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Reporting period

The Annual Report contains information on Etalon Group's activities
for the 12 months of 2021 as well as the Group's consolidated
audited IFRS financial statements for the same period. The sections
of the report that provide an overview of the Company as a whole
and of its business, as well as its efforts in the areas of sustainability,
corporate governance practices and investor relations, also cover
the beginning of 2022.

Reporting form and standards

The Annual Report is presented in the form of an integrated report
with the aim of informing all stakeholders about how Etalon Group
is creating value in the short, medium and long term. To ensure that
this information is fact-based and as transparent, accurate and
up-to-date as possible, we were guided by best reporting
practices and standards, and we also used the relevant
management reporting data.

This year we are continuing our efforts to improve the quality of,
and level of detail in, our disclosure of sustainability information. This
Annual Report was prepared in accordance with a number of
guiding principles, including the GRI Sustainability Reporting
Standards, which are our primary source of guidance for qualitative
disclosure of sustainability information. In accordance with the GRI
Standards, this report includes a GRI content index as the primary
navigation tool for users of the report. We also aim to adhere to the
principles of the UN Global Compact, although we have not yet
become a full-fledged member of this organisation.

CONTENTS

Material issues

In accordance with the above-mentioned reporting standards, this
report addresses material issues related to Etalon Group's
economic, environmental and social impact that could affect the
assessments and decisions of stakeholders. We have identified and
prioritised these issues based on their importance and the
availability of measurable data.

Forward-looking statements

Certain statements in this report are forward-looking in nature, and
final results could differ considerably. In addition to factors explicitly
stated in the report, other factors could have a material impact on
actual results. These factors include, but are not limited to, the
general business environment, regulatory changes, interest rate
fluctuations, political events, the activities of competitors and their
pricing policies, product development, commercialisation, technical
problems, supply disruptions, etc.

External assurance

This report did not undergo external assurance.

ETALONGROUP.COM
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Pre-PPA gross
profit margin

PPA — Purchase price allocation
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\7) 5 YEARS

in the market’

é MLN SQM

project portfolio

270 s

in assets

#0

in the Forbes ranking of the
largest developers?

' As of the date of publication of the Annual Report.

2 As of 31 December 2020, Etalon Group's portfolio amounted to 2.8 min sgm, according to Colliers International.

7.9 MLN SQM

delivered throughout the
Company'’s history

2.1x

The Company's land bank has
increased since the end of 20202

2/

projects

HIGHEST
RELIABILITY
RATING

According to ERZ*
(Unified Regiister of Developers)

3 Position in the Forbes ranking of the country’s largest developers in the mass-market segment in 2021.

* A score of 5 (out of 5) on the ERZ rating indicates the developer’s compliance with its declared timelines for delivery.

é REGIONS

In addition to its traditional
markets of St Petersburg and the
Moscow region, Etalon Group has
launched new projects in Omsk,
the Novosibirsk region,
Ekaterinburg and Tyumen, thus
becoming one of the largest
players at the national level.

Etalon Group's assets comprise 27 projects

at the design and construction stages,

unsold real estate in completed residential

properties and commercial real estate
with an NSA of 6.0 min sgm, as well as a
construction and maintenance division.

TOP \7)

Among the top three Russian
developers with operations in at
least six regions®

> Arating of developers with operations in six or more regions in terms of volume of ongoing construction as of 1 January 2022, according to data available from

nash.dom.rf and information on developers' websites.

CONTENTS

Etalon Group's GDRs have traded on the Main Market of the London Stock Exchange since 20 April 2011 and in the Level 1
quotation list of Moscow Exchange since 31 January 2020 under the ticker ETLN. The Company has quadrupled the size
of its business since its IPO and plans considerable further expansion of its presence in the Russian market.

