support ReSlin its objective to
deliver sustainable returns for the long term. These caps
were set at 6% for our retirement residents, and 7% for
our shared owners and saw ReSl still deliver strong rent
growth of 6.1%.

This 6.1% rental growth, combined with the full impact

of previous shared ownership acquisitions, helped
ReSltoincrease netrentalincome by 6.4%, to £18.1mn,
despite managing 13% higher costs within our retirement
portfolio, driven by the increased energy costs of the
communal areas, which limited retirement netincome
growth to just 1%.

Adjusted EPRA earnings, before valuations, reduced by
3%, to £8.7mn, with the 6.4% net rental income growth
offset by increased interest expenses on our £21mn
floating rate debt (11% of total debt), as well as higher audit
and regulatory fees.

As with many other holders of high-quality, long-term
income assets, the increase in gilt yields has directly
impacted our portfolio valuations, with our portfolio
valuationyield rising to 5.2% from 4.4% in September
2022. Our strong rental growth has partially mitigated this
movement leading to a 10% like-for-like valuation decrease
for the year, and a total EPRA return of (18.0%), taking
EPRANTA to 81.8p per share. This valuation decline is
disappointing but should be taken in light of the more than
40% value loss in the 20-year gilt since the start of 2021'.

1. UKTREASURY 3.25% 20/01/2044. Price of 142 on 1/1/2022 and
810on13/11/2023



These valuation headwinds have increased the LTV of
the Company to 50% (from 47% in FY22)in line with the
Company’'s 50% medium-term target. The loan balance
includes £21mn of floating rate debt thatis no longer
as accretive to the Company's returns and is not in line
with our strategy to de-risk the balance sheet through
long-term amortising debt. This debt was originally put
in place to provide flexibility to the Company ahead of
anintended fundraise, which is no longer possible due
to market conditions which have seen the Company's
shares continuing to trade at a significant discount to
Net Asset Value.

As communicated at the half year, we are continuing to
advance sale of non-core assets and our local authority
housing portfoliois currently under offer and in legals

with an expectation its sale will complete in early 2024.
This will enable full repayment of floating rate debt and
leave ReSl with £183mn of long-term debt with a weighted
average maturity of 23 years, with our largest loan of
£94mn fixed at 3.5% until 2043. The low cost of this facility
represents £27mn of value for shareholders compared to
raising new debt today and puts ReSl in a better position to
deliver long-term earnings growth relative to other REITs,
which have significantly lower weighted average debt
maturity profiles.

We also announced at the half year that in light of the
higher interest rate environment, cost inflationin
retirement and fund opex increases we would work with
the board to reset the dividend. We have subsequently
progressed on sale of the local portfolio leading to the
expected repayment of floating rate debt. This allows
the Board to rebase the dividend to 4.12p per share,
representing a cut of 20%, and to have confidence that we
will be able to progressively grow this dividend on a fully
covered basis, whilst continuing to invest in maximising
the growth of the portfolio value. If we removed the
netimpact of the local authority portfolio from FY23
results, the new dividend of 4.12p per share would have
been 103% covered.

Rising inflation and the cost-of-living crisis continue to
impact the life of our residents, but they are relatively
protected compared to their peers. Our retirement
residents typically fund rent payments with income from
aninflation-linked pension, and benefit from tailored
accommodation that helps to address loneliness. The
shared ownership model helps partially insulate residents
from cost-of-living pressures: rents are rising less than
mortgage costs; mortgage rates remain well below our
portfolio stress-test levels, and our shared owners have
only 36% of the exposure to mortgage rate increases
compared to full-ownership mortgages. Across the whole
portfolio our continued efforts to improve our homes’
energy efficiency is helping to reduce our residents’ energy
bills and we have capped rentincreases in the period to
protect resident’s affordability.
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The quality of ReSI's operational business model, with
individual resident contractual relationships, very strong
rent collection of almost 100%, and record occupancy of
96% inretirement and 100% in shared ownership, reflects
our focus on the underserved markets of affordable
purpose-built retirement living and providing affordable
homeownership to young families and key workers.

