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HAMMERSON AT A GLANCE

Hammerson at aglance

Creating exceptional city centre
destinations that realise value for
our stakeholders, connects our
communities and delivers a
positive impact for generations
tocome.
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Managed portfolio
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Value Retail

Bicester Village, Bicester
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WELCOME FROM OUR CHIEF EXECUTIVE

Welcome fromour
Chief Executive

Overthe last two years, the new management
team and I have focused on two key objectives.
First, focusing and simplifying the business to
stabilise Lhe core income stream and return it
to underlying growth.

Second, starting to rebuild value within our
existing portfolio and to create optionality on
how we unlock the substantial value in our
development portfolio.

We are and will continue to be disciplined
allocators of capital. We assess and select the
best returns for shareholders, mindful of our
own cost of capital and all options for capital
deployment, including further debt retirement
and distributions for shareholders.

Rita~Rose Gagné
Chiet Executive




: I

Hammerson plc Annual Report 2022

REEETT SRS IR S-SR

OUR ASSETS AND DEVELOPMENTS
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. Unlocking our prime
» urban multi-use
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A prime urban multi-use estate across 26 acres
in principal south Dublin location.

Dundrum Town Centreis Ireland’s pre-eminent
retail destination and point of entry for new brands,
international and homegrown, hy some considerable
margin. To capitalise and drive further value we

are advancing at pace ambitious plans tounlock

the complementary value of the adjacent
development land.

MAXIMISING OPPORTUNITIES

Strength of coreretail €

— Re-anchored 1.8,600m? since 2020 to Brown Thomas,
Penneys & Dunnes Stores

— Thiscreated momentum taleverage our international
relationships and attract firsts tg Ireland brands
including Nike Live Concept and Watches of
Switzerland, as well as Ireland’s largest Lush store

Successful diversification £ €

— Commencement of construction October 2022 of
The Ironworks residential development comprising
122 apartments over existing car park

— Established thriving restaurant, social, leisure
and cultural hub inthe architecturally acclaimed
Pembroke Square redevelopmentanchored by
premiurm bowling concept

— Converted former storage to 1,000m? penthouse office
suite —occupieridentified and contractin discussion

Unlocking Dundrum for generationstocome &

— Planning decision awaited for residential led application
forc. 900 apartments across sixacre site

— Design of residential scheme informed by key design
principles and based on stakeholder feedback:
inclusivity, sustainability and revitalisation of town
main street

— Create contemporary and vibrant residential location
todeliveraworld class multi-use estate

Hammerson ple Annual Report 2022
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Hammerson plc Annual Report 2022

oAl

OUR ASSETS AND DEVELOPMENTS

Locatedin Val d'Oise, Cergy, on the edge of Paris,
Les 3 Fontaines is the region’s leading urban retail and
leisure destination.

Comprising of 25 acres Les 3 Fontaines sits at the M aXi m i s i n g co re

heart of the ‘New City’, a major reinvestment and
redevelopment area to introduce 5,000+ new 4 Sy

residents, 20,000m?’ of office space and a main reta I 0 p p 0 rt u n I t I e s
transpotrt hubto the city by 2025.

Leveraging the redevelopment of the area, its ‘New a n d d ive rs ifyi n g t h e

City’ status, and public transport links, Hammerson

has reinvented Les 3 Fontaines to become a city centre 0 cc u p i e r m i x

inits own right.

MAXIMISING OPPORTUNITIES

Strength of core retail

— Re-anchored since 2018 with 18 new brands and
renewals including Zara, H&M and Footlocker

— Completion of the new 34,000m? extension in March
2022 adding 72 new high profile brands including
Adidas, J0 Sports and Rituals, alongside store firsts
in this region for LEGO, Tommy Hilfiger and Miniso

Successful diversification

Diversified the occupier mix to reflect the emerging needs
and expectations of our visitors, customers, occupiers and
the wider cormmunity. This includes:

— Introduction of education, healthcare providers and
city centre retailers

— Creation of a new dedicated food and social hub
DISTRICT, offering 14+ restaurants and dining outlets
including Vapiano and Big Fermnand

Focus on sustainability and social value
Creating exceptional, sustainable destinations that deliver
apositive impact for generationsto corme is our goal.

Les 2 Fontaines extension was developed with

sustainability in mind. This included:

— Useof low carben concrete alternative, 9% of the
steelused from recycled materials and operationally
75% of the waste is also recycled

— LesFontainesde lemploi was created to support the “
community, in partnership with the Mayor and local
associations. Offering 1,300 local job seekers We ar,e prOUd Of the LeS 3
amployment workshaps, recruitment cormpanies Fontaines transformation
andinterviewtraining and ha\/e Created an

exciting destination at the
heart of the city. This sees
us becomethe new
reference for students,
families, employees and
the wider community.ys

Renaud Mollard
Managing Director France
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OUR ASSETS AND DEVELOPMENTS

Birmingham is one of the youngest and
most diverse cities in Europe, which
underpins its current and future growth,
including major nationalinfrastructure
and culturalinvestment.

Birmingham showcases Hammerson's
strategy in action as we bring together
Buliring, Grand Centraland Martineau
Galleries into our Birmingham Estate,

With ownership extending to 35 acres,
equating to 15% of the city core,
Hammerson’s Birmingham Estateis at
the heart and provides social, cultural and
commercial opportunities that engages
tens of millions of people each year.

Bullring welcomes over 30m visitors each
yearand is one of the most successful retail
destinationsin the UK.

Grand Centralis connected directly to Bullring
which sits astride the most connected railway
station inthe UK.

Martineau Galleries completes our estate,
with seven acres positioned directly cppaosite
the new HS2 Curzon Station. This has outline
consentforafurther 93,000m?of commercial
andresidential uses.

Individually each asset has the potential to
holistically enhance the Estate. By leveraging
the haloeffect we are able to capitalise and
drive value for our stakeholders, the local
economy and the city as awhole.

MAXIMISING OPPORTUNITIES

Repurposing and successful diversification

— Repositioning and repurposing of the
former Debenhams tointroduce a new
M&S and TOCA Social, reflecting a
combined investment from Hamimerson,
CPP Investments and M&Sof £18m

— Newsocialand entertainment investment
of £8m creating 7,200m? of repurposed
space tointroduce TOCA Social, Lang 7
and Sandbox VR

— Brand engagementand investment—

c.£15m inward flagship brand investment
from Nike, TAG Heuer and 1D Sports

Placemaking — engaging our visitors in new,

smast and memorable ways

Atthe heart of the City, the Birmingham Estate
hosts and supports events and activations
across the yearoffering our visitars
entertainment, immersive moments,

food and social and retail,

Including:

— Official sponsorof the Commonwealth
Games, attracting 1.8m visitors over
the event

— 220,000 visitors to the Birmingham
Carnival

— Birmingham Weekender, B-Side Hip-Haop
festival and Birmingham Pride

Unlocking our estate for generations

to come

Planning submitted for ‘Drum’ the repurposing
of 18,500m2 of farmer retail space to create
anew paradigm of city centre workplace,
incorparating the best levels of amenity and
connectivity. Allcomplementing the existing
food and sociat hub in Grand Centraland the
retail and entertainment brands Bullring

has to offer.

Martineau Galleries —with planning obtained,
we continue to work with our partnars to
deliver aworld class commercial and
residential district. Supported by outstanding
infrastructure connections and underpinned
by open, multi-use amenity and cultural
spaces, Martineau Galleries will see us
further leverage the benefit of the wider
Birmingham estate.

Further mitestones achieved with land
assembly, phasing, enabling and vacant
possession, working towards initial demolition
andsite enabling.

Harry Badham (pictured right, commenting
on Drum repurposing)

Hammerson plc Annual Report 2022

Toby Tait {pictured left)
Director, Asset Management

Chief Development and Asset Repositianing Officer
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Repositioning and
diversifying our 35 acre
prime Birmingham Estate
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CHAIR dF 'I;HE BOARD’S STATEMENT

Chair of the Board’s

Statement
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Intlation was already embeddedin the supply
chain as the UK and Europe began toemerge
from Covid-198 restrictions. Then Russia's
invasion of Ukraine in February caused
devastation to millions of Ukrainians and an
energy crisis across Europe, As governments
fought with these events, central banks
grappled with accelerating inflation, lenders
hecame more cautious, borrowers hecame
increasingly concernad and cansumers faced
acost of living crisis not seen in dacades.

Although risk levels remained elevated, the
newHammersonteam has astrong grip on the
business and has built a two-yeartrack record
of consistent operationaland financial delivery.
Today, I am pleased that Hammersonis a
better, more focused and resilient business
with a strengthened balance sheet; acore
nartfolio af city centre estates that continue
toattract the best occupiers; new ways of
working; a significantly reduced cost case; and
unexploited value in its unigue development
opportunities. The team is focused on
executing aclear strategy to deliver a path

to growth,

The retirement af Gwyn Burr and Andraw
Formica atthe conclusion of the 2022 AGM
was coveredin lastyear's annual report.
Having joined the Boardin June 2020,

Des de Beerstepped down as a Non-Executive
Director in Octaber. Des helped guide the
Company through some difficult challenges
during his time on the Board and we benefitted
from his deep experience in both retail and
capital markets. He leaves with our thanks for
his positive contribution, and we wish him well.

The Board now comprises six Non-Executive
and two Executive Directors, with an average
tenure ot 2.5 years. No further changes are
currently planned.

Our Board evaluationin 2022 was an

external review carried out by Board Alchemy.
The review of the effectiveness of the Board
and its Committees included individual
interviews with all Directors and various
regular attendees, observing a Board meeting
in June and discussing the results of the
review with the Board in October.

Hammersen plc Annual Report 2022

Robert Noel
Chair of the Board

The review concluded that the Boardis
effective. Board Alchemy made variaus
recommendations including the emphasis
given to certain topics. These have been
incorporated into our Board plantor 2023 and
progress against these recommendations will
be monitored during the year. The effectiveness i
of Directors was also within the scope of the

evaluation and I am pleased to report that

considerable progress has been made since

the last external review was undertaken in

2019, All Directors are fully engaged in offering

awide range of perspectives and relevant

skills. More information on the review can be

foundon pages 70and 71..

The Board values its diversity, I'm pleased
toreportthat 37.5% of the Board arefemale
and we exceed the target set outin the Parker
Review to have at least one director from
aminority ethinic group. Further details are
containedin the Nomination and Gavernance
Committes Reportonpages 72to 75.

Birmingham Estate, .
Birmingham
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Robert Noel
Chair of the Board

Hammerson is committed to reaching

Net Zeroby 2030. The Board is also fully
committed tothe Group’s continuing
recognition as asustainability leaderinthe
round, ensiiring the highest standards of
operational performance and corporate
governance, To achieve ouraims we need

ta maintainthe support of our occupiers,
customers, partners, the communities
affected by cur operations, our colleagues, and
ourequity and debt investors, Collectively our
stakeholders have numerous and changing
demands onthe way the business conducts
itself. We endeavour to maintain the right
balance as these demands conlinue Lo &volve,
andtotreat everyone in line with our values.

Last year we set out our response to the Task
Force an Climate-related Financial Disclosures
(TCFD}. This year we have set out our path
tobe anetzero carbon business by 2030.
Details of our plans and our sustainability
performance are set out on pages 251031,
with more detailavailable in our ESG Report
2022, whichis available on ourwebsite at
www.hammerson. com.

During the year, the Group provided assistance
tocolleaguesinresponse to the emerging cost
of living crisis. Asalary supplement was
awarded toall colleagues on annual salaries

of less than £/€60,000. This was paid in four
equalinstalments from Novemberto February
inthe UK and Ireland, and as a one-offfor
French colleagues. The Group has also made
differentiated pay awards inMarch 2023
benefitting those in lower salary bands.

Hammerson plc Annual Report 2022

Asexplainedinlast year’s annual report, the
Board continued to satisfy our REIT and SIIC
distribution requirements through offering an
enhanced scrip dividend during the year. Atthe
AGMon 28 April 2022 shareholders approved
afinal 2021 cash dividend of 0.2p per share
with an enhanced scrip option of 2p pershare,
entirely paid as a PID, and then at a General
Meeting on 25 October 2022 shareholders
approved aninterim 2072 cash dividend of
0.2p pershare, also with an enhanced scrip
option of 2p pershare.

The payments made to date have satisfiad
ourREIT and SIIC distribiition requirements
for 2022 and the Board will therefare notbe
recommending a further paymentin respect
of 2022.

As previcusly announced, the Board
anticipates recommending the reinstatement
ofacashdividend for 2023, Itis expected this
will be at least the minimum required to
continue to meet cur REIT/SIIC distribution
obligations. Further information willbe given at
the Company's half yearresults announcement.

Since the yearend, Hammerson has moved

its London head office to new, smaller offices.
Notonly does this save significant cost and
give increased flexibility, it gives us closer
proximity to key partners. It also coincides with
arefresh of the Group’s values and new ways of
working, marking a new chapterforcolleagues
who have faced up tothe challenges ofthe last
three years with stoicism and significant effort.
Twould like tothank them again for their
contribution and commitment.

The leadership team have achieved a great
dealin 25 months. Hammerson is a better
business today than it wasin 2020. The Board
is confident the strategyis theright ane—
focused on city centre estates with an
attractive development portfolio. 2023 willbe
another important year in our transformation
with the Board and executive leadershipteam
remaining laser focused on delivering tong
term value creation for all stakeholders.

Robert Noel
Chair of the Board



CHIEF EXECUTIVE’'S STATEMENT

Chief Executive’s

Statement

We have delivered another strong year

of strategic, operational, and financial
progress against a challenging economic
backdrop. At the beginning of 2022, we
could not have foreseen the extent of the
volatility of the economic and political
environment that unfolded driven by
gdeopolitical events in Ukraine, China’s zero
Covid policy, and pelitical change in the UK.

We donot yet know the full impact of the cost
of living crisis, a period of higherinflation and
interestrates, and continued supply chain
disruption. Moreover, this year highlighted

the value of sustainable sources of energy.

Our commitmentto ESG and Net Zero remaing
absolute, and we finished the year with fully
costed Net Zero Asset Plans for every flagship
assetinthe managed portfolio.

We setout aclear strategyin June 2021 and
our perforrmance in 2022 underscores our
belief that we are strongly pasitioned to deliver
attractive total returns over the medium term.
Over the last twoyears, the new managerment
team and I have focused on two key objectives:

— Simplifying the business to stabilise the
coreincomestream andtoreturnitto
underlying growth reflected in like-for-like
GRI growingin 2022 by 8%

— Starting to rebuild value in ourexisting
portfoliowhilst at the same time creating
optionality an how we unlock the deep
developmentvalue in our portfolio

We will continue to be disciplined allocators
of capitaland select the best returns for
shareholders, mindiut of our own cost of
capital and all options for capital deployment
including debt retirement, and distributions
far sharehotders.

Despite this uncertain and volatile backdrop,
we have baen disciplined in the execution
againstthese objectives focusing on what
we can control. Our operational and financial
performance is proof positive that our
strategy is working:

— We areenlivening and reinvigorating our
assets by introducing new occupiers,
uses and concepts. In recognition of the
importance of placemaking, we attracted
aseniorleaderin a newly-created role who
has already broughtan increased ermphasis
on commercialisation, marketing, and
advertising to create exceptonal spaces
for our customers and occupiers. We are
actively repurposing our destinations and
creating a sense of place that brings people
and experiencestogether

Hammersan plc Annual Report 2022

Rita-Rose Gagné
Chief Executive

— Wesigned 317 leases representing £45m
of headline rent{£25m atourshare)
demonstrating the aftractiveness of our
destinations and the continued flight to
quality by occupiers

— We have re-aligned the organisation to
be asset-centric, more agile and focused
an occupiers and customers, Therapid
progress on the re-set of cur operational
madel delivered a 17% reduction in gross
administration costs. We have already
taken steps that will deliver further
efficiency gainsin 2023 and 2024

— We have continued to strategically refocus
the portfolio on city centre destinations
and to simplify our portfolio, disposing of
£628m of non-core assets since the start
of 2021

— Qurresulting financial positionis stable,
with netdebtdown 4% to £1,732m,
headline LTV 39% and fully proportionatly
consolidated LTV 47%. Our netdebtio
EBITDA improvedto 10.4x from 13.4xin
2021. We have ample liquidity in cash and
undrawn commitied facilities of cE1bn

— Underpinning all this progress, we are
evolving to a sustainable high-performance
culture, with increased focus on training
and talent development



Bullring, '. -
Birmingham

Adjusted earnings were up 60% to £105m
reflecting a strong cperating performance
across the board.

Like-for-like GRI increased 8% tollowing two
strong years of leasing performance, and
reduced vacancy resulting insome leasing
tension returning in our destinations.
Significant improvements in collections
performance, and the growth in GRI resultedin
like-for-like NRI improving 29% year-on-year.

Tn 2021 we committed toreduce our gross
administration costs by 15-20% by 2023
which we have already delivered with a 17%
reduction year-on year. There are more
efficiencies to come from the digitalisation
of ourbusiness.

Deleveraging remains an important priority
andin 2022, we generated gross proceeds of
£195m from the disposal of non-core assets,
resulting in reducedfinance costs. There was,
however, a lack of liquidity in investment
markets in the second half of the year. We have
refinanced RCFs and redeemed the remaining
2023 eurohonds.

Qurfinancial positionis stable. Net debtwas
£567m lower, reflecting disposals completed
during the year. Headline LTV was unchanged
at 39%, while fully proportionally consolidated
LTV, including the Group’s proportionate share
of Value Retail debt was 47% (2021: 46%).
Net debt to EBITDA was 10.4x down from
13.4xin 2021, reflecting both lower debt

and theimproved earnings perfermance.

EPRANTAwas £2,634mat 31 December
2022 (2021: £2,840m), adecline of 7%
year-on-year, predoaminantly due tothe
impact of market wide yield expansion and
ERV decline on property valuaticns, reflecting
higher base interest rates inthe second half.

Overall, the Group recorded an IFRS loss
af £164m {2021: £429m loss), largely due
toa £282mrevaluation deficit, of which
96% wasin Q4.

..... S OE LI R T DAY

The quality of our destinations and our
stronger asset-centric focus means that
footfall and sales in our destinations continue

to exceed national averages.

Hammerson plc Annual Report 2022

During 2022 we saw a sustained recovery
infootfall and sales performance. Footfall for
the whole of 2022 was 39% up year-on-year
{UK+41%, France +36% andIreland +35%),
and finished the year at around 90% of 2019
levels. Footfallrecovered steadily throughout
the year with the Group secing an 1196 paint
improvement between January and
December. Onthe ground activity remains
robust with strong footfall, sales and leasing
trends continuing into the first few months

of 2023.

Sales recavered strongly as consumers are
shopping less frequently but visiting our
dostinations with mare purpose, also avoiding
increasingly expensive delivery and return
costs charged by online retailers. The
improvernent instore like-for-like performance
alsoillustrates fewer better performing
retailers reflective of ourshift away from
reliance on legacyfashion to abroader mix

of best-in-class retail, food and social, services
and leisure. Overall, like-for-like turnaver
rents for 2022 were up 111% year-on-year,
totallike-for-like sales were up double digit
year-on-year, and+3%vs. 2019,

Qur core portfoliois well positioned to benefit
from the increasing polarisation inthe market
and the flight to guality. Vacancy levels remain
low across our assets with the UK and France
at4%andIreland atonly 2%. We are
beginningto see leasingtension return inthe
core portiolio, Having some vacant space
allows us totrial new concepts as well as
inttiate our longer term strategic plans to make
ourdestinations more relevant to evolving
customer behaviour and spend.

Rent collections, both interms of overall
proportion collected and pace after the due
date have continued toimprove astrading
narmalised post the pandemic. As at February
2023, 2022 Group collections were 95%,
with the UK and Ireland largaly back to
pre-pandemic norms and France slightly
behind, For Q1 2023, Group rent collections
were 90%. This compares with 0% for 20271
and 83%for Q1 2022 atthis time last year.

Wl B ol

Value Retail saw the performance of the
Villages recover close to pre-pandemic levels.
Brand salesincreased by 34% year-on-year
andweraonly 5% lower than 2019 levels.
Footfall across the Villages was resilient;
down only 9% on 2019. Spend per visit
increased by 5% on 2019 following improved
digital marketing of domestic high networth
customers, Value Retail expects to benefit
fromthe return of the international traveller
in 2023. These trends continue into 2023.
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Rita-Rose Gagné
Chief Executive

Overall, Value Retail signed 332 leases during
the year, showcasingthe atiractiveness of the
premium outlet sectar. Occupancy for the
yearwas at 34%. There have been 96 new
openingsin 2022; Dolce & Gabbana opened
theirfifth Value Retail store in Las Rozas,
Christian Louboutin opened a new store at

La Valiée and Cecconi's apened at Bicester.

The Group's share of adjusted earnings were
£27.4m,up72%0n2021. GRI has increased
due to the recovery of turnover rents from

12 months of full trading. At 31 December
2022, the Group's interest in Value Retail's
property portfolio wasc£1.9bnand the net
assets were £1.2bn; the difference s
principalty due to £0.7bn of net secured debt
within the Villages which is non-recourse to
the Group. Value Retail also successfully
refinanced over £1bn of debt facilities
principally in relation to La Vallée and Bicester.
The average LTV across the Villages is 36%.

Nearterm

Whilst we ramain very mindful of the uncertain
macroeconamic outlock, we have a strong
operational gnp on the businass and are
targeting afurther 20% reduction in gross
administration costs by the end of 2024, and
to complete the £500m disposal programme
by the end of the year. We have strong
momentumand are well placed to deliver
anotheryearof robustunderlying eamings
and cashflow and anticipate areturn ta cash
dividends during the year.
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Medium term

Best-in-class occupiers recognise the
importance of city centre locations and the
symibiotic nature of their physical and ontine
channels, andwe are working in partnership
to deliver our proposition to this new reality.
Thisintegrated experience is the Hammerson
offering and will continue to attract the very
bestoccupiers during the ongoing flight to
guality. We are weill placed to benefit from
these trends. Rents and rates have been
largely re-based, vacancyis tight, and we have
long term certainty in our lease expiry, and
attractive yields in our managed portfolio,
that offer the potential to deliver attractive
rotat returns,

QOurunigue development oppartunities provide
adistinctive apportunity to create furthervalue
by bringing a broader mix of uses to the existing
estate through integrat and complementary
repurposing and development which will
enhance the proposition of the whole estate.
Meanwhile, we will also create option value

on stand alone projects,

We have a strong platform and over the
mediurm term we see multiple opportunities
to continue to unlock deep vaiue.
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We own city centre flagship destinations and
adjacentland around which we canreshape
entire neighbourhoods. Our strategy
recognises Lhie urngue position thatwa have
inour urban locations and the oppaortunities
to leverage our experience and capabilities
to create and manage exceptional city centre
destinations that realise value for allour
stakeholders, connects our communities
and delivers a positive impact for generations
tocome.

QOuraimissimple and clear—tochart a path
to growth that delivers total returns for
sharehotders through consistent execution
against our strategic goals:

— Reinvigorate our assets
— Accelerate development
- Createan agile platform

— Deliverasustainable and resilient
capital structure

Underpinning aur strategy is aur commitment
to ESG. We refreshed our strategy in the first
half of 2022 to demonstrate our commitment
toNet Zeroby 2030 todeliver benefits to our
stakeholders, including comprehensive asset
by asset plans to achieve our commitments.

We have made significant progress towards
allour goals as follows:

The quality and location of our assetsis a

key source of competitive advantage for
Hammerson, We have some of the best assets
inthe very best prime city centre catchments
andtranspartation hubs, and, due to the strong
ties we have in the communities in which we
operate, supportive local authorities.

There are both nearand medium term
opportunities to grow income through the
repositioning af our assets. For example we
see opportunities to re-purpose department
stores for bothretall, experience and multi-use
such asresidential or office use which willin
turn benefit the whole destination. Under-
utilised space can also be re-purposedfor
alternative uses with new income streams
suchas creating new and engaging spaces,
with a greater focus on placemakinganda
fresh approach to marketing and reach into
social media channels, and attracting new
occupiers and services. Our city centre
locations are also attractive focal points for
click and collect and last mile logistics.

1n 2022, it wasimportant to build on the
mamentum fromthe strong performance in
2021 anditwas gratifying to see the strategy
inaction with 317 leases signed in 2022,

2% more than 2021 excluding disposals.
Invalueterms we secured £45m by value
{£25matourshare) up 10% on a like-for-like
basis and our strongest leasing performance
since 2018,

For principal deals, headline rentwas 349
above previous passing rent, equatingto
additional passingrentof £5.5m. Net effective
rentdeals were 2% above ERV.

We continue to pursue aleasing policy to
diversify our mix, with non-fashion and
services accounting for 32%, and restaurant,
food and social 21%. Best-in-class and
exciting new cancepts in fashion remains core
to our offerand demanded by customers,
accounting for the balance, a high proportion
of which were renewals including new
concepts and experiences,

Shert term leasing of less than one year
(2022:74 deals) remains important tomaintain
vibrancy, trial new concepts, mitigate annual
void costs of £2mand allow time to secure
langerterm deals with the best occupierfar
agivenunit.

Placemaking not only continues to enliven
space andenhance the experience for
customers and occupiers, but also contributes
meaningfullyinits own right. Ourresulting
commergialisationincomeisup13%ona
like-for-like basts. Indeed, as we look forward
toan occupational market with a greater
technological and social media integration
inourspaces, we are moving from astage

of stabilisation and initial reinvigeration

ofthe assets to onewhere thefocus switches
toa greateremphasis on experience,

more focused and sophisticated marketing
and advertising, and completing our

planned repurposing.

We have continued to engage with major
occupiers at a portfolio level, resetting and
growing key relationships with those we see
as key forthe future of cur destinations,
Forexample:

— Wehave re-geared four Apple stores across
the portfolio, bringing in new concepts, with
afurther two under discussion

— We have secured new deals, renewals and
expansions with Inditex and H&M, and key
upsizes with JD Sports

— Wehave signed two new Nike concepts into
Bullring (Rise) and Dundrum (Live)

— We have secured renewals with key footfall

and income drivers such as Indigo and
Monoprix in Les Terrasses du Port
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We continue to bring ather new occupiers and
the newest concepts into the pertfolio, such as
Lane 7 bowling at Bullring, Reserved at Brent
Cross, the first Watches of Switzerland in
Ireland at Dundrum, and VR Sandbox on the
Birmingham Estate, driving vibrancy, footfall
and new revenueslreams,

Atthe same time, we incubated digitally native
brands into white-boxed and permanent units
across the portfoli, including further openings
for Gym & Coffeein Ireland, La Coque
Frangaisein our Colab projectin France, and
Kick Gametaking permanent space at Bullring.

Commercialisation and placemaking often
gohandin hand boosting foctfall and revenues
for accupiers, and enhancing the customer
experience. Itis worth highlightingin particular:

— Pop-ups acrossthe portfolio with key
brands from diverse sub-sectors including;:
Barclays, Costa, Polestar, Dyson and Armani

— The Commonwealth Games with events
and pop-ups across the Birmingham Estate
which attracted an estimatead television
audienceinthe hundreds of millions and
footfall over the 11 weeks of the games
of 1.8m

— Qursupercarweekend in Dundrum
attracting more than 30% additional footfall

— Les Cabanons des Terrasses during the
summerin Marseille

— Qurusualstellar roster of seasonal outdoor
bars and restaurants

We shifted our approach to marketing,
switching agencies and usingour spendina
more focused and higher-returning manner,
generating a significantimprovement in
impressions and engagement fromour
customers, specifically:

— Agreaterfocus ondigital marketing over
traditional channels (75% of spendinQ4),
inciuding trials with TikTok and Snap Chat
farthe firsttime

— Shifting our marketing away from general
brand awareness to leveraging our data to
target more catchment specific marketing

— Bringing awareness of the local offer at
ourassets

— Warkingwith local influencers and
celebrities to build and enhance our
brand equity



CHIEF EXECUTIVE’S STATEMENT continued

Interms of the repurpcsing of department
stores, we successfully completed the
repurposing of the former House of Fraserunit
in Dundrum to Brown Thomas and Penneys,
with the backfill of the latter affording the
opportunity tabring Dunnes Stores into
Dundrum for the first time. In the UK, we have
completed the feasibility studies and submitted
aplanning application foramajor repurposing
of former retail space, predominantly
department store, at New Street Station,
Birmingham, to creatc an amenity rich
workspace-led proposal, ‘Drumm’, directly
served hy the UK's most connected rail station.

AtBulining, work continues onthe repurposing
of the former Debenhams unitand we are
excited to hand over to our new occupiers —
TOCASocialand Marks & Spencer—laterthis
vear. Moreover, this project kickstarted the
regeneration of this end of the scheme and
underpinnadaflurry of leasing dermand
in2022.

In Reading, we have worked with the local
councilto submit a planning application for the
major regeneration of the eastern quarter of
The Oracle; to demolish obsolete department
store space, and develop around 450 rental
apartments alengside renewed landscaping
and commercial uses. At the same time, this
will densify the core retail, restaurant, food
and social pitch alongthe riverside into aur
existing scheme.

In France, we completedthe 34,000m7
extension in Les 3 Fontaines, with newunits
fora selection of majar international brands
inctuding Lego, Lacoste, Rituals, Inditexand
H&M. As part of the broader repositioning of
the asset, we brought in a florist, bakery and
improved restaurant and food options ta the
adjacent Rue des Galeries, elevating the tone
of this impoartant thoroughfare into our asset.
We continue o investigate the potentialto
complete afinal phase of the redevelopmeant
andbringin a major new retai! offer,

Finally in Dundrum, we have broughtin
alternative uses with the construction of

The Ironwarks, a 122 unit residential
development, the first ofits kind on the
Durdrum Estate and a major proof of concept
for the future of the wider Dundrum Estate.

Toacknowledde the breagth of the
sustainability agenda, we have realigned
ourstrategy to Environmental, Social and
Gavernance. Interms of the Environmental,
ourcommitment to Net Zero by 20301is
absalute, andwe achieved a 12% reduction
inlike-for-like emissions in 2022. Duringthe
year we investedin an independent
assessment of our assets to align to the Paris
agreement. We developed detailed asset-level
plans with a clearly defined pathway to Net
Zero, with an interim stage at 2025, aligned
with the targets for our sustainability-linked
hondissuedin 2021. These plans are fully
costed as part of the Group's annual business
planning process, with total expenditure over
the period to 2028 of under £40m on the
current asset base. During 2022 we alse
delivered arange of projects from EV charging,
upgraded lighting and property management
systems to PV arrays on our assets.

Tomatch our asset-centric aparating mode!,
we revised ourapproach to Social with a new
Board-approved strategy that determined that
allsocial value activities would deliver for our
local communities, acknowledging that each
community in which we operate and support
has diverse and specific needs, During the
year, the Group provided assistance to
colleagues inresponse to the emerging cost of
living crisis. A satary supplement was awardad
toallcolleagues on annual salaries of [ess than
£/£€60,000. The Group has also made
differentiated pay awards in March 2023
benefitting those in lower salary bands. As well
asrealising savings, the move of the head office
to Marble Arch House aligned with a refresh of
the Group's valuesand approach to ways of
working, which was well received by colleagues.

Rita-Rose Gagné
Chief Executive
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Interms of Governance, we revised our
structures with the ambitionto operateina
more diligent way, with allelements of ESG
embedded across the business. Acentral part
ofthis is recognition that Diversity, Equality and
Inclusionis more than a box ticking exercise,
but rather encourages ways of working that
foster better decision-making processes
through inclusion and open dialogue. Valuing,
this, itis pleasing to report that our senior-
rnanagement spansared Affinity Groups
continue to attract broad engagement across
the Group. We recognise that evolvingand
impraving our Govarnance structures will
remain afocus for Hammerson.

Our strategy is to accelerate the development
of the land and opportunities we own inthe
centre of some of Europe’s highest growth and
most exciting cities, particularly in and around
London, Birmingham, Bristol and Dublin.

Overthelast 12 manths, we have further
segmented our development opportunities
between those that are integral to our existing
assets such as departmernit store repurposing;
those that are complementary to our existing
destinations and the developrment of which
will benefit the whole estate; and those that
stand-alone.

Qurimmediate focus has been on progressing
ourintegral opportunities such as The Tronworks
in Dundrum and Grand Central repurpesing in
Birmingham. In addition, we have a broad
pipeline of complementary cpportunities;
which are projects adjacent orin close
proximity to our existing assets and which have
potentialtoincrease our scale and critical
mass and unlock development returns, as well
asfurther halo and diversification effect onthe
retained estate.

Finally, we own valuable development
opportunities in key cities that are stand-alone
from our current estates, but which have the
strength of location and potential scate to
create critical mass and returns of their own.
Inthe nearterm we remain focused on capital
lightinitiatives to unlock value and generate
cptionality to take developments forward,
topatentially bring in relevant partners with
sectoral expertise oraligned capital, orto
seekliguidity and focus on those projects

with the highest returns and impact on our
retained estate.



AtDublin Central, we have receivedfurther
planning consents, which endorse our
proposals to regenerate thisimportant site
and have begun discussions with potential
operators and cccupiers as part of plans to
commence the irst phases uf develuprnent.
We have also continued to work with Transport
forIreland to integrate a new metro station
withinthe site.

At Martineau Galleries, part of the wider
Birmingham Estate, we have continuedto
waork with Birmingham City Counciland the
West Midlands Combined Authority tofinalise
details forthe scheme and preparefor the
first phases of demolition and development
adjacent to the new Curzon Street HS2 station
and the new tram connections.

At Brent Cross, we are working with the London
Borough of Barnet to develop a holistic brief for
long term regeneration, which includes inthe
short termreactivating the surrounding land
for complementary uses that support the asset
and local customer and will integrate with local
infrastructure and the development of Brent
Cross Town.

In Dundrum Phase II, we have submitted a
planning application for nearly 900 residential
apartments alongside other new town centre
uses and transport connections.

[r Bristol, we have been engaged with the City
Council as they develop their post Covid city
centre development strategy and we have
started to explore the potential uses and
phasing of development on our land holdings,
potentially toinclude residential, student,
office and life science uses alongside
additional customerfacing city centre uses.

Turning to ourstand alone projects, in the UK
we signed the s106 agreement for Bishopsgate
Goodsyard, which has allowed usto commence
the next stages of design, enabling and
marketing for this development working with
our partner Ballymore taset up the project
management and delivery. In Leeds we are
progressing the master planning process for
ourremaining ¢.10 acres ofland and
considering our next steps.

Improving and right sizing our platform, and
creating more agile, responsive and efficient
ways of working remains a priority. We took
earlyaction in 2021 and in the first half of
2022, shifting from a top-heavy, geographically
oriented and siloed organisationtoa
simplified, asset-centric operating model,

Asaresult, we achieved a 17% year-on-year
reduction in gross administration costsin
2022, achieving our initial target of 2 15—20%
reduction by 2023,

We have talken fiirther steps including more
efficient ways of working, increasing speed of
leasing, collections and prompt payments to
oursuppliers, and the cansolidation of our
property management suppliers in the UK,
which formally started in February 2023, At
the sametime, we continue toimplement
more integrated, connected, and automated
systemsto drive furtherefficiency.

Necessarily, the actions we have taken over the
last two years have resulted in a reduction of
headcount, down 42%since 2019, and 25%
year-on-year. We have not beenimmungtothe
challenges of navigating hybrid working, the
‘Great Resign’ and pressures from an increase
in cost of living, and indeed we saw higher
vaoluntary colleague turnover during the year.
We continue tainvestin and promote key
talent for the future, however, most notably this
yearin leasing, asset management, ESG and
placemaking and marketing. Overall, we are
targeting a further 20% reductionin gross
administration costs by the end of 2024,

We have also made some progressin
simplifying our assetstructures. For example,
we were delighted to expand our partnership
in Birmingham with CPPIR, forming a new
50/50jointventure at Bullring in the second
half of the year, following theiracquisition of
Nuveen’s onethird stake, There is more to do.

We have continued to re-align our portfolio
through a discipiined programme of disposals
of non-core assets, re-focusing the Group on
acore portfolio of prime city centre estates,
reducing indebtedness and generating
capital forredeployment into care assets

and developments.

Generating total gross proceeds of £195m,
we completed the sale of Victoriafor £120m
and our 509 share of Silverburnfor £70m,
plus other non-core land. Net debtreduced by
49610 £1.7bn. The Group remains committed
tototal disposal proceeds of c.£500m over
2022 and 2023. Ourtrackrecord of executing
£628mofsales inthe lasttwoyearsin
challenging conditions and the attractiveness
of our assets gives us confidence we will
deliver this target.
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We refinanced £820m of expiring RCFs inlate
Aprilinto anew £463mfacilityona3+1+1
maturity with asmaller group of banks reducing
cost. In December, we redeemed the remaining
£236mof the 2023 eurobond at par.

In addition, we completed the triennial review
of the defined benefit pension plan and moved
toafull buy-in basis completed on 9 December
2022 with £nilcontribution from the Company,
a£2msurplus, and thereduction of the
£120rm Hammerson plc guarantee, to £10m.

We remain committed toan IG credit rating.

1 am pleased toreport that Fitch reaffirmed
ourrating and revised our outlook to stable in
May, as did Moody’s also with a stable outlook
in December,

At 31 December 2022, the Group had liguidity
of £1.0bnin the form of cash balances
{£0.3bn) and undrawn committed RCFs of
£0.7bn, and had no significant unsecured
refinancing requirements until 2025 not
covered by existing cash.

As evidenced above, asignificant amount of
change hastaken place over the last two years,
butthere is moreto do. Delivering that change
whilst progressing our strategic, operational
andfinancial KPIs againsta challenging
backdrop is atestament to the strength of the
rmanagement team, the Board and the support
of all our stakeholders, Tam sincerely grateful,

In early January, we moved to a new head
office in Marhle Arch, marking areset. Itisa
rmore efficient and collaborative space, and
more reflective of who we are today. We are
well positioned to centinue to deliver another
year of progress, and more agile to tackle
challenges and capture opportunities that
times like these offer.

Rita-Rose Gagné
Chiet Executive
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MARKET OVERVIEW

Market Overview

Hammerson is weil placed in affluent People are visiting city centres for amultitude of reasons including business, leisure, shopping and socialising.
cities with young, fast-growing We are well positioned to capitalise on the following trends:

populations. These cities are all major

nationaland international transport

hubs with leading universities. Consumers are increasingly looking for a convenient and frictionless experience as the lines between wark, life and
leisure becaome blurred:

Prulpsedi et i — 729% of office workers anticipate their future being hybiid. Warkers are now visiting the office less frequently but
AllHammerson developrient use the space for collaboration and will combine a visit with social activities. When workers do come to the office,
locations are expectedto see their spend is up by 15%vs. pre Covid-19*
GDF grow by ¢.15% inthe next . . )
decaie, witﬁ London, Dublin and ~ 64% of shoppers say they enfoy hybrid shopping, where they can buy products ontine aswell as instore?
Reading set to grow their GDP — F&D andleisureis becoming alarger part of discretionary spend as people priortise socialising and experiences
by c.20% aver awning things — accounting far 15% of monthly spend inlate 20227

) ) o — Flexible renting is increasingly popular as young professionals follaw a digitally namadic career pathy, with the
Landon, Dublin, Bristal, Birmingham number of completed BTR units tripling over the last five years and 50% of GenZ planning to mave in the next
and Southarnpton are expected to two years®
seelarge population growth by 2032:
London 8%, Dublin 7% and 5% for B T
Bristal, Birmirgham and Southampton. Office, retail, hospitality and residential formats are all evolving in line with changing consumer demands and

) o technological innovations:
223;?;S\rg:;l:gﬁi:vzcgmethan ~ Officesarc blending with social spaces (WeWork, Greenspace), Retail is blending with leisure (Southside),
50% of their population under Hospitality is blending with meeting spaces (Brewdog), and Residential is blending with lifestyle & wellness
! . {Quintain)

34 yearsold, withall our othercities )
over 40%. ~ City centres bring together peaple and the latest technology to create smart, seamless and more sustainable

environments &.g. 5Gand HS2

Londan, Paris and Dublin are the top
3 majorcities forinward investment
in Europe, with Bristol and Reading
featuring asleading smatl towns and
clities far attracting inward

Energy generation and sustainable building practices will become mare important as we strive towards net zero.
Occupiers willwant to be in locations that reflect their ethics and help them meet thewr ESG targets:

&5% of accupiers say that demand far sustainable buildings has risen since 20215

'

investment. — Glohally, 34% of occupiers have green leases, with a further 40% planning to sign by 2025¢

We continue o benefit irom major - 64%of consumers are more likely post-pandemic to choose abrand based ontheir ethics and sustainability*
infrastructure and imward investment — 61%of people consider travel, sustainatility and environmental factors when shopping, and two thirds of people
projects into cities: are likely to seek local brands!

— Birmingham: HS2 — 60% of GenZ say usingindependent shops and restaurants makes them feel part of their community?

— Marseille: Medusa Project
{superfastdatainterconnection)

i B RN

Bristol: Brab Park By 2020, upto 50% of clothing bought online was being returned, costing businesses around £7bn every year®,

~ Bnstol: Brabazan ~ar Asaresult, brands like Zara, Uniglo and Next now all charge for enline returns, unless acustomer returns to a stare.
Neighbourhood

- Dublin: City Edge urbanexpansian Robots and drones are set toimprove logistics and operations. The European delivery robot market is estimated

to grow morethan 20% CAGR from 2023 to 2032°.
Allaur assets are graded B+ and
above by the investment market. The Lot e
Bullring, Dundrum and Les Terrasses Leisure spend continues to grow as we move to prioritising physical and mentalwellbaing. 59% of peaple in Britain

du Port being netable as A+ centres. agree that aleisure activity helps them escape from their daily routine?®.
Our flagship destinati i — Retail environments have animpartant role to play in the discovery and advice around wellness products
ur flagship destinations are easily (healih, fiiness, sleep, appearance, nutrition, mindfulness)

accessible to 25m people. ) . ) . L
~ Theweliness industry is currently growing at . 5-10% p.a. 79% of peaple believe that welinessis important,

and 4 2% consider it atop prionty!t

— When purchasinga product or a service 66% of consumers are influenced by how a praduct ar service impacts
their health and wellbeing, more sothan ease and affardability?

— Over 40% of consumers feel they become more loyal to brands after attending their events and experiences ™

— Over450,000m? has been lost from department stores since 2017 in the UK3, creating opportunities for
repurposing towards leisure and wellness

Sources: Sources:
Oxtord Economics, GreenStreet =CACI, ? Bazaarvoice, * Savills, *Knight Frank, > RICS, ° JLL, ? The Property Marketing Strategists
Properties Mall rankings 2022 EKPMG, ? Yahoo Finance, 2 Mintel, * McKinsey, 1 Globat Data, 2 Event Track



Asset prices are expected to stabilise in 2023, inflation and interest
rates areforecastto ease helping to drive investment into the
market. Economically, low unemployment with corporate lending
remaining disciplined should also support investment.

Assetsin prime locaticns, with strong ESG credentials will continue
tobe the most attractive with the best retait locaticns aiso
benefiting from this flight to quality. Increased investor demand
combined with easier lending against prime assets mean that the
spread between prime and secondary yields is likely toincrease,
with secondary assets potentially repricing to levels which become
economical to be upgraded or converted.

Clearlong term megatrends around ESG, demographics and
technology should mean investors stay focused

Inthe short term emerging sectors with strong demand such as
student accommodation, residential build torent, life sciences,
healthcare and data centres are expected to perform strongly.
The UK real estate outlook is underpinned by currency benefits,
relatively attractive yields and its safe haven reputation.

[T

The French market is expected to remain resilient especially inthe

Paris region, A combination of relative economic stability and a

strong domestic investor base who understand the market well

means that France enjoys astable real-estate market.

Treland’s position as a global corporate headaquarters means that

strong demand remainsfor prime office, industrial and residential.

[RCIE DY TS BATLIUR S A S

Digital transformation of the property industry —top proptech

trends forthe next year:

— Real-time, granular data easily accessed hy owners and
occupiers through Internet of Things

— ESG practices: sensors to monitor air quality, auto-dim lights,
energy-usage monitoring

- Predictive maintenance: intelligent buildings that can use
datatoimprove energy efficiency, detect water leaks and
improve security

Sources:
JLL, Knight Frank, CBRE

Cabhot Circus,
Bristol
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OURBUSINESS MODEL

Our Business Model

L ‘? ,‘? I ; g0
We create outstanding experiences
in unique city locations.

How we create value !

1

walue of our
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The value we create for our stakeholders

cupiers
We deliver best-in-class destinations through vibrant and
exciting placemaking and industry leading data and analytics
that attract high footfall and allows our occupiers to be successful

2 e

We create outstanding experiencesin unique city locations
that exceed the changing needs of our customers

Growing top line
Cost management
Increased underlying earnings
High cash conversion

We promote an environment where colleagues can realise their
full potential

Cormmunities

We create better places for our communitiesin which we
operate through improved infrastructure, sustainable buildings,
exemplary placemaking, local employment and events

Create optignality for
our development
opportunities and the
wider portfolio : We create partnerships with our debt investors, suppliers,
; locat authorities and communities based on collaboration where

~De-risking each partner benefits from the relationship

-~ Underwriting
- Unlacking value

We aim to generate attractive returns for our investors over
the long term. We ensure a sustainable capital structure,
maintaining our investment grade credit rating
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OURSTRATEGY AND KPIS

Our Strategy and KPIs

Our clearly defined strategy is focused
on delivering a path to growth, from
repositioning our assets, delivering
exceptional placemaking and unlocking
value by accelerating development.

Ourstrategy is executed through astrong set
of values, clear KPIs and accountahility, an
optimised asset-centric operating modeland
talented people, with a clear commitment to
grow inthe right way for our communities and
our ptanet. We will continue to investin our
digital capahbilities to leverage technology to
predictand meetthe business nceds for now
and the future.

QOverthe long term, with disciplined execution,
we can unlock value by accelerating
development opportunities within our portfolio.
This will drive sustained growthin cash flows
andtotal returns, which can be crystallised and
reinvested in our business, starting the cycle
again. This canonly be delivered thraugh an
agile, collaborative, high performance culture
that retains and attracts the best peopleand
embraces opportunities to positively impact
the communities in which we operate.
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Reinvigorate
our assets

JESR—

Adjusted earnings increased by 60% to £105m

— Impraved occupancy across portfolio (UK 96%, France 96%,

Ireland 58%)

Sustained footfall recovery to around 90% of 2019 levels
Collectionrates back to 95%

Leasing highlights:

— Strong leasing volumes with 317 deals signed

— £25.4m leasing by value {at our share)

— Improved mix through leasing with 53% of 2022 leases
non-fashicn

— Revised leasing policy and delegation of authority and
simplified leasing process

— Secured key occupiers with portfolio deals e.g. Watches of
Switzerland, H&M and Apple

— Introduced new brands e g. signed leisure operators Lane 7
at Birmingham Estate, signed new Rise Nike conceptinto
Bullring, Reserved at Brent Cross and EL&N at Buliring

— Secured keytenants e.g, Zara at Westquay, H&M at
Cabot Circus

— Launched partnershipwith SOOK in Westquay and
Bullring providing a turnkey flexible pop-up space to bring
in new brands

Redevelopment and repurposing:

— Department stare repurposing e.g. Penneys, Brown Thomas
and Dunnes in Dundrum

— Progressed big box repurposing e.g. final stages of works to
bring M&S and TOCA into former Debenhams in Builring

— Completed recladding works of external fascia of Selfridges at
Bullring, and Eclipse at Cabot Circus

— Major extension of Les 3 Fontaines opened in March, creating
amulti-use destination inthe heart of Cergy

— Engaged with architects to develop Quakers Friars in Bristol
into anexciting F&B led quarter

Sustainability;

— Progressed projects in line with our corporate ESG agenda
e.g. LEDlight installation at Brent Cross car park, EV charging
inBullring

— Net Zero Plans developed for all destinations and integrated
into the 2023 business plans totransition to Net Zero by 2030

— Trialled ESG innovations toimprove operational and energy
efficiency through building management software

— Retained EPRA Gold Standard

— Community engagement activity at all assets engaging 8,641
individuals through a range of projects and inftiatives

— Cross portfolio partnerships with charities and organisations
such as LandAid, Crisis, Mind and Movember

Placemaking:

— Curated new content, working with influencers and celebrities
to build brand equity. Launched channels on TikTak and
Snapchat for the first time.

— Elevated events programme e.g. Official provider for
Birmingham 2022 Cammonwealth games, Skate Park
and Jobs Fair at Cabot Circus, Supercar event at Dundrum,
Ice Rink at Westguay
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Shift focus from stabilisation and reinvigoration to
placemaking and repurposing

High leasing momentum to further reduce low vacancy
levels, renew key occupiers and bring in new and
relevant brands

Caontinue to attract and develop new occupiers through
long term deals and pop-ups

Complete repurposing of former Debenhams unitin
Buttring with M&S and opening of new leisure offer TOCA

Further leverage SOOK partnership to bring in new brands
Monetising previously non-income generating space

e.g. Garden Centre and Tesla customer collection hubin
Brent Cross

Furtherimprovements to Brent Cross placemaking via
landscaping projects

Detiver calendar of super events to delight visitors and
leverage partnerships

Deliver Net Zero Asset Plans to contribute toenergy
reduction and continue our transition to Net Zero by 2030
New revenue streams from use of data and innovation
Build on social value programme to deliver initiatives
which support the local communities inwhich we operate



CUR STRATEGYAND KPIS continued

Accelerate
development

&

Createan
agile platform

®

Delivera
sustainahble

and resilient
capital structure

— Repurposing:

— Completedfeasibility studies and developed plans for major
repurposing at Grand Central

— Submitted planning applicationfor the major regeneration of
The Oracle in Readingincluding 449 rental apartments and
8,700 m” of reconfigured retail, entertainmant and workspace

— Construction started on The Ironworks, Dundrum, with 122
homes, co-working space and on site gym

— Successfulopening of Les 3 Fantaines (Phase II) extension
inMarch 2022

Land promation:

— Planning applicaticns approved and further planning
applications submitted as partof 5.5 acre regeneration
of landmark O'Connell Street site in Dublin Central

— Planning application submitted for ¢.200 homes, public
square, retail, F&B and créche at Dundrum Village across
b acre site

— Marketengagement process for 1,100 + homes for Leeds
Eastgate launched in September

~— Bishopsgate Goodsyard section 106 agreement, which
enabled next stages of design, enabling and marketing

Investment in peopte management, development and talent
attraction

Simnplified property management supply chaininto consolidation
ofsuppliers

Increased colleague engagement with GEC sponsored affinity
groups established to suppart diversity and inclusion

New asset-centric team structures and authorities, combined
with better use of data and analytics

Delivered 17% cost reduction year-on-year since 2019 and
have taken further steps that will provide further efficiency gains
in2023

Broughtin new talent, teams, ways of working, with focus on
placemaking and marketing, asset managementand leasing
New Chief People Officer appointed in February

New General Counsel and Company Secretary appointed in May

1T Iransformation programme provided foundational support
to business transformation delivery

Delivered ‘Cloud First' initiatives ta support future enterprise
integrations with speed and aglity

Net debt reduced by £67m

1G Credit Rating reatfirmed —Moaody's oullook improved from
negalive to stable in February 2022 and review updated in
December 2022, Fitch outlook improved from negative to stable
inMay 2022

£628mdisposals of non- core assets and French minority
interests exchanged or contracted since start of 2021,
strengthening the balance sheetwith £195m completed in 2022
Balance of disposals (£300m targeted by the end of 2023) for
debtreductionand new investment

Atotal of £820m maturing RCFs, maturing in 2023 and 2024,
refinanced withanew £463m RCFmaturing 2025 (3-1+1 year),
resultingin interest cost savings of £0.8m p.a.

Atotalequivalent of £149m RCFs extended by one year to anew
maturitydate in 2025

Redeemned remaining €236m bond rmaturing 2023 and repaid
£42m of private placement notes

No significant unsecured maturities until 2025 not covered by
existingcash

Deployed capital into the existing portfolic ~ repositioning,
consolidating, accelerating development — to balance earnings
and NTA dilution from disposals
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— Planning permission to transform Grand Central into
‘Drum’, an amenity rich, workplace led proposal, directly
served by the UK's most connected rail station submitted
January 2023

— Progressintegralopportunities through residential
developments in Reading and The Ironworks in Dundrum

— Bishopsgate Goodsyard progressing design, enabling
works and marketing, working with our partner Ballymore

— Discuss with potential operators and occupiers as part of
plans to commence the first phases of development at
Dublin Central

— With planning consent obtained will continue working
closelywith all partnersto detiver a world class
comrmercial and residential district to enhance the
city centre atMartineau Galleries

— Continueto assess the potential for the final phase
of redevelopment at Les 3 Fontaines

— Workingwith the local council to develop a long term

holistic regeneration at Brent Cross which willintegrate
with the development of Brent Cross village

— Progress master planning process for c.10 acres of land
inLeedscity centre

— Targeting a further 20% reductionin gross admin costs
by 2024

— Drive further efficiencies through supplier consolidation
with more integrated, connected and automated systems

— Deliverevolutionary IT projects to help achieve agile,
efficient and more sustainable platforms, which enables
further simplification of processes and increased leverage
of technology to predict and meet the business needs for
now and the future

— Focusonfurtherinvestment in retaining and bringing in
new skills and talent

— Encourage innavative, fail fast mindset

— New Diversity, Inclusion and Engagement manger role

to support the ongoing focus en colleaguese.g. through
affinity groups aclivities and partnerships

— Progressdisposals plantargeting ¢ £300m by the end
of 2023 toreduce debt and reinvest

— Start to deploy capital into the existing portfolio—
repositioning, consolidating, accelerating developmeant
—tobalance earnings and NTA dilution from disposals

— Extend RCFstoanew maturity in 2026
— RetainIG Credit Rating
— Following clearance of STIC obligations, Board anticipates

returning to cash dividend in 2023

— Priaritised capital investrnentinto key high return

development projects
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T 2021and 2020 figures have been restated toreflect the IFRIC Decision an Concessions
with furtherinformation provided innotes 18 and & tothe financial statements.

Caleulanon as set outinnote 1.0A to the financial statements,

Total propertyreturnt % (D@
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t 2021 and 2020 figures have beenrestated toreflect the IFRIC Decision on Concessions
with further information provided in notes 1B and 6 to the financial statements.

Caleulated ona manthly time-weighted basis consistent with MSCI methadology.

Passingrent £m @)

2020
2021 i

T 2021and 2020 figures have been rastated tareflect the IFRIC Decision on Concessions
withfurthar information providedin notes 18 and é to the financial statements, Further
detailcan be found in Table 2 of the Additional information.
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Figures for commaon parts area of the flagship portfelio (which generates the majonty
of the Group's emissions).

Like-for-like footfal

t %

Poe el

2020

2021
2022

Adjustec for new and closed stores. All three years use 2019 asbase datatoexclude
Covid-19 effects.
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1 2021and 2020 figures have beenrestated toreflect the IFRIC Decisionan Deposits
with further information provided in note 16 to the financial statements and Tables 13
and 14 of the Additional information,

Detined as the Group's borrowings less cash and cash equivalents.
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Calculation as set autin note 108 to the financial staterments.

Leasingactivity fm (D
2020
2021
2022

Income secured across the flagship portfolio, including new lettings and lease renewals.

2020
2021

Number of colleagues who have lefi the business voluntarily, taken as a percentage of the
number of employees at the beginning of the year.




OUR COLLEAGUES

Our Colleagues

At 31December 2022, we employed 320
colleagues across the Group. 196 were
basedin the UK, 28in Ireland, and 96in
France. Thisis a 25% reduction in colleague
numbers from 2021.

Following the holistic organisational review
which took place in 2021, the Group’s
structure continued to evolve over the course
of 2022, embedding the asset-centric
operating model. The priority has been to
simplify the business, enabling colleagues
tofocus on two key objectives:

— Stabilising the core income stream and
returning itta underlying growth

— Starting to rebuild value in our existing
portfolio while also creating optionatity on
howwe unlock the substantial value in our
development pipeting

As part of the changes, overalt headcount
reduced by 106 roles (25%) in 2022,
contributing toa 17% year onyear reduction
in gross administration costs.

The effects of Covid-1% cominued 1o impact
the employment landscape as companies
navigated hybrid working, the ‘Great Resign’,
and pressures resulting from an increase in the
costof living. While we were notimmune to
thesechallenges, andindeed saw an increase
involuntary turnaver, the Groupwas ableto
successfully recruit, retain and promote top
talentin key value creation areas, e.g. asset
management, leasing, placemaking and ESG.

By pricritising talent management across the
husiness, we have been able to better leverage
the expertise of individuals across the Group
todeliver improved resulis for stakenolders.

The operationaland financial progress made
in 2022 Is underpinned by the increased
priority and focus given to effective people
managernent. The stretching targets set by
the Board for 2022 were translatedinto a full
cascade of team and personal goals for
individuals. These were monitored during the
year with formal personal reviews undertaken
at both the mid and full year. Thisis reinforced
through an improved and expanded internal
communications rhythm and routine which
engages colleaguesinthe business strategy
and the role they play in delivering this.

i R R T 1 R P
The most successful businesses from both
acolleague and value creation perspective are
thosethat champion diversity. Tt can deliver
great innavation, afar deeper understanding
of customers, and colleagues develop a more
varied range of skills and outlooks as a result.
Continuing on our journey to shape a more
diverse and inclusive culture at Hammerson

is a priority for both the Group Executive
Committee (GEC) and the Board. We are
committed fo accelerating progressin this
important area and our work over the past 12
manths continues to shape our colleague and
DE&I strategy.

Since their farmatian, our four colleague-led
Affinity Groups: LGBTQ+, Race & Ethnicity,
Women, and Wellbeing have made great
stridesin raising awareness, creating
conversations and highlighting educational
resources, sharing personal stories and
supportaround these important topics.
Eventsduring 2022 organised by the groups
wore focused onincreasing awareness and
understanding of the unigue challenges faced
by our diverse colleague base. These included
events focused on Resilience, Mental Health
and Wellbeing, Men's Mental Health, Pride and
the LGBTO+ community, Black History Month,
and Diwali,

A GEC membersponsors each Affinity Group
to drive further momentum and action on
matters of importance to our colleagues,
partners and communities.

We continue to welcome and fully consider
allemployment applications irrespective of
gender, race, ethiicity, religion, age, sexual
orientation or disability. Support also exists for
colleagues who become disabled to continue
intheiremployment or to be retrained for other
suitableroles. Training, career development
and promation opportunities are equally
appliedforallouremployees, regardless

of disability.

Differencein mean hourly rate of pay
Difference in median hourly rate of pay
Differencein mean bonus pay
Difference in median bonus pay

Propartion of male colleagues whoreceived banus pay
Proportion of female calleagues wha received bonus pay
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Inresponse tothe emerging cost of living
crisis, inlate 2022 the Group provided
assistance to colleagues across the Group on
annual salaries less than £/€60,000 through
the award of a salary supplement. The Group
has also made differentiated pay awards
inMarch 2023 benefitting those in lower
salary bands.

The gender representaticn across the Group
asat 31 December 2022 was 160 (50.0%)
female (20241: 52.3%) and 160 {50.0%) male
(2021:47.7%).

Asat 31 December 2022, gender
representation at senior manager level as
defined in the Companies Act 2006 {being,
forthis purpose, the GEC excluding Executive
Directors) was 1 {16.7%) female {2021:
20.0%) 105 (83.3%) male (2021: 80.0%).
Information relating to the Board's diversity
and the gender diversity of those at senior
management level and their direct reports
as defined by the UK Corporate Governance
Code can befoundon page 75.

As an organisation we are clear on our
commitmenttoall aspects of equality and fair
pay, and reward is a key element of this. For
many years we have undertaken aninternal
pay auditto ensure that our reward practices
arefairto all colleagues, particularly those
undertaking like-for-like work.

The results of our 2022 audit cantinued to
demonstrate the fair reward practices in place,
with a reduction in our gender pay gap for the
fourth yearinarow. With regard to our UK
Gender Pay Gap, the table below shows the
latest data. The mean hourly pay has reduced,
demonstrating progress has been made.
Whilst the downward trend is encouraging,
the gap remains high and we continue to

take positive steps taensure that we further
improve fernale representation in our mare
highly paid, senior management roles
overtime.

2020 2021
35.7% 34.9%
31.4% 34.7%
60.0% 38.6%
A47.7% 50.1%
90.1% 87.1%
87.3% 91.3%
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Environmental, Social and Governance (ESG)

Carhon emissions (LFL YoY ¢hainge)

BT A M | i

-12%

2024+ 1A%

Flagship destinations withNZAPs

2021:0%

Socialwvalue investment

£2.7

2020 £2.0m

Benchmarks

GRESE SRt LB

MSCI
ISSESG

Sustainalytics P rion

ESG underpinsthe Group’s strategy and we
are pleased with the progress made inthis
important area during 2022 as we continue
on our pathway to being Net Zero by 2030.

BecomingNetZero

In 2022 we reviewed and reaffirmed our target
to be Net Zero by 2030, revising our strategy

to focus on how we will achieve this goal, and
more closely linking our strategic goals to our
approach for managing climate rish.

We continue to focus on energy reduction,
trying not to decouple energy and carbon.
Energy use is the greatest operational impact
we have, and by ensuring we keep our sights
onthis we can better engage our onsite teams
and suppliers to operate as efficiently as
possible. This focus is demonstrated on our
Net Zero Pathway Hierarchy shown below
which ensures we are targeting true reductions
inimpacts, including the use of both onsite and
offsite renewables with true additionality. This
demonstrates our intention of taking steps to
avoid just reflecting improvements macde from
grid decarbonisation and also tc use offset as
asolution tothe climate crisis.

Ourkeyachievementin 2022 was to produce
Net Zero Asset Plans (NZAPs) forall our
flagship assets. By targeting Scope Land 2
emissicns, these plans provide a clear pathway
to achieving the Group targets of being Net
Zeroby 2030 and alsothose embeddedinour
Sustainability Linked Bond (SLB) in 2025,

The NZAPs contain multiple projects at each
asset overthe periad to 2028, Each project
has aspecific forecast emissions reduction
andthetatalimplementation costisc £40m,
a proportion of which will be funded from
service charges. Also with aview to the future
we revised our leasing policy, development
standards and tenant fit out guides. These
governance changes ensure both us and our
tenants are continuously challenged to do
better than before to drive down emissions.

Net Zero Pathway Hierarchy

Improve controls and invest
inenergy efficiency

Qnsite renewables

Offsite
renewahles

Understauwling materialimpacts

1h 2022 we under luok vur threc yearly
materiality review, engaging with debt and
equity investors, and also key brand and jcint
venture partners. Our SLB target of 2 50%
reduction in Scope 3 GHG emissions has been
welcomed by stakeholders who have
increasing expectations on this topic. We have
identified opportunities with a number of key
brand partners to collaborate to reduce these
emissions and hape to drive positive change
across the sectorthrough ourinitiatives.

We participate in all benchmarks identified

by our stakeholders as key to their decision
making and continue to evolve our approach
toreporting, with adrive fortransparency
when providing information to all stakeholders.
We rank as one of the top property companies
inISSESGwithascoreof C+.In 2022, we
maintained our AA rating from MSCI and low
risk rating by Sustainalytics. After maintaining
GRESB 4 starsforanumber of years, we were
disappointed tc see ourscore dropto 3 stars.
On review, this was in the most part driven by
shortcomings in our submission. We have
made a number of changes to address this
issue and aretherefore targeting areturn to
a4 star ranking this year.

Managing climate risk

We continue to stay focused on identifying and
responding to both the risks and oppaortunities
that climate change presents. In response to
our climate risk work, ESG responsibilities
have beentakenfurtherintoall areas of the
business, with reparting now linked into our
assetmanagement, leasing, insights,
placemaking and marketingteams. We are
alsoexploringinternal carbon pricing as a way
to both drive down the carbon attached to our
developments and to direct fundinginto
carbon and energy reduction activities.

Delivering socialvalue

Alongside carbon reduction, delivering social
value is our second key ESG strategic goal.

Our approach here is also asset, and therefore,
community centric. We aim tarespond to
local needs and build relationships at both a
national and local level to achieve our material
social objectives of:

— Building skills and employment
— Supporting health and wellbeing
Developing young people

Encouraging and supporting local
investment and enterprise

|
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Carbon emissions (Scone L and 2)

2019
2020
2021
2022

Global emissions intensity, kgl O e/ny’

37.

2021:40.0

Operational waste recycied

water cons

+30%

2021:+3%

Yo of UK portfolio withiF and G EPCatings

2%

2O A2

uinption L FLYoY change)

Reducing catBon ¢missions

In 2022 we continued ta reduce our carbon
emissions, whichfor Scope 4 and 2 emissions
on a proportionally consolidated basis, were
8,0701C0, e, a12% reduction on atike-for-tike
portfolio basis. Our GHG emissions, shown

on the next page and calculated ona 100%
basis, including Scope 3 emissions, were
15,6421C0,e {2021:18,195tC0. ). These
reductions are consistent with our pathway to
beingNet Zero by 2030. We are also actively
pursuing appartunities for onsite and offsite
renewables which are another key step
towards achieving this target,

Reneswing focuss on energy reduction
Recagnisingthat energy use is our greatest
operationalimpact, we have renewed our
focus on energy reduction. This allows us to
betier engage those operating our assets

to be as efficient as possible and support the
delivery of energy saving initjiatives. This
approachalsoensures we arg seeing atrue
reduction inimpacts, and not just reflecting
reductions made from grid decarbonisation.

In 2022, we undertook a number of projects
toreduce ouroperational footprint. These
included a new Al systern for our Brent Cross
carpark lighting which addresses safety needs
alongside an expected 40% energy saving.
We alsoextended our Grid Edge Al partnership.
This willincrease the datawe receive and the
learning capability of the existing system at
Bullring and Grand Central and introduce the
technology at Dundrum Town Centre. We also
continue to target improved EPC ratings and
only 2% of units atour UK asseis have F or G
ratings compared with 123 in 2021

Nzl Zero Asset Plans (NZAPS)

In 2022 we undertook a deep dive into how
our Net Zerag ambitions could be detivered on
an asset by asset basis. We have developed
NZAPs for allourflagship assets. These factor
inthe lifecycle and needs of both the property
and the community, and use clirnate change
risks and opportunities as the foundation for
addressing wider carbon scopes.
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We have used the creation of these plans to
grow our knowledge of howthe regulatory
landscapeis changing and how we can best
respand. Forexample, our Dundrum Town
Centre plan identifies and addresses needs
as perthe incoming EU taxonomy regulations,
andin France we are able to ensure ourassets
can meet more demanding energy legisiation.

Tackling Scope 3emissions

Qurmateriality review demonstrated a
significant increase inexpectations around
Scope 3 emissions and the need for solid plans
roreducethese, Our stakeholders have also
highlighted the need for industry leaders to
build solid examples of howtotackle these
emissions. Through our stretehing Scope 3
SLB 50% reduction target we have already
shown our commitment to driving down our
emissions. In 2022 we launched an engagement
camgpaign 1o reach out to our key brand
partners to collaborate to tackle Scope 3
emissions such as travel to our destinations
and tenant sourced/managed goods.
Foadocing weder andwasie inpocts
We remain committed to reducing our
water use and diverting waste from landfill.
For 2022 we increased our recycling to 70%
of operational waste while our water
consumptionrose by 30%, largely due to
increasedfootfall across the partfalio. We
continue to improve our ability to monitor
wateruse andimplement projects toreduce
usage, and during 2022 we installed smart
flow retenng at Dundrum Town Centre, We
established a newwaste contract with Mitie,
with aview to revising our national waste
strategy in 2023, particularly concerning the
rmanagement of food waste at purassets,

PFrogressive development standards

As partof our revised ESG strategy we updated
ourdevelopment standards to ensure they
cover allthree ESG pillars, We have also
begunto explore internal carbon pricing as
amechanism for driving down emissions at
our developments and as a way to ring-fence
funding for carbon reduction projects.
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QURREPORTING

Basis of reporting — Mandatory Greenhouse Gas data

Yoluntary no-foanriatdata
OurESGreporting complies with both GRI
Core Standards and the EPRA Sustainability
Best Practice Reporting Gold Standard. Key
metrics reparted under these standards are

Slandards Calrvlated andrecorded in accordance with the Greenhouse Gas
(GHG) Protocoland 150 14064, this guidance codhes using Lulh
market and location-based methods for Scope 2 accounting

Baselineyear 2019

included in our non-financial disclosuresin our . . .

separate 2022 ESG Report andDatabook Boundary summary All assets and facilities under Hammerson's direct operational

available onthe Group's W€b_5|te control are included, where we have autharity to introduce and

www.hammerson.com. Section 1 of the implement operating policies; this includes properties held with

Datahook contains our basis of reporting. The third-parties where both Hammerson and partner approval is

2022 ESGreportalso discusses our approach required. We have reported 100% of GHG emissions data for these

toESG, our performance, and shares examples assets. The reporting excludes the Value Retail portfolio where we

of our delivery model during the year. donot have authority tointroduce or implement operating policies

Mandatory Graenhouse Gasdata Consistency with financial Consistency and reporting period are as set outabove

inline with requirements setoutinthe statements

Companies Act 2006 (Strategic Report and

Directors’ Report) Regulations 2013, and in Emissionsfactordatasource 2022 DEFRAGHG Conversion Factors for Company Reporting and

accordance with the Streamlined Energy and reporting sources including, but not limited to, International Energy
Agencyand Equans

Carbon Reporting (SECR), this staternent
reports the Company's GHG emissions for
2022, including the previous year’sdatato
provide a year-on-year comparison. Our GHG
emissionsreporting period is the same as the
financial reporting year, in accordance with
the DEFRA Environmental Reporting Guidance.

Assessment methodology GHG Protocol and ISO 14064 (2006)

Materiality threshold Selected activities generating emissions of <5% relative to total
Group emissions have been excluded. This principally relates to
Scope 3 categories where emissions are deemead immatenal

Intensity ratio Denominator is common parts area of 412,579m? (2021:
455,097m7%)

Emissions disaggregated by country (tCO,e) 269 , 2021

Giobal

intensity
DT Ui Frasea Treland fosbal : UK France Ireland  Global (kgCl,e/m?)
Total GHG emissions tonnes (marketbased) 3,90% 2352 935 7.196 174 5029 3,458 348 83835 184
Total GHG emissions tonnes 10,487 2,353 2,802 15,647 378 11,862 3,367 2,966 18,195 40.0
a. Stationary operations 2,442 502 i88 3,132 a0 2,317 872 247 3,436 7.6
b. Mohile combustion ] 25 - 30 8.4 - 3 - 3 -
c. Fugitive sources 73 - - 73 4.2 854 - = 854 1.9
Total 2,520 537 4B8 3,235 7.8 3,171 875 247 4,293 8.5
a. Electricity (market based) 295 1,433 523 2,051 44 1,076 1,132 13 2,221 4.9
a. Electricity G873 2434 2,490 10,497 254 7909 1,041 2,631 11581 25.5
b. Steam - - - - - - - - - -
c.Heating 237 277 - 504 4.2 257 1,274 - 1,531 3.3
d.Cooling 38 241 279 a.7 49 49 = 98 0.2
Total{market based) 60 16510 623 2,834 £t 1,382 2455 13 3,850 8.4
Total 7,338 A4.65F 0 2490 11.230 Z7.32 8,215 2,364 2,631 13,210 29.0
Business travel 0.5 43 21 2 b6 0.1
Waste 1.9 369 78 64 511 1.1
Water 3.2 64 9 22 115 0.3
Total 27 476 128 a8 692 1.5

SECREnergyconsumption(Mwh) 4 52,406 32701 10,257 95364
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Social valte investinent
D
2019
2020
2021
2022

Charities, organisations and groups that
heneffted fronythe Group's direct and
ndhrect contributions

20211494

Muiiher of individuals engagedin Group
orgatdsed o1 supported activities

85,641

POEE 22 283

CharBable cash donations

407

2021129

tMatesial eociatimpacts

We facus our social value work on four
key areas:

— Employmentand skills

— Health andwellbeing

— Developing young people

— Localinvestmentand enterprise

These provide the Group with the greatest
patential to support positive change through
partnerships and collaboration, and those that
have begnidentified as most relevant to the
communities inwhich our assets are located.
During 2022 we partnered with 152 charities,
organisations and groups and positively
engaged with 8,641 individuals.