Sales growth, RUB bin 4.6X growth since the IPO

CAGR
+16.5%
84.4
68.7
e 50.2
40.0
35.1
30.2
237
18.3
201 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021
Revenue growth, RUB bin 3.8X growth since the IPO
CAGR
+14.4%
84.3 871
78.7
70.6 72.3
51.5 490
390 42.4
269
22.7
201 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

ETALONGROUP.COM
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ur strengths

Nationwide developer with a
diversified project portfolio

The Company's current portfolio includes more than 60
projects — from large-scale integrated development
projects to small residential complexes in the premium
segment — in large Russian cities with a population of
over 1 million people (Moscow, St Petersburg, Omsk,
Novosibirsk, Ekaterinburg). The portfolio is well
balanced in terms of geography and property classes.
Also, the ongoing addition of promising new sites to
Etalon Group's land bank helps ensure a diverse and
attractive offer for customers with varying preferences
and needs.

For more information on the portfolio structure and
valuation, see "Project portfolio” on page 35

New technologies and digital solutions for business growth

A company with a broad range of competencies
and an integrated business model

Etalon Group carries out comprehensive projects that
include the preparation of all necessary
documentation right up to the sale, delivery and
servicing of new homes. Our digital platform and the
integration of new technologies underpin our flexible,
efficient and easily scalable business model, which
provides ample scope for strict cost and quality
control at all project stages, including by achieving
economies of scale through centralised procurement,
improving our product in response to customer
feedback and automating support functions.

For more on the business model and creating additional
value, see page 10

Etalon Group is one of the leaders in the Russian real estate market when it comes to using digital solutions and innovations.!

Having pioneered the introduction of information modelling technology and as one of the first companies in Russia and the CIS to

develop and approve its own BIM design standard, Etalon Group continues the systematic development of its in-house design

and construction know-how. Since its current strategy was approved in late 2020, the Company has been working hard to

develop projects aimed at design automation, product standardisation, the introduction of systems for big data analytics, as well

as new housing construction technologies that enable the Company to be a construction cost leader in comparison with its

peers, while producing a high-quality product that offers excellent consumer appeal.

For more information on the portfolio structure and valuation, see “Innovation” on page 102

' According to Autodesk, Etalon Group has been the BIM leader in Russia’s development industry since 2014.

ur focus

CONTENTS

Etalon Group develops projects in various price segments in St Petersburg,

the Moscow region and new regional markets.

Approach to portfolio development

The Company continues to replenish its portfolio of
projects in its key regions of St Petersburg and the
Moscow region. These regions offer several important
advantages, including resistance to macroeconomic
changes, high growth potential and attractive profit
margins.

High-end PREMIUM

BUSINESS CLASS

Mid-market COMFORT CLASS

In addiition to developing its business in its traditional markets, the Company
has launched a business expansion programme in other Russian regions. Since
the announcement of the programme, the Company has expanded into four
new regions, increasing its regional portfolio by more than 3.3 min sgm and
bringing its total land bank to 6 min sgm. Despite the lower starting price for
real estate sales outside Moscow and St Petersburg compared with our
traditional regions of operations, our success in standardising our product,
attractive terms for land acquisition, excellent price dynamics and the fairly
high level of household income in our new regions enable us to expect
comparable margins on projects and further improvements in operating

performance.

ST PETERSBURG AND
THE MOSCOW REGION

Etalon Group segments
and the Company's product OTHER REGIONS
for each segment

Etalon Group segments
and the Company's product

UPPER ECONOMY CLASS for each segment

Mass-market LOWER ECONOMY CLASS

ETALONGROUP.COM
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Our geography

With its expansion into regional markets, Etalon Group became one of the largest nationwide developers
in Russia. The Company develops projects in Russia’s highest-volume and most profitable markets:

6 15 14 59 ° Jd

Regions Offices in Moscow and Representative Russian cities | N N
of operations St Petersburg offices in partner network’ ! ' St Petersburg
Moscow St Tyumen Sverdlovsk Novosibirsk Omsk
Moscow region Petersburg region region region region ' s
. ’ Moscow
Population, min’ 126 78 5.4 3.8 43 2.8 19
Average per capita income, 80.3 499 512 51.2 378 327 272
RUB ths per month?
: . ’ Ekaterinburg
Volume of ongoing construction, 15.6 97 94 26 34 26 0.3
min sgm* ,
Tyumen

Average price per sqm 2891 1242 1707 772 9022 72.2 6222 |

in the primary market, RUB ths’ ; —
g N~ Omsk
’ | — Novosibirsk

' Core regions ' New regions -~

' As of 31 December 2020.

