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STOCKLAND DELIVERS STRONG FY11 PERFORMANCE

. Statutory profit $754.6 million, up 57.7% on FY10

= Underlying Profit' $752.4 million, up 8.7% on FY10

" Underlying Earnings per Security 31.6 cents, up 8.6% on FY10
" Distribution per Security 23.7 cents, up 8.7% on FY10

" Gearing (Net Debt / Total Tangible Assets) 22%

Managing Director Matthew Quinn said Stockland had delivered a strong, high-quality result
in FY11 with all core areas of the business recording profit growth.

“We have spent the last couple of years building a strong foundation for future growth
through execution of a clear strategy. Our aim is to position Stockland as a leader and
trusted partner with government and other key stakeholders in the delivery of new
communities, retail centres and retirement villages across Australia.

“The short-term challenges arising from weak consumer sentiment and a slow residential
market are quite clear, but the initiatives we have taken in recent years and the strong carry
forward position we take into FY12 give us resilience to meet them head on.

“In addition to record Residential Communities contracts on hand, we have a solid leasing
position in our Commercial Property assets, low gearing and tight control of costs and
working capital.

‘It is also clear that the weakness in household spending is not homogeneous across
various consumer categories and our long-term strategy to focus on affordable products and
services, offering value for money and meeting day-to-day household needs, is paying
dividends.

“The long-term outlook for the Australian economy and for our business is positive,
underpinned by our extensive natural resources and strong population growth. While the
higher household savings rate presents challenges in the short-term, it will create a more
sustainable platform for economic growth.”

EARNINGS OUTLOOK

FY12 EPS is expected to be around the same as FY11 based on the following assumptions:
* No further rise in interest rates in the short-term
* No material flow-on impact to the underlying Australian economy from recent global
market volatility
« Customer confidence and residential buying activity steadily improve in FY12

! Underlying Profit reflects statutory profit as adjusted in order to present a figure which reflects the Directors’ assessment of
the result for the ongoing business activities of Stockland, in accordance with the AICD/Finsia principles for reporting
Underlying Profit.



OPERATING RESULTS
Residential

Residential Communities: EBIT up 12% to $307 million, Operating Profit (incl. interest
in COGS) up 9% to $233 million

. Solid margin and price growth: EBIT margin 29%, Operating Profit margin 22%,
average price per sqm up 11% to $447

] Record 2,288 contracts on hand, valued at $485 million

Residential Communities achieved an excellent result with lower than expected settlement
volumes offset by strong price and margin growth. We increased market share by 2% to
29% in our active corridors® and continued to expand our geographic footprint, with
acquisitions in key corridors that position us well for future growth. Stockland is now active
in 23 of its 26 identified growth corridors.

We secured 27,000 lots in FY11 with an end value of $4.8 billion® on capital efficient terms,
including two significant acquisitions in growth corridors of Perth and Melbourne.

We have a large and diverse land bank and a flexible product mix, with a strong focus on
affordability. We have reduced our average lot sizes by almost 20% in the last three years
to help buyers meet the affordability challenge.

First Home Buyer leads are strengthening as a result of our affordable offering, while
Upgraders remain a key source of leads despite being hampered by a soft established
market.

While employment is strong and household incomes are growing, buyers remain cautious
and weak consumer sentiment is delaying purchasing commitments.

Market conditions remain variable across the country but are paradoxically weak in
Queensland and Western Australia, the two states with the greatest exposure to the
resource sector. Building approvals in these regions are substantially below trend, and there
is significant latent demand building up which should emerge in 2012. In addition, the
$10,000 Queensland Building Boost Grant should help stimulate the Queensland market.

Stockland is responding by creating value for customers through our focus on affordability
and the early delivery of key community amenity including open space and social
infrastructure, which help differentiate our projects and build the value of the Stockland
brand. To underpin sales growth in FY12, we have a record nine new projects to be
launched.

Apartments: Operating Profit (incl. interest in COGS) $29 million

" 560 units settled

. Final year of significant revenue and profits with the completion of The Hyde,
Tooronga, Manta and The Village

. Circa $350 million net cash inflow in FY11 for reinvestment in Communities

2 Source: National Land Survey Program, Charter Keck Cramer/Research4 and Stockland Research.
3 Includes The Vale and Whiteman Edge in Western Australia which settled 1 July 2011.