This continues to give us confidence in our portfolio

of 3,295 homes and our ability to deliver sustainable
long-term returns.

Financial review

Total return

Rising gilt yields through 2023, led to an increase rate in
discount rates and yields across all high-quality long-term
income assets. This drove a10% reduction in ReSl's like-
for-like investment property values leading to an EPRA NTA
total return for the year of negative 19.1p per share (-18.0%).

This negative 19.1 pence per share EPRA NTA return, was
comprised of:

= 4.7p of Adjusted EPRA Earnings(see note 13) adjusted
earnings per share, with recurringincome of £8.7mn; less

= 21.0p impact of the 10% like-for-like decrease in
investment property values, as assessed by Savills,
to £345mn as at 30 September 2023. This decrease
was primarily driven by a c.80 bpsincrease in the
weighted average valuation yield since September 2022
to 5.2%, despite like-for-like income growth of 6.1%; and

= 2.5pimpact of USS debt indexation (£4.5mn), reflecting
the index-linked nature of the debt which follows the
increase in shared ownership rent reviews up to a
capof 5.5%; less

= 0.3p one-off costs(£0.6mn) primarily attributable to
aborted fundraising in Autumn 2022, following the
Company’s share price moving from a premium to
substantial discount to NAV rendering equity raising
dilutive to shareholders.

The movement in the EPRA NTA position during the year,
from 106.1p to 81.5p per share, is after total dividend
payments of 5.2p per share (£9.6mn).
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Movement in EPRA NTA pence per share for the year
® [ncrease @ Decrease @ Total

120
4.7
10 106.1 HE N
-5.2
100
90
_ 81.8
-21.0 0.3 ——
70
EPRANTA at Net Dividend Movement in One-off Debt EPRANTA at
30 September Income paid Fair Value of costs indexation 30 September
2022 Investment 2023
Properties

Atotal IFRS return of -12.5p per share (-11.5%) was delivered for the year. The difference to EPRA NTA returns reflects
anincrease in the fair value of debt (IFRS) of 6.6p (£12.3mn) versus the amortised cost value of debt (EPRA) caused by
the ¢.1.2% increase in gilt yields over the year, which reduce the mark to market value of the USS debt. The IFRS NAV

decreased by 17.7p after dividends paid.

Movement in IFRS NAV at 30 September 2023 (pence per share)
® Increase @ Decrease @ Total

120
4.7
-56.2
100
4.1 91
90 -0.3
-21.0
80
NAV at Net Dividend Valuation Debt One-off NAV at
30 September Income paid Change Valuation costs 30 September
2022 movement 2023
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Statement of Comprehensive Income
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Adjusted Earnings reduced by 3% to £8.7mn with 6% net rental income growth offset by increased interest expenses on
our £21mn floating rate debt (11% of total debt), as well as higher overheads which are explained further below.

2023 2022

(£'000) (£'000) Variance
Net rental income 18,097 17,016 6.4%
First tranche sales profits 417 510 (18.2%)
Net finance costs (6,500) (5,588) 16.3%
Management fees (1,885) (1,867) 1.0%
Overheads (1,456) (1,119) 30.1%
Adjusted Earnings/Adjusted EPRA Earnings 8,673 8,952 (3.1%)
Adjusted EPS 4.68p 4.97p (5.8%)
Dividend coverage 91% 97% (6.2%)
Property valuation movements (38,944) 3,200 (1,317.0%)
Debt valuation movements 7747 1,809 328.2%
Loss on property disposal (11) (24) (54.2%)
One-offs (619) (603) 2.7%
IFRS (Loss)/Earnings (23,154) 13,334 (273.6%)
IFRSEPS (12.5)p 7.4p (268.9%)

Annual Report & Accounts 2023 29



01Strategic Report - Fund Manager’s report

Net rental income

Net rental income before ground rents (NRI) grew by
6.4% year-over-year to £18.1mn, driven by the following
underlying factors:

= Retirement rent growth of 1% to £11.2mn with strong
like-for-like rent review growth of 6.0%, being largely
offset by 13% cost inflation

= Shared ownership rent growth of 23% from £4.1mn
to £5.0mn due to:

Net rental income (Emn)
® Increase @ Decrease @ Total

- £0.3mn from by 6.8% like for like rental increases;

- £0.4mn from full occupancy and annualised income of
our shared ownership portfolio; and

- £0.2mn from £13mn shared ownership acquisitions
completed in the financial year.