Oursocial valueinvestmentin 2022 was
£2.7m, 35% higherthanin 2021. Some
exampiles of our workin 2022 are shown later
inthis section.

Charity parinerships anddonations

We remain committed to charitable activity,
supporiing our corporate and employes
charity partners across the Group. During
2022, we provided a charity bursary to support
relevantcharity partners, that engage and
inspire our people, andrespond to needs ata
lacallevel. Intotal, during the year wea donated
£107,000(2021:£125,000).

Inthe UK, we have a continuous corporate
charity partnershipwith LandAid, the property
industry charity working to end youth
homelessness. Throughout the year,
colleagues have supported anumber of
fundraising events for the charity including the
LandAid 10k run, Tour de LandAid and a Sleep
Outraising over £6,000. Ouremployee charity
partnership with The Outward Bound Trust has
continued with five colleagues volunteering a
weekto support the Arbassador Programme.
This programme is foryoung peaple from
deprived urban environments across the UK
toincrease their skills, confidence and
aspirations. Over one week, aur calleagues
acted as positive role models for young pacple,
helping the group bond as a team, identifying
strengths and weaknesses in orderto
overcome aseries of mental and physical
challengesin the remate Scottish Highlands.

Acrossthe UK, Ireland and France, our asset
charity bursaries continue to provide valuable
financial support to charities operating in the
communities adjacent tacur destinations. In
addition torecelving a cash donation, our asset
teams collaborate with the selected charities

tormaximise the partnership through colleague

velunteering, fundraising, providing unit, mall
and advertising space.
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Halping our collengues support the

{ocal community

We continue to deliver a range of innovative
volunteering opportunities that positively
engage and benefit local communities, whilst
providing supplementary henefits to both
colleagues and the Group. During 2022,128
colleagues across the Graup volunteered with
arange of charties, groups and organisations
thraughout the year to suppart sagme af the
most disadvantaged members and groups
ofsociety.

Thraugh collaboration with Opaning Doors
London, a LGBTQ+ charity, colleagues
arganised and hosted at our London head
office alunch eventforsociallyisolated
aldermembers of the LGEBTO+ community.
InlIreland, our colleagues volunteered with
Sonas, adomestic violence support charity
tatranstorm external areas atawornen’s
refugeinto a welcoming environment.

Following the implementation of a revised
internalvolunteering policy, therewillbe a
push to encourage all colleagues todonate
their time for volunteeringin 202 3. Also, our
Caommunity Day event which has in recent
years been affected by Covid-19 and associated
restrichons will be revived, with all colleagues
across the Group participating in a series of
highimpact volunteering activities.

Furtherinformation on colieaguesisin the
Qur Colleagues section on page 24.
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CHIMATE-

TED FINANCIAL DIECLOSURES (TCED)

Managing climate risk

QOur climate risk approach has been guided by
the TCFD recommendations since 2018,
reporting publicly in line with them since 2020.
In 2021 we builton our approach with climate
scenarioworkihat helped ustoidentify 12 key
risks and 13 key opportunities for our business.
We also invested in bespoke training for our
Executive and Non-Execuiive Direciors, ensuring
those leading our business both understand
the risks and opportunities presented by
climate change and are able torespondto
climate-related disclosure requirements.

Inthe first half of 2022 we reassessed the
key climate-related risks and opportunities
identified in 2021, using our revised impact/
likelihood matrix. We focused on climate
scenarios 1 and 2 of the three modelled
climate scenarios andidentified existing
mitigations or planned acticns for those risks.
Faur new actions have been planned because
of ourrecent risk review, and these have been
added into our Transition Plan, Thase include:
— Update operational and induction training
modutes
— Mohilisation of a strategic partnership
across our UK portfolioto ensure bestin
class ESG operations
— Reviewand update public disclosure within
the Annual Report, ESG Report and
Databock to enhance transparency

— Review and enhance scope of ESG activities
toensure alignment to social value,
governance and wider sustainability
components {e.g. CSR)

We nlan to review the risks twice a yearin line

with our Group risk methodology with the
output presented to the Audit Committee.

semnend

Progiess

Assetspecific plonning

Our historic work towards reducing our energy
use and carbon faotprint, with investments in
onsite renewables and energy-efficient
technologies, has positicned our assets wellin
terms of respondingio net zero transition risks
identified. We have delivered a 31% reduction
inthe energy intensity for our portfolio on
alike-for-like asset basis in 2022 compared
to 2019.

In 2022 we focused further on the application
of ourapproach at an asset level, underiaking
anaudit of each asset to identify historic and
current performance, opportunities tor energy
reductions and onsite renewables. The
findings of our earlier physical climate risk
assessments were also taken into agcount,
although these confirmed our portfolio to have
alow exposure, aview supported by our low
risk Sustainalytics rating. We identified three
different scenarios for each asset, aligned with
CRREM pathways, and setected the most
impactfulinterventions todetermine a
decarbonisation pathwayfor each. These
findings informed our new flagship destination
NZAPs and the transition actions identified
above will help embed the outputs of these
across aur operations,

The design teams working on our
developmentapportunities are targeting net
zeracarbon, looking closely at embaodied
carbon and adopting Passivhaus principles

in all their work. Our design standards were
reviewed in 2022, and we continue to strive
ior BREEAM Excellent. We will continue to
increase the challenges we set ourselves as
our knowledge and material options broaden.
Alive examplein this area is at The Irapworks
project at Dundrum Town Centre which is one
of thefirst Irish residential schemes to have

been designed to achieve BREEAM Excellent.
The scheme incorparates a number of
environmeanial features including PV,
greenroofs, rainwater harvesting, heat pumps
and BV charging.

Cunsresponse teTask Force an Clhmate~
Relaterd Fin Disclogsures

We have constdered our comply or explain’
obligation under the UK's Financial Conduct
Authority’s (FCA) Listing Rules, and confirm
that we have made disclosures consistent with
the TCFD recommended disclosures. We will
continue to refine our approach inline with the
FCA'srequiremeants.

Inour assessment of the risks under the
TCFD requirements, we did notidentify any
material financialimpacts onthe Group's 2022
financial statements. We will continue to
review the risks for new impacts each year
as part of ourstandard ESG governance.
The Board can therefcre confirrmthat ithas
considered the relevance of climate and
transition risks associated with the transition
tonetzeroas partof the preparation of the
Annual Report 2022.

The table below provides an averview of
headline points in response to the TCFD
recommendations and provides links to
further information in the Annual Report 2022
and alsoin ourseparate 2022 ESG Reportand
Databoak whichis available on the Group’s
website www hammerson.com,

Further information

Déscnbe the Board's oversight
of climate-related risks and
opportunities,

The Board collectively has overall accountabitity for climata risk and
wider ESG matterswhich are also addressed by the Group Executive
Committee (GEC). The GEC responsibility for climate-related risk
resides with the Chief Financial Officer (CFOYwho isrespansible for

delivering the strategy.

2 Describe management'srolein
assessing and managing
climate-related risks and
opportunities.

The delivery of ESGinitiatives and the monitoring of risks and targets is
undertaken by the GEC. There 5 also ESG representation on the Group
Management Committee and the Group Investment Committee to

ensure that E5G 1s embedded across the Group's activities.

Risks and Uncertainties (page 50)
Corporate Governance Report
(page 71)

Audit Committee Report (page 76)

Section 1 of our 2022 ESG Report

ESG Review (page 30)
Risks andUncertainties {page 52)

Section 1 of our 2022 ESG Report

Iniine with our Group risk methodology, climate risks and opportunities,
including transition risks, are reviewed by the Audit Committee twice
ayear. The reviews inform our transition plans at both aGraup and

asset level.
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Further inforimation
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Describethe climate-related
risks and opportunitiesthe
organisation has identified
overthe short, medium and
longterm.

Desciibe theimpact of
climate-related risks and
oppartunities onthe
organisation’s businesses,
strategy and financial planning.

Describe theresilience of the
arganisation’s strategy, taking
into consideration different
climate-related scenarios,
including a 2°C orlower scenaric.

Describe the organisation's
processes for identifying and
assessing climate-related risks.

Describethe organisation’s
process formanaging
climate-relatedrisks.

Describe how processes for
identifying, assessing, and
managing climate-related
risks are integrated into

the organisation’s overalt
riskmanagement.

Disclosethe metrics used

by the organisation to assess
climate-related risks and
opportunities inlinewith its
strategy and risk management.

Disclose Scope 1, Scape 2,
and if appropriate, Scope 3
greenhouse gas (GHG)
emissions, and the

related risks.

Describe the targets used by
the organisation to manage
climate-related risks and
opportunities and performance
against targets.

The Group performed a detailed reviewin 2021 to assess and plan for

climate change risks and identified 12 key risks and 13 key opportunities.

These were across three key areas: the identification of specific physical
andtransition risks; a physical risk deep dive; and a stranding risk
assessment, These were reassessedin 2022.

Acommitment to mitigate or manage climate risks which threaten
strategic objectives underpins the Group’s strategy. Following aurworkin
2021 toidentify risks and opportunities, in 2022 we enhanced our focus
on climate risks and the application of the energy hierarchy across our
assetstoensure we minimise energy use, our greatest carbon impact.
Our half-yearly review of climate risks and oppartunities will inform
continuous review of our Group level and asset level transition plans.

The Group hasreviewed its climate risk for three separate scenarios:
1.59C, 2°C and 4°C increase, the first two of which are relevant to TCFD.
Forthe first scenario (Steady Path to Sustainability), risks are assessed
as materialising steadily through the 2020s with a generally slow onset,
such that the Group can adapt its strategy accordingly. For the second
scenario (Late Policy Action), risks are assessed as crystallising in quick
successionin the earlyto mid-2030s. Almost all the risks have ahigher
impact and likelihood underthis scenario.

The Group has an overall risk management framework for all

operational, financial, reputational and regulatory risks, which allows
the Board toidentify, assess and manage the Group's key risks including
climate-related risks. Short, medium and long term risks are also
identified using our £5G risk framewaork, taking intc account economic,
regulatory and scientific changes. Regularreviews are undertaken
throughout the year of all risks, including climate-related risks.

The GEC and Board, supported by the Audit Committee, have oversight
of the Group'srisks including climate-related risks. The ESG team
provide regular ESG updates to these committees including twice yearly
reviews of climate risks and opportunities, including transition risks.

Qur climate-related risks are fed into the Group’s Risk Framewark,
reviewed half yearly, and our response is managed by our senior-level
governance structure for climate-related risks.

The Group uses arange of metrics to assess exposure to short term

climate-related risks and opportunities including energy consumption
and Scape 1, 2 and 3 carbon emissions in line with market practice.
We regularly assess and seek feedback on our disclosures and strive
to enhance transparency for all our stakeholders.

We report extensively onour Scope 1, 2 and 3 emissions and to provide
greater prominence we have incorporated the GHG emissions table
within the ESG section of this Annual Report 2022,

We are targeting to be Net Zero by 2030 and have emissicns targetsin
our 2021 sustainability-linked bond, At a Group level we also set annual
targets which are underpinned byindividual asset level targets. The
Grauplevel target is included in the Group’s annuat incentive plan.

ESG Report (page 30)

Section 1 of our 2022 ESG Report

ESG Report (page 30}
Risks and Uncertainties {page 54)

Non-financial Information Statement

{page 62)

Section 1 of our 2022 ESG Report

Section-l of 5ur2£]22"éSG Repbrt

Fult climate change scenario report
avaltable onrequest

Risks and Uncertainties {page 50)

Audit Committee Report {page 77)

Section 1 of our 2022 ESG Report

Risks and Uncertainties (page 50)
Audit Committee Report (page 77)

Section 1 of our 2022 ESG Report

Risks and Uncertainties (page 50)
Audit Committee Report (page 77)

Section 1 of our 2022 ESG Report

ESG Review (pages 25-27)

Sections1and 2 of our 2022
ESG Report

ESG Review (pages 25—27)

Section 2 of our 2022 ESG Report
and supporting Databook

Directors’ Remuneration Report
(page 83)

Note 18 tothe financial statements
{page 167)

Section 1 of our 2022 ESG Report
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OUR STAKEHOLDERS

Our Stakeholders

occupiers We create a platform that fosters success foradiverseand  — Shared commercial objectives; attracting
evalving mix of occupiers to deliver unrivalled customer consumers
experiences and thrive. — Vibrantand well-operated destinations
— ESG
— Qccupancy cost
Customers We create vibrant destinations through continualiy evolving  — Vibrant destinations with engaging occupier
the mix of brands and experiences through placemaking mix
and events that appeal to a broad range of consumers. — Future winning brands

— Continuous improvementtoenhance
consumer engagement and experience

— ESG
Colleagues Our colleagues are fundamental to achieve our strategic — Strategy
goals. We support our people and empower our operations Colleague engagement
teams to deliver best-in-class customer service, _ Reward

championinga diverse culture where everyone can thrive. T ) ] )
— Diversity, equality and inclusion

— Training and development
— Health and wellbeing

- ES5G

— High performance

Communities We continually strive to make a positive difference to the — Measurable positive impactin socio-
caommunities inwhich we operate. economicissues relevant to the communities
in which we operate
— ESG

— Community projects focus on four areas:
— Employmentand skills
— tLocalinvestment and enterprise
— Developingyoung people
— Healthand wellbeing

Partners We strive to he a responsible partner withawide range — Currentand future financiai performance
of partners thatenable us to deliver cue strategy. — Operationalexcellence
— Corporate governance
— Innovatian
— Cansumer trends and insight
— ESG
Investors We have a broad range of institutionalinvestorsand private  — Currentand future financial performance
shareholders. We actively engage with them throughout — Strategy

the year and undertake regular communication to ensure

they understand the performance of the business. - Corporate governance

— ESG

— Regularand transparent communication
andreporting
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— Qurdedicatedleasing team has a leasing strategy foreach asset, underpinned by the Group’s strategic objectives

— We hold regular executive management meetings with our occupiers

— The Boardreceives reports fromthe senior management team on the performance of ourocccupiers, which are discussed atits meetings

— We have atargeted programme of engagement for future occupiers and partners

— Werunabrand feedback studywith cur occupiers to gather input on their satisfaction to help drive stronger, mutually beneficial relationships

— We undertake both quantitative and qualitative insightto understand consumer needs
— Qurmarketing, leasing and asset management strategies are focused on ensuring that we curate vibrant destinations for multi-use estates
— Weinvestinoptimising space and occupier mixand improving customer facilities

— TheBoard receive regular reports on consumer behaviours and associated needs which provides usefulinsights into emerging trends at
alocal and national level and will inform investment decisions and identify future revenue drivers

— We held regular briefings of colleagues by the Chief Executive and other members of the senior management team

-- Updates on current business is delivered via town hall ‘squad’ meetings

— The Colleague Forumwas established in May 2019 and we have a designated Non-Executive Director for colleague engagement

— Affinity Groups, which champion diversity, equality and inclusion, cover Race and Ethnicity, LGBTQ+, Women's and Wellbeing. These groups
drive our diversity, equality and inclusion calendar of colleague engagement activations.

- Qurcomprehensive programme for new |oiners includes an enline training programme

— FEstablished a new Diversity, Inclusion and Engagement Manager role ta embed best practices across the business

— Qurlocal community impacts are positive, and our business activities attract significant additional investment into local eccnomies

— Weestablishaclear placemaking strategy for each asset, that reflects the needs of cur local communities, detivered through our asset
management pragramme

— Wesetcommunity endagement plans that address issues identified as relevant ta local communities

— Wedevelop long-term partnerships with organisations that share our focus areas

— TheDirectars received areport of the progress against socio-economic targets as part of the Group's sustainability strategy

— QurESG group considers donations to suitable charities in line with our four focus areas, including charities local to our assets,
complementing our sustainability goals

— We hold quarterly joint venture board mesetings to approve asset business plans annually, setting parameters for the next year and over
thelongerterm

— Adhoc meetings with partners are organised to highlight key areas of focus, including ESG, customer experience and innovation
- Weare signatories to the Prompt Payment Code, 10 support aur partners, suppliers, lacal authorities and debt investors

— Wetake a proactive appreachto investor relations and hold numerous meetings with shareholders and analysts. Meetings were held
throughoutthe yearwith institutional shareholders to discuss progress on our strategy, rent collections and cperational updates, as well as
questions of governance. The Chair of the Remuneration Committee took part in consultations with major institutional shareholders as part
of the Committee’s review of the Directors’ Remuneration Policy.

— Keyshareholder publications including the annual report, the full year and half year results announcements, operational updates,
sustainability report and press releases and the infarmation for investors are available on the Company's website

— The AGM provides the opportunity to engage with shareholders and allows all shareholders to attend and vote on resolutions. Shareholders
were able to ask questions at the meeting and were ask given the apportunity to submit questions to the Board in advance of the meeting.
InOctaber 2022 a general meeting was held to approve special resolutions for the Enhanced Scrip Dividend Alternative and to cancel the
Company’s capitalredemption reserve.



OURSTAKEHOLDERS cantinued

We seek to deliver value for all our
stakeholders. The Board is also aware thatits
actions and decisions impact our stakehaolders
including the communitigs in which we
operate. Effective engagement with
stakeholdersisimportanttothe Board as it
strengthens the business and helps to deliver
a positive result for all our stakeholder groups.

Inorderto comply with Section 172 of the
Companies Act 2006, the Board is required
totake into consideration the interests of
stakeholders and include a staterment setting
outthe wayin which Directors have discharged
this duty during the year.

The Board seeks tounderstand the needsand
the key areas of interest of each stakehotder
group and consider them during deliberations
and as part of the decision-making process.
It reviews the long-term consequences ot
decisions on each stakeholder group by
ensuring that the Group builds and nurtures
strong working relationships with our
shareholders, occupiers, suppliers, joint
venture partners, debt capital providers,
consumers, and the wider community and
governmentagencies which are important
tothe success of the Group. It does this

by overseeingthe work undertaken by
managementtomaintain and seektoenhance
these relationships. The Board receives
detafled reports and when relevant these
include assessments of the impact of a
nroposai or project on stakeholders, and if
required, the Directors receive appropriate
inputfrom the senior management team.

The Directors of the Company have acted in
away that they considered, in goodfaith, to be
most likely to promote the success of the
Company for the benefit of its members as a
whole and, in doing so, had regard, amongst
other matters, to those matters set out in
section 172(1)(a) to (f) of the Companies Act
2006, being:
— Thelikely conseguences of any decision in
thelongterm

— Theinterests of the Company's colleagues

— Theneedtofosterthe Company’s business
relationships with partners, consumers
and others

— Theimpactofthe Company’s aperations on
the community and the environment

— Thedesirability of the Company
maintaining a reputation for high standards
of business conduct

— Theneedtoact fairly as between members
of the Company

The Board has identified its key stakehalders
as being its: occupiers; customers; colleagues;
communities; partners; and investors, Building
and nurturing these relationships based on
professionalism, fair dealing and integrity is
critical to our success.

COurextensive engagement efforts help to
ensure that the Baard can understand,
consider and balance broad stakeholder
interests when making decisions ta deliver
long-term sustainable success.

While the Board willengage directly with
stakehalders on certain issues, stakehalder
engagement will often take place atan
operational level with the Board receiving
regular updates on stakehalder views fram
the Executive Directors and the senior
management team. Directors receive a
briefing regarding their duties unders172{1).
Board papers for all key decisions are required
toinclude aspecific section reviewing the
impact af the proposal on relevant stakeholder
groups as wellas other s172(1) considerations.
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The Board is responsible for establishing and
overseeing the Company’s values, strategy
and purpose, all of which centre around the
interests of key stakehotders and otherfactors
section outins172(1). The Directors remain
conscious that their decisions and actions
have an impacton stakeholders, including
occupiers, customers, colleagues,
communities, partners, and investors, and
they have had regard to stakeholder
considerations and other factors in s172(1)
during the year.

Whilst the Board acknowledges that,
sometimes, it may have to take decisions
that affect one ar more stakeholder groups
differently, it seeks to treat impacted groups
fairly and with regard to its duty to act in a way
thatit considers would be most likely to
promote the success of the Cormpany forthe
benefit of its members as awhole, having
regard tothe balance of factors set outin
s172(1). Considerationsrelating tos172(1)
factors are animportant part of governance
processes and decision-making both at Board
and management level, and more widely
throughout the Company. Necessarilyin a
large graup, some decisions are taken by
management. These decisions are taken
within parameters set by the Board and there
is arobust framework that cnsures ongaing
oversight and monitoring.



FINANCIAL REVIEW

Financial
Review

Overthe lasttwoyears, the Group has made
significantfinancial progress in re-basing its
gross rentalincome, reducing costs andin
strengthening the balance sheet.

IFRS reported losses decreased to £164m
comparedwith aloss of £429min 2021,
predeminantly due to theimpact of market-
wide yield and ERV expansion on property
valuations, reflecting higher base interest
rates in the second half.

Adjusted earnings for the year ended

31 December 2022 increased by 60% to
£105mas aresult ofimproved performance
acrossthe business. On alike-for-like basis,
grossrentalincome increased by 8% and
like-for-like net rentalincome improved by
29%. Our gross administration costs reduced
17% year-on-year with more efficiencies to
come fromcontinuing to refine our operating

maodel and from automation and digitalisation.

We alsoreduced finance costs as aresult of
the continued deleveraging of the balance

sheet, and we saw an improved recovery from

Value Retail.

EPRANTAwas £2,634m at 31 December
2022, adecline of 7% year-on-year
(2021:£2,840m), and EPRANTA per
sharewas 53p (2021:64p).

Himanshu Raja
Chief Financial Officer

Netdebtreduced by 4%10£1,732m at
31 December 2022 (2021:£1,7%9m)
benefitting from £166m of cash generated

from operations and gross disposal proceeds

of £195m bringing total disposals since the
beginning cf 2021 to £628m. These were

partially offset by capital expenditure of £76m

and adverse foreign exchange movements
of £131m.

Headling LTV was 39% and LTV on afully
propartional consolidation basis was 47%.
Qurnetdebt: EBITDA Improved to 10.4x
from13.4xin 2021. The Group hasample
liguidity in cash and undrawn committed
facilities of c. £1bn.

During the year, Moody's and Fitch's senior
unsecured investment grade credit ratings
were re-affirmed as Baa3 and BBB+,
respectively and outlooks from both rating
agencies were changed from negativeto

stable reflecting the significant improvements

inthe business, debtreduction and the
recovery from the Covid-19 pandemic.
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FINANCIAL REVIEW continued

The Group’s property portfolio comprises
properties that are either wholly owned ar
co-owned with third parties.

Whilst the Group preparesits financial
statements under [FRS (the ‘Reported Group”),
the Group evaluates the performance of its
partfalia forinternal management reporting
by aggregating its wholly owned businesses
togetherwith its share of joint ventures and
associates which are underthe Group's
management (‘Share of Property interests’)
on aproportionally consolidated basis, line by
ling,including, where applicable, discontinued
operations (in total described as the Group's
‘Managed portfolio”).

Boththe IFRS and Management reporting
bases are presented in the financial
statements.

The Group's investment in Value Retailis

not proportionally consclidated because it

is net under the Group’s management, is
independently financed and has differing
operating metrics to the Group’s managed
portfolio. Accordingly, it is accounted for
separately as share of results of associates as
reparted under IFRS and is also excluded from
the Group's proportionally consclidated key
metrics such as netdebt or like-for-like net
rental income growth.

However, for certain of the Group’s Alternative
Performance Measures (APMs), forenhanced
transparency, we do disclose metrics
combining both the managed portfolio and
Value Retail. These include property valuations
andreturns and certain credit metrics.

Comprising properties whichare
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Following the fullimpairment of our share in
the Highcross joint venture as at 31 December
2021, the Group has ceasedto recognise the
results of this joint venture inthe income
statement, however, the Group's share of

its assets and liabilities continue to be
incorporated in note 13 tothe financial
statements. Since the year end, it was agreed
that it was in the bestinterests of the lenders
inthe longertermtoappoint areceiverto
administer the asset forthe benefitof the
creditors. Accordingly, owing ta control being
in the hands of the receiver, going forward,
Highcross will cease tabe incorporated into
the Group’s financial statements.

Accounting treatment

) Management reporting
Managed portfolio

—Wholly owned and Share of Property interests

Proportionally consolidated

Value Retail —Held as an associate Single line —results/invastmentin associates
IFRS

Managed portfolio:

— Reparted Group ~Wholly owned Fully consolidated

—Share cf Property interests

— Discontinued operations*
Value Retall

— Jointly awned
—Heldinjointventures
—Heldin associates

— UK retail parks portfolio
—Held as an associate

Consotidation of Group's share

Single line — resultsfinvestment in joint ventures
Singleline - results/investment in associates
Single line — discontinued operations

Single line —results/investment in associates

* Only applicable for 2021, whereby proportionally consolidated figures include results up tothe date of disposal.




Durihg'fh'e year, thefotbwing agendadecisions
were issued which have beert considered
asfollows:

— InApril 2022, the IFRIC issued an agenda
decision in respect of the presentation of
‘Demand deposits with restrictions on use
arising from a contract with athird party’
{'the IFRIC Decision on Deposits) with
further information provided innote 1B
tothe financial statements. The impact
isto change the classification of certain
amaounts held by third party managing
agents in respecl of tenant deposits and
service charges such that they have been
reclassified from restricted monetary
assetstocash and cash equivalents,

The effects of the restatement are set out
innote 16 tothe financial statements.

— InQctober 2022, the IFRICissued an
agendadecision inrespect of ‘Lessor
forgiveness of lease payments (IFRS 9 and
IFRS16)" (‘the IFRIC Decision an
Concessions’). This concluded that losses
incurred on granting retrospective rent
cancessions should be charged tothe
income statement on the date that the legal
rights to income are conceded (..
immediate recognition in full). Historically,
the Group's treatment of such concessions,
which arose as a result of the Covid-19
pandemic, was torecognise these as lease
maodifications such that the impact was
initially held on the balance sheetand then
spread forward intothe income statement
overthe lease term or period tofirst break.
The impactis that 2021 figures have been
restated whereby Reported Group revenue,
gross rentalincome, net rentalincome and
revaluation losses are affected although
operating profitand income statement
figures below are unaffected The equivalent
Adjustedfigures are also affected including
those down to Adjusted earnings. Amore
dstailed analysis of the effectsis setoutin
note 6 tothe financial statements.

Where figures in this Financial Review have
been restated, these are marked 1.

The Group uses a number of APMs, being
financialmeasures nat specified under IFRS,
to maonitor the performance of the business.
Many of these measures are hased on the
EPRA Best Practice Recommendations (BPR)
reporting framewaork which aims to improve
the transparency, comparability and relevance
of the published results of listed Europeanreat
estate companies. Details onthe EPRABPR
canbefound onwww.epra.comand the Group's
key EPRA metrics are shown in Table 1 of the
Additionalinformaticn.

We present the Group's resuits on an IFRS basis
butalsoonan EPRA, Headline and Adjusled
basis as explained innote 1B to the financial
statements. The Adjusted basis enables us

1o moniter the underlying operations of the
business on a prapartionally consolidated
basis as described in the basis of preparation
and excludes capital and nen-recurring items
such as revaluation movements, gains or
losses on the disposal of properties or
investments, as well as otheritems which the
Directors and management do not consider
tobe part of the day-to-day operations of the
business. Such excluded items are inthe main
reflective of those excluded for EPRA garnings,
but additionally exclude certain cash and
non-cash rtems which wae believe are not
reflective of the normal routine operating
activities of the Group. We believe that
disclosing such non-IFRS measures enables
evaluation of the impact of such items on
results tofacilitate a fuller understanding of
performance from period to period. These
items, together with EPRA and Headline
adjustments are set outin more detailin

note 10Atothe financial statements.
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For 2022, adjusting items additional to EPRA
adjusting items comprised:

— Exclusionofachargeof £5.1m

(2021: €£8.am) inrespect of business
transformation as the Group continues its
implernentation of strategic change and
comprises mainly non-capitalisable costs
associated with digital transformation as
well as severance costs following the
rearganisaticn which occurred mainly
inthe second halfof 2021.

Acreditof £2.4m (2021:creditaf £8.1m)
to reverse expected credit losses charged
tothe income statement but where the
related income is deferred on the balance
sheet suchthat the exclusion of this
removes the distortive mismatch

this causes.

Income of £2.6m from assets heldfor
sale which relates to the Group’s 50%
jointventure investmentin Silverburn
sold inMarch 2022. The IFRS and EPRA
accounting treatment is to offset the
operatingincome until disposal against the
loss on sale, therefore itis excluded from
Adjusted earnings. As aresult we have
added theincome backinorder toreflect
the fact that the property remained under
the Group’s joint ownershipand
management up untilcompletion of the
disposal andis considered to still be part
of underlying earnings.
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FINANCIAL REVIEW continuad

Repotted Group
The Group's IFRS reported loss was £164.2m (2021: £429.1m loss). The most significant elements of the reduction were reduced valuation
losses of £82.7m (2021: £169.6m), where the key factors influencing this were the market driven yield shift in the second half of the year of £68m,
areduction inthe share of losses in joint ventures to £41.5m (2021 losses of £1.71.3m) where again a reduced valuation deficit of £138.3m
(2021: £274.5m) was a key contributor and an adverse swingin the Group’s share of Value Retail of £25.3m again driven by valuation losses.

Proportionally consolidated

The Group evaluates the performance of its portfolio for internal management reporting by aggregating its wholly owned businesses together with
its share of joint ventures and associates which are under the Group’s managernent ('Share of Property interests’) on a proportionally consclidated
basis, line byline, including, where applicable, discontinued operations. A detailed reconciliation from Reported Group to the proportionally
consolidated basisis set outin note 2 to the financial statements and a summary recenciling to Adjusted earnings 1s set out below:

2022 2021
14—::7 )i:i:—i:::i:i:/a;:/ Prroport]onally consolidated 7 Propartionally ééfsgidalcd
Before Befzra

adjustrents Adjustments Adiusted  adjustments  Adpstroeats Adiusted

Summaryincome statement £m £m £m £m £m Ern
Netrentalincome t 177.2 (2.4) 174.8 1825 (8.1) 174.4
Netadministrationexpenses __ f(a79) 51  (428)  (eQ.0) = 86 (514}
Profit from operating activities T 129.3 2.7 132.0 1225 0.5 123.0
Revaluation losses — Managed portfolio T (221.0) 221.0 - {444.1) 4441 -
Disposals and assets held for sale (1.0} 1.0 - (10.3) 10.3 -
Fairvalue changesandothermpairments = (1) 01 -~ @3 = 03 -
Other net{losses)/gains (1.1) 1.1 - (10.6) 10.6 -
Jaint venture impairment - - - (11.5) 11.5 -
Shareofresults of associates (ValueRetal) = (53) 327 2724 200 = (41) 159
Operating (loss)/profit ! (98.1) 257.5 159.4 (323.7) 162.6 1389
Net finance costs (65.86) 11.6 {54.0) (103.6; 31.8 (71.8)
Taxcharge R (° X)) - (05 18 0.2 e
(Loss)/profitforthe period t (164.2) 269.1 104.9 (429.1) 494.6 65,5
Reported Adjusted Reportad Adjusted

(Loss)jearningspershare pence  __pemce _ _pence _ pence

Basic b (3.3)p 8. 7p

Adjusted i b 2.4p 1.3p

f 2021 figures have been restated o reflect ihe IFRIC Degision on Concessions with further information prowided innotes 18 and 6 1othe hnancial statements.
a Proportionally consolidated figures are set outin more detail in note 2 and adjustments are describad in more detailinnote 10Ato the inancial statements

b Inadditontothe IFRIC Decision on Concessions, comparative figuresfor 2021 have also been restated totake account of the bonus element of serip dividends
as explained further in note 11Btothe financial statements. Proviously reported figures were: Reparted Group: {9.8)p; Adjusted: 1.9p.
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The table below bridges Adjusted earnings between the two periods.

* Adjusted

earnings

£m

31 December 2021 T 65.5
Increasein netrentalincome excluding disposals 20.7
Decreasein netfinance costs 17.8
Decreasein gross administration costs 11.9
Decrease intax charge 1.1
Increasein Value Retail earnings 11.5
Decrease in net rental income arising from disposals (20.3)
Decrease In property fee income and management fees receivable o {33
31December 2022 104.9

1 2021 figures have beenrestated to reflect the IFRIC Decision on Concessions with further inforrmation provided in notes 1B and 6to the hnancial statements,
* Decreases andincreases are all on an Adjusted basis and therefore exclude adjusting items as set out in note 10Atothe financial statements.

H Lo
.

Analysis of rentalincome

e . o o 2022
Sharegfmf‘m perty interests
Reported Joint Discontinued

Group ventures  Associates Subtotal  operations Total

Proportionally consaolidated £m £m £m m £m £m

Grossrentalincome 90.2 119.4 5.6 125.0 - 215.2
Met service charge expenses and cost of sales 12.9) (23.9) {1.2) {(25.1) - {38.0)

Netrentalincome 77.3 95.5 4.4 99.9 - 177.2
Change in provision for amaounts nat yet recognised in the income statement {2.4)

Adjusted net rentalincome 174.8

2021

- T Share of Froperty interests
Reoarted Joint Discontinuad

Group ventures Associates Subtatal operations Total

Proportionally consolidated £m £m £rn £m £m £m

Gross rental income T 903 1431 6.0 149.1 110 2504
Net service charge expenses and cost of sales . (23.1) (42.3) 1.3) 43.6) L2y 679

Netrentalincome T 87.2 100.8 4.7 105.5 9.8 182.5
Change in provision for amounts not yet recognised in the income statement - 8.1

Adjusted netrentalincome 1 174.4

T 2021figures have been restated to reflect the IFRIC Decisionon Concessions with further informationis provided in notes 1B and & to the financial statements.

Gross Rental Income (GRI)
GRIdecreasedto £215.2mfrom £250.4m, reflecting the impact of disposals and lower surrender premiums thanin 2021, These were partly
offset by increased turnover and car park income, lower concessions and income from completion of the extension at Les 3 Fontaines.

2022 2021 Changein

Proportionally consclidated £m £m  like-for-like
Like-for-like managed portfolic: *

—UK T 86.8 784 10.8%

—France + 41.2 388 6.1%

—Ireland o T 371 353 51%

165.1 1525 8.3%

T 2021tigures have been restated to reflect the IFRIC Decision on Concessions with further information provided in notes 1B and 6 to the financial statements.

¥ Like-for-lke GRI for the managed portfoliois calculated based on properties owned throughout both current and prior pericds, calculated an aconstant currency
basis such that the comparatives have been restated accordingly.
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Net RentalIncome (NRI)

MRIdecreased to £177.2m from £182.5m. Adjusted NRI was broadly unchanged at £174.8m (2021 £174.4m). In addition to the GRI
moveiments highlighted above, NRI benefited from a significantimprovement in collections enabling release of provisions for bad debts and
tenantincentive impairments together with growth in vartable income streams, This resulted in an improvement of the Adjusted NRI:GRI
(after ground rents payable) ratio to 81.2% (2021: 69.6%).

2022 2021 Changemn

Praoportionally consotidated £m Em  lke-tor-like

Like-for-like managed portfolio: a

—UK T 70.8 54.0 31.3%

—France t 36.3 26.8 35.4%

—elend .t 3®e& 282 153%
140.7 109.0 ____2_9_2_5_/3

Disposals 3.5 238

Developments and other + 306 41.8

Forefgnexchange = (0

Adjusted netrentalincome T 174.8 174.4

Change in provision foramounts notyetrecognisedin theincomestatement b = 24 = 81

Net rentatincome T 2177.2 182.5

T 2021 figures have beer restated to reflect the IFRIC Deciston an Concessions with further information provided in notes 1B and 6 to the financial statements.
a Like-for-like NRI for the managed portfoliois calculated based on properties owned throughout both current and prior periods, calculated an a constant currency
basis such that the comparatives have been restated accordingly.

b Relatestothe change in provision for amounts not yet recognised in the income statement for expected credit losses whereby the related income is deferred on
the batance sheet. The amount has been excluded from Adjusted net rentalincame to eradicate the distartion of cost being recognised inone accounting period
and the related revenue being recognised in a different accounting period as further described in note 10A to the financial statements.

Like-for-like NRTincreased by £31.7m (29%) against 2021 reflecting strong leasing performance, impraved collections, increased variable
turnoverrent and netincome from car parks and commercialisation.

The drivers of the like-for-lika increase were consistent across all of the Group’s geographies, offset by the loss of NRI from disposals in the UK in
2021 and 2022 being £20.3m, of which £20.5m came from the sale of Victoria and Silverburn in the first half of 2022 and £8.4m from the 2021
sale of UK retail parks.

Further analysis of net rentalincome by segment is provided in Table 6 of the Additionalinformation.

Proportionally consolidated 2?‘.2; 20{2%
Employee costs—excluding variable costs T —?9? /3'?.5
variable employee costs 9.6 9.6
Qthercorporatecosts_ .~~~ 21.0 246
Gross administration costs 59.8 717
Property fee income (11.5) {13.2)
Jointventure and associate management feeineome - - (85) (71
Otherincome (HO) . % 3)
Adjusted net administration expenses 42.8 51.4
Businesstransformationcosts 53 8.6
Net administration expenses T kﬁrm‘_w?ﬂ 600

During 2022, Adjusted net administration expenses decreased by £8.6m against 2021, The decrease, refiecting the Group's focus on cost

reduction, principally relates to:

— Employee costs foilowing the reset of the organisation to an asset-centric structure which occurred in the second half of 2021, Average
headcount duringthe year reduced from 494 10 370 with headcountat 31 December 2022 he'ng 320.

— Othercarparate costs (camprising mainty professional fees, office rent and software licenses), where the maost significant element was a
decrease of £2.7m in Directors and Officers insurance premiums reflecting the strengthening of the Group’s financial position. The remainder
of the decrease was predorninantly in professionat fees.
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Business transformation costs comprised mainly fees for contractors and consultants from the Group's digitalisation programme, which were
noteligible for capitalisation, and severance costs relating to the ongoing strategic re-organisation initiated in the second half of 2021 (2021:
comprised mainty cansultancy fees and severance costs).

R TUTRL LTSS P I N AS

During 2022, we rdised groos proceeds nf £165m, relating mainlv to the disposals of Silverburn and Victoria. Taken together with other smaller
disposals and adjustmenis to historical disposals, an overall profit from disposals of £0,7m was generated.

Reported Group

Afulllisting of our interests in jointventures and associates is set outin Table 22 of the Additional information. Qur Reported share of results under
IFRSwas acombined loss of £48.6m (2021; loss of £155.7m). This year-on-year change was due to lower revaluation losses in 2022 compared
with 2021,

Proportionally consolidated

Onan Adjusted basis, because the Group’s managed portfolio of joint ventures and associates is proportionally consolidated, the Group’s share
of results of joint ventures and associates comprises solely the Group's investment in Value Retail which generated Adjusted earnings of £27.4m
{2021:£15.9m). The year-on-year improvement principally reflects higher GRI from increased sales resulting from the easing of Covid-19
restrictions where lockdowns in 2021 meant that Villages were closed for part of the year.

e S T

Reported Group

Reported Group net finance costs were £63.0m, a decrease of £34.9m compared with 2021 attributable to higherinterestincome and lower debt
and loan facility cancellation costs.

2022 2021

Propaortionally consolidated £m £m
Kd;ﬁ;tgd finance income 261 151
Finance costs

Grossinterast costs (81.3) (62.2)
Interestcapitalised 1.2 53
Adjusted finance costs (80.1) (86.9)
Adjusted netfinance casts (54.0) (71.8)
Debt and loan facility cancellation costs (1.3) (22.0)
Changeinfairvalue of derivatives T ¢ =) B X )
Net finance costs (65.6) (103.6)

Adjusted net finance costs were £54.0m, a decrease of £17.8m compared with 2021. The decrease was driven by the benefits of deleveraging

since the start of 2021, early repayment of debt utilising proceeds from disposals, the related restructuring of hedging derivatives and higher

interest incame fram cash deposits. Key components comprised:

— af6.8mreductionin finance costs driven by areduction ininterest on cross currency swaps and areduction as aresult of repayment of private
placement notes and aurchonds

— E£11.0mhigherinterestincome resulting from hoth increased cash balances inthe year following disposals and a sharprise in prevailing
interest rates inthe second half of the year

Propartionally consolidated net finance costs decreased by £38.0mto£65.6m compared to 2021, with £20.7m of the decrease relating to lower
debtandloan facility cancellation costs partly offset by changes in the fair value of derivatives, both of which are treated as adjusting items and
are described further in note 10A to the financial staterments. The debt and loan facility cancellations costs relate to unamortised facility fees in
respect of revolving credit facilities which were extinguished and replaced with a new £463m facility as set autin the cash flow and net debt
section below.

The Group's tax charge on a proportionally consolidated basis was £0.5mwhich comparesto £1.8mfor 2021, with the reduction being due to
certain changes in the Irish capital structure. The tax charge remains low as the Group benefits from being a UK REIT and French SIIC and its Trish
assetsare heldina QIAIF. The Groupis committed to remaining in these tax exempt regimes and further details on these regimes are given in note
8tothefinancial statements.

In order tosatisfy the REIT conditions, the Company is required, on an annual basis, to pass certain business tests. The Group has met all
requirements for maintaining its REIT status for the year ended 31 December 2022,
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The payments of cash and enhanced scrip dividends approved by shareholders and made in 2022 have satisfied our REIT and SIIC distribution
requirements. The Boardis not recommending a further paymentin respect of 2022 but continues to anticipate re-instating a cash dividend for

2023, expected to be at least the minimum required to continue to meet our RETT/SIIC distribution obligations.

The interim cash and enhanced scrip dividend alternative were paid as a non-Property Income Distribution (Non-PID) and treated as an ordinary
UK company dividend. As setoufin note 22 tothe financial statements, the interim dividend of £77.1m was settled during the year, of which

£1.4mwas settledin cash,

Adetailed analysis of the balance sheet cn a proportionally consolidated basis is setout in Table 12 of the Additional Information with a summary

reconciling to T PRANTA setout in the table below:

N - - 0
Share of Share of
Renarted Praperty EPRA Renarted Property EPRA

Group interests adjustments EPRANTA Group irterests  adjustments EPRANTA

Summary net assets £m £m £m £m £m £m £m £m
Investmant and tracing praperties 1,497 1,723 - 3,220 1,595 1,883 - 3,478
Investment in joint ventures 1,342 (1,342) - - 1,452 (1,452) - -
Investment inassociates —Value Retail 1,189 - 52 1,241 1,141 - 35 1,236
—Italie Deux 108 {108} - - 106 (106) - -

Assets held for sale - - - - 71 {71) - -
Net trade receivables 24 20 - 44 27 19 - 46
Netdebt t a (1,458) (274) (1) (1,733) (1,559} (240) 8 (1,791)
Othernctliabilites {8 _ (9 @ _ (W8 & G & 129
Net asseis 2,586 - 48 2,634 2,746 - 94 2,840
EPRA NTA per share b 53p 64p

T 2021fgures have beeniestated toreflect the IFRIC Decision on Deposits with further information provided in nole 16 Lo the financial statements and Tables 13

and 14 ofthe Additionalinformation.
a Comprisescashand cash equivalents, loans, fair value of currency swaps and cash and cash egaivalent held within assets held for sale.
b EPRA adjustments in azcordance with EPRA best practice, principally in relation to deferred tax, as shown in note 108 to the financial statomarts,

During 2022, net assets decreased 6% t0 £2,586m (2021: £2,746m). Netassets, calculated on an EPRA Net Tangible Assets (NTA) basis, were
£2,634m, or 53 pence per share, areduction of 11 pence compared 1o 31 December 2021 principally due 1o revatuation losses of £282m, partly
offset by Adjusted earnings of E105m, together with dilution from the serip dividends of 7.5p. This is equivalent to a total accounting return of

—6.8%. The key components of the movement in Reported Group net assets and EPRA NTA are as follows:

Reported EPRA

Group adjustments

Prapartianally cansalidated including Value Retail £m £m
1January2022 - 278 ea

Property revaluation - Managed portfolio (221) -

—Value Retail {61) -

Adjusted earnings 105 -

Changein deferred tax (9 5

Dividends (13) -
Foreignexchangeandother movements . 3% G

31 December 2022 2,586 48

EPRANTA
£m

2,840
(221)
(61)

105
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entinthe investment market seeninthe first half of 2022 stalted in the second half due to rising interest rates, continuing high
inflation, soaring energy prices and the ongoing warin Ukraine.

Inthe UK, there were 58 shopping centre transactions tatalling £1.9bn, the majority of which were agreed in the first half of the year including
transactions involving non-managed stakes in prime shopping centres and larger lot sizes, for example, CPP Investments’ acquisition of Nuveen’s
one third stake in Bullring. Investment volumes slowed in the second half of the year with a number of larger schemes failing to transact due tolack
of debtfinance. Second half investment activity was primarily at the discount/convenience end with ot sizes hetween £10-£30m (Source: JLL).
Prime shopping centre yields moved out by 50 basis points in the last quarter of 2622.

In France, retail investment activity reached €4.5bn with over 207/ transactions and strong volume growth in large transactions with 13 deals
above £200m {Source: JLL). Prime shopping centre yields increased slightly towards the end of the year.

InIreland, there was limited retailinvestment activity with retail representing just 8% (E0.4m) of total transactions and no transactions of
significance (Source: C&W).

Lo fadtt et e

The Group's external valuations continue to be canducted by CBRE Limited (CBRE), Cushman & Wakefield (C&W) and Jones Lang LaSalle Limited
(JLL), praviding diversification of valuation expertise across the Group. At 31 December 2022 the majority of our UK flagship destinations have
been valued by JLL and CBRE, the French partfolio by JLL, and the Irish portfolio, Value Retail and Brant Cross have beenvalued by C&W. This is
unchanged from 31 December 2021.

At 31 December 2022, the Group's portfoliowas valued at £5,107m, a decline of £265m {4.9%) since 31 December 20271. This movement was
primarily due to revaluation losses of £282m and net disposals totalling £194m comprising mainty Silverburn and Victoria, being partly offset by
capital expenditure of £79m and favourable foreign exchange gains of £157m. Movements in the portfolio valuation are shown inthe table below.

I

Develop-

ments and Managed Value Group

Flagships ather portfolic Retail portfalio

Proportionally consolidated including Value Retail £m £m m £m £m

At1January 2022 2,784 694 3,478 1,894 5,372
Revaluation losses a (168) (53) (221) (61) (282)
Revaluationlosses ofimpaired joint venture b - (26) (26) - (26)

Capitalexpenditure 51 22 73 [ 79

Reclassifications 206 (206) - - -

Capitalised interest - 1 1 - 1
Disposals {187) [¢)) (1924) - {194)

Foreign exchange 102 7 109 48 157

At 31 Decemhber 2022 a 2,788 432 3,220 1,887 5,107

a VYaluations and revaluation losses are further analysed in Table 9 of the Additionalinformation.

b The Highcross joint venture is excluded owing to the Group's share of net losses after revaluation being restricted to £nil as described in note 13 tathe
financial statements.

Duringthe yaar, capital expenditure on the managed portfalio was £73m and related mainty to the Les 3 Fontaines extension at Cergy, which
openedinMarch 2022, cladding works at Bullring and works to repurpose the former House of Fraser anchor unitat Dundrum, in addition to £25m
spent at Whitgift on acquiring the long leasehold and freehold interests. Table 11 of the Additional information analyses the spend between the
creation of additional area and that relating to the enhancement of existing space.

The Les 3 Fantaines extension expenditure was recorded in the Developments and other portfolio prior to the extension being reclassified to the
Flagship portfolio upon opening.
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FINANCIAL REVIEW continued

Excluding Highcross, we recognised atotal net revaluation loss of £282m acrass the Group portfalio, comprising £221m in respect of the
managed portfolicand £61m in Value Retail. £272m of the revaluation loss occurred in the second half of the year, the majority of which came
from amarket driven yield shift of £154m in the second half of the year as aresult of higher interesi rates which mostly occurred in the last quarter

of 2022. The balance was principally due to the valuers reducing selective ERVs across the portfolio.

UK flagship destinations reported a revaluation deficit of £90m where half was due to an outward vield shift averaging 50 basis points with
the remainder due to selected ERV reductions. In France, yields were more stable with a 10 basis point outward movement, equivalent to
arevaluation deficit of £12m with the balance of £45m mainly due to ERV reductions. Ireland saw a positive movernent in ERY most notably
at Dundrum, however this was more than offset by a 20 basis point outward yield shift which resulted in a net revaluation deficit of £20m.

Adeficit of £53m was recognised on the Developments and other portfolio of which £11m related to Croydon assaciated with lower income and
£13m related to the future development schemes in Dublin due to inflationary concerns over development costs.

Despite acontinued strong post pandemic recovery intrading at Value Retail in the year, the portfolio recorded an overall revaluation loss of E61m,
of which £53m related to Bicester Village, driven by outward yield shifts.

Furthervaluation analysis isincluded in Tabie 9 of the Additional information.

2022 2021
Flagship destinations % %
UK (3.8) £0.6)
France (1.6) {1.5)
Ireland o . ) 03 30
(2.2) (6.7)

* Calculated onaconstant currency basis for properties owned throughaut the relevant reparting period.

Like-for-like ERVs fell 2.2% during 2022 with most of the decrease occurring in the second half of the year following a broadly flat perfermance
inH1 where the decrease was only 0.3%.

UK ERVs were 3.8% lower, reflecting the investment to attract ‘best in class’ occupiers in certain of our managed portfolio, while ERVs in France
were marked down lessat1.6%.

InIreland, ERVs were up 0.3%, with Dundrum Town Centre reporting a 0.4% increase driven by the opening of Brown Thomas in the former
House of Fraser unitin February, with Penneys relocating into the remaining space in the first half of 2023, offset by small decreases atthe
other destinations.
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‘smanaged property portfolio generated atotal property return of -2.3%, comprising an income returmn of +5.4% offset by acapital

i,

fhe‘Group

return of =7.3%. Incorporating the income and capital returns from the Value Retail portfolio, this brought the Group’s income returnto +5.3% and

the capital return to —5.8%, to generate atotal return of =0.7% (2021: —=3.9%,).

2022
Develop-
Flagship ments and Managed Value Group
UK France Ireland destinations other portfolio Retail portfolio
Proportionally consolidated % Y% % % % % Y %
Incomereturn 7.9 4.8 5.2 6.0 2.3 5.4 B 53 5.3
Capital return (9.49) (4.6) (3.0) (5.9) (14.8) (7.3) (3.1 {5.8)
Totalreturn (2.1) - 2.1 {0.2) (32.8) (2.3) 2.0 0.7}
2021
Nevelop-
Flagehip mants and Managed Valie G
UK France Ireland  destinatons other partfalia Retail partfolio
Propartionally consaolidated Y % % % % % % %
Income return t 6.5 36 4.2 5.0 2.9 47 0.7 4.0
Capitalreturn t {16.3) {6.4) (7.8) (11.2) (5.1) {10.9) (0.6) (7.7)
Total return T {10.8) 3.1 (3.9 (6.8) (%.6) (6.7) 21 (3.9)

T 2021 figures have been restated to reflect the IFRIC Decision on Deposits with further information provided in note 16 to the financial statements and Tables 13
and 14 ofthe Additional infarmation.

%

A
)]

Tatal Total
sharehotder shareholder
return return
Cashbasis  Scripbasis Benchmark
a a b
Return per annum over % %
Oneyear o : (262) (151) (34
Threeyears (44.0) {(37.7) {12
Five years (35.2) {30.8) 6

a Cashand scrip bascs represent the return assuming investors opted for either cash or scrip dividends with the assumption that those opting for scrip dividends
continued to hold the additional shares issued

b Benchmarkis the FTSE CPRA/NARELT UK index.

Hammerson's total shareholder return over one year for 2022 was -15.1% ona scrip basis (-26.2% on acash basis), outperformingthe FTSE
EPRA/NAREIT UK index of -34.3%. Over five years however the Group underperformed compared to the benchmark of -6.7% with shareholder
returns of -35.2% and -30.8% on a cash and scrip basis, respectively.

Details of the Group's joint ventures and associates are shown in notes 13 and 14, respectively to the financial statements.

Jointventures
During the year, aur investment in joint ventures decreased to £1,342m (2021: £1,452m) where the most significant movernents were the
Group's share of net rental income of £96m offset by revaluation losses of £132m and cash distributions to the Group of £63m.

Associates

Qurinvestmentin associates increased to £1,297m (2021 £1,247m) of which the Group’s investment in Value Retail was £1,189m. Key
movements were in Value Retail where the Group's share of eamings were offset by revaluation losses of £61m togetherwith foreign exchange
gansof £36m.
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During 2020 and 2021, the intermittent closures of the majority of non-essential retail across all regions as a result of the Covid-19 pandemic,
coupled with the UK government's restrictions on landlords’ ability to enforce collections, impacted collection rates and consequently, the level
of trade receivables was high. To address these challenges, the Group put in place mare rigorous procedures and clearer tracking of aur trade
receivables combining involvement of our asset management, leasing and finance teams to maintain clearfocus on cotlections.

Qverthe course of the year, the underlying environmentimproved. This included the lifting of UK government restrictions on collections (intwo
phases inMarch and September 2022) and although restrictions diftered in France and Ireland, similar improvements were also seen. The
combination of these changes together with management’s focus has meant that we have been able to reduce the provisioning rates for some
ageing categories of receivable. However, with the backdrop of macroeconomic uncertainties, we consider it premature to be extrapolating this
as atrend across all categories and accordingly our approach to provisioning remains cautious and prudent.

Gross trade (tenant) receivables on a proportionally consclidated basis totalled £74.1m (2021: £9%.5m) against which a provision of £32.3m
(2021:£53.3m) has been applied. This provision represents 60% (2021:76%) of trade recevables of £53.9m (2021: £70.5m) after excluding
tenant deposits, guarantees and VAT, although this also includes a provision of £1.6m (2021: £4.0m) in respect of income not yet recognised in
theincome statement owing to a technical interpretation of IFRS 9 as explained in note 10A tathefinancial statements. Further analysis is set out

belowand in note15 tothe financial statements.

) 2022 ~ _ 2021
Trade —\_ Trade T
receivables receivables
netof net af
deposits, deposits,
Grosstrade | guarantees Nettrade Gross rade guarantens Nettrade
receivahles and VAT Provision receivables  recevables and VAT Provision  recenabiles
£m £m £m £m £m £m £m £m
UK 291 25.0 (125 166 463 384 | (272 194
France 40.0 24.6 (17.2) 22.8 45.2 256 (217} 235
Treland 5.0 | 4.3 (2.6) 2.4 8.0 65| §§.4) 36
Managed portfolio 74.1 53.9 (32.3) 41.8 99.5 70.5 {53.3) 46.2
Share of Property interests (33.1)| (27.3) 14.7 (18.4) (14.6) (36.8} 259 (18.7)
Reported Group 41.0 26.6 {17.6) 234 54,9 33.7 (27.4) 27.5

On 8 December 2022, the Company and the Trustees of the Group’s principal defined benefit pension scheme (‘the Scheme’) entered intaa bulk
purchase annuity policy (buy-in’) contract with Just Retirement Limited for a premium of £87.3min respect of insuring all future payments to

existing pensianers of the Scheme at 9 December 2022. The pension buy-in transaction was funded through the existing investment assets held
hy the Trustees an behalf of the pension scheme and the impact of this transactionis reflected in tne TAS 19 valuation.

This material balance sheet de-risking exercise is in line with the Group’s long term strategy to reduce future volatility of the Group's balance sheet.

Ourfinancing strategy is to borrow predominantly on an unsecured basis to maintain flexibility. Secured borrowings are occasionally used,
mainly in conjunction with jaint venture partners. Value Retail also uses predominantly secured debt inits financing strategy. All secured debt

is non-recourse to the rest of the Group.

The Group’s borrowings are arranged to maintain access to short term liquidity and long term financing. Short term funding is principally

through syndicated revolving credit facilities. Long term debt comprises the Group's fixed rate unsecured bonds and private placement notes.

At 31 December 2022, the Group also had secured borrowings in Value Retail and three of the Group's joint ventures, although following the
placing of Highcross inta receivership in February 2023, this has since reduced to two. Acquisitions may initially be inanced using short term funds
before beingrefinanced with longer term funding depending on the Group’s financing position in terms of maturities, future comm‘tments or

disposals, and market conditions.

Derivative financial instruments are used to manage exposure tofluctuatiors in foreign cuirency exchange rates and interest rates but are not

emploayed for speculative purposes.
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The Board reviews regularly the Group’s financing strategy and approves financing guidetines against which it monitars the Group's financial
structure. Where there is any non-compliance with the guidelines, this shauld not be foran extended period but the Group always strivesto

maintain aninvestment grade credit rating. The key financing metrics are set out helow,

Calculation

(Reterences

ta Additional
Proportionally consclidated untess atherwise stated information) 2022 2021
Net debt T Table13 £1,732m £1,79%m
Liguidity T £996m £1,478m
Weighted average interestrate 24% 3.0%
Weighted average maturity of debt 3.4years 4d.1years
FXhedging 91% 89%
Netdeht: EBITDA T Table 1A 10.4% 13.4%
Loantovalue —Headline Table 18 39% 39%
Loan tovalue — Full proportional consolidation of Value Retail T Table 18 47%  AL%
Metrics with associated financial covenants Covenant e o
Interest cover T =21.25x Table 17 3.24x 2.30x
Gearing— Selected bonds T <175% Table 19 68% 656%
- Other borrowings and facilities T <150% Table 19 68% 66%
Unencumbered asset ratio T =1.5x% Table 20 1.74x 1.84x%
Secured borrowings/equity shareholders’ funds <50% 15% 14%
Fixed rate debt as a proportion of total debt n/a 84% 85%

1 2021 figures have been restated to reflect the IFRIC Decision on Depaosits with further information provided innotes 18 and 16 to the financial statements and

Tables 13 and 14 ofthe Additional information.

a Headline: Lean excludes Value Retail net debt and Value includes Value Retail net assets.
b Fullproportional consolidation of VR: Loan includes Value Retail net debt and Value includes Value Retail property values.
¢ Applicable to bonds maturing in 2023, 2025 and 2027 {as set out in note 18to the financial statements).

Inrecognition of the Groug’s strengthened financial position, Moody’s and Fitch's senior unsecured investment grade credit ratings were

re-affirmed during the year as Baa3 and BBB+ respectively and outlooks from both rating agencies were changed from negative to stable.

AL 31 December 2022 the Group's gearing was 68% (2021: 66%) and Headline Inan tovalue ratiowas 39% (2021: 39%).

The Group's share of net debt in Value Retail totalled £675m (2021: £680m). Fully proportionally consolidating Value Retail’s net debt, the Group's

loantovalue ratiowas 47% (2021: 46%).

Calculations for loantovalue and gearing are set outin Tables 18 and 19 of the Additional information, respectively.

o Vb

Theterms of the Grou p’s unsecured borrowings contain a number of covenants which provide protection to the lenders and bondholders as set
outinthe Key financial metrics table above. At 31 December 2022, the Group had significant headroom against these metrics.

In addition, some joint ventures and associates have secured debt facilities which include covenants specific to those properties, including
covenants forloanto value and interest cover, however, there is norecourse to the Group. At 31 December 2021, certain caovenants onthe secured

loan atthe Highcross joint venture were in breach and an impairment of the full equity value was recognised at that time with the position

remaining at 31 December 2022, but as described in the overview above, going forward, Highcross will cease to be incorporated into the financial

statements following the appointment of a receiver on 9 February 2023,

I S P

The Gfoup’s eprsureto foréign exchange translation differences on euro-denominated assets is managed through a comhination of euro
borrowings and derivatives. At 31 December 2022, the value of euro-denominated liabilities as a propertion of the value of euro-denominated

assets was 91% compared with 899% at the beginning of the year. Interest on euro-denominated debt also acts as a partial hedge against

exchange differences arising on net income from our overseas operations. Sterling weakened against the euro during the year by 5%.
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FINANCIAL REVIEW continued

Mavement in proporticnally consolidated net debt £m
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Opening net debt Disposals  Cash generated Exchange Dividends Interest Capital Closing net debt
1 January 2022 from operations  and other (incl. redemption expenditure 31 December
costs) 2022

f NetdebtatlJanuary 2022 has been restated to reflect the IFRIC Decision on Depasits with further information providad in notes 18 and 16 to the financial
statements as well asin Tables 13 and 1 4 of the Addmonat information

Onapreportionally consolidated basis, netdebt decreased by 4% to £1,732m (2021: £1,799m). This comprised loans of £2,038m and the fair
value of currency swaps of £31m, less cash and cash equivalents of £336m, of which £21.9m is held by the Reported Group. Disposals during the
year generated net cash proceeds of £192m. Cash generated from operations of £166m comprised profit from operating activities of £129m and
£37mof movements in working capital and other nan-cash items.

The Group cémpteted significant refinancing during 2021, reinforcing the Group’s capital structure, including the refinancing of €1bn near term
bond maturities with a new £700m sustainability-linked bond and proceeds from disposals. As at 31 December 20271, the Group had anumber
of Revolving Credit Facilities {(RCFs) in place with a total of £1,030m commitrments expiring between April 2022 and April 2024, During 2022,
the following activities were undertaken to refinance and extend these facilities:

— £820m offacilities, comprising a £420m RCF with commitments expiring in 2023 and a £400m RCF with commitments expiring between
2023 to 2024 were refinanced with a new £463m RCF expiring in Apri! 2025, which may be extended to April 2027 atthe latest, subject to
both lender and borrower consent. Afurther £10m of cormmitments expired in Aprit 2022

— £100mand JPY7.7bn (E49m) of RCF commitments expiringin June 2024 were extended to a new expiry in June 2025. The remaining £50m
of commitments with an expiry of June 2024 remain unchanged

— €235.5m eursbonds due 2023 were repaid on 16 December 2022 using available cash

Following these changes, committed facilities were reduced by £368mfrom £1,030m at 31 December 2021 to £662m at 31 December 2022
with £2m utilised to support ancillary facilities. This wili result in aninterest cost saving of £0.8m per annum in undrawn commitment fees whilst
maintaining a strong balance sheet and extending the maturities of remaining commitments.

Inaddition, furthertothe £297m of private placement notes repaid in 2021, notes totalling £42m were repaid early at parin April 2022, saving
£0.9mafintereston anannualised basis.

The Group’s liquidity at 31 December 2022, calculated an a proportionaly consolidated basis comprising cash of £336mardunutilised committed
facilities of £660m, was £996m, E4B2mlower than at the beginning of the year, This was primarily due to the £368m reduction in RCF committed
facilities, the £236m early repayment of the Group’s 2023 eurpbond being partially offset by the retention of cash pracseds from disposals.
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Matu rity prhﬁ le of loans and facilities

Proportionally consolidated £m

1,200

1,000
800
600
400

200

2023 2024

‘. Eurg honds M Sterling bonds

610

2025 2026 2027

Senior notes

® Secured debt

Hammerson plc Annual Report 2022

2028

Unutitised facilities

2029

2030

2031

The Group's weighted average maturity is 3.4 years (2021: 4.1 years). The maturity of 2024 private placements are covered by existing cash with
the Group having no further unsecured debt maturities until 2025,

Maturity analysis of loans and reconciliation to net debt

2022 2021
Loan Maturity £m £m
Sterling bonds 2025-2028 846.4 845.4
Sustainability linked eurobond 2027 612.3 578.3
Furobonds 2023 a - 197.4
Bank loans and overdrafts 2023 h {3.1) 2.7
Senior notes (US Private Placements) 2024-2031 190.8 216.4
Total loahs — Reported Group 1,646.4 1,834.8
Share of Propertyinterests 2023-2024 391.6 374.3
Total loans — proportionally consolidated 2,038.0 2,209.1
Cash and cash equivalents (336.5) (454.4)
Fair value of currency swaps 30.6 44.1
Net debt 1,732.1 1,798.8

a Redeemed in December 2022 using available cash resources, following the exercise ot an earty redemption option.
b Dehit balance comprises unamartised fees for RCFs against which no funds had been drawn at the year ends.
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RISKS AND UNCERTAINTIES

Risks and Uncertainties

2022 was a mixed yearfrom arisk perspective.
The post pandemic period resulted in a steady
recovery in footfalland collections, and the
Group's strong leasing performance has
reduced vacancy levels. These positive trends
cantrast with the heightened level of
macroeconormic and geopolitical uncertainty,
primarily related ta the ongoing warin Ukraine,
and the associated economic challenges on
both consumers and businesses from high
inflation, rising interest rates and supply

chain pressures.

Throughout the year, the Board maintained its
focus onensuring the Group was effectively
managing its risks. This included a tharough
review exercise involving the Audit Committee
and senior management, covering the Group’s
risks and the associated mitigations. This
resulted in a number of changes tothe Group's
principal risks to better reflect how the Group’s
strategy and markets are evolving, [talso
involved splitting some existing principal risks
into scparately identifiable new risks where it
was decmed thateach risk was significantly
material to the Group ona stand-alone basis.
The outcome of the exercise was subsequently
reviewed and approved by the Board.

Giventhe changing risk environment, the
residualrisk level of each principal risk was
alsore-assessed. Thisresultedinanincreased
residual risk assessment for three principal
risks and areduction for three risks. Work was
also undertaken to develop astronger
assurance praogramme aligned to the principal
risks. The programme will be expandad in
2023 along with greater efforts to promote
risk awareness across the Group.

The Board confirms that during 2022 ithas
carried out arobust assessment of the Group’s
emerging and principal risks, including
mitigations, which are presented in this section
ofthe Annual Report.

The Group's approach torisk management s
designed to enable the business to deliver its
strategic ohjectives while effectively managing
differing ievels of uncertainty which directly
impact the Group's activities.

The Group adopts a top-down and bottom-up
approach to ensure comprehensive risk
identification and risk appetite fs clearly
defined. This allows the Group torespond
quicklyto changesinits risk profile and
ensures risk management is factoredinto

strategic decision making whilst embedding
astrong risk management culture amangst
colleagues with clear roles and accountability.

Top-down

The keyroles and responsibilities for the
Group’s risk management are shown in the
Risk governance structure chart.

The Board has overall responsibility for risk
oversight and determining the Group's
approach tomanaging financial, regulatory,
operational and reputational risk. It ensures
that effective risk managementis integrated
throughout the business and embedded
within the Group's policies, processes, culiure
and values.

The Board also sets the Group’s risk appetite
toensure that risks are managed within certain
parameters with efficient use of resource.
Where controllable risks are outside the
Group'srisk appetite, the Board seeks to
manage these down by implementing
appropriate mitigations wherever possible.
The Board ensures each yearthat its risk
appetite is consistent with its strategy.

The Audit Committee supperts the Board in
the oversight of risk and is responsible for
reviewing the effectiveness of the risk
management and internal control system over
the course of the year, as well as overseeing
the Group's Internal Audit activity.

The Group Executive Committee has overall
accountability forthe management of risks
across the business.

Bottom-up

The effective day-to-day management of risk
is embedded within our operational business
teams. This aligns risk managernent with
operational resporsibility. It also allows potential
new risks to be identified atan early stage and
escalated as appropriate, such that required
mitigating actions can be putin place.

Internal Audit acts as an independent
assurance function by evaluating the
effectiveness of our risk management and
internal contral processes.

Through this approach the Group operates
a'three lines of defence’ model of risk
management, with operational management
farming the firstline, the Risk Management
team forming the second ling, and finally
Internal Audit as the third line of deferce.
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The Group's key risks are derived from a
systematic review of the Group’s strategic
nriorities, and recurring work with senior
management and business teams to identify
and quantify key risks. These are reviewed
and monitored during the year by the Group
Executive Committee, the Audit Committee
and approved annually by the Board.

The Group's principal risks are defined as
those likely to significantly affect the Group’s
strategic objectives, operations, orfinancial
performance if not effectively managed.

The risks are classed as either ‘external’ risks,
where market factors are the main influence
on change, or ‘operational’ risks which, while
subject toexternalinfluence, are more inthe
control of management. The level of residual
risk for each principal riskis assessed taking
account of the likelihood of occurrence and
potential impactonthe Group, and also
applicable mitigating actions. The assessment
ofthe Group’s principal risks at the date of this
reportis shown on the Residual Risk heat map.

To supportthe assessment process, the Group
produces a guarterly Risk Dashboard which
comprises severalkey riskindicators, hoth
historic and forward-logking, for each principal
risk. Therisk indicators help identify whether
those risks are changing and hence whether
mitigating actions need to be amended.

In 2022, the annual exercise toformalise the
Board's risk appetite found that the Board and
senior management were aligned in their risk
appetite foreach principat risk. Itis noted that
there are two principat risks where the current
residualrisk rating is deemed ‘high’ as shown
crithe Residual Risk Heat Map. This assessment
is largely due to externalfactors beyand
management's control, althoughthere are
clear mitigating actions to complete which
will reduce the current risk assessment.

New andemergingrisks are a particular area of
focus, andare explicitly considered as part of
the regular risk review process explained abhove.
Further identification workis undertaken by
the Riskteam by reviewinginternal activities
and external insights, covering hoth the real
estate and wider commercial sectors. During
the year a number of potential emerging risks
were highlighted including catastrophic
evenis, the development planning process,
politizal risk, the ongoing war in Ukraine and
financial crime compliance.
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Onreview, it was determined that these were
appropriately captured by the Group's existing
principal risks, or were not significant enough
to be deemed anew principal risk.

As partof the annual risk review, the Board
therefore concluded that no significant
emergingrisks have beenidentified in 2022.

Fanetiuit . >i’.f;¢

As explained in the Audit Committee Report,
the Audit Committee approves the annual
Internal Auditplan. The planis designed to
cover anumber ofthe Group’s principal risks,
with afocus on those with an elevated
residualrisk retative to risk appetite or where
activities are undergoing significant change.
Inaddition it includes cyclical reviews of key
financial controls.

The scope and finalised audit reports are
reviewed by the Group Executive Committee
and Audit Committee, and agreed actions are
monitored to completion,

—Sets risk culture and appetite

fut

—1stline of defence

—Embeds risk appetite

4+ —2nd line of defence

and emerging risks

—3rd line of defence

As explained above, following a detailed
review it was decided that threa of the existing
principatrisks should be separated outinto six
individual risks, This was because each new
risk was deemed to be significantly material to
the Group on astand-alone basis to warrant
being separatelyidentified. The changes were

asfollows:

— The ‘Retait market and valuations’ risk was
splitinto: ‘Retail market” and ‘Investment
market and valuations’

— The ‘Catastrophic event’ risk was splitinto:
‘Health and safety’ and ‘Cyber security’

— The Taxand regulatary’ risk was splitinto:
‘Tax’ and ‘Legal and regulatory compliance’

s Dbk

Otherchanges in the residual risk assessment

forthe Group's principal risks during 2022 were:

Increaseinrisk

Macrogconomic {risk A): The nearterm
macroeconomic outlook worsened during
20272 due ta geopolitical issues, primarily
related tothe ongoing war in Ukraine.
Thisresulted inrising inflation and interest
rates and supply chain pressures, which
had anadverseimpacton both consumers
and businesses.

—Reviews risk mitigation activities
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—Qverall responsibility for risk management
—Sets overalt risk framework for the Group

- Considers and approves risk and cantrols work undertaken by Audit Committee

' —Reviews effectiveness of risk management framewarks
—Oversight of system of internal control

—Approves 3rd line assurance activity by Internal Audit
~Reviews going concern and viability

—Reviews climate risk and TCF comgpliance

—Manages risk day-to-day through paticy, process and people

—Works with management to identify principal risks, considering current

—Monitors and reports on key risk indicators
—Monitors risks and mitigations against risk appetite

—Designs and delivers the internal audit plan
—Provide assurance on effectiveness of the risk programme, testing key controls
—Tracks and verifies completion of agreed audit actions

| —Identifies, evaluates and mitigates operational risks
: ﬁé --Responsible for operating effectiveness of key controls
—Manitors risks assigned to each team, including escalation of emerging risks

Non-retail/multi-use markets (risk G); Higher
costs, interest rates and softer valuationyields
have adversely impacted non-retail sectors,
which are targeted as key components of a
number of the Group’s future developments/
assetrepurposing plans.