Existing projects and the disposal of undeveloped sites are expected to release a further
$180 million net cash by FY15.

Retirement Living

Operating Profit up 47% to $53 million
= 192 new units and 416 established units settled

" 10 projects underway in four states, delivering staged developments of circa 1,100
units over the next four years

Returns from Retirement Living increased following the successful acquisition of Aevum and
organic growth through our development pipeline. We have high customer satisfaction
rates, a good platform for growth with developments underway in four states and access to
the group’s skills in development and asset management.

Aevum delivered EPS accretion of 1% in FY11, ahead of our 0.6% target.

Stockland now has a scalable national platform. In addition to Aevum we acquired three
villages from RVG late in 2H11, providing geographic diversification and an accretive cash
yield.

While underlying demand remains strong, the time to buy for potential residents is increasing
as it is taking longer to sell their homes. However, taking a longer-term view, demand for
new developments over the next 20 years is expected to grow significantly, which the
industry will struggle to meet given its current fragmented structure. There is clearly a major
opportunity for Stockland to grow and become a market leader in this industry.

Commercial Property

Operating profit up 2.9% to $524 million

. Net Operating Income (NOI) $546 million, up 2.2%

. Comparable NOI up 4.4% due mainly to a solid contribution from Retail

We delivered on our strategy of reweighting our portfolio towards high quality retail assets
with strong trading in areas of market growth. FY11 saw disposals totaling $308 million of
predominantly Office and Industrial assets with a further $73 million under contract, and we
acquired $241 million of quality retail assets in the key growth areas of Point Cook and
Hervey Bay.

Retail: NOI $286 million, up 7.5%

. Comparable NOI growth of 4.6%

" $2.3 billion retail development pipeline progressing well

. High occupancy rate at 99.5%

" Sustainable specialty occupancy costs of 13.7% of sales



Retail NOI was ahead of expectations, up 7.5% due to $300 million of new developments
coming on stream including Rockhampton, North Shore Townsville and Merrylands stages
2B and 3A.

We have a further $935 million projects under construction at a cost to complete of $550
million, with all anchor tenant lease agreements executed, fixed-price building contracts in
place and specialty leasing progressing well. Hervey Bay and Harrisdale are expected to
commence development in FY12/13 while the redevelopment of Gladstone has also been
brought forward to commence in this timeframe. Green Hills and Wetherill Park continue to
trade well and the planning and design process has been extended to further maximise
value, with redevelopment of these centres now expected to commence in FY13/14.

We completed 447 operational specialty lease transactions with an average of 3.3% rental
growth. There is continuing robust demand for quality retail space, although lease incentives
for new deals remain high.

We expect slightly lower comparable retail NOI growth in FY12.

Stockland is undertaking significant research to understand the impact of online shopping on
consumer behaviour. We see online retailing as both a threat and an opportunity, and we
are differentiating our retail centres by creating spaces that act as social and community
hubs, and building in flexibility to our development plans and retail mix. Our centres will also
continue their focus on day-to-day value and convenience.

Office & Industrial: Office NOI down 5% to $183 million; Industrial up 3% to $77 million
" Comparable NOI growth of 2.8% in Office; 7.5% in Industrial*

" Portfolio occupancy of 96.0% in Office; 99.8% in Industrial

. Weighted Average Lease Expiry (WALE) of 4.3 years in Office; 3.2 years in Industrial
Office & Industrial continues to provide solid recurring income for the group. We leased
306,000 sgm of office and industrial space with an average face rent increase of 9.5% for

Office and 3.0% for Industrial, and average incentives of 16% and 7% respectively.

The decrease in Office headline NOI reflects the impact of asset disposals as we reweighted
our portfolio towards Retail. 82% of our Office portfolio is now A-grade.

Revaluations

Stockland had 68% of its investment property assets independently valued in FY11 with a
net valuation increment of $74 million due to rising income and slightly firmer cap rates.