These factors were also underpinned by:

= Consistent rent collection of over 99%.

20
18 0.7 0.3 0.4 0.3 18.1
17.0 [ ] [ ] — —
-0.6
16
14
12
10
FY 2022 Retirement - Retirement - Shared Shared Shared FY 2023
rent growth costinflation ~ Ownership - Ownership - Ownership -
rent growth Leasing Acquisitions

1. Top-line retirement growth offset by
cost pressure

Income growth delivered:
£0.7m/1%/0.1 pence per share'

Retirement gross rental revenue grew 6.4% year-over-year
to £20.6mn, ahead of the 3.8% growth in the prior year. This
was mainly driven by 6% like-for-like rent growth, in line with
anannual cap applied to the RPI-linked rental increases,
combined with an average occupancy of 94% (FY22: 94%).

We believe our decision to cap rent increases is the right

one, to both protect our residents and support the long-term
stability of ourincome, and we have continued to combine this
support to residents in financial hardship with rental freezes
orreduced increases. These moves generated an annual
saving for residents of c.£1.1mn/c.£565 per resident.

Occupancy growth has continued to improve throughout the
year and reached arecord level of 96% at year end, reflecting
the great customer service of ReSl's in-house property
manager, My Future Living. Revenue growth was offset by
12.9% year-over-year operating expense growth to £9.4mn,
which was primarily driven by 45% increase to c.£1.bmnin
the energy costs for common areas as well as a 14% increase
in property management fees as we restructure the teamin
order todrive future netincome growth.

1.FY 2022 versus FY 2023

30 Annual Report & Accounts 2023

Looking forwards, we are working closely with My Future
Living across several asset management initiatives, in order
to boostincome and offset cost inflation. These include:

= restructuring the property management team to take
advantage of technology;

= re-tendering repairs and maintenance contracts to
increase value-for-money on unit refurbishments;

= improving retirement re-letting timing to continue
driving occupancy growth, which involves improving
start times on refurbishment works for unit turnovers;

= completing capital works and energy efficiency
improvement projects; and

= rationalising the footprint of the retirement portfolio via
selective disposals and recycling capital into core areas
todrive local economies of scale.

2. Strongand accelerating rent growth in
shared ownership

Income growth delivered:
£0.4mn/0.1 pence per share?

Shared ownership rents, within the portfolio, usually increase
annually on 1April generally with RPI+0.5% and grew by 6.8%
like-for-like to £3.9mn compared to the prior year.

2.FY 2022 versusFY 2023



Thisyear rents were due toincrease by 12.4% on 1 April,
however we have capped thisincrease at 7% (by way of
arebate), alevel which reflects wage growth and the
inflation rate excluding the impact of energy bills. This
cap will help to protect affordability for our residents
when theirincomes are under pressure. This decision
is within our control but we have chosen to match the
cap that the government has applied to general social
housing properties.

3. Full occupancy and annualised impact of our
shared ownership portfolio

Income growth delivered:
£0.3mn/0.2 pence per share®

Demand for ReSl’s shared ownership properties remains
robust, reflecting its position as the most affordable form
of homeownership. ReSl benefited from full-period income
from Orbit, HSPG and Brick-by-Brick units that leased
during FY 2022, and ReSl's portfolio is now fully occupied.

4. Shared ownership acquisitions

Income growth delivered:
£0.3mn/0.1 pence per share*

ReSl's earnings grew by c.£0.3mn from capital deployment
in the yearinto shared ownership investments and letting
activity (excluding the impact of first tranche sales).