2 Source: Rosstat, size of the resident population of the respective region as of 1 January 2022.

3 Estimate for the period from January to September 2021 based on preliminary data from Rosstat.

* Volume of ongoing shared-equity housing construction, including on the basis of project financing through escrow accounts, as of 1 January 2022. Source: nash.dom.rf.
> Source: Rosstat, data for 3Q 2021 for all types of apartments sold in the primary market.

ETALONGROUP.COM 08
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¢ In order to increase the efficiency and speed of its decision-making, Etalon The current structure is aligned with the Company’s geography
u S I I IeSS Group has revised its management structure and adapted it to suit the and main business streams, is aimed at increasing the size of
Company's new strategic goals. the Company and is fully prepared for the Company'’s

l ' I l I l ' I l 't expansion into new regions. It enables us to quickly adapt our
The Company consists of three large divisions in the regions where the Group operates as well

. . o . . . business in order to increase volumes as well as to reduce
as a construction and maintenance division and service companies whose operotlons are

St ru Ct u re cenitelzel sy Etelen etz overhead costs in the course of implementing our strategy.

Features of the management structure:

* Rapid decision-making thanks to an understanding of the specifics of
regional markets

 Full responsibility for the financial results of each region

Etalon GI’OUp * Centralisation of support functions: finance, accounting, HR, security and

legal support
General management and strategic development, monitoring

compliance and implementing policies throughout the Company * Creation of new business units within the Strategic Marketing Department
with a focus on the customer and the brand

* Strengthening the innovation and IT functions within the new R&D
Department

Production
and service companies

Operations Operations Operations
in St Petersburg in Moscow region in other Russian regions

4y

(W

Construction works, industrial
consruction under external
contracts, operation of the

Development and sales Development and sales Development and sales Group's residental complexes
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Value creation

We select projects that have the potential to form
the basis for creating a quality product and
ensuring high investment returns. To this end, we
use Al-powered big data systems for predictive
analytics, which give us in-depth analysis of the
best use of the land plot, as well as the best
pricing model for the project.

We are committed to ensuring that our properties
maintain their appeal to residents and potential
buyers in the long term by incorporating digital
products to improve service quality and expand
the range of services available.

We are investing in the development of our sales
ecosystem: we invest in IT products, monitor our
proprietary systems and scrutinise best practices
in order to create the best customer experience
and improve sales performance.

At every stage of its development, Etalon Group is committed The stages of value creation and development of the

to maximising investment returns and creating profit for business model in accordance with the Company's

stakeholders, thereby maintaining the Company’s investment current strategic course are discussed in detail in the

appeal and encouraging loyalty to the Etalon brand.

TN

LAND ASSETS @ @ DESIGN

"Strategy” section of this report.

Y <
\
OPERATIONS @ @® PRODUCTION
/
[N y
SALES @ @ CONSTRUCTION/

\ / o
<

CONTENTS

We use advanced approaches to design, which
include development of cutting-edge automated
digital design systems based on product
standardisation and a modular concept. We

have our own design institute and collaborate with
leading architects.

We are developing new industrial housing
construction technologies for the Russian market
and are preparing to launch our own production
facility.

We are expanding our range of technologies,
including hybrid technologies, to shorten the
production cycle while maintaining the high
quality of construction.

ETALONGROUP.COM
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Investment case

BUSINESS GROWTH, INDUSTRY-LEADING EFFICIENCY, HIGH DIVIDEND YIELDS

Scaling up the business

Since the beginning of 2021, Etalon Group's project
portfolio has more than doubled, from 2.8 min sgm
to 6.0 min sgm. The Company expects to increase
its portfolio to at least 7.0 min sgm by 2024.

Over the past six years, the Company has
increased its new contract sales volumes in rouble
terms every year. In 2021, new contract sales
amounted to a record RUB 84.4 billion. Our
strategic goal is to ensure stable double-digit
annual sales growth by expanding our business
and improving our product.

Industry-leading efficiency

Etalon Group has demonstrated excellent results
in terms of pre-PPA gross profit margin, which
already exceeds the target level of 35% stipulated
in the Company's strategy to 2024. In terms of the
rate of increase in gross profit margin, Etalon
Group is among the industry leaders.