Capital structure {risk J): The macroeconomic
challenges explained above and UK political
issues resulted infinancial market instability,
particularlyinthe second half of 2022. This
saw increased bond spreads and rastrictions
on the availability of borrowing, particularly
for retail property. These adverse changes
have been partly mitigated through refinancing
activity and disposals, and the Group has
nounsecured refinancing required until
2025 which are not covered by available
cashbalances.

Decreaseinrisk

Climate {risk D): ESG remains a high area of
focus for the Group's stakehaclders. During
2022 we made significant progress to address
this risk with the key achievement beingthe
completion of Net Zero Asset Plans (NZAPs)
for each of the Group's flagship assets.

These contain a clear pathway forthe Group
toachieve its commitrment to be Net Zero

by 2030.
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RISKS AND UNCERTAINTIES continued

Residual Risk HeatMap
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Note: Arrows indicate change inrisk since 2021 Annual Report.

Transformation {risk M}: Substantial progress
was made in 2022 on the Group’'s transformation
programme. This progress has reduced the
impact of this risk. However, the likelinood of
issues has increased as these initiatives go-live
in 2023 and will require significant effort to
transition to new ways of working,

Paople (risk N): 2021 saw an elevated People
risk as a result of the Covid-19 pandemic and
significant organisational restructuring
towards the end of the year. These issues were
actively managed during 2022 with new team
structures embedded and strong progress
made towards the Group's strategic objective
of creating an agile platform.

These changes are shown on the Residual Risk
Heat Map above.

i

Further details on this importantrisk area are
inthe detailed risk section below, in the ESG

section on page 25 andthe Group’s separate
2022 ESG Report and Databook available on
the Group’s website www.hammerson.com.

The impact of external factors continues tobe
the main concern for the Group, particularly
given the heightened levels of macroecanomic
uncertainty towards the end of 2022,

Nonetheless, the successful delivery of the
Group's strategic objectives will act to reduce
the level of residual risk and ensure the langer
term success and viability of the Group for the
benefitof all stakehaolders,
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A MACROECONOMIC ETAILMARKET (NEW)

30

Adverse changes to the macroeconomic environment in which we In the context of the everevolving retail market place, the Group fails
operate have the potential to hinder our financial performance andour  foanticipate and address structural market changes. This willimpair
ahility to deliver our strategy. leasing performance, resultin a sub-optimal occupier mixand thus

impact our ability to attract visitors, maximise tootlall/spend, and grow
Risk Mitigations income at our properties.

— Diversified portfolio (sectors, geography and occupiers)
— Flagshipdestinations inthe heart of major European cities

— Neartaermdabt maturities fully covered by existing cash reserves
with limited capital commitments

— Balance sheet strengthened over recent years with strategy and
track record of divesting of non-core assets

— Value Retail Villages in affluent areas with streng tourist appeal

Risk Mitigations

— Diversified portfolio imits impact of dawntum or major market
change inasingle market

— High quality, diversified tenant base with weighted average lease
termtofirst break of 4.3 years

— Disposal programme to focus core portfolio on key city centre
destinations and provide capitalfor repurposing space away from

— Monitoring of macroeconomic research and forecasts challenged retail categories
— Economic outlookincorporated into annual Business Plan — Greaterdatainsights and analytical capabilities including regular
— Continue strategic divestment and development programme catchment and occupier analysis
to decrease market and sector risk as wellas increase balance — Improved leasing process and policy to better align to occupier and
sheet strength visitor requirements
— Ongeingtransformation programme to enfance organisational — Clear delegation of authority with Group Management Committee
agility, and process efficiency and automation to minimise fixed (GMC) scrutinising all significant leasing transactions
costbase

— Recruited newtalent to accelerate initiatives around placemaking,

. marketing and repositioning of our asset:
Changeinyear ng p g ssets

Despite initial positive signs of recovery post pandemic in 2022,
adeterioration in the macroeconomic environment during the year

— Asset-centric grganisational structure to ensure leasing team
fully aligned with asset management team with approved

caused primarily by rising inflation, higher interest rates, supply chain property strategies
constraints, and geopolitical uncertainty significantly slowed economic  — Innovation through food and social, and services opportunities
growth, with the UK forecast to potentially enterarecession in 2023. reducing exposure to retail market

) i ) . — Digital innovation strategy to provide detailed customer insight and
This backdrop has resulted in weaker consumer confidence and falling comrnunication with our customers

disposalincomes associated with the cost of living crisis and these

challenges are forecast to continue into 2023. — Use of short term temporary’ leases to enhance tenant mix, reduce

vacancy costs and incubate new brands

— Active engagement with key brand partners to collaborate on
reducing environmentalimpacts

Changeinyear . .

The physical retail market has recovered strongly from the Covid-19
pandemicoverthe course of 2022, Anumber of high profile online
retailers have struggled during the year, with true amni-channel
retailers increasing their market share.

2022 has seen avery strong leasing performance, with £25m of rent
secured and aver half of leases signed with non-fashion brands.

While the macroeconomic backdropis adversely impacting consumers,
the UK business rates revaluation has been favourable for the vast
majority of ourtenants who continue to seek the optimal trading
locations. Overall, our strongleasing pipeline and prime flagship
portfolio gives us confidence in the future of physical retail.
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C INVESTMENT MARKET AND VALUATIONS (NEW)
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Investor appetite for retail assets is reduced due to macroecenomic or
retail market factorsincluding increased borrowing costs, ecenomic
downturn, and consumer and occupier confidence. This will adversely
impact property valuations and alsarisk hindering the Group’s in flight
disposal plans. Thisin turn would reduce the availability of funds for
reinvestment in our core assets and/or refinancing debt.

Risk Mitigations
— Diversified portfolio limits impact of downturnin asingle market

— Portfolio focuses on high guality flagship destinations inthe heart
of major European cities

— Value Retail operate best-in-class premium outlets across Westemn
Europe with high tourist appeal

— In-flight disposals programme of non-core assets

— Strongleasing performance and pipeline to maintain security
of income

— Asset level ESG plansin place with future improvement initiatives
planned to ensure alignment with investors’ environmental
expectations

— Ma'ntenance of solid capital structure prevents forced sales

Changeinyear

The value of the Group’s praperty portfolio was troadly unchanged
inthe first half of the year, However, in the second half of the yearthe
heightened level of macroeconomic uncertainty and the associated
increase ininterest rates and rising costs forconsumer and
business adverselyimpacted the Group's valuations. This adverse
macroeconomic backdrop is forecast to hamper investor sentiment
and hence nearterm property valuation performance. Therefore,
the levelof residual risk for this newly created stand-alone risk
remains elevated.

Climate risks, particularly the reduction in carbon emissions and
compliance with ESG regulations, are not appropriately managed
and communicated. This is likely to adversely impact valuations and
investor sentiment and may result in anincreased final year bond
coupon if the Group’s sustainability linked bond targets are not met.
Also, extreme weather events may impact our properties.

Risk Mitigations

— Clear action plan and quarterly updates provided to Group Executive
Commmittee and regular updates provided to Audit Committee
and Board

— NetZeroAsset Plans in placefor all flagship assets

— Established sustainability governance structure, from asset to
Board level, manitaring of key sustainability metrics, including
performance and management of climate-related legislative and
regulatory risk

— Seniormanagement and Board provided with TCFD training

— Experienced sustainability teamn designs and implements our
sustainability strategy in collaboration with the wider business

— Regularengagement with investors and across the wider property
industry on ESGmatters

— IS0 accredited Energy and Environment Management System
implemented across the Group (ISC 14000 everywhere and
IS0 50001 inthe UK and [reland)

— Insurancein place to cover property damage

Changeinyear )

ESG remains a high area of focus forthe Group'’s stakeholders and
significant progress was made during 2022 to enhance the execution
of the Group's ESG strategy. The key improvement was the completion
of Net Zero Asset Plans (NZAPs) for each of the Group's flagship
destinations which contain aclear pathway to netzero for each asset
and have been included inthe 2023 Business Flans.

Our climate risk approach has been guided by the Task Force on
Climate-related Financial Disclosures {TCFD) recommendations since
2018, reporting publicly in line with them since 2020.

During 2022, the Group's physical and transitional climate risks and
mitigations were reviewed against three different climate scenarios
aligred with CRREM pathways for future global temperature increases
of 1.5°C, 2°Cand 4-C. The review facused primarily on the 1.5°C and
2YCscenarios with updated mitigations including four newrisks added
tothe Group's transition plans.
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E TAX(NEW)

The Group suffers financial loss and reputational damage from a new or
increased tax levy or due ta non-compliance with local tax legislation.

Risk Mitigations
— Focus on maintenance of the Group’s low risk tax status

— Regular meetings with key officials and tocal tax autharities,
including from HMRC and government

— Regulartax compliance reviews and audits across the Group
— Monitoring and advanced planning far future tax changes

— Potential amendments or re-interpretations to tax laws and their
applicationtothe Croup arc regularly monitared and  if relevant,
appropriately reflected in the financial statements. Any necessary
actions are taken to ensure ongoing efficiency while remaining fully
in compliance with regulations

— Participation in policy consultations and in industry led dialogue with
policy makers through bodies such as REVQ, BPF, EPRA

Changeinyear

This risk was previously included with ‘Taxand regulation’ and judged
tobe aMediumriskand the new ‘Tax’ risk has also been judged at this
risk level,

Tax laws that apply to the Group's businesses continue to be subject to
amendment or change by the relevant authorities and in 2022 the UK
Government introduced business rates changes which benefits the
majority of the Group's UK tenants,
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F LEGAL ANDREGULATORY COMPLIANCE{NEW)
o

R

The failure to comply with existing laws and regulations relevant to the
Group, or to adapt to changes in these requirements in atimely fashion,
could resultinthe Group suffering reputational damage and/or financial
penalties. These laws and regulations cover the Group'siolz as a
multi-jurisdiction listed company; an owner and operator of property;
an employer; and as a develaper.

Risk Mitigations

— Specialistinternal functional support and external advisors engaged
to assist and provide advice on the ongoing managementand
assessment of legatand regulatory risk

— Implementing appropriate and proportionate policies and
procedures designed to capture relevant regulatory and legal
requirements

— Internal systemsand processes for the monitoring of compliance
withlegaland regulatory requirements and for the escalation of
relevant items

— Maintaining constructive and positive relationships and dialogue
with regulatory bodies and authorities

— Advanced warning of regulatory changes likely to impact the Group
together with ongoing engagement with external advisers on the
relevant regulatory horizon

— Advanced monitoring and planning for future regulatory changes
and responding in arisk-based and proportionate mannerto any
changes tothe legal and regulatory environment as well as those
driven by strategic or commercial initiatives

— Where appropriate, participation in policy consultations and in
industry led dialogue with pclicy makers through bodies such as
REVO, BPF, EPRA

- Delivering relevant training to colleagues, including anti-bribery
and corruption, data protection and information security. This is
augmented by tailored training to relevant individuals in key areas.

Changelnyear (.

This risk was previously included within Tax and regulation’ and judged
tobe aMediumrisk and the new ‘Legal and regulatery compliance’ risk
has also beenjudged at this risk level.

The legal and regulatory landscape has remained broadly stable
throughout the year. We continue tc closely monitor the regulatory
environment and respond to new requirements to ensure compliance.
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G NON-RETAIL/MULTI-USE MARKETS

The Group fails to target the optimal {ncn-retail) property sectors
for future developments ar repurposing, or has insufficient accass
tocapital and the skills required to deliver its urban estates vision.
Qccupier or investor demand for non-retail sectors weakens or
evolves such that the Group’s development and repurposing plans
are sub-optimal.

Risk Mitigations

— Engagement with experts and/or advisors to gain adeeper
understanding of alternative sectors and systematically identify
which developments will resultin the greatest return and alignment
withthe assets

— Asset-centric visions developed for key urban estates to ensure new
development complerments existing flagship assets and enhances
local communities

— The Board approves allmajor commitments and performs formal
development reviews twice-yearly

— Development plans include monitoring of macro and local economic
research and trends

— Operational activities, talent and systems aligned with the delivery
of the Group's future strategic objectives and adiversified portfolio

— Hiringof experienced leaders and managers with multi-use and city
centre development experience and backgrounds

Changeinyear

Theresidual risk profile is judged to have increased ta a Medium level
of risk during 2022 due to the adverse macroeconomic environment,
particularly the increased cost of borrowing. This has seen anincrease
invaluationyields and to a lesser extent a decrease in occupier demand
inthe office, ogistics and residential sectors.

Nonetheless, we remain confident that we have clear steps torealise
value fram the Groun’s development pipeline and existing properties
through both development and repurposing activity and in the longer
term through integration across the broaderurban estates.
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H CYBER SECURITY (NEW}

The Group’s information technology systems fail or are subjecttoan
attack which breaches theirtechnological defences. Afailure cauld
lead to operational disruption, financial demands or reputational
damage due toassets being brought down andfor loss of commercially
sensitive data.

Risk Mitigations

— Cybercontrols framework and cyber strategy implemented and
validated by EY

— IS0 27001 aligned cyber palicies setting out standards for
penetration testing, vulnerability testing, patch management,
access controland data loss prevention

— Implementation of Cisco Umbrella software to enable same level
of security inremote warking lacations

— Cybertrainingfor all colleagues and advanced training for higher
riskindividuals, as well as periodic cyber awareness carmpaigns

— Cyberincident response plansin place
— Extensive use of multiple cloud-hased systems

— Cyberdashboard reviewed quarterly by the Group Executive
Committee with updates also provided to the Audit Cornmittee
and Board

Changeinyear

Cybersecurity is a new stand-alone riskin the year, having previously
been captured in ‘Catastrophic event’ risk. The residual risk has been
determined to be Medium.

This assessment recognises the multiple mitigations the Group has

in place to detect and prevent cyber attacks. Nonetheless it is refiective
of the high leve! of cyber attacks occurring globally as aresult of the
rapidly evolving technological landscape and uncertainty in the
geapolitical sphere,
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Thereis a serious work related injury, death and/or itl health ta our
colleagues, customers or contractors, and anyone else who visits our
properlicn o premises. This may be diintothe Group’s actions or
activities, or from external threats such as terrorism. In addition an
incident or public health issug, such as a pandemic, islikely to have an

adverse operational impact. Also, there is insufficientinsight into health

and safety risks and mitigaticns with a failure tc embed a strong safety

culture which increases the Group's exposure to reputational damage,

fines and sanctions.

Risk Mitigations

— Health and safety ISO 45001 management system with annual
external compliance audits

— Physicalsecurity measures implemented and regularly reviewed

— Dialogue with security agencies to assess local and national threat
levels and best practice

— Onlineincident and risk managementtootfor UK and Ireland and
incidentmanagement in France

— Online CAFM and ePermit system to manage contractors, planned
maintenance and statutory compliance

— Formalised hierarchy of health and safety roles and responsibilities
for all assets and offices including core crisis group for dealing with
majorincidents

— Legal, regulatory and other updates are captured by the Health and
Safety Manager

— Health and safety training programme in place for all onsite and
corporate new starters

— Onsite guarterly health and safety meetings. Monthly operational

meetings with weekly reports to seniormanagement and an annual

update tothe Board

— Appropriate insurance cover, includingfor terrarism and
property damage

Changeinyear
Health and safety is a newriskin the yearhaving previously heen
captured in ‘Catastrophic event’ risk. The Group has a continued focus

onoperational safetyand in 2022 we retained our strong safety record

with enly three RIDDOR incidents (2021 two) and had no ‘intolerable’
risks at yearend.

Whilstwe remain confident that we have appropriate mitigation actions

inplace to effectively manage this risk, the residual risk has been
determined to be Medium. This reflects the potential seriousness that
amajor health and safetyincident accurring at one of our properties
could have far the Group.
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Lack of access to capital on attractive terms could lead to the Group
havinginsufficient liguidity to enable the delivery of the Group’s
strategic objectives.

Risk Mitigations
— Boeardapproves and monitors key financing guidelines and metrics
and all major investment approvals supported by a financing plan

— Proactive treasury planning to monitor covenant compliance;
where necessary, negotiate waivers and amendments; access debt
markets when available prior to debt maturities tofacilitate early
refinancing; and ensure adequate liquidity is maintained relative
todebt maturities

— Proactive engagement with ratings agency to support maintenance
of Investment drade rating

— Annual Business Plan includes a financing plan, scenario modelling
and covenant stress tests

— Ability to access green/sustainability financing markets, as
evidenced by 2021 £700m sustainability-linked bond

— Continue to pursue disposals of non-cere properties and tightly
control new cost commitments to reduce net debt and lower LTV

— Interest rate and currency hedging programmes used to mitigate
market volatility

Changeinyear .

Theresidual risk assessment has increased during 2022, although
remains at a Medium level. This movement reflects the heightened
volatility in financial markets with higher bond spreads and interest
rates, particularly in the second half of the year.

These adverse external factors have been partly offset by actions taken
duringthe yearincluding the renewal of the Group’s revolving credit
facilities and £195m of disposals. This has resulted ina £67m, or 4%
reduction in net debt over the course of 2022 and the Group has no
unsecured refinancing required until 2025 which is not covered by
existing cash balances,
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RISKS ANDUNCERTAINTIES continued

K PARTNERSHIPS
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L PROPERTY DEVELOPMENT

Asignificant proportian af the Group’s properties are held inconjunction
with third parties which has the potential to limit our ability to
implement the Group’s strategy and reduces our control and therefare
liquidity if partners are not strategically aligned.

Risk Mitigations
— Track record of working effectively with diverse range of partners

— Agreements provide liquidity for partners while protecting the
Group's interests including pre-emption rights and provisions

— Annuatjointventure business plans ensure operationat and
strategic alignment

— Regular reporting and meetings with joint venture partners to track
performance and maintain alignment

— Proactive covenant monitoring and negotiations with secured
lenders to manage covenant stress and breaches

— The Group operates significant influence through governancerights
and Board representationfor its Value Retail investments

— Value Retailis subject to local external audit and valuations, with
oversight by the Audit Committee and the Group's External Auditor

— Value Retail provide prescribed reporting to the Group on a monithly
and quarterly basis

Changeinyear i

While the Group sold its 50% interest in Sitverburn during the year,
the proportian of the Group’s jointly held assets by value remained
unchanged at 74%.

This positionis contrary to the Group's strategy of simplification and
creating an agile operating platformfocused on a select numberof core
urban estates and development opportunities. The overall residual risk
assessment remains as High given the high concentration of jointly held
assets, and the size of the Group’s holding in Value Retail.

Praperty development is inherently risky due to its complexity,
management intensity and uncertain ovtcomes, particularly for major
schemes with multiple phases and long delivery timescales. Unsuccessful
projects result in adverse financial and reputational outcomes.

Risk Mitigations
— Utilise expertise and track record of developing iconic destinations

— Development plans and exposure included in annual business
planning pracess

— Group's development pipeline provides fiexibie future delivery
options, such as phasing, and requires limited near term
expenditure 1o progress to the next decision stages

— Board approves all major commitments and performs formal
development reviews twice-yearly

— {apital expenditure is subject to a strict appraisal process which
defines the key investment criteria, the risk assessment process,
key stakeholders, and appropriate detegations of authority

Changeinyear .

While costinflation and ongoing supply chain issues have adversely
impacted the broader property development market, we remain
confident overthe Giroup's ability to realise future value from our
numerous development opportunities.

Tn 2022, we commenced works on The Ironworks, 212 2-unit
residential scheme directly adjacentto Dundrum. We also achieved
key milestones at schemes in Dublin, Reading and Birmingham.



Risk movement
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The Groupfailsto deliverits strategic objective of creating an agile platform
due to sub-optimaltransformation projects. Otherissues could arise due
to transformation initiatives heing deliverad late, overbudget or causing
significant disruption to business-as-usualactivity.

Risk Mitigations
— Strong governance by Board and senior management to oversee
transformation programme including scope, timings and costs

— Implementation of astrong change management programme

— Fullmanagement and communications engagement to mativate
colleagues to drive transformation agenda

— Useof external expertise to leverage best practise and support
existing teams to deliver various initiatives

— Useof standard project delivery methodclogies
— Prioritisation of solutions to avoid stress and conflicts

— Engagement with process and business cwners to scope and deliver
optimalsolutions

Changeinyear <

Substantial progress on the transformation programme has been made
in 2022. Key achievements included the consolidation of UK property
management services to a single supplierand the planning and
selection of anumber of IT projects which will go-live In 2023. This
progress has reduced the impact of this risk.

However, as key projects commence or go-live, change management
becamesacritical element of the transformation programme to ensure
success andthe likelihood of transition issues increases.
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Afailure to retain orrecruit key management and other colleagues to
build skilled and diverse teams could adversely impact operational and
corporate performance, culture and ultimately the delivery of the
Group’s strategy. As the Group evolves its strategy iLimusl conlimueg

to motivate and retain people, ensure it offers the right colleague
proposition and attract new skills in achanging market.

Risk Mitigations
— Recentrefresh of the Group’s purpose, vision and values

- Annual business planning process includes people plans covering
team structures, training, and talent management initiatives

— Succession planning undertaken across the senior management
team and direct reports

— Training and development programmeas and twice-yearly formal
colleague appraisal process

— Active colleague forumto enable formal Board engagement with
feedback incorporated in management plans

— Affinity groups established to pramote diversity, equality and inclusion
— Regulartailored colleague surveys to gainfeedback

Changeinyear -

2021 saw an elevated People risk as aresult of the impact of the
Covid-19 pandernic and significant organisational restructuring
towards the end of the year. The effects of the restructuring have been
actively managed during 2022 with enhanced activity on colleague
engagement and communications.

This has led to a decrease in the tevel of residual risk, although the risk
remains as Medium reflecting the elevated level of voluntary colleague
turnover and risks associated with the Group's transformation agenda
with the continuing focus on cost reduction.
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ViABILITY STATEMENT

The Directors have assessed the future viability
of the Group.

The assessment factors inthe latest economic,
trading and market outlook, including
geopolitical uncertainty, primarily related to
the ongoing war in Ukraine, and the associated
economic challenges facing both consurners
and businesses from high inflation, rising
interestrates and supply chain pressures.

The Group has aclear strategy, announced in
August 2021, with four strategic pillars:

— Reinvigorate ourassets
— Accelerate development
— Createanagile platform

— Deliver a sustainable and resilient capital
structure

These pillars are underpinned by the Group’s
commitment to ESG and the Group has made
progressinall these areas during 2022 Details
ofthis pragress, including details of 2023
strategic priorities and outlook, are explained
inthe Chief Executive’s Statementand in the
Our strategy and KPIs section,

Toassess the Group's viability the Directors

have cansidered the strong operational and
financial performance in 2022, the Group's

currentcapital structure, strategy and future
prospects, and principal risks.

2022 financialand operational
performance

The Groupincreased its year-on-year adjusted
earnings by 60%, through improved revenue,
lower property costs boosted by the reversal of
credit losses from stronger collections. Footfall
also steadily improved overthe course of the
year, and tenant sales were back at pre-
pandemic levels.

Administration and netfinancing costs were
alsolowerby 17% and 25% respectively.
Reducing administration costs continues to
be a key area of focus with costs reduced due
talower headcount, IT, insurance and
professionalfees. Finance costs were lower
duetarecentrefinancing activity, reduced net
debtand higherintarestincome from cash
deposits and derivatives.

Value Retail has achieved a strong operational
recoveryin 2022, withthe Group’s share of
adjusted earnings being £27m, 72% higher
than 2021.

Capital structure

From a balance sheet perspective the Group
completed £195m of disposals, £463m of
new revolving creditfacilities and Value Retail
refinanced over £1bn of loans, including those
secured againstLaVallée and Bicester Villages.

At 31 December 2022, the Group’s net debt,
excluding Value Retail, was £1,732m, E67mor
A% lowerthan atthe start of the year, with an
average debt maturity profile of 3.4 years. The
Group has liquidity of £996m, reflecting cash
of £336mand unutilised committed revolving
creditfacilities (RCFs) of £660m meaning that
the Group has nounsecured debt maturities
not covered by avaitable cash balances until
2025.The RCFs currently mature over the
period to June 2025 and contain options,
subject tolender consent, which could extend
theminto 2026 and 2027,

Inaddition, the Group’s share of net debt held
by Value Retailwas £675m. This comprised
secured borrowings of £762m less cash of
£87m. The borrowings have an average
maturity of 3.2 years, with £291m of secured
loans maturing by the end of 2025.

Strategy and prospects

The Board annually reviews the strategy and
alsoin December of each year considers and
approves arolling five-year Business Plan
(‘the Plan’). The Plan sets outhow the Group
will achieve its strategic objectives and contains
financial forecasts, financing strategies and
portfolio plans, including disposals, asset
management initiatives and development
projects. Italsoincludes forecasts of financing
and debt covenant metrics including reverse
stress headroom calculations.

Anotherimportant factor to considerin

the viability assessmentis the diversity

and security of the Group's income.,

At 31 December 2022, only 17% of passing
rentisderived fromthetop tentenants.
Alsc, 40% of the Group's passing rent is
subject toatenant break or expiry overthe
next three years and the corresponding
average unexpired lease termwas 4.3 years.
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Principal risks and Viability period
conclusion

The Group’s performance and financial
position continues ta significantly improve
comparad with 2020 and 2021. However,
levels of uncertainty remain high, particularly
those associated with the macroeconomy, and
two of the Group's principalrisks are currently
judged as having high levels of residual risk.

Having considered alt of the above factors,
the Directors have concluded not to change
thethree yeartimescale forthe Group's
viability assessment. This means that for the
yearendad 31 December 2022, the Group’s
“Viability period’ covers the period 1o

31 December 2025.

Toenable the Board to understand the Group’s
projected resilience to adverse changes to the
Group's principalrisks, a downside ‘Viability’
scenario has been derived from the Plan based
onweaker consumer, occupier and investment
market conditions.

Adverse assumptions have been adopted for
areas which mostly impact the Group's capital
structure and debt covenants and hence
viability. These include changes torental
income and property values with mitigating
actions to preserve liquidity, although no
non-contracted disposals have been
assumed, These adverse assumptions, which
are outlined in the table on the following page,
are consistent with those adopted inthe
Severe but plausible scenario in the Group’s
going concern assessment explained in note
1D tothefinancial statements.

The Directors also considered climate-related
risks as part of the Viability assessment. The
Group's climate riskis currently judged to have
a medium levelof residual risk and during
2022 the Group has developed asset [evel
project plans which provide a clear pathway
tothe Group achievingNet Zero by 2030. The
total expenditure to deliver these asset level
plans overthe three year Viahility period is
¢.£30m, and there remains optionality aver
the phasing of this expenditure if market and
aperating conditions are worse than expectad.

Overall, given the longer term nature of climate
risk, the Directors have concluded that this
riskdoes nothave asignificantimpact onthe
Viability assessment over the three year
Viability period.
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Income: NRI and Value Retail earnings
Weakeroccupier and consumer dermand
resultingin lower sales and footfall, weaker
leasing demand, reduced collections and
increased tenant failure.

This backdrop alsoimpacts Value Retail sales,
which are further hindered by a slowerthan
expected recovery of foreign tourists.

Link to principal risks: oe@

NRImore than 25% lower than 2022 over Viability period due to higher vacancy; lower
variable rent (turnover rent, car park and commercialisation income); and increased credit
|nss provisions.

The Group's share of Adjusted earnings from Value Retail are an average of 25% lower than
2022 overthe Viability period. Value Retail management decide to retain cash to suppart
futuie refinancing requirements and therefore no distributions have been assumed.

Property valuations

Lack of investor demand associated with the
adverse macroecanomic outlock and weaker
operational performance results in lower ERVs

and higheryields reducing property values across

the Group,

Link to principal risks: QGGO@G

The Group's property portfolio, including Value Retall, is assumed to suffer a capitalreturn

of -16% over the three year Viability period.

Liquidity and refinancing
Limited lender appetite far retail properties

results in maturing loans being refinanced on less

attractive terms (higher borrowing costs, lower
LTVsforsecured loans).

Link to principalrisks: oo@@

Refinancing is undertakenin the ordinary course of business, with the options to extend the
Group’s RCFs assumed to be exercised moving the maturities beyond the Viability periad.
Itis also assumed that the £350m 3.5% bond due in October 2025 is refinanced with anew

£350mbondissueat5.5% in mid-2025.

Maturing secured loans on O'Parinor, Dundrum and those held by Value Retail are assumed
toberefinanced at 40% LTV and a 5% all-in interest cost. The lenders an the secured loan on
Highcross enforced their security on the propertyin February 2023.

Toavoid the risk of a breach of the Group’s unsecured unencumbered asset covenant caused
by the forecast lower property values, itis assumed that the outstanding £151m of private

placement notes areredeemedin 2023,

To preserve Group liquidity, capital expenditure is reduced to c.£1 40m over the three year
Viability period and dividends are limited to the minimum REIT requirements,

PREE IS SU T T

Based onthe above Viability assumptions, the
Groupisforecast to retain significant liguidity
andis able to meetits obligations as theyfall
due over the three year Viability period. Itis
alsoforecast to remain compliant with the two
remaining key unsecured debt covenants,
gearingand interest cover.

The strength of the Group's forecast viahility is
shown inthe adjacenttable which sets out the
currentand minimum forecast unsecured
borrowing covenant stress tests over the
Viability period:

Level of reduction in key variahle until

covenanthreach o
31Dec  Viability

Covenant Variahle 2022 pened

Gearing Groupproperly  28% 17%

value
Interest cover Netrentalincome 61%

38%

While the Viahility scenario does not assume
any future disposals, the Group remains
focused onits disciplined disposal programme

of non-core assets,

Evenin challenging markets, the Group has
completed disposals with gross proceeds of
£628m since the beginningof 2021, and the
diversity of the Group's portfolio, in terms of
location and sector, provides access to arange
of investment markets. Disposals would be
expected toimprove the financial forecasts,
howevertheir precise impact on the financial
projections and Group’s debt covenants is
dependent on the timing of a sale; the level of
proceeds relative to book value; the ownership
structure; and whether any debtis secured
against the properties sold. In addition,
disposal proceeds would provide additional
liguidity to support the refinancing
reguirements overthe Viability period.

P
e

Based on their detailed assessment of the
Viability scenario, the Directors cenfirm that
they have a reasonable expectationthat the
Group will be able to continue in operation and
meetits liabilities as they fall due over the three
year period to 31 December 2025.



NON-FINANCIAL-INFORMATION STATEMENT

Non-financial
Information Statement

The Companies Act 2006 requires the
Companytodisclose certain non-financial

information within this Annual Report,
Thisinformation can befound inthe following
locations within the Strategic Report (orare
incorporatedintothe Strategic Report by
reference for these purposes):

Policy
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The Group also applies a range of policies
and precedures relating to colleagues,
environmental and sacial matters, human

Non-financiatinformation ‘ Pagfef rights and anti-bribery and corruption.

Business model ] 18-19 Adescriptian of these polices, the due

Principal risks co~5¢  diligence measures we undertake to implement

Non-financial key performance themandthe resu lts of applying these paolicies,
indicators 5y areallsetoutinthetable below.

Description

Policy application and ovtcomes

Associated
reporting
reguirement

Energy polizy

Sets out the Group's commitment ta
endeavour to use best practicein the
designand operation of the Group's
assets to minimise energy demand across
multiple time hor'zons and procure energy
inaresponsible manner

Inthg UK and Ireland, the Group procured 100% renewable electricity in 2022, aswell
as undertaking audits and compliance reviews within the ISQ 50001 compliant energy
rmanagenmnen; systern, Totransitian the Group to Net Zero by 2030 we cornpleted Net
Zera Asset Plans for each destination. These plans address each asset's sign ficant
enargy users by identifying projects to address buitding controls, energy efficiency and
onsite renewable through the application of the energy higrarchy. Alsc see the
Envircnmental section of the Group’'s ESG Report 2022,

—Environmental
matters

Environmental
policy

Includes the Graup's overarching
comrmitrment to design ana build
properties using sustainable materfals
and practices, and to manage assats
under the Group's control efficiently
to ensure compliance and continually
improve environmental'y

In 2022, wa maintained our IS0 14001 and ISO 50001 accreditation ac-oss the UK
and Ireland. To ensure we continue ta improve and embed proactive environmental
managementwe have alsoimplemented an 150 14001 compliant management
system in Chateaudun {our principal office in France), O'Parinor and Les Terrasses du
Portin France Also seethe Environmental section of the Group's ESG Report 2022,

—Enviranmental
matters

Climate change
policy

Sets outthe Group's commitment to
develop and implement climate change
management and mitigation strategies
at business and asset level, Recognising
three climatic scenarios and the risks
and opportunities that arise from

these scenarios

The Group identifiec colleagues in core roles within the business to participate in a
Climate Scenarios workshop in 2021 To build on this throughaut 2022, we reviewed
risks and opportunities and mapped these across the assets to confirm deliverables
e positively manage tne areas identified. To support this we have revisad our
development standards with a view to ensuring that they address climate risks and
cpportunities by addressing climate change within the cesign process. Alsosee the
environmental and Governance sections of the Group's ESG Report 2022,

— Environmental
mattars

Biodiversity
policy

Airms to ensure that opportunities
iopretect, enhance and restore
biodiversity are maximised while
ensu'ing that any negative Impacts
resulting from the Group'’s business
oparations are minimised

In 2022, we acknowledged that in arder to address our operational impacts we need
oot only focus on clirmate change but rmore robustly work on biodiversity net gain
toensure we minimise our contribution to the global biodive-sity crisis. We continue
toirstall bee hives, pollinator planting regimes and del'ver education programmes ta
position our assets as supperters of local biodiversity ir the areas in which we aperate.
In addition tothis, italie Deux was awarded the BiodiversCity Life labeland in The
Oracle we planted 1,300 aguatic plants on floating river banks on the River Kennetand
avon Canalin partnership with the Canal & River Trust and the Reacing Abbey Quartar
BID. Also sgetre Environmental section of the Group's ESG Report 2022,

—Environmental
rmatiers

Code of conduct

Sets out expectations far colleagues’
personal behaviour including treating
athers with respect, acing fairly in
dealing with stakeholders, complying
with laws and maintaining integnty in
finanzial reparting

The Code of canductisissued to all colleagues across the Group and supported by
training during new caolleague induction, as well as being reinforced by the Board's and
seriorleadership’s actions and communications. No material breaches were alleged
or identified during 2022, Alsa see page 24 formere information or our colleagues,

— Employees
— Social matters

— Anti-bribary and
corruption

Equal
opportunities
policy

Confrmsthe Group's commitmentto
equal cpportunities and diversity and
the Group's oppasition to all forms of
unlawiul discrirmination

The policy is available to all colleagues and applied in relation tz all hiring and
pramaton decisions at all levels. No breaches of the policy were alleged or identified
during 2022. The ethos of the policy is supported by four colleague led affinity groups
(LGBTQ+, Race and Ethnicity, Women and Wellbeing), each of which has a sponsor
on the Group Executive Committee and partners with Group Communications and
HR todeliver relevart news, events ard initiatives to colleagues across the Group.
Also see page 24 for more information on our colleagues and affinity groups.

— Human rights
—Employees

— Social matters



Palicy

Description
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Policy application and outcomes

Assaciated
reporting
reqtirement

Health, safety
and security
staternent of
intent

Sets out measures designedtoensurea
cultdre of health and safety best practice
that leads tothe elimination arreduction
in risks to health, safety and sccurity of all
associated with the Group

The policy is applied through our robust management system across the UK and
Ireland, which enabled us ta gain re-acereditation to ISQ 45001 standard in October
2022.The Graup undertook a full review of allthe centre assessments over the last
three years, and the entire Health, Safety, and Security Management System. As at

31 December 2022, there were na intolerable risks outstanding and no Environmantal
Heatth Officer notices were received duringthe year. By integrating the non-care
portfolio into the management system, we saw areductionin the number of open risks.
Acontinued improvement in health and safety culture was reflected in internal audit
scores with the entire portfolio scoring above 95%. Alsa see page 57 for more
infarmation on health, safety and security matters.

—Employees
—Social matters

Modernslavery
and human
trafficking
statement

Sets aut the appraach taken by the Group
to understand the patential modern
slavery risks associated with the Group’s
business and explains the actions taken to
prevent slavery and human trafficking
within the Group’s aperations and supply
chains

Modern slavery awareness is maintained across the Group’s operational teams and
specific trainingis provided to colleagues through the Group's online training system.
Key risk areas identifiad are within the Group's supply chain and relate to canstruction
activities and low skilled suppart services — both areas remained low as part of the
Group's overall risk assessmant in 2022, By incorporating modern slavery declarations
inour Source to Contract activities, we have increased compliance and reduced the
risks of using supplier and third-party suppliers who do not comply with this legislation.
Noincidents of madern slavery or human trafficking were identified or alleged during
2022.The Company's 2022 Modern Slavery and Human Trafficking Statement was
approved by the Board in June 2022.

—Humanrights

—Sacial matters

Respansible
procuremant
policy

Sets out the Group's objectivesto promote
responsible procuremant through the
purchase of environmentally and socially
sustainable goods and services and
engage with key suppliers ta encourage
better performance and effect've
managernent of environmantal and social
risks within the Group's supply chain

The policy was applied to procuremeant activities undertaken across both operational
and development activities in 2022, Supplier adherence to this policy is monitored and
enforced atthe Request for Information stage of procurement with the most compliant
suppliers being progressed to the next stages of the procurement process. The policy
is also linked to the due diligence pracess necessary to approve third party cansultants,
contractors and suppliers, No material b-eaches were alleged or identified during 2022,

—Humanrights
—Social matters

— Anti-briberyand
corruption

—Enviranmeantal
matters

Supply chain
code of conduct
and procurement

Outlines a set of best practice standards
thatapply to all Group suppliers {covering
legal requirements, labou - standards,
health and safety and environmental
respansibility) and explains how the
Group measures and manitars supplier
adherence to such standards

Thisis fully embedded in the new procurement process —each new suppliertothe
Group must subscribe to the code of conduct and complete the accompanying
questionnaire in order to gain Approved Supplier status. Suppliers must be fully
compliant with health and safety, ESG regulations and must be fullyinsured. RIDDOR
(Reparting of Injuries, Diseases and Dangerous Occurrences Regulations) issued by
the Health and Safety Executive must be fully resolved and disclosed before we can
use such suppliers. This has resulted in only the most compliant suppliers being
selected to reduce risk exposure and associated costs. This is alsa linked to the due
diligence process necessary to approve third party consultants, contractors and
suppliers. No material breaches were alleged or identified during 2022.

—Hurmanrights

—Social matters

— Anti-briberyand
carruption

—Environmental
matters

Anti-briberyand
corruption policy

*

Sets out the Group's zero tolerance policy
in relation to bribery and corruption,
including prohibitions onimproper and
facilitation payments, and penalties for
breach of policy

The policyis issued to all calleagues across the Group alongs-de the Gifts and
Entertainment Policy and supported by training delivered during the colieague
induction programme. The Campany has also made available to all colleagues an
Anti-Bribery and Corruption Risk Assessment, which provides guidance on carrying
out due ditigence when appointing third party consultants, contractors and suppliers.
Noincidents of bribery or corruption were alleged or identified during 2022,

—Employees

— Anti-bribery and
corruption

Whistleblowing
palicy*

Encourages colleagues to repart any
concerns they may have inrelation ta
health and safety matters, the environment,
orany other unethical, unfair, dangerous
orillegal behaviour, sets aut the process
fordoing so and cenfirms that
whistleblowers will not be victimised

The policy is issued to all colleagues acrossthe Group and supparted by training during
new colleague inductions. Nowhistleblowing concerns were raised by colleagues
during 2022.

—Employees

— Anti-bribery and
corruption

Gifts and
entertainmant
policy*

Explains the forms of, and circumstances
inwhich, gifts orentertainment might be
acceptable and the reparting and approval
procedurestofollow where colleagues
wish to offer, or receive, hospitality

The policy is issued to all colleagues across the Group and supported by training as part
of new colleague inductions.

Gifts and entertainment registers are maintained across the Group and reviewed
periodically. No breaches were alleged oridentified during 2022,

—Employees

— Anti-briberyand
corruption

All palicies are avaitable on the Company's website at www.hammerson.com save for those marked with a* which are available to all colleagues
through the Company’s intranet.
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Himanshu Raja
Chief Financial Officer

Appointed totheBoard
2 November 2020

Appointed to the Board
26 April 2021

Rita-Rose has a wealth of experience in global real estate investment,
asset management, M&A and strategy. She has worked in property
markets across the world and her expertise spans across various asset
classes and multi-use assets, including residential, retail, office and
logistics. Prior to Hammerson, she held various executive roles atthe
global real estate company, Ivanhoé Cambridge. Most recently,
Rita-Rose was President of Growth Markets, where she managed

over $7.6bnof real estate assets plus development projects across
markets in Asia and Latin America. She is a Non-Executive Director

of value Retail plc.

NON-EXECUTIVE DIRECTORS

Habib Annous
Independent Non-Executive Director

(I O1R]

Himanshu brings to the Board strong financial, strategic and leadership
qualities as well as extensive experience of debt and equity markets
and in business transformation. Himanshu has served as CFO of listed
companiesin the FTSE 100 and FTSE 250 for over 12 years as CFQ of
Logica plc, G4S ple, Countrywide plc, and served as CFO of Misys under
private equity ownership. Himanshu has previously held seniar roles
coveringfinance, IT, procurement and capital and cost transformation
largely in the telecoms sector, Himanshu qualified as a Chartered
Accountantwith Arthur Andersen.

Méka Brunel
Independent Non-Executive Director

®e

Appointed to the Board
5May 2021

Appointed to the Board
1 December 2019

Habib brings tothe Board 30 years’ experience in investment

Méka has broad experience inthe European real estate sector which,

together with her knowledge and skills in property outside of retail,
strengthens the Board's expertise. Her previous roles include Director
of Strategic Development at Gecina in 2003 and CEQ of Eurosicin
2006.1n 2009, she joined Ivanhoé Cambridge as European President
before returning to Gecinain 2014 as a Non-Executive Director and
was CEO from 2017 to 2022. Méka is Chair of the European Public Real
Estate Association and a member of the supervisary board at CDC
Habitat. She also chairs University of the City of Tomaorrow (UVD)
achapter of Palladio Foundation, a non-profit organisation.

management across a range of sectors. Most recently, he was a partner
at Capital Group, from 2002 to 2020, where he was responsible forthe
European Real Estate sector as well as a number of other industries.
He started his career as an equity analyst in 1988 with responsibility
for UK Real Estate. He became a Fund Manager in 1989 at Lazard
Investors and then moved to Barclays Global Investors and
subsequently to Merrill Lynch Investment Managers, Habibis an
adviser to the Investor Forum,
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NON-EXECUTIVE DIRECTORS

Robert Noel Mike Butterworth
Chair of the Board O Senior Independent Director o®
Appointed tothe Board Appointed to the Board

1 September 2020 and appointed as Chair on 7 September 2020

1 January 2021

Robert brings extensive property industry knowledge and experience
tothe Board having built a long and successful career spanning over
30vyearsinthe real estate sector, including at other listed companies.
Most notably, Robert was Chief Executive at Land Securities Group Ple
{Landsec) from 2012 until March 2020. Priortojoining Landsecin
2010, Robert was Property Director at Great Portland Estates Plc from
200210 2009 and from 1992 t0 2002 he was aDirector of Nelson
Bakewell, the property services group. Rabertisa past president of the
British Property Federation. He will become Chair of Taylor Wimpey plc
atthe conclusion of its AGMin April 2023,

External Listed Directorships
Senior Independent Director at Taylor Wimpey ple.

AdamMetz
Independent Non-Executive Director

Mike brings tothe Board 25 years” experience in senior finance
roles in businesses across arange of sectors including technology,
manufacturing, communications, healthcare and beverages.
Praviously he was CFO of Incepta Group plc and Cookson Group ple,
as well as Non-Executive Director at Johnston Press plc, Kin and
Carta Group plc, Stock Spirits Group plc and Cambian Group plc.

External Listed Directorships
Non-Executive Director of Pressure Technologies plc and Focusrite plc.

Carol Welch
Independent Non-Executive Director

O®

Appointed to the Board
22 July 2019

Appointed to the Board
1 March 2019

Adam brings to the Board wide-ranging knowledge in retail and
commercial real estate, and extensive investment experience gained at
Blackstone Group, TPG Capitaland the Carlyle Group. His comprehensive
experience in real estate investment and strategy in the US, Europe and
Asia, through listed companies and private equity, enables him tomake
avaluable contribution to our Board. Adam sits on the boards of a
number of Morgan Stanley fund entities,

External Listed Directorships
Chair of Seritage Growth Properties and Non-Executive Director
of Galata Acquisition Corp.

Carolbrings deep experience In commercial, marketing, innovation
and digital gained while working in senior roles at global businesses,
such as PepsiCo, Cadbury Schweppes and Associated British Foods.
She also brings insightful operations and tenant experience fromthe
leisure, retail and hospitality sectors gained through her previous roles
as Chief Marketing Officer at Costa Coffee and Managing Director UK &
Ireland and European Commercial Officer at ODEON. Fram 17 April
2023, Carol will become CEQ of A.F-, Blakemore & Son Ltd. Carolis our
Designated Non-Executive Director for Colleague Engagement.
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DEAR SHAREHOLDERS

Iampleasedtopresentthe Carporate
Governance Repertfor 2022. The Companyis
subject tothe UK Corperate Governance Code
2018 (the Code), which is available on the
website of the Financial Reporting Council at
www.fre.org.uk. The purpose of the Codelis to
promote the highest ethical and governance
standards for UK premium listed businesses
to contribute to long term sustainable success.
The Board considers that the Company has
applied all of the principles and complied with
all of the provisians of the Code during 2022
with the exception that Habit Annous had
servad onthe Remuneration Committee for
aweek short of 12 manths when he became
Chair of the Committee on 28 April 2022
{having been appainted as amember of the
Commiiee on 5 May 2021) rather than the

12 months required by the Cade. However,
the Board was satisfied that Habib had
appropriate skills and experience ta serve

as Chair given his time as amember of the
Committee and otherrelevant experience.
The Company's compliance with the Code is
reported against each of the five main sections
of the Code: Board leadership and Company
purpese; division of respansibilities;
composition, succession and evaluation; audit,
risk and internal control; and remuneration.

The Company’s disclosures on the way It has
applied the principles of the Code can be
found thraughout this Annual Repart on the
following pages:

Codesection Page

Soard leadership and Curﬁi:any

purpose
The role of the Board 66
Purpose and strategy 66
Culture and values &6
Stakeholder and workforce engagement 67
Division of respongibilities
Theroles of the Directors 68
Directar commitment 69
Board Committees 70
Board suppont 70
Composition, succession and

evaluation
Compaosition and succession 70
Board effectiveness review 70
Nomination and Governance Committee

Report 72
Audit, risk and internal control
Risk management and internal contrels 71
Fair, balanced and understandable

assessment 71
AuditCommittee Report .18
Remuneration

Directors’ Remurneration Report 82

BOARD LEADERSHIP AND COMPANY
PURPOSE

The role of the Board

The primary duty of the Board is to promote
the long term success of the Company through
settinga clear purpose and strategy which
creates long termvalue for its shareholders
and other stakeholders. Tt aligns the Group’s
culture with its strategy, purpose and values
and sets the strategijc direction and governance
of the Group. The Board has ultimate
responsibility forthe Group’s management,
strategic direction and performance and
ensuringthat sufficientresources are available
to enable management ta meet the strategic
objectives sel.

The CompanyhasaSchedule of Matters
Reserved forthe Board (Matters Reserved),
which was reviewed and updatedin
Deocember 2022, andis available to view at
www.hammersaon.com. The Board undertakes
various duties in accordance with the Matters
Reserved, including approving major
acquisitions, disposals, capital expenditure
andfinancing. The Board also oversees the
systemof internal controls and risk
management, including climate-related
risks and opportunities, and appraves and
maonitors performance against the annual
Business Plan.

Details of the Board of Directors of the
Company as at the date of this report are set
outon pages 64 to 45 and further information
oneach Director can be found onthe
Company’s website at www.hammerson.com.
Details of the various Birector roles are setout
inthe ‘Division of responsibilitiss' section on
page 68 and details of Board and Committee
changes duringthe year can be found in the
Namination and Governance Committee
Reportonpages 721075,

Key activities of the Board in 2022

During 2022, among other things, the Board

spenttimeon:

— Strategicaimsand thefinancial and
operating performance of the Company

— External economic developments and
other trends relevant to the Company

— Stakeholder matters, including
consideraticn of developments relevant
ta colleagues, shareholcers, partners and
other stakeholders

— Investiment and disposal proposals and
planning

— The Company’s annual and haif year
reporting, inciuding considerations relating
todividends

— Strategic projects and initiatives affecting
the Company
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— The review and approval of the Company’s
business plan

— The Company’s purpose, vision and values
— Sustainability and the wider ESG agenda

— Mattersretating to risk and the internal
control framework together with IT and
cyber matters

— Theexternal Board and Committee
effectiveness evaluation.

Purpose and strategy

The Board discharged its responsibilitics in
relation to strategy and purpose through a
number of activities in the year. These included
the annual Board strategy session held in
October 2022, which covered awiderange
of strategic issues with input from senior
management from across the business.

In addrtion, the Board considers strategic
matters as part of regular meetings through
the year. At each scheduted meeting,
management provide updates on
performance against strategic goals and
initiatives, togetherwith relevant updates
on external developments.

During 2022, the Company has evolvedits
purpose and strategic objectives. The Group
has a clear purpose: we create outstanding
experiences inunigue city locations. The Board
spent time discussing and approving the
purpose statement, including consideration

of feedback provided by coilleagues.

Throughaut 2022, the Board focused on
providing leadershipand supporttothe
Executive team as well as an objective,
independent and constructive view on the
Company's strategy and business model,
toensure they adequately reflect the core
capabilities of the business and the changing
external environment, particularly during

a period of challenging macroeconomic
conditions. Thisincludes the refresh of the
Company's sustainability strategy which was
launched during the first half of the year.
Further detail on how the Company generates
and preserves value overthe longtermisset
autinthe Chief Executive's staternent on
pages 10to 15 and Our business modelan
pages18t019.

Culture and values

The Board recognises the importance that
culture and values play in the long term
success and sustainability of the Company,
andthe role of the Board inestabtishing,
monitoring and assessing culture, During
2022, the contribution of culture and values
has been animpartant focus for the Board.



Following the strategic review and the
organisational changes during 2021,

the seniorleadership team worked with
cotleaguesin 2022 toreview andrefine
Hammerson's values toreflect our new
strategy with appropriate oversight and input
from the Board. The new values are Ambitious,
Connected and Respect.

The Group is committed to fully complying with
allapplicable laws and regulations and has
high standards of governance and compliance.
The Code of Conduct has been prepared to
help colleagues and Directors to fulfit their
personal responsibilities toinvestors and
wider stakeholders. The Cade of Canduct
coversthe following areas:

— Compliance and accountability

— The required standards of personal
behaviour

— The Group’s dealings with stakeholders

— Measures to prevent fraud, bribery and
corruption

— Sharedealing
— Security of information

The colleague induction programme includes
compulsory modules on health and safety,
anti-bribery, cyber security, sustainability,
protection of confidential and inside
information and data protection, which are
delivered in the UK, France and Ireland viathe
Group's online Learning Management System.
The content forthese modules was reviewed
and refreshedin 2022 in advance of a planned
relaunch with colleagues during 2023.

The Directors remain committed to zerg
tolerance of bribery and corruption by
colleagues and the Group's suppliers. The
Audit Commitiee receives annual Anti-Bribery
and Corruption, Fraud and Whistleblowing
Reports and reviews the arrangements in
place for individuals to raise concerns, The
Board reviewed and, on the Committee’s
recommendation, approved updatesto the
Company’s Anti-Bribery and Corruption Policy,
Anti-Fraud Pelicy and Response Plan and
Whistleblowing Policy. There were no
allegations of fraud detected or reported
duringthe year.

The Group’s Modern Slavery and Human
Trafficking Statementis submitted to the
Board for approval each year, and the
statement is published on the Company's
website at www.hammerson.com.

Engagement with stakeholders

Stakeholder engagement rermains a priority for
the Board. In arderto comply with Section 172
of the Companies Act 2006 {the Act), the
Board takes into considerationthe interests

of stakeholders when making decisicns and
includes a statement setting out the wayin
which Directors have discharged this duty
during the year. Further information cn the
actions carried outin 2022 by the Board to
comply with its obligations to the Group’s
stakeholders is detailed on pages 32t0 33 and
the statement of compliance with Section 172
of the Actis set out on page 34. The
identification of our key stakeholders and the
continuing engagement efforts helpto ensure
that the Board can understand, consider and
balance broad stakeholder interests when
making decisions to deliver long term
sustainable success. While the Board will
engage directly with stakeholders an certain
issues, stakeholder engagement will often
take place at an operational level with the
Board receiving regular updates on
stakeholder views from the Executive
Directors and the senior management team.
Board papers requesting adecision from the
Board are required to include a specific section
reviewing the impact of the proposal on
relevant stakeholder groups.

Engagement with colleagues
Ourcolleagues are central tothe business and
their performance is critical toits long term
sustainable success. Colieague engagement
inour business is therefore high on our agenda
at both Board and senior management levels,

The Colleague Forum {the Forum) enhances
two-way dialogue between the Board and
colleagues, offering a structured environment
forthe Board to listen to feedback fromour
colleagues, allowing issues to be highlighted
and informs future Board decision making.
CarolWelchis our Designated Non-Executive
Directorfor Colleague Engagement, The
purpose ofthe roleisto:

— ActastheBoard'seyesandearsto
understand colleagues’ views an Company
culture, and the degree to which behaviours
and values in the business are aligned with
culture and values agreed by the Board

— Provide guidance and feedback, with
insight gained fram the Forum and from
separate sessions held with colleagues, on
achieving effective internal communication

— Provide independent advice and guidance
to the Chief Executive, Chief People Officer
and other Group Executive Committec
(GEC) members on matters of colleague
engagement
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— Speak on behalf of the Board atthe
Forum's events

— Assistthe Board inunderstanding
colleagues' views based oninsightfromthe
Forum and colleague sessions, and provide
guidance tothe Board on how their
decisians may impact colleagues

Carol attends quarterly meetings with the
Forum in addition to separate discussions with
its Chair and the Chief People Officer, and
monthly sessions with the Chief Peaple Officer.
In October 2022, Caroland Habib Annous,
Chair of the Remuneration Committee, carried
outan engagementsession with the Forum
specifically to explainthe proposed changes
tothe Company's Remuneration Policy and
how the proposals aligned with colleague pay.
The Forumwas supportive of the proposed
changes and comments raised were shared
with the Remuneration Committee. During the
year, Carol also held engagement sessions
with colleagues based at asset lacations.
Carol's annualreport oncolleague engagement
in 2022 included an assessment of progress
made against 2022 objactives and her
recornmendations for engagement priorities
for 2023, which were reviewed by the
Nomination and Governance Commitiee and
discussed by the Board in December 2022,

In 2022, the Forum’s focus has beentolisten
to and support colleagues throughout the
organisational review process, increasing
communications and engagement, and 1o
facilitate positive change alignedtothe
Company’s strategy. The Company also has
four colleague affinity groups (LGBTO+,
Women, Race & Ethnicity, Wellbeing) which
areintegrated withthe Forum to support
colleague engagement and diversity and
inclusion activities throughout the year. Each of
the groups has a designatad GEC sponsorto
provide senior leadership suppart for its work.
To further support a culture of diversity and
inclusion throughout the business, the
Company established a new Diversity, Inclusion
and Engagement Managerrolain February
2023 Finally, the Ferum provided colleague
feedback onworkplace culture and other
developments during the yearto the GEC.,

Further details on colleagues, including
ourapproach toinvesting in and rewarding
ourworkforce as well as the policies and
procedures applicable to colleagues, can be
found onpages 24 and 62tc 63.
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Engagement with shareholders

The Company undertakes investor relations
(IR} activity to ensure that currentand
potential shareholders, as well asfinancial
analysis, are kept informed of performance
and have appropriate access to management
tounderstand the Cornpany’s business and
strategy. The Board is regularly updated on
IR matters andfeedback received from
shareholders. The Board believesitis
impartant to maintain open and constructive
relationships with shareholders and forthem
tohave opportunities to share their views with
the Board. The Chief Executive and Chief
Financial Officer engage with the Company’s
rnajor institutional shareholders on a regular
basis. As Chair of the Board, I meet with
shareholders todiscuss matters such as
corporate governance and succession
planning. Separately the Senior Independent
Directoris available to shareholders. The Chair
of the Remuneration Committee takes part
in consultations with major institutional
shareholders on remunerationissues fram
time to time, including an extensive
consultation in recent months as part of

the Commitiee's review of the Directars’
Remuneration Policy. The Board alscregards
the Company’s AGM as an important
oppartunity far shareholders to engage
directly with Directors.

Conflicts of interest and concerns

The Board has awell-established and detailed
process forthe management of conflicts of
interest. The Directors are required to aveid
asituationwhere they have, or could have,
adirectorindirect conflict with the interests of
the Company. Priortoappointment and during
theirtermin office, Directors are required to
disclose any conflicts or potential conflicts
tome, as Chair, and the General Counsel and
Company Secretary. At each scheduled
meeting of the Board, a governancereportis
reviewed, containing detalls of conflicts of
interest far each Director noting any changes
ormatters for authorisation. As part of the year
end reporting, each Director reviews the
Contlict of Interest Redister in respect of their
disclosed conflicts and confirms its accuracy to
the General Counsel and Company Secretary.

Thereis regular dialogue between Directors
outside Board meetings on anyimpaortant
issues that require discussion and resolution.
If necessary, any unresclved matters that are
raised with the Chair of the Board, the Senior
Independant Director and the General
Counseland Company Secretary would be
recarded in the minutes of the next Board
meeting. As Chairof the Board, Iencourage a
culture of open andinclusive debate, challenge
and discussion at meetings and outside of the
formal environment. This helps to ensure that
any concerns can be considered and resoived,

Board and Committee meetings attendance 2022
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DIVISION OF RESPONSIRILITIES

Role of the Chair of the Board and the

Chief Executive

The Chair of the Board and the Chief Exacutive
have separate roles and responsibilities which
are clearly defined, set out inwriting and
available onthe Company’s website.

As Chair of the Board, T am responsible for the
overall effectiveness of the Board in directing
the Company and for ensuring that the Board
receives accurate, timely and clear information.
Theconclusion of the 2022 Board effectiveness
review was that Board meetings were chaired
well, that the views of all Directors are sought
and that all members of the Board participated
inand contributed to Board discussions
equally. The results and actions arising from
the Board effectiveness review carried outin
2022 are summarised on pages 7010 71.

The Chief Executive leads and managesthe
husinessinline with the strategy, policies and
parameters set by the Board. Toensure the
effective day-to-day running of the business,
authority for operational management of the
Graup has been delegated to the Chief
Executive and some powers are further
delegated by her to senior managers across
the Group.

Investment and

Additional, Naminatian Remuneratian Disposal
Schedu'edBoard  unscheduled Board  Audit Commitiee Committee Carmmittee Commuttee
Nate meetings meetings meetings meetings (ncte f) meetings meetings (nate g}
Robert Noel T w7 Taa s NA 272 NA 7T
Rita-Rose Gagné 77 /1 N/A N/A N/A N/A
Himanshu Raja h a7 171 NfA N/A N/A N/A
Habib Annous e 717 1/1 5/5 2/2 5/5 1/1
Méka Brunel h &6/7 0/1 NJA 2/2 A/5 577
Gwyn Burr c 2/2 N/A N/A N/A 272 N/A
Mike Butterworth /7 1/1 5/5 212 N/A N/A
Desde Beer a,b,d 474 N/A N/A 11 N/A 414
Alan Olivier a,b,d 1/1 N/A N/A N/A N/A 1/1
Andrew Formica c 272 N/A 2/2 N/A N7A N/A
Adam Metz 717 1/1 5/% 1/2 N/A 717
CarolWelch 717 171 N/A 2/2 5/5 N/A

a Alan Olivier was appointed as an aiternate to Des de Beeron 22 February 2022.

b For March Board and Committee meetings, Alan Olivier attended in place of Des de Beer
¢ Gwyn Burrand Andrew Formica resigned from the Board on 28 April 2022.

d Desde Beer (and his alternate Alan Olivier) resigned from the Board on 11 October 2022,

& Habib Annous became amember of the Inestmant and Disnosal Committee starting an 19 Octaber 2022,

f The Nomnation Committee was recanstituted as the Nomination and Gavernance Committee on 8 December 2022.
g Thelnvestmeantand Disposal Committee was dishanded on 8 December 2022,

h Where Directors are Indicated as rot having attended Board or Commitiee meetings, this is attributable to pre-existing and unavoidable comrmitments or due to
illness. Ineach case, the Director was provided with all Board papersandthe opportunity to pravide comments 1o the Chair of the Hoard or Committee, as appropriate.



Forfurther detail of the division of
responsibilities amaongst Board Commitiees
see page 68,

Role of the Non-Executive Directors and
the Senior Independent Director

The Non-Executive Directors are identified in
their biographies on pages 64 to 65 and play a
keyrole in providing constructive challenge to
management and offering strategic guidance
throughtheir participation at Board and
Committee meetings. The Non-Executive
Directors hold a meeting without me present
annually, led by the Senior Independent
Director, to discuss my performance, in
additionto playing a key role in appointing and
removing Executive Directors and scrutinising,
management performance against objectives.
I also hold meetings with the Non-Executive
Directors as part of every Board meeting
without the Executive Directors present.

All Non-Executive Directors are considered 1o
be independent as at the date of this Report,

in accordance with the provisions of the Code,
Iwas independent on appointmenttothe
Boardin September 2020 for the purpose of
the Code. The Company has therefore complied
with the Code provision that at least half of the
Board, excluding the Chair, should comprise
independent Non-Executive Directors.

Mike Butterwarth succeeded Gwyn Burr as
Senior Independent Director in April 2022 and
is available to discuss shareholders’ concerns
on governance and other matters. He can
deputise as Chair of the Board in my absence,
actasasounding board and serve as an
intermediary for ather Board members. His full
role is clearly defined in writing and available
anthe Company’s website.

Directors’ time commitment and additional
appointments

All Directors are thoroughly engaged with the
work of the Group, as evidenced by their
attendance at Board and Board Committee
meetings during the year, which is disclosed
in the Board and Committee meetings
attendance table, set cut on page 68.

In addition to Board and Board Committee
meeting attendance, a numherof the
Non-Executive Directors alsovisited the
Company’s assets during the year.

As part of the selection process for any
potential new Directors, any significant
external lirne comimitments are cansidered
before an appointmeantis agreed. In 2020,
the Board adopted a Directors’ Overboarding
Palicy (Overboarding Policy) to setlimits onthe
number of external appointments which can
be held by Directarsin line with the guidelines
published by Institutionat Shareholder
Services (ISS). The Overboarding Policy was
reviewed and updated in December 2022 to
reflect best practice requirements in the Code
and latest guidance issued by ISS. Directors
arereguired to consult with the Chair of the
Boardand obtainthe approval of the Board,
before taking on additional appointments.
Executive Directors are not permitted to take
onmore than one external appointmentasa
director of a FTSE 100 listed company orany
othersignificant appointment.

The Overboarding Policy states that Non-
Executive Directors may hold up to five
mandates on publicly-listed companies
including their role as a Director of the
Company). For the purpose of calculating
this limit;

Board and Committee Governance Structure as at 31 December 2022
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— Anon-executive directorship counts
asone mandate

— Anon-executive chair counts as
two mandates

— Aposition as executive director
{oreomparable role) is counted as
three mandates

None of the Directors’ external directorships

exceed the limitin the Overboarding Policy. The
Overbearding Policy is available to view onthe
Company’s website at www.hammerson.com.

Iniine with the Code, during the yearthe Board
considered significant external appointments
proposed to be undertaken by cet Lain Directors,
Thesewere (i) Adam Metz’s appointment as
anon-executive director, and subsequently

as chair, of Seritage Growth Properties and (i)
my proposed appointment as chair of Taylor
Wimpey plc with effect from its AGM to be held
inApril 2023. Fareach appointment, the Board
considered (among other things) thetime
commitment and whether it presented a
conflict of interest. In each case, the Board
approved the proposed appointments and
was satisfied that none of them would restrict
therelevant Director from carrying out their
duties as a Director of the Company. The
relevant Director did nat participate in the
decision or discussion with respect to their
own proposed appointments,
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Board Committees

The Board has delegated certain
responsibilities to its Audit, Remuneration,
and Nomination and Governance Committees,
each ofwhich reports regularly to the Board.
Each of these Committees’ terms of reference
is available on the Company's website at
www.hammerson.com. During the year, the
Board undertook a review of its Ccmmittee
structure fellowing feedback received during
the Board effectiveness review process.
InDecember 2022 it resolved to disband the
Investment and Disposal Committez and to
transferits responsibilities to the Board.
Priorto the dishanding of the Investment and
Dispasal Committee, the Committee was
responsible for overseeing the Group's
acquisitions, capital expenditure and
disposals, and assisted the Board in fulfilling
its oversight responsibilities to deliver the
strategy. The Committee met seven times
during the year and the agendafor each
meeting reflected the status of investment
and disposal projects under consideration by
management. The Commitiee atso reviewed
progress by receiving update reports and
received regular updates on market
conditions. Both of these responsibilities
now reside with the Board, which wiil be
responsible for scrutinising proposals and
recommendations to proceed with
transactions valued over £30m.

InDecember 2022, the existing Nomination
Comrnities was reconstituied asthe
Nomination and Governance Committee with
abroadened remitincluding certain additional
governance related respansibilities, previously
the responsibility of the full Board. This change
wilt enable enhanced focus on corporate
governance matters whilst ensuring that
relevant items are escalated to the full Board
where appronriate.

Furtherdetail on the work of each of the Audit,
Nomination and Governance, and Remuneration
Committees can be found on pages 76, 72 and
82, respectively.

The Boardis alsosupported by threg further
committees, the principal of which is the GEC,
which provides executive managementof the
Groupwithin the agreed strategy and Business
Plan. The GECischaired by the Chief Executive
and comprises the senjor leadership team.
The members of the GEC and their biographies
are available to view on the Group's website at
www hammerson.com. The GEC managesthe
operation of the business ona day-to-day
basis, sets financial and operational targets,
aversees the Group’s risk management and
has responsibility for the Company's

sustainability objectives. The GEC s supported
inturny the Group Investment Committee,
which supports the GEC and the Board inthe
execution of their respective capital allocation
respansitilities, and by the Group Management
Commitiee which supports the GEC inthe
execution of its operational duties.

Board support

On9May 2022, Alex Dunn was appointed as
General Counseland Company Secretary.
The General Counseland Company Secretary,
whose appaintmeant or removalis decided by
all Birectors, provides independent advice to
the Board on legal and governance matters
and ensures that the Board has the policies,
process, information, time and resources it
needs in order tofunction effectively. This
includes ensuring thatthe Board regularly
receivestraining and updates onrelevant legal
and gavernance developments as well as
assisting with the induction of new Directors.

COMPOSITION, SUCCESSION AND
EVALUATION

Composition and succession

Appoiniments to the Board are subjecttoa
formal, rigorous and transparent procedure
based on merit and objective criteria, which

is overseen by the Board’s Namination and
Governance Committes. The Nomination and
Governance Committee also oversees the
effective succession planning of the Dirgctors
and the process for succession planning to the
senior management team.

Following a review of the composition of the
Board and its Committees, it was determined
thatthe Board andits Committeas have an
appropriate and diverse combination of skills,
experience and knowledge that are relevant to
the Group inits operating context. For further
detail of each Director’s skills, experience and
knowledge, see the Board Skills Matrix on page
73.The Nominationand Governance Committee
also promotes diversity on the Board and
throughout the Group.

The Board has confirmed that each Director
continues to be effective and demanstrate
commitment totheirrole. On the
recammendation of the Nomination and
Governance Committee, the Board will
therefore be recormmending that all serving
Directors be reappointed by sharehoiders
atthe 2023 AGM,

Furtherinformation on compaosition,
succession and the wark of the Nomination
and Governance Committee can be foundin
the Nominatton and Gavernance Committee
Reportonpages 7210 75.
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The Board acknowledges the benefits that
diversity and inclusion can bring to the Board
andtoalt levels of the Company’s operations.
Assuch, the Board is committed to the
promotion of diversity and inclusion across
the Company and ensuring that allemployees
are treated fairly. Furtherinformation on the
Board’s approach to diversity and inclusion,
andthe consideration of relevant matters
during 2022 can be found in the Nomination
and Governance Committee Report.

Board and Committee effectiveness review
The process

The Board undertakes a formaland rigorous
evaluation of its effectiveness and the
performance of the whole Board, its individual
Directars and its Committees annually.

The Board’s policy, in line with the Code,

isto carry out an externally facilitated Board
effectiveness review every three years and
this year, the Board appointed an external
evaluatorto carry out an independent review
of its effectiveness and performance.

The Board considered a sharilist of potential
external evaluators following aselection
process led by the Chalr. Itappainted Hanif
Barma of Board Alchemy to undertake the
effectiveness review. Board Alchemy has no
ather connection with the Company. The
Board discussed the scope and timing of the
raview, and the Chair and the General Counsal
and Company Secretary then agreed the
process to be followed with Board Alchemy.

Each of the Directors, the General Counseland
Company Secretary, and the Chief Operating
Officer held confidential one-to-one interviews
with Board Alchemy. In advance of these
sessions, Board Alchemy was provided with a
wide range of documentation and information
inresponseto an information request they
submitted. MrBarma also observed a Board
meetingin June 2022.

The scope of the evaluation was broad and
focused onarange of different areas relevant
to Board and Committee effectiveness, and
corporate governance, having regard to the
FRC's guidance on board effectivenass,
including:

— Board compasition, skills and diversity

— Board behaviours and dynamics
Oversight of business performance
andstrategy

— Board responsihilitizs and independence
— Board meetings and information

— The gperation and contribution of
Commitices

Stakeholder engagement

|

|



Board Alchemy presented a detailed report
setting out the results of their review for
discussion at the Board’s meeting in October
2022, Following that initial discussion,

the Chair andthe General Counseland
Company Suaclary subsequently prosented,
for discussion and approval by the Board,
afollow-up report at the Board’s meeting,

in December 2022 setting out proposed
actionsand timelinesin responsetothe
recommendations in Board Alchemy's repert.

The overall conclusion of the evaluation

was thatthe Boardand its Committees are
effective The reportidentified many strengths,
including clear remits for the Board andits
Committees with Directors possessing a good
understanding of the distinction between the
role of the Board and that of management.
Board Alchemy found that a good range of
relevant skills and experiences are
represented on the Board, and that the
composition demonstratas good diversity
interms of gender and ethnicity.

Interms of the operation of the Board, the
evaluation concluded that the Chair leads the
Board wellwith an inclusive style, and that
non-executive members have constructive
relationships with the executives whilst
maintaining an appropriate level of challenge.
Board Alchemyfound thatindependence and
management of conflicts of interest are taken
seriously by the Board. The evaluation also
foundthat the Board shows positive dynamics,
operatingin an open and transparent manner
with contributions to discussion from around
the board table.

Board Alchermy concluded that Board
meetings operate well with high-quality
discussion facititated by thorough planning,
good papers and comprehensive
management presentations.

The Board welcomes the positive conclusions
of the evaluation and will focus during 2023
onthe recommendations made by Board
Alchemywith the aim of furtherimproving the
effectiveness of the Board and its Committees.
The recommendations made in this year’s
evaluation include: foltowing the pandemic,
continuing to create opportunities forinformal
interaction between Board members; creating
additional apportunities for Directors to meet
awiderrange of management and staffin
astructured way; holding private sessions of
the Non-Executive Directors before a board
meeting rather than at its conclusion;
continuing tofocus onthe Company’slong
term strategy includingin relation to ESG
matters; and enabling ongoing Board oversight
of technology and systems changesin the
yearsahead.

The Board considers that improvements
have been madein the areas identified for
improvementin the internal evaluations
undertaken in the previous two years,
includingin relation to Board and senior
managemeant sugcassion planning, the
Board'sinvolvementin culture and values,
andthe Board's ongoing consideration of
the evolving retail environment.