ReSlacquired 59 new homes (£3mn net commitment)
from Brick By Brick that were delivered on phased basis
between September 2022 and March 2023 as they reached
construction completion. At the date of thisreport, 58
were occupied, with the finalhome reserved ahead of
resident move-in, taking the portfolio to full occupancy.
This leasing activity illustrates the depth of demand for
shared ownership, which continues to play an essential
role in helping mid-to-low earners onto the housing

ladder. We expect this demand to further increase in this
macroeconomic environment which is characterised by
high inflation and rising interest rates, particularly with the
Help-to-Buy programme having ended in March 2023.

These acquisitions were funded by the residual proceeds
from the £15mn equity raise in February 2022 and debt
drawn on the USS credit facility in March 2022 and
committed to during FY 2022.

3.FY 2022 versusFY 2023
4.FY 2022 versus FY 2023
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5. Consistent rent collection

ReSl's cash flow is supported by a highly diversified set of
income streams from residents who pay affordable rents.
Qur retirement residents typically pay their rent from
pensions and savings, and residents benefitted from a
10.1% increase in state pensions in April 2023, compared to
the 6% rental growth caps in place across our retirement
portfolio. On average, ReSl's shared ownership residents
own c.36% of their homes and generally pay below-market
rent. The remainder of ReSl's rental income comes from
local authority housing, which is leased to Luton Borough
Council. ReSl has no leases with asset-light, lease-funded,
housing associations or charities.

ReSl's rent collection rate exceeded 99% in FY 2023 and
the affordability of ReSl's rents, as well as the strength of
creditworthinessin ReSl's counterparties has helped keep
rental arrears at c.1% of rent roll in 2023. To address those
arrears, we are working with residents to find solutions
that benefit both parties, which caninclude buying back
part of shared owners”home equity to provide liquidity,
helping retirement residents utilise all government welfare
resources and subsidies available to them, or occasionally
helping residents find local authority accommodation if
they cannot afford to remain living in their home.

First tranche sales profits

Firsttranche sales profitsreduced by 18% to £0.4mn. This
reflects the gain on cost we recognise by selling a portion of
ashared ownership home to the occupiers and is thereafter
replaced by ongoing net rental income from the shared owner.
The reductionin this line reflects the ongoing maturity of
ReSl's business and increased quality of income streams.

Net finance costs

Net finance costsincreased by 16% to £6.5mn, caused

by a?20% increase ininterest on borrowings to £6.5mn,
with ground rent expenses remaining at £1.0mn. Interest
expenses have beendriven by the 400 basis points
increase in SONIA year on year on ReSl's £21mn of floating
rate debt, as well as the fully year impact of £20mn
additionallong-term debt drawn from USS in March 2022
to finance shared ownership acquisitions.

ReSlIcontinues to advance the sale of non-core assets
which will enable pay-down of floating rate debt, leaving
the Company with long-term fixed or inflation-linked debt
with a weighted average maturity of 21years.

The £184mn book value of ReSlI's debt has a weighted average
life of 21years, and the value of this debt is recognised with a
mark to market value of £157mn, representing £27mn of value
for shareholders compared to raising new debt today. This
puts ReSlin abetter position than other REITs, which have
significantly lower weighted average debt maturity profiles, to
deliver long-term earnings growth.
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Administrative and other expenses

Recurring overheads, excluding management fee and
one offs, have increased 30% in FY 2023 to £1.5mn. The
increase has been attributable to higher audit and interim
review fees payable to the Group's auditors together with
the costsin relation the governance of our Registered
Provider of Social Housing, ReSI Housing, as it grows and
matures. ReSl Housing is the regulated entity which holds
all of ReSl's shared ownership homes and is registered
with the Regulator of Social Housing.

Management fees were flat on the year at £1.9mn, and
based on the September 2023 Net Asset Value will decline
by 11% next year as aresult of the decline driven by
outward yield shifts.

Movement in Adjusted EPRA Earnings (pence per share)
® Increase @ Decrease @ Total

Dividend coverage

ReSl's dividend was 91% covered by recurring income in
FY 2023, down 6% from 97% in FY 2022.