Dynamic integration of new technologies

Since the start of its technological transformation
in 2020, Etalon Group has:

e obtained technology for modular housing
construction and begun preparations to launch
pilot production;

e begun incorporating prefabricated elements
into its projects;

¢ introduced standard design and a standardised
product: a number of standards and
methodologies have already been used in the
creation of the Company’s first regional project
in Omsk;

* rolled out a dynamic pricing system;

* begun piloting an automated system for
selecting and analysing land plots.

Initiatives for the creation of a single cloud-based
digital platform for end-to-end data transmission
across the value chain as well as for the
widespread use of industrial housing construction
technologies will ensure further improvements in
operational efficiency and increased profitability.

Attractive dividend policy and the highest dividend yield in the industry

Since 2013, the Company has gradually increased its dividend payout target from 15%—30% to
the current level of 40%—70% of pre-PPA IFRS net profit. Etalon Group's shares offer the highest
dividend yield in the industry.

5200
45,22
41.00
9.39
Etalon PIK LSR Samolet

2020 dividend, RUB/share

O Dividend yield

Responsible business

We are paying increasing attention to ESG issues
in day-to-day operations, developing and
approving new corporate governance and
sustainability policies, increasing transparency
and disclosure of ESG information. One of the
Company's goals on the strategic horizon is to
establish and approve specific measurable ESG
targets and an ESG strategy and to move in the
direction of greater operationalisation of ESG
processes.

At the same time, the Company'’s
GDRs remain undervalued in the
market, which creates even stronger
growth potential on the strategic
horizon.

ETALONGROUP.COM
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2021 In brief

IMPLEMENTATION OF THE NEW STRATEGY: A SOLID BASIS FOR FURTHER GROWTH

01. INTRODUCTION

NOVEMBER

Etalon Group presented an
updated business development
strategy to 2024.

The strategy’s main focal points
are as follows:

 Ensuring double-digit sales growth driven
by loyalty to Etalon Group's product, a
broader offer in key regions and expansion
of the business into new regions

* Industry-leading profitability backed by
product standardisation and the use of
new housing construction technologies

* Operational excellence driven by
digitalisation of the value chain

* Generous dividends on account of
optimised capital allocation and a
transparent dividend policy

2021

1Q

The process of transforming

the Company'’s
organisational and

functional structure got

under way

RESULTS

1 é. 2 BLN RUB

New contract sales
from the beginning
of the year

Etalon Group, Sistema, Dom.rf and Dom.rf
Bank signed an agreement on strategic
cooperation that provides for the joint
implementation of housing construction and
integrated developed projects as well as the
development of rental housing stock as part
of joint projects for the construction of
apartment buildings

The Company is systematically and actively introducing new strategic initiatives aimed at the

further qualitative expansion of its portfolio, sales growth and increased profitability. Successful

implementation of its current strategic plans gives Etalon Group a reason to be confident about

the future of its investment case.

2Q

The transformation of the To finance its new The Company launched its

Company's organisational acquisitions programme, flagship Zil-Yug project in

structure was completed the Company carried out Moscow
an SPO in May and added

145 ths sgm to its

St Petersburg portfolio

in June

RESULTS

1 8 BLN RUB

Cash collections
from the beginning

15% y-0-y

Increase in average
price in 1Q 2021

of the year

41 .1 BLN RUB

New contract sales
from the beginning
of the year

Ll'O.Q BLN RUB

Cash collections
from the beginning

67% y-0-y

price in 2Q 2021

of the year

Increase in average

The Company signed a
strategic partnership
agreement with MTS on
digital technologies and
began piloting the use of
“digital neighbourhood"
systems

CONTENTS

ETALONGROUP.COM
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The smooth implementation of its new strategy enabled the Company to achieve its target gross profit margin in just
two years and also to greatly reduce overhead costs, coming very close to reaching its strategic target. Further work
scheduled for the period to 2024 will help the Company remain an efficiency leader and ensure double-digit annual

IMPLEMENTATION OF THE NEW STRATEGY: A SOLID BASIS FOR FURTHER GROWTH sales growth. For more information, see the “Strategy” section.