Director performance

Duringthe year, as Chair, T hold meetings
with individual Directors at which, among
otherthings, theirindividual performance
1s discussed. Informed by my ongoing
observation of individual Direclors, these
discussions form part of the basis for
recommending the reappointment of
Directors atthe AGM,

Chair performance

As In previous years, the Seniar Independent
Director led an annual assessment process in
respect of my performance as Chair. This
involved meeting with other members of the
Board and the Cornpany Secretary without me
being present and consideratian of relevant
findings from the external Board Effectiveness
Evaluation. The Senior Independent Director
subsequently provided feedback to me.

AUDIT, RISK ANDINTERNAL CONTROL

Financial statements and audit

The Board has established format and
transparent policies and procedures in relation
tothe production of the financial statements
and the auditfunctions. The Audit Committee
ovarsees the Group's financial reporting and
monitors the independence and effectiveness
of the internal and external audits. The
Committee oversees the valuation of the
property portfolio and is responsible for

the relationship with the External Auditor.
Furtherinformation can be foundinthe Audit
Committee Reporton pages 76 to 81.

Fair, balanced and understandable
assessment

The Board is responsible for presenting a fair,
balanced and understandable assessment of

the Company’s position and prospects. The full

statement confirming this can befound inthe
Statement of Directors’ responsibilities on
page 116. Additionally, the Group's Viability
Statement can be found on pages 60to 61 and
the going cancern statement can befound on
page 133.
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Risk management and internal controls
The Board recognises that it has overall
responsibility for monitoring risk management
and internal control systems so as to protect
the assets of the Group and ensure risks are
appropriately managed. Further information
on the Group’s approach Lo riskcan be found
on pages b0to 59 and in the Audit Committee
Reporton pages 761081,

REMUNERATION

Remuneration Committee

The Remuneration Committee is responsible
for cstablishing a remuneration policy which is
designed tosupport the Company's strategy
and promote its long termsustainable success.
The Committee sets the remuneration for the
Chairof the Board, Executive Directors and
members of the GEC. It also oversees
remuneration policies and practices across the
Group. The Committee is respansible for the
alignment of reward, incentives and culture
and approves bonus plans andlong term
incentive plans for the Executive Directors

and members of the GEC. Akey focus of the
Commitieein 2022 was the triennial review of
the Company’s Remuneration Policy, which
will be presented to shareholders for approval
atthe 2023 AGM. This included extensive
consideration of feedback received during the
Committee Chair's consultation with major
shareholders and institutional shareholder
bodies. Further information can be found in the
Remuneration Committee Report on pages
8210113.

Robert Noel
Chairof the Board
8March 2023



CORPORATE GOVERNANCE

NOMINATION AND GOVERNANCE COMMITTEE REPORT

Nomination and Governance
Committee Report

Robert Noel
Chair of the Nomination and Governance
Committee

Overseeing mattersrelated to corporate
governance and ensuring the Board and
its Committees have the right combination
of skills, experience and knowledge —

with engaged Directors and suitable
succession planning.

DEAR SHAREHOLDERS

Tampleasedtopresentihe Report of the
Namination and Governance Committee
{the Committee) covenng the work of the
Committee during 2022.

In December 2022, the existing Nomination
Commitiae was reconstituted as the
Nomination and Governance Carmmittea with
abroadened remit, which now includes certain
additional corparate governance related
respansibilities, previously the responsibility
of the full Board. This change will enable
enhancedfocus on carporate governance
matters whilstensuring that relevant items are
escalatedto the full Board where appropriate.

The Committee comprizes all cur Non-
Executive Directors andits terms of reference
can befound onthe Company’s website at
www.harmrmerson.com. The Chief Executive
and Chief Peaple Officer attend meetings

by invitation, together with the General
Counseland Company Secretary, wha acis as
Secretarytothe Committee. The Commitiee is
responsible for recommending appointments
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Committee members

Robert Noet (Chair)

Hahib Annous

Méka Brunel

Mike Butterworth
Adam Metz

CarolWelch

tothe Board andits Committees and ensures
that plans have been putin place forthe
orderly succession tothe Board, its
Committees and the senior management
team. This includes the development ofa
pipeline of potentiat candidates to the Board
andthesenior managementteamwith the
necessary skills and experience, while also
takinginto account diversity and inclusion.
The Committea is now also respansible far
overseeing the Board effectivenass reviewand
monitoring developments relating to corporate
gavernance, bringing any issuestathe
attention of the Board.

Key activities in 2022
During the year the Committee met twice and
its activities included:

— Considering Board composition and
succession

— Assessingthe composition of the Board's
Committees

— Reviewing talent and executive
managementsuccession planning

— The annual review of the Beard's Diversity &
Inciusion Policy and Overboarding Policy
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Board Skills Matrix

Rita-Rose  Himanshu Robert Habib Mike Meka Adam Carol

Gagné Raja Noel Annous  Butterwarth  Brunel Metz Wwelch

Risk Management; Audit F N N N
Finance, Banking; Financial Services; Fund Management = N N N
Thvestinenl, Meiger s & Acguisilivins ’ N N N N N
Asset and Property Management, Regeneration & Development . N N N
Business Transformation; Strategy : d N N N
Retail N N N
Media; Marketing N
Digital; Customer Service & Customer Behaviours ! N
International Business & Markets N N N
Environmental, Social & Governance § N N N N

+ —Executive Director
N - Non-Lxecutive Director

— Assessingthe Directors’ skillsets,
knowledge and experience to ensure that
an appropriate balance of skills, knowledge
and experience has been maintained

— Reviewing the Non-Executive Directaors’
independence

Board balance, composition and skills

The Board currently comprises eight Directors:
the Chair of the Board, two Executive Directors
and five Nan-Executive Directors. During the
year and in accordance with its usual practice,
the Committee reviewed the composition and
balance of the Board and its Committees,
having regard to requirements under the UK
Corporate Governance Code (the Code).

The review considered: each Director’s skills,
experience and knowledge; the membership
of the Committees of the Board; the balance
onthe Board between Executive and Non-
Executive Directors; the tenure of individual
Directors and the Board as a whole; multiple
forms of diversity on the Board; and the
independence of the Non-Exgcutive Directors.

As demonstrated by the skills and experience
summarised in the biographies of the Directors
on pages 64 and 65, and the Board Skills
Matrix above, the Board members have a wide
range of relevant skills gained in diverse
business environments and different sectors
and geographies. This gives the Board varying
perspectives during discussions and enhances
its decision-makingand oversight of
management. The Committesis satisfied that
the Board has the necessary mix of skills and
experience to fulfilits role effectively (as
confirmed by the externally facilitated Board
effectiveness review conductedin 2022 —

see pages 70and 71).

The Committee is also satisfied that the Board
is comprised of an appropriate combination of
Executive and Non-Executive Directors, and
that the gverall size of the Board remains

appropriate given the complexity and scale of
the Company’s operations. AllNon-Executive
Directars are currently consideredto be
independent for the purposes of the Code as at
the date of this Report. On appointment to the
Board, Iwas considered to be independentin
accordance with the terms of the Code.

On 28 April 2022, Gwyn Burrand Andrew
Formica stepped down following the conclusion
ofthe 2022 AGM. Habtb Annous, Non-
Executive Director, succeaded Gwyn as Chair
of the Remuneration Committee and Mike
Butterworth, Nan-Executive Director,
succeeded Gwyn as Senior Independent
Director. On 11 Octcber 2022, Des de Beer,
Non-Executive Director, stepped down from
the Board. The appaintment of Alan Olivier as
alternate director to Des de Beer also ceased
with effect fromthat date. Once again, [ would
like tothank Gwyn, Andrew, Des and Alan for
their positive contributions to the Board over
anumber of years.

All Directors are subject to annualre-election
by shareholders at the AGM. Prior to the
Company's AGM each year, the Committee
considers, and makes recommendations to
the Board concerning, the reappointment of
Directors having regard to their performance,
suitahility, time commitment and ability to
continue to cantribute to the Board. Following
this year’s review in advance of the 2023 AGM,
the Committee has recommended to the Board
that all Directors be reappointad at the AGM.

The biographies of the Directors, setouton
pages 64 and 65, contain more information cn
the reasons why the Board recommends the
re-election of each Directar. Directors are
expected to devote sufficient time to the
Company’s affairs to enable them to fulfil their
duties as Directors effectively. The attendance
atthe meetings for each Director during 2022
is showninthe Board and Committee

Meetings Attendance on page 68. Detalls

of the Company's Overboarding Policy and
decisions made duringthe yearin relation to
Directors’ additional external appointments
are set out on page 62. The Committee
remains satisfied that each Director continues
todevote an appropriate amount of time to
the Company andtotheirresponsibilities as
aDirector.

Board Diversity & Inclusion Policy

and objectives

Diversity and inclusion remain a key focus of
the Committee. In December 2022, the Board
Diversity and Inclusion Policy was reviewed by
the Committee and subsequently approved by
the Board. It sets out the Company’s approach
todiversity and inclusion in respect of the
Board and seniaor management team.

The Board recognises the benefits of diversity
andinclusionintheir broadestsense inthe
boardroom and that the skills, knowledge

and backgrounds collectively represented on
the Board should reflect the environmentin
which the business aperates. The policy can
bereadin fullon the Group's website at

wWww. Nammerson.com.

The Board continues to make progressin
achieving the objectives of its Diversity and
Inclusion Policy as set out in the table below.
The Directors believe that the banefits of
adiverse and inclusive Board, and wider
workforce, will bring different perspectives and
build a broad range of capabilities necessary
forthe Companyto achieveits strategic
objectives, Atthe end of 2022, three of the
Board's eight members were women (37.5%)
andthe Board exceeded the Parker Review
target of having at least one Director from
aminarity ethnic group.
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BOARD DIVERSITY & INCLUSION POLICY OBJECTIVE PROGRESS UPDATE

Consider diversity and inclusion, including gender and ethnicity,
when reviewing the composition and balance of the Board and when
conducting the annual Board effectiveness review.

Diversity and inclusion is carefully considered as part of the Board’s
annual review of both Board and Committee compaosition. Diversity and
inclusion on the Board was an area of consideration for the externally
facilitated Board effectiveness review during the year, which concluded
that there is good diversity represented onthe Board.

Aimto maintain female representation on the Board of atleast 33%
and, overtime as opportunities arise, seek to achieve female
representation of at least 40%. Specifically, the Board willaim to
maintain the current position where atleast one of the Chair of the
Board, the Senior Independent Director, CEQO or CFQ is fernale.

Atthe date of this report, the Board comprises 37.5% women Directors
and the Chief Executive Officeris female. The composition of the Board
in this regard is in line with the requirements of the policy.

Aimatall times to have atleast one non-white director on the Board.

Atthedate of this report, the composition of the Board exceeds the
requirement of the policy and the Parker Review. The Company
responded to the BEIS “Parker Review — FTSE 350 Ethnic Diversity
Survey” in December 2022 and continues to monitor wider
developments in this area.

Encourage and monitor the development of internal employees to help
support the internal talent pipeline for succession at both Board and
senior management level.

This continued ta be a key focus for the Committee and Board in 2022
with detailed updates on the Company’s plans presented for discussion.
Colleagues below management level attend and present at Board and
Committee meetings and meet the Directors during visits to assets.
Internal successors for GEC members have been identified.

Oversee succession plans to ensure that they meet current and future
needs of the business having due regard ta diversity and inclusion.

The Committee willcontinue to review Board and management
succession plansin 2023, ensuring consideration of relevant matters
relating to diversity andinclusion.

QOversee plans for diversity and inclusion and assess progress annually
by monitoring gender and ethnic diversity of the members of the
Company’s GEC and direct reparts to GEC (excluding executive
assistants),

With additional input from the Designated Non-Executive Director for
Colleague Engagement, the Committee has reviewed plans tofurther
improve diversity and inclusionin 2023, This has included updates on
initiatives across the Company in this area, including the work of the
Company's Affinity Groups.

For Board appointments, only engage executive search firms whoe
have signed up to the Voluntary Code of Conduct on gender diversity
and best practice.

The Board onty uses accredited executive search firms and will
continue to do soforfuture appointments.

Ensurethatcandidate lists for Board positions are campiled by drawing
froma broad and diverse range of candidates (including for Non-
Executive Director positions, candidates who may not have previous
listed company board experience but who possess suitable skills,
experience orgualities).

The Committee will continue to ensure candidate lists for future Board
positions meetthe criteria, as it did so when compiling the candidate list
forthe most recent appaintments of Mike Butterwarth, Habib Annaus
and Himanshu Raja.

Intheir discussions on Board composition and appointments, continue
tohave regard to relevant best practice and the recommendations of
relevantindustry reviews in the areas of diversity and inclusion.

The Committee has received updates on developing market practice
and regulatory requirements in this areafromthe General Counsel and
Company Secretary, and the Chief People Officer. These will continue
in2023.




Board: Gender diversity
%

H Male 625 (4
fiFemale 37.5 (3)
Senior management and direct
reports*: Gender diversity %
E Male 69.8 (30)
t:Female 30.2 (13)

Alldataasat31 December2022

* asdefinedinthe UK Corporate Governance Code
(excluding executive assistants)

Other Committee work: Workforce
diversity, colleague engagement, and
succession planning

Inits December 2022 meeting, the
Committee considered the Company’s Annual
HR Report, including a report on progress with
diversity and inclusion objectives across the
Group, the UK gender pay gap and wider HR
initiatives for 2023, The Committee takes
seriously its role in overseeing the development
of adiverse pipeline for senior management
pasitions and the link between diversity and
inclusion, and delivery of the Company’s
purpose, values and strategicaims. It received
updates duringthe year on diversity and
inciusion initiatives across the Company,
including management’s work with diversity
and inclusion campaign groups, andthe
activities of the Company’s Affinity network,

In line with the Code, the Commiittee discloses
that the gender balance of those in senior
management {being the members of the GEC)
and their direct reponts {excluding executive
assistants) at 31 December 2022 was 30.2%
(13)female {2021:32.4% (12)) and 69.8%
(30) male (2021:67.6% (25)). Further details
of gender diversity at senior manager level

{as defined inthe Companies Act 2006) and
across the workforce can be found on page 24.
The above charts illustrate the gender diversity
at Board level and with respect to senior
management and theirdirect reports level (as
definedinthe Code} asat 31 December 20322,

The Committee continues to be involved in
overseeing colleague engagement activities.
InJune 2022, the Company gathered
feedback from colleagues, which was shared
with the Committee for discussion. In July and
Necember 2022, CarolWelch, as Designated
Non-Executive Directortor Colleague
Engagement, also reported to the Committee
on her activities during 2022 and on her
engagement with colleagues and in particular
with the Colleague Forum (the Forum). In July
2022, the Chairof the Forum presented an
update onthe work of the Forum, including its
focus areasfor 2022 and priorities for the
period ahead. You can read further details on
thison page 67.

During the year, the Committee considered the
impact of, and the Company's response to, the
costof living crisis for employees. It received
input from Carol Welch, as Designated
Non-Executive Director for Colleague
Engagement, and management, informed
{amongst other things) by engagerment with
members of the Forum.

Governance

With effect fromDecember 2022, the
Committeg’s remit was broadenedioinclude
certain governance related respensibilities
{which were previcusly the responsibility of the
full Board). Additional responsibilities of the
Committee now include:

— Monitoring the Board’s corporate
governance arrangements to ensure that
both the Company and the Board operate
inamanner consistent with corporate
governance best practice

— Monitoring director conflicts of interest

~- Reviewing and approving the process for
the annual effectiveness review of the
Board and its Committees, including
approval of the appointment of any external
evaluator and menitoring progress against
any relevant recommendations arising from
any such effectiveness review

— Monitoring training and development
needs of the Board and individual Directors

— Reviewing the Company’s delegation of
authority policy and making such
recommendations as required to the Board
forapproval

— Considering the process to be followed for
the annual appraisal of the Chair
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During 2023, the Committee willmonitor
external governance developments, including
relevantaspects of the UK Government’s audit
and corporate governance reforms, and new
diversity reporting requirements under

the Listing Rules which willfirst apply to the
Cormpanyinits 2023 Annual Report,

Committee effectiveness

As described in more detail on pages 70 and
71, an external evaluation of the effectivenass
of the Board and its Committees was
undertaken during the yearin line with the
requirements of the Code. The Committee
considers that during the year it continued to
have accesstnsufficient resourcestoenable
itto carry outits duties and has continued to
perform effectively. In 2022, the Committee
reviewed I1ts terms of reference to ensure that
they remain appropriate,

Robert Noel

Chair of the Nomination and Governance
Committee

8March 2023



CORPORATE GOVERNANCE
AUDIT COMMITTEE REPORT

Audit Committee Report

Mike Butterworth
Chair of the Audit Commitiee

Supporting the Board and actingin the
long-term interests of stakehaolders by
thoroughly reviewing and monitoringthe
integrity and accuracy of the Group's
financial and narrative reporting; its
compliance with laws and regulations,
the internal control and risk management
systems; and managing the externaland
internalaudit processes

DEARSHAREHOLDERS

As Chair of the Audit Commitiee (the
Committee),1am pleased topresent my
report for the year ended 31 December 2022,

This report sets out the activities undertaken
by the Committee during the year and offers
insightinto how the Cormmittee has discharged
theresponsibilities delegated to it by the Board
andthe key areas of facus it has considered
indoing so.

COMMITTEE GOVERNANCE

The Committee plays a key governance role for
the Group and in meeting its responsibilities,
the Committee continues ta consider the
provisions of the UK Corporate Governance
Code (the Code) and the FRC Guidance on
Audit Committees, The Committee’s terms

of reference are available to view at
www.hammerson.com.

Membership and meetings

The Committes continues to be comprised
exclusively of independent Non-Executive
Directors. There were no changes inthe
membership of the Committee during the year,
otherthan the retirement from the Board
andthe Committee of Andrew Formica on

28 Aprit 2022,
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Commitiee members

Mike Butterworth {Chair)

Hahib Annous

Adam Metz

The Committee met five times during the year.
The agenda for each meeting is planned
around the Group's annual reporting cycle and
includes particular mattersforthe Commitiee’s
consideration. Following each meeting,

the Board is appraised of matters arising from
the Committee.

The Chair of the Board, the Chief Executive, the
Chief Financial Officer and other members of
the seniorfinance team, together with senior
reprasentatives of the Company's External
Auditor, PricewaterhouseCoopers LLF (Pw(),
areinvitecdtio attend all or part of meetings as
appropriate. In orderto fulfil its duties as set out
inits terms of reference, the Audit Committee
recelves presentations and reviews reports
from the Group’s senior management and from
the Group'sindependentvaluers, consulting as
necessary with PwC.

The Cammittee meets, with na Company
rmanagement present, at least once ayear with
PwC, and at least ance with the Group's
member of management respansible for
internal audit, enterprise risk and ESG.



The valuers {CBRE, Cushman & Wakefield and
JLL) and PwC have full access to one another,
and I personally spoke with the valuers and
PwC separatelytodiscuss the half yearand
yearend valuation process and ensured each
is satisfied that there has beena fulland open
exchange of information and views,

Independence and experience

The Board continues to be satisfied that the
Committee members provide an appropriate
depth of financial reporting, risk management
and commercial experience across different
industriesincludingcommercial real estate
andinlisted companies. This combined
knowledge and experience enables the
Committee toundertake its duties properly
and act independently of management. The
Board has also confirmed that it is satisfied
that being achartered accountant and having
held other sentorfinance appointments,
Imeet the Code requirement that at least
one member has recent and relevant
financial experience.

Mare information about the Committee
members’ skills and experience are set outin
the Board of Directars and Nomination and
Governance Committee Report sections of this
Annual Report.

Annualreview of effectiveness

For 2022, the review of the Audit Committee’s
effectivenass was carried out by an external
organisation, Board Alchemy. I can confirm
that this review concluded that the Committee
continues to perform its role effectively with no
significant concerns. The private sessions of the
Committee also provide further opportunities
todiscuss matters in connection with its
effectiveness andto highlight any areas far
improvement or change.

External advice

The Board makes funds available to the
Committee to enable it to take independent
legal, accounting or other advice if or whenthe
Committee believes it necessary to do so.

KEY COMMITTEE ACTIVITIESIN 2022

Core duties

The Committee assists the Board infulfilling
its oversight responsibilities by acting
independently from the Executive Directors.
Thereisanannualschedule of items which
are allocated to the meetings across the year
to ensure that those items within the
Committee’s terms of reference are covered
fully. These items are supplemented
throughout the year as key matters anse.
The principal dutics of the Commutieo are to:

Accounting and financial reporting matters

— Moniter the integrity of the Annual Report
and Accounts, the Interim Statement and
anyformalannouncementsrelating to
financial perfarmance, to ensure clarity and
completeness ofdisclosures, including
those refating to alternative performance
measures

— Review matters of accounting significance
including financial reporting issues,
restatements, judgements and estimates

— Reviewthe Group's valuation process and
valuations of the Group's property portfolio

— Advise the Board onwhether, as awhalg,
the Annual Report and Accounts are fair,
balanced and understandable

— Consider and review the basis forthe going
concern and longer term viability
statements in light of financial plans and
reasonably possible scenarias

Risk management and internal control

— Reviewthe Group'sfinancial contrals and
internal control effectiveness and maturity

— Review and monitor the Group'srisk
management systems, processes and risk
appetite, including those to identify
emerging risks, toensure the Group has an
effective internal controls environment and
complies with laws and regulations

— Ensurethatmanagement has systems and
procedures in place to ensure the integrity
and accuracy of financial information

— Debateand agree any change to
principal risks

— Reviewedtheimpact of climate risk on
the financial statements and the Group’s
TCFD disclosures

Internal audit

— Monitor and review the effectiveness and
independence of the Internal Audit and
Riskfunctions

— Considerwhistleblowing arrangements by
which employess may raise cancemns
aboutpossible improprieties in financial
reporting or other matters

— Considerthe majorfindings of internal
auditinvestigations

External audit

— Considerrecommendations of the External
Auditor’s appointrent and approving
their remuneration

— Review and monitoring the relationship
with the External Auditor, including their
independence, ohjectivity, effectiveness,
terms of engagement and level of fees

— Review the results and conclusions of work
performed by the External Auditor

Hammerson plc Annual Report 2022 77

General matters

— Refer matters tothe Board which, inits
opinion, should be addressed at ameeting
of the Board

RISK MANAGEMENT AND INTERNAL
CONTROLS

Risk management

The Audit Committee continued to review the
heightened risks and challenges to the Group
arising from market conditions and the macro
economy. The Committee uses a number of
tools to review the Group’s risk management
processesincluding the Group’s Risk
Management Framewaork, Residual Risk Heat
Map and Risk Dashboard. These tools are
reviewed regularly by the senior management
team to ensure that risks, both existing and
emerging, are properly identified and managed
and the potential impact on the Group
assessed. The Committee also supported

the Board inits annuat review of the Group’s
risk appetite,

Internal control

The Committee assists the Board in fulfilling its
responsibilities relating tothe adequacyand
effectiveness of the control environment and
compliance systerms in the Group.

Throughout the year, the Committoe received
regular updates on the Group’s internal control
systems, including materialfinancial,
operationaland compliance controls. The
Group’'sinternal controls provide reasonable
but not absolute assurance against material
misstaterment or loss. The review of the controls
involves analysis and evaluation of the key risks
tothe Group, including a review of allthe
material controls. This includes the plansfor
the continuity of the Group and its operations
inthe event of unforeseen interruption.

Inaddition, the Committee reviewed the
Group’s approach to compliance with
legislation and the prevention of fraud,
anti-bribery and corruption. During 2021, ane
allegation of fraud was raised, which following
further detailed investigation during the
current year, included a review by an
independent firm of accountants, was not
substantiated. There were no allegations of
fraud raised in 2022,

The Committee confirms that its review
was able todemonstrate that the Group
continues to operate an effective internal
contral environment.
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Significant issues, judgements and estimates
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The Committee received reports from management and the External Auditor setting out the significant accounting and financial reporting matters
andjudgementsin respect of the financial statements as well as how these matters were addressed. The following sets out the main areas of
judgement considered by the Committee. For each area, the Committee was satisfied with the accounting and disclosures in the Annual Report

and Accounts.

MATTER CONSIDERED

Valuation of the Group’s property portfolio
The valuation of the Group’s property partfolio
isakeyrecurring judgementdue toits
significance in the context of the Group’s net
assetvalue.

Valuations areinherently subjective due to the
assumptions and judgements made by the
valuers and these include those relating to
capitalisation yields, market rentalincome
{ERV) and atherfactors including the location,
physical attributes of the property, and
environmental and structural canditions,

Valuations areundertaken by the Group’s
threec external valuers and are thoroughly
reviewed by management.

THE COMMITTEE'S REVIEW AND CONCLUSION

The external valuers each presented their year end valuations tothe Committee in January
2023. These were scrutinised, challenged and debated with a focus on the key judgements
adopted, recognising that while lower than long term averages, the leasing evidence on which
tobase the valuation compared with 2020 and 2021 was greater, although offset in part by
reducedreliance ontransactional evidence given macroeconomic volatility experienced inthe
second half of the year.

The Committee also discussed the RICS Guidance Note, Sustainability and ESG in Commercial
Praperty Valuation, which tack effect from 31 January 2022, and the recommendations in the
RICSIndependent Review of Real Estate Investment Valuations. The latter recommendations
have been acceptedinfull by RICS and an Implementation Roadmap was published in

August 2022 which indicated that the recommendations would be adopted by the second
quarterof 2024.

The Committee Chair also held private meetings with each valuer to discuss and challenge the
valuation process and asked the valuers to highlight any disagreements with management
during the valuation process. This allowed the Committee to satisfy itself that the valuation
process was independent and chjective.

The Commiittee was satisfied that the valuations had been carried out in an appropriate manner
with reference to the widest range of available evidence and was therefore suitable forinclusion
nthe Group’s financial statements,

Impairment oftrade receivahles

In 2021, theintermittent closures of the
majarity of non-essential retail as a result of
the Covid-19 pandemic, coupled with the UK
government’s restrictions on landlords’ ability
to enforce collection, adverselyimpacted
collection rates.

Over the course of 2022, conditions improved
across allregions and in the UK were further
aided by government restrictions on
collections being lifted. The resulting improved
collection rates have led to areappraisal of
provisioning rates.

The estimation of provisions against arrears
and capitalised tenantincentives requires
astimation about future events and is therefore
inherently subjective, particularly against the
current backdrop of macroecanomic
uncertainties.

The Committee reviewed management’s approach to the impairment of trade receivables
based on the expected credit loss method to assess the appropriate level of provisioning.

Management’s approach is to use a provisioning matrix which groups receivables dependent
onrisk level, taking into account a number of factors consistent with prior periods and which
are explained furtherin note 130 to the financial statements. The most recent collections
experience was a key factor in reassessing the provisioning rates, in particular the rates applied
to more recently aged receivables.

Applying the assessment criteria set aut above, the Group has reduced its provisioning rates
toreflect the improvements in recent collections experience but has maintained a degree of
prudence toreflect ongoing macroeconomic unceitainties.

The Committee was satisfied with the approach and concluded that the resulting provision
is appropriate.
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MATTER CONSIDERED THE COMMITTEE’S REVIEW AND CONCLUSION

Accounting for property transactions

The accounting treatment of property
transactions is a recurring jJudgement for the
Group because ofthe financial significance
and potential complexity of such transactions.

For property transactions, judgement can be
required to determine the point at which
assets are held forsale and subsequently
when a sale should be recognised,

The Committee reviewed management’s acceunting treatment and disclosures for the two
property disposals completed during 2022 as well as ongoing property transactions. The
principal areas of discussion included the sales which completed during the year and an
assessment as to whether there were any further potential transactions requiring disclosure,
forinstance, whether any of the Group's properties fellunder the definitions of assets held for
sale atyearend or required disclosure as a post balance sheet event.

The Committee reviewed and challenged management’s proposed accounting treatments
and was satisfied that the treatment and disclosures adopted in the financial statements
were appropriate.

Going concern and longer term viability
Assumptions underlying going cancern and
the longer term viability statements are based
onthe Group's budget and five yearplan.
These include appropriate scenario analysis

and take account of the Groups' principal risks.

The work undertaken then affects the Group's
related disclosures.

The Committee, in conjunction with the Board, reviewed the plans, scenarios and other key
assessment factors and was satisfied thatin respect of the longer term viability statement,
aperiud ol Lhree years was suitable. | he Committee reviewed and challenged the financial
forecasts and their underlying assumptions, considering the Group’s current position,
strategy, future prospects and risk assessmentincluding a separate paper on climate risks.
This included the Group’s liquidity position and projectad financial covenants within the
Group’s borrowing facilities.

The Committee was satisfied that management had conducted a robust assessment and
concurred with management’s conclusions that the viability statement as set outin the Annual
Reportwas appropriate. The Committee further concluded that the evaluation and related
disclosures in the Annual Report in respect of going concern were appropriate.

Fair, balanced and understandable

The Group uses a number of Alternative
Performance Measures (APMs), being
financial measures not specified under IFRS,
to monitor the performance of the business.
Management principally reviews the Group on
aproportionally consolidated basis, except for
Value Retail.

Judgementis required to ensure disclosures
and associated commentary explain clearly
the performance of the business and provide
reconciliations to IFRS.

During the year, management undertook an exercise to redesign and simplity its Annual Report
and financial staterments with the obijective of enhancing clarity and users’ understanding. The
Committee reviewed the revised presentation and considered whether the report remainad fair,
batanced and understandable, but also remained focused anthe relevant disclosures and
reconciliations inthe accounts, including ensuring that APMs:

— are not given more prominence than measuresunder IFRS

— are properlyexplained, including the rationale for their use

— whererelevant, are reconciled to IFRS

Tha Committee nated that the material adjustments are nat cash items, and that, as aREIT,
there were no material tax impacts.

Following its review, the Commitlee was satisfied that the Annual Reportandfinancial
staterments was fair, balanced and understandable and recommended the same to the Board.




CORPORATE GOVERNANCE
AUDIT COMMITTEE REPORT continued

INTERNAL AUDIT

The Internal Audit function provides
independent and objective assurance over
the design and operating effectiveness of the
system of internal control though a rigk-
focused approach. The function reparts into
the Deputy CFO, but has an independent
reporting line directly inta the Committee.

Foranumber of years, the internal audit
function and its activitias have been cartied
outinternaliy, butwith assorted co-source
providers for specialist assurance activities,
During the year, anew co-sourcing
arrangementwith BDO was enteredintoto
ensure that the function hasaccesstoa
dedicated resource pool and specialist skills.

Prioriothe start of eachfinancial year, the
Committee reviews and approves the annual
internai audit plan. Afurther review occurs
during the year to take account of any need to
refocus. The plan takes account of the Group's
Risk Management Framework and in particular
any heightened principal risks affecting the
Group with audits split between a cyclical
annual ptan and a risk based audits. Other key
factorsfor consideration are key areas of change
for the Group which have not been subject to
recent audit. Internal audits completed during
the year included, but were nat limited to:
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Cyclical

Territory
Ec;qnts receivélg[e _______ 3 UK
Capital expenditure controls - o France
Controls on supplier selection and ongoing management UK o
Monitoring of controls for work undertaken by outsourcers Treland
Risk hased

Territory
Suicidedeterrence o uk
Business continuity planning ] France
Cybersecurity L, S
Lease management Ireland

Recommendations forimprovement are
agreed with management with cleartimelines
and responsibilities forimplementation.
Progress updates on actions arising from
currentand prior reports are and have been
provided at each Committee meeting. The
Committee is satisfied that the internal audit
programme remains risk focused, is
functioning satisfactorily across the Group,
that managementis open to reviews and takes
action on recommendations on atimely basis.

Accordingly, it has been concluded that the
Group's internal audit arrangements provide
effective assurance overthe Group’s risk and
control environment. The Committee
continues tareview how the internal audit
function will need to avolve infuture years.



EXTERNAL AUDITOR

Independence and objectivity

Both the Board and the External Auditor {PwC)
have safeguards in place toprotectthe
independence and objectivity of the External
Auditor. The Committee receives details ot
any relationships between the Company and
PwC that may have a bearing on their
independence. These werereviewed by the
Committee during the year and remain
satisfactory. In accordance with International
Standards on Auditing (UK}, PwC farmally
confirmed tothe Boarditsindependence as
auditor of the Company.

Auditor effectiveness

The effectiveness of the audit processis subject
to ongoing monitoring and the Committee has
considered this as part of the 2022 yearend
process. The Committee considered anumber
of factors, including the quality and scope of
the audit plan and reporting.

The Committee alsc sought the views of key
members of the finance team, senior
management and the Directors regarding the
audit process and the quality and experience
of the audit partnerengaged in the audit.
Their overall feedback was positive and that
the External Auditor provides an appropriate
level of challenge to management. Ttwas
agread that the audit team had continued to
be responsive and cooperative and had
demonstrated flexibility and adaptability in
warking with management day-to-day to
address any issues arising during the year.
Confirmation was also sought that the fee
payable for the annual audit is sufficient te
enable PwC to perform its obligations in
accordance with the scope of the audit.

The Committee has concluded that taken as
awhole, PwC has carried out its auditfor 2022
effectively and efficiently.

The FRC's review of audit quality

The FRC’s Audit Quality Review Team (AQRT)
routinely monitors the quality of the audit work
of certain UK audit firms through inspections

of sample audits and related quality processes.

The AQRT carried out a review of the audit
of the Group forthe financial yearended
31 December 2021.

As Chair of the Committee, [ held discussions
with the FRC prior to the review commencing.
The reportissued on the guality of the audit
bythe AQRT was circulated to the Committee
and an update on the process and review of
the outcome was communicated tothe
Cammittes by PwC.

Iam pleased toreport that there were no
significant recommendations made by the
FRC but certain limited improvements were
suggested to the audit process and these have
already beenimplemented,

Auditor appointment

Pw(C has served as the Group’s External
Auditor since being appointed at the AGM in
April 2017 after afull tender process was
undertakenin 2016. The current audit
partner, SoniaCopeland, has served forthree
years. The external audit contract willbe put
outtotender atleastevery 10 yearsand the
Committee considers that it would be
appropriate to conduct an external audit
tender by nolaterthan 2026. Thereare no
contractual obligations that restrict the
Committee’s choice of External Auditor.

PwC's objectivity, independence and
performance remain strong and accordingty,
the Committee has recommended to the
Board that PwC be re-appointed as External
Auditor for the 2023 financial year, subject to
approvalatthe AGMtobe held on 4 May 2023,

The Committeeis in compliance with The
Statutory Audit Services for Large Companies
Market Investigation (Mandatory Use af
Competitive Processes and Audit Commitiee
Responsibilities) Order 2014, published by the
Competiticn and Markets Authority.

Non-audit services

The Committee has put in place a robust
auditorengagement policy ta ensure that

the External Auditor remains objective and
independent. It considers how such objectivity
might be, or appearto be, compromised
through the provision of non-audit services

by the External Auditor.

The Group’s non-audit services policy

can befound on the Company's website at
www.hammerson.comand reflects the
requirements of the Financial Reporting
Council's (FRC) Revised Ethical Standard 2019
suchthat:

— The External Auditor may only provide
services which areincluded onthe FRC’s
‘whitelist’ of services

— Non-audit services withfees up to £50,000
are assessed and, asappropriate,
authorised by the Chair of the Committee.
Services with fees above thislevel are
considered by the Committee as a whole.

— The provision of non-auditservices is
monitored closely to ensure compliance
with the 70% non-audit services cap
calculated as the average of the fees paid
foraudit services in Lhe last three
consecutive financial years.

Hammerson plc Annual Report 2022 81

During the year, PwC received insignificant
amounts in relation to non-audit services
(2021:£0.1my, representing 1% of the
Group’s audit fee for the year (2021; 7%)
andfurther analysis of fees paid tothe
External Auditoris setautinnote SE tothe
financial staterments.

CONCLUSIONS

The Committee's oversight of financial
reporting, externaland internal audit, and the
further development of the risk and control
envirgnments have continued to be key areas
rtfornis These arelikely toremain saforthe
2023 financial year asthe Group developsin
line with its strategy.

The Committee remains focused on ensuring
thatfinance and risk capability is appropriate
tothe scale of the business, whilst also
acknowledging an increasingly regulated
environment. As the UK's regulatory landscape
continues to evolve, the Commitiee will
continue to monitor developments from the
review led by the Department for Business and
Trade {previously part of the Department for
Business, Energy and Industrial Strategy
(BEIS)) intorestoring trust in audit and
corporate governance, and the impact the
recommendations may have on the Group.
While at the time of writing, the degree and
structure of these changesis becoming
somewhat clearer, itis still not yet certain what
exact formthe regulations willultimately take
northe precise timing of their mandatary
implementation compliance {although certain
elements could potentially become effective
in 2024 with others no earlier than 2025).

The Committee and management are
committed to ensuring that we respond
positively to these changes in the regulatory
environment, particularly in the context of the
Group's digital transfarmation programme.

Mike Butterworth
Chair of the Audit Committee
8March 2023
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Directors’ Remuneration Report

Habib Annous
Chair of the Remuneration Committee

Aligning remuneration with our
strategy and stakeholderinterasts

Ensuring ourremunerationreflects
market conditions and supports the
ongoing focus on transforming and
strengthening our business

DEAR SHAREHOLDERS

This is my first report as the Chair of the
Remuneration Committee {the Committee)
andIam pleasedto present our Directors’
Remuneration Report {the Report) forthe
year ended 31 December 2022.

Context for the Committee’s decisions
Atthe end of 2021 aswe plannedfor 2022,
the macroeconomic debate focused on the
impacts of transitory inflation and how we
would emerge from the Omicron variant
increasein Covid-19 cases Inearly 2022,
the war in Ukraine increased macroeconomic
headwinds, with the accompanying risein
energy andfood costs contributing to

inflaticnary pressures and a subsequent cost
oftliving crisis. The secand half of the year saw
UK politicat instability add to the volatile
economic landscape and the Central Banks
have raised interest rates much higherthan
previously expectedinresponsetothe
entrenchedinflationary pressures.

Notwithstanding extreme volatiiity and
uncertainty, management cantinued to make
significant operationalandfinancial progress
towards achieving the strategic goals outlined
in 2021, focused anour four key pitlars:

— Reinvigorate our assets

— Accelerate development

Create an agile platform
Deliverasustainable and resilient

capital structure

|

|

These goals areunderpinned by our
commitmenttosustainability which continued
1o be apriontyforthe management team.

Committee members
Habib Annous (Chair)

Méka Brunel
CarolWelch

Remuneration Policy and stakeholder
engagement

The current Remuneration Policy was
approved atthe AGMan 28 Aprit 2020 with
91.3% of shares voted in favour. The last
Report, which explained how we applied that
policyin 2021 and intended to dosgin 2022,
was also approved with 92.7% of shares voted
infavour,

As required under the regulations, the policy

is subject torenewal atthe 2023 AGM.

The Committee reviewed the operation and
impact of the policy, actively engaging with
approximately 60% of the share registerand
the principal proxy advisory firms. We appreciate
the time shareholders took tg consider and
provide feedback an the proposals. Asis often
the case, sharehaolder perspective onthe
policy and fts implementation was varied. In
addition 1o the written responses we received,
we aisc had the oppartunity to meet with our
largest shareholders. Allthe feedback received
was reviewed and discussed extensively at our
Remuneration Committee meetings.



The Committee took account of the current
econcmicuncertaintyandtheneedto
continue totransform the business alongside
shareholder feedback. Given all the factors,
the Committee has concluded that the current
AIP performance measures continue to
provide the right tramework for the business
atthis stage. However, these will stay under
active review to ensure theyremain
apprapriate to Hammerson’s evolution.

Having listened toshareholders and considered
ali the feedback received, we have decided to
make some changes to how we propose to
implement the policy inthe future. There was
aconsensustofocus on ‘per share’ metrice
and therefore we have movedto Adjusted
Earnings PerSharefor 2023 targets. There
was also a strong demand far anincreased
emphasis in ESG related measures and as
aresult, we have increased the proportion of
environmental factors in the annual bonus
calculation and added social and stakeholder
related measures to the personal/ strategic
ohjectives. Additionally, we committed toan
increased level of transparency and enhanced
disclosures associated to these objectives.

Shareholders approved the introduction of
aRestricted Share Scheme (RSS) in 2020,
Although the current trend across UK listed
companies is towards restricted share
schemes, versus LTIPs, some of our
shareholders expressed a preference formore
traditional LTIPs. These views were natinthe
majority, with differing perspectives among
shareholders. On balance, the Committee
resolved to retain the existing RSS at this stage.
Asa result, the proposed new Policyis largely
unchanged, with minor updating of the share
ownership guidelinesto ensure they operate
asintended along with slightly updatad malus
and clawback provisions. However, ratherthan
necessarily waiting a further three years before
reviewing the Palicy again, the Committee

will continue to engage with our shareholders
onthe development of the Policy. We are
committed to ensuring the Policy reflects the
evolution of the new Hammerson toensure it
supports the development of the strategy
agreed bythe Board and remainsalignedto
stakeholderinterests.

Furtherinformation on the application of the
policy during 2022 is detailed on pages 109
to113. The Policy is shaped by the fallowing
underlying principles that aimto achieve:

— Alignment of remuneration with strategy
andstakeholder interests

— Thelong-term, sustainable success of
the Company

— Consistency andtransparency

— Thereward of performance with
competitive remuneration

— Supportforthe Company'svalues

— Amixture of fixed remuneration, short-term
and long-term performance-related
incentives

We communicate with, and receive feedback
from, the Company’s colleagues through a
variety of channels, notably through The
Colleague Forum {the Forumy which youcan
read abouton page 67. Carol Welch, a member
of the Committes and Designated Non-
Executive Director for Colleague Engagement,
andI'metthe Forum in October 202210
discuss executive remuneration and explain
how it aligns with the wider Company pay
pulicy. Colleagues, in particular, supported the
maore explicitinclusion of Sustainability and
Sccial ESG based measures in the Executive
Directors’ Personal/Strategic Ohjectives.

Long termincentive arrangements
Consistent with the policy, Rita-Rose Gagné
and Himanshu Raja received annual RSS
awards equivalentto 100% and 75% of base
salary respectively on 22 March 2022.

Short term incentive arrangement

The Strategy and Business Plan for 2022

was approved by the Boardin late 2021,

The Annual Incentive Plan (AP} is made up of
acombination of financial and non-financial
performance measures based on the Strategy
and Business Plan, The financial performance
measures in 2022 remained focused an
Adjusted Famings, Group net debt and Gross
administration costs (22.3% of AIP each).

Adjusted Earnings perfarmance was fully
achieved with performance significantly
ahead of the target range. This was aresult of
improvernents across many elements of the
group’s operations. Net rentalincome was up
£21m, supported by a successtul yearforour
leasing and animprovement in accupancy.
Netinterest casts were lawer, benefitting from
the proactive management of our debtand
higherinterest rates on the Group’s cash
balances. Additionally, we saw an improved
contribution from Value Retail. These factors
combined, culminated in a 60% growthin
adjusted earnings and a 100% pay-out.

Interms of the net debt target, the Group
committed to complete £500m of disposals
in 2022 and 2023, The disposal of Silverburn,
and Victoria Gate were achieved in Q1 2022
with proceeds of £195m but liquidity in
invastment markets dried upforthe rest of the
year. Whilst net debt reduced by 4% 10 £1.7bn,
the management team were notable tofully
achieve the ambitious targets set by the
Remuneration Committee and the resulting
pay-outwas 29.1% against this measure.

Hammerson plc Annual Report 2022 83

Finally, for financial measures, the Committee
set targets for management to address the
cost base whilst maintaining operational
excellence. The Group committed to a reduction
in gross administration costs of 15-20%
compared with the 2019 base by 2023.The
2022 clement of this was for a cost reduction
of 11%., Management delivered the twoyear
target a year early with gross administration
costsreducedto £59.8m, a17% year-on-year
reduction and 18% against 2019. The target
was, therefore, achieved infull, after absorbing
inflation on pay, and an additional cost of living
allowance granted to lower-paid colleagues.

Thereductionin CO,emissions of 12%
resulted ina 100% outturnunder the
Environmental performance measure. The
strong performance is due to the defivery of
energy efficiency works at several assets
and an increased focus on energy saving
actions and controls in the light of the volatile
energy market.

Personal/Strategic Objectives were based
onthe Business Plan and Strategy with
substantial progress made across the

four strategic pillars as detailed on Page 99,

Particular achisvements included updating
and resetting of a clear value add strategy,
filling key skill and capability gaps at the GEC
and across the value creation teams,
arganisationat restructure and consolidation
of our property management services whilst
maintaining operational excellence, digital
transformation and improved automation,
demonstrable progress on net zero asset
nlans, renewal and extension of the Group's
RCFfacilities, credit collections and debt
management, and de-risking of the Defined
Benefit Pension Scheme.

Performance against the Personal/Strategic
Objectives was assessed at 90% for the Chief
Executive and 85% for the Chief Financial
Officer, reflecting the significant progress
achieved in 2022 against the Strategy and
Business Plan, approved by the Board. As
detailed above, this progress was focused on
the four key strategic pillars which support the
building of along-term sustainable, high
performing business.

NoLTIP or RSS award was due tovest orto have
its underpin assessed for any Executive Director
in2022. The first such RSS assessment is due
inNovember 2023 and will be reported in the
next Annual Report.
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Remuneration alignment to strategy

All aspects of remuneration are regularly
considered by the Commitiee to ensure they
supportand are aligned o strategy.

To support the continued focus on
transforming and strengthening the business,
the Committee has determined that the 2023
AlPfinancial performance measures cantinue
to be based on an equalweighting of Adjusted
Earnings Per Share, reduction of net debt, and
reductioninthe cost base. The non-financial
companentwillinclude anincreased 10%
weighting on carbon reduction alongside the
25% for Personal/Strategic objectives.

Adjusted earnings pershare 21.67%
Net debt o 21.67%
Gross adminisirahion costs C21.67%
Carbon reduction N . 1o%
Personal/Strategic

{inclusive of sustainability) 25%

As discussed elsewhere, the Committes has
soughttoexplain the achievement of the
Personal/Strategic objectives for 2022 more
fully. The Committee also plans toinclude
more focus on all stakehalders alongside our

sirategic business priorities and greater
objectivity to the assessment for 2023. Inline
with shareholder feedback, for 2023, the
personalf strategic objectives willinclude
distinct and measurable objectives for the
CEO and CFO that are aligned to the new
Board-approved Business Plan, delivering long
termshareholder and social value. Further
information on the 2023 AIF performance
measures and targetsison page 84.

2023 pay approach

The Committee appraved a 4% salary increase
for each of the Executive Directors, noting that
thisis helowthe average {5.5%) to be awarded
to colleagues generally.

Exercise of discretion and judgement

The Remuneration Committee considered the
AlPoutturn to be appropriate and to reflect
astrong performance against the majority of
objectives despite the challenging backdrap.
As stich, the Remuneration Committee did not
exercise its discretion to averride formulaic
variable pay outturns in the year,
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Conclusion

Hammersonis a materially stronger business
than thistime lastyear and this s refiectedin
ihe remuneration outcomes. Insummary:

— The AIP delivered between 80.4% and
81.7% of the maximum for the executive
directors, with 40% of this deferredin
sharesfartwoyears

— The CEQand CFO received RSS awards
over shares worth 100% and 75% of salary
respectively

— Recognising the need to balance the impact
of high inflation with the continuing focus on
costcontrol, a 4% salary increase has been
awarded to the Executive Directors which is
below the average awarded to colleagues
more generally.

Atthe 2023 AGM, both the Remuneration
Policy and the Remuneration Report will be
submitted to shareholders. I am gratefulfor
the engagement and support provided by
sharehoiders during the year and I look
forward to receiving your continued support
atthe AGM.

Habib Annous
Chairof the Remuneration Committee

ACTIVITIES AND DECISIONS OF THE COMMITTEE IN 2022

Salary and benefits — 2022 review of Executive Directors’ pay and tha fee for the Chair of the Board
— 2022 review of GEC members’ salaries
Annual Incentive Plan — Consideration of AIP 2021 outturn
;"I‘: Long Term Incentive — Reviewand approval of 2022 AIP structure, performarice targets and personal chiectives
chemes

— Consideration of 2019 LTIP performance outturn and approvai of vesting autcomes
— Reviewof likely 2022 ATP outturn and potentialtargets for 2023

— Reviewand approval of the RSS award levels

— Reviewof RSP awards for GEC members
— Reviewof AIPfor GEC members

Policy renewal

— Consideration of the policy against developments in market and best practice

— Consideration of changes to the policy

— Engagementwith shareholders and proxy agencies on proposed changes to the policy and

extensive discussion of feedback received

Governance — Review of AGM season remuneration repost results, and sharchalders’ and proxy agencies’
views on remuneration.
— Review of the Remuneration Committes’s terms of reference
Other — Review of Directors’ Remuneration Report

- Employee share plan award activity

— Review of remuneration consultant costs and re-appointment

— Review of emerging remuneration practice

~— Consideration of the treatment of share awards toreflect the Enhanced Serip Dividend inline

with the previously established practice

— Inconsultation with the Designated Non-Executive Director for Colieague Engagement,
engagement with the wider workfarce on how executive pay aligns with pay for the

widerwarkforce
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DIRECTORS’ REMUNERATION POLICY

The Directors’ Remuneration Policy as set

out helow (Policy} will take effect from the
conclusion of the AGMto be held on 4 May
2023, subject to approval by the shareholders
atthat meeting. This Policy would remain
applicable forthe following three years.
However, the Committee willkeep awatching
brief to ensure thatit remains appropriate for
the bestinterests of the business ateach
stagein its evolution and in the broader
remuneration landscape and may revisit the
Policy earlier. The Cammittee consulted
extensively with sharehalders and took into
account theirvarying views when making
adjustments to the Policy. Further details of
the consultation process are set out in the
Chair’s letter on pages 82 and 83.

Remuneration Policy for Executive Directors

The Committee has received clear advice that
farmallimits are required in the Policy and has
retained sufficient flexibility to enableit to
continue to actinthe interests of the Company
and its shareholders, The limits will not lead to
pressure on reward levels and the Committee
is satisfied that it has adopted a suitably
conservative approach to date and wilt
continueto doso.
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No significant changes tothe Policy are
proposed and, otherthan minorupdating to
remove legacy items, the only changes are
tothe malus and clawback provisions to add
insolvency andto limit reputational damage
tomalus {and not clawback) consistent with
developmenis in practice over the last three
years, and to ensure that the share ownership
guidelines refer to the RSS in addition to legacy
LTIP grants.

SALARY

— Tacontinue toretain and attract quality leaders.
— Torecognise accountabilities, skills, experience and value.

Purpose and link to strategy

Operation

— PFaid monthlyincash,

— Reviewed but not necessarily increased annually by the Committee.

— Inundertaking reviews, the Cormmittee will take into account a variety of factors, including
Company and individual performance, market conditions, the level of salary increases
awarded to otheremployees of the Group, and a cornparison against both a relevant property
peer group and a group of entities of comparable size selected by the Committee (currently
thelarger REITs and an appropriate pan-sector group of companies withacomparable

market capitalisation and/or portfolio size).

— The Committee is aware of the limitations of benchmarking and of the need to avoid
inflationary upward trends. However, benchmarking is considered at both base salary and
total remuneration level, and the Committee generally considers that pay will be withina
range of +/- 109% of a median benchmark but alsotakes into account such otherfactors as
it considers appropriate and is not constrained by this default.

Maximum potentiat value

— The base salary for any existing Executive Director shall not exceed £850,000 (or the
equivalent if denominated in a different currency), with this limitincreasing annually at the

rate of UK CPI from the date of the 2017 AGM.

Performance measures

— Notapplicable.




CORPORATE GOVERNANCE

DIRECTORS' REMUNERATION REPORT

Hammerson ptc AnnualReport 2022 86

DIRECTORS’ REMUNERATION POLICY continued

BENEFITS

Purpose and link to strategy

Provide a range of benefits in line with market practice.
To continue to retain and attract quality leaders.

Operation

Executive Directors may receive such contractual and non-contractual benefits as the
Committee considers to he appropriate and consistent with market practice in the relevant
market in which the Executive Director is hased.

These benefits currently include a car allowance, enhanced sick pay, private medical
insurance (forthe Executive Director and their spouse/life partner), permanent health
insurance and life assurance.

Whilst the Committee does not consider ittofarm partof benefits in the normal sense,
Executive Directors can participate in corporate hospitality (including travel and, where
appropriate, with a family member), whether paid for by the Company or another, within its
agreed policies with any tax liability met on the Executive Directors’ behalf.

Inaddition, Executive Directors will be paid any statutary entitlements.

Maximum potential value

The aggregate value of such benefits received by each Executive Director (based on the value
included in the individual's annual P11D tax calculation or a broadly equivalent basis fora
non-UK based Executive Director) shall not exceed £100,000 arthe equivalent if
denominatedinadifferent currency (with this maximurn increasing annually at the rate of UK
CPIfrom the date of the 2017 AGM).

In addition to the benefits outlined, where Executive Directors are relocated toworkina
different country, the Company may pay global relocation support (Up to a maximum of
£400,000) or the equivalent if denominated in a different currency; and/or provide tax
equalisationarrangaments in relation to all elements of remuneration.

Performance measures

Notapplicable.

Purpose and link to strategy

Provide market competitive retirement benefits.
Tocontinue taretain and attract guality leaders.

Operation

In line with allUK employees, where either annual or lifetime pension allowances are
exceeded Executive Directors may receive a cash allowance {(Pension Choice) to be paid as,
arasacombination of: {} an employer contributian to the Company's defined contribution
pension plan; (i) a payment to a personal pension plan; or (i} a salary supplement.

The level of contribution wili not exceed the average level paid to staff in the relevant country
(currently 10% in the UK).

Maximum potential value

See above, currently 10% but this may change if the all-employee level changes.

Performance measures

Notapplicable.
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ANNUAL BONUS (ANNUAL INCENTIVE PLAN OR AIP)}

Purpose and link to strategy

— Align Executive Director remuneration with annual financial and Company strategic targets

as determined by the Company's Business Plan for the relevant financial year.
To differentiate appropriately, in the view of the Committeg, onthe basis of performance.
Partial award in shares aligns interests with shareholders and supports retention.

Operation

Awards are subject to continued employment, save in the leaver circumstances described in
the Payment for loss of office section of this Policy.

Awards are paidin amix of cash and deferred shares, with the deferred shares element being
atleast 40% of the total award.

The Committee reserves discretion to reduce any formulaic outcome if itis not considered
appropriatein allthe circumstances.

Subject to clawback and malus provisions in situations of personal misconduct and/or where
accounts orinformation relevant to perfermance are shown to be materially wrong and the
bonus paid was higher than should have been the case and/cr, in the case of malus, where the
individual’s actions cantributed to a significant adverse impact on the reputation of the
Campany or Group or a group insolvency.

The recovery and withholding provisions also apply to the deferred elemeant of the AIP
delivered under the Deferred Bonus Share Scherme (DBSS).

Maximum potential value

The maximum bonus opportunity is 200% of base salary (CEQ) and 150% (CFO).

Performance measures

The annual bonus operates by reference tofinancialand personal performance measures set
and assessed overane year. The weighting of the financial measures will be at ieast 60% of
the total opportunity. Itis expected that the financial performance measures may include
sorme arallof the following:

— Absolute net debt

— Administrative expenses

— Adjusted Earnings Per Share

These measures are aligned to the Company’s financial KPIs, as explained in the Company’s
Strategic Report, and reflect effective delivery of the business model. The Committee

reserves therighttachange, remove orinclude these or such other measures as it considers
to be an appropriate means of assessing the performance of the Executive Directors.

The lavel of vesting at entry/threshald performance for each performance measure is set
annually, but will be between 0% and 25% of maximum (with vesting normally then being on
a straight-line ar stepped basis from the threshold to the stretch level set for full vesting).
On-target and maximum performance levels willalso be set. See page 96 of the
implernentation report.

The Committee retains discretion to amend the vesting level {up or down) where it considers
it to be appropriate, but not so as to exceed the maximum banus potential and will fully
disclose the exercise of any discretion in the Annual Remuneration Report that follows such
exercise of discretion,

Onee set, performance measures and targets will generally remain unchanged for the year,
except targets may be adjusted by the Committee to take account of significant transactions
such as acquisitions and/ar disposals, changes in accounting standards, orin other exceptional
circumstances such as timing of transactions that have a materialimpact on the Business Plan.
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ANNUAL BONUS (DEFERRED SHARE ELEMENT)

Purpose and link to strategy — The AIP award is split between cash and a substantial deferred award of shares which aligns
interests with shareholders and supports retention.

Operation — Thedeferred shares elementis currently awarded under the Deferred Bonus Share Scheme
{DBSS) (but may be delivered under adifferent plan with equivalent terms).

— Thedeferral periad is currently twoyears, and may not be shorter.

— Thedeferredshares are subject to the leaver conditions as set outin the Payment for loss of
office section of this Palicy.

— Theawards are typically structured as nil-cost share options, but can take other forms such
as a conditional award of shares.

— Participants are entitled to a dividend equivalent far the period from grantuntil the vesting
date, delivered as additional shares when the shares are transferred to the participant.

— Subject to clawback and malus provisions in situations of persanal misconduct and/or where
performance in the yearto which the bonus relates is shown to be materially different from
thatassumed and, inthe case of malus, where there has would otherwise be material
reputational damage and/ oragroup insolvency.

Maximum potentialvalue — Awards under the DBSS are granted to deliverthe deferred element of the annual bonus,
and sonoseparate maximum applies.

Performance measures — Nofurther performance targets apply to the deferred shares element of the AIP as these
represent previously earmed bonuses.

RESTRICTED SHARE SCHEME (RSS)

Purpose and link to Strategy — Incentivise the creation of long term returns for shareholders.
— Aligninterasts of Executive Directors with sharehalders and suppaort retention.
— Tocreate alignment with the workforce,

Operation — Executive Directors are eligible to participate in an annual award under the RSS.
— Awards are subjectto a three-year underpin period,

— Awards are subject to continued employment for three to five years from grant {with
one-third of awards contingent on employment to each such anniversary) and only released
on the fifth anniversary of grant), save as set outin the Payment for loss of office section of
this Policy.

— Participants are entitled to a dividend equivalent for the period from grant untilthe date
of release of the shares or, where a holding period applies, to the end of the holding period,
delivered as additicnal shares when the shares are transferred to the participant

— The Committee has discretion to settle awards as a cash paymentin place of the transfer
of shares.

— The Committee reserves discretion to reduce any formulaic outcome if itis not considered
appropriate inall the circumstances.

— Subjecttoclawback and malus provisions in situations of personal misconduct and/or where
performance in the year prior to grant is shown to be materially different from that assumed
and/or, inthe case of malus, where there has would otherwise be material reputational
damage and/ ora group insolvency.

Maximum potential value — Adiscretionary annual award up to a value of 200% of base salary.

— The Committee reserves the discretion to increase the maximum award to 250% of base
salary in exceptional circurnstances.
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Performance measures — Awardswillnormally vestin full, subject to the following underpin:

— thatthe Group’s underlying nerfarmance and delivery against its strategy and plans {which
may change In response to structural and cyclical changes over time) is sufficient tojustify
the level of vesting having regard to such factors as the Committee considers to be
appropriate in the round.

— innormal circumstances, such factors willinclude consideration of absolute and relative
TSR, netdebtand Total Property Return (TPR).

— when considering these factors, the Committee will assess overall performance in the
round, with adefault to full vesting unless there has been material underperformance.

— The Committee retains the discretion prior to making the awardto amend the underpin,
— Once set, the Committee may only amend the underpin inrespect of outstanding awards
inthe event that exceptional circumstances occur which make itappropriate to doso,
provided that the amended underpin is not, in the view of the Committee, materially less

difficult to satisfy.

COLLEAGUE ARRANGEMENTS

Purpose and link to strategy — Inordertobe able to offer participation in these plans to employees generally, the Company
isrequired by the relevant UK legislation to allow Executive Directors ta participate on the
same terms, or choosessoto do.

Operation — Executive Directors are eligible to participate in all-employee incentive arrangements on the
same terms as other ernployees. This currently comprises the following arrangements:
— Eligible UK employeas may participate in the Sharesave and Share Incentive Plan (SIP}).
— Allemployees of Hammerson France are eligible to participate in a profit share plan,
which rewards performance against such measures as the Committee considers to
be appropriate.

Maximum potential value — Maximum participation levels for Executive Directors are the same as apply to allemployees.

Performance measures — Notgenerally applicable. An award of free shares under the SIP can be made to all
participants and may be subject to a Company performance target.

For details regarding remuneration of other Cormpany employees, please refer to the Employee pay and conditions elsewhere in the Group section
of this Policy.

The Payment for loss of office section of this Policy contains details of the impact of a change of control on awards made under AIP, the DBSS and
the RSS.

The Committee will determine components of remuneration for new Executive Directors, as outlined inthe Recruitment section of this Policy.

Performance measures for the AIP and RSS are set by the Committee taking into consideration a number of factors, including alignment to
strategy, the Business Plan, need for consistency hetween years, changes to the Group's portfalio, market conditions, and need ta ensure that
targets are sufficiently challenging but also pravide motivation to succeed.

Itis a provision of this Policy that all pre-existing obligations and commitments that were entered into prior to this Policy taking effect and/or prior
toanindividual joining the Board will continue and can be honoured on their existing terms, In particular, these may include continued participation
inlegacy defined benefit pension arrangements together with other obligations and commitrnents under service contracts, incentive schemes,
pension and benefit plans. This includes payments from any outstanding awards other incentive plans provided they were consistent with the
Policy at the time they were awarded.

Asummary of key changes to the Policy is included in the Commitiee Chair’s letter.
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Share ownership guidelines

All Executive Directors are expected to
accumulate and maintain a holding in ardinary
shares inthe Company equivalentto noless
than 250% of base salary.

Executive Directors are normally required
to achieve the minimum shareholding
requirement within seven years of the date
of appeintment.

Shares to be included in the calculation are:

— Shares held beneficially by the Executive
Director and the Executive Director’s
spouse/life partner.

— Shares held underthe DBSS (on a net of
tax/ NI basis),

— Shares heldunderthe RSSto the extent
that they have satisfied the performance
underpin but aré subject to a holding period
{on anet of tax/NI basis).

— Shares held by the Executive Director under
the Share Incentive Plan.

Anannualcalculation as a percentage of salary
is made against the guidelinesforeach
Executive Directorasat 31 December each
year based on the closing middle market
guotation of a share price on the last business
dayin December, The closing exchange rate as
at 31. Decemberis used for Executive Directors
whose salaryis denominated in acurrency
otherthan sterling, No formal sanctions exist
farnon-compliance.

Post-cessation share ownership

On cessation of employmeant, Executive
Directors are expected tomaintain a
shareholding equivalent to 250% of base
salary fora period of two years. The Committee
has discretion to reduce this guideline if it is
nolonger apprapriate. Shares will be valued
atthe higher of tho value on cessation and
subsequently. Vesting of RSS grants and DBSS
awards will be lodged in escrow to provide an
enforcement mechanism.

Recruitment

Statement of Principles

The Company will pay total remuneration for
new Executive Directors that enables the
Company to attract appropriately skilled and
experienced individuals, butis not, in the
opinion of the Committee, excessive.

The Company will not pay new Executive
Directors any inducements to join the
Company over and above buy-outs of existing
forfeited awards, as outlined in this section of
the Policy.

The Company will disclose to the market an
its website in atimely mannerthe basis of a
package agreed with anew Executive Director.

Approach and limits

Annualsalary, pension, contractualand
non-contractual benefits, annual bonus and
long term incentive arrangements (including
perfarmance measures and/or conditions and
maximum award levels), as described in the
Remuneration Policy Table, will be the starting
pointforthe structure of any package. The level
of variable remuneration that may be awarded
toanew Executive Directorwill not exceed the
maximum AIP and RSStimits that can be
awarded in line with the principles sct outin
the Remuneration Policy Table, with the
exception of any compensation for variable
remuneration forfeited. Consistent with the
regulations; the limits contained within the
Remuneration Policy Table for base salary or
any other element of fixed pay do applytoa
new Executive Director either on joining or for
any subsequent salary review within the period
of this Policy unless the Committee considers
there are exceptional circumstances. However,
the Committee would seek to avoid exceeding
those limitsin practice,

The Company may provide a new Executive
Directorwith global relocation support andfor
taxequalisationarrangements as setout inthe
Remuneration Policy Table.

Foranew Executive Directorwhois aninternal
appointment, the Company may also continue
to honour commitments made prior to the
appointment as Executive Director even if
these commitments are otherwise inconsistent
with the Policy in force when the commitments
are honoured. Any relevant existing incentive
plan participation may either continue on its
originalterms or the performance conditions
and/or measures may be amended to reflect
the individual's newrole, as the Committee
considers appropriate.
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Compensation for variable remuneration
forfeited by a new Executive Director

The Company may, where appropriate,
compensate a new Executive Directorfor
variable remuneration that has been forfeited
as aresult of accepting the appointment

with the Company. Where the Company
compensates a new Executive Directorinthis
way, itwill seektodo so undertheterms of the
Company’s existing variable remuneration
arrangements as set outin the Remuneration
Policy Table.

The Company may compensate on terms

that are more bespoke than the existing
arrangements where the Committee considers
thatto be appropriate,

The Committee may also make awards under
alongterm incentive scheme that does not
require shareholder approval if it falls within
Listing Rule 9.4.2 (an arrangement established
foradirectarspecifically to facilitate, in

unusual circumstances, the recruitment of an
individual), Insuch instances, the Company
will disclose a full explanation of the detail and
rationale for such recruitment-related
compensation.

Inmaking such awards, the Committee will
seek to take into account the nature (including
whether awards are cash or share-based),
vesting period and performance measures
and/or conditions far any remuneration
forfeited by the individual when leaving

a previous employer. Where such awards
had outstanding performance ar service
cenditions {which are not substantially
completed), the Company will generally
impose equivalent conditions.

Inexceptional cases, the Committee may relax
thase requirements where it considers this to
bein theinterests of shareholders, for example
through a significant discountto the face value
of the replacement awards.

Service agreements foranew

Executive Director

The Committee’s approach is for the service
agreements of new Executive Directors to have
due regard to market practice at the date of
appointment, the Company’s current Policy
and the service agreementsin place tar
existing Executive Directors.
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The key termination provisions for service agreements for newly appointed Executive Directors will be:

Notice period No greater than 12 months’ notice (either notice to or from the Executive Director) for UK-based Directors.

For non UK-based Directors, contracts are designed to meet local laws and have a similar overall effectin
terms of the potential cost to the Group.

Alonger period of natice from the Company ray apply to new appointments for alimited time if the
Committee cansidersthis is appropriate, but would then reduce to nomore than 12 months.

Post-termination restrictions Compensation inrespect of restrictive covenants will be paid as required for enforceability reasons under
applicable local statutory (or collective bargaining) requirements. Appropriate post-termination
restrictions to protect the Group's confidential information, its customer and supplier connections and/or
to prevent poaching of its senior workforce willbe included.

Payment in lieu of notice (PILON) Employment can be terminated by the Company with immediate effect (for any reason) by making a
paymentinlieu of the autstanding period of notice (PILON). The PILON comprises base pay, and the
value of emplayer’s pension contributions, private medicalinsurance and car alfowance,

The Company will have discretion to make any PILON on a phased basis, subject to mitigation. No PILON
will be made in the event of gross misconduct.

Expirydate There will be no fixed expiry date. The appointment of new Executive Directors will be terminable in
accordance with the notice period.

Change of control and liquidated damages The Executive Director will not have aright to liquidated damages, whether triggered by achange of
control of the Company or atherwise.

The terms summarised above will be subject to any local statutory (or collective bargaining) requirements where applicable. Fortreatment
ofincentive awards in connection with termination please see the Payment for loss of office section of this Policy.

Payment for loss of office

Committee considerations on leaving office

The Committee cansiders the circumstances under which an Executive Director is leaving the Company’'s employment. In circumstances where
aDirectoris terminated for cause, the Committee typically has limited discretion in connection with remuneration payments. In other
circumstances, arange of discretions is available to the Commitiee.

The following tables set out asummary of obligations contained in the Executive Directors’ service agreements which could give rise to, orimpact
on, remuneration payments for loss of office.

Service agreements and notice periods for current Executive Directors

Rita-Rose Gagné Himanshu Raja
Date of service contract ‘ 29 September 2020 19 April 2021
Notice period 12 months’ notice (both from and to the Executive Director).
Payment in lieu of notice (PILON] ) Employment can be terminated by the Company withimmediate effect by making a PILON in réspect

ofthe cutstanding notice pariod comprising base salary and the value of benefits in respect of pension,
private medicalinsurance and car allowance.

No PILON in event of gross misconduct.

The Company has the discretion to make any PILON on a phased basis, subject to mitigation.

Rita-Rose Gagne and Himanshu Raja will be eligihle to be considered at the Committee’s discretion for payment of an award under the AIP even
if the Company or Director has served notice of termination provided that the Director is employed as at the bonus award date. The treatment of
leavers under the AIP, DBSS and RSS arrangements is in accordance with the relevant plan’s rules. The Company will pay any additional statutory
entitlements where applicable.
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Annualbonus and long term incentives
The following table describes the provisions which apply to leavers who are Executive Directors and the discretions available under the AIP, DBSS
and R$S. Further detail as to the potential exercise of discretion by the Committee is set out in the Use of discretion section of this Palicy,

Leavingreason
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Redundancy,
sale of
Ill-health, Companyor
injury, business Termination
disability  Death resignation  Retirement  Voluntaryresignation forcause lC]:hamge af control
AIP Remains eligible for Remains eligible for full Noright to receive No bonus Bonuses may be
Inallcases, anybonus bonus. Any bonus paymentofthebonusfor  anyhbonus, payable. awarded under the AIP
payable 1s subject to payable will be time acompleted performance atthetime of the
the normal deferral pro-rated unless the period. In addition, the Committee has change of cantrol.

arrangements, unless the
Committee determines
otherwise

Committee decides
otherwise,

DBSS
{Deferred share element
of AIP)

Committee has discretion
tomake pro-rated
paymentsforany
performance pericd not
completed.

discretiontopay

abonus provided the
Executive Directoris
inemployment atthe
bonus payment date.

Unlessthe Committee
determines otherwise,
abonuswillbetime
nro-rated.

Fulivestingon normal vesting date. Committee

may accelerate vesting,

Awards lapse, save
that the Committee
has discretion to allow
uptofullvestingonthe
normal vesting date or
the Committee may
accelerate vesting.

Awards lapse.

Awardsvestin full.

RSS

Awards remain capable of vesting, subject to

the underpin,

Awards will vest on the narmal vesting date subject
tothe underpin, save that the Committee may

accelerate vesting.

Unlessthe Committee determines otherwise,
vesting will be time pro-rated.

Awards lapse, save
that the Committee
has discretion for
awardstoremain
capable of vesting
(subjecttothe
underpin) onatime
pra-rated basis and
may accelerate
vesting.

Awards lapse.

Awards vest, subject
tothe underpinand,
untessthe Committee
determines othenwise,
will be time pro-rated.

a Wherethe date of notice and the date of cessation fall in o fferent performance periods, the provisions retating to AIP as stated above apply in respect of the AIP
award for each performance period separately.

b Onacorporate event affecting the Company, bonuses and awards underthe AIP, DBSS and RSSwill be governed by the rules of these plans. The information given

here isforsummary purposes.

Inrespect of all-employee plans, including the Company’'s HMRC-appraved, all-employee share plans, the Sharesave and the SIP, and the profit
share plan for employees of Hammerson France, the Executive Directors are subject tothe same leaver provisions as all other participants.

22



Use of discretion

The Committee can exercise discretion in
various areas of the Policy as set cutin this
Report. In addition, the Committee has
discretiontc amend the Policy with regard
tominor oradministrative matters where it
would be, inthe opirttion ol the Cottnitlee,
disproportionate to seek or await shareholder
approval. The Committee retains the
discretion to override the formulaic outcomes
ofincentive schemes. In exercising discretion
inrespectof the AIP or RSS, the Committes will
take intoaccount all factors it determines to be
appropriate atthe relevant time, including but
not limited to the duration of the Executive
Director's servico and its assessment of the
contribution towards the success of the
Company during that period; whether the
Executive Director has worked any notice
period or whether (and if so, the extent that)
aPILON is being made; the need to ensure an
orderly handover of duties and continuity in the
business operations of the Company; and the
need tosettle any claims which the Executive
Director may have. In exercising any discretion,
the membaers of the Committee will take
account of their duties as Directors.