UK

» Break-even result

Our workout plan is on track for completion by 30 June 2012, subject to no decline in market
conditions. Future workout costs and redundancies are fully provided for and our net

currency risk is fully hedged.

Stockland expects a profit contribution of around $10 million in FY12 from the sale of London
projects.

4 Excluding space under refurbishment.



SUSTAINABILITY

Stockland was one of only two property companies globally to be awarded gold status in the
Dow Jones Sustainability Index. We were also ranked 55th in the Corporate Knights Global
100 Most Sustainable Corporations at the 2011 World Economic Forum in Davos,
Switzerland.

Carbon Price

Stockland has taken a proactive approach to climate change, developing policies and
implementing action plans over a number of years which mean we are well prepared for the
introduction of a carbon price and expect minimal initial impact.

We are not a big emitter of carbon so there is no direct cost through the requirement to
purchase carbon credits. Our emissions are mostly indirect and are associated with energy
consumption in our office buildings and shopping centres.

We have reduced our carbon emissions intensity (CO,/m?) by 34% for Office and 16% for

Retail from FY06 to FY11. We are targeting a further reduction of 7% for Office and 20% for
Retail by FY14.

STRONG BALANCE SHEET

" Gearing: Net Debt / Total Tangible Assets 22% (net of cash on deposit)
" Weighted average debt maturity 5.9 years
" $0.2 billion of cash on deposit and $0.45 billion of available committed debt facilities®

. Only $32 million debt maturing in FY12

Stockland’s FY11 results presentation will be webcast via www.stockland.com.au on
Wednesday 10 August at 11.30am (AEDST).
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° Prior to the acquisition of The Vale and Whiteman Edge and the sale of Stockland’s interest in BankWest Tower in Western
Australia.
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FACT SHEET - STOCKLAND FY11 RESULTS

| FY1l | FY10
Statutory Profit $754.6m $478.4m
Underlying Profit® $752.4m $692.3m
Underlying earnings per security 31.6¢ 29.1c
Distribution per security 23.7c 21.8c
Payout ratio 75% 75%
NTA per security $3.65 $3.59
Gearing (D/ITTA) 22% 18%

OPERATIONAL RESULTS

Residential

| Communities | FY11 FY10
EBIT (before interest in COGS) $307m $274m
Operating profit (incl. interest in COGS)’ $233m $213m
Total Lots settled 5,097 5,236
EBIT margin (before interest in COGS) 29% 27%
Operating profit margin (incl. interest in COGS) 22% 21%
Contracts on hand no 2,288 2,249

$ $485m $481m

| Apartments | FY11 FY10
Operating profit (incl. interest in COGS)”® $29m $11lm
Apartments settled 560 315
Operating profit margin (incl. interest in COGS)’ 6% 4%
Contracts on hand  no 91 539

$ $101m $471m

6 Underlying Profit reflects statutory profit as adjusted to reflect the Directors’ assessment of the result for the ongoing business
activities of Stockland, in accordance with the AICD/Finsia principles for reporting Underlying Profit
Pre-tax

8 ) . . .
Excludes net profit on settlements from impaired projects



Retirement Living

FY11 FY10

Operating profit — (*8 mth Aevum)® $53m $36m
New units settled 192 177
- Average price (new units) $377k $377k
- Development margin (pre-overhead) 15% 16%
Established unit turnovers 416 253
Average re-sale price (turnovers) $303k $284k
Occupancy 94% 97%
Commercial Property
\ Retail \ FY11 \ FY10

Net operating income

Occupancy

| Office and Industrial

Office net operating income

Comparable net operating income growth 4% 4%

$286m $266m

99.5% 99%

| FY1l | FY10

$183m $193m

Industrial net operating income $77 $75

Office comparable net operating income growth 2.8% (1%)

Industrial comparable net operating income growth 7.5% (3%)

Office occupancy 96.0% 97%

Industrial occupancy 99.8% 95%
Stockland UK

Operating profit/(loss) $0.0m $1.2m

% Includes Aged Care contribution of $2.7m.

Operating profit in FY10 $45m using FY11 accounting treatment for DMF