2021

3Q 4Q

The Company acquired
two new projects in

St Petersburg and
expanded into a new
regional market with its
Green River project in Omsk

RESULTS

Etalon Group acquired
technology for modular
housing construction and
began developing a
project aimed at adapting
the technology for use at
its own residential
complexes

Long-term collaboration
with Ozon began on the
implementation of a
number of joint projects
that combine products
and opportunities for
e-commerce and real
estate development

The Company's corporate governance
principles and policies were revised
and approved:

e Insider information regulation

e Stock Trading Code

* Securities Dealing Code

The listed documents are available on
Etalon Group's website

Expansion of ESG practices: in response to a
proposal from the Investor Relations and
Disclosure Committee aimed at systematising
and strengthening work on ESG issues, the

Board of Directors decided to add ESG matters

to the Committee's remit.

The Company acquired

a project in the Novosibirsk
region and began
construction of a project

in Omsk

RESULTS

The Voxhall project was
launched on Letnikovskaya
Street in Moscow

Etalon began piloting
prefabricated elements
within current projects; a
site wass selected for the
production facility where
the Company will pilot its
modular production
technology

Approval of Etalon Group
PLC's ESG Policy as the
basis for the further
systematisation and
expansion of the
Company's ESG practices.
The policy is available on
Etalon Group's website

59.5 BLN RUB 60.2 BLN RUB 200/0 y-O-y 1 .LI' MLN SQM 84.4 BLN RUB 84.1 BLN RUB 220/0 y-O-Yy 1 .7 MLN SQM °

New contract sales Cash collections Increase in average Volume of the Record new contract Record cash Increase in average Additions to the Assimilation and first
from the beginning from the beginning price in 3Q 2021 regional portfolio sales collections price in 4Q 2021 regional portfolio from use of new housing
of the year of the year Expansion into new from the beginning from the beginning the beginning of the construction

market of the year of the year year' technologies

' The total volume of new acquisitions in all of the Company's regions of operations reached 19 min sgm (with a target of five new regions and at least 7 min sgm in Etalon Group's portfolio by 2024). ETALONGROUP.COM 13
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Chairman's
Sstaotement

Dear shareholders,

Etalon Group set a course for stable, profitable growth in 2021. Thanks to
the consistent implementation of the strategy approved by the Board of
Directors in 2020, the Company was able to lay a solid foundation to
continue its ambitious business expansion, with land bank replenishment,
regional expansion, integration of innovative technologies and
digitalisation of key business processes all well underway.

In less than a year since the launch of its portfolio replenishment programme in May 2021,
the Company doubled its land bank and expanded into four promising new regions:
Omsk, Novosibirsk, Tyumen and Ekaterinburg. We plan to start sales in 2022 at Etalon
Group projects located beyond Moscow and St Petersburg. This will be another big step
towards our goal of becoming one of the largest nationwide housing developers in the
Russian market.

In addiition to increasing our portfolio, as we endeavour to achieve leadership in terms of
assimilating new housebuilding technologies, we are consistently working on the areas
outlined in our strategy: notably, product standardisation in an effort to achieve cost
leadership, as well as design automation, the integration of state-of-the-art industrial
housing construction technologies and the creation of a digital platform that connects
our main business processes through end-to-end digital architecture. Automation of an
entire range of key processes in the value chain will save us time and resources as we
analyse, plan and implement our projects.

In addition to transforming the development process from a technological point of view,
we have been monitoring the latest trends with respect to developing housing and the
urban environment in order to create a modern, high-quality product that is notable for its
large selection of layouts and housing types. Thus, even as a standardised product, our
offer is designed for buyers with a wide variety of needs and lifestyles: people working
from home or families with children, etc. For integrated development projects, we
collaborate with leading urban planners to develop and incorporate advanced urban-
planning solutions, such as the concept of a 15-minute city, which ensures that a full range
of infrastructure and services are available within walking distance from any point in the
neighbourhood.

This approach — combining our commitment to technological innovation, a product with
excellent consumer appeal and the increased scale of our operations — has enabled us to
accelerate the pace of business expansion, including into new regions, through synergies
between parallel strategic tracks.