Other

Ifthe Company terminates an Executive
Director's employment by reason of
redundancy, the Company willmake
aredundancy payment to the Executive
Directorin line with any applicable Company
redundancy policy (which includes any
entitlement to statutory redundancy pay) and
any applicable collective bargaining agreement.

Payment to a departing Executive Director may
be madeinrespect of accrued benefits and
accrueduntaken holiday.

In connection with an Executive Director
ceasing emptoyment, the Company may,

il e Cononmttes detormines itis in the best
interests of the Company, enter into new
contractual arrangements with the departing
Executive Director including (but not limited to)
seftlement, confidentiality, restrictive
covenants and/or consultancy arrangements
onsuchterms asitconsiders appropriate. In
such case, the Company will make appropriate
disclosures of such terms. Tf a settlement
agreement is entered into with the Executive
Director, the Company may make payments
thatit considersreasonable in settlement of
potential legal claims, for example unfair
dismissal, or where agreed under the
settlement agreement, This may include any
entitlement to compensation in respect of
statutory rights under employment protection
legislation in the UK or in other jurisdictions.

Adeparting gift may be provided {and any tax
liability met on the Executive Director’s behalf)
uptoavalue of £5,000 (plusthe related taxes)
ner Executive Directar ontermination of office.
The Company may agree to provide cther
ancilitary or non-material benefits in
connectionwith {including in a defined period
following) termination, not exceeding avalue
of £5,000 inaggregate.

Legalfees

Consistentwith market practice, the Company
may pay reasonable legal fees (and any
assaciated tax costs) an behalf of the
Executive Director for enteringintoa statutory
settlement agreementand may paya
contribution of up to £50,000, plus VAT,
towardsfees foroutplacement services as
part of anegotiated settlement.
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Inthe case of acorporate transaction, the
Company may agree to pay reasonable legal
fees (and any associated tax costs) on behalf of
the Executive Director for advice onthe effect
of the corporate transaction on the Executive
Director’s personal position as adirector
{including, whara appropriate, as tnthe ferms
of theiremployment).

The Company may agree to pay reasanable
legalfees (and any associated tax costs) on
behalf of the Executive Directarfor advice
related to any proposed changes to their terms
and conditions of employment during their
period of employment,

Onrecruitment of an Executive Director,
the Company may make a contribution
towards legat fees in connection with
agreeing employment terms and drawing
up aservice contract,

Other appointments; new and existing
Executive Directors

Executive Directors are able toaccept, with the
consent of the Company’s Board of Directors,
nan-executive appointments outside the
Cormpany {provided that such appointments
danotieadtoaconflict of interests) on the
basis that such external appointments can
enhance thairexperience and skills and add
value tothe Company.

Any fees received by an Executive Directorfor
such externalappointments can be retained
by the individual (except where the Executive
Directaris appointed as the Company's
representative).
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Chair and Non-Exacutive Directors’ remuneration
Remuneration Policy for Non-Executive Directors

Purpose and link to strategy
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Ensure the Company continues to attract and retain high-quality Chair
and Mon-Executive Directors by offering market-compatitive fees.

Current fees (perannum) as at April 2023 are: c
Charr . 300000
Non-Executive Director 61,500
SeniorIndependent Director 10,000
Chair of Audit Committee ) 15,000
Audit Committee member 50/@
Chajr of Remuneration Committee 15000
Remuneration Committee member 5,000
Designated Non-Executive Director for Colleague Engagement 8,000

Operation

The Chair's fee is determined by the Committee. Other Nan-Executive
Directors’ fees are determined by the Board on the recommendation of
the Executive Directors.

Fee levels are reviewed periodically taking into account independent
advice and the time commitment required of Non-Executive Directars.

Fees paid aim to be competitive with other listed companieswhich
the Committee {in the case of the Chair) and the Board {in respect of
Naon-Executive Directars) consider to be of equivalent size and
complexity but are not set by reference to aprescribed benchmark.
Feesare paid monthiy in arrears.

The Chair doesnotreceive any additional fee inrespect of membership
af any of the Committees.

Other Non-Executive Directors may receive additional fees for
membership and/or chairmanship of the Remuneration and Audit
Committees. No additional fee is currently paid to the Chair or members
of the Nomination and Gavernance Committee, There is also an
additional fee for the Senior Independent Director and the Designated
Non-Executive Directar for Colleague Engagement. The leve! of
additional fees is settoreflect the responsibilities of the role.

Maximum limit

Aggregate total fees payable annually to all Non-Executive Directors are subject
tothe limit as stated in the Campany’s Articles of Assaciatian (currently
£1,000,000). The Committee reserves the right to provide additional fees within
the stated limit, including for membership of any additional Committee the
Board may estahlish.

Otherhenefits

There are no other benefits currently available to any of the

Non- Executive Directors. Whilst the Company does not consider that
reimbursing travel and accommadation expense {includingtothe
Company's London office} is abenefit in the normal sense, should
any assessment to tax be made on such reimbursement, the
Company reserves the ability to settle such liability on behalf of the
Non- Executive Directar.

Non-Executive Directors are not eligible for performance-related
bonuses or participationin the Company’s share plans, nor do
Non-Executive Directars receive any pension benefits,

Whilst the Company does not consider it to form part of benefits in the normal
sense, Non-Executive Directors can participate in corporate hospitality
(including travel and, where appropriate, with a family member), whether
paid for by the Company aranother, within its agreed paolicies.

Adeparting gift may be provided {and any tax liability met on the Non-Executive
Director's behalf) up toavalue of £5,000 (plus the related taxes) per
Non-Executive Director on termination of office.

The Chairand the Non-Executive Directors do not have service agreements with the Company, Their appointments are governed by letters of
appointment, which are available for inspection on request. The letters af appointment of Non-Executive Directors are reviewed by the Chairand

the Executive Directors every three years.

Appointments of Non-Executive Directors are foraterm of three years, subject tothe right of either party to terminate the appointment on nat
less than three months' notice orimmediately should a conflict of interest arise. If any Non-Executive Director is not re-elected at the Company’s

Annual General Meeting, the appointment will cease automatically.

Ontermination of an appeointment, a Non-Executive Directoris only entitled to such fees as may have accrued to the date of tarmination,
togetherwith the reimbursementin the normal way of any expenses properly incurred prior to that date.
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The dates of the appointments of the Non-Executive Oirectors in office as at 31 December 2022 are set out below.

Dateoforiginal  Commencementdate  Unexpired term as at

appontment taBoard of curentterm April 2023
Robert Noel 1September2020 1 September 2020  5months
Habib Annous 5May 2021 S5May 2021  Lyear, 1lmonths
Méka Brunel 1Dccember2012 1 Docomber 2022 ?years Amanths
Mike Butterworth 1January 2021 1January 2021 9 months
Adarm Metz 22 July 2019 22July 2022 2years, 3 months
CarolWelch 1 March 2019 1March 2022 1year, 11 months

Employee pay and conditions elsewhere in the Group

Consideration of the remuneration of the wider workforce forms an important part of the policy review, Set out below is a summary of employee
pay and conditions. Remuneration packages for all Group employees may comprise both fixed and variable elements, Generally, the mare senior
the individual, the greater the variable pay offer as a proportion of nverall pay due 1 the ability of senior managers to impact more directly upon the
Group’s performance. As well as assessing the remuneration packages of the Executive Directors, the Committee reviews the remuneration of the
seniarmanagementteam andis keptinformed of remuneration developments across the Group, including the salary increases and employee
benefits of the wider employee population.

The Committee has regard to market data and tointernal relativities when considering the appropriateness of pay levels for its Executive Dirgctors
and members of the Committee bring their own experience and knowledge in considering any proposals.

In 2022, Habib Annous {as Chair of the Commitiee) and Carol Welch (as Designated Non-Executive Director for Colleague Engagement) met with
the employee forum to discuss executive remuneration and explain how it aligns with the wider Company pay policy. The consultation was
supportive, in particular, of the increased weighting on sustainability from 8% to 10%. The forum requested that the Committee consider including
anelement on Sacial within the 25% attributable to personal perfaormance for the AIP. The Committee has welcomed the feedback andintends to
incorporate thisforthe 2023 AIP targets.

Summatry of 2023 remuneration structure for employees below Board level

Element Approach/Policy

Base salary An assessment is made each year on payincreases across the Group. The assessment mayinclude
benchmarking exercises for different roles. Other factors taken into consideration are the Group’s
performance, competition in the marketplace and generat ecanomic climate, specifically rates of
inflation and wage growth. Pay increases are expected to be in line with market rate and any increase
awarded toan individual willreflect competence and experience. Exceptional pay increases are
sormetimes awarded to bring pay in line with market practice or recognition of an individual's
development within arole oron promotion. More usually exceptional personal performance is
recognised through variable pay.

Annualbonus An annual cash bonus scheme is operated throughout the Group. Although there are some minor
differences in application of the scheme according te jurisdiction of employment, the same principle
applies to all employeesinthat there is an opportunity toreceive a bonus based cn persanal, teamor
Group performance or amixture of bhoth, Generally, the maore senior the employee the more the
weighting is towards Company performance. The maximum cash bonus opportunity varies according to
seniority. In addition to Executive Directors, Group Executive Committee members have a proportion of
their award deferred into shares.

Pension The pension offering forms animportant part of the reward package across the Group. Allemployees
may participate in one of a number of defined contribution pension arrangements acrass the UK and
Treland. Employee and employer contribution structures vary depending on the scheme.

Share schemes Avariety of all-employee and discretionary share schemes are in operation across the Graup. Generally,
where local legislation allows, eligible employees, including Executive Directors, may participate inan
zll-employee share scheme such asthe Sharesave scheme operated inthe UK and Ireland. In addition,
anumber of UK employees have the opportunity tojoin the UK Share Incentive Plan (SIP), with the
potential for an annual SIP Free Share Award based on Group stretch performance. Employees of
Hammerson France are eligible to participate in a profit share plan which rewards performance against
certain performance measures. Senior employees in the UK may participate in restricted share awards
on asimilar basis to the Executive Directars and in France in the Free Shares Award Scheme.

Employee henefits Benefits offered by the Group include life assurance, private medical care, car allowances, permanent
health insurance and health checks. The offer of a particular benefit to an employee will depend on
location within the business, their role and seniority.
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Shareholder engagement

During 2022, the Company consulted with its major shareholders together with the principal proxy advisory firms and again received feedback
anthe proposals. Following that consultation, the Committea cancluded that there was no significant majority view tochange the current
arrangements and believes the current approach and the proposed 2023 Policy is the most appropriate at this stage in the Company's evolution.
Positive feedback was received on the inclusion of social metrics within the personalobjectives. Despite the current trend away from more
traditional LTIPs to Restricted Share Schemes (RSS) as adopted by the Company in 2020, some shareholders retain an inherent preference across
their portfolios for more traditional LTIPs. While seeking to renew the current policy at the 2023 AGM including the use of the RSS, the Committee
agrees that each form of long-termincentive has merits and plans to keep this under review for the future. Further details are set outin the Chair's
letter at the start of this report.

Illustration of application of the Poticy
Set outbelowis anillustration of the reward mixfor the Executive Directors at minimum, on-target and maximum performance under the Policy.

Illustration of application of the Policy (FG003)

Rita-Rose Gagné

2023 fixed [Rplelin] £809

2023 maximum LR ; 713 {24%) £2,947

2023 maximum [EIETEETA] 713 (22%) £3,304

+ share price growth
{based on value of award)

BFixed  Annualvariable WLong-termincentives 8 50% Share price growth

Illustration of application of the Policy (E000s)

Himanshu Raja

2023 maximum EEYNEEVA] 342(22%)

2023 maximum  RExd el b 342 (20%) £1,724

+ share price growth
fbased onvalue of award)

M Fixed » Anhualvariable  BLong-termincentives & 50% Share price growth
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Assumptions: Executive Director remuneration scenarios 2023

Element Approach/Policy
Fixed Cansists of base salary, cantractual and non-contractual benefits, pensian and participation in the UK
all-employee share ptans.
Base salaryis the salary to apply after salary increases take eftect on 1 April 202 3.
Benefits are as shown in the Single Figure Table for 2022 inthe Annual Remuneration Report.
Pension contributions are based on salary after salary increases take effecton 1 April 2023.
Base Salary Benefits Pension Tatal Fixed
£000 £000 £000 £000
Rita-Rose Gagne 713 25 71 809
Himanshu Raja 156 25 4A 527
On-target Based an what the Executive Director would receive if performance wasin line with expectation
{excludingshare price appreciation and accrual of dividend equivalent payments):
AIP: consists of on-target levels (50% of maximum bonus opportunity).
RSS: Assumes maximum vesting of awards (100% of salary for the CEO and 75% for the CFO).
Maximum Based onthe maximum remuneration receivable (excluding share price appreciation and accrual of

dividend equivalent payments):

AIP: consists of the maximum bonus oppartunity in 2023 (200% of base salary for CEO, 150% of base
salary forthe CFQ).

RSS: assumas maxirmum vesting of awards (100% of salary for the CEO and 75% for the CFQ).

Impact of share price appreciation

50% of maximum RSS award value.
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The Annual Remuneration Report (Report) sets out how the Directors’ Remuneration Policy (Policy) was put into practice in 2022 and how
weintend toimplement itin 2023. Ttis divided into three sections:

— Section 1:Single figure tables
— Section 2; Furtherinformation on 2022 remuneration
— Section 3: Implementation of Remuneration Policy in 2023

The Group's External Auditors have reported on certain sections of this Report and stated whether, in their opinion, those sections have been
properly prepared.

The Policy was approved by shargholders atthe AGM held on 28 April 2020 and is available toview on the investor relations section of the
Company's website at www.hammerson.com. Asummary of the key provisions for each element of the Remuneration Policy is set outin
this Report.

SECTION 1: SINGLEFIGURETABLES

This section contains the single figure tabies showing 2022 remuneration for the Executive Directars and Non-Executive Directors, and
information that relates directly to the composition of these figures.

Allfigures highlighted in GREEK inthe Report relate directly to afigure that is found in the Single Figure Table below.

Executive Directors’ remuneration: Single Figure Table (audited)

Restricted
Annual Share
Banus Scheme Variable
Salary Benefits Pension  Fixed Total {AIP) {RSS) Total Total
£000 £000 £000 £000 £000 £000 £000 £000
E\E—-Hose Gagne ' a 2022 682 o] 6% TES 1420 R
2021 672 421 67 1,160 946 - 946
Himanshu Rala b 2022 435 25 L 505 529 - s34
2021 295 16 3G 341 311 - 311
Total 2022 1,413 50 132 120 3,649 - i.640
2021 G567 437 97 1,501 1,257 - 1,257

a Rita-Rose Gagné received arelocation allowance of £400,000 in 2021 which was a one-off benefit.
b Himanshu Raja was appointed as a Directar of Hammerson plc with effect from 26 Aprl 2021.

Commentary on the Single Figure Table (audited)

Fixed Remuneration

Salary

Thisrepresents salary earned in respect of the year. From 1 April 2022, salariesincreased by 29%.

Benefits
The taxable benefits shown in the Single Figure Table include a car allowance (£16,000), private health insurance and permanent health
insurance. In addition, the Company paid fortax advice for Rita-Rose Gagne.

Himanshu Raja’s benefits amountreceived in respect of his participationin the Company’s all-employee share plan arrangements (SIP and
Sharesave) in which he participated in 2022.

UK Executive Directors are eligible to participate in the Company’s all-employee share plan arrangerments (SIP and Sharesave). Himanshu Raja
participated in both the SIP and Sharesave schemein 2022,

Pension

Executive Directors receive a salary supplementin lieu of pension benefits. Rita-Rose Gagné and Himanshu Raja each received a salary
supplement of 10% of base salary which is consistent with the rate available to new joiners and below the rate for longer-serving employess.
Allsalary supplements paid to Executive Directors in lieu of pension benefits are subject to deductions required forincome tax and employees’
nationalinsurance contributions in the UK.



Variable Remuneration (audited)

Annual bonus for 2022
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The Annual Incentive Plan {(AIF) is the Company’s annual bonus scheme, The bonus awards are based on performance conditions that were
approved by the Committee. For 2022, the AIP bonus was split 67% for performance againstfinancial measures, 8% for sustainability and 25%
for performance against personal objectives. The Committee has the ability to override the indicative formulaic outturn if it considers that notto be
appropriate given the Company'’s performance during the year.

The performance targets were nat disclosed in advance of the year, as they were considered by the Board to be commercially sensitive
information, but full details of the conditions and performance against them are now set out below.

Financial ESG Personal AIP amount

measures measures measures Totalvesting {Shown in

{%of bonus (% ofbonus (%ofbonus percentage Vesting Single

achieved, achieved, achieved, (%, max amountas% FigureTahle)

max 67%) max 8%) max 25%) 100%) of salary £000

Rita-Rose Gagné 51.2% 8.0%  225%  817%  1633% 1120

Himanshu Raja 51.2% 8.0% 21.3% 80.4% 120.6% 529
AIP outturn

Performance againsttargets Bonus achieved

a
Vesting Weighti;\é»

Entry tihreshald On-target  Fullvesting percentage (% of max % of max

(96 vesting at {50% targst(100% Result against honus bhenus

threshold) vesting) vesting) achieved target available) achieved

Adjusted earnings £58.6m (0%) 65.1m  £716m £104.9m  1000%  2233%  22.33%

Netdebt £1.8750n [0%) £1.629bn  £1.383bn  £1.732bn 29.10% 22.33% 6.50%

Gross administration costs £66.1m {0%) £63.7m £61.2m £59.8m 100.0% 22.33% 22.33%

Reduction in CQ, Emissions 3% (%) % 7% 12% 100% 8% 8%

Personal objectives Rita-Rose Gagné See below 50% 25% 22.50%

Persanal objectives Himashu Raja See below 85% 259% 21.3%

Total CEO Rita-Rose Gagné 25% 81.7%

Total CFO Himashu Raja 25% 80.4%

a Eachofthe AIP performance conditions is subject to astraight-line payment scale between threshold, on-target and full vesting points.

b Consistentwith established practice, the original performance targets for Adjusted Earnings adjusted for variances inthe timing of planned dispasals.

¢ Netdebtisas shownin Table 13 of the Additional information. Again, cansistent with established practice, the original targets were adjusted to reflect changes
inforeign exchange rates in the year and the impact of achange in IFRS as explained in note 1B of the financial statements.

d Personal/Strategic Objectives for the CEO and CFO were based on the Business Plan and Strategy with substantial progress made across the four strategic pillars.
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Remwgoratmg our assets — Continuedto strategically refocus the portfolio on city centre destinations and to simplify the portfolio
disposing of £195m of non-core assets in 2022

— The success of the reinvigoration of our assets and placemaking activities, resulted in the signing of
317 teases, with £45m of headline rent (E25m at our share) at 2% above ERV and an improvement
in occupancy

— Reduced flagshipvacancyratesto 3.7%

Acceleratlngdevelnpment — Createdvalue and optionality at each stage of the early development cycle at key assets, e.g.
Dundrum, Bullting, Grand Central, Reading and Dublin Central

— 5106 signed far Bishopsgate Goodsyard

— Ironwaorks onsite at Dundrum

— Majority of initial planning permissions obtained for Dublin Central

— Planning submitted for Reading, Riverside and Drum, Birmingham New Street

Create an agile platform — Realignmentto asimplified, asset-centric operating model, removing inefficiencies and leveraging the
strength of the Group's portfolio through a consolidation of praperty management suppliersin the UK
to best support occupiers and customers

— Simplification of the business to stabilize the coreincome stream and toreturn it to underlying growth
reflected in like-for-like GRI growing at 8%
— Significant progress made in reducing the cost base with headcount reducing by 25%in 2022

— Gross administration costs redu z:ed by 17% year-on-year

Deliver a sustainable and resilient — Refinanced c£80m of RCF with a new E:lé 3m facility ona 3+1+1 basis with asmaller group of lenders
capital structure anchored by Tier 1 lenders

— E236meurcbonds duein 2023 wererepaid in December 2022 using availahle cash

~ Buy-inofthe Group’s Defined Benefit Pension Plan resulting inthe removal of significant balance
sheetrisk and liability, and areduction of the plc guarantee from £120m to £10m

— Retained Group's Investment Grade (IG} rating as Baa3 and BBB+ respectively with both Maody's and
Fitch outlooks changed from negative to stable

Against this backdrop, a scarecard out-turn of 81.7% of maximum for the CEO and 80.4% of maximum for the CFO was proposed tathe
Committee which, following due consideration, was approved without adjustment. 40% of the out-turn is deferred into shares for twa years,
generally contingent on continued employment,

Long Term Incentive Plan
The L TIP was replaced by the Restricted Share Scheme (RSS} in April 2020 for future awards. In 2022, na RSS award was due to vest to any
Executive Director. In addition, no LTIP awards vested inrespect of any former directors and alt prior LTIP awards have now lapsed.

Nan-Executive Directors: Single Figure Table (audited)

The table below shows the remuneration of Non-Executive Directors for the year ended 31 December 2022 and the comparat;ve figures forthe
yearended 31 December 2021. The figures for 2021 only include directors who served far part of 2022 and, therefore, do not equate to the totals
for 2021 asreported in last year’s report.
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Non-Executive Directors’ remuneration for the year ended 31 December 2022

Committee membership and other responsibilities Fees Benefits Total

Audit Remuneration 2022 2021 2022 2021 2022 2021

Committee Committee Other £000 £000 £000 £000 £000 £000

Robert Noel a Chair of the Board 300 300 3 4 303 304

Guwyn Bun b 24 88 - - 29 88

Habib Annous N4 N4 g 47 - - 78 a7

Méka Brunel d N4 &7 67 2 - ne 67

Mike Butterworth N4 Senior Independent Director 83 73 - - 83 73

Desmond de Beer 1 48 42 2 1 50 63

Andrew Formica g 22 67 - - 22 67

Adarm Metz b & 67 7 2 137 &9
Carol Welch N4 Designated Non-Executive Director

- tor Colleague Engagement Eis 75 -~ - 75 75

Total i 769 846 T 7 8446 853

a Robert Noel ceased to be a member of the Remuneration Committee on 31 December 2021.

Gwyn Burrstepped down as amember of the Audit Committee with effect from 5 May 2021 and retired as a Director on 28 April 2022, She served as Chairofthe

Remuneration Cammitiee until 28 April 2022.

¢ Habib Anncus was appointed as a Director and a member of the Remuneration, Audit and Nomination and Governance Committees on 5 May 2021 and was
appointed Chair of the Remuneration Committee on 28 April 2022.

d MekaBrunelis basedinFrance. Thisis reflected in her benefits figure — see Benefits note below.

e Mike Butterworth was appainted as Audit Committee Chair with etfect from 4 May 2021. On 29 April 2022, Mike Butterworth was appointed as Senior

Independent Director.

Desmand de Beer resighed as a Directoron 11 October 2022,

Andrew Formicaretired as a Director on 28 April 2022. He served as a member of the Audit Committee until 28 Apnl 2022.

Adam Metzis based inthe USA. Thisis reflected in his benefits figure — see Benehts note below.

i AllNon-Executive Directars are members of the Nomination & Governance Committee. Mo fee is payable for being Chair or amember of that Commuttee.

wy

- oo ™

Benefits

Benefits disclosed relate to the reimbursement of travel and accommaodation expenses incurred in attending Board meetings atthe Company’s
head office. For those Non-Executive Directors based outside of the UK, this includes the cost of international travel and accommaodation. The
grossed-up value has been disclosed. In accordance with the Policy, any tax arising is settled by the Company. Robert Noelis entitled to private
madicalinsurance which is taxed as a benefitin kind.

Fees payable to Non-Executive Directors (audited)

The Chair of the Board's fee was reviewed by the Committee in January 2023 and the Non-Executive Directors’ fees were reviewed by the Boardin
March 2022, Althaugh fees are subject to periodic review, the NED fees (ather than the Chair of the Board on appointment and the introduction of a
fee payable to the Designated Non-Executive Directorfor Colleague Engagement in 2021) have notincreased since 2018, Noincrease was made
to Non-Executive Director fees or tothe Chair's fee in 2022. The annual fees payable to Non-Executive Directors are set out in the table below.
Thereis nofee for the Chair, or membership, of the Nomination and Governance Committee.

Chair of the Board and Non-Executive Directors’ 2022 annualfees

£
Chair of the Board 300,000
Non-Executive Director 61,500
Senior Independent Director 10,000
Audit Committee Chair 15,000
Remuneration Cornmittee Chair 35,000
Audit/Remuneration Committee member 5,000

Designated Nen-Executive Director for Colleague Engagement 8,000
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SECTION 2: FURTHER INFORMATION ON 2022 REMUNERATION

Directors’ shareholdings and share planinterests (audited)
Summary of all Directors’ shareholdings and share plan interests as at 31 December 2022 (including Persons Closely Associated)

Outstanding scheme interests at

31Decemher 2022 Actualshares held
o Totalofall
scheme
Unvested Totalshares interests
Unvasted  (notsubject Vested but subjectto and share-
(subject to to  unexercised outstanding At At holdings at
performance performance scheme scheme 1January 31December 31December
measures) measures) interests interests 2022 2022 2022
a b c de e e
Executive Directors
Rita-Rose Gagné 12,843,189 1,380,568 - 14,223.757 306,748 322,201 14,545,958
Himanshu Raja
(appointed as aDirector on 26 April 2021) 2,291,310 551,364 - 2,842,674 211,060 263,357 3,106,031
Non-Executive Directors
Rabert Nael - - - - 911,189 1,206,177 1,206,177
Gwyn Burr - - - - 30,646 30,646 30,646
Habib Annous - - - - 281,697 842,002 842,002
Méka Brunel - - - - 27,266 31,514 31,514
Mike Butterworth - - - - 86,422 211,317 211,317
Desmond de Beer - - - - 44,821,071 47,155,794 47,155,794
Andrew Formica - - - - 267,281 267,281 247,281
Adam Metz - - - - 975,010 1,126,950 1,126,950
CarolWelch - - - - 45,497 52,587 52,587
a RSSawards.
b DBSS and Sharesave awards,
¢ NBSS awards that have vested but remain unexercised plus any notional dividend shares.
d Orjoining dateifearlier.
e Orleavingdate fearlier.
f GwynBurr and Andrew Formica retired as Directors on 28 April 2022, Desmondde Beer resigned asaDirector on 11 October 2022, Their interests are

accordingly shown as at the relevant leaving date.

g DBSSand RSSawards are nil costoptions, satisfied through market purchase. The DBSS awards are exar¢isable from the second anniversary of grant until the
seventhanniversary of grant, The R$S awards are subject to an employment contingency vesting one third on each of the third, fourth and fifth anniversartes
of grant {to the extent the performance underpin is met following the third anniversary of grant). The RSS awards are exercisable on the fifth anniversary of grant
and ceases to be exercisable on the seventh anniversary of grant.

Between 1 January 2023 and 6 March 2023 (being the latest practicable date prior to publication of this document) the Executive and
Non-Executive Directors’ beneficialinterests in the table above remained unchanged.
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Directors’ share ownership guidelines (audited)

The chart below shows the Executive Directors actual share ownership compared with the current share ownership guidelines, Executive
Directars are normally expected to achieve the minimum shareholding guidelines within seven years of appointment. Non-Executive Directors are
also encouraged to acquire a shareholding in the Company.

Directors’ share ownership guidelines

Sharehalding* i

Shareholding* 5

" Actuval Shares held as at 31 Dec 2022 M Shares due to count towards the limit by 31 Dec 2023
B Shares due to count towards the limit after 31 Dec 2023

* The shareholding as a percentage of salaryis as at the share price of 23.8pon 31 December 2022 Share awards are AWARDED an a gross basis but only credited
tathe ownership requirernent on a net of tax basis, as shown above.

Rita-Rose Gagné was appointed on 2 November 2020 and is required to achieve the share ownership guideline by November 2027. Himanshu
Rajawas appointed on 26 April 2021 and is required to achieve the share ownership guideline by April 2028. In practice, itis currently anticipated
that the guideline should be met earlier than this. For example, assuming no change in share price from the price as at 31 December 2022 and
with no credit for further dividends, Rita-Rose Gagné’s holding by the end of 2023 would be worth 209% of salary, reflecting the 2023 DBSS award
inrespect of the 2022 bonus out-turn and the vesting of the 2020 RSS grant in November 2023 {in each case on a net of tax basis). This suggests
that the guideline should be fully met in 2024, Himanshu Raja’s holding by the end of 2023 would be worth 50% of salary, reflecting the 2023
DBSS award inrespect of the 2022 bonus out-turn on a net of tax basis.

Rita-Rose Gagné and Himanshu Raja are both currently on track to meet the share ownership guidalines ahead of the policy timeframe,
assetout above.

Executive Directors’ share planinterests (including share options) (audited)
The table below set out the Executive Directars' interasts under the Deferred Bonus Share Scheme (DBSS) and the Restricted Share Scheme

{RSS). No Executive Director holds awards under the LTIP.

Performance conditions and form of awards (audited)

Awards underthe DBSS are not subject to any performance conditions (other than continued employment onthe vesting date). The RSS awards
are subject to a material underperfarmance underpin. RSS awards were made on 22 March 2022 over shares worth 100% of salaryto Rita-Rose
Gagné and over shares worth 75% of salary to Himanshu Raja. These awards were granted subject to a broad underpinin respect of the entire
awards sothat the Remuneration Committee may reduce the level of vesting if it feels that it is not appropriate in allthe circumstances and may
have regard to the various factors mentioned in the policy in so determining.

Awards to UK based Executive Directors under the RSS and DBSS are made inthe form of nil-cost options.

Accrual of dividend shares
DBSS and RSS awards accrue national dividend shares to the date of vesting (including any holding period).

Face values (audited)
Facevalues forthe DBSS and RSS awards are calculated by multiplying the number of shares granted during 2022 by the average share price
for the five business days preceding the awards. Notional dividend shares are notincluded in the face value calculations.
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Dilution limits

Current inflight OBSS awards are satisfied using market purchased shares. R$$ awards are alsa satisfied using market purchased shares (whether
viaatrustortreasury). Itis expected that the 2023 RSS and DBSS awards will be satisfted in a similarway. SAYE grants are typically satisfied using
new issue shares. The Committee may grant awards with new issued shares and will comply with the dilution limits as set outinthe rules of the
Company’s share incentive plans during the year. The Company operates within the investment Association’s guidelines with reference to share
dilution not exceeding 10% of the issued ordinary share capitalin any rolling 10-year period under all-employee plans and 5% underits
discretionary plans {counting both new issue and treasury shares).

Executive Directors’ share plan interests 2022 (audited)

Facewalue
Numberof Number of of awards
awards held Notional awards held granted/
at dividend at31 Grant purchased
Date of wvesting 1 January Awarded/ shares  Exercised/ December price dunrp2022
award date 2022 purchased accryed vestad Lapsed 2022 pencs £000

E\'_‘E&Rose Gaghe’ T
RsS a C2Nov2020 D2Nov2023 6,733,598 - 1,049,346 - - 7,782,944 17710 -
RSS @ 31Mar2021 31Mar2024 2,213,263 ~ - 344,908 = - 2,558,171 33560 -
RSS ] a 22Mar2022 22Mar2025 = 27,»164,729 337,345 B - - 2,502,074 31660 655
DBSS b 22Mar2022 22Mar 2024 - 1,194,432 186,136 - - 1,380,568 31.660 378
Himanéhu Raja - T -
RSS & 27Apr2021 27Apr2024 943,506 147033 2 - = - 1,090,539  37.810 -
B_@S . a  22Mar2022 221}ﬂar2025 - 1,038,876 161,895 . = - 1,200,771 31.660 o 329
BBSS = b 22Mar2022 20Mar2024 = - 392354 61,042 2 - - 453496  31.660 124
Sharesave c 073ul2022 01 Aug2025 - 97,868 - - - 97,868 21.894 21

a RSSawards vestastoone third on each of the third, fourth and fifth anniversaries of the date of award. The performance period for the purpose of the performance
conditions is the same as the vesting period. RSS awards were made on 22 March 2022 over shares worth 100% of salary to Rita-Rose Gagné and over shares
worth 759% of salary to Himanshy Raia,

h DBSSawardsvest onthe second anniversary of the date of award. DBSS awards were made on 22 March 202 2 over shares worth 40%, of the priar year bonus
ta Rita-Rase Gagne and Himanshu Raja

¢ Iheexercise price toi the Sharesave award is 18.39p. The grant price refers tothe average share price in the final quarter of the year ending 31 December 2022,

d The grant price refers tothe average closing price over the S days prior to grant consistent with the general approach to determining the awards.

Executive Directors’ SIP interests {audited)
The Executive Directors’ interests in ordinary shares of the Company under the Share Incentive Plan (SIP) as at 31 December 2022 (or at their
leaving dateif earlier) are shownin the table below. The shares are neld in a SIP trust.

Tatal SIP Total SIP
shares Partnership Matching Dividend shares 31

1 January shares shares Freeshares shares December
2022 purchased awarded awarded awarded 2022

Himansh Raja - 13856 13856 - - 27,712
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Total Shareholder Return

The chart below shows the Total Shareholder Return (TSR) in respect of the Company’s ordinary shares of Sp each for the 10 years ended
31 December 2022 against the return of the FTSE EPRA/NAREIT UK Index, which comprises shares of a number of the Company’s peers.
The total sharehalder returnis rebased to 100 at 31 December 2012. The other points shown on the chart are the values at intervening
financialyearends.

Total Shareholder return index

250
200
150
100 /
50
31Dec2012 31Dec2013 31Dec2014 31Dec2015 31Dec2016 31Dec2017 31Dec2018 31Dec2019 31Dec2020 31Dec2021 31 Dec 2022
= Hammerson ---- FTSE EPRA/NAREIT UK - - Hammerson {(Enhanced Scrip Dividend Basis)

Remuneration of the Chief Executive over the last 10 years
The table below shows the remuneration of the holder of the office of Chief Executive.

Chief Executive’s remuneration history

Asa%of maximum

Tatal
remuneration Annual LTIP
£000 bonus vesting
2022 Rita-Rose Gagné o 1895  81.7% n/a
2021 Rita-Rose Gagna 2,106 70.4% n/a
2020 (Rita-Rose Gagné) from 2 November 2020 148 0.0% n/a
2020 {David Atkins) to 2 November 2020 617 0.0% 0.0%
2019 David Atkins 1,408 37.1% 29.7%
2018 David Atkins 1,109 n/a 51.5%
2017 David Atkins 1,795 47.5% 56.4%
2016 David Atkins 2,681 65.3% 64.9%
2015 David Atkins 2,147 77.3% 0.0%
2014 David Atkins 1,568 £65.3% 0.0%
2013 David Atkins 2,216 56.2% 51.6%

Relative importance of spend on pay
The table below shows the Company's total employee costs compared with dividends paid.
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2022 2021
Note* £m £m Charge
Employee costs _‘gB 42.8 53.0 —19.2%
22 140.3 1357 3.4%

Dividends

* Nate references are to the inancial statements

Remuneration for the Executive Directors and Non-Executive Directors compared with UK employees of the Hammerson Group

The tables show the percentage change from 31 December 2021 to 31 Decamber 2022 in base salary, taxable benefits and bonus for the
Executive and Non-Executive Directors compared with all other employees of the Hammerson Group in the UK. Hammerson Plc does not have
anyemployees. This data has been prepared using the employees of the UK subsidiaries only. The Executive Directors have been excluded from

the UK employees’ calculation.

Given the number of Directors who had not served for the whole of the two years being compared, any part year has been annualised on the basis
of days served onthe Board. While thisis slightly simplistic, it provides a fairer overall position of the year-on-year changes than taking the

unadjusted earnings in each year.

Percentage change in the Executive Directors’ base salary, taxable benefits and bonus

Change % (202110 2022) Change % (202010 2021) Change % (201916 2020)

Annual Anaual Annual

Salary Benefits bonus Salary Benztits bonus Salary Benefits banus

Rita-Rose Gagné (CEQ) 1.5% -94.1% 18.4% —  180.5% n/a nfa nfa n/a

Himanshu Raja (CFO) 1.4% 5.4% 13.4% n/a n/a n/a n/a n/a n/a

TotalUK employees 12.3% 15.5% 32.1% 9.5% 18.6% 324.7% 37% —5.2% —73.8%
Percentage change in the Non-Executive Directors’ fee and taxable benefits

Change % (202110 2022) Change % (202010 2021) Cnange % (2019 toQOZQ)

Annual An-ual Annual

Salary Benefits bonus Salary Benefits bonus Salary Benefts banus

Robert Noel - -20.2% N/A 3.8% 15.0% n/a n/a n/a n/a

Gwyn Burr funtil 28 April 2022)* —~1.1% N/A N/A 1.5% nfa n/a —5.2% -50.0% n/a

Habrb Annous 11.1% N/A N/A nfa nfa n/a n/a nfa n/a

Méka Brunel 0.0% N/A N/A 7.4% —100.0% N/A -1.9% —87 7% n/a

Mike Butterwarth 13.9% N/A N/A n/a n/a n/a n/a n/a n/a

Desmond de Beer (until 11 October

20223 0.15% 470.2% N/A 1.2% n/a n/a nfa nja nfa

Andrew Formica (Until28 April 2022)* -3.1% N/A N/A 5 3% nfa n/a —6.0% — nfa

Adam Metz — 3271.5% N/A 7.4% -93.7% nfa =-1.7% —77.8% n/fa

Carol Welch —_ N/A N/A 17.9% nfa n/a -4.3% - n/a

Total UK employees 12.3% 15.5% 32.1% 9.5% 18.6% 324.7% 3.7% -5.3% —73.8%

* Date at which ceased to be adirector,
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The table below shows the ratio of Chief Executive pay to that of the UK employees whose pay is at the 25th percentile, median and
75th percentile.

Chief Executive pay ratio

25th 75th

percentile Medizn pay percentile

Year Mathod pay ratia ratic pay ratio

2022 o " optionA 41:1 26:1 15:1

2021 Option A 48:1 301 18:1

2020 Option A 231 131 71

2019 Option A 361 221 12:1
Total UK employee pay and benefits figures used to calculate the 2022 Chief Executive Pay Ratio

25th 75ath

percentile percentile

pay  Medianpay pay

Year £000 £000 £000

Salary o 40 55 92

Total UK employee pay and benefits 46 73 124

Supporting information for the Chief Executive Pay Ratio
The Cormpany has chosen the Cption A methodology to prepare the pay ratio calculation as this is the most statistically robust method andisinline
with the general preference of institutional investors.

As ratios could be undulyimpacted by joiners and leavers who may not participate in alt remuneration arrangements in the year of joining and
leaving, the Committee has modified the statutory basis ta exclude any employee not employed throughout the financial year.

Employee pay datais based on full-time equivalent (FTE) pay for UK employees as at 31 December 2022. Foreach employee, total payis
calculated inline with the single figure methodology (.. fixed pay accrued during the financial year and the value of performance-based incentive
awards vesting in relation to the performance year). Leavers and joiners are excluded. Employees on maternity or other extended leave are
included on the basis of their FTE salary and benefits and pro-rata short-term incentives. No other calculation adjustments or assumptions have
been made.

The primary reason for the decrease in the Chief Executive pay ratio from 2021 to 2022 was that Rita-Rose Gagné received a relocation allowance
of £400,000in 2021 which was a ane-off benefit.

Each ofthe three individuals identified was afull-time employee during the year and received remuneration in line with the Policy.

Generally, the Remuneration Policy supports a greater variable pay opportunity the mare seniar the employee as these employees are able
oinfluence Company performance more directly. Executive Directors participate in the RSS linked tolong term strategy whilst other employses
may participate in the Restricted Share Plan (RSP). The three individuals identified this year all are not participants in either the R3S ar RSP but
did receive an annual bonus for 2022. The median pay ratio is consistent with the pay, reward and progression policies for the Company's UK
employees, reflecting the Company’s policy to pay market-based levels of fixed rewards to its employees with an opportunity to benefit from the
annual bonus plan. With a significant proporiion of the Executive Directors' pay linked to performance and share price over the longer term, itis
expected that the ratio will depend to a sighificant extent on RSS and RSF outcomes each year, and accordingly may fluctuate from year to year.

Payments to past Directors (audited)
No L TIP awards vested in 2022 toformer Executive Directors. There were no payments to past Directors,

Payments for loss of office (audited)
There were no payments to past Directors for loss of office.
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External hoard appointments
Where Board approvalis given for an Executive Director to accept an external non-executive directorship, the individual is entitled to retain any
fees received. Rita-Rose Gagné and Himanshu Raja do not currently hold any external non-executive directorships.

Committee process

In order to avoid any conflict of interest, remunerationis managed through well-defined processes ensuring no individual is involved in the
decision-making process related to theirown remuneration. In particular, the remuneration of all Executive Directars is set and approved by the
Committee; none of the Executive Directors are involved in the determination of their own remuneration arrangements. The Committee also
receives support fromexternal advisors and evaluates the suppart provided by those advisors annually to ensure that advice is independent,
appropriate and cost-effective.

Committee membership and meetings

The Committee continues to be comprised exclusively of independent Non-Executive Directors and its terms of reference can be found on the
Company's website at www.hammerson.com. Gwyn Burr stepped dowin as Nen-Executive Director and Chair of the Committee following the
conclusion of the AGM on 28 April 2022 and Habilb Annous, Nan-Executive Director, succeeded Gwyn as Chair of the Committee. The members
of the Committee are shown at the start of this report.

The Committee met five times during the year. The agenda for each meeting is planned around the Group’s reporting cycle and includes particular
matters forthe Committee’s consideration. Following each meeting, the Board is appraised of matters arising from the Committee. The Chief
Executive, Chief People Officer and external remuneration consultant attend meetings by invitation, together with the General Counseland
Company Secretary, who acts as secretary to the Committee.

Committee effectiveness

Inline with the 2018 Code’s requirements, an external evaluation of the effectiveness of the Board and its Committees was undertaken in 2022.
The Committee considers that it continues to function effectively and in accordance with its terms of reference. In 2022, the Committee reviewed
its terms of reference 1o ensure that they remain appropriate.

Advisors

The Committee appointed FIT Rernuneration Consultants (FIT) Augustin 2011, FIT has no other connection with the Company or its Directars.
Directors may serve on the remuneration committees of other companies for which FIT acts as remuneration consultants. The Committee is
satisfied that all advice given was objective and independent having regard to their experience of working with advisors. FIT is amember of the
Remuneration Consultants Group and subscribes to its Code of Conduct. Fees paid for services tothe Cammittee in 2022 totalled £87,283
{2021: £67,040). FIT does not provide any other services to the Company. Terms of engagement {(available on request to shareholders) specify
that FIT will only provide advice expressly authorised by or on behalf of the Remuneration Committee.

Herbert Smith Freehills LLP provides legal advice and Lane Clark & Peacock LLF provides actuarial advice to the Company. The Committee may
seek advice from bath firms where it relates to matters within its remit. In addition, the Chief Executive, CFO and Chief People Officer attend
Committee meetings by invitation.

Statement of voting at Annual General Meeting
The table below shows votes cast by proxy at the AGM held on 28 April 2022 in respect of the Directors’ Remuneration Report.

Statement of voting on remuneration

Votes for Votes against Vates withheld
Number MNumber number
2021 Remuneration Repart (at the 2022 AGM) 3006,979,255  92.73% 251,383,588 7.27% 2,934,478

2020 Remuneration Policy (atthe 2020 AGM) 562,599,919 91.34% 53,325 844 8.66% 4.438,298
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SECTION 3: IMPLEMENTAILON OF REMUNERATION POLICY IN 2023

This section sets out information on how the Remuneration Policy will be implementedin 2023 if approved by shareholders at the 2023 Annual
General Meeting,

Shareholder approval for the Remuneration Policy was last received at the 2020 Annual General Meeting, Following consultation with
shareholders (described inthe Remuneration Committee Chair’s letter on page 82), the Company has proposed changes tothe Remunaration
Molicy, and will resent Lhe revised Policy (set out on pages 8% to 87) to shareholders for approval at the 2023 Annual General Meeting. If the new
Remuneration Folicy is approved by shareholders, the Company intends toimplement the new Policy in 2023 as shown below. If the new Palicy
is not approved by shareholders, then the existing Remuneraticn Policy would instead remain in place and continue to operate.

Inimplementing the Remuneration Policy, the Committee will continue to take into account factors such as remuneration packages available
within comparable companies: the Group's overall performance; internal relativities; achievement of corparate objectives; individual performance
and experience; published views of institutional investors; and general marketand wider economictrends.

Summary of planned implementation of the Remuneration Policy during 2023

Salary

Policy

Purpase and link to strategy Performance measures Operation

Tocontinue toretain and attract quality leaders Not applicabte Reviewed but not necessarily increased annually by

the Committes

Torecognise actountabilities, skills, experience

andvalue The base salary for any existing Executive Director will not
exceed £850,000 {or the equivalent if denominatedin a
different currency?, with this limitincreasing annually at the
rate of UK CPI fromthe date of the 2017 AGM

Implementation
Anincrease of 4% was approved for each of the Executive Directors totake effect on 1 April 2023,

2023 Executive Directors’ salaries £000

Rita-Rose Gagné T3
Himanshu Raja 15

Benefits
Policy

Purposeand linkto strategy Performance measures Operation

To provide arange of benefitsin line with Not applicable The aggregate value received by each Executive Director

rmarket practice To continue toretain and attract {based onvalue of P211D tax calculations or equivalent basis

quality leaders for anon-UK based Executive Director) will not exceed
£100,000, with this maximum increasing annually at the
rate of UK CPI from the date of the 2017 AGM

Implementation
In 2023, these benefits will continue to include a car allowance, enhanced sick pay, private medical insurance, permanent health insurance and
life assurance.

Pension

Policy

Purpose and link to strategy Performance measures Operation

To provide market competitive retirement Not applicable Executive Directors receive a 10% non-contributory allowance
benefits to continue toretain and attract {(Pension Choice) to be paid as, or asa combinaticn of:

quality leaders — anemployer contribution to the Group’s defined

contribution pension plan;
— apaymenttoapersonal pensionplan;or
— asalarysupplement.

Implementation
Executive Cirectors will continue to receive a 10% salary supplement by way of pension provision.



CORPORATE GOVERNANCE Hammerson plc Annual Report 2022 110
DIRECTORS’ REMUNERATION REPORT
ANNUAL REMUNERATION REPORT continued

AnnualIncentive Plan (AIP) and deferral under the Deferred Bonus Share Scheme (DBSS)

Policy

Purpose and link to strategy Performance measures Operation

Toalign Executive Director remuneration with The annual bonus operates by Awards are paid in amix of cash and deferred shares, with
annual financial and Caormpany strategic targets reference to financial and personal the deferred shares element being at least 4094 of the total
as determined by the Company’s Business Plan performance measures assessed award, The deferral period is at least two years. Awards are
Todifferentiate appropriately, in the view of over one year. The weighting of subjectto clawback and malus provisions

the Commitieg, on the basis of performance. financial measures will be atleast

The partial award in shares aligns interests with 60% of the total opportunity
shareholders and supports retention

Implementation
The AIF maximum will remain at 200% of base salary for the Chief Executive and 150% of base salary for the CFO.

Performance measures for the AIP for Executive Directors in 202 2 will be subject to slightly different weightings to reflect the increased focus on
ESG metrics.

AdjustedFarningsPerShare - ) 3 ) ) . - 21.67%
NetDebt ) e ) - ) ] ] 21.67%
Grass AdministrationCosts 2 M A
Carbon Reduction e e . 10%
PersonalfStrategic (including Sustainahility) 25%

The personal/strategic objectives will be focussed an five key areas, all of which will have dermonstrably measurable targets.

— Value Creation: Delivery of non-core asset disposals and development projects inline with the Strategy and Business Plan

— CostManagement: Continued reduction of costs whilst maintaining operational excellence

Sustainability: Increasing the focus on the full breadth of sustainability inclusive of environment and social across the business
Organisation: Agile, high performing organisation underpinned by the Group's Purpose, Vision & Values

— Digitisation: Technology transformation to suppart mare effective and streamlined ways of working

The Committee designs the financial targets and personal/strategic objectives to align with the Group's strategy, as well as tothe Business Plan
and the priorities far the coming vear. It is therefore felt that the specific financial targets and important personal objectives are commercially
sensitive such that, having considered this carefully, the Board is of the view that itis in the Company’s interests not ta disclose this information
inadvance.

Further details of the specific targets and key personal/strategic objectives set will be disclosed inthe 2023 Annual Report.

409 of the 2023 AIP vesting will be deferred by making an award of shares under the DBSS, with a deferral period of twa years. Nochange
tocurrentarrangementsis proposed for 2023.
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Restricted Share Scheme

Policy
Purpose and link to strategy Performance measures Qperation
To incentivise the creation of long termreturns Subjectto underpinas described Adiscretionary annual award up to a value of 100% of base
for sharehaolders in full inthe Rermuneration Policy. salary. The Committee reserves the discretiontoincrease
The underpinrequires thatthe the maximim sward tn 1 &0% nfhase ealany in excoptional
Toalign interests of Executive Directors with Group's performance and delivery circumstances Awards are subject to clawback and
shareholders and support retention To create of strategyis sufficient to justify malus provisians
alignment with the workforce vesting against the consideration of
absolute and relative TSR net debt
and TFR

Implementation
Annual award of 1.00% of base salary for the Chief Executive and 75% of base salary for the CFO. Vesting of the award is subject to the underpin

described above.

Participation in all-employee arrangements

Policy

Purpose and link to strategy Performance measures Operation

Inorderto be able taoffer participationin Nat generally applicable. Any award  Executive Directors are eligible to participate in all-employee
all-employee plans to employees generally, of free shares under the SIP may incentive arrangements on same terms as other emplayees
the Comnanyis either required by the relevant be subjecttoa Company

LUK and French legislation to allow Executive performance target

Directorsto participate on the sameterms or

choosestodoso

Implementation
All-employec arrangements currently offered in the UK are Sharesave and SIF share awards. The opportunity to participate in all-employee

arrangements continues on the same basis as for all staff in the UK. No change to current arrangements is proposed for 2023.

Share ownership guidelines

The Company has in place a share ownership policy for the Executive Directors. Executive Directors are normally required to achieve the minimum
shareholding requirement within seven years of the date of appointment. An annual calculation as a percentage of salary is made against the
guidelines as at 31 December each year based on the middle-market value share price on the last business day in December. Executive Directors
are expected to accumulate and maintain a helding in ordinary shares in the Company equivalent to no tess than 250% of base salary. The
Company has a post-cessation share ownership guideline of 250% of salary for two years after termination of employment. This includes vested
shares and shares which are unvested but have met the performance conditions or underpins on anet of tax basis.

Implementation
250% of base salary for the Chief Executive and all other Executive Directors.
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Chair of the Board and Non-Executive Directors’ Fees
Policy

Purpose and link to strategy Performance measures
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Operation

Toensurethe Company continues toattract and Not applicable
retain high-guality Chair and Non-Executive
Directars by offering market competitive fees

The Charr ofthe Board's fee is determined by the Committee.
Other Non-Executive Directors’ fees are determined by the
Board onthe recommendation of the Executive Directars.
Aggregate total fees payable annually to all Non-Executive
Directors are subjecttothe limit statedin the Company’s
Articles of Association {currently £1,000,000)

Implementation

Chair and Non-Executive Directors’ 2023 annualfees £000
Chairofthe Board ’ 300,000
Nan-Executive Director 61,500
Senior Independent Director 10,000
Audit Committee Chair 15,000
Remuneration Cormmittee Chair 15,000
Audit/Remuneration Committee Mamber 5,000
Designated Non-Executive Diractor for Colleague Engagement 8,000

These remainunchanged from 2022 levels and are expected to next be reviewed for 2024,

Remuneration for employees below Board levelin 2023

Remuneration packages for all Group employees may comprise both fixed and variable elements, Generally, the more senior the individual,

the greaterthe variable pay offer as a proportion of overall pay due to the ability of senior managers toimpact mora directly upon the Group's
perforrmance. As well as assessing the remunerzation packages of the Executive Directors, the Commitiee reviews the remuneration of the senior
management team and is kept informed of remuneration developments and principles for pay and reward across the Group. Thisincludes any
salaryincreases and benefits of the wider employee population and considers themin relation to the implementation of the Remuneration Policy
for Executive Directers, ensuring there is an appropriate degree of alignment throughout the Group. The Designated Non-Executive Director for
Colleague Engagementis a member of the Remuneration Committee and held a number of employee farums inthe year, including one specifically
focused on discussing executive remuneration to explain how executive remuneration aligns with the wider company pay policy, as required by

the UK Corporate Governance Code.
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2013 UK Corporate Governance Code (Code) considerations
The Committea has considered the factars set outin provision 40 of the Code. In the Committee’s view, the Policy addresses those factors

as setout below:

Factor

How addressed

Clarity - remuneration arrangements should be
transparent and promote effective engapement
with shareholders and the workforce

Remuneration policy and arrangements are clearly disclosed each year in the Annual Report.

The Committee proactively seeks engagement with shareholders on remuneration matters

‘see description of consultation on proposed Policy above}, and is regularly updated on workforce
pay and benefits across the Group during the course of its activity.

Simplicity —remuneration structures should
avoid complexity and their rationale and
operation should be easy to understand

Qurremuneration structure is comprised of fixed and variable remuneration, with the parformance
conditions for variable elements clearly communicated to, and understood by, participants, The RSS
provides a mechanisrn for aligning Executive Director and shareholder interests, removes the difficult
challenge of setting robust, appropriately challenging and easily understandable performance targets
inavolatile marketwhich could lead to potentially unintended remuneration outcornes and
significantly reduces the maximum pay available to Executive Directors.

Risk— remuneration arrangements should
ensure that reputational and other risks from
excessive rewards, and behavioural risks that can
arise from target-based incentive plans, are
identified and mitigated

The rules of the AIP and RSS provide discretion to the Committee to reduce award levels and
awards are subject tomalus and clawback provisions. The Committee also has overriding discretion
toreduce awards to mitigate against any reputational or othar risk from such awards being
considerad excessive. The RSSreduces therisk of unintended remuneration outcomes associated
with complex performance conditions.

Predictability — the range of possible reward
values toindividyal directors and any other limits
or discretions should be identified and explained
atthe time of approving the policy

The RSS increases the predictability of reward values (removing the risk of potentially unintended
outcomes). Maximum award levels and discretions are set autin the Illustration and application
of palicy chart on page 26.

Proportiohality — the link between individual
awards, the delivery of strategy and the long term
performance of the Group should be clear.
Outcomes should not reward poor performance

Variable performance-related elements represent a significant proportion of the total
remuneration opportunity for the Executive Directors, The Committee considers the appropriate
financial and personal performance measures each yearto ensure that thereis aclearlink to
strategy. Discretions available to the Committee ensure that awards can be reduced if necessary
toensure that outcomes do not reward poor performance.

Alignment to culture —incentive schames
should drive behaviours consistent with company
purpose, values and strategy

The Committee seeks to ensure that personal performance measures under the AIP incentivise
behaviours consistent with the Group's culture, purpose and values. The RSS clearly aligns
Executive Director interests with thase of shareholders by ensuring a focus on defivering against
strategy to generate long-termvalue for sharehslders.

By order of the Board

Habhib Annous
Chair of the Remuneration Committee
8March 2023
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The Directors of the Company present their
reporttogether with the audited consclidated
financial statements for the yearended

31 December 2022 This report has been
prepared in accordance with requirements
outlined within The Large and Medium-sized
Companies and Groups (Accounts and
Reports) Regulations 2008 and the Directors’
Report forms part of the managementreport
as required under the Disclosure Guidance
and Transparency Rules (DTR).

The Company has chosen, inaccordance with
Section 414C{11) of the Companies Act 2006
(the Act), toinclude certain information in the
Strategic Report that would otherwise be
reguired tobe included in this Directors’
Report, as follows:

Information Pages
4Likely future d.eveto;}nems nthe

Company 20-22
Information about dividends 9
Employment of disabled persons 24
Engagement with colleagues 24
Engagement with customers,

suppliers and other external

stakeholders 32-34
Going concern and viahility

statements 60-61

The Strategic Repertisset outonpages 11063
andis incorporatedinto this Directors” Report
by reference. Otherinformation, which forms
part of this Directors’ Report by reference, can
be foundin the following sections:

Information Pages
Corporate Governance o éd—ﬂg
Financial instruments and risk

management 168-173
Statement of Directors’

respensibilities, including

confirmation of disclosure of

information tothe Auditors 116
Subsidiaries and other related

underiakings outside the UK 184-189

Disclosures concerning greenhouse
gas emissions and energy
consumption 27

Shareholderinfarmation 204-205

Articles of Association

The Company’s Articles of Asscciation
(Articles) may be amended by speciat
resolution in accordance with the Actand
are available at www.hammersan.com.

2023 Annual GeneralMeeting

The Company’s 2023 Annual General Meeting
(AGM) will be held at 9:00am (UK time) on
4May 2023, The resolutions to be proposed at
the AGM will be set outinthe Notice of AGM
sent to the Company’s shareholders.

Auditors

PricewaterhouseCoopers LLP (PwC) has
indicated its willingness toremain in office
and, onthe recommendation of the Audit
Committee, aresolution toreappoint PwC as
the Company’s Auditor will be proposed at
the AGM,

Authority to allot shares in the Company
Atthe 2022 AGM, the Company was granted
authority by shareholders to allot sharesup to
an aggregate nominalvalue of £73,529,431.
This authatity will expire on the earlier of

28 July 2023 orthe conclusion of the 2023
AGM, at which aresolution will be proposed for
its renewal. Underthis autharity, the Comparny
allotted a total of 194,637,920 ordinary shares
an 10 May 2022 as part of the Company’s
enhanced scrip dividend alternative in relation
to thefinal dividend for the financial year
ended 31 December 2021, and a total of
388,170,526 ardinary shares on 3 November
2022 as part of the Company’s enhanced scrip
dividend alternative inrelationto the interim
dividend for the financial year ended

31 December 2022.

Colleagues

Colleagues receive regular briefings and
updates from the Board and management,
including via all-employee meetings, email
andthe Group’s intranet, toinform them of the
performance of the business and opportunities
to pa-ticipate inemployee share schemes.
Further details of engagement with colleagues
canbefound on pages 24, 32 and 67.

Hammerson plc Annual Report 2022 114

Corporate Governance Statement

The Directors’ Report (including the
information specified as forming part of this
Report) fulfils the requirerments of the
Corporate Governance Statement forthe
purposes of DTR 7.2.

Directors and their shareinterests

Details of the Directors who served during the
year ended 31 December 2022 and continue
to serve atthe date of approval of the Directors’
Report are setouton pages 6410 65, Gwyn
Burrand Andrew Formicastepped down as
Directors on 28 April 2022. Des de Beerand
his alternate, Alan Olivier, stepped down as
Director and alternate Director, respectively,
on11 Qctober 2022,

Directors are appointed and replaced in
accordance with the Anicles, the Actand the
UK Corporate Governance Code. The powers
of the Directors are set out in the Articles and
the Act.

The Directors’ interestsin ordinary sharesin
the Campany are setoutin the table on page
102 of the Directors’ Remuneration Report.

Indemnification of and insurance for
Directors and officers

The Campany has in place directors’ and
officers’ liability insurance, which is reviewed
annually. The Company’s Directors and officers
are appropriately insured inaccordance with
standard practice. Directors are indemnified
underthe Articles and through a Deed Poll

of Indemnity.

Political donations

Ttisthe Company’s policy not to make politicat
donations and no palitical donations,
contributions or political expenditure were
made inthe year ended 31 December 2022,

Post balance sheet events
Detalls of post balance sheet events can be
foundin note 28tothefinancial statements.



Provisions on change of control

Achange of control of the Company,
following a takeover, may cause anumber of
agreements to which the Company is party to
take effect, alter orterminate. These include
certaininsurance policies, financing
arrangements and employee share plans.

The Company’s share plans contain provisions
which could result in options and awards
vesting or becoming exercisable onachange
of control, inaccordance with the rules of the
plans. There are noagreements between

the Company and its Directors or employees
providing for compensation for loss of office
oremployment or otherwise that occurs
specifically because of a takeover.

The Group has a number of borrowing facilities
pravided by various lenders. These facilities
generallyinclude pravisions that may require
anyoutstanding borrowings tc be repaid or

the amendrment or termination of the facilities
upon the occurrence of a change of control of
the Company.

Purchase of own shares

Atthe 2022 AGM, the Company was granted
authority by shareholders to purchase up to
441,176,591 ordinary shares of 5 pence each
{representing approximately 10% of the
Company'sissued ordinary share capital as at
14 March 2022), This authonity willexpire at
the conclusion of the 2023 AGM, atwhich a
resolution will be proposedforits renewal,

or, fearlier,on 28 July 202 3. Further details
onshare purchases can be foundinnote 21A
tothe financial statements. The Company
made na purchases of its own shares into
treasury during the year pursuanttothe above
authority, As at 31 December 2022, the
Company held 7,691,247 ordinary shares
intreasury.

Interests disclosed under DTR 5

Asat 31 December 2022, the following
information had been received by the
Company, In accordance with Chapter b of the
DTRs, from holders of netifiable interests in the
Company's issued share capital. It should be
noted that these holdings may have changed
since they were natified to the Company.
Substantial shareholders do not have different
voting rights fram those of other sharehalders.

% of issued

share capital

Number of voting carrying
rights voting right:

Li ghthouis'éréa‘ﬁ‘i’;cal

Limited 927,628,656 22.07%
APG Asset

Management

NV, 1,046,181,300 20.94%
BlackRock, Inc. 289,466,153 £.55%
Resilient 2

Froprietary

Limited 143,000,000 3.10%
Richmond Group 139,449,066 3.02%

* Percentage based onordinary sharesinissue,
excluding treasury shares, as atthe date the
notification was received by the Company.

On & March 2023 (the latest practicable date
before the publication of this Report), the
Company received an additional notification of
interests in accordance with Chapter 5 of the
DTRsfrom APG Asset ManagementNV. ofa
decrease invoting rights from 1,046,181,300
10 997,468,698 (representing 18.97% of the
Company's issued share capital carrying vating
rights as at the date of that natification).

The Company received no other notifications
inthe period between 1 January 2023 and

6 March 2023.

Research and development activities
During the normal course of business, the
Group continues to invest in new technology
and systems and to develop new products
and services to improve operating efficiency
and strengthen its proposition for occupiers,
customers and partners.

Share capital

Details of the Company’s share capitaland
structure are setoutin note 21Atothe
financial statements, The rights and
obligations attached to the Company's shares
are set outinthe Articles, in addition to those
conferred on sharehalders by law. The Articles
and applicable legislation provide that the
Company can decide to restrict the rights
attachingto shares in certain circumstances,
including where a person has failed to comply
with anotice issued by the Company under
section 793 of the Act.
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There are norestrictions on the transter ot
shares except the UK Real Estate Investment
Trust restrictions and certain restrictions
imposed by the Articles, law and the
Company’s Share Dealing Policy. The Articles
setout certain circumstances inwhich the
Directors of the Company can refuse toregister
atranster ot shares. The Company is not aware
of any agreements betwaen holders of
securities that are known to the Company and
may result in restrictions on the transfer of
securities or onvoting rights. No dividends are
paid in respectof shares held intreasury.

Shares held inthe Employee Share
Ownership Plan

The Trustees of the Hammerson Employee
Share Ownership Plan hold Hammerson ple
shares in trustto satisfy awards under the
Company’s employee share plans. The
Trustees have waived their right to receive
dividends on shares held in the Company. As
at 31 December2022,25,512,208 ordinary
shares were held intrustfor employee share
plans purposes.

Listing Rule 9.8.4R disclosures

The tahle below sets out where disclosures
required by Listing Rule 9.8.4R are located and
these disclosures are incorporatedinto this
Directors’ Report by reference.

LR 9.8.4R requirement Page
Interest capitalised and tax relief 148
Details of lang term incentive

schemes 145
Shareholder waivers of dividends 115
Shareholder waivers of future

dividends 115
By order of the Board
Alex Dunn

General Counseland Company Secretary
8March 2023



CORPORATE GOVERNANCE

STATEMENT OF DIRECTORS’ RESPONSIBILITIES

Directors’ responsihilities inrespect of the
preparation of the financial statements

The Directors are responsiblefor preparing the
AnnualReportand the financial statementsin
accordance with applicable law and regulations.

Company law requires the Directors to prepare
financial statements for each financial year.
Underthat law the Directors have prepared
the Group financial statements in accordance
with UK-adopted international accounting
standards and the Company financial
statements in accordance with United
Kingdom Generally Accepted Accounting
Practice (United Kingdom Accounting
Standards, comprising FRS 101 “Reduced
Disclosure Framework”, and applicable law).
The Group has also prepared financial
statements in accordance with international
financial reporting standards adopted
pursuant to Regulation EC) No 1606/2002
asitappliesinthe European Union.

Under Company law, Directors must nat
approve the financial statements unless they
are satisfied that they give a true and fair view
of the state of affairs of the Group and
Company and of the profit or [oss of the Group
forthat period. In preparing the financial
statements, the Directors are required to:

— Select suitable accounting policies and
then applythem consistently

~— Statewhetherapplicable Uk-adopted
international accounting standards and
international financial reporting standards
adopted pursuant to Regulation (EC) No
1606/2002 asitapplies in the European
Union have been followed for the Group
financial statements and United Kingdom
Accounting Standards, comprising FRS 201
have been followed for the Company
financial statements, subject toany
material departures disclosed and
explained inthe financial staterments

— Make judgements and accounting
estimates that are reasonable and prudent

— Preparethe financial statements onthe
gaingconcern basis unless itis
nappropriate to presume thatthe Group
and Company willcontinue in business

The Directors are respansible for safeguarding
the assets of the Group and Company and
hence for taking reasonable steps for the
prevention and detection of fraud and other
irregularities.

The Directors are alsoresponsible for keeping
adequate accounting records that are
sufficient to show and explain the Group’s and
Company’s transactions and disclose with
reasonable aceuracy atany time the financial
position of the Group and Company and enable
thermtoensurethat the financial statements
and the Directors’ Remuneration Repart
comply with the Companies Act 2006.

The Directors are responsible for the
maintenance and integrity of the Company’s
website. Legislation in the United Kingdom
gaverning the preparation and dissemination
of financial statements may differ from
legislation in other jursdictions,

Directors’ confirmations

The Directors consider that the Annual Report
and financial statements, taken as awholg,

is fair, balanced and understandable and
provides the information necessary for
shareholders to assess the Group’s and
Company’s position and performance,
business model and strategy.

Each of the Directors, whose names and
functionsare listedinthe Corporate
Governance Report, confirms that to the best
of theirknowledge:

— The Group financial statements, which
have been preparedin accordance with
UK-adopted international accounting
standards and international financial
reporting standards adopted pursuanttc
Regulation (EC)No 1606/2002 asitapplies
inthe European Union, give atrue and fair
view of the assets, liahilities, financial
position and loss of the Group

— The Companyfinancial statements, which
have been prepared inaccordance with
United Kingdem Accounting Standards,
comprising FRS 101, give atrue and fair
view of the assets, liabilities and financial
position of the Company

— The Strategic Report includes afair review
of the devetopment and performance of the
business and the position of the Group and
Company, together with adescription of the
principalrisks and uncertainties that it faces
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Provision of information to the Auditor
Inthe case of each Directorin office atthe date
the Directors Repart is approved:

— Sofarasthe Directoris aware, there isno
relevant audit information of which the
Group and Company's Auditors are unaware

— They have taken all the steps thatthey
ought to have taken as a Director in order
tomake themselves aware of any relevant
auditinformation and to establish that the
Group’s and Company’s Auditors are aware
ofthat information

This confirmationis given, and should be
interpreted in accordance with, the provisions
of Section 418 of the Companies Act 2006.

By order of the Board

Rita-Rose Gagné
Chief Executive

Himanshu Raja
Chief Financial Officer
8March 2023




FINANCIAL STATEMENTS

INDEPENDENT AUDITOR'S REPORT TO THE MEMBERS OF HAMMERSON PLC

REPORT ON THE AUDIT OF THE
FINANCIAL STATEMENTS

Opinion

In ouropinion:

— Hammerson plc's Group financial
statements and Company financial
statements (the ‘financial statements’}
give atrue andfair view of the state of the
Group'sand of the Company's affairs as
at 31 Decernber 2022 and of the Group’s
loss and the Group’s cash flows for the year
thenended

— the Group financial statements have been
properly prepared in accordance with
UK-aduptedinternational accounting
standards as applied in accordance with
the provisicns of the Companies Act 2006

— the Companyfinancial statements have
been properly prepared in accordance
with United Kingdom Generally Accepted
Accaunting Practice {United Kingdom
Accounting Standards, including FRS 101
‘Reduced Disclosure Framework’, and
applicable law)

— thefinancial statements have been
orepared in accordance with the
requirements of the Companies Act 2006

We have audited the financial statements,
included within the Annual Repart, which
comprise: the Consolidated and Company
Balance Sheets as at 31 December 2022;

the Consolidated Income Statement and the
Consolidated Staterment of Comprehensive
Income, the Consolidated Cash Flow
Statement, and the Consolidated and
Company Statements of Changes in Equity for
the year then ended; and the notes to the
financial statements, whichinclude adescription
ofthe significant accounting policies.

Our gpinion is cansistent with our reporting to
the Audit Committee.

Separate opinionin relation tointernational
financial reporting standards adopted
pursuant to Regulation (EC) No 1606/2002
asitapplies in the European Union
Asexplained innote 1B to the financial
statements, the Group, in addition to applying
UK-adopted international accounting
standards, has also applied international
financial reporting standards adopted
pursuant to Regulation (EC) No 1606/2002
asitappliesinthe European Union.

Inouropinion, the Group financial statements
have been properly prepared in accordance
withinternational financial reporting standards
adopted pursuant to Regulation (EC)No
1606/2002 asitapplies inthe Furopean Union.

Basis for opinion

We conducted ourauditin accordance with
International Standards on Auditing (UK) (ISAs
{UK)) and applicable law. Qur responsibilities
under ISAs (UK) are further described in the
Auditars’ responsibilities for the audit of the
financial statements section of our report.

We believe that the audit evidence we have
obtained is sufficient and appropriate to
provide a basis for our opinion.

Independence

We remained independent of the Groupin
accordance with the ethical requirements that
arerelevant to our audit of the financial
statements in the UK, which includes the FRC's
Ethical Standard, as applicable to listed public
interest entities, and we have fulfilled our other
ethical respansibilities in accordance with
these requirements.

Tothe best of our knowledge and belief, we
declare that non-audit services prohibited by
the FRC's Ethical Standard were not provided.

Other than those disclosed in note bE, we have
provided no non-audit services to the Company
orits controlled undertakings in the pericd
underaudit.

Our audit approach

Overview

Audit scope

— The UK, French, Irish and Value Retail
components were subject to a full scope
audit. Together these components account
for 100% of the Group's total assets

Key audit matters

— Valuation of investment property, either
held directly or within joint ventures {Group)

— Accountingforthe investment in Value
Retail and valuation of investment property
held by Value Retall (Group)

— Valuation of investments in subsidiary
companies and amounts owed by
subsidiaries and other related undertakings
{Company)
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Materiality

— Overall Group materiality: £34.0m
(2021:£36.8m) based on 0.75% of
Group’s total assets

— Specific Group materiality: £5.3m
(2021: £5.7m) based on 5% of the Group’s
average adjusted earnings

— Qverali Company materiality: £44.5m
{2021:£47.7m) hased on 0.75% of the
Company’stotal assets

— Qverall performance materiality: £25.5m
(2021:£27.6m) (Group); Specific
performance materiality: £3.9m (2021:
£4.3m) (Group) and Company performance
materiality: £33.4m (2021: £35.8m)
{Company)

The scope of our audit

As part of designing our audit, we determined
materiality and assessed the risks of material
misstatement in the financial statements.