The Adjusted Earnings 3% decline reflected strong gross
rental income growth of 9% being more than offset by
increases inretirement property expenses, increased
floating rate interest cost and anincrease in fund
operating expenses.

Dividends paid, while flat on a pence per share basis,
increased by 4% as aresult of the £15mnissuance in
February 2022.

< FY 2023 Dividend 5.2p
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adjusted issuance Shared rent cost finance expenses adjusted
earnings dilution ownership inflation inflation costs earnings

Dividend coverage improved through the year, with 86% in the first half to 95% in the second half reflecting the impact of
rental increases throughout the year, particularly in shared ownership, which generally occur on 1 April.
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Dividend cover
® Adjusted EPRA Earnings - £mn > Dividends Paid - £'mn

HT1FY 2022 H2 FY 2022 H1FY 2023 H2 FY 2023

Through the year, Adjusted EPRA Earnings have been bolstered by strong growth in gross rental income but this has
been more than offset by inflationary increases in overheads, property expenses and higher finance costs attributable to
floating rate debt.

Composition of Adjusted EPRA Earnings -£'mn

® Net Finance Costs @ Overheads @ Property Expense < Total Grossrentalincome @ Adjusted EPRA EPS

H1FY 2022 H2 FY 22 H1FY 2023 H2 FY 2023

The board announced in the interim results that in light of the higher interest rate environment, cost inflation in
retirement and fund opex increases we would look to reset the dividend. As the Chair has outlined, ReSlis focused on
increasing the sustainability of its income stream, and paying a progressive and covered dividend that contributes to an
attractive level of total return. The former is to be achieved firstly through the full occupancy of our shared ownership
portfolio, which replaces first tranche sales profit with recurring rental income, and secondly through repayment of
ReSl's £21mn of floating rate debt.

This short-term debt was originally putin place to provide flexibility to the Company ahead of an intended fundraise,
whichis nolonger possible due to market conditions which have the Company continuing to trade at a significant
discount to its Net Asset Value. Our local authority housing portfolio is now under offer and in legals, with an expectation
that this will complete in early 2024 allowing full repayment of our floating rate debt.

The local authority portfolio provided net rental income of around £1.9mn, 1.0p per share during FY 2023, but this
reduced to £0.9mn (0.4p per share) net of the floating rate debt costs - and is expected to reduce to £0.4mn (0.2p per
share)for FY 2024 with the increase in floating rate debt costs. As previously mentioned the disposal of this portfolio
will enable full repayment of floating rate debt and leave ReSl with only its long-term debt that has a weighted average
maturity of 23 years, with our largest loan of £84mn fixed at 3.5% until 2043.
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While these prospective assets sales will reduce ReSl's
adjusted earnings, they increase the sustainability of
income and strengthen the balance sheet, via the removal
of exposure to interest rate moves. Our progress in the
sale of these assets gives the Board confidence about
future income levels, allowing the Board to rebase the
dividend to 4.12p per share, representing a cut of 20%, and
to have confidence that we will be able to progressively
grow this dividend on a fully covered basis, whilst
continuing to invest in maximising the growth of the
portfolio value. If we removed the net impact of the local
authority portfolio from FY 2023 results, the new dividend
of 4.12p per share would have been 103% covered.

Valuations

During the year, we have seen significant disruption to

the UK property investment market due to macroeconomic
and geopolitical issues. A significant increase in interest
rates has driven asharp increase in cost of capital and
pushed property yields higher.
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Valuers have been quick to reprice to this higher rate
environment, with valuation declines reported almost
entirely across the listed REIT space. The inherent
inflation linkage of the ReSl portfalio, has limited the full
impact of the outward yields shifts. We expect valuations
of higher quality assets generating stable income flows,
such as the ReSl portfolio, to stabilise more quickly and
prove more resilient.

Furthermore, in addition to the stable and predictable
income generation, ReSl's portfolio naturally benefits
from valuation tailwinds, due to the chronic undersupply
in affordable housing across the demographic
spectrum in the UK.

Savills Advisory Services Limited (Savills)are appointed to
value the Company’'s property investments, in accordance
wit