CONTENTS

At the instruction of the Board of Directors, the Company's management also pays close
attention to ESG issues. In December 2021, the Board approved the Company's
sustainability policy, which identifies five UN Sustainable Development Goals as key
benchmarks: good health and well-being; industry, innovation and infrastructure;
sustainable cities and communities; responsible consumption and production; and climate
action. These decisions reflect the Company's commitment to making a significant
contribution to the well-being of society and the development of more sustainable
business processes.

As part of our sustainability efforts, we continue to pay close attention to the health and
safety of our employees and customers as well as environmental protection, and we play
an active role in the development of local communities. In addition, we are also
committed to integrating cutting-edge technologies and approaches into operational
processes related to social and environmental issues. Our efforts have already had
practical results: zero workplace fatalities, a low rate of occupational injuries and reduced
atmospheric emissions. When designing new residential complexes, we study best
practices; consult with leading experts in urban planning as well as local communities;
develop environmentally friendly solutions, such as the use of recycled high-quality
materials, extensive landscaping and beautification as well as the use of natural granular
surfaces, resource-efficient equipment and smart technologies.

Despite the turbulent environment, | am confident that the professionalism and
experience of our management team will ensure that we achieve the ambitious goals
outlined in our new strategy to 2024. Our management team includes experts in
development, information technology and digitalisation as well as leading real estate
marketing and sales professionals.

| am confident that we will continue to successfully develop our business in line with our
plans: with a professional team and a sustainable business model driving continued
efficiency gains and higher profitability, we will succeed in further expanding our business
even as market conditions remain challenging. The next stage in our long journey begins
today.

Sergey Egorov

CHAIRMAN OF THE
BOARD OF DIRECTORS

ETALONGROUP.COM
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CEO'S
statement

Dear shareholders,
In 2021, Etalon Group delivered excellent operating and financial results,
which created ample opportunities to fully implement our strategic plans,

O1. INTRODUCTION

including our ambitious portfolio replenishment programme. We are
making steady progress towards our goals for 2024, some of which have
already been achieved, just one year after the start of our business

transformation.

Achieving strategic goals

New contract sales amounted to 446 ths sgm, or a record RUB 84 billion in monetary
terms. Our excellent sales dynamics in monetary terms were the result of higher average
prices, driven by strong demand and an increase in the share of business-class properties
in our portfolio. As a result, the average price per sgm for the projects we implemented in
2021 increased by 34% to RUB 239 ths.

Etalon Group's revenue in 2021 increased by 11% year-on-year, reaching a record

RUB 871 billion. In addition, management paid considerable attention to improving
business efficiency, which enabled us to increase profit margins at a higher rate than
revenue growth. Pre-PPA gross profit increased by 20% to RUB 31 billion, and consolidated
pre-PPA gross profit margin reached 36%, exceeding the target of 35%. EBITDA increased
by 42% to RUB 179 billion, and EBITDA margin increased from 16% in 2020 to 21% in 2021.
Our steadfast control of overhead costs was a major factor driving the increase in profit
margins: the ratio of overhead costs to revenue for the year decreased by 0.5 p.p. to 12%.
These results testify to the effectiveness of our business strategy and to the top-notch
professionalism of the team that has been successfully implementing Etalon Group's
development programme.

Thanks to record sales in rouble terms combined with efficiency measures and a sound
approach to debt portfolio management, the Company's net corporate debt decreased
to RUB 2.6 billion, and the ratio of net corporate debt to pre-PPA EBITDA was only 0.1x,
which was much lower than the Company's target of 2x—3x. Etalon Group's net cash
position at the project level reached RUB 23.5 billion. With such a low debt burden
alongside an expected increase in cash flow as funds are released from escrow, the
Company has ample opportunities to develop new projects and technologies, accelerate
business growth and achieve a leading profitability position.

In terms of business expansion, Etalon Group has sufficient resources to further increase its
project portfolio in the coming years through organic growth or M&A deals. Our land bank
replenishment programme was launched in May 2021; by the beginning of January 2022,
we had already acquired projects with a total area of 19 min sgm, including in two new
regions for the Company. Our portfolio expansion has continued since th<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>