Key audit matters

Key audit matters are those matters that, in
the auditors’ professional jJudgement, were of
most significance inthe audit of the financial
staternents of the current period and inclcde
the most significant assessed risks of material
risstaterment (whether or not due to fraud)
identified by the auditors, including thase
which had the greatest effect on; the overall
audit strategy, the allocation of resourcesin
the audit; and directing the efforts of the
engagement team. These matters, and any
comments we make anthe results of aur
procedures therean, were addressed in the
context of our audit of the financial statements
as awhole, and informing our opinion thereon,
and we da not provide a separate opinionon
these matters.

Thisis notacomplete list of allrisks identified
by our audit.

Expected Credit Losses an accounts receivable
and unamortised tenant incentives, which

was a key audit matter last year, is na longer
included hecause collection levels have
improved and the judgement in estimating

the lavel of provisioning, and therefore the risk
of material misstatement, has reduced.
Otherwise, the key audit matters below are
consistent with last year.
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INDEPENDENT AUDITOR’S REPORT TO THE MEMBERS OF HAMMERSON PLC continued

KEY AUDITMATTER

Valuation ofinvestment property, either held directly or within
jointventures (Group)

Refer to page 78 (Audit Committee Report), page 136 (Principal
accounting policies), pages 138 and 139 {Significantestimates —
Property valuations) and pages 156 to 162 (Notes to the consalidated
financial statements —note 12 and 13).

The Group directly owns, or owns viajoint ventures or associates, a
property portfolio which includes shopping centres, developments and
premium outlets. The tatal value of this portfolioas at 31 December
2022 was £5,107.1m {2021: £5,372.2m) and has been impacted by
the uncertainty in the macroeconomic environment.

Of this partfolic £1,461.0m {2021: £1,561.4m) is held by subsidiaries
within ‘Investment properties’, and £1,620.0m (2021: £1,712.2m) is
held by jointventures within ‘Tnvestment in jaint ventures’. Additionally
the portfolioincludes £nil{2021: £69.1m) held within ‘Assets held for
sale’,and £36.2m (2021: £34.3m) held within ‘Trading properties”.
Properties held within ‘Assets held for sale’ and ‘Trading properties’
donotform part of this key audit matter. Together these properties are
spread across the UK, French and Trish components.

The remainder of the portfolio is held within associates, £1,989.9m
(2021: £1,995.2m), primarily in respect of Value Retail with the balance
held in Italie Deux. The Group’s share of Value Retail’s investment
propertyis £1,887.0m (2021: £1,893.5m). The valuaticn of Value
Retail's property is discussed within the subsequent key audit matter.

Thiswasidentified as a key aud:it matter given the valuation of the
investment property portfolio is inherentiy subjective and complex
dueto, among otherfactors, the individual nature of each property,

its location, and the expected future rental streams for that particular
property, together with considerations around the impact of climate
change. The wider challenges currently facing the retail real estate
occupier andinvestor markets, including the relative lack of comparable
transactions and macroeconomic uncertainty, has further contributed
tothe subjectivity. As aresult significant subjectivity remains within
these valuationsforthe yearended 31 December 2022,

The closing valuations were carried out by CBRE, Jones Lang LaSalle
and Cushman & Wakefield {the ‘externalvaluers’), in accordance
with the RICS Valuation — Professional Standards and the Group
accounting policies which incorporate the requirements of
International Accounting Standard 40, Tnvestment Property’ and
IFRS 13 ‘Fair value measurement’.

Whi'st no material valuation uncertainty clauses were included in the
external valuations of the properties in the Group’s porticlio as at

31 December 2022, the valuers continue to include wording suggested
by the RICS to describe market uncertainty and highlighting the
importance of the valuation date,

The properties’ fair value is pnmarily determined by theirinvestment
valuereflecting the fact that the properties are largely existing

operational properties currently generating rental income. Shopping
centras are primarily valued using the income capitatisation method.

HOW OUR AUDIT ADDRESSED THE KEY AUDIT MATTER

Giventheinherentsubjectivity involved in the valuation of investment
praperties, the need for deep market knowledge when determining
the most approgriate assumptions and the technicalities of valuation
methodology, we engaged our internal valuation experts (qualified
chartered surveyors) to assist us in our audit of this matter.

Assessing the valvers' expertise and objectivity

We assessed each of the external valuers’ gualifications and expertise
and read their terms of engagement with the Group to determine
whether there were any matters that might have affected their
objectivity or may have imposed scope limitations upon their work.

We also considered fee arrangements between the external valuers
andthe Group, and other engagements which might exist between

the Group and the valuers. We found no evidence to suggest that the
objectivity of the external valuers, in their perfarmance of the valuations,
was compromised.

Data provided to the valuers

We checked the accuracy of the underlying lease data and capital
expenditure used by the externalvaluers in their valuation of the
portfolio by tracing the data back 1o the relevant component accounting,
records and signed leases on asample basis. No exceptions were
identified from this wark.

Assumptions and estimatesused by the valuers

We read the external valuation reports for the properties and confirmed
that the valuation approach for each was in accardance with RICS
standards and suitable for use in determining the final value for the
purpose of the financial statements.

We held discussions with each of the external valuers to challenge the
valuation process, the key assumptions, and the rationale behind the
mare significant valuation movernents during the year. It was evident
from ourinteraction with the external valuers, and from our review of
the valuation reparts, that ¢lose attention had been paid toeach
property’s individual characteristics at a detailed, tenant by tenantlevel,
as well as considering the property specific factors such as the latest
leasing activity, tenant mix, vacancy levels, the impact of CVAs and
administrations, geographic location and the desirahility of the asset
as awhole. We also questioned the external valuers as tothe extent to
which recent market transactions and expected rental values which
they made use of in deriving their valuations took into account the
impact of climate change and related ESG considerations.

In addition we performed the following procedures for each type of
property. We were able toobtain sufficient evidence to support the
valuation and did notidentify any material issues during our work.,
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KEY AUDITMATTER HOW OUR AUDIT ADDRESSED THE KEY AUDIT MATTER

Valuation of investment property, either held directly or within
joint ventures (Group) continued

Those development properties that are subject to active ongoing
developrent are valued using the residual valuation approach. Certain
operational properties, which have development potentialand are
included in developments, are valued under the income capitalisation

methaod but adjusted to account for development potential. Development

land is valued on a value per acre basis,

Shopping centres

Indetermining the valuation of a shopping centre the valuers take into
account property specific information such as the current tenancy
agreements and rentalincome. They then apply judgemental
assumptionssuch as estimated rental value (ERV) and vield, which are
influenced by prevailing market yields and where available, comparable
market transactions and leasing evidence, to arrive at the final
valuation. Due to the unigue nature of each property the judgemental
assumptions ta be applied are determined having regard tothe
individual property characteristics at a detailed, tenant by tenant level,
aswellas considering the qualities of the property as a whole.

Developments

Indetermining the valuation of development property under aresidual
valuation method the valuers take into account the property spacific
information such as the development plans for the site. They then apply
anumber of judgemental assumptions including ERY and yield within
the gross development value, estimated costs to complete and
developers profittoarrive at thevaluation. Due to the unique nature of
anongoing development the jJudgemental assumptions to be applied
are determined having regard to the nature and risks associated with
each development.

Indetermining the valuation of operational properties with
development potential the valuers initially follow the same
methodology as described previously to arrive atan income
capitalisation value. Having regard to the unigue nature of each
property, the likelihood of the development progressing and the status
of planning consents for the development, the valuers then make
adjustments to the valuation toreflect development potential.

Indetermining the value of development land the valuers primarily
have regard for the value per acre achieved by recent comparable
land transactions.

— Shopping centres
Forshopping centres we obtained details of each property and
setanexpected range for yield and capital value movement,
determined by reference to published benchmarks and using our
experience and knowledge of the market. We compared the yield
and capital movement of each property with ourexpected range,
We also considered the reasonableness of other assumptions that
are not so readily comparable with published benchmarks, in
particular ERV where, fora sample of units, we challengedthe
valuers to support how they had determined their ERY. Where
assumptions were cutside the expected range or otherwise
appeared unusual we undertook further investigations and, when
necessary, obtained corroborating evidence to support explanations
received. This enabled us to assess the property specific factors that
had animpact on value, including recent comparable transactions
and leasing evidence where available, and to conclude on the
reasonableness of the assumptions utilised.

— Developments
For significant ongoing developments valued via the residual
valuation method we obtained the development appraisal and
assessed the reasonableness of the valuers’ key assumptions,
This included comparing the vield to comparable market
benchmarks, comparing the costs to complete estimates to
development plans and contracts, and considering the
reasonableness of other assumptions that are not so readily
comparable with published benchmarks, such as ERV, cost
contingencies and developers profit. Where assumptions appeared
unusual we undertook further investigations and, whan necessary,
obtained corroborating evidence to support explanations received.

Faraperational properties with development potential we perfarmed
the same procedures as described previously for shopping centres.

We also considered the reasanableness of anyadditional value
recognised for development potential by reviewing the stage of
progress of the proposed developmentincluding verifying any planning
consents obtained.

For development land valued on a per acre basis we obtained details of
the comparable land transactions utilised by the valuers. We verified
the value of these transactions to supporting evidence and considered
their comparability to the asset being vatued.

Overall findings

We found thatthe assumptions usedin the valuations were
predeminantly consistent with our expectations and comparable
benchmarking information for the assst type, and that the assumptions
were applied appropriately and reflected available comparable market
transactions and leasing evidence. Where assumptions did notfall
within our expected range we were satisfied that variances were due to
property specific factors such as location and tenant mix. We concluded
that the assumptions used in the valuations by the external valuers
were supportable.
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INDEPENDENT AUDITOR’S REPORT TO THE MEMBERS OF HAMMERSON PLC continued

KEY AUDIT MATTER

Accounting for the investment in Value Retailand valuation of
investment property held by Value Retail (Group)

Referto page 136 (Principal accaunting policies), pages 138 and 139
(Significant estimates — Property valuations) and pages 162 and 163
(Notes ta the consolidated financial statements —note 14),

The Group has aninvestment in Value Retail, a separate group owning
anumber of premium outlets in the United Kingdom and across Europe.
The Group equity accountsforits interest in Value Retail as anassocate.
The Group's investment as at 31 December 2022 was £1,189.4m
(2021:£1,140.8m).

Investment property valuation

The valuation of the Group's investrment in Value Retail is predominantly
driven by the valuation of the property assets within the Value Retail
portfolic. The totalvalue of the properties was £5,151.0mas at

31 December2022(2021: £5,055.6m). The Group's share of the Value
Retail property, which is included within the wider Group portfolio of
£5,107.1m {(2021:£5,372.2m), was £1,887.0m (2021: £1,893.5m)
and has also been impacted by the macraeconomic environment.

The closing valuation was carried out by Cushman & Wakefield, in
accordance with the RICS Valuation — Professional Standards and the
Group accounting policies which incorporate the requirements of
International Accounting Standard 40, 'Tnvestment Property’ and
IFRS 13 ‘Fair value measurement’. The premium outlets' fairvalue is
determined by their investment value utilising a discounted cash flow
(DCF) basis

Indetermining the valuation of a premium outlet, the valuers take
intoaccount property specificinfarmation such as current tenancy
agreements, rentalincome generated by the asset, aswellas property
operating costs. Theythen apply judgmentalassumptions such as
yield, discount rate and expected rental income levels and subseguent
growth rates, which are influenced by prevailing market yields and
where appropriate comparable market transactions, to arrive at the
final valuation. Due to the unique nature of each property the
judgmental assumptions to be applied are determined having regard
tothe individual property characteristics at a detailed, unit by unit level,
as well as considering the qualities of the property as a whole.

Accounting for the investment in Value Retail

Value Retail has a complex ownership structure whereby each investing
party owns differing propartions of each of the entities, and hence
properties, within the Value Retail group. As such this creates significant
complexityin determining the overall investment in Value Retail held
within the Group consolidated financial statements.

Therefore, on the basis of the significant judgement and estimation
uncertainty within the investment property valuation, and the
complexity in determining the averallinvestment in Value Retail,
we identified this as a key audit matter.

HOW OUR AUDIT ADDRESSED THE KEY AUDIT MATTER

Investment property valuation

As Group auditors we formally instructed the component auditors of
Value Retail to perform a full scope audit over the financialinformation
of Value Retail. This included audit work over the valuation of investment
property within Value Retalil.

Ourcomponent auditors obtained details of each praperty. They
assessedthe reasonableness of each property’s key assumptions
comparing its yield, discount rate and expected rental income and
subsequent growth rates to comparable market benchmarks. Indoing
sothey had regard to property specific factors and knowledge of the
market, including comparable transactions and leasing evidence where
appropriate. They obtained corroborating evidence to suppert
explanations received from the valuers where appropriate.

The Group audit team participated in the meeting held between
Cushman & Wakefield and the component auditors. We have obtained
reporting from the component auditors and have reviewed the results
and underlying working papers over investment property valuaticn.

We have noissues to report and we are satisfied that we have obtained
sufficient audit comfort over the investment property balances within
the Value Retail financial information.

Accounting for the investment in Value Retail

In respect of the complexity within the calcutation of the Group's
investment in Value Retail, we obtained the ownership structure for
Value Retail as at 31 December 2022, Weinstructed the compaonent
auditor to verify the Group's percentage ownership of each entity within
the Value Retail group. We have obtained reporting from the component
auditars on this procedure and have reviewed the results and their
underlying working papers.

We have tested the adjustments made within the Group consaolidation
In accordance with IAS 28 ‘Investments in associates and joint
ventures’, in arriving at the Group’s equity accounted investmentin
Value Retail to determine whether they are appropriate.

We have noissues to reportin respect of this work.
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KEY AUDIT MATTER HOW QUR AUDIT ADDRESSED THE KEY AUDIT MATTER

Valuation of investments in subsidiary companies and amounts
owed by subsidiaries and other related undertakings (Company)
Referto page 183 {Principal accounting policies) and pages 183 and
184 {Notes tathe Company financial statements —note C3 and C4).

The Company has investments in subsidiary companies of £1,322.4m
(2021:£1,279.3m) and amounts owed by subsidiaries and other
related undertakings of £4,395.0m (2021: £4,727.5m} as at

31 December 2022, This is following the recognition of a£42.5m
(2021 £1,136.1mloss) revaluation gain on investments in subsidiary
companies and an Expected Cradit Loss provision of £595.9m (2021
£471.6m}recognised on amounts owed by subsidiaries and other
relatedundertakings as atyearend.

The Company’s accounting policy forinvestments is to hold them at

fair value, while amounts owed by subsidiaries and other related
undertakings are carried at amortised cost but subject to the Expected
Credit Loss impairment requirements. Giventhe inherentjudgement
and complexity in assessing both the fair value of a subsidiary company,
and the Expected Credit Loss of amounts owed by subsidiaries and
otherrelated undertakings, this was identified as a key audit matterfor
our audit of the Company.

The primary determinant and key judgement within both the fair vaiue
of each subsidiary company and the Expected Credit Loss of amounts
owed by subsidiaries and other related undertakings is the value of the
investment property held by each investee/counterparty. As such itwas

We obtained the Directors’ valuation for the value of investments held
in subsidiary companies and their Expected Credit Loss assessment of
amounts owed by subsidiaries and other related undertakings as at
31 December 2022,

We assessed the accounting policy forinvestments and amounts owed
by subsidiaries and other related undertakings to verify they were
compliant with FRS 101 ‘Reduced Disclosure Framework’.

We verified that the methodology used by the Directorsin arriving at
the fairvalue of each subsidiary, and the Expected Credit Loss ‘general
approach’ provision foramounts owed by subsidiaries and other
related undertakings, was compliant with FR5 101 ‘Reduced
Disclosure Framework’.

We identified the key judgement within both the valuation of
investments held in subsidiary companies and amounts owed by
subsidiaries and other related undertakings to be the valuation
afinvestment property held by each investee/counterparty. For details
of our procedures over investment property valuations please referto
therelated Group key audit matter above.

We have no issues to repart in respect of this work.

aver this areathat we applied the most focus and audit effort.

How we tailored the audit scope

We tailored the scope of our audittoensure
that we performed enough work to be able to
give an opinionon the financial statements as
awhole, taking into account the structure of
the Group and the Company, the accounting
processes and contrels, and theindustryin
which they operate.

The Group owns and invests ina number of
shopping centres, developments and premium
outlets across the United Kingdom and
Europe.These are held within a variety of
subsidiaries, joint ventures and associates.

Based on our understanding of the Group we
focussed ouraudit work primarily on four
components being: UK, France, Ireland and
Value Retail.

Allfourcomponents were subjecttoafull
scope audit given their financial significance
tothe Group.

The UK, French, Irish and Value Retail
components account for 100% (2021: UK,
French, Irish and Value Retail components
accounted for 100%) of the Group’s

total assets.

The UK and Irish components were audited
by the Groupteam. The French and Value
Retail components were audited by
componentteams.

Detailed instructions were sent to both
compaonent teams. These instructions covered
the significant areas that should be addressed
by the component auditors (which included
the relevant risks of material misstatement)
and set out the information required tobe
reported back to the Group audit team. In
addition, regular meetings were held with the
companent audit teams, with the Group audit
team attending tha clearance meeting for all
component audits. Finally the Group audit
team performed a detailed review of the
working papers of all component teams to
ensure the wark performed was appropriate
and in line with our instructions.

These procedures, together with additional
procedures performed at the Group level
(including audit procedures overthe
consolidation and consolidation adjustments),
gave us the evidence we neededfor aur
opinion onthe Group financial statements
asawhole.

Inrespect of the audit of the Company, the
Group auditteam perfarmed afullscope
statutory audit.

The impact of climate risk on our audit
The Directors have made commitments for
the Group to be Net Zero by 2030 and have
developed Net Zero Asset Plans foreach
shopping centre within the Hammerson
portfotio {excluding Value Retail).

The key areas of the financial statements
where management evaluated that climate
risk could have a potential significant impact
are: the valuation of investment properties, the
coupon rate on its £€700m sustainability-linked
bond and cash flow assumptions in the going
concern assessment.

Using our knowledge of the business, we
evaluated management’s risk assessment, its
estimates as setoutin note 1F of the financial
statements and resultant disclosures where
significant. We considered the following areas
to potentially be materially impacted by
climate risk and consequently we focused our
auditwork onclimate change inthese areas:
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— Valuation of investment properties

— The coupenrateonthe E700m
sustainability-linked bond

— Cashflowassumptions inthe going
concern assessment

Taorespond tothe audit risks identified in these
areas wetailored ourauditapproach to
addressthese, in particular:

— We made enquiries of management to
understand the process management
adopted to assess the extentof the
potential impact of climate risk on the
Group’s financial statements and support
the disclosures made within the
financial statements;

— We challenged the completeness of
management’s climate risk assessment
bychallenging the consistency of
management’s climate impact assessment
with internal climate plans {including the
Net Zero Asset Plans), and reading the
entity’s external communications for
details of climate related impacts

— We evaluated, with assistance from
ourinternal valuation experts, how
management's external experts had
considered the impact of ESG and climate
change within the valuations ofthe Group's
investment properties (referto our key
audit matter over the valuation of
investment properties)

— We performed independent sensitivity
analysis to determine the financial impact
of not complying with the sustainability
requirements linked to the €700m bond

— Wechallenged whetherthe impact of
climate risk, and the Group's Net Zero by
2030 commitment, had beenfactored
into the Directors’ assessments and
disclosures surrounding going concern
andtheviability statement

We also considered the cansistency of the
disclosuresin relation toclimate change
(including the disclosures in the Task Force on
Climate-related Financial Disclosures (TCFD)
section) within the Annual Report with the
financial statements and our knowledge
obtained from our audit.
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Our procedures did notidentify any materiat
impact in the context of our audit of the financial
statements as a whole, or our key audit matters,
forthe yearended 31 December 2022,

Materiality

The scope of curaudit was influenced by

our application of materniality. We set certain
quantitative thresholds for materiality. These,
together with qualitative considerations,
helpedus to determine the scope of curaudit
and the nature, timing and extent of our audit
procedures on the individual financial
staternentline items and disclosures and in
evaluating the effect of misstatements, both
individually and in aggregate on the financial
statements asawhole.

Based on our professianal judgement,
we determined materiality for the financial
statements asawhole as follows:

[ |l FINANCIALSTATEMENTS - GROUP FINANCIAL STATEMENTS — COMPANY

Overall materiality

£34.0m{2021:£36.8m).

£44.5m (2021: £47.7m).

How we determined it

Basedon 0.75% of Group's total assets

Based on 0.75% of the Company's total assets

Rationale for
henchmark applied

ofthe Group's value.

We determined materiality based on total assets given the
valuation of investment properties, whether held directly or
through jointventures and associates, is the key determinant

This materiality was utilised in the audit of investing and

financing activities

Given the Hammerson plc entity is prirmarily a holding
Company we determined total assets to be the
appropriate benchmark.

Specific materiality £5.3m (2021:£5.7m).

Not applicable.

Howwe determined it

Based on 5% of the Group's FY22 adjusted earnings

(2021 5% of the Group's weighted average adjusted
earnings from 201810 2021).

Not applicable.

Rationale for
benchmark applied

Indetermining this materiality we had regard tothe fact
that adjusted earnings is a secondaryfinancial indicator of

the Group {refer to note 10A of the financial statements
whichincludesareconciliation between IFRS and

adjusted earmn’ngs).

This materiality was utilised in the audit of operating activities,

Not applicable.




For each componentinthe scope of our Group
audit, we allocated a materiality that is less
than our overall Group materiality. The range
of overall materiality allocated across
componentswas £18.0mto £32.0m.The
rangde of overall materiality atlocated across
components for operating arctivitins wns
£2.4mto£4.3m.

We use perfarmance materiality to reduce to
an appropriately low level the probability that
the aggregate of uncorrected and undetected
misstatements exceeds overall materiality.
Specifically, we use performance materiality
indetermining the scope of our audit and the
nature and extent of our testing of account
balances, classes of transactions and
disclosures, forexample in determining sample
sizes. Our performance materiality for investing
and financing activities was 75% (2021: 75%)
of overall materiality, amounting to £25.5m
{2021:£27.6m) forthe Group financial
statementsand £33.4m (2021: £35.8m)
forthe Company financial statements.

QOur performance materiality for operating
activities was 75% (2021: 75%) of Specific
materiality, amountingto £3.9m (2021:
£4.3m) forthe Group financial statements.

In determining the performance materiality,
we considerad anumberof factors —the
histary of misstatements, risk assessment and
aggdregation risk and the effectiveness of
controls—and concluded thatan amount atthe
upperend of ournormal range was appropriate.

We agreed with the Audit Committee that we
would repart to them misstatements identified
duringour audit above £1.7m {(Group audit)
(2021: €1 8myforinvesting and financing
activities, £0.5m (Group audit) (2021: £0.6m)
for operating activities, and £2.2m {Company
audit) (2021: £2.4m) as wellas misstatements
belowthose amounts that, in our view,
warranted reporting for qualitative reasans.

Conclusions relating to going concern
Ourevaluation of the Directors’ assessment
of the Group’s and the Company's ability to
continue to adept the going concern basis of
accounting included:

— Weagreedthe underlying cash flow
projectionsta Board approved forecasts
and assessed how these forecasts were
compiled. We compared the prior year
forecasts to actual performance to assess
management'’s ability to forecast accurately

— Weevaluated the key assumptions within
the projections, namely forecast property
valuations and the levels of forecast net
rentalincome, under both a base scenario
and severe but plausible scenario. We did
sowith reference to available third party
data sources. contractual rentalincome,
togetherwith the most recentdatacn levels
of expected rental concessions/tenant
failure, We considered whether the severe
but plausible scenaric included appropriate
sensitivities to factorin severe but plausible
variances from the base scenarioin respect
of both forecast property valuations and
net rental income. We also considered how
the Group’s Net Zero by 2030 climate
commitment had been factored into the
cash flow projections

— We examined the minimum committed
facility headrocom under the base and
severe but plausible scenarios, and
evaluated whether the Directors’
conclusion, that sufficient liquidity
headroom existed to continue trading
aperaticnally throughout the period to
30June 2024, was appropriate

— Wereviewed the terms of financing
agreements to determine whetherforecast
covenant calculations were in line with those
agreements and to determine whether the
maturity profile of the debt included within
the prajections was accurate

— We obtained and reperformed the Groug's
forecast covenant compliance calculations,
under both the base and severe but
plausible scenarios to assess the Directors’
conclusions on covenant compliance. We
reperformed the covenant compliance
maodelling both excluding the impact of
refinancing challenges in the associates,
and then including the impact of these
secured debt challenges

— Weaobtained reporting from our component
auditors inrespect of going concern and
considered theimpact of their conclusions
inour procedures. One component auditor
within their reporting to us, drew attention
toamaterialuncertaintyin respect of going
concern fortheircomponentthathad been
identified by the component management
team, We verified Group management
appropriately factored this conclusioninto
their Group going concern assessment

— Wereviewed the disclosuresrelatingto the
going concern basis of preparation and we
found that these provided an explanation
of the Directors’ assessment that was
consistent with the evidence we obtained
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Based on the work wa have performed, we
have notidentified any material uncertainties
relating to events ar conditions that, individually
ar collectively, may cast significant doubt on
the Group's and the Company’s ability to
continue as a going concern for a period of at
least 12 mnnths from when the financial
statements are authorisedforissue,

Inauditing the financial statements, we have
concluded that the Directors’ use of the going
concern basis of accounting in the preparation
of the financial statements is appropriate.

However, because not all future events or
conditions can be predicted, this conclusion

is nota guarantee astothe Lroup's andthe
Company’s ability to continue as a going concem.

In relation to the Directors’ reporting on how
they have applied the UK Corporate Governance
Code, we have nothing materialto add ordraw
attentiontoin relation to the Directors'
statement in the financial statements about
whetherthe Directors consideredit appropriate
to adopt the going concern basis of accounting.

Our responsibilities and the responsibilities of
the Directors with respect to going concern are
describedin the relevant sections of thisreport.

Reporting on otherinformation

The otherinformation comprises all of the
infarmation in the Annual Report otherthan
the financial statements and our auditors’
report thereon. The Directors are responsible
for the otherinformation. Quropiniononthe
financial statements does not cover the cther
information and, accordingly, we do not
express an audit opinion or, exceptto the
extent otherwise explicitly stated in thisreport,
any form of assurance thereon.
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In connection with our audit of the financial
staternents, our responsibility is toread the
other information and, in doing so, consider
whetherthe otherinformation is materially
inconsistent with the financial statements
orour knowledge cbtainedin the audit,
orotherwise appears to be materially
misstated. If we identify an apparent material
inconsistency or material misstaterment, we are
required to perform procedures to conclude
whetherthere is amaterial misstaterment of
the financial statements or a material
misstatement of the other information.

Tf, based on the work we have perfarmed, we
conclude that there is a material misstatement
ofthis otherinformation, we are required to
report that fact. We have nothing to report
hased onthese responsibilities.

With respect to the Strategic Report and
Directors’' Repaort, we alsa considered whether
the disclosures required by the UK Companies
Act 2006 have heenincluded.

Based on ourwork undertakeninthe course of
the audit, the Companies Act 2006 requires us
alsotoreport certain opinions and matters as
described below.

Strategic Report and Directors’ Report
Inouropinion, based on the work undertaken
inthe course of the audit, the information given
inthe Strategic Report and Directors’ Report
forthe yearended 31 December 2022 s
consistent with the financial statements and
has been prepared in accordance with
applicable legal requirernents.

Inlight of the knowledge and understanding
of the Group and Company and their
environment obtained inthe course of the
audit, we did not identify any material
misstatements inthe Strategic Reportand
Directors' Report.

Directors’ Remuneration

Inouropinion, the part of the Directors’
Remuneration Report to be audited has been
properly prepared in accordance with the
Companies Act 2006,

Corporate governance statement

The Listing Ruies require us toreview the
Directors’ statements in relation to going
concern, longer-termviability and that part of
the corporate governance statement relating
tothe Company's compliance with the
provisians of the UK Corporate Governance
Code specifiedfor aur review. Qur additional
responsibilities with respect to the corporate
gdovernance statement as other information
are describedin the Reporting on other
information section of this report.

Based on the work undertaken as part of our
audit, we have concluded that each of the
following elements of the corporate
governance statement, included within the
Corporate Governance repart is materially
consistent with the financial staterments and
our knowledge obtained during the audit, and
we have nothing material to add or draw
attentian toin relation to:

— The Directors’ confirmation that they have
carried out a robust assessment of the
emergingand principal risks

— Thedisclosuresinthe Annual Reportthat
describe those principal risks, what
procedures are in place to tdentify emerging
risks and an explanation of how these are
being managed or mitigated

— TheDirectors’ statermnentin the financial
statements about whether they considered
itappropriate to adopt the going concern
basis of accounting in preparing them, and
theiridentification of any material
uncertainties to the Group's and Company’s
ability to continue to do so over a period of
atleast 12 months from the date of
approval of the financial statements

— The Directors’ explanation as totheir
assessment of the Group’s and Company's
prospects, the period this assessment
covers and why the period is appropriate

— TheDirectors’statement as to whether
they have a reasonable expectation that
the Company willbe able ta continuein
operation and meetits [fabilities as theyfall
due overthe period of its assessment,
including anyrelated disclosures drawing
attention to any necessary qualifications
grassumptions

Ourreview of the Directars’ statement
regarding the longer-term viability of the Group
and Company was substantiaily less in scope
than an audit and only consisted of making
inguiries and considering the Directors’
process supporting their statement; checking
that the statameant is in alignment with the
relevant provisions of the UK Corporate
Governance Code; and considering whether
the statement is consistent with the financial
statements and our knowledge and
understanding of the Graup and Cormpany
and theirenvironment obtained in the course
of the audit.
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Inaddition, based on the work undertaken as
part of our audit, we have concluded that each
of the following elements of the corporate
governance statement is materially consistent
withthe financial statements and our
knowledge obtained during the audit:

— The Directors’ staternent that they consider
the Annual Repart, taken asa whole, is fair,
balanced andunderstandable, and provides
the information necessary for the members
toassess the Group'sand Company’s
position, performance, business model
andstrategy

— Thesection of the Annual Report that
describes the review of effectiveness of risk
management and internal control systems

— Thesection of the Annual Reportdescribing
the work of the Audit Committee

We have nothing to reportin respect of our
responsibility to report when the Directors’
statement relating to the Company'’s
compliance with the Code does not properly
disclose adeparturefrom a relevant provision
of the Code specified under the Listing Rules
for review by the auditors.

Responsibilities for the financial
statements and the audit

Responsibilities of the Directors for the
financial statements

As explained more fully inthe Statement of
Directors' rasponsibilities, the Directors are
responsible for the preparation of the financial
statements in accordance with the applicable
framework and for being satistied that they
give a true and fair view. The Direclors are also
responsible for such mternal cantrol as they
determine is necessary to enable the
nreparation of financlal stataments thatare
free from material misstatement, whether
duetofraud orerror.

In preparingthe financial statements, the
Directors are responsible for assessing the
Group's and the Cormpany’s ability to continue
as a going concern, disclosing, as applicable,
mattersrelated to going concern and using
the going concern basis of accounting unless
the Directors either intend to liguidate the
Group orthe Company orta cease operations,
or have no realistic alternative but to do so.



Auditors’responsibilities for the audit of the
financial statements

Our objectives areto obtain reasonable
assurance about whether the financial
statements as awhole are free from material
misstatement, whether duetofraud orerror,
and toissue an auditors' report thatincludes
our opinion, Reasonable assurance is a high
level of assurance, butis nota guarantee

that an audit conducted in accardance with
1SAs (UK) will always detect a material
rmisstatement when it exists, Misstatements
canarise from fraud or error and are considered
materiatif, individually or in the aggregate, they
cauld reasonably be expectedtoinfluence the
economic decisions of users taken on the basis
ofthese financal slatemenls.

Irregularities, including fraud, are instances

of non-compliance with laws and regulations.
We design procedures in line with our
responsibilities, outlined above, to detect
material misstatements inrespect of
irregularities, including fraud. The extent to
which our procedures are capable of detecting
irregularities, including fraud, is detailed below.

Based on ourunderstanding of the Group and
industry, we identified that the principal risks
of non-compliance with laws and regulations
related totax legislation including the Real
Estate Investment Trust (REIT) requirements,
UK Companies Act 2006 requirements and
listing requirements including the UK FCA
Listing Rules, and we considered the extent to
which non-compliance might have a materfal
effect onthe financial statements. We
evaluated management's incentives and
opportunities for fraudulent manipulation of
the financial staterments (including the risk of
override of contrals), and determined that the
principal risks were related to posting
inappropriate journal entries to increase
revenue, and managemeant biasin accounting
estimates, The Group engagementteam
sharedthis risk assessment with the component
auditors so that they could include appropriate
audit procedures inresponse tosuch risksin
their work. Audit procedures performed by the
Groupengagement team and/or companent
auditors included:

— Discussions with management, internal
auditand those charged with governance,
including consideration of known or
suspected instances of non-compliance
with laws and regulation and fraud

— Reviewing minutes of meetings of those
charged with governance

— FEvaluation of management’s controls
designedto preventand detect
irregularities

— Designing audit procedures to incorporate
unpredictability into ourtesting

— Evaluation of the Group's compliance with
the REIT requirements

— Challenging assumptians and judgements
made by managementintheirsignificant
accounting estimates, in particularin relation
to the valuation of investment property
{seerelated key audit matters above)

— Identifying and testing jcurnal entries,
in particularanyjournal entries posted to
revenue with unusual account combinations
or posted by senicr management

— Reviewing financial statement disclosures
and testing to supporting documentation to
assess compliance with applicable laws
andregulations

There areinherent limitations in the audit
procedures described above. We are less
likely to become aware of instances of
non-compliance with laws and regulations
that are not closely related to events and
transactions reflected in the financial
staternents. Also, the risk of not detecting a
material misstaternent duetofraud is higher
than the risk of not detecting one resulting
from error, as fraud may involve deliberate
concealment by, for example, fargery
orintentional misrepresentations,
orthrough collusion.

Quraudittesting might include testing
complete populations of certain transactions
and balances, possibly using data auditing
techniques. However, it typically involves
selectingalimited number of items for testing,
rather than testing complete populations.
We will often seek to target particular items
far testing based on their size orrisi
characteristics. In other cases, we willuse
auditsamplingtoenableustodrawa
conclusion about the population from which
thesampleisselected.

Afurther description of our responsibilities for
the audit of the financial statements is located
onthe FRC's website at: www.fre.org.uk/
auditors responsibilities. This description
forms part of ourauditors’ report.

Use of this report

Thisreport, including the opinions, has been
prepared for and only for the Company’s
members as a body in accordance with
Chapter 3 of Part 16 of the Companies Act
2006 and for no other purpose. We donot,

in giving these opinions, accept or assume
responsibility for any other purpose orto any
other person to whom this report is shown
orinto whose hands it may come save
where expressly agreed by our prior consent
inwriting.
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Other required reporting

Companies Act 2006 exception reporting
Under the Companies Act 2006 we are
required tareportto you if, in cur opinion:

— we have not obtained all the information and
explanations we require for our audit; or

— adequate accounting records have not
been kept bythe Campany, orreturns
adequate for our audit have not been
received from branches not visited by us; or

— certaindisclosures of Directors’
remuneration specified by law are not
made; ar

— the Companyfinancial statements and the
partof the Directors’ Remuneration Report
to be audited are notin agreement with the
accounting records andreturns.

We have no exceptions tareport arising from
this responsibility.

Appointment

Following the recommendation of the Audit
Committee, we were appointed by the
members on 25 April 2017 toauditthe
financial statements for the year ended

31 December 2017 and subsequent financial
periods. The period of tatal uninterrupted
engagement is six years, covering the

vears ended 31 December 2017 to

31 December 2022,

Other matter

Indue course, as required by the Financial
Conduct Authority Disclosure Guidance and
Transparency Rule 4.1.14R, these financial
statements will form part of the ESEF-
prepared annualfinancial reportfiled onthe
National Storage Mechanism of the Financial
Conduct Authority in accordance with the ESEF
Regulatory Technical Standard (ESEF RTS).
This auditors’ report provides no assurance
overwhetherthe annual financial report will
be prepared using the single electronic farmat
specifiedin the ESEF RTS.

Sonia Copeland (Senior Statutory Auditor)
forand on behalf of

PricewaterhouseCoopers LLP

Chartered Accountants and Statutory Auditors
London

8March 2023
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2022 2021

(Restated)

Naotes £m £m

Revenue 1 _3a 1314 1372

Profit from operating activities T a 2 29.7 8.0
Revaluation loss on properties t 2 (82.7) (169.6)

Othernet gains 2 0.6 187
Share of rasults of joint ventures 133 {41.5) {(171.3)
Impairment of joint ventures 10A - (11.5)
Share of results of associates 143 {7.1) 156
Operating loss (101.0) (310.1)

Finance income 7 261 151
Emnance costs 7 (89.1) (113.0
Lass beforetax (164.0) (408.0)
Taxcharge s 102 (1.3)
Loss from continuing operations (164.2) (409.3)
Loss from discontinued aperations o 93 - {19.8)
Lass for the year attributable to equity shareholders (164.2) (429.1)

Basic and diluted loss per share b

Continuing operations 118 (3.3 8.3)p

Discaontinued operations o 118 - 0.4)p

Total (3.3)p 8.7p

1t 2021 higures have beenrestated to reflect the IFRIC Decision on Concessions with furtherinformation provided innotes 1Band &.
a Includesacharge of £4.0m (2021: £13.5m) and an equivalent credit of £10.7m (2021 credit of £16.6m) relating to provisions forimpairment of trade (tenant)

receivables as set outin note 150.

b 2021 loss per share figures have been restated taincorporate the bonus element of scrip dividends
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2022 2021
£m £m

Lossfor the year from (:ont\'numgﬂoperaﬂons (164,2)- (4693)
Loss far the year from discontinued operations - - 0188
Loss for the year (164.2)  (429.1)
Recyelod through the profit or loss on dispasal ul uver seds proper ly lnterests
Exchange gain previously recognised inthe translation reserve - (55.2)
Exchange loss previously recognised in the net investment hedge reserve o - 44.2
Net exchange loss relating to equity shareholders a - (11.0)
Items that may subsequently berecycled through profitor loss
Foreign exchange translation differences 130.6 {139.7)
{Loss)/gain en netinvestment hedge {103.4) 112.2
Netloss oncash fluw hedge {1.9) (1.7
Share of other comprehensive gain of associates 233 13

48.6 (27.9)
Items that will not subsequently be recycled through profit or loss
Net actuarial (losses)/gains on pension schemes (26.7) 18.9
Totalother comprehensive income/(loss) 3 219  (200)
Tatal comprehensive loss for the year T(142.3)  (449.2)

a 2021:Relatestothe sale of the Group’s 25% interest in Espace Saint-Quentinand 10% interestin Nicetoile.

b Allitems within total ather comprehensive income/(loss) relate to continuing operations.
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CONSOLIDATED BALANCE SHEET
As at 31 December2022
2022 2021
(Restated end
re-presented)
Note £m £m
Non-current assets
Investment properties 12 1,461.0 1,561.4
Interestsin leasehold properties 34.0 329
Right-of-use assets 9.5 38
Plant and equipment 1.4 14
Investmentin joint ventures 13C 1,342.4 14518
Investment in assaciates 14C 1,297.1 1,247.0
Otherinvestments 9.3 95
Trade and otherreceivables 154 3.2 19.5
Derivative financial instruments 194 7.0 18.6
Restricted monetary assets 16A 21.4 214
) 4,86.8 43673
Current assets
Trading properties 12 36.2 343
Trade and otherreceivables 153 85.9 848
Derivative financiat instruments 15A 0.1 7.3
Restricted monetary assets - 16A 8.6 337
Cash and cash equivalents T 163 218.8 3151
349.6 4752
Assetsheld forsale - A I
. . 349.6 546.6
Totalassets 47 4,5364 49139
Current liabilities } )
Trade and other payables 17 (168.3) (179.4)
Obligations under head leases 20 (0.2) -
Tax (0.5) 0.6)
Derivative financialinstruments 19A (161) -
(185,1)  (180.0)
Non-current liabilities
Trade and other payables 17 (56.3) (56.6)
Obligations underhead leases 20 (38.1) (36.4)
Loans 184 (1,646.4) (1,834.8)
Deferredtax (0.4) 0.4)
Denvativg_ﬁnandalinstrumengs 19A (23.'7)} - (597
] (1,764.9)  (1,987.9)
Tatalfabilities (1,950.0) (2,167.9)
Net assets 2,586.4 27460
Equity
Share capital 21A 250.1 22190
Share premium 1,563,7 1,593.2
Mergerreserve - 3741
Capitatredemptionreserve * - 207.6
Otherreserves * 213 135.4 11040
Retained earnings * 646.0 2435
Investmentin own shares , . @8 (35
Equity shareholders’ funds ' 2,586.4 27459
Nen-contralling interests - 02
Totalequity . - 2,586.4 2,746.0
EPRA net tangible assets value per share 11¢ 53p 64p

1 2021 figures have been restated to reflect the IFRIC Decision on Depos ts with further information provided in notes 18 and 16.
* Certainreservesfor 2021 marked * have beenre-presented as setoutinthe cansolidated statement of changes in equity.

These financial staternents were approved by the Board on 8 March 2023 and signed anits behalf by:

Rita-Rose Gagné

Himanshu Raja

Chief Executive Chief Financial Officer
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY
Year ended 31 December 2022

Capital Invest- Equity Non-
redemp- ment share- con-
Share Share Merger tion Other Retained inown holders”  trolling Total
capital premium  reserve  reserve reserves earnings shares funds interests equity
Note ‘El‘?l £m il‘ﬁ £nt: Er: £m Eni £m £m £m
At1January 2022 221.0 1,593.2 3741 2076 1100 2435 (3.5)(2,7459 0.1 2,746.0
Reclassification d - - — 9.4 - 9.4 - - - -
At 1January 2022 —re-presented 221.0 1,593.2 3741 198.2 1100 2529 (3.5)|2,745.9 0.1 2,746.0
Foreign exchange translation differences - - - - 1230.7 - - | 130.7 {0.1) 130.6
Lossonnetinvestment hedge - - - - (103.4) - - | {(103.4) - (103.4)
Gain cn cash flow hedge - - - - 6.3 - - 6.3 - 6.3
Gain on cash flow hedge recycled to net
finance costs - - - - (8.2) - - (8.2} - (8.2)
Share ot other comprehensive gain of
associates - - - - - 233 - 233 - 23.3
Net actuarial losses on pension schemes 230 - - - - - (26.7) - (26.7) - {26.7)
Loss forthe year - - - - - (164.2) - | (164.2) - {164.2)
Total comprehensive income/(loss) - - - - 254 (167.6) - | (142.2) (0.1) {(142.3)
Transfer be - - (374.1) (198.2) - 5723 - - - -
Share-based employeeremuneration - - - - - 3.0 - 3.0 - 3.0
Costofshares awarded to employees - - - - - 1.4) 1.4 - - -
Purchase of own shares - - - - - - (6.7) (6.7) - (6.7)
Dividends 22 - - - - - {140.3) — | (140.3) — (140.3)
Scrip dividend related share issue 291 {29.1) - - - 1271 - 1274 - 1271
Scrip dividend related share issue costs - {0.4) - - - - - (0.4) - {0.4)
At31December 2022 250.1 1,563.7 - - 1354 6460 (8.8){2,586.4 - 2,586.4
a Share capitalincludes shares held intreasury and shares held in an employee share trust, which are held at cost and excluded from equity shareholders’ funds

[= TN )

[t

through ‘Tnvestmentinawn shares'with further information set out in note 21A.

The capital redemption reserve comprised £14.3m relating to share buybacks which arose over anumber of years up to 2019 and £183.9m resulting from the
canceltation of the Company's shares as part of the rearganisation of share capitalin 2020. Following approval by the Court on 22 November 2022, this reserve
has been reclassified as available for distribution to shareholders in accordance with ICAEW Technical Release 02/17B8L section 2.8Aand as aresult has been
transferred to retained earnings.

From 1 January 2022, ‘Other reserves’ now comprises Translation, Net investment hedge and Cash flow hedge reserves as set out innote 21B.

The share-based employee remuneration reserve was previously segregated separately within ‘Other reserves’ and for the purposes of presentation in this
report, forthe year ended 31 December 2021 has beenrenamed ‘Capital and share-hased reserves’. This share-based employee remuneration reserve has now
beenreclassified into retained earnings to retlect that it forms part of this reserve. The remaining component of the previously named ‘Other reserves’ was the
capital redemption reserve and has accordingly been renamed as such.

The merger reserve arose In September 2014 from a placing of new shares using a structure which resulted in merger relief being taken under Section 612 of the
Companies Act 2006. Following receipt of the proceeds in 2014 and the relevant criteria enabling use of the reserve having been satisfied, the amountsinthe
merger reserve are deemed distributable and accordingly the balance of this reserve has been transferred taretained earnings.
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

Yearended 31 December 2021

At1January 2021

Recycled exchange gain on disposal of
overseas property interests

Foreign exchange translation differences
Gain on netinvestment hedge
Loss on cash flow hedge

Losson cash flow hedge recycled tonet
finance costs

Share of other comprehensive gain of
associates

Met actuarial gains on pension schemes
Lossforthe year
Total comprehensive loss

Share-based employee remuneration
Cost of shares awarded to employees

Transfer on award of own sharesto employees

Purchase of own shares
Dividends
Secrip dividend related share issue

Scripdwidend related share issue costs

At31December2021

Capital

and

share-

Share Share Merger based
capital  premium  reserve  reserves
d

MNaote £ £m £m £m

2029 14,6119 3741 2071

23C - - - =
= - - 3.3
- - - 0.4

- - - (2.4)

22 = - - -
181 (18.1) - -

- 0.6 - -

221.0 1,593.2 3741 2076

Other
reserves
c

£

1502 6630  (0.4)3.2088

Retainzd
earnings

£rn
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Invest-
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inown
shares
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£m

Equity

share- Non-con-

holders” trefiing

funds interesis

£rn £m

(110} - -
(139.7) - -] 139.7)
112.2 - | 1122
(1.9) - - 1.9
0.2 - -
- 189 - .
- 4290) eJ (429.1)
(40.2) (408.9) ~ | rass1)
- - - ’ 33 ’
- - 0.4 -
— 24 - -
- - 33 @
- (1357 | assm
- 1229 —| 1227
- - — | ©8
1100 2435 w

0.1

Jotal
equity

(11.0)
{139.7)
i12.2

{1.9)

0.2

(3.5)

135.7)
122.7
08

7459 01 27460
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2021
2022 {Restatedand
re-presented)
Note £€m £m
Profit from operating activities T 29.7 8.0
Net movermnents inworking capital and restricted monetary assets T 24A 2.6 4.3
Non-cashitems T 244 (08) (9.3
Cash generated from operations T 31.5 3.0
Interestreceived 18.1 20.5
Interest paid {69.1) (101.4)
Redemption premiums and fees from early repayment of debt - (19.8)
Debt andloan facility issuance and extension fees (2.8) (5.2)
Premiums an hedging derivatives 3.9 (20.8)
Tax repaid/paid) 0.3 2.0
Distributions and other receivables from joint ventures 89.5 45.7
Distributions from joint ventures reclassified as assets held for sale o 6.0 -
Cash flows from operating activities T 69.6 (80.0)
Investing activities
Capital expenditure (36.4) (76.2}
Sale of properties 124,0 7.0
Sale of investments in joint ventures 67.9 48.5
Sale ofinvestments in associates - 21.2
Advances to joint ventures {4.0) {14.0)
Distributions and capital returns received from associates 2.6 21
Cash flows from investing activities 154.1 (11.4)
Financing activities
Shareissue expenses {0.5) (2.5)
Proceeds from award of own shares 0.1 01
Purchase of own shares {6.7) (3.5
Proceeds from new Borrowings - 596.5
Repayment of Borrowings (302.4) (529.4)
Equity dmidends paid 22 (13.2)  (24.9)
Cash flows from financing activities (322.7) (363.7)
Decrease/(increase)In cash and cash equivalents
— continuing operations {99.0) (455.1)
— discontinued operations o * 9C - 3548
T (99.0) {100.3)
Opening cash and cash equivalents T 248 315.1 417.5
Exchange translation movement 248 27 GN
Closing cash and cash equivalents T 248 218.8 315.1

1 2021 figures have been restated to reflect the IFRIC Decision on Concessions with further information provided in notes 18 and & and the IFRIC Decision on

Depaosits with further information provided in notes 1B and 16.

* Cashflows forthe year ended 31 December 2021 were previously presented toinclude discontinued operations allocated into each individuat line item.
The figures above have beenre-presented to show only cash flows arising from continuing operations {consistent with the presentation used in the consolidated
income statement). Further detail on cash flows from discontinued operations brought inas a single line item are set outin note 9C.



FINANCIAL STATEMENTS
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Forthe year ended 31 December 2022

A.GENERAL INFORMATION

Hammerson pleisa UK public company limited by sharesincorporated
under the Companies Act and is registered in England and wales.

The address of the Company’s registered office is Marble Arch House,
66 Seymaur Street, London W1H 5BX.

The Group's principal activities are as an owner, operator and developer of
sustainable prime urban real estate whereby the Group owns and invests
inflagship destinations, developments, and premium outlets across the
United Kingdom (UK) and Europe.

B.BASIS OF PREPARATION AND CONSOLIDATION

Basis of preparation

The consolidated financial statements have been preparedin accordance
with both UK-adopted international accounting standards and International
Financial Reporting Standards adopted pursuant to Regulation (EC)
No1606/2002 as itappliesin the European Union, (IFRS adopted by the
European Union as at 31 Decernber 2020), as well as SAICA Financial
Reporting Guides asissued by the Accounting Practices committee and
those parts of the Companies Act 2006 as applicable to companies
reportingunder IFRS.

New accounting standards, amendments to standards and IHRIC
interpretations which became applicable dunng the year or have been
published but are notyet effective, were either not relevant or had no, or no
material impact on the Group’sresutts ornet assets, except forthe following
IFRIC agenda decisions that were issued during the year which have
resulted in accounting policy changes as follows:

— InApril 2022, the [FRIC issued an agenda decision inrespect of the
presentation of ‘Demand deposits with restrictions on use arising from
acontract with a third party’ (the ‘IFRIC Decision on Deposits’). The
conclusions were that restrictions on use which arise from a contract with
athird party do not alone change the nature of amounts being classified
as cash and cash equivalents. In light of this, areview has been
undertaken of amounts disclosed as restricted monetary assets”. It has
been determinad that the use of certain tenant deposit and service
charge amounts are restricted only by a contract with athird party. As a
result, in applyingthe agenda decision, such amounts for 2021 have
been restated toreflect this change with analysis set out in note 16.

— InOctober 2022, the IFRIC finalised an agenda decision in respect of
‘Lessorforgiveness of lease payments (IFRS 9 and IFRS 16) (the IFRIC
Decision on Concessions'). This concluded that where forgiven amounts
are already past due and recognised as operating lease receivables,
these should be accounted for by charging to the income statemeant on
the date that the legal nghts are conceded. Historically, the Group's
treatment of suzh concessions, which arose as aresultof the Covid-19
pandemic, has been to recognise these as lease madifications such that
the impact was initially held on the balance sheet and then spread
forward intothe income statement over the lease termor period to first
break. Incentives classified within investment properties resulted in
rmovementsin tenantincentives which were recognised with an egual
and opposite offsetin revatuation losses. As aresult of imptermenting
the change, 2021 figures have been restated whereby Reported Group
revenue, gross rentalincome, netrentalincome and revaluation losses
are affected although operating profit and income statement figures
below are unatfected. The equivalent Adjusted figures are also affected
including those down to Adjusted earnings. More detailed gnalysis of the
financial statement effects are set out innote é.

Where figures have beenrestated, these are marked 1.
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Hammerson plc Annual Report 2022 132

The hnancial statements are prepared on the historical cost basis, except
thatinvestment properties, otherinvestments and derivative financial
nstruments are stated at fair value. Other than the effects of the agenda
decisions, accounting policies have been applied consistently, however,
inordertoenhance and aid the users’ understanding, certain figures have
beenre-presented as described in the applicable parts of the financial
statements, togetherwith certain other presentational changes made with
the objective of simplification.

Basis of consolidation

The consolidated financial statements incorporate the financial statements
of the Company and entities controlled by the Company {its subsidiaries).
Controlis achieved where the Company hasthe pawer overthe investee,

is exposed, or has rights, tovariable return from fts involvement with the
investee and has the ability to use its power to affectits returns.

Theresults of subsidiaries, joint ventures or associates arencluded mthe
consolidated income statement when control is achieved, which is usually
from the effective date of acquisition, or up to the effective date of disposal
whichis usually on completion of the transaction. Allintragroup transactions,
balances, income and expenses are eliminated on consolidation. Where
necessary, adjustments are made to bring the accounting policies used into
line with those used by the Group.

Business combinations are accounted for using the acquisition method
where any excess of the purchase consideration over the fair value of the
assets, liahilities and contingent liabilities acquired and the resulting
deferred taxthereon is recognised as goodwill which s then reviewed
annually forimpairment. Acquisition related costs are expensed.

Joint operations, joint ventures and associates

The accaunting treatment farjoint aperations, joint ventures and assaciates
requires an assessrment to determine the degree of control or influence that
the Group may exercise over them and the form of that control.

The Group’s interestin jointarrangements is classified as either;

— ajoint operation: not operated through an entity but by joint controlling
parties which have rights to the assets and obligations for the Liabilities; or

— ajointventure: whereby the joint controlling parties have rights to the net
assets of the arrangement.

The Group's interestsin its joint arrangements are commonly driven by the
terms of partnership agreements, which ensure that control is shared
between the partners.

Associates are those entities overwhich the Group 1sin a position to exercise
significant influence, but not contral ar jaintly control.

The Group’s share of interests in joint operations is proportionally
consolidated intothe Group financial statements.

The results, assets and liabilities of joint ventures and associates are accounted
forusing the equity method. Investments in joint ventures and associates
are carried in the consolidated balance sheet at cost as adjusted for post
acguisition changesin the Group's share of the net assets of the joint
venture or associate, less any impairment. Loans to joint ventures and
associates are aggregated inta the Group’s investment in the consolidated
balance sheet. The Group eliminates upstream and downstream transactions
withits jointventures, including interest and management fees.



Any losses of joint ventures or asscciates are initially recognised against
the equity investment, however, ifin excess of the Group's equity interest,
losses are recognised only to the extent that the Group has incurred legal
or constructive abligations or made payments on behalf of the other entity.
If the Group's equity investment is £nil, the share of losses is recognised
against other long term interests or if such interests are not available,
losses are simply restricted to leave the Group's equity investment
remaining at £nil.

Distributions and other income received from joint ventures are included
within cash flows from operating activities owing ta their association with
the underlying profits of the joint venture whereas all other cash flows are
recognised as investing activities. Distributions reduce the carrying value
of the Group’s investments in jaint ventures and associates.

C. ALTERNATIVE PERFORMANCE MEASURES (APMs)

The Group uses anumber of performance measures which are non-IFRS.
The key measures comprise the following:

~ Adjusted measures: Used by the Directors and management to monitor
business performance internally and exclude the same itemns as for EPRA
earnings, but also certain cash and non-cash items which they believe are
not reflective of the normal day-to-day operating activities of the Group.
Furthermaore, the Group evaluates the performance of its portfolio by
aggregatingits share ofjoint ventures and associates which are under the
Group's management ('Share of Property interests’} on a proportionally
consolidated basis including, where applicable, discontinued operations.
The Directors believe that disclosing such non-IFRS measures enables
areader toisolate and evaluate the impact of such items on results and
allows forafuller understanding of perfarmance from year to year.
Adjusted performance measures may not be directly comparable with
othersimilarly titled measures used by other companies.

— EPRAearnings and EPRA net assets: Calculated in accordance with
guidance issued by the European Public Real Estate Association
recommended bases.

— Headline earnings: Calculated in accordance with the requirements of
the Johannesburg Stock Exchange listingrequirements,

Areconciliation between reported and the above alternative earnings and
net asset measuresissetoutinnote 10.

D.GOING CONCERN

Introduction

The Directors have undertaken a detailed going concern assessment,
considering the Group's principal risks and current and projected financial
position over the period to 30 June 2024 (‘the going concern pericd’).

This period has been selected as it coincides with the first sixmonthly
covenant test date for the Group’s unsecured barrowing facilities falling

due after the minimum 12 months going concern period. The assessment
process invalved the preparation of twe scenarios: a ‘Base’ scenaricand a
‘Severe hut plausible’ scenario. In addition the Directors reviewed covenant
reverse stress tests over the going concern period.

The two scanarios take account of the latest economicand trading outlook,
including geopolitical uncertainty, primarily related to the ongoing war

it Ukraine, and the associated economic challenges on both consumers
and businesses from high inflation, rising interest rates and supply

chain pressures.

1. BASIS OF PREPARATION, CONSOLIDATION AND PRINCIPAL ACCOUNTING POLICIES continued
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Financing position

At 31 December 2022, all borrowings inthe Reported Group were
unsecured and subject to covenants relating to the Group’s gearing, interest
cover, secured borrowings as a proportion of equity shareholders’ funds,
andunencumbered asset ratio, the latter covenant only being applicable
tothe private placement notes. As explained inthe Financial Review,

there was significant headroom under each of these covenants and the
Group also had hquidity of £996m. This position results in the Group having
nounsecured refinancing required until 2025 which is not covered by
available cash.

The Group also has exposure to secured borrowings inthree of its joint
ventures {Dundrum, Highecross and O'Parinar) and its associate, Value
Retail. These secured facilities are subject to covenants, principally relating
toloan tovalue and interest caver and are non-recourse to the Group.

This means that the lenders only have security over the property assets
held bythe jointventure or Value Retail and the Groupis not liable forany
repayment shortfall. Also, a covenant breach or acceleration of any of these
facilities would not cause a cross-default under any of the Group’s
unsecured borrowings or any of the other secured loans.

At 31 December 2022 the Group's share of secured borrowings in its joint
ventureswas £392m and in Value Retail, accounted for as an associate,
£762m. The loans secured against Highcross and O'Parinor and three loans
held by Value Retail mature over the going concern period. The Group's
share of these loanswas £234m at 31 December 2022. The loan secured
against Dundrum, Group’s share £266m, maturesin Septembar 2024, just
outside of the going concern period. During 2022, Value Retail sutcessiully
raised over £1.0bn by refinancing three securedloans, the largest being a
£693m five year loan secured against Bicester Village which was completed
in December 2022.

Scenario assumptions

Base scenario

The going concern scenarios, which exclude disposals and refinancing
assumptions, were constructed from the Group’s Business Plan (‘the Pian’,
which was approved by the Board in December 2022 and took into account
the challenges in the market outlook referred to above and risk of recession,
Nonetheless, the Plan assumed a stable near term operational performance
supported by the Group’s strong leasing pipeline and the recoveryin
collections and footfall seen over the course of 2022. Recognising the
heightened macroeconomic uncertainty and pressures, investment
markets ware forecast toremain challenging with property values forecast
tofallin 2023, before growing in 2024. The assumptions and projections
inthe Plan have been incorporated into the Base scenario.

Severe but plausible scenario

Indeveloping the Group's Severe but plausible scenario the Board has
assumed anumber of connected adverseimpacts to the Group’s operating
metrics and valuations which directly effect the Group’s unsecured
borrowing covenants. The assumptions in the Severe but plausible scenario,
have been determined using available benchmarks and external forgcasts,
and are based on a mare severe economic downturn than anticipatedinthe
Base scenario and include over the going concern period:

— A5 percentage pointsincrease in forecast vacancy above the Base
scenario duetotenantfailure and a weaker leasing performance

— A10% reductioninvariable income fromturnover rent, car parks and
commercialisation relative to the Base scenario associated with lower
forecast footfall

— Anallowance forincreased credit loss prowvisions from lower collections
andtenant failure

— Nocash distributions from Value Retail

- Dividends limited to match minimum REIT requirements hased on the
revised earnings projectionsin the Severe but plausible scenario
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1.BASIS OF PREPARATION, CONSOLIDATION AND PRINCIPAL ACCOUNTING POLICIES continued

D. GOING CONCERN continued

Scenario assumptions continued

— Reductionin capital expenditure to atotal of £100m aver the going
concern period

— Weakerinvestment markets with lowervaluations

These adverse assumptions, resultin forecast netrental income (NRT}
overthe going concern period being ¢.70% of 2022 NRI and the Group's
property portfolio reparting a capital return of -13% equivalent toa
revaluation loss of almast £700m.

Treatment of private placement notes

Due tothe forecast valuation reductions in both scenarios, the headroom
under the Group’s unencumbered asset ratio covenant is fully eroded by the
end of the going concern period in the Base scenario, This covenantis only
applicable tothe private placement notes which totalled £191mat

31 December 2022, and for going concern maodelling purposes ta avoid the
risk of breach, both scenarios assume that the notes are fully redeemedin
2023 using existing liquidity.

Secured borrowing refinancingrisks

Inrelationtothe £234m of securedloans held by two joint ventures and
Value Retail which mature over the gaing concern period, since the year end
areceiver was appointed by the lenders on Highcross and refinancing
planning or lender discussions are ongoing on the other loans. However, as
atthe date ofthis report, no contractual refinancing agreements have been
reached. Therefare, for going concern modelling purposes, ithas been
assumed that the lenders enforce security over these assets with the Group
recognisinganimpairment ofits netinvestment in these assats.

Scenario outcomes and reverse stress tests

Having prepared the two scenarios on the basis of the assumptions
explained above, under both scenarios, the Group is forecast toretain
significant liquidity andis able to meet its obligations as they fall due over
the course of the going concern period. Itis also forecast to remain
compliantwith allthe remaining unsecured debt covenants over the going
concern period, with gearing and interest cover being the most critical for
the going concern assessment.

The keyvariables impacting these two covenants are valuation mevements
forthe gearing covenant, and changes in net rental income for the interest
cover cavenant. Net interest cost also impacts the interest cover ratio,
however asat 31 December 2022, 84% of the Group’s debt (includedin this
covenant) is at fixed interast rates, which limits the near term volatility of this
element of the covenant. The percentage of fixed debt is farecast toremain
broadly unchanged over the going concern period.

Asat 31 December 2022, the gearing ratio could withstand a reduction in
the value of the Group’s property portfolio of 28, and forthe interest cover
cavenant, areduction in NRI (relative to 2022 netrental income) of 61%.
Giventhe adverse assumptions adopted in the Severe but plausible
scenario, the level of covenant headroom is farecast to diminish over the
going concern pericd suchthat, atits lowest point, in June 2024, the
covenant headroom to further valuation falls is forecast as ¢. 15% for the
gearing covenant and c. 45% for lower net rentalincome under the interest
cover covenant.

The Board considers that these levels of valuation and net rental income
reductions overthe going concern period, which are significantly in excess
of those assumed in the Group's Severe but plausible scenario, are remote.

Mitigating actions

The successful delivery of the Group's strategy will continue to strengthen
the Group's financial position. From a going concern perspective, a key
element ofthisis to deliver aresilient and sustainable capital structure, and
additional actions which have not been factored into the going concern
assessmentare:

—~ The completion of the Group's disciplined disposals programme of
c.£500m over 2022 and 2023

— Refinancing of maturing loansin the ordinary course of business,
particularly by Value Retail, where following the successful refinancing
activitiesin 2022, their management remain confident of refinancing
future maturing loans

Conclusion

Having undertaken the assessment described above, over the going
concern period, under beth scenarios the Group is forecast toretain
significant Lquidity and is able to meet its obligations as they fall due.

The Groupis also forecast ta retain significant headroom under the gearing
and interest cover covenants in its unsecured borrowings. This includes the
impact of afullimpairment of the net investrment in relation ta secured loans
maturing over the going concern period. This outcome demaonstratesthe
Group’s ability to withstand such an adverse qutcome, eveninthe Severe
but plausible scenario.

The Directors are therefore able to conclude that they have areasonable
expectation that the Group has adequate resources to continue in
operational existence and meet its liabilities as they fall due for at least the
next 12 months and have accordingly prepared the financial staterments
on the going concern basis.

E.PRINCIPAL ACCOUNTING POLICIES

Revenue

Revenue comprises gross rentalincome (consisting of base and turnover
rents, income from car parks, leaseincentive recognition and othar rental
income), service charge income, property fee income and joint venture and
associate management fees. These income streams are recognisedin the
period towhich they relate as set out below.

Rentalincome from investment property is recognised as revenue on
astraight line basis over the lease term. Lease incentives and costs
associated with entering into tenant leases are amortised over the lease
termas areduction inrental income. Lease madifications are accounted for
as anew lease from the effective date of the modification, considering any
prepaid or accrued lease paymentsrelating to the original lease as part of
the lease payments for the new lease. On enteringinto alease modification
any initial direct costs assaciated with the lease, including surrender premia
previously paid, are derecognised through rentai expense in the year. Rent
reviews are recognised when such reviews have been agreed with tenants.

Contingent rents, being those lease payments that are not fixed at the
inception of alease, for example increases arising on rentreviews and
turnover rent, are variable consideration and are recorded as income using
the most reliable estimates of such consideration in the periods in which
they are earnad and based on the most reliable estimates of the value of
such consideration.
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Under IFRS 15, the Group's revenue from contracts with customers
includes service charge income, property fee income, car parkincome
and jointventure and associate management fees and is recognised in
accordance with the following performance obligations:

— Service charge income, property fee income and joint venture and
assoclate managemeant fees are recognised over the period the
respective services are provided

- Car park income is recognised at the pointintime when the customer
has completed use of their car parking space

Retirement benefit costs

Defined contribution pension plans

The cost of defined contribution schemes is expensed as incurred.
The Group has no further payment obligations once the contributions
have been paid.

Defined henefit pension plans

The Group has one funded plan where assets are held in separate trustee
administered funds. The Group also provides other unfunded pension
benefits to certain members.

The Group’s net obligation comprises the amount of future benefit that
employees have earned, discounted to determine apresentvalue, lessthe
fair value of the pension plan assets, The cost of providing benefits under
defined benefit arrangements are determined separately for each plan
using the projected unit credit method, with valuations being carried out
by external actuaries,

The present value of the defined benefit obligation is determined by
discounting the estimated future cash outflows using interest rates of high
quality corporate bonds that have terms to maturity approximating to the
terms of the retated pension obligation. Anet pension asset is only
recognised tothe extent that it is expected to be recoverable in the future
and the asset is limited to the present value of any future refunds from the
plan or reductian in future contributions to the plan. In accordance with
IFRIC 14, the Group recognises a pension surplus on a defined benefit
pension planifit has a legalright to receive that surplus onwinding up.

The netinterest cost is calculated by applying the discount rate to the net
balance of the defined benefit obligation and the fair value of the plan
assets, Actuarial gains and losses arising from experience adjustments and
changesin actuarial assumptions are charged or credited to other
comprehensive income inthe period inwhich they arise.

Share-hased payments

Equity settled share-based employee remuneration is determined with
reference to the fair value (excluding the effect of non-market-based vesting
conditions) of the equity instruments at the date of grant and 15 expensed
over thevesting period on astraightline basis.

Thefairvalue of share options which are subject only to internal
performance criteria or service conditions are measured using input factars
including the exercise price, expected volatility, option life and risk-free
interestrate. For all schemes, the number of options expected tovestis
recalculated at each balance sheet date, based on expectations of leavers
prior tovesting. The fair value of the market-based element of the Restricted
Share Plan is calculated using the Monte Carlo model which is dependent
on factors including the expected volatility, vesting period and risk-free
interestrate.

Finance costs

Net finance costs

Net finance costs include interest payable on debt, derivative financial
instruments, interest on head leases and other lease obligations, debt and
loan facility cancellation costs, net of interest capitalised, interest receivable
onfunds invested and derivative financial instruments, and changes in the
fair value of derivative financialinstruments.

Capitalisation of interest

Interestis capitalised ifitis directly attributable to the acquisition,
construction or production of development praperties orthe significant
redevelopment of investment properties. Capitalisation commences when
the activities to develop the property start on site and centinues until the
property is substantially ready for its intended use, normally practical
completion. Capitalised interest is calculated with reference to the actual
rate payable on loans for development purposes or, forthat part of the
development cost financed out of general funds, at the Group's weighted
averageinterestrate.

Tax

Tax exempt status

The Company has elected for UK REIT, French SIIC and Irish QIAIF status.
To continue to benefit from these tax regimes, the Group is required to
comply with certain conditions as outlined in note 8A. Management intends
thatthe Groupwill continue as a UK REIT, a French SIIC and an Irish QIAIF
far the foreseeable future.

Current and deferred tax

Taxis included in the consclidated income statement except to the extent
thatit relates to items recognised directly in equity, inwhich case the related
taxis recognised in equity.

Current tax is the expected tax payable anthe non-tax exemptincome for
the period, net of allowable expenses and tax deductions, using the tax
rate(s) prevailing during the accounting period, together with any adjustment
inrespect of previous periods.

Deferred taxis provided using the balance sheet liability method, providing
for temporary differences between the carrying amounts of assets and
liabilities for financial reporting purposes and the amounts used for tax
purposes. The following ternporary differences are not provided for:

— Goodwill not deductible for tax purposes

— Theinitial recognition of assets or liabilities that aftect neither accounting
nar taxable profit

— Differencesrelating to investrmentsinsubsidiaries to the extent that they
will probably notreversein the foresesable future

The amount of deferred tax provided is based on the expected manner of
realisation or settlement of the carrying amount of assets and liabilities,
using tax rates that are expected to apply in the period when the liability is
settled or the assetis realised.

Adeferred tax assetis recognised anly tothe extent that it is probable that
future taxable profits will be available against which the asset can be utilised.
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E.PRINCIPAL ACCOUNTING POLICIES continued

Foraign currency

Income statement

Transactions in foreign currencies are translated into sterling at exchange
rates approximating to the exchange rate ruling at the date of the transaction.

The operating income and expenses of foreign operaticns are translated
into sterling at the average exchange rates for the year. Significant
transactions, such as property sales, are translated at the foreign exchange
rate ruling at the date of each transaction.

Transactions with jointventures including distributions, interest and
management fees are eliminated on a proportionate basis. The Group's
financiat performance is not materfally mpacted by seasonality.

Balance sheet

Monetary assets and liabilities denominated in foreign currencies at the
palance sheet date are translated into sterling at the exchange rate ruling
at that date and, unless they relate to the hedging of the netinvestmentin
foreign operations, differences arising on translation are recognised inthe
consolidated income statement.

The assets and liabilities of foreign operations, including goodwill and fair
value adjustments arising on consolidation, are translated inta sterling at
the exchange rates ruling at the balance sheet date.

Netinvestmentinforeign operations

Exchange differences arising fromthe translation of the net investment in
foreign operaticns are taken tothe translation reserve. They are releasedto
the consaolidated income statement upon disposal of the foreign operation.

Exchange rates
The principal foreign currency denominated balances areineurowhere the
translation exchange rates used are:

cansolidated income statement

Yearended Yezrznded

31 December 31 Decemnber

Average rate 2022 201
Quarter 1 €1195  €1.145
Quarter 2 €1.179 £1.160
Quarter 3 €1.168 £1.156%
Quarter4 €1.150 £1.179

consolidated balance sheet

31December 31Cecember
2022 2021

;earend rate €1.128 €1,j§i

Investment properties and trading properties

Investment properties are stated atfairvalue, being marketvalue
determined by professionally qualihed externalvaluers, and changes

in fair value are included in the consolidated income statement. Accordingly,
no deprecigtionis provided.
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Expenditure incurred on investment propertiesis capitalised whereitis
probable that the future economic benefits assaciated with the investment
property will flow o the entity, and the cost can be reliably measured. This
includes the recognition of capitalised tenant incentives, less amortisation
andimpairment, capitalised interest and other capital expenditure.

Investment properties held for future sale are transferred to Trading
properties withincurrent assets at the fair value at the date of transferand
subsequently measured at the lower of cost and net realisable value,

Interests in leasehold properties

The Group owns a number of properties onlong leaseholds under operating
leases fromfreeholders or superior leaseholders which are depreciated
overthelease term. Atthe commencement of a lease, the Group recognises
leaseliahilities for the buildings element of the leasehold, disclosed as
obligations under head [eases, at the present value of the minimum lease
payments to be made ovar the term of the lease. Fayments to the freeholder
or superior leaseholder are apportioned between afinance chargeand a
reduction of the qutstanding liahility. The finance charge is allocated to each
period during the lease term so as to produce a constant periodic rate of
interestonthe remaining balance of the liahility.

Contingent rents and variable rents payable which are not dependenton an
index, such as rent reviews or those related torentalincorme, are expensed
inthe period to which theyrelate, Where atinception or at some pointduring
the course of the lease, rents are fixed, or are in substance fixed, aright-of-
use assetis created and a corresponding liability for the present value of the
minimum future lease payments recognised on the balance sheet.

Right-of-use assets

The Group has leases for each of its offices. Leased assets are capitalised
on inception of the lease as right-of-use assets and depreciated over the
shorter of the non-cancellable lease penod and any extension options that
are considered reasonably certain to be taken or the useful life of the asset.

Acorresponding lease liability, representingthe present value of the lease
payments is also recognised. The discounted lease liability is calculated
where possible using the interest rate implicit in the lease or where thisis
not atfainable the incremental borrowing rate is utiised. The incremental
borrowing rate is the rate the Group would have to pay to borrow the funds
necessary to abtain a similar asset under similar conditions. The Group
calculates the incrernental borrowing rate using the risk free rate of the
countrywhere the assetis held, adjusted for length of the fease and

arisk nremium,

Lease payments are allocated against the principal and finance cost.
Finance costs, representing the unwinding of the discount on the lease
liabulity are expensed toproduce a constant pericdic rate of interest on the
remaining liability.

Cloud software license agreements and intangible assets

When the Group incurs configiration and customisation costs as part of
acloud-based software-as-a-service (5aa$) agreement, and where this
doesnotresultin the creation of an asset which the Group has controlover,
suchcosts are expensed. Licence agreements to use cloud software are
treated as service contracts and expensed, unless the Group has both a
contractualright to take possession of the software atany time without
significant penalty, and the abality to run the software independently of the
hostvendar. In such cases the licence agreement is capitalised as software
within intangible assets.
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1. BASIS OF PREPARATION, CONSOLIDATION AND PRINCIPAL ACCOUNTING POLICIES continued

Software and licenseswhich are capitalisedinclude costsincurred to
acguire the assets aswell as any internal infrastructure and design costs
incurred inthe develapment of software in arder to bring the assets into
use. Capitalised software costsinclude external direct costs of goods and
services, aswell as directly autibuldable initenial paynull elate d costs for
employees who are assaciated with the project. Computer software under
development is held at cost less any recognised impairment loss.

Software is stated at cost less accumulated amaortisation and, where

appropriate, provision forimpairment in value or estimated loss on disposal.

Amortisation is provided to write off the cost of assets on astraight line basis
betweenthree and sixyears, and is recorded in administration expenses.

Plant and equipment

Such assets are stated at costless accumulated depreciation and, where
appropriate, provision for impairment invalue. Depreciation is charged
tothe consolidated income staterment on a straight ling basis over the
estimated useful life, generally between three and five years.

Otherinvestments

Otherinvestments areinitially recognised at fair value and
subsequently remeasured, with changesrecognised in the
consolidated income statement.

Disposals, discontinued operations and assets held for sale
Disposals

Properties are treated as disposed when control transfers to the buyer
which typically occurs on completion,

Gains orlosses on the sale of properties are calculated by reference to
the carrying value at the end of the previous year, adjusted for subsequent
capitat expenditure, unless reclassified to assets held for sale priorto
disposal. Where a corporate entity, whose primary assetis a property,

is disposed, the associated gains or losses on the sale of the entity are
disclosed as profit or loss on sale of properties.

Discontinued operations and assets held for sale

Adiscontinued operationis a component of the Group which represents
asignificant separate line of business, either through its activity or
geographical area of operation, which has been scld, is held for sale or
has been closed.

Where at the balance sheet date the sale of a component of the Group,
which caninclude aproperty, is considered highly probable and is avallable
forimmediate sale inits present condition as well as taking into account
otherrequired accounting criteria, it is classified as held far sale. Such
classification assumes the expectation that the sale will complete within
oneyear from the date of classification, Assets and liabilities held for sale
are measured at the lower of carrying amount and fair value less costs
tosell

Ifaninvestrmentin ajoint venture or associate is reclassified to assets held
for sale, equity accounting ceases on the date of reclassification and any
subsequent movementsinthe fairvalue are recognised as impairment
gains or losses, however, the Group includes earnings generated after
reclassificationto assets held for sale as part of its Adjusted earnings as
describedin note 104,

Trade and other receivables

Trade and other receivables are initially measured at fairvalue,
subsequently measured at amortised cost and, where the effectis materiat,
discounted to reflect the time value of money. Trade and otherreceivables
are shown net of any loss allowance provision. In order to calculate any loss
allowance, the Group applies the simplified approach under IFRS G ta
determinethe Expected Credit Loss (ECL).

In addition the Group makes provisions against receivablesinthe current
pericd in respect of income notyet recognised in the income statement,
butinstead deferred onthe balance sheet to bereleasedto the income
statementin afuture period, tomatch the period towhich the income relates.

Otherreceivablesinclude loans receivable which are financial assets and
areinitially measured at fair value, plus acquisition costs, and are
subsaguently measured atamortised cost, using the effective interest
method, less any impairment.

Cash and cash equivalents and restricted monetary assets
Cash and cash eguivalents comprise ¢ash and short term bank
deposits with an original maturity of three months orlesswhich are
readily accessible.

Restricted monetary assets relate to cash balances which legally belongto
the Group but which the Group cannotreadily access owingtorestrictions
imposed by law orlegjslation and include cash and monies held in escrow
accounts for aspecified purpose. These donot meet the definition of cash
and cash equivalents and consequently are presented separately inthe
consolidated balance sheet.

Financial iabilities
Financial liabilities are those which involve a contractual abligation to deliver
cashtoexternal parties at afuture date.

Loans

Loans are recognised initially at fair value, after taking account of any
discount onissue and attributable transaction costs. Subsequently, loans
are held at amortised cost, such that discounts and costs are charged as
finance costs to the consolidated income staterment over the term ofthe
borrowing at a constant return on the carrying amount of the liability.

Trade and other payables
Trade payables (excluding derivative financial liabilities) are non-interest
bearing and are stated at cost which equates to their fair value,

Derivative financialinstruments

The Group uses derivative financial instruments to economically hedge its
exposure to foreign currency movements and interestrate risks. Hedge
accounting is applied inrespect of netinvestmentsinforeign operations and
of debt raised in non-functional currencies. Derivative financial instruments
are recognised initially at fair value, which equates to cost and subsequently
remeasured at fair value, with changes in fair value beingincluded in the
consolidated incame staternent, except where hedge accounting is applied.

Derivative financial instruments are presented as current assets or liabilities
if they are expected to he settled within 12 months afterthe end of the
reporting period, otherwise they are held as non-current assets or liabilities,

The fair value gain or loss on remeasurement of derivative financial
instruments and the exchange differences on non-derivative financial
instruments thatare designated in a netinvestment hedge are recognised
inthe netinvestment hedge reserve in tatal comprehensive income, to the
extent they are effective, and the ineffective portionis recognisedinthe
consolidated income statement within net finance costs. Amountsare
reclassified fromthe net investment hedge reserve to the consolidated
income statement when the associated hedged item is disposed of.
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E.PRINCIPAL ACCOUNTING POLICIES continued

Derivative financial instruments continued

Thefairvalue gain or loss on re-measurement of derivative financial
instruments that are designated in a cash flow hedge are recognised in the
cashflow hedge reserve in total comprehensive income, tothe extent they
are effective, and the ineffective portion is recognised in the consolidated
income statement within netfinance costs. Amounts are reclassified

fram the cash flow hedge reserve to the consolidated income statement
when the associated hedged transaction affects the consolidated

mcame statement.

In line with the Group's definition of Borrowings which includes
currency swaps, disclosurasin the cash flow statement are consistent
with this definition.

F. SIGNIFICANT JUDGEMENTS AND ESTIMATES

The preparation of financial staterments requires management to

make judgements, estimates and assumptions about the application
of its accounting policies which affect the reported amounts of assets,
liabilities, income and expenses. Actual amounts and results may differ
fromthose estimates.

Judgements and estimates are evaluated regularly and are based on
historical experience and otherfactors, including expectations of future
events that are believed to be reasonable under the circumstances.
Any revisions to accounting estimates are recognised inthe periodin
which the estimate is revised.

Significantjudgements

Assets held for sale and discontinued operations

2022

Therewere no assets qualifying as held for sale nor discontinued operations.

2021

On 14 December 2021, the Group exchanged contracts for the sale of all of
its 50% investment in Silverburn whereby completion occurred in March
2022, Atthe date of exchange, it was concluded that all of the accounting
criteriawere met to classify this investment as an asset held for sale.
Following this reclassification, equity accounting ceased and the asset was
subsequently re-measuredic £71.4mat 31 Decernber 2021, being the
lower of the carrying amount and fair value less costs of disposal.

In February and May 2021, the Group sold several UK retail parks forming

substantially ail of an identihiable segment of the business. As aresult of this,

the UK retail parks were disclased as discontinued aperations. Residual
retained UK retail parks, reclasaified as ‘Developments and other’, formed
anly avery small proportion ofthe segment and consequently their
retention did notimpact the conclusion on the treatment as discontinued.

Impairment of non-financial assets and liabilities

Mast of the Group's non-financial assets are investment properties and

are already carried at their fair value under IAS 40. Investmentsin joint
veniures and associates fall within the scope of [AS 28 and are therefore
only assessed forimpairmentwhere one o” more events cause an indicator
of impairment versus the originalinvestment.

1.BASIS OF PREPARATION, CONSOLIDATION AND PRINCIPAL ACCOUNTING POLICIES continued
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Jointventures and associates are accounted for under the equity method,
which equates tothe Group's share of the entity’s Net Asset Value (NAV).
NAVisbased on the fairvalue of the assets and liabilities where the principal
asset, the investment property, is already carried at fair value being the
higher of value in use and fair value less cost of disposal and as such, NAVis
areasonable approximation for the recaverable amount of the investment.
There are noindicators falling outside of NAY which are considerad to be
grounds for furtherimpairment review

Significant estimates

Propertyvaluations

Backdrop

Thevaluation of the Group’s portfolio of properties is the most rmaterial area
of estimation due to its inherent subjectivity, reliance on assumptions and
sensitivity to market fluctuations. The property portfoliois valued by
external valuers in accordance with RICS Valuation — Global Standards

and during the year all Covid-19 related assurnptions from the valuations
wererermaoved.

The 31 December 2022 reportsinclude a general commentary on wider
issuesincluding uncertainty caused by the war in Ukraing and associated
cost, supply chain, nsinginterest rates and inflationary pressures. Key areas
of estimate highlighted included:

— Estimation of market rents based on an increased level of activity
- Consideration of appropriate levels of void costs and rent-free period
— Theimpact of shortening lease lepgths

— Thebasis of yield assumptions recognising the selective return of investor
appetite towards the retail sectar

Methodology

Investment properties, excluding praperties held for development, are
valued by adopting the ‘investment method’ cfvaluation. This approach
involves applying capitalisation yvields to estimated future rentalincome
streams reflecting contracted income reverting to ERV with appropriate
adjustments for iIncome voids arising from vacancies, iease expiries or
rent-free periods. These capitalisation yields and future income streams
are derived from comparable property and leasing transactions and are
considered to be the keyinputs tothe valuations. Where comparable
evidence of yield movement islacking, valuers are reliant on sentiment or
the movement of less comparable assets, Factors that have heen taken into
accountinclude, but are not limited to, the location and physical attributes
otthe property, tenure, tenancy details, lease expiry profile, rent collection,
local taxes, structural and environmental conditions. With regards tothe
{atter factor, the valuers currently make limited explicit adjustment to their
valuationsin respect of E5G matters. However, both the Group and the
valuers anticipate that ESG will have a greater influence onvaluationsin the
future as investment markets place a greater emphasis on this topic and
valuers comply with the RICS Guidance Nots Sustainatility and ESGin
Commercial Property Valuation, which took effect from 31 January 2022.

Atailored approach is taken to the valuation of the Graup’s development
properties due to theirunique nature, In the case of on site developments,
the approach appliedis the residual method’ of valuation, which is the
investment method of valuation as described above with a deduction for
all costs necessary to complete the developiment, together with a further
allowance for remaining risk and developers’ profit. Properties held for
tfuture development are valued using the highest and best use method,

by adapting the higher of the residual methad of valuation allowing for

all associated risks, and the Investment methaod of valuation for the
existing asset.
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1.BASIS OF PREPARATION, CONSOLIDATION AND PRINCIPAL 2.PROFIT/(LOSS)FOR THE YEAR
ACCOUNTING POLICIES continued

Valuations of the Group's premium autlets held by Value Retail are calculated
onadiscounted cash flow basis, utilising key assumptions such as net
operatingincome, exityield, discount rate and forecast sales density growth.

Inputstothevaluations, some of which are ‘unobservable’ as defined by
IFRS 13, include capitalisation yields (nominal equivalent yield) and
market rental incorne (ERV). These are dependent on individual market
characteristics. With other factors remaining constant, an increase in rental
incomewould increase valuations, whilstincreases in capitalisation yields
and discount rates would result in a fall in values and vice versa. However,
there are interrelaticnships between unobservable inputs astheyare
determined by market conditions. For example, anincrease inrents may
be offset by anincrease inyield, resulting in no netimpact on the valuation.
Asensitivity analysis, showing the impact onvaluations of changes inyields
and marketrentalincomeissetoutinnote 12A,

Impairment of trade receivables

Estimates made in assessing the provisions for impairment of trade (tenant}
receivables require consideration of future events which therefore make the
provisionsinherently subjective. The Group applies the simplified approach
under I[FRS 9 by adopting a provisioning matrix to determine the Expected
Credit Loss (ECL), grouping receivables dependent on risk level. In making
these assessments, key factors the Grouptakes into accountinclude:

— Creditratings

Latestinformation on occupiers’ financial standingincluding the relative
risk ofthe retail subsectarin which they operate

Historical default rates

- Ageing

— Rentdeposits (included as part of payables)
— Guaranteesheld

The probability thattenants will serve aut the remainder of the
contractual terms of their leases

|

In assessing the current year provision, consideration has been given to the
outturn of the priar year provision. Specific higher provisioning levels may be
applied where information is avaitable which suggests thisis required, for
instance, if the likelihood of default or tenant failure is deemed ta be very
high, afull provision is applied. Trade receivables are written off when there
is no feasible possibility of recovery and enforcement activity has ceased.

Overthe course of 2022, conditions affecting collections improved,
especially as most of the governmentrestrictions on collections in the UK
were lifted in March 2022 and finalrestrictions were lifted in September
2022, Although restrictions differed in France and Ireland, similar
improvemenits have alsobeen seen. Improved collection rates have
resultedin areduction in gross trade receivables and areappraisal of
provisioning rates. Applying the assessment criteria set out above, the
Group hasreduced its provisioning rates to reflect the improving trend and
the reduction in the loss allowance provision in 2022 relates partly to
utitisations of the provision for amounts now written off as well as the
reversal of loss allowances brought forward nolongerrequired, reflecting
collections and concessions agreed,

Some small differences in provision rates across segments exist which
reflect the typically experienced local collection rates by age category,
however, the effect on overall provisioning rate on the total gross balance by
segment is not material. Sensitivities to provisioning rates on trade {(tenant)
recelvables are setoutin note 15E.

Asdescribedinnote 3, the Group evaluates the performance of its portfolio
by aggregating its share of joint ventures and associates which are under the
Group's management ("Share of Property interests’ on a proportionally
consolidated basis and including, where applicable, discontinuad
operations. Discontinued operations for 2021 comprised UK retail parks.

Adjusted earnings, which is also caiculated on a proportionally consolidated
basis, isthe Group's primary profit measure and this is the basis of infformation
whichisreported tothe Board. The following table sets outareconciliation
from Reported earnings to Adjusted earnings.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS continued
Fortheyear ended 31 December 2022

2. PROFIT/{LOSS) FORTHE YEAR continued

Proportionally consolidated

Share of Sub-total
Reported Property before Capitaland

Group interests | adjustments other Adjusted
Nate £m £m £m E:l £m
Revenue - 4 1314  1436| 2750 - 2750
Gross rental income b 34,4 90.2 125.0 215.2 - 215.2
Service chargeincome e 4 $24.2 18.6 42.8 - 42.8
114.4 143.6 258.0 - 258.0
Service charge expenses (27.8) (22.5) (50.2) - (50.3)
Costof sales . 54 {9.3) (21.2)] {30.5) (2.4) (32.9)
Netrental income 77.3 99.9 177.2 (2.4) 174.8
Grossadministration costs 5A (64.6) {0.3) (64.9) 5.1 (59.8)
Otherincome 4 17.0 - 17.0 - 17.0
Netadministration expenses (47.6) (0.3) (47.9) 5.1 (42.8)
Profit from operating activities 29.7 99.6 129.3 2.7 132.0
Revaluation losses on properties 12 (82,7) {138.3) (221.0) 221.0 —

Disposals and assets held for sale
- Profit/{loss) an sale of properties 9A 0.7 (0.1) 0.6 {0.6) -
—Recycled exchange gains on disposal of overseasinterests - - - - -
—Impairment on reclassification to assets held for sale - - - - -
—Income from assets held for sale 9A,20A - (1.6) (1.6) 1.6 -
Jointventure retated
—Impairment of receivables due to the Group - - - - -

Change infairvalue of other investments (0.1) - {0.1) 01 -
Loss on sale of jointventures and associates o - - - e -
Other netgains/(losses) 0.6 a.7n 1.1) 14 -
Share of results of joint ventures 138 (41.5) 41.5 - - -
Impairment of joint venture - - - - -
Share of results of associates 148 (7.1} 1.8 (5.3) 32.7 274
Operating {loss)/profit {101.0) 2.9 (98.1) 2575 159.4
Netfinance costs ) 3 7 {63.0) (2.6) (65.6) 116  (54.0)
(Loss)/profit hefore tax (164.0) 0.3 (163.7) 2691 1054 |
Taxcharge o _8A (0.2) {0.3) (0.5) ) - (0.5)
(Loss)/profit for the year attributable to equity shareholders {164.2) - (164.2) 269.1 104.9

a Adjustingitems, described above as ‘Capitaland other’, are set out in note 10A.
b Proportionally consalidated figure mcludes £13 7m {2021- £8.2m) of contingent rents calculated by reference to tenants’ turnover
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2. PROFIT/(LOSS)FORTHE YEAR continued

2021
Froportionally consalidated
Share of Sub-totat
Reported Pioperty  Discontinuad before Capital and
Group interests operatio{QS adjJstments o!heqr Adjusted
Noe £m £m £m fm £m £m
Revenue T 4 137.2 172.8 12.3 3223 - 322.3
Gross rental income T,b A4 30.3 149.1 11.0 250.4 - 250.4
Service charge income 4 26.6 23.6 1.3 515 - 51.5
t 116.9 1727 12.3 301.9 - 3019
Service charge expenses {29.5) (28.3) (2.1) {59.9) (59.9)
Costof sales T 5A {20.2) {38.9) c.4) (59.5) 8.1 (67.6)
Netrentalincome t 67.2 105.5 9.8 182.5 1 174.4
Gross administration costs 5A (79.5) 0.7) o1 (80.3) 8.6 (71.7)
Otherincome 4 20.3 — - 20.3 - 20.3
Net administration expanses (59.2) 0.7 (VD) (60.0) 8.6 (51.4)
Profit from operating activities T 8.0 104.8 9./ 122.5 0.5 123.0
Revaluation losses on properties T 12 (165.6) (274.5) - {444.1) 4441 -
Disposals and assets held for sale
—Profit/loss) on sale of properties 1 9A 9.8 0.9) (29.3) (20.4) 204 -
—Recycled exchange gains on disposal of overseas interests 10A 11.0 - - 11.0 {11.0) -
—Impairment on reclassification to assets held for sale 0.9) - - (0.9) G.9 -
—Income from assets held for sale - - - - - -
Jointventure related
—Impairment of recevables due to the Group 0.7 - - (0.7) 0.7 -
Changein fairvalue of otherinvestments 0.4 - - 0.4 0.4) -
Loss on sale of joint ventures and associates B (0.9) 0.9 — — - -
Other net gains/(losses) 18.7 - {29.3) (10.6) 10.6 -
Share of results of joint ventures 136 (171.3) 171.3 - - - -
Impairment of joint ventures (11.5) - - {11.5) 11.5 -
Share of results of associates 148 15.6 4.4 - 20.0 (4.1) 15.9
Operating (loss)/profit t {310.1) 6.0 (19.6) {323.7) 462.6 138.9
Net finance costs 7 {(97.9) {5.7) - {103.6) 31.8 (71.8]
(Loss)/profit before tax T {408.0) 0.3 (19.6) {427.3) 494.4 67.1
Taxcharge 8A {(1.3) 0.3) (0.2) {1.8) 0.2 (1.6)
(Loss)/profit after tax t {409.3) - (19.8) {429.1) 494.6 65.5
Loss forthe year from discontinued operations (19.8) - 19.8 - - - |
{Loss)/profit for the year attributable to equity
shareholders T {429.1) - - 42%.1) 494.6 65.5
Attributable to:
Continuing operations T (405.3) - - (409.3) 466.5 57.2
Discontinued operations T {19.8) - - (19.8) 281 8.3
T (429.1) - - (429,1) 494.6 65.5

t 2021 tigures have been restated ta reflect the IFRIC Decision on Cancassions with further information provided in notes 18 and 6.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS continued
Forthe year ended 31 December 2022

3. SEGMENTAL ANALYSIS

The Group’s reportable segments are determined by the internal performance reported to the Chief Operating Decision Makers which has been
determined to be the Chief Executive Officer and the Group Executive Committee (together, the Chief Operating Decision Makers). Such reportingis both
by sector and geographic location as these demonstrate different characteristics and risks, are managed by separate teams and are the basis onwhich
resources are allocated.

The Group evaluates the performance of its portiolic by aggregating its share of joint ventures and assodiates which are under the Group's managerment
('Share of Property interests’) on a proportionally consolidated line-by-line basis including, where appticable, discontinued operations. The Group does not
proportionally consolidate the Group'sinvestment in Value Retail as thisis not under the Group’s management, and instead monitors the performance of
thisinvestrment separately as its share of results of assaciates as reported under IFRS.

The Group’s activities presented on a propartionally consolidated basis including Share of Property interests are:

— Flagship destinations

- Developments and other

— UKretail parks {to date of disposalin 2021)

One of the Group’s primary income measures was amended inthe second half of 2021 from Netrentalincome to Adjusted net rental incorne which

excludes the ‘change in provision for amounts not yet recognised in the income statement’ as explamed in note 10A. Comparative data is for this new
measure where the Group’s primary income statement measures are therefore now:

— Qrossrentalincome
— Adjusted netrental income

Total assets are not monitored by segment and resource allacation is based on the distribution of property assets between segments.

A.INCOME BY SEGMENT

Grossrentalincome Adjusted netrentalincome

2022 2021 2022 2021
£m cm £m £m
Flagship destinations
UK | 90.5 119.3 74.3 83.6
France T 61.8 54.2 53.8 37.0
Ireland t 37.3 35.6 336 282
T 189.6 209.3 161.7 148.8
Pevelopments and other T 25.6 301 13,1 17.2
Discontinued operations (UK retail parksj ) t - 11.0 - 8.4
Managed portfolio— proportionally consolidated t 215.2 2504 174.8 1744
| ess Share of Property interests — continuing operations T {125.0) {149.1)
1855 discontinued operations (UK retail parks) hi - (110
Reported Group t 9Q.2 90.3

T 2021 figures have heenrestated to reflect the IFRIC Decision an Concessions with further information orovided in notes 1B and 6.
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3.SEGMENTAL ANALYSIS continued

B.INVESTMENT AND DEVELOPMENT PROPERTY ASSETS BY SEGMENT

2022 2o

Property Capital Rewvaluation Froperty Capital  Revaluation

valuation expenditure losses valuation  expenditure losses

Mote £in £m £m m £m fm

Flagship destinatians -
UK T 871.0 12.8 (90.2) 1,135.3 8.5 {247.5)
France T 1,241.0 333 (57.2) 989.7 227 (61.0)
Ireland T 676.4 4.9 (20.1) 6593 44 56.9)
1 2,788.4 51.0 (167.5) 27843 356 (365.4)
Developments and other T 431.7 219 (33.5) 694.4 50.8 (78.7)
Niscontinued operations (UK retail parks) T - - - - 0.3 -
Managed portfolio T 3,220.1 72.9 (221.0) 3,4/8./ 86.7 (444.1)
Value Retail 1,887.0 6.6 (60.7) 1,8935 41.2 {12.0)
Group portfolio + 5,107.1 79.5 (281.7y 53722 127.9  (456.1)
Less Value Retail {1,887.0) (6.6) 60.7 (1,893.5) {41.2) 12.0
Less Share of Property interests T a {(1,722.9) (35.2) 138.3 (1,813.9) (13.1) 274.5
Less discontinued operations (UK retail parks) T - - - - (0.3) -
Less trading properties b (36.2) - - (34.3) (6.2) -
Less assets held for sale SA - - - 6381 - -
Reported Group T 1,461.0 37.7 {(82.7) 1,561.4 67.1 {169.6)

1 2021 figures have been restated to reflect the IFRIC Decisian on Concessions with further information provided in notes 1B and 6,
a Propertyvaluation comprises UK: £1,011.6m (2021: £1,121.0m); France: £166.8m (2021: £165 9m) and Ireland: £544 5m (2021 £527.0m)

b InDecember 2019, the Group exchanged contracts for the forward sale of Italik, subject to completion of the development which was opened in 2021, resulting
in the sale becomingunconditional although in accordance with a contractuatly allowed option and subsequent agreement, the purchaser has deferred
completionto 2023, At 31 December 2022, the 75% of [talik contracted for sale was included within trading properties at the agreed sale price less forecast costs
tocomplete.

C. ANALYSIS OF NON-CURRENT ASSETS

2022 2021

£m £m

UK o 1,135.4 14288
Continental Europe * 2,518.0 2,418.2
Ireland 5334 = 5203

41868 43673

* Includesthe Group's assaciate stake in Value Retail which has interests across Europe, including UK and Trefand.
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4.REVENUE

Nate

2022
£m

Basarent
Turnoverrent
Car parkincome
Lease Incentive recognition
Other rentalincome

Gross rentalincome
Senvice chargeincome
Otherincome

— Property fee incorme

Revenue—centinuing operations
Revenue — discontinued operations

1 9B

68.2
5.5
10.8
2.7
3.0

90.2

24.2

11.5
5.5

70

131.4

131.4

137.2
12.2
1494

T 2021 figures have beenrestated toreflect the IFRIC Decision on Concessions with further information provided innates 1Band 6.
* Revenueforthose categories marked *amountedto £ 52.0m (2021: £56.5m) and is recognised under IFRS 15 ‘Revenue from Contracts with Customers”.

Allather revenueis recagnised inaccordance with IFRS 16 ‘Leases’.

5.COSTS

A.PROFITFROM OPERATING ACTIVITIES IS STATED AFTER CHARGING:

Costofsales Note 2C‘il’l_)nz-n 20{2!%
Ground and equity rents payahle - T 0.7 Ti
Inclusive lease costs recovered through rent 3.1 2.7
Other property outgaings t a 6.4 18.0
Change in provision far amounts not yet recognised in the income statement o N (5:) I ¢ WY
T 9.3 20.2

2022 2021

Gross administration costs Note £m Em
Employee costs T » 53 420 514
Depreciation of plant and equipment 1.0 1.1
Depreciation of right-of-use assets 33 33
Business transformation costs 10A 5.1 8.6
Other corporate costs ) b 13.4 151
64.6 795

T 2021 figures have beenrestated to reflect the 1T RIC Decision on Concessions with further information provided in notes 1Band 6.

a Includes charges and credits in respact of expected credit lossas as set aut it nate 150,

h Comprises predominantly professional fees (mainly valuation, legal and audit), office rent and software licence fees.
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5.COSTS continuad

B.EMPLOYEE COSTS

2022 2021

Note £m EFm

Wdpes diid salaries Gncluding bonuses) 31.3 39.5
Social security 5.5 7.1
Other pension costs 3.0 3.0
Share-based remuneration o 50 3.0 3.3
* 42.8 52.9
Capitalised into properties under development (0.8) (1.5)
Total 42.0 51.4

" Share-basediemuneration comprisesthe share element of performance related hnnises fwhere the other element is paid in cash) and longerterm share-plans,
some of which contain performance conditions and where furtherinformationis provided inthe Directors’ Remuneration report.

C.EMPLOYEE NUMBERS
2022 2001
number numbsr
Kverage number of employees 370 454
Number of ernployees whose costs are recharged to tenants, included above 145 195

D.SHARE-BASED PAYMENTS

Share-based remuneration charge comprises anumber of equity settled share schemes which the Group operates for certain employees of the Group.
At 31 December 2022, there were na shares exercisable under any of these schemes (2021: none). Details of each scherme are as follows:

Deferred Bonus Share Scheme (DBSS)

The DBSS is open ta Executive Directors and senior management where a deferred element of their annual performance related incentive plan is settled in
shares which are deferred for a period of two years from the date of the award and where the other element of this planis settled in cash. The share awards
are satisfied through the grant of £nil cost options.

2022 2021

number number

1 January T 714,478 76;’7555
Granted 2,761,940 117,508
Exercised (714,478) (62,483)
Forfeited -~ (108,105)
31December 2,761,940 714,478
Weighted average 2022 2021
Fair value of awards granted 32p 34p
Shareprice at date of exercise 31p 32p

Remaining contractuallife 1.3years Olyears
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5.COSTS continued

D. SHARE-BASED PAYMENTS continued

Restricted Share Schemes (RSS) and l.ong Term Incentive Plan (LTIP)

The RSS applies to the Executive Directars, through the grant of £nil cost options, which vest ane third each on the third, fourth and fifth anniversaries of the
date of the award. There is avesting performance underpin which is measured at the end of the third anniversary, The RSS superseded the Company’s LTIP
in2019.

2022 2021

number numher

1 January 7 ) 11,100,742 10,941,218
Granted 5,244,132 4,698,892
Lapsed (768,801) (1,218,572)
Eo_rffe'tEd - . . . . . . . - (3320’126)
31 December 15,576,073 11,100,742
Weighted average 2022 2022
Fair value of awards granted S - o ' 32pw;ﬂ 3Ap
Share price at date of exercise n/a nfa
Remaining contractual life 2.3years 3.0years

Restricted Share Plan (RSP)
UK eligible employees are grantad £nil cost options which have a vesting period of three years from the date of the award. There are no performance critena
to be satisfied for the awards tovest, the employee only needs to be in employment on the third anniversary framthe date of the award.

2022 2021

number number
1 January o T 16,570,535 13,772,868
Granted 7,273,007 8,762,770
Exercised {1,210,999) (764,288)
Forfeted - o 14,221,790) (5,200,815)
31 December 18,410,753 16,570,535
Weighted average 2022 2021
-Fa'\ rv(iiue of a‘wards éranted-_—m - ’ ’ 7 7 32p _34p
Share price at date of exercise 32p 33p
Remaining contractual ife 1.3years 18vyears
Otherschemes
Frenchshare scheme

Eligible employees in France are granted £nil cost optians which have avesting period of two years, and a further holding period of two vears, from the date
ofthe award. There are no perforrmance conditions to be satisfied for the awards to vest, the employee only needs to be in employment on the second
anniversary of the date of the award.

Share Incentive Plan (SIP)
Eligible UK employees are invited to invest up to £1,800 per annum taxfreein SIP partnership shares. As an incentive to participants, the Company will
match each partnership share with one rmatching share. The vesting period s three years from the date of the award.

Savings related share option scheme

UK eligible employaes may participate in this scheme by choosing to enter into one or more contracts for a three or five year term and save up to a tatal of
£500 per month. Atthe end of the contract employecs may exercisg an option to purchase shares in the Company at the option price, which is set at the
beginning of the contract at a discount of up to 20% of the prevailing share price at the time the invitation is launched.
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2022 2021

£m £m

Audit of the Group and Company financial statements 0.9 0.6
Audit of subsidiaries 0.5 05
Audit related assurance services, including interim review _ 0.3 02
1.7 1.3

Non-audit services a - 0.1
Total auditor remuneration b 1.7 1.4

a 2021:Related toreporting accauntant work inrespect of the £700m bond issue.

b Excludes the additional amounts of £0.2m (2021 £0 2} incurred inrespect of the Group's share of audit services undertaken on behalf of its joint ventures.

6.RESTATEMENT OF 2021 IN RESPECT OF THE IFRIC DECISION ON CONCESSIONS

As described in note 1B, the IFRIC Decision on Concessions hasresulted in a restatement of 2021 results. IAS 8 ‘Accounting policies, changesin

accounting estimates and errors’ requiresthat for current and prior periods, tothe extent practicable, the amount of adjustment relating to a restatement
should be disclosed for each financial line itern affected. Whilst those financial line iterns which have been restated are marked 1, owingto the very
significant number of line items affected, ithas not been considerad practicable to disclose the effects for each one because such presentation would
become misleading and thus conflict with the objective of financial statements as set outin IAS 1 *Presentation of financial statements”, Accordingly, only

the adjustments which affect key financial line items are presented below:

A.KEYINCOME STATEMENT ITEMS

Reported
~ GroLp Adjested
Asoriginally As originally
reported  Adjustment  Asrastated reported  Adjustment  Asrestated
£m £m £m £m £m £m
Revenue 134.8 2.4 137.2 3134 88 3222
Gross rental income 87.9 2.4 30.3 241.6 8.8 2504
Costofsales 13.7) (6.5) (20.2) (43.4) (24.2) {67.6)
Netrental income 71.3 4.1} 672 189.8 {15.4) 174.4
Profit from operating activities 121 4.1 8.0 138.4 (15.4) 123.0
Revaiuation osses on properties {173.7) 4.1 {169.6) - - —
Operating {loss)/profit (310.1) _ (320.1) 1543 {15.4) 138.9
(Loss)/profit for the year attributable to equity shareholders * 429.1) - (429.1) 80.9 (15.4) 655
* EPRAearnings and Headline earnings have been restated by the same amount.
B.INCOME ANALYSIS BY SEGMENT
~ Gross renalincome Adjusted netrental income
As criginally As anginatly
reported Adjustment  Asrestated reported  Adjustment  Asrestated
£m £m £m £m £m £m
Flagship destinations
UK 114.3 5.0 119.3 501 6.5) 83.6
France 52.h 1.9 54.4 394 (2.4) 37.0
Ireland o 34.5 1.1 356 324 (4.2) 28.2
201.3 8.0 209.3 161.9 {13.1) 148.8
Developments and other 206 0.5 30.1 17.5 0.3) 17.2
Discontinued operations (UK retail parks) o 10.7 0.3 11.0 10.4 (2.0 8.4
Managed portfolio 241.6 8.8 2504 139.8 (15.4) 174.4
Less Share of Property interests — continuing operations 143.0) {6.1) (149.1) (109.7) 9.3 {100.4)
Lessdiscontinued aperations (UK retail parks) (10.7) {0.3) (11.0) (10.4) 2.0 (B84
87.9 2.4 90,3 £9.7 4.1 65.4
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6. RESTATEMENT OF 2021 TN RESPECT OF THE IFRIC DECISION ON CONCESSIONS continued

C: INCOME ANALYSIS OF JOINTVENTURES AND ASSOCIATES

Gross rentalincome Net rental income
As oniginally Asonginally
reported  Adjustment Asrestated reparted  Adjustment Asrastared
£m £m £m £m m m
Jointventures 137.2 5.9 143.1 110.0 (9.2 100.8
Associates 102.5 01 102.6 71.5 0.1) 714

D.BALANCE SHEET DISCLOSURES
Share of Property interests

and discantinued operatizns Reparted Group
As griginally As originally
repoted  Adjustment As restated resorted  Adjustment Asrestated
Investmentproperties Note £m £m £m £m £m £m
Revaluation losses o + 3/12 283.8 ©93) 2745 (1737 41 (1696)
Capital expenditure * 3/12 (24.7) 11.3 (13.4) 71.2 4.1) 671
Disposals * 3 2.3 (2.0) 0.3

* Figures for Share of Property interests and discontinued operations are as setout In note 3 and Reported Group figures are set out innote 12 as stated abaove.

E.IMPACT ON 2022

Had the restatement not been applied, the income measures for 2022 set out below would have differed by the fallowing amounts.

Reported

Graup

Amount by which income would have been {lower)/higher £m
Revenue (2.9)
Gross rentalincome (2.9}

Netrentalincome 0.5

Profit far the year attributable toequity shareholders -

Adjusted

£m
8.7
8.7
(1.9)
(1.9)

7.NETFINANCE COSTS

2022 2021
Nate £m £m
Finance income
Bank and other interest receivable 264 151
Finance costs
Interest on bank loans and overdrafts (4.6) {5.8)
Interest on bonds and related charges (61.4) 62.0)
Interest on sentor notes and related charges {(6.0) 11.4)
Interest on obligations under head leases (2.1) (2.2)
Interest on other lease obligations {0.1) (0.1)
Otherinterest payable o (04 12
Gross interest costs (74.6) 82.7)
Interest capitalised in respect of properties under development 12 B3
(73.4) {77.4)
Debtand loan facility cancellation costs * 10A (1.3) (21.6)
Fairvalue losses on derivatives ~ e . 10A 14.4) (140
o (®9.1) (1130
Netfinance costs {63.0) 97.9)

* Comprising redemption premiums and fees from early repayment of debt or cancellation of facilities.
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7.NET FINANCE COSTS continued

Further analysis on a proportionally consolidated basisis set out below:

R 2022
Proportionally consolidated
Share of Sub-total
Reported Property befare Capitaland

Group interests |adjustments othet Adjusted

Note £m £m £m £m £m

Finance income ; 26.1 - 26.% - 26.1
Grossinterestcosts (74.6) (6.7} (81.3) - {81.3)
Interest capitalised in respect of properties under development 1.2 - 1.2 - 12
(73.4) (6.7} {80.1) - {80.1)

Debt and loan fagility cancellation costs 104 (1.3) - (1.3) 1.3 -

Fair value {losses]/gains on derivatives 104 {144) = 44 (10.3) 10.3 -
Finance costs (89.1) (2.6) 91.7) 11.6 {80.1)
Net finance costs - {63.0) (2.6) (65.6) 11.6 (54.0)

2021

Proportionally consclidatec

Share of Sub-total
Reported Property before Capitaland

Group interests | adjustments other Adjusted

Note £m £m £m £m £m

Financeincome MMM___M 151 - 151 - 15.1
Grossinterest costs 82.7) {9.5) (92.2) - (92.2)

Interest capitalised in respect of properties under development 5.3 - 5.3 - 5.3
(77.4) {9.5) (86.9) - (86.9)

Debt and loan facility cancellation costs 104 21.6) {0.4) (22.0) 22.0 -

Fair value {losses)/gains on derivatives A (140) 4.2 (9.8) 9.8 -
Finance costs {113.0) (5.7) {118.7) 318 (86.9)
Net finance costs 97.9) (5.7) {103.6) 318 (71.8)

8.TAX CHARGE

A.TAX CHARGE
2022 2021
Notc £€m £m
Foreign current tax 0.2 13
Tax charge — continuing operations 0.2 1.3
Tax charge - discontinued operations * 98 - 0.2
0.2 1.5

Tax charge —total

* Included within ‘Capital and ather"in note 2.
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8. TAXCHARGE continued

A.TAXCHARGE continued
The Group's tax charge remains low because it has tax exempt status in its principal operating countries.

Inthe UK, the Group has beena REIT since 2007 and a SIIC in France since 2004. These tax regimeas exempt the Graup’s property income and gains fram
corporate taxes, pravided a number of conditions in relation to the Group’s activities are met. These conditions include, but are not limited to, distributing
at least 90% of the Group's UK tax exempt profits as property income distributions (PID) with equivalent tests of 95% on French tax exempt property
prafits and 70% of tax exempt property gains. Based on preliminary calculations, the Group has met the REIT and SI1C conditians for 2022. The residual
businesses in both the UK and France are subject to corporation tax as normal. The [rish assets are held in a QIAIF which provides similar tax benefits to
those of a UK REIT but which subjects dividends and certain excessive interest payments to a 20% withholding tax.

The Groupis committed to remaining in these tax exempt regimes.
The Group operatesin anumber of jurisdictions and is subject io penodic chaltenges by tocal tax authorities on arange of tax matters during s normat
course of business. Tax impacts can be uncertain until a conclusion is reached with the relavant tax authonty or through a legal process. The Group uses

in-hause expertise when assessing uncertaintax pasitions and seeks the advice of external professional advisors where appropriate. The Group believes
that its accruals fartax liabilities are adequate for all open taxyears based on its assessment of many tactors, including tax laws and priorexperience.

B.TAXCHARGE RECONCILIATION

2022 2027

Note £m £m
Loss before tax 2 (163.7) (427.3)
Loss aftertax of joint ventures 138 41.5 170.4
Loss/{profit) aﬂert_ax of associates i ] o X 48 71 (156)
Loss on ordinary activities before tax A ] ) . ’ ' 'n (115.1) (272.5)
Tax atthe UK corporation tax rate of 19% (2021: 19%) - (21.9) (51.8)
UK REIT tax exemption 6.2 20.4
French SIIC tax exernption 6.4 8.9
Irish QIAIF tax exemption 1.2 12.5
Losses forthe year not utilised 7.4 10.1
Non-deductible and other iterms ) ) ) - 1.2 14
Tax charge —total o _ ] ) 62 15
Tax charge — continuing operations 0.2 1.3
Tax charge — discontinued operations ) ) - 0.2
Tax charge - total 0.2 1.5

C.UNRECOGNISED DEFERRED TAX

Adeferred tax assetis not recognisad for UK revenue losses or capital lnsseswhere their future utilisation is uncertain. At 31 December 2022, the total of
suchlosseswas £601m (2021: £599rm) and £650m (2021: £570m) respectively, and the potential tax effect of these was £150m (2021: £150m) and
£162m (2021: £143m) respectively.

Deferredtaxis not provided on potential gains oninvestmentsin subsidiaries and joint ventures when the Group can control whether gains crystallise and
itis probabhle that gains willnat arise in the fareseeable future. At 31 December 2022, the total of such gains was £133m (2024: £212m) and the patential
tax effect before the offset of losses was £33m {2021: £53m).

If a UK REIT selis a property within three years of completion of development, the REIT exemption will not apply, however, the Group had no completed
properties falling within this timeframe but also has available capital losses to covertaxes arising if the circumstance were to arise.
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9.DISPOSALS, ASSETS HELD FOR SALE AND DISCONTINUED OPERATIONS

A.DISPOSALS AND ASSETSHELD FOR SALE

2022
The profit an sale of properties of £0.7mincludes several post completion adjustments arising mainly from historical disposals in prior periods and the
disposal of Victoria, whichwas sold on 25 February 2022, when the Group exchanged and completed the sale for gross proceeds of £120m.

In addition, on 15 March 2022, the Group completed the sale of its joint venture investment in Silverburn for gross proceeds of £140m (the Group's share
being £70m), The Group had exchanged contracts for this sale on 14 December 2021 such that this investment was classified as assets held for sale at

31 December 2021 at £71.4m, which included investment properties of £69.1m. A £nil gain/less on disposal was recognised, however, income generated
duringthe year of £1.6m has been included in Adjusted earnings as explained further in note 10A.

2021
On 5 February 2021, the Group sold its 41% joint venture interest in Brent South Shopping Park for grass proceeds of £22mwhich formed part of the UK
retail parks disposals which were sold on 19 May 2021 and are treated as discontinued operations as setout in note 9B below.

On 1 April 2021, the Group sold its 25% interest in Espace Saint-Quentin for gross proceeds of E31m (£26m) and its 10% interest in Nicetoile for E25m
{£21m)wherebyresults areincluded within Share of Froperty interests up to the point of disposal.

Asdescribed above, the Group exchanged contracts forthe sale of its joint venture investment in Silverburn on 14 December 2021 and as aresult was
classified asan asset held for sale.

B.DISCONTINUED QPERATIONS
2021

On 19 May 2021, substantially all of the remaining UK retall parks segment was disposed of with the profits and losses arising on these properties being
classified as discontinued operations.

2021
Sharea®  Proportion-
Reported Property ally
Group interests  consclidated
£m £m £m
Revenpe T 12,2 0.1 12.3
Grossrentalincome T 10.9 0.1 11.0
Service charge income 1.3 - ) 1.3
T 12.2 01 12.3
Service charpe expenses 2.1) - (2.1)
Cost of sales T (0.5) 0a {04
Netrentalincome T S.6 0.2 5.8
Admunistration expenses (SN} - 0.1
Profit from operating activities T 95 0.2 9.7
{Loss)/profit on sale of properties + B30.0) 0.7 (29.3)
Share of results of joint ventures 0.9 0.9 =
Loss hefore tax (19.6) - (19.6)
Taxcharge L 0.2) - (0.2
Loss from discontinued operations {19.8) - (13.8)
T 2021 figures have been restated tareflect the IFRIC Decision on Concessions with further information provided in note 18.
C.CASH FLOWS FROM DISCONTINUED OPERATIONS
2021
£m
Cash flows from operating activities 7.1
Cash flows frominvesting activities o 3477

Total cash flows from discontinued operations 354.8
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10. KEY ALTERNATIVE PERFORMANCE MEASURES

Headline earnings has been calculated in accordance with the requirements of the Johannesburg Stock Exchange listing requirements. EPRA earnings
and EPRA net assets are calculated in accordance with guidance issued by the European Public Real Estate recammended bases. Reconciliations from
Reported Group (IFRS) earnings after tax and Net assets attributable to equity shareholders to these measures are set out below.

A, ALTERNATIVE EARNINGS MEASURES

2022 2021
£m £n

Eeported Group
Loss after tax— continuing operations (164.2) (409.3)
Less after tax—discontinuedopegrations .~~~ o - {198
Less after taxfor the year (164.2)  4291)
Adjustments:
Revaluation losses on managed portfolio f 22140 444 1
Disposals and assets held for sale
— (Profit)/loss on sale of properties T a (0.6) 204
— Recycled exchange gains on disposal of overseas property interests b - (11.0)
— Impairment recognised on reclassification to assets held for sale [ - 0.9
Jointventure related
— Impairment of investment d - 11.5
— Impairment of receivables due to the Group d - 0.7
Assaciates (Value Retail):
— Revaluation losses k 60.7 12.0
— Deferredtax ek 0.1 1.2)
— Changein fair value of financial assets o k (0.2) o
Sub-total: Adjustments for Headline earnings T 281.0 4773
Associates (Value Retail):
— Changein fair value of derivatives fk {18.1) (9.3)
— Change in fairvalue of participative loans f k (9.8) (5.5)
Includedin Financing:
— Debtand loan facility cancellation costs g 1.3 220
— Change in fairvalue of derivatives g 10.3 9.8
Change in far value of other investrments h 0.1 0.4
Tax charge on discontinued operations ] o e - 0.2
Sub-total: Adjustments for EPRA earnings t 2648 4941
Included in profitfrom operating activities:
- Business transformation costs i 5.1 8.6
— Changein pravision for amounts not yet recognised in the income statement i (2.4) (8.13
— Incomefrom assets hald for sale { ) -
Total: Adjustments for Adjusted earnings 1 269.1 454.6
Headline earnings T 116.8 48.2
EPRA earnings * 100.6 65.0
Adjusted earnings - 104.9 65.5
t 2021 figures have been restated ta reflect the IFRIC Decision on Concessions with further imformation provided in notes 1B and 6.
a Comprises several post completion adjustments on historical disposals in pricr periods and the loss on sale of Victona {2021 comprised the loss on sale

af Brent South Shopping Park, the overseas property interests in Espace Saint-Quentin and Nicetoile, the portfolic of seven retail parks and the sale of six other
nen-core assets).

b Exchange gains previously recognised inequity until disposal,
¢ Relatestathe sale of Silverburn which completed on 15 March 2022,
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10. KEY ALTERNATIVE PERFORMANCE MEASURES continued

d Impairment of Highcross joint venture: at 31 December 2021, the secured loan within the Highcross joint venture was in breach of its cavenants whereby the
Directors of the joint venture have beenin discussions with the lenders to find a mutually acceptable solution, Inthe event that agreement i not reached with the
lenders, there is arisk that the lenders accelerate the loan repayment, whichwould precipitate the loanfalling due immediately, or the lenders could seek to
enforce their rights over the joint venture’s assets, Taking this into account, animpairment review concluded that both the value inuse and the fair value less cost
of disposalwere £nil. Consequently, both the Group’s investment in the joint venture as well as the Group's receivable were fullyimpaired. As set out in note 28,
inFebruary 2023, areceiver was appointed by the lenders toadminister the asset,

e Inaccordancewith EPRA guidance, the tax effects of EPRA adjustmenis (including those for disposals) are excluded.

f Changeinfairvalue of derivatives and participative loans: suchitems are excluded because they represent gains and losses arising from market rather than
settlement revaluation methodologies which differ from the accruals basis upon which altother non-investment property related assets and liabilities are
measured. Such atreatmentis aform of revaluation gain or loss created by an assumiption that the derivatives or loans will be settled before their maturity.

Such gains and losses are excluded from Adjusted earnings as they are unrealised and conflict with the commercial reasons for entering into such arrangements
and are expected to be held to maturity.

g Financingitems comprise:

L 2022 2021

Share of Share of

Reported Property Reported Property
Group interests Total Group interests Total
£m £m £m £m £m £m

Fees an cancellation of facilities/redempticn premiums and fees from

early repayment of debt 1.3 - 1.3 216 0.4 220
Change infair value of derivatives f 14.4 {4.1) 10.3 14.0 42y 98
15.7 {4.1}) 11.6 35.6 (32.8) 31.8

Thewrite off of up-front fees arising on early cancellation or early repayment redemption premiums are considered outside of day-to-dayfinancing activities and
are accordingly excluded from Adjusted earnings.

h Relates tothe fairvalue movement inasmallresidualinvestment,
I Business transformation costs comprise:

2022 2021
£m £m
Employee severance 34 4.2
System related costs 1.7 -
Consultancy costs ) - 4.4
51 8.6

Suchcosts relate to the strategic and operational review undertaken by the new management team and which is an integral part of the Group’s new strategy
annaunced dunng 2021. The related costs are incremental and do notform part of underlying trading and comprise mainly employee severance and system
hased costs associated with digital transformation which do not qualify for capitalisation. Whilst a significant propertion of the expected costs were incurredin
2021 and 2022, further transformation activities will take place in 2023 and beyond.

| The Graupmakes a charge for expected credit losses in accordance with the technical interpretation of IFRS 9irrespective of whether the income towhich the
provision relates has been recognised inthe income statement or is deferred on the balance sheet. Because of the mismatch this causes between the cost of
provision being recognised in one accounting period and the related revenue beingrecognised in a different accounting pericd, the adjustment eradicates this
distartion.

k Adjustments in respect of associates.
2022 2021
£m £m
Totalin respect of associates (Value Retail) 32.7 4.1

| Income from assets held for sale relates tothe Group's joint venture investment in Silverburn, which was transferred to assets held for sale as at 31 December
2021 andwhere the sale completed intMarch 2022 A £nil gain/loss was generated on the sale which comprised certain additional costs and accruals of £1.6m
whichwere offset by netincome generated inthe period up to the paint of disposal (after taking account of distributions) of £1.6m. The Group excludes losses on
disposal from its EPRA and Adjusted earnings, and because this offset of income generated in the period against the loss causes the income to be excluded, the
income is added back as anadjusting item in order to reflect the fact that the property remained under the Group’s ownership and management up until
cornpletion of the disposal and is therefore considered ta form part of underlying earnings.
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10. KEY ALTERNATIVE PERFORMANCE MEASURES continued

B. ALTERNATIVE NET ASSET MEASURES

The Group uses the EPRA best practice guidelines incorporating three measures of net asset value: EPRA Net Tangible Assets (NTA), Net Reinstatement
Value (NRV) and Net Disposal Value (NDV). EPRA NTA is considered to be the most relevant measure for the Group,

Areconciliation between IFRS net assets and thethree EFRA net asset valuation metrics is set out below.

2022
Share of
Reported Property
Group interests  Value Retail Tatal
£m £m £m £m
Reported balance sheet net assets (equity shareholders' funds) 2,686.4 - - - 2,586.4
Change infairvalue of borrow}'ngs_“ 216.2 {0.7 - 215.5
EPRA NDV 2,801.9
Deduct change in fair value of borrowings (216.2) 0.7 - (215.5)
Deferrad tax—50%share 0.2 0.1 99.4 99,7
Fair value of currency swaps as aresult of interestrates 0.9) - - (0.9)
Fair value of interest rate swaps 24 {6.3) (47.3)  (51.5)
EPRANTA 2,633.7
Deferred tax—remaining 50% share 0.2 - 99.4 99.6
Purchasers’ costs 330.0 - - 330.0
EPRANRV 3,063.3
2021
o - shareat
Repcried Property
Group interests  Vajue Retail Total
£m m m £m
Reported balance sheet net assets (equity shareholders’ funds) 2,745.9 — — 2,745.9
Change in fair value of borrowings {24.0) 14 — (954}
EPRANDV o ) 2,650.5
Deduct change in fair value of borrowings 94.0 1.4 - 95.4
Deferred tax—50% share 0.2 - 94.0 94.2
Fairvalue of currency swaps as a result of interest rates 7.5 - - 7.5
Fairvalue of interest rate swaps (10.3) 1.6 1.2 _(7.5)
EPRANTA 28401
Deferredtax —remaining 50% share 0.2 0.1 93.9 94,2
Purchasers’ costs 3464 - - 3464
EPRANRY 3,280.7

a Applicable for EPRA NV calculation only and hence the adjustment is reversed for EPRANTA and EPRANRY.
b EPRA guidance stipulates exclusian of 50% of deferred tax for EPRA NTA purpases.

¢ Excludes impact affareign exchange.

d Represents property transfer taxes andfees payable shculd the Group's entire property portfclio (including Value Retail) be acquired at year end market rates,




Hammerson ple Annual Report 2022 135

11. (LOSS)/EARNINGS PER SHARE AND NET ASSET VALUE PER SHARE

The calculations ofthe (loss)/earnings per share (EPS) measures set out below are based on profit after tax, Headline profit after tax, EPRA profit after tax
and Adjusted profit after tax attributable to owners of the parent and the weighted average number of sharesinissue during the year.

Headline earnings per share has been calculated in accordance with the requirements of the Johannesburg Stock Exchange listing requirements. EFRA
hasissued recommended bases for the calculation of certain per share information which includes net asset value per share as well as earnings per share.
The caleulalivn gl Headting, EPRA and Adjusted earmings which includes areconciliation to Reported IFRS earnings is set outin note 10A.

Basic EPS measuyres are calculated by dividing the earnings attributable to the equity shareholders of the Company by the weighted average number of
shares outstanding during the year. Diluted EPS measures are calculated on the same basis as basic EPSbut with afurther adjustment to the weighted
average number of shares outstanding to assume conversion of all potentially dilutive crdinary shares. Such potentialty dilutive ordinary shares comprise
share options and awards granted to colleagues where the exercise price is less than the average market price of the Company’s ordinary shares duringthe
yearand any unvested shares which have met, or are expected ta meet, the perfarmance conditions at the end of the year. Tothe extent thatthereisno
dilution, this arises due to the anti-ditutive effect of all such shares.

Net assets per share comprise net assets calculated in accordance with EPRA guidelines, as set out in note 10B, divided by the number of shares inissue.

A.NUMBER OF ORDINARY SHARES FOR PER SHARE CALCULATIONS

2022 2021

millian rmitlion

Sharesinissue (for purposes of net asset per share calculations) 5,002.3 44155
Weighted average number of shares for purposes of basic EPS 4,938.9 4,392.9
Adjustment i a —.  5b2ds
Weighted average number of shares for purposes of basic and diluted EPS — Reported Group ab 4,938.9 4,917.5
Effect of potentially dilutive shares (share options) — Headline, EPRA and Adjusted 103 7.6
Weighted average number of shares for purposes of diluted EPS — Headline, EPRA and Adjusted a 4,949.2 49251

a 2021 weighted average number of shares have been restated to reflect the adjustment required to incorporate the bonus element of scrip dividends following
confirmation of the level of take up.

b There were no potentially dilutive ordinary shares for the purposes of caleulating EPS for the Reported Group (2021: none)

B.{LOSS)/EARNINGS PER SHARE

- {Lass)/earnings (rl:oss),’sgarqinigsﬂpeirsrhraﬁ

Basic o _Diluted

2022 2021 2022 2021 2022 2021

Note £m £m pence pence pence pence

Continuing operations {164.2) (409.3) {3.3)p 8.3)p (3.3p {8.3)p
Discontinued operations - {19.8) - ©4p - 04
Reported Graup (164.2)  (429.1) (3.3)p 87p B3p B
Headline i 1CA 116.8 48.2 2.4p 1.0p 2.4p 1.0p
EPRA i 1CA 100.6 65.0 2.0p 1.3p 2.0p 1.3p
Adjusted i 10A 104.9 65.5 2.1p 1.3p 2.1p 1.3p

t 2021 (loss)/eatnings per share figures have been restated to reflect the adjustment described above to the weighted average number of shares. In addition, 2021
figures have been restated ta reflect the IFRIC Decision on Concassions with further information pravidedin notes 1B and 6. Previously reported basic and diluted
figureswere: Reported Group: (9.8)p, Headline: 1.4p, EPRA: 1.8p and Adjusted: 1.8p.

C.NETASSETVALUE PER SHARE

MNetassetvalue  Netassetvalue pershare

2022 2021 2022 2021

Nate £m £m pence pence

EPRANDY o ) 108 2,801.9  2,650.5 56p  &0p
EPRANTA 108 2,633.7  2,840.1 53p 64p

EPRANRV 108 3,063.3 3,280.7 61p 74p
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS continued
For the year ended 31 December 2022

12.PROPERTIES

2022 2021

- Investment Trading Investment Trading, T
prapertias Rproperties Total properties proserties Total

£m £m £m £m £m £m

At January 1,561.4 343 1,595.7 2,152.8 - 2,15 28
Revaluationlosses + 827 - (82.7) (169.6) - {169.6)
Capital expenditure Tt 37.7 - 32.7 67.1 6.2 73.3
Capitalised interest 1.2 - 1.2 53 - 5.3
Disposals {125.3) - (125.3) (382.2) - (382.2)
Transfertotrading properties * - - - (28.7) 28.7 -
Exchange adjustment 3 68.7 1.9 70.6 (83.3) (0.6) (83.9)
At 31 becember 1,461.0 36.2 1,497.2 1,561.4 34.3 1,585.7

1 2021 investmment property figures have been restated to reflect the [FRIC Dacision on Concessions with further information provided in notes 1B and 6.

* Relatestothe forward sale of Italik as described in note 38.

2022 oz
Long Lon
Freehold leasehold Total Freshold leasehold Total
£m m £m £m £m £m
Valuation analysis by tenure 805.3 691.9  1,497.2 8894 7063 15957

Properiies are stated atfajy value, valued by professionally qualified external valuersin accordance with RICS Valuation — Global Standards as follows:

Ygluar

Properties

CBRE

Jones Lang LaSalle (JLL)

Nt&bgsjmgopmemgand other properties

Cushman and Wakefield (C&W)

UK flagships, Developments and ather propertiemﬁénfolfo:
Brent Cress, Irish portfolio, Value Retail (nat included in the table above)

As detailed in note 1F due to the estimation and judgement required in the valuations which are derived from data that is not publicly available, consistent
with EPRA’s guidance, these valuations are ¢lassified as Level 3 inthe IFRS 13 fairvalue hierarchy. Areconciliation of the Group portfolio valuation to

Reported Groupis shown innote 3B.

A INVESTMENT PROPERTIES — SENSITIVITY ANALYSIS ON VALUATIONS

Estimated rental value
Valuation Noml’natquiva!entyield {ERV)

-100hp +100bp 0% -20%
Proportionally consolidated — including Value Retail £m £m £m £m £m
Flagship destinations h . ) ’ ) B T
-UK 871 124 97 87 87)
—France 1,241 309 (206) 124 (124)
-Ireland 676 151 {105) 68 (68)
Value Retail - 1,887 307 {213) 186 (186)
Group portfolio{excluding Developments and other) ' / 4,675
Developments and ather ) 432
Group portfolio - B B 5,107
T Nominal eguivalent yield and ERY are not key observable inputs. Exit yields and net operating income have therefore been used as proxigs
o Nom'l__r_\al equivalent yield _ ERv |:|/7’m2
Minimum Maximum Average Minimum Maximum Average
Keyunobservableinputs ) % % £ £ £
Flagship destinations
—-UK 7.2 9.5 8.0 191 556 324
—France 4.7 6.4 5.0 357 547 425
—Ireland 5.3 6.0 5.5 351 484 456
Value Retail * 5.3 6.5 5.9 200 5,000 2,100

* Nominal equivalent yield ana ERV are not key observable inputs for Value Retail. Exit yields and net operating income have therefare been used as proxies.
Valuations are performed onadiscounted cash flow basis with discount rates used ranging from 8.5%10 11.0% (average of 3.77%).
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12. PROPERTIES continued

B.TENANTINCENTIVES

Unamortised tenant incentives are included within capital expenditure and impaired as apprapriate whereby the provision is calculated in accordance with

the considerations described in note 19D.

Reported Group

Proportionally
consolidated

2022 2021 2022 2021

£m £m £m £m

Unamortised tenant incentives T 13.2 189 29.4 37.0
Provision T (2.4) (3.9 (5.3) 6.6)
T 10.8 15.0 241 304

t 2021 figures have been restated to reflect the IFRIC Decision on Concessions with further information provided in notes 1B and 6.

A10 parcentage pointincrease in the provision rate would increase the impairment charge and hence reduce Reported 2arnings and Adjusted earnings by

£1.3mand £2.7m, respectively.

C.JOINT OPERATIONS

Investment propertiesincluded a 50% interestinthe Ilac Centre and a 50% intarest in Pavilions, totalling £151.4m (2021: £149.8m). These properties
are jointly controlled in co-ownership with Irish Life Assurance ple.

13.INVESTMENT IN JOINT VENTURES

The Group's investments in joint ventures form part of the Share of Property interests to arrive at management’s analysis of the Group on a proporticnally

cansolidated basis as explainedin note 3 andsetoutinnote 2.

The Group and its partners invest principally by way of equity investment, however, non-equity (loan} balances have teen included within non-current
other payables as a liability of the joint venture. Joint ventures comprise prime urban real estate consisting of ‘flagship destinations’ and ‘developments and

other’ properties.

A.PERCENTAGE SHARE

Jointventure Partner Principal property Share
United Kingdom
Bishopsgate Goodsyard Regeneration Limited Baltymere Preperties Bishopsgate Goodsyard 50%
Brent Cross Partnarship Aberdeen Standard Investments Brent Cross 41%
Bristal Alliance Limited Partnership AXAReal Estate Cabct Circus 50%
Croydon Limited Partnership/Whitgift Limited Partnership  Unibail-Rodamco-Westfield Centrale/Whitgift 50%
Grand Central Limited Partnership CPPInvestments Grand Central 50%
Highcross Leicester Limited Partnership Asianinvestor introduced by M&G Real Estate Highcross 50%
The Bull Ring Limited Fartnership CPPInvestments Bullring 50%
The Oracle Limited Partnership ADIA The Oracie 50%
The West Quay Limited Partnership GIC Westguay 50%
Ireland
Dundrum Retail Limited Partnership/Dundrum Car Park Allianz Dundrum 50%
Limited Partnership

France

Client of Rockspring Praperty Investment Managers  &'Parinor 25%

SCIRCAulnay1and SCTRC Aulnay2

The results of disposals of interests in joint ventures are included up to the point of disposal except for where such disposals form part of assets held for sale
ordiscontinued operations whereby they are excluded for the whole year. Disposals in the year are set outin note 9A.

Figuresin the following tables include, where applicable, adjustments to align to the Group's accounting policies and exclude balances which are
eliminated on cansolidation. Bishopsgate Goodsyard, Espace Saint-Quentin (up to date of disposal in 2021) and O'Parincrare included in ‘Other”.
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13.INVESTMENT IN JOINT VENTURES continued

B.RESULTS

BrentCross CabotCircus

£m £m

Gross rentalincome B 28.0 278
Netrentalincome 26.5 239
Administration expenses B - -
Profitfrom operating activities 26.5 239
Revaluation losses on properties (35.8) {30.0)
Adjustment for income from assets held for saie a - -
Operating {loss)/profit {9.3) (6.1)
Finance income - -
Finance costs o (0.3) {0.5)
(Loss)/profit hefore tax (9.6) {6.6)
Taxcharge - - B
(Loss)/profit forthe year d (9.6) (6.6)
Share of distributions received by the Group 11.8 15.8

C.ASSETS AND LIABILITIES

Brent Cross CabotCircus
£fm £fm

Non-current assets

Investment properties 396.6 237.3
Other non-current assets ) o 12.8 13.5
409.4 250.8

Currentassets
Cash and cash equivalents 13.0 241
Otnher current assets. » b 4,2 7.4
17.2 31.2

Current liabilities

Loans - secured - -

Other payables (13.6) (21.3)
(13.6) (21.3)

Non-current liabilities
Loans —secured - -

Obligations under head leases (12.8) {14.1)
Other payables — due ta Group companies c - -
—other parties and deferred tax (0.8) {0.6)
(13.6) (14.7)
Cumulative losses restricted 3 d - ~ -
Netassets/(liabilities) c 399.4 246.0

Comprises income in respect of Silverburn as described in note 10A.

Croydonother current assets include restricted monetary assets of £41.8m {2021: £61.8m) relating to cash held in escrow for specified development costs.
¢ TheGroup’s long term loan due from Westquay of £348.2m (2021: £348.2m) has been impaired by its shara of the net labilities of Westquay of £201.1m
(2021: £180.8m). The Group's total loans due fram joint ventures set out in nates 19A and 27A are shown net of this impairment.

d Followingthe impairment of Highcross to £nilm 2021, the Group ceased to equity account farits investment in this joint venture such that although gross balance
sheetitcms on a proportionally consolidated basis remain included in the Group's figures, itis excluded from all income statement metrics including revaluation
losses. The effect of this is that the Group’s share of results 15 £ nil and the cumulative losses restricted shown on the balance sheet therefare represents the
Group's share of losses which exceed the Group's investment of £nil.

=t
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2022
100% share T
Grand
Bultring rentral  TheQracle Waestquay Craydan Highcross Dundrum Other Tatal Group share
£m £m £m £m £m £m £m £m £m £m
e 45.2 9.9 221 29.1 14.3 20.6 55.0 21.4 273.4 119.4
37.2 6.4 15.7 24.5 0.5 14.3 48.1 22.6 219.7 95.5
B 0.1 {0.1) - - {0.2) (0.3) {0.4) (0.1) (1.0) (0.3)
3713 6.3 15.7 245 0.3 14.0 a7.7 225 218.7 95.2
(35.0) {4.6) (44.1) (29.3) (54.2) (52.1) (34.2) (12.5) (331.8) (132.1)
- - - - - - - (3.2) (3.2) (2.8
2.3 1.7 {28.4) (4.8) (53.9) (38.1) 13.5 6.8 (116.3) (38.5)
a.3 - 0.1 - 0.2 7.4 - - 8.0 0.3
) - (0.1) - 0.2) - (5.0) (1.9) .7 (3.7 - 3.0
2.6 1.6 (28.3) {5.0) (53.7) (35.7) 11.6 1.1 {(122.0) (41.2)
- - - - (0.5) - - - (0.5) (03)
2.6 1.6 (28.3) {5.0) (54.2) (35.7) 11.6 1.1 {122.5) {41.5)
239 - 9.3 - - - 2.6 - 63.4 63.4
2022
100% share
o Grand
Bullring Central  The Oracle Westquay Croydon Highcross Dundrum Other Total Group share
£m £m m £m £m £m £m £m £m £m
540.5 78.5 2011 285.3 108.9 125.7 1,088.9 379.3 3,442.1 1,620.0
2.7 2.6 - 4.2 . 0.6 6.1 8.9 - 51.4 26.7
543.2 811 201.1 2895 109.5 131.8 1,097.8 379.3 3,493.5 1,646.7
18.0 24.7 11.6 16.5 13.9 22.2 73.3 13.9 231.2 110.9
o 9.8 19,0 3.6 39 65.4 5.0 3.7 19.5 141.2 61.3
27.8 43.7 15.2 20.4 79.3 27.2 77.0 334 3724 172.2
- - - - —- (158.8) - (186.4) (345.2) {126.1)
(20.9) (7.3) (9.7) (10.9) {16.0) (35.7) {14.9) (11.8) (162.1) {80.7)
(20.9) {7.3) 9.7) (10.9) (16.0) {194.5) (14.9) {198.2) (507.3) (206.8)
- - - - - - (530.9) - (530.9) {265.5)
- {2.8) - 4.2) - - - - (33.9) {15.8)
- - - (348.2) {(25.3) - (21.3) {45.4) (440.2) -
(1.0) (0.6) {0.7) (348.8) (43.3) {0.2) {22.4) (55.8) (474.2) (6.3)
(1.0) (3.4) {0.7) (701.2) (68.6) {0.2) (574.6) (101.2) (1,479.2) (287.6)
- - - - - 35.7 - - 35.7 17.9
549.1 1141 205.9 (402.2) 104.2 - 585.3 113.3 1,915.1 1,342.4
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13. INVESTMENT IN JOINT VENTURES continued

B. RESULTS continued

Brent Cross  Cabat Circus

£m £m
Gross rentalincame ] ) - ] t 282 26.0 B
Net rental income T 243 18.6
Administration expenses ‘ ) 0.2) -
Profitfrom operating activities " t 24.2 18.6
Revaluation {losses)/gains on properties t {78.5) (56.0)
Adjustment forincome from assets held for sale B a - - o
Operating(loss)/profit {54.3) 37.4)
Finance income - -
Finance costs ) o o i 4 (0.8} o
{Lass)/profit before tax (54.7) {38.2)
Taxcharge o o o o - -
(Loss)/proﬁt for the year — continuing operations (54.7) {38.2)
Profitfor the year —discontinued operations i } ) B 2.2 - _
KLoss)Iproﬁtiortheyear (52.5) 38.2)
Share of distributions received by the Group 12.6 5.0
C.ASSETS ANDLIABILITIES continued
BrentCross  Cabot Circus
£m £m
Non-current assets
[nvestment properties 4311 2635
Other non-current assets ) 131 14.0
) ) 4447 2775
Current assets
Cash and cash equivalents f 16.1 334
Other current assets ) - t 4.2 5.6
) 20.3 39.0
Current liabilities
Loans—secured — -
Other payables - ) o {13.9) 14.8) o
- (13.9) (14.8)
Non-current tiabilities
Loans—secured - -
Dervative financialinstrurments - -
Obligations under head leases (12.8) 14.1)
Other payables —due ta Group companies o - -
B —other parties and deferred tax ] (0.5 0.6)
, , , ] (13.3) 14.7)
Net assets/(liabilities) ' 437.3 287.0

1 2021incocme statement figures have been restated tareflest the IFRIC Decision on Concessions and balance sheet figures have been restated to reflect the
IFRIC Decisionon Deposits where £31.0m and £15.0mon a 100% and Group share basis, respectively, has been reclassified from restricted monetary assets
{whichtormed part of Other current assets) to cash and cash equivalents. Furtherinformat’aon an bath IFRIC decisicns is set out in note 16,
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2021
100% share
Grand

Rullnpe Central The Qracle Westquay Silverburn Croydan Highzross Dundrum Other Total Graupshare
£m £m £m £m £m £m £Em E'm £m Em Em
40.8 281 21.6 24 4 15.7 25.2 18.5 51.5 23.0 303.0 1431
30.2 219 12.6 16.8 12.1 12.1 11.7 40.1 13.4 213.8 100.8
{0.1) 0.1) - - 0.1 0.2) (0.3) {0.5) (0.1) (1.5) 7(07}
30.1 218 12.6 16.8 12.0 11.9 11.4 39.6 13.3 212.3 100.1
(78.4) (45.3) {35.6) {19.5) (18.7) {55.5) (75.4) (89.3) 13.0 (539.2) (265.4)
(48.3) (23.5} (23.0) (2.7) 6.7) (43.6) (64.0) {(49.7) 263 (326.9) (165.3)
- - - - - - 6.1 2.4 — 8.h 4.2

- 0.1) - 0.4) = e - (5.0) {11.2) 4.1) (22.0) (9.9)
(48.3) (23.6) (23.00 (3.1) 6.7 (43.6) (62 9) (58.5) 22.2 340.4) {171.0)
- - - - - 0.6 - - - 0.6 0.3
(48.3) (23.6) (23.0) {3.1) 6.7) (44.2) (62.9) (58.5) 22.2 341.0) (171.3)
_ _ _ - _ _ — — - 2.2 0.9
(48.3) (23.6) (23.0) {(34) 6.7) (44.2) (62.9) (58.5) 22.2 (338.8) (170.4;
- - 6.0 1.7 9.5 - - 2.8 - 376 37.6
2021

100% share
Grand

Bulling Central The Oracle Westquay Silverburn Croydan Highcross Dundrum Other Total Groupshare
£m £m £m £m £m £ £m £m m £m £m
5610 88.3 243.3 3125 - 132.2 176.2 1,054.0 3719 3,634.0 1,712.2
2.4 2.7 - 4.2 - 0.4 — 24 - 36.2 18.3
563.4 91.0 2433 3167 - 1326 176.2 10564 3719 3,673.2 1,730.5
45.7 25.8 16.2 307 - 242 14.2 489 11.0 266.2 128.7
3.2 51 4.5 4.9 — 89.7 4.3 2.7 11.9 142.1 60,0
549 30.9 20.7 35.6 - 113.9 18.56 516 229 408.3 188.7
- - - - - - (158.6) - - (158.8) (79.3)

rrrrr (20.4) 63 (103) (12.8) - 18.4) (11.0) 10.4) 9 (282 (72.2)
(20.4) (6.3) (10.3) (12.8) - (18.4) (169.6) {10.4) (9.9} (286.8) (151.5)
- - - - - - - (502.2) (175.7) (677.9) (295.0)

- - - - - - A.0) (2.1) - (3.1) (1.6)

- 2.8) - (4.2} - - - - - (33.9) (15.8

- - - {348.2) - (24.8) - (20.2) 43.2) (436.2) -
0.9) {0.6) 0.7 (348.8) = {42.0) (1.1) (21.1) (53.0) (469.3) {3.5)
0.9) (3.4) {0.7) (701.2) — (66.6) 2.1 (545.6) {(271.9) (1,620.4) (315.?)
597.0 112.2 253.0 {361.7) - 161.5 23.0 552.0 113.0 2,174.3 1,451.8
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NOTES TOTHE CONSOLIDATED FINANCIAL STATEMENTS continued
Fortheyear ended 31 December 2022

13.INVESTMENT IN JOINTVENTURES continued

D.RECONCILIATION OF MOVEMENTS IN INVESTMENT IN JOINT VENTURES

2022 2021

£m £m

At1January - 14518 18136
Share of results of jointventures (41.5) (170.4)
Imnpairment of investment in jointventures a - 115y
Advances 4.0 14.0
Cash distributions {includinginterest, o] (84.0) 38.9)
Otherreceivables (5.3) 4.9)
Transfertoassetsheld forsale - (72.3)
Disposal - (53.9)
Exchange and other movements 17.4 23.9)
At31 December 1,342.4 14518

a Comprisedthe fullimgairment of the Group's investment in Highcross as described in note 10A.
b Comprisesdistributions of £63.4m (2021: £37.6m) and interest previously accruad of £20.6m (2021: £1.3m}.

14, INVESTMENT IN ASSQCIATES

A.PERCENTAGE SHARE

2022 2021

Principal property Share Share

Value Retail Various Villages acrass Europe a 40% 40%
Italie Deux Ttalie Deux, France 25% 25%
Nicetoile Nicetoile, France b - 10%

a Interestiscalculated based onthe share of profits to which the Group is entitled and excludes individualinterests which are loss making.
b TheGroupdisposed of its 10% interest in Nicetoile on 1 April 2021 for E26m (£21m).

Asspaiatas comprise prime urban real estate consisting of flagship destinations and premium outlets across Europe. Analysis of the results and assets and
liahilities of the Group'sinvestment in assaciates is set out below and with the exception of Value Retail, these resuits form part of the Share of Property
interests to arrive at management’s analysis of the Group on a proportionally consolidated basis as explained innote 3 and setoutin nate 2.

B.RESULTS 2022 2021
100% share - 7 100%share
Value Italie Group Value Italie Group
Retail Deux Total share Retail Nicetoile Deux Taal share
£m £m £m £m £m £m £€m £m £m
Gross rentalincome O 4344 224 4565 1536 3055 31 230 3318 1026
Netrental income + 288.5 17.8 306.3 105.7 204.9 27 17.3 2249 714
Administration expenses (144.3) (0.1) (144.4)  (48.0) (116.3) - .1 (116.4) (338}
Profitfrom operating activities T 144.2 17.7 161.9 57.7 88.6 2.7 - 17.2 108.5 37.6
Revaluation {losses}/gains on
properties t (98.1)  (24.8) (122.9) (66.9) 33.0) 0.2 (35.8) 68.6) (21.1)
Operating profit/{loss) 46.1 7.2 39.0 9.2) 55.6 29 (18s) 399 165
Interest costs (79.6) {0.1) (79.7) (27.7) (55.1) - - B5.1) 18.7)
Fairvalue gains on derivatives 57.0 - 57.0 13.1 18.2 - - 18.2 9.3
Fair value gains on participative
loans _ - - - 15.0 - .. = - -
Net finance {costs)/incame {(22.6) {0.1) (22.7) 5.4 369 - = (36.9)
Profit/(loss) before tax 23.5 (7.2) 16.3 (3.8) 18.7 2.9 (18.6) 3.0
Current tax charge {15.3) - (15.3) (3.2) (8.5) - 0.1) 8.6)
Deferred rax icharge)/cradit {8.8) - (8.8) 01 60 - - 60
({Loss)/profitforthe year (0.6) (7.2) {7.8) (7.1) 16.2 2.9 (18.7) 0.4

T 2021 figures have been restatedto reflect the IFRIC Decision on Concessions with furtherinformation pravided in note 18
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14. INVESTMENT IN ASSOCIATES continued

C.ASSETS AND LIABILITIES

2022 2021
100% share 100% share
Value Italie Group Value Italic Group
Retail Deux Total share Retail DAL Tntal share
£m £m £m £m £m £m £m £m
Non-current assets
Investrent properties 5,151.0 411.6 5,562.6 1,989.9 5,055.6 4067 54623 1,995.2
Othernon-currentassets 370.7 - 370.7 114.2 236.6 - 236.6 633
5,521.7 411.6 5,933.3 2,104.1 52622 406.7 56989 2,0585
Current assets
Cash and cash equivalents 288.6 27.4 316.0 93.6 23386 239 2575 83.0
Other current Assets Q3.9 11.8 110.7 10.7 70.1 131 83.2 32.8
387.5 39.2 426.7 134.3 303.7 37.0 340.7 1158
Total assets 5,909.2 450.8  6,360.0 2,238.4 5,595.9 4437 6,039.6 2,174.3
Currentliabilities -
Loans {(314.7) - (314.7) (108.1) (1,090.1) — {1,090.1) (465.1)
Other payables o {148.4) (17.0) {(165.4) (104.6) (121.0) (15.4) (136.4) (92.8)
{(463.1) (17.0) {480.1) (2120  (1,211.1) (15.4) (1,226.5) (557.9)
Non-current liabilities
Loans (1,787.1) - {1,787.1) (653.6) (934.6) - {334.6) (292.2)
Participative loan {(387.1) - (387.1) (95.7) {347.8) - (347.8) (86.0)
Other payables, including deferred tax (650.7) {3.1) (653.8) (185.2) (609.3) {3.3) {612.6) (176.0)
. (2,824.9) (3.1) (2,828.0) {(934.5) (1,891.7) {3.3) (1,895.0) (554.2)
Total liabilities - (3,288.0) (20.1) (3,308.1) (1,247.2) (3,102.8) (8.7) (31215 (1,112.1)
Net assets 2,621.2 430.7 3,051.9 1,091.2 2,493.1 425.0 2,918.1 1,062.2
Reverse participative loans 3871 - 3871 205.9 347.8 - 347.8 184.8
3,008.3 430.7 3,439.0 1,297.1 2,8409 4250 3,265.9 1,247.0
D.RECONCILIATION OF MOVEMENTS IN INVESTMENT IN ASSOCIATES
- 2022 2021
Value Italie Value Italie
Retail Deux Total Retaill Nicetaile Deux Total
£m £m £m £m £m £m £m
At January 1,140.8 106.2 1,247.0 1,154.1 238 120.5 1,298.4
Share of results of associates (5.3) (1.8) {'7.4) 20.0 0.3 4.7 15.6
Capital return - 2.0) {(2.0) - - 2.0) (2.0}
Distributions (4.4) {0.6) (5.0) (2.4) - 0.1) (2.5)
Share of other comprehensive gain of assaciate a 23.3 - 23.3 1.3 — - 1.3
Disposals - - - - (23.2) — (23.2)
Exchange and other movements 35.0 5.9 40.9 (32.2) 0.9 (7.5)  (40.6)
At31December ) b 1,189.4 107.7 1,297.1 1,140.8 — 106.2 1,247.0

a Relatestothe change infairvalue of derivative financial instruments in an effective hedge relationship within Value Retail.
b Includes accumulated impairment tothe investment in Value Retail of £94.3m (2021: £94.3m) which was recognised inthe yearended 31 December 2020 and

is equivalent tothe notional goodwill on this investment,
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15. TRADE AND OTHER RECEIVABLES

A.TRADE AND OTHER RECEIVABLES —~ NON-CURRENT

2022 2021
£m £m
Net pension asset 23C 1.4 168
Otherreceivables 1.8 27
3.2 195
B.TRADE AND OTHER RECEIVABLES - CURRENT
2022 2021
£m £m
Tradereceivables * 23.4 27.5
VAT receivable 16.7 15.7
Balances duefrom joint venture entities 8.3 7.5
Accrued interest receivable 11.6 11.0
Otherreceivables 23.9 17.9
Corporation tax 01 0.7
Prepayments 1.9 45
85.9 84.8
* Creditriskis explained furtherin note 190.
C.TRADE (TENANT) RECEIVABLES - AGEING ANALYSIS AND PROVISIONING
2022 o 2021
Gross trade Nettrade  Grosstrade Nettrade
receivables Provision receivables receivables Prowvision  recelvas.es
£m £m £m £m m £m
Not yet due 3.2 {0.6) 2.6 5.6 (1.9) 3.7
0—-3 months overdue 4.0 {0.8) 3.2 8.2 (3.6) 4.6
3-12 months overdue 8.1 (2.3) 5.8 135 (6.3) 7.6
Mare than 12 months overdue 25.7 (13.9) 11.8 27.2 (15.6) 116
41.0 (17.6) 23.4 54.9 (27.4) 27.5
D. ANALYSIS OF MOVEMENTS IN PROVISIONS
2022 2021
Loss allowance £m £m
At1January 27.4 35.8
Additionsto provisions charged to theincome statement 4.0 135
Disposals * (1.3) 2.1
Ralease of provisions {10.7) 16.6)
Utilisation (2.8) 2.1
Exchange 1.0 a1
At 31 December 17.6 27.4

* 2021:Related to UK retail parks.
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15.TRADE AND OTHER RECEIVABLES continued

E.TRADE (TENANT)RECEIVABLES — SEGMENTAL ANALYSIS AND PROVISIONING

. 2022 2021

Gross trade Nettrade  Grosstrade Net trade

receivables Provision receivables receivables Provision  receivables

Proportionally consolidated £m £m £m m £m £im
UK 29.1 {12.5) 16.6 46.3 (27.2) 19.1
France 40.0 (17.2) 2238 452 (21.7) 235
Treland 5.0 {2.6) 2.4 8.0 4.4 38
Managed portfolio 74.1 (32.3) 41.8 99.5 (53.3} 46.2
Less Share of Property interests {33.1) 14.7 (18.4) (44.6) 25.9 (18.7)
Reported Group 41.0 {17.6) 23.4 549 (27.4) 27.5

Provisions against trade receivables includes £0.211 (20271, £1.0011) againsl receivables whereby the income which has been deterred on the balance
sheet. On a proporticnally consolidated basis, a further £1.4m (2021: £3.0rm) relates ta Share of Property interests. The charge made far making these

provisionsis excludad from Adjusted earnings as described in note 10A.

Net trade receivables do not include deposits {which are included in payables), but taken together with VAT, do form part of the assessment of the required

provision.

A10 percentage peintincreasein the prowisian rate would increase the provision and hence reduce Reported earnings by £2.7m and Adjusted earnings

by£2.2m.

16. RESTRICTED MONETARY ASSETS AND CASH AND CASH EQUIVALENTS

A.RESTRICTED MONETARY ASSETS

2022 2021
Current Non-current Current  Non-current
£m £m £m £m
Cash held inrespect oftenants and co-owners t a 8.6 - 13.7 —
Cash held in escrow ) b - 214 200 214
8.6 21.4 33.7 21.4

1 2021 currentfigures have been restated to reflect the IFRIC Decision on Deposits whare further information s provided in note 18. The effectisthat £5.4m held

by third party managing agents inrespect of tenant deposits and service charges have been reclassified to cash and cash equivalents as these amaounts are not

restricted by law or regulation. The previously reperted figure for 2021 was £19.1m.

a Cornprises amounts held to meet tuture services charge costs and relaled expenditure such as marketing expenditure, where local laws or regulations1estrict the

useof such cash.

o

Comprises funds held to satisfy potentiat obligations under indermnities granted infavour of Directors and officers to the extent that such obligations are not

already satished by the Company or coverad by Directors’ and Officers’ liahility insurance. The funds will remainin trust until the later of December 2026, or, if
there are autstanding claims at that date, the date on which all claims are resolved {20271 the current portion related to a deposit received in respect of the sale of

Silverburn prior to completion on 15 March 2022, upan which the amounts were released from escrow).

B.CASHAND CASHEQUIVALENTS

Cash and cash equivalenis includes £4.4m (2021: £5.4m} inrespect of cash held by third party managing agents which was previously disclosed as
restricted monetary assets as described in notes 16A and 1B and where the previously reported 2021 cash and cash equivalents figure of £309.7mhas

beenrestated.
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17.TRADE AND OTHER PAYABLES

2022 2021

Current Non—cn.;rrent Current Non-cur-'rem

Note £m £m £m £m

Trade payables 227 - 17.0 ~
Pension liability 23C 0.9 7.8 0.9 9.2
VAT payable 17.8 - 188 -~
Balances duetojointventure entities 231 - 9.3 -
Balances duetoco-owners a 8.7 - 13.7 ~
Accruals—interest 37.6 - 389 -~
—capital expenditure 14.0 - 14.2 ~

—other 33.6 - 30.7 -
Deferredincome 1.1 - 235 ~
Distributions received in advance from assaciates (Value Retail) - 18.1 - 215
Guarantee and tenant deposits - 11.1 - 95
Lease liabilities b 2.7 6.9 25 1.5
Other payables o ) - o - 64 12.4 9.9 145
168.3 56.3 179.4 56.6

a Comprises restricted monctary assets held on behaffof co-owners in order o meet future service charge costs and related expenditure.

b Ofthe non-current portion, £1.8m (2021: £1.2my}is payable hetween one to twa years, £2.4m ({2021: £0.3m) from two tofiveyearsand £2 7m {2021: £nil)
inmarethan five years.
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18. LOANS

A.LOAN PROFILE
2022 2021
£m £m
Unsecured
£200.0m7.25% sterling bonds due 2028 199.0 198.8
£700.0m 1.75% eurcbonds due 2027 a 612.3 578.3
£300.0m 6% sterling bonds due 2026 299.1 2988
£350.0m 3.5% sterling bonds due 2025 348.3 347.8
£235.5m1.75% eurobonds dye 2023 b - 197.4
Bank loans and overdrafts [o (3.1) (2.7)
Senior notesdue 2031 5.1 4.9
Senior notes due 2028 11.3 13.3
Senior notes due 2026 62.0 58.8
Senigrnotes due 2024 112.4 1394

d 1,646.4 1,834.8

a Coupon islinked to two sustainahility performance targets, both of which will be tested in December 2025 against a 2019 benchmark. If the targets are not met,
atotalof 75 basis points perannurm, representing acost of £5,26m, witi be payable in addition to the hnalyear’s coupon. The Group has made certain assumptions
whichsupport notincreasing the effective interest rate, as a result of the possibility of failing to meet the targets. Planned tuture initiatives which will assist the
Groupin achieving the targetsinclude the introduction of energy efficient projects, the generation of additional on or offsite energy and driving compliance with
relevant energy perfarmance lagislation. The Group continues to make steady progress against both targets,

b On16December 2022, following the exercise of an early redemption option, the Group redeemed all of the £235.5m 1.75% eurcbonds due 2023 using available
cash resources.

¢ Debitbalance comprises unamartised fees for revolving credit facilities against which no funds had been drawn at the yearends.
d Maturity analysisis set outin note 19G.

B.UNDRAWN COMMITTED FACILITIES

The Group has the following revolving credit facilities (RCF), which are allin sterling unless otherwise indicated, expiring as follows:

2022 2021

£m £m

2017 RCF expiring 2022 - 10.0
2017 RCF expiring 2023 a - 30.0
2016 RCF expiring 2023 a - 420.0
2017 RCF expiring 2024 a - 370.0
2021 RCF expiring 2024/2025 b 150.0 150.0
2021 IPY7.7bn RCF expiring 2025 c 48.9 49.8
2022 RCF expiring 2025 a 463.0 -
d 661.9 1,029.8

a On 29 April 2022, the 2016 RCF expiring 2023 and the unexpired elements of the 2017 RCF expiring in 2023 and 2024 were extinguished and replaced with
anewthree year £463m RCF expiring April 2025, hut containing two one-year extension options. The existing two facitities were cancelled on 9 May 2022,

b Contained two one year extension aptions whereby during the year, the first of these extension options was exercised such that £100m was extended
to June 2025 with the remaining £50m left to expire at its existing termin June 2024,

¢ Contained two one year extension options whereby duringthe year, the first of these extension options was exercised such that the full facitity was extended
to Junre 2025.

d £2.1m{2021: £2.1m) of RCFs have been utilised (atthough not drawn) to support ancillary facilities leaving £659.8m {2021: £1,027.7m) available to the Group.

C.MATURITY ANALYSIS OF UNDRAWN COMMITTED FACILITIES

2022 2021
Expiry £m £m
Within one year T B - ) 10.0
Withinone totwoyears 50.0 450.0
Within two to five years - ) B 611.9 569.8

661.9 1,029.8
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19. FINANCIALINSTRUMENTS AND RISK MANAGEMENT

A:FINANCIAL RISK MANAGEMENT AND STRATEGY

The Group's financial riskmanagement strategy seeks ta setfinancial limits for treasury activity to ensure they arein line with the risk appetite of the Group.
The Group's activities expose it to certain financial risks comprising liquidity risk, market risk {comprising interest rate and foreign currency risk), credit risk

and capital risk.

The Group’s treasury function, which operates under treasury policies approved by the Board, maintains internal guidelines for interest cover, gearing,
unencumbered assets and other creditratios and both the current and projected financial position against these guidelinesis monitored regularly.
Tomanage the risks set out above, the Group uses certain derivative financial instruments to mitigate potentially adverse effects on the Group’s financial
performance. Derivative inancial instruments are used to manage exposure to fluctuations in foreign currency exchange rates and interest rates but are

not employed for speculative purposes.

Financial instruments are grouped and accounted for as set outin the table below.

2022 2021

Current Non-curren{ Total Current  Non-current Toral

Note £m £m £m £m £m £m

Balances due from joint ventures 13C - 2391 239.1 - 255.4 2554
Trade and otherreceivables a 15A/158 67.2 1.8 69.0 639 2.7 66,6
Restricted monetary assets 164 8.6 21.4 30.0 33.7 21.4 551
Cash and cash equivalents 218.8 - 218.8 3151 - 3151
Assets held forsale ad - - - 4.1 - 4.1
Financial assets at amortised cost 556.9 696,3
Investmentin associates: participative loans 14C - 205.9 205.9 - 184.8 1848
Otherinvestments - 9.8 9.8 — 95 385
Assets at fair value through profit and loss b 215.7 154.3
Derivative financial instruments — assets 0.1 7.0 7.4 73 18.6 259
Derivative financial instruments — liabilities (16.1) {23.7) (39.8) - (59.7) - (59.7)
Derivatives at fair value through profit and loss c (32.7) (33.8)
Trade and other payables d 17 (148.5) (48.5) (197.0) (136.2) (47.4) (183.6)
Loans 18 - (1,646.4) (1,646.3) - {1,834.8) (1,8348)
Obligations under head leases B 20 {0.2) (38.1) (38.3) - 364y  {(364)
Financial liabilities atamortised cost (1,881.7) (2,054.8)

T 2021 figures have beenrestated to reflect the IFRIC decision on Deposits where further information is provided in notes 18 and 16.
a Excludesnet pensionasset, VAT, corporation tax and prepayments.

b Gainof £15.0m (2021: £9.5m) recognised in income staternent.

c Gainof £15.2m (2021: £43.9m lass) recognised in income statement.

d Excludes pension liabrlities, VAT and deferred income.

B.LIQUIDITY RISK

Cash levels are monitored to ensure sufficient resaJrces are available to meet the Group’s operational requirerments. Shart term money market deposits
areusedto manage cash resources to maximise the rate of return, giving due consideration to risk.

Liquidity requirements are met with an appropriate mix of short and longer term debt whereby the Group borrows predorminantly on an unsecured basis in
order tomaintain operational flexibility at alow operational cost. Loans and facilities are arranged to maintain short termliguidity and ensure an appropriate
maturity profile. Long term debt comprises mainly the Group's fixed rate unsecured bonds and private placement senior notes. Shart term fundingis raised
principally through syndicated revolving credit facilrties from arange of banks and financial institutions with which the Group maintains strong working

relationships. Analysis of the Group's loans and facilities together with theirmaturity is set out in nate 18.
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19.FINANCIALINSTRUMENTS AND RISK MANAGEMENT continued

C.INTEREST RATE AND CURRENCY RISK

Interestraterisk

Interest rate swaps are used to manage the interest rate basis of the Group'’s debt, allowing changes from fixed to floating rates or vice versa. Clear
guidelines exist forthe Group’s ratio of fixed to floating debt, interest cover, gearing, unencumbered assetsand other credit ratios. The interest rate profite is
measured regularly against these guidelines.

The Group has interest swap agreements totalling £300m which mature in February 2024. Interestis paid at arate linked to SONIA, and received at afixed
rate of 6% per annum. The Group defines Borrowings as loans and currency swaps and excludes the fair value of the interest rate swaps as the fair value
crystallises over the life of the instruments rather than at maturity. The Group does not apply hedge accountingto itsinterest rate swaps.

_ ; 2022 2021

Sterling US Dallar Euro Total Sterling Us Dallar Eura Total

Interestrate profile £m £m £m £m £m £m £m £m
Rarmwings ((mansand currency swapsl
— Fixedrate 2271 - 1,136.9 1,364.0 226.0 - 1,362.9 1,588.9
— Floatingrate (495.9) {4.9) 813.8 313.0 (170.5) (5.2) 4657 2900
(268.8) {(4.9) 1,950.7 1,677.0 555 (5.2) 1,828.6 1,878.9

Offsetting

After taking into account the netting impact included within the Group’s International Swap and Derivatives Asscciation (ISDA] agreements with each
counterparty (which are enforceable on the occurrence of future credit events such as a default), the net positions, including accrued interest, would be
derivative financial assets of £6.2m (2021: £6.3m) and derivative financial liabilities of £29,3m (2021: £29.5m). The combined value of derivative financial
instruments was therefore aliability of £23.1m (2021: lability of £23.2m).

Currency risk
The currency profile of the Group’sloans is as follows:

2022 2021

Sterling Us Paollar Euro Total Sterling US Dollar Eurc Total

£m £m £m £m £m £m £m £m

Bonds 846.4 - 6123 1,458.7 845.4 - 7787 1,621.1
Bank loans and overdrafts (3.1) - - (3.1) (2.7 - - 2.7
Seniornotes 309 63.9 96.0 190.8 30.8 84.8 100.8 2164
874.2 63.9 708.3 1,646.4 873.5 84.8 876.5 1,834.8

Hedging

The Group enters into cash flow hedge and netinvestment relationships to mitigate its exposure to currency risk. The ratio for hedginginstruments
designated in both netinvestment and cash flow hedge relationships was 1:1. Ineffectiveness could be recognised on either hedging relationship due to
significant changes in counterparty credit risk or a reduction in the notionat amount of the hedged item during the designated hedging period, however,
noineffectiveness wasrecognisedin 2022 or 2021.

2022 2021

Current Non-current Total Current  Non-current Total

Maturity of fair value of currency swaps £m £m £m £m £m £m
Assets - 7.0 7.0 7.3 8.3 15.6
Liabilities (16.1) (21.5) (37.6) - B9.7) (597
{16.1) (14.5}) (30.6) 7.3 (51.4) 44.1;

Cash flow heddes

USdollarloans comprise elements of the Group’s Senior notes as set out ahove. To manage the impact of foreign exchange movements onthese loans,

the Group has used derivatives at an average hedged exchange rate of £1=%1.387 (2021: £1=$1.439), to swap all the cash flows to either euro or sterling
where the sterling element is designated as a cash flow hedge with the critical terms of the loans being the same as the related derivatives.

The carrying value of derivatives designated in a cash flow hedge was an asset of £8.3m (2021: £6.7m). This designation allows exchange differences on
hedginginstruments to be recognised in the cash flow hedge reserve and then recycled to net finance costs in the consolidated income statement, to offset
against the exchange differences on US dollar loans also recognised in net finance costs,

The cash flow hedge reserve includes aloss of £0.2m (2021: £1.7m gain) in respect of continuing cash flow hedges. The cash flows are expected to occur
between 2023 and 2024.
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19.FINANCIAL INSTRUMENTS AND RISK MANAGEMENT continued

C.INTEREST RATE AND CURRENCY RISK continued

Netinvestment hedges
Tomanage the foreign currency exposure on its netinvestments in euro-denominated entities, the Group has designated all euroloans or synthetic euro
loans, including euro-denominated bonds, senior notes and currency swaps, as netinvestment hedges.

This designation allows exchange differences on hedging instruments to be recagnised directly in equity which acts as an offset against the exchange
differences cn netinvestmentsin euro-denominated entities which are also recognised in equity. The notional and carrying amount of such eurc-
denominated liabilities and the average hedged rateis set out below.

2022 2021
Average Average
Eurg hedged Euro hedged
notional Carrying exchange notional Carrying exchange
amount amount rate amaount amount rate
£m £m € £m £m
Bonds 700.0 612.3 1.163 935.5 7757 1.189
Senjornotes 108.5 96.0 1.152 1204 1008 1152
Cross currency swaps 484.0 22.2 1.194 570.2 459 1.352
Foreign exchange swaps 918.0 16.4 1.151 554.6 (7.2% 1.173
Total 2,210.5 746.9 2,180.7 915.2

The euronotionalamount represents the amount due at maturity without netting any receivable of different currency under the sameinstrument.

The netinvestment hedge reserve includes £60.8m (2021: £45.1m) in respect of continuing net investment hedges whereby these are due tomature
between 2023 and 2031.

Sensitivity analysis

Interestrisk sensitivity analysis

Inmanaging interest rate and currency risks, the Group aimstareduce theimpact of short term fluctuations on the Group's earnings. Changes in foreign
exchange and interest rates may have animpact on consclidated earnings over the longerterm. The sensitivity has been calculated by applying the interest
rate change tothe loans net of their related interest rate swaps.

2022 2021

Changeininterestrate Change in.nterest rate

+1% ~-1% +1% —-1%

Interest rate sensitivity on earnings £m Em £m £m
Income statement 6.2 (6.3) 6.4 6.5)

Other comprehensive income - - - -

Currencyrisk sensitivity analysis

The sensitivity of the Group's financial instruments to changes in exchange rates shows the impact on profit and other comprehensive income of a 10%
change inthe sterling exchange rate against eurc by retranslating the year end euro-denominated financiat instruments, taking into account forward
foreign exchange contracts. 10% represents management’s assessment of areasonably possible change in foreign exchange rates over a 12 month
period. The analysis does not reflect the exposure and inherent risk during the year.

2022 ) 2[]?1

_ Change in exchange rate Changs in exchange rate

+10% ~-10% +10% —-10%

Eurocurrency sensitivityimpacton earnings £m £m £m £m

Income statement (0.4) 0.5 4.5) 55
Othercomprehensive income 177.2 (216.6) 165.5 {202.3)

The effect on the net gains taken to equity would be more than offset by the effect of exchange rate changes on the eura-denominated assetsincluded
inthe Group's financial statements.
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19. FINANCIALINSTRUMENTS AND RESK MANAGEMENT contir

D.CREDITRISK
Craditrisk refers to therisk that a counterparty will default on its contractual obligations resulting in financial loss.

The Group's creditrisk arises from trade and otherreccivables, unamortised tenant incentives, restricted monetary assets, cash and cash
equivalents, balances due fremjoint ventures and asscciates, cther investments, loans receivable, participative loans to associates and derivative
financial instruments.

Trade (tenant) receivahles

The Group's greatest exposure to credit risk arises principally from trade {tenant} receivables which all have due dates within 12 months. The Group
determines and monitorsregularly the level of risk associated with trade receivables and applies the IFRS 9 simplified approach to measuring expected
credit losses applying the methodology, judgements and estimates set outin note 1F and by reference to changes in the levels of default expertenced,
tenant credit ratings and wider macroeconomic factors. Analysis of the provision and sensitivities thereon are set outin notes 150 and 15E.

Formost trade recaivables, the Group obtains security in the form of rental deposits or guarantees which can be called upon if the counterparty is in default.
Both of these serve to limit the potential exposure to credit risk.

Unamortised tenantincentives

Provisioning rates against unamartised tenant incentives are lower than those against trade receivables as the credit risk of tenants not paying rent for
future periods, and hence unamortised tenant incentives not being recovered, is lower than the credit risk on trade receivables currently overdue, including
residual aged amounts still outstanding fram the pandemic. The Group determines and monitors regularly the level of risk and assesses impairment of
such balances accordingly and by reference to changes in the levels of default experienced, tenant credit ratings and wider macroeconomic factors. Details
ofthe provision and sensitivities thereon are set out in note 128.

Other halances

The credit risk associated with restricted monetary assets, cash and cash equivalents, derivative financialinstruments and amounts due from joint
ventures and associates (including loans and participative loans receivable, which are carried at fairvalue based on the underlying assets) is considered
low, with an assessment of each category set out as follows:

Restricted monetary assets, cash and cash equivalents and derivative financialinstruments
Suchbalances are held with counterparties which are banks that are committed lenders to the Group with high credit ratings assigned by international
credit rating agencies.

Amounts due from joint ventures and associates

Balances due fromjointventures comprise loans from the Group to establish and fund the partnerships which form part of the totat investment in joint
ventures. The credit risk of loans due from joint ventures and also associates ismonitored by reference to changesin the underlying assets, principally
driven by investment property valuation changes. The most material balance, relating to loans due from Westquay Limited Partnership, is repayable on
demand, although the Group does not expect this loan to be recalled in the foreseeable future, Consequently, the expected credit loss has been calculated
by discounting the outstanding loan balance over the period untilitis anticipated that the cash will be realised at the interest rate implicit in the loan.
Theresultant expected credit loss was not material to the Group accordingly noloss has been recognisad.

Investments

The carryingvalue ofinvestments in joint ventures and associates equates to the Group's share of the underlying net assets of the investment. The most
significant component of underlying net assets is investment properties, which are carried at fair value meaning that there is no residual credit risk other
thanforat Highcross wherein 2021, a breach of secured loan covenants resulted in a fullimpairment to £nil of that investment.

Otherreceivables

Otherreceivables are grouped based ontype, contractualterms, ageing and financial standing of the debtor using the same methodologies and
considarations as for trade receivables. Dependent on the nature of the receivable the credit risk ranges from low to moderate, however, the resulting
provisions are not significant.

E: CAPITAL RISK
The capital structure of the Group comprises of equity and debt, including cash and cash equivalents. The Group’s financing policy is to optimise the

weighted average cost of capital by using an appropriate mix of debt and equity. Furtherinformation on loans is provided in nate 18 and information on
share capital and reservesis set out in note 21 and the statement of changesin equity. The Group reviews regularly its loan covenant compliance.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS continued
Fortheyear ended 31 December 2622

19. FINANCIAL INSTRUMENTS AND RISK MANAGEMENT continued

F. FINANCIAL INSTRUMENTS HELD AT FAIR VALUE

Definitions
The Group's financial instruments are categorised by level of fair value hierarchy prescribed by accounting standards. The different levels are defined
as follows:

- Level 1: quoted prices {(unadjusted} in active markets for identical assets or liabilities

~ Level 2:inputs other than quated prices included within Level 1 that are observable for the asset or liability, either directly (actual prices) ar indirectly
{derived from actual prices)

— Level 3:inputs forthe asset or liability that are not based on chservable market data (from unobservable inputs)

Fairvalue valuation technique

Financialinstrument Valuation technique for determining fair value

Presentvalue of cash flows discounted using prevailing market interest rates
__Presentvalue of cash flows discounted using prevailing market interest rates
_ Prasentvalue of cash flows discounted using prevailing market interest rates
Underlying net asset values of the interests in Villages/centre *

Unsecured bonds
Unsecured bank loans and overdrafts
Fair value of currency swaps and interest rate swaps

Otherinvestments including participative loans to associates

* Assets of Villages comprise mainly investment proparties held at professional valuation.

Fair value hierarchy analysis

e g2 . 2o
Carrying Carrying
amount Fair value amount Farvalue
Hierarchy £m £m £m £m
Unsecured bonds Levell 1,458.7 1,249.5 1,621.1 1,707.0
Seniarnotes Level 2 190.8 180.7 2164 221.8
Unsecured bank loans and overdrafts Level 2 (3.1) - 2.7) -
Fairvalue of currency swaps e o Level2 ~ 30.6 30.6 441 441
Borrowings 1,677.0 1,460.8 18789 1,872.9
Fairvalue of interest rate swaps Level 2 24 2.1 (10.3) {10.3)
Participative loans to associates Level 3 205.9 205.9 1848 184.8
Fairvalue of other investments Level 3 9.8 98 9.5 9.5
Analysis of movements in Level 3 financial instruments
2022 2021
— Participative Other  Pattcpatve  Oter
loans finvestments Total loans  investmerts Total
Level 3 financialinstruments £m £m £m £m m £m
At1Januvary 184.8 95 1943 1899 67 1996
Total gains/{losses) in
— share of results of associates 15.0 - 15.0 9.1 - 9.1
— consolidated income statement - - - - 0.4 0.4
— othercomprehensive income 10.5 0.3 10.8 (11.8) (0.6 124)
Other movements—advances e {4.4) - (4.4) 2.4) - (24
At31December 205.9 9.8 215.7 1848 95 194.3

Allotherfactars remaining constant, anincrease of 5% in the netasset values of the Villages/centre would increase the carrying amount of the Level 3
financialinstruments by £11.3m. Similarly, a decrease of 5% would decrease the carrying amount by £11.3m. The fair values of all other financial assets
and liabilitizs equate to their book values.
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19. FINANCIALINSTRUMENTS AND RISK MANAGEMENT continued

G.MATURITY ANALYSIS OF FINANCIAL LIABILITIES

The remaining contractual non-discounted cash flows for financial liabilities are asfollows:

2022
Less than Uneto Twoto Five to More than

one year twa years five years 25years 25years Total

Note £m £m £m £m £m £m

Trade and other payables 148.5 10.2 3.3 35.0 - 197.0
Derivative financial liability cash inflows (13.3) {30.8) (362.3) - - (406.4)

Derivative financial Uability cash outflows 34.7 18.7 380.9 - - 434.3

Loans - 112.6 1,332.6 216.4 - 1,661.6

Interest 61.1 59.6 127.2 15.1 - 263.0

Obligations under head leases 20 2.3 23 6.8 45.2 69.4 126.0

2021

i Less than Oneto Twota Five ta Mare than B

one year twoyears five years 25 years 25 years Total

Note £m £m £m £m £m £m

Trade and other payables 136.2 101 4.9 32.4 - 183.6
Derivative financial liability cashinflows (13.2} {13.2) (405.9) - - (432.3)

Derivative financial liability cash outflows 10.5 10.5 453.4 - - 474.4

Loans - 197.7 848.6 805.9 - 1,852.2

Interest 65.1 661 162.0 40.2 - 3324

Obligationsunderhead leases 20 2.4 2.1 6.9 457 68.3 125.1

a Asdefinedinnote 19A.

b Before taking into account unamortised borrowing costs of £15.2m {2021 £17 Am}

20.0BLIGATIONS UNDERHEAD LEASES

s 2022 2021

Present
value Presentvalue
Minimum of minimum Minimum of minimum
lease Effect of lease lease Effectof iease
payments discounting payments payments  discounting payments
Due £m £m £m £m m £m
Within one year 2.3 (2.1) 0.2 ) m2.1 (2.1) —
Between one and two years 23 {2.1) 0.2 21 (2.0) 01
Between two and five years 6.8 {6.4) 0.4 6.9 (6.5) 04
Between five and 25 years 45.2 {40.0) 5.2 457 (40.7) 5.0
More than 25 years 69.4 {37.1) 32.3 68.3 (37.4) 3098
More than oneyear 123.7 {85.6) 381 123.0 (86.6) 36.4
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21.SHARE CAPITAL AND OTHER RESERVES

A.SHARE CAPITAL

2022 2021
number £m number £m

Called up, allotted and fully paid R ) 7
Ordinary shares of 5p each 5,002,265,607 2501 4,419,457,161 221.0

During theyear, 582,808,446 shareswere issued in respect of serip dividends.

Share capitalincludes 7,691,247 shares (2021: 7,691,247 shares) held intreasury and 25,512,208 shares {2021: 2,290,410 shares) held inan
employee share trust whereby during the year, purchases of 27,301,546 shares were made with the balance beingissued toemployees.

B. OTHER RESERVES

Net

Translation investment Cashflow  Total other

reserve hedge hedge reserves

£m £m £m £m

At13anuary 2021 ' o 666.0  (519.2) 34 1502
Recycled exchange gain on disposal of overseas property interests (55.2) 44.2 - (11.0}
Foreign éxchange transtation differences {139.7) - - (139.7)

Gainonnetinvestment hedge - 1122 - 112.2
Loss on cash flow hedge - - (1.9) 1.9

Loss on cash flowhedge recycled to net finance costs a - - 02 02
Total comprehensive loss (194.9) 1564 a7 (40.2)

At 31December 2021 471.1 {362.8) 1.7 110.0

Foreign exchange translation differences 130.7 - - 130.7
Loss on netinvestment hedge - (103.4) - (103.4)

Gainon cash flow hedge - - 6.3 6.3
Gain on cash flow hedge recycled tonet finance costs . - - (8.2) 8.2
Total comprehensive loss 130.7 (103.4) a9 254
At31December 2022 601.8 (466.2) {0.2) 135.4

The translationreserve comprises foreign exchange differences arising from the translation of the financial statements of foreign operations and also
includes the translation of liabilities that hedge the Company’s netinvestmentin a foreign subsidiary.

Hedging reserves comprise cumulative gains and losses representing the effective portion of the cumulative net change in the fair value of cash flow and
foreign currency hedging instruments.
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22, DIVIDENDS

Enhanced
Cash scrip
dividend per alternative 2022 2021
share parshare £m £m
Prior periods
2020 final dividend —Cash U.2p - 117
— Enhanced scrip alternative 2.0p - 51.0
2021 interimdividend  —Cash 0.2p - 1.3
— Enhanced scrip alternative 2.0p - 1.7
2021 final dividend —~Cash 0.2p 11.8 -
— Enhanced scrip alternative 2.0p 51.4 -
2022interim dividend -Cash 0.2p 1.4 -
- Enhanced scrip alternative 2.0p 75.7 -
140.3 135.7
Cash flow analysis:
Cash dividend 2.6 2.6
Withholdingd tax:
— 2020 intermdividend - 11.9
— 2020final dividend - 104
— 2021 final dividend 10.6 =
13.2 24.9
Total cash dividends per share in respect of the year 0.2p 04p

a Dividends paidas a PID are subject to withholding tax which is paid approximately two months after the dividend itself is paid.
b Calculated asthe market value of shares issued to satisfy the enhanced scrip dividend alternative.

¢ Comprises cash payments after deduction of withhalding tax, where applicable.
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The Group operates a number of defined benefitand defined cantribution schemes where the principal scherme is afunded defined benefit scheme
{'the Scheme”) where assets are held in a separate trustee administered fund. The Scheme is valued by a qualified actuary at least every three years and
contributions are assessed in accordance with the actuary’s advice. Since 31 December 2002, this scheme has been closed to new entrants and on

30 June 2014 was closed to future accrual, As described furtherin note 23D, on 8 December 2022, the Company and the Scheme’s Trustees entered
into abulk purchase annuity policy (buy-in) in respect of insuring all future payments to existing pensioners of the Scheme.

The Graup also operates three Unfunded Unapproved Retirement Schemes. Two schemes provide pension benefits to two former Executive Directars,
the other meets pension commitment obligations tc former US employees.

A.DEFINED CONTRIBUTION PENSION SCHEME

The chargeinrespect of the Group's UK funded defined cantribution pension scheme was £3.0m (2021: £3.0m).

B. PRINCIPAL ASSUMPTIONS USED FOR THE SCHEME

2022 2021
Financial % ¥
Discount rate for accrued benefits T 4.8 '2'.0
Inflation (retail price index) 3.2 3.3
Rate of increasein pensions in payment 3.2 3.3
Oemographic o Years , Years
Life expectancy from age 60:
— Pensioner aged 60 * 28.7 28.0
— Non-pensioner currently aged 40 * 30.1 265
Weighted average maturity i Years Years
The Scheme 14.0 180
Otherschemes Uptol10.8 Uptolls

* The Group uses demographic assumptions underlying the maost recent formalt actuarial valuation of the Scheme as at 31 December 2021. The base mortality
assumptions are based on the S3NAtables, with adjustments to reflect the Scheme’s population. Future mortality improvementstor 2023 are CMI 2021
projections with alang term rate of iImprovement of 1.25% p.a. together with weighting parameters ‘w2020" and ‘w2021" of 10% which adjusts for evidence of
negative impacts of non-Covid-19 martality expected to continue in the future (2021: CMI 2020 projections with along term rate ofimprovement of 1.25%p.a.
alsowithjust the w2020 weighting parameter of 10%6).
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23.PENSIONS continued

C.DEFINED BENEFIT PENSION SCHEMES — CHANGES IN PRESENT VALUE

2022 2021
Ohligations Assets Net  Obligations Assets Net
Note £m £m £m £m £m £m
At1 January (115.9) 122.6 6.7 (132.5) 98.0 (34.5)
Recognised in the consclidated income statement:
— interast (cost)/incomea a {2.2) 25 0.3 (1.6) 1.3 0.3)
Recognised in other comprehensive income— actuarial
{losses)/gains:
— experience adjustments (7.5) - {7.5) 2.5 - 2.5
— changesinfinancial assumptions 34.4 - 34.4 4.3 - 4.3
— changesin demographic assumptions 1.7 - 1.7 1.1 - 1.1
— actualreturn on plan asscts - (55.3) (55.3) — 11.0 11.0
28.6 (55.3) {26.7) 7.8 11.0 18.9
Emplayercontributions b - 12.4 12.4 - 21.3 213
Benefits paid 7.9 (7.1) 0.8 101 (9.0 11
Exchange (losses)/gains {0.8) - (0.8) 0.2 - 0.2
At31December ] (82.4) 75.1 (7.3) (115.9) 122.6 6.7
Analysed as:
— Presentvalue ofthe Scheme c 54 {73.3) 74.7 1.4 (105.8) 122.6 16.8
- Presentvalue of Unfunded Retirement Schemes 17 (9.1) 0.4 (8.7) (10.1} - (0.1}
(82.4) 75.1 (7.3) (115.9) 122.6 6.7
a Included in net finance costs.
b Owingtathe buy-in described above and innote 23D, the Group does not expect to make contributions to the Scheme in 2023.
¢ Aspermitted by IFRIC 14 the Group has recognised the pension surplus onthe Scheme asithas a legal right to receive that surpius onwindingup.
D. ANALYSIS OF THE SCHEME ASSETS
2022 2071
Quoted Ungquoted Total Quotad Unguoted Total
Note £m £m £m £m £m £rm
Diversified Growth Funds a - - - 50.5 3.9 54.4
Short dated eredit fund a - - - 16.7 0.8 17.5
Liability driven investments (LDI) a - - - 0.2 48.9 491
Cashand othernetcurrent assets - 1.4 1.4 - 1.6 1.6
Buy-ininsurance policy b - 73.3 73.3 -~ - =
- 74.7 74.7 67.4 55.2 122.6

a For2021, assets noted are allinvested in pooled funds as opposed to equity funds.

b On8December 2022, the Company and the Scheme’s Trustees entered into a bulk purchase annuity palicy {(buy-in) contract with Just Retirement Limited for
apremiumof £87.3minrespect of insuring all future paymenis Lo exisling pensioners of the Scheme at @ December 2022, The pension buy-inlransaction was
funded through the existing investment assets held by the Trustees on behalf of the pension scherme and the impact of thistransacticn is reflected inthe IAS 19

valuation.

E.SENSITIVITY ON PRINCIPAL ASSUMPTIONS USED TO MEASURE THE SCHEME'S LIABILITIES

2022 2021
Positive/(negative) effect £m £m
Discountrate +0.1% 1.0 18
Inflation +0.1% (0.9) 1.7)
Longtermimprovemantsin longevity +1vear (2.4) (5.0)
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24, NOTES TO THE CASH FLOW STATEMENT

A.ANALYSIS OF ITEMS INCLUDED IN OPERATING CASH FLOWS

2022 2021
£m £m
Net movements inworking capital and restricted monetary assets
Mavemeants inworking capital:
— (Increase)/dacrease inreceivables (6.0) 27.3
— Decrease in payables B ) (17.4) 69
(23.4) 20.4
Decrease/(increase) in restricted monetary assets R 3 ] ) T 260  (161)
+ 2,6 43
t 2021 figures have been restated to reflect the IFRIC Decision on Deposits with further information provided in notes 1Band 16.
2022 2021
£m £m
Non-cash items
Increasein accrued rentsreceivable T (3.5} (11.6)
Decrease in loss allowance provisions * (2.6) 6.2)
Amortisation of lease incentives and other costs 1.2 5.9
Depreciation 4.1 4.4
Other non-cash items including share-based payment charge - . o ] ] - (1.8)
T (0.8) (9.3)
T 2021 figures have heen restated to reflect the IFRIC Deciston an Conceassions with further infarmation provided in notes 1B and 6.
* Comprises movement in pravisions against trade {tenant) receivables and unamortrsed tenant incentives.
B.ANALYSIS OF MOVEMENTS INNET DEBT
o k72022 ) 202
Cashand Cashand
cash cash
equivalents Borrowings Netdebt equivaients  Borrowings Netdest
£m £m m Em £m £m
At1January T 315.1  (1,878.9) (1.563.8) 417.5 {2,3300) (2,912.5)
Cash flow f (99.0) 3024 203.4 (100.3) 3328 232.6
Changeinfairvalue of currency swaps - 8.4 8.4 - (14.2) (14.2)
Exchange 27  (108.9) {106.2) (2.1 1324 1303
At 31 December 1 218.8 (1,677.0) (1,458.2) 3151  {1,878.9) (1,563.8)
Amounts inrespect of assets held for sale - - - 48 - 46
il 2188 {1,677.0) (1,458.2) 3197 1.8788) {(1558.2)

T 2021 cash and cashequivalents figures have been restated to reflect the issuance during the year of the IFRIC Decision on Depesits with further information

provided innotes 1Band 16.
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25.CONTINGENT LIABILITIES AND COMMITMENTS

A.CONTINGENTLIABILITIES

2022 2021
£m £m

The Group excluding joint ventures:
— guarantees given 45 52
- claims arising in the normal course of business 34 27
Group’s share arising in joint ventures A 7 14
86 93

Inaddition, the Group operatesin a number of jurisdictions and is subjact ta periodic challengas by Iocal tax autharities an a range of tax matters during the
normal course of business. The tax impact can be uncertain untila conclusion is reached with the relevant tax authority or through alegal process. The
Group addresses this by closely monitoring these potential instances, seeking independent advice and maintaining transparency with the autharities it
dealswith as and when any enquiries are made. As aresult, the Group hasidentified a potential tax exposure attributable to the ongaing applicability of tax
treatments adopted in respect of the Group’s tax structures, The range of potential outcomes is a possible outflow of minimum £nil and maximum £145m
{2021; minimum £niland maximum £143m). The Directars have not provided for this amount because they do not believe an outflow is probable.

B. CAPITAL COMMITMENTS ON INVESTMENT PROPERTIES

2022 2021

£m £m

The Group excluding joint ventures o - 19
Group’s share arising in joint ventures B 52 40
52 59

26, OPERATING LEASES ASALESSOR

The Group leases its investment properties to tenants under operating leases with aweighted average lease term of 3.2 years (2021: 4.0 years).

2022 2021
Future minimum rentals receivable undernon-cancellable leases £m £m
Within one year 68.8 56.3
Between one and twoyears 58.9 47.8
Between two and five years 46.9 63.9
More than fiveyears 71.7 141.8

246.3 309.8
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27.RELATED PARTIES

A.JOINT VENTURES AND ASSOCIATES

Transactions between the Group’s subsidiary undertakings, which are related parties, have been eliminated cn consolidation and are accordingly not
disclosed. Related party transactions with the Group had the following transactions with its joint ventures and assaciates, which comprise primarily
managementfees, interest receivable, loan balances and other amaunts due.

2022 2021
Joint Joint i
ventures  Associates ventures Associates
Note £m £m £m £
Income statement
Management fees 4.9 0.5 101 0.7
Netinterast recaivahle 11.0 0.1 1.3 0.1
Share of distributions 130/14E 63.4 5.0 37.6 2.5
Capital return 14E - 2.0 - 2.0
Balance sheet—amounts due from/(to)
Loans * 13C 239.1 1.8 2554 1.7
Advances 130 4.0 - 14.0 -
Participative loans 14¢ - 205.9 - 184.8
Balances due fromjointventures 158 8.3 - 75 -
Balances due tojoint ventures 17 {23.1) - {9.3) -
Balances duato co-owners 17 (8.7) - (13.7) -
Distributions received in advance 17 - {18.1) - (21.5)

* Loansdue from assaciates comprise £2.0m (£1.8m) (2021 £2.0m (£1.7/m)) due to anintermediate holding company of Value Retail which is secured against
anumber of Value Retail assets and matures on 30 November 2043,

B.KEY MANAGEMENT

Fulldetails of the Directors’ emoluments, as required by the Companies Act 2008, are disclosed in the audited sections of the Directors’ Remuneration
repart on pages 98 ta 107 . The Company did not grant any cradits, advances ar guarantees of any kind toits Diractors during the current and
preceding years,

The remuneration of the Directors and other members of the Group Executive Committee (GEC), who are the key management of the Group, 1s set out
belowin aggregate.

2022 2021

£m £m

Salarieé and short term beheﬁts ’ 5.9 - 6.4
Post employment benefits 0.3 05
Share-based payments ] - 2.0 1.5
' 8.2 8.4

28.POSTBALANCE SHEET EVENTS

Inrespect of the Highcross jointventure, on 9 February 2023, it was agreed that it was in the best interests of the lendersin the longer term to
appoint areceiver to administer the asset for the benefit of the creditors.
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2021
2022 (Re—presemtedl
Note £m £m
Non-currentassets
Investments in subsidiaries 3 1,322.4 1,279.3
Irade and blher 1eteivables ca 4,396.8 47292
Derivative financial instruments o133 7.0 18.6
Reslricted monetary assets 16A 21.4 214
5,747.6 6,048.5
Currentassets
Trade and other recevables 16.2 27.4
Derivative financialinstruments ce 0.1 7.3
Cash and cash equivalents 172.9 274.0
189.2 3087
Total assets 59368 63572
Currentliabilities
Trade and other payabtles cs (2,276.5) (2,295.0)
Derivative financial instruments - o (16.1) =
(2,292.6) (2,295.0)
Non-current liabilities
Loans ce  (3,034.1) (1,256.5)
Derivative financialinstruments cé (23.7)  (59.7)
(1,057.8)  (1316.2)
Total liahilities (3,350.4) (3,611.2)
Net assets 2,586.4 2,746.0
Equity
Share capital 214 250.1 2210
Share premium 1,563.7 1,593.2
Merger reserve - 374.1
Capitalredemption reserve - 198.2
Revaluation reserve (794.6) 837.1)
Retained earnings 1,576.0 1,200.1
Investmentin ownshares U ) SN € =)
2,586.4 2,746.0

Equity shareholders’ funds

Thesefinancial statements were approved by the Board on 8 March 2023 and signed on its behalf by:

Rita-Rose Gagné Himanshu Raja
Chief Executive Chief Financial Officer



FINANCIAL STATEMENTS
COMPANY STATEMENT OF CHANGES IN EQUITY
Year ended 31 December 2022

Hammerson plc Annual Report 2022

182

Equity
Capital Investment share-
Share Share Merger redemption Revaluation Retained inown holders
capital Premiuim reserve reserve reserve earmings shares funds
a b 4 a
Note £m £m £m £m £m £m £m £m
At1January 2022 2210 1,593.2 3741 198.2  (837.1) 1,2001 (3.5 2,746.0
Revaluation gains oninvestmentsin
subsidiaries c3 - - - - 425 - - 42,5
Foreign exchange translation
differences on netinvestment in
subsidiaries 3 - - - - - 0.6 - 0.6
Loss for the year aitributable o equity
shareholders . ) X - - - - - (1838 - (183.8)
Total comprehensive income/(loss) - - - - 425 (183.2) - {(140.7)
Transfer b,c - - (374.1} (198.2) - 572.3 - -
Costof shares awarded to employees - - - - - - 1.4 1.4
Purchasge of own shares - - - - - - {6.7) 6.7
Dividends 22 - - - - - (140.3) - (140.3)
Scrip dividend related share issue 29.1 (29.1) - - - 127.1 - 1271
Seripdividend related share issue
__costs ! : - - s - - - - = (g
At31 December 2022 250.1 1,563.7 - - {(794.6) 1,576.0 (8.8) 2,586.4
Yearended 31 December 2021 Equity
Capital Investrnent share-
Skare Share Merger  redemption  Revaluation Retained inawn holders”
caoital premium resarve reserva reserva 2aInings shares funds
a C a
Nate £m £m £m £m £m £m £ £m
At1January 2021 2029 16119 3741 198.2 2959.0 5232 (©.4) 32089
Revaluation losses on investments
in subsidiaries 3 - - - - (1,136.1) — - (1,1356.1)
Foreign exchange translation
differences on net investment
insubsidiaries ca - - - - - (4.0 - (4.0
Prafitfor theyear attributable to
equity shareholders ) ‘ - - - - - 693.9 - 6939
Total comprehensive {loss)/income - - - - (1,136.0) 6899 - {446.2)
Cost of shares awarded to employees - - - - - - 04 04
Purchase of own shares - - - - - - (3.5) (3.5)
Cividends 22 - - - - - (135.7) - (1357}
Scrip dividend related share issue 18.1 (i8.1) — — - 1227 - 122.7
Scripdividend related share 1ssue
_eosts - ws_ - - - = B (oK -
At 31 December 2021 221.0 1,5%3.2 3741 7198.2 (837.1) 1,2004 (3.5) 2,746.0

a Share capital includes shares held in treasury which are then excluded from equity shareholders’ funds through ‘Investment in own shares’, which are stated at

costand are held inthe employee share trust.

b The mergerreserve arase in September 2414 from a placing af new shares using a structure which resulted in marger relief being taken under Section 6172 of the
Companies Act 2006. Following receipt of the proceeds in 2014 and the relevant criteria enabling use of the reserve having been satisfied, the amounts inthe
merger reserve are deemed distributable and accardingly the balance of thisreserve has beentransferred taretained earnings.

¢ Thecapitalredemption reserve comprised £14.3m relating to share buybacks which arose overa numberof yearsup to 2019 and £183.9m resulting fromthe
canceilation of the Company’s shares as part of the reorganisation of share capira in 2020. Foliowing approval by the Court on 22 Novernber 2022, this reserve
has been reclassified as available for distribution to shareholders in accardance with ICAEW Technical Release 02/17BL section 2.8A and as aresult has been

transterred to retained earmngs.
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C1.BASIS OF PREPARATION, CONSOLIDATION AND PRINCIPAL ACCOUNTING POLICIES

A.GENERAL INFORMATION

The Company isincorporated in the United Kingdom and the separate
financial statements of the Company have been presented asrequired by
the Compdnies Act 2006.

The financial statements are prepared on the historical cost basis, except
that investments in subsidiaries and derivative financial instruments are
stated at fair value. The accounting policies have been applied consistently
year onyear, however, in order to enhance the users’understanding, certain
figures have been re-presented as described inthe applicable parts of the
financial statements as well as certain other presentational changes.

The Company meets the definition of a qualifying entity under FRS 100
{(Financial Reporting Standard 100 issued by the Financial Reporting
Counzil. Accordingly, the financial statements have been prepared in
accordance with FRS 101 ‘Reduced Disclosure Framework’ and in
accordance with the Companies Act 2006 as applicabletocompanies
using FRS 101,

As permitted by FRS 101, the Company has taken advantage of the
disclosure exernptions available under that standard in relation to:

— Astatement of cash flows

- Certain comparative information as otherwise required by IFRS

~ Certaindisclosuresinrespect of financialinstruments

— Share-based payments

— The effects of new but not yet effective IFRSs

- Certainrelated party transactions including with those with subsidiaries

The above disclosure exemptions have been adopted because eguivalent
disclosures are included in the consolidated financial statements into
which the Companyis consolidated.

B.GOING CONCERN

The Company has net current liabilities, due primarily to amounts payable to
its subsidiaries and other related undertakings, The Company from a going
concern perspective is inextricably linked to the Group. As explained in note
1D tothe consolidated financial statements, the Directors have concluded
thatitis appropriate to prepare the consolidated financial statements on a
going concern basis. This conclusion also applies to the preparation of the
Company’s financial statements for the reasons setoutin that note.

C.PRINCIPAL ACCOUNTING POLICIES

The principal accounting policies relevant to the Company are the same as
those setautinthe accounting policies forthe Group innote 1, except for
significant judgements and key estimates andinvestments in subsidiaries,
which are included at fair value with movements recognised within the
revaluation reserve.

D. SIGNIFICANT JUDGEMENTS AND ESTIMATES

The preparation of the Company financial statements in conformity with
FRS 101 requires management to make estimates and assumptions that
afferttha reported amounts of assets and liabilities, and the disclosure of
contingent assets and liabilities at the date of the Company’s financial
statements and the reported amounts of revenue and expenses during the
reporting period, Actual results could differ from those estimates. The
estimates and underlying assumptions are reviewed on an ongoing basis.
Revisionsto accounting estimates are recognised in the period inwhich
the estimate isrevised.

There were nosignificant areas of judgement, but the Company’skey areas
of estimation ungertanty are in respect of the valuation of investments in
subsidiaries, and the impairment of amounts due from subsidiaries as
detailed below.

The Directors determine the valuations of investments in subsidiaries with
reference to the net assets of the entities. The principal assets of the entities
are the investment properties held either by the subsidiary orits fellow
group undertakings which are valued by professional external valuers.

The Directars ensure they are satisfied that the carrying amaunt of the
Company's investment in subsidiaries is appropriate, The basis of valuation
ofthe Group's investment properties is set outin the notes 1F and 12 to the
consolidated financial statements. Consistent with the Group's deferred tax
recognition treatment, as explained in note 8C, in calculating the net asset
values of the subsidiaries, no deduction is made for deferred tax.

Additionally, as required by IFRS 9, management has assessed the
recoverability of amounts due to the Company fromits subsidiaries and
otherretated undertakings, including joint ventures by considering the value
of the underlying assets, incorporating any illiquidity impactin the event of
animmediate recaovery being required.

C2.INCOME STATEMENT

In accordance with the exemption permitted by section 408 of the
Companies Act 2006, the Company has elected not to present its own
income statement or statement of comprehensive income for the year.

C3.INVESTMENT IN SUBSIDIARIES

2022 2021
Cost Valuation Cost  Valuaban
£m £m £m £m
At 1 January 2,082.5 1,279.3 2078641 2,409.0
Additions - - 10.4 10.4
Exchange adjustment 0.6 0.6 4.0) (4.0)
Revaluation gains/
{losses) - 42.5 - (1,136.1)
At31December 2,083.1 1,322.4 2,0825 1,279.3

Alist of the subsidiary and other related undertakings is included in note C7.
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€4, TRADE AND OTHER RECEIVABLES — NON-CURRENT

2022 2021
£m £m
Amounts owed by subsidiaries and otherrelated undertakings * 4,395.0 4 %27 5

Loans receivable fromassociate 1.8 17

4,396.8 47292

* Includes anexpected creditoss impairment provision of £525.9m (2021 €471 &m). The movementin the year comprises an additional irmpainment provision
of £124.3m {2021: £177.1m). There was no utilisation of the provisionin 2022 {2021: £15.9m)

Amounts owed by subsidiaries and other related undertakings are unsecured and bear interest at floating rates based on SONIA. This includes amounts
which are repayable on demand, however, there are no intentions to seek repayment of thase amounts before 31 December 202 3.

C5.TRADE AND OTHER PAYABLES — CURRENT

2022 2021

£m m

Amaounts owed to subsidiaries and other related undertakings - ) 2,244‘9_,__ 22616
Accruals . N » . 316 334

The amounts owed to subsidiaries and other related undertakings are unsecured, repayable on demand and bear interest at floating rates based on SONTA.

C6.LOANS AND DERIVATIVE FINANCIAL INSTRUMENTS

The Company'sloans are the same as those for the Group except for the £700.0m (E612.3m (2021: £578.3m)) 1.75% eurobonds due 2027 wherehy
the borrower is a subsidiary undertaking, but where the proceeds were transferred to the Company such that the amount is included within amounts
owed to subsidiaries and other related undertakings. An analysis of the loans is set out in note 18A to the consolidated financial statements.

Details onthe Company’s derivatives, which are the same as those forthe Group, are set outin notes 194, 19C and 19F to the consolidated
financial statements.

C7.SUBSIDIARIES AND OTHER RELATED UNDERTAKINGS

A. Subsidiaries and wholly owned entities
The Companyhasa100% direct arindirectinterestin the ordinary share capital (unless a Limited Partnership where no shares are inissue) of the following
entities, which are registered/operate inihe countries as shown:

England and Wales

Registered office: Marble Arch House, 66 Seymour Street, London W1H 5BX, unless otherwise indicated

280 Bishopsgate Investments Limited Harmmerson {Brent Sauth) Limited
Crocusford Limited Harmrnerson (Bristol Invesiments) Lirnited
Governeffect Limited Hammerson (Bristal) Limited
Grantchester Developments (Birmingham Limited Hammerson (Cardiff) Limited
Grantchester Group Limited Hammersaon (Coventry) Limited
Grantchester Holdings Limited Harmmerson {Cramilington [} Limited
Grantchester Investments Limited Hammersan (Cricklewood) Limited
Grantchester Limited Hammersan {Croydon) Limited
Grantchester Properties (Gloucester) Limited Hammerson (Eusion Square) Limited
Grantchester Properties (Luton) Limited Hammerson (Exeter IT) Limited
Grantchester Properties (Nottingham) Limited Hammerson (Folkestoneg) Lim ted

Grantchester Properties (Port Talbot) Limited
Grantchester Properties {(Sunderiand) Limited
Hammerson (Brent Cross) Limited

Hammerson (Leeds Developments) Limited
Hammersan (Leeds GP) Limited
Hammerson (Leicester GP) Limited
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C7.SUBSIDIARIES AND OTHER RELATED UNDERTAKINGS continued

A. Subsidiaries and wholly owned entities continued

England and Wales
Registered office: Marble Arch House, 66 Seymaur Street, London W1H 5BX, unless otherwise indicated

Hammerson (Milton Keynes) Limitad
Hammerson (Moor Hause) Properties Limited
Hammerson (Newcastle) Limited
Hammerson (Newtownabbey) Limited
Hammerson {Oldbury) Limited

Hammerson {Renfrew) Limited

Hammerson {Telford} Limited

Hammerson {Value Retail Investments) Limited
Hammerson (VIA GP) Limited

Hammerson {Victoria Gate) Limited
Hammerson (Victoria Investments) Limited
Hammerson (Victoria Quarter) Limited
Hammerson (Watermark) Limited
Hammerson (Whitgift) Limited

Harmmerson Birmingham Properties Limited
Hammerson Bull Ring Limited

Hammerson BullRing 2 Limited
Hamrmerson Company Secretarial Limited
Hammerson Craydon (GP1) Limited
Hammerson Craydaon (GF2) Limited
Hammersaon Employee Share Plan Trustees Limited
Hammersan Group Management Limited
Hammersan Group Limited

Harmmerson International Holdings Limited
Hammerson Investments (No. 12) Limited
Hammerson Investments (No. 16) Limited
Hammerson Investments (No, 23) Limited
Hammerson Investments (No. 26) Limited
Hammerson Investments (No. 36) Limited
Hammerson Investments (No. 37) Limited
Hammerson Investments Limited
Hammerson Junction (No. 3} Limited
Hammerson Junction (No, 4) Limited
Hammerson Martineau Galleries Limited
Hammerson MGLP Limited

Hammerson MGLP 2 Limited

Hammerson Moor House (LP) Limited
Hammerson Operations Limited
Hammerseon Qracle Investments Limited
Hammerson Oracle Properties Limited
Hammerson Pension Scheme Trustees Limited

lammerson Project Management Limiled
Hammerson Renewable Energy Limited
Hammerson Retail Parks Holdings Limited
Hammerson Share Option Scheme Trustees Limited
Hammerson Sheffield (NRQ) Limited
Hammerson Shelf Co 11 Limited
Hammerson Shelf Co 12 Limited
Hammerson Shelf Co 13 Limited
Hammerson Shelf Co 14 Limited
Hammerson UK Properties Limited
Hammerson ViaNo 1 Limited
HammersonViaNo 2 Limited

Hammerson Wrekin LLP

Junction Nominee 1 Limited

Junction Nominee 2 Limited

Leeds (GF1) Limited

Leeds (GP2) Limited

London & Metropolitan Northern

LWP Limited Partnership

Martineau Galleries (GP) Limited
Martineau Galleries No. 1 Limited
Martingeau Galleries No. 2 Limited

Frecis {1474) Limited (Ordinary and Deferred)
RT Group Developments Limited

RT Group Property Investments Limited
SEVCO 5025 Limited

Spitalfields Developments Limited

Spitalfields Holdings Limited fOrdinary and Preference)

The Junction (General Partner) Limited

The Junction {Thurrock Shareholder GP) Limited
The Junction Limited Partnership

The Junction Thurrock (General Partner) Limited
The Junction Thurrock Limited Partnership

The Martineau Galleries Limited Partnership
Thurrock Shares 1 Limited

Thurrock Shares 2 Limited

West Quay (No. 1) Limited

West Quay (No. 2) Limited

West Quay Shopping Centre Limited
Westchester Holdings Limited

Westchester Property Holdings Limited

* Registered office: Riverside One, Sir John Rogerson’s Quay, Dublin 2, DO2 X576 Ireland.
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C7.SUBSIDIARIES AND OTHER RELATED UNDERTAKINGS continuad

Scotland
Registered cffice: 1 West Regent Street, Glasgow, G2 1AP
Union Square Developments Limited

France

Registered office: 36 Rue de Chiteaudun, Paris 75609 i i

Cergy Expansion 1 SAS SCICergy Carmbaon SCI

Hammerson plc—French branch SCICergy Capucine SCI

Hammerson SAS SCICergyHonoré SCI

Hammerson Asset Management SAS SCICergy Lynx SCI

Hammerson Centre Commercial Italie SAS SCICergy Madeleine SCI

Hammerson Cergy SASU SCICergy Office 1 SCI

Hammerson Cergy 1 SCI SCICergy Office 2 5CI

Hammerson Cergy 2 SCT SCICergy Office 35CI

Hammerson Cergy 4 SCI SCICergy Office 4 SCI

Hammerson Cergy 5 5CI SCI Cergy Office & 5CIT

Hammerson Développement SCI SCICergy Office 6 SCI

Hammerson Fontaine SCI SCICergy Opéra SCI

Hammerson France SAS SCICergy Paix SCI

Hammerson Holding France SAS SCICergy Royale SCI

Hamrmerson Iconik SCICergy Trois SCI

Hammerson Marketing et Communication SAS SCICergy Tuileres SCI

Hammerson Marseille SCI SCI Cergy Venddme SCI

Hammerson Property Management SAS SCI Nevis SCI

Hammerson Troyes 5CI SCI Paris [talik SCI

Les Pressing Réunis SARL SNC Cergy Expansion 2

RC Aulnay 3 5CI ) B Teycpac-H-Italie SAS

Ireland

Registered office: Riverside Ong, SirJohn Rogerson’s Quay, Dublin 2, DO2 X576, unless otherwise indicated ) o
Dublin Central GP Limited Hammerson Group Management Limited —1rish branch
Dublin Central Limited Partnership Hammerson Ireland Finance Designated Activity Company
Dundrum R&Q Park Management Limited Hammerson Ireland Investments Limited

Dundrum Town Centre Management Limnited Hammerson Operations (Ireland) Limited

Dundrum Village Management Company Limited R The Hammerson ICAY T

* Registered office: 1-2 Victona Buildings, t laddingtan Road, Dublin 4, Treland

&
%irgsistired office: 47 Esplanade, StHelier, Jersey JE10BD, unless otherwise indicated - ]
Hammersen Birmingham Investments Limited * Hammerson VIA (Jersey) Limited
Hammerson Croydon Investments Limited Hammerson VRC (Jersey) Limited
Hammerson Highcrass Investments Limited Hammerscn Whitgift Investments Limited
Hammerson Junction (No. 1) Limited The Junction Thurrock Unit Trust
Hammersan Junction (No. 2) Limited The Junction Unit Trust

* Reg)stered office: 44 Fsplanade, St. Helier, Jersey JE4 9WG.
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C7.SUBSIDIARIES AND OTHER RELATED UNDERTAKINGS continued

A.Subsidiaries and wholly owned entities continued

Isle of Man
Registered office: First Names House, Victoria Read, Douglas, Isle of Man, IM2 4DF

Hammerson (Silverburn) Limited

Noerthern Iretand
Registered office: 50 Bedford Street, Belfast, United Kingdom, BT2 7FW

Abbey Retail Park Limited
Monesan Limited

Germany
Registerad office: Schlossstrafie 1, 12163 Berlin, Germany

BFN10 GmbH

Netherlands
Registered office: Albatroshof 41, 2872 BG Schoonhoven, Netherlands

Hammerson Europe BV Zweibrucken NLHoldco BY *

* ab%interestinthe ordinary share capital. Registered office: Van Heuven Goedhartlaan 935 A 1181 LD, Amstelveen, Noord-Holland, Netherlands.

Luxembourg
Registered office: 1 Rue Jean Piret, L-2350, Luxembourg

Victoria Quarter {(Lux)

United States
Registered office: 2711 Centerville Road, Suite 400, Wilmington, Delaware 19808, United States; country of operation is the United Kingdom

Hammerson LLC

B. Jointventures
Unless otherwise indicated, the Company has an indirect 50% interestin the ordinary share capital (unless a Partnership, Limited Partnership or Unit Trust
where no shares are in issue} of the following entities, which are repistered/operate in the countries as shown:

England and Wales
Registered office: Marble Arch House, 66 Seymour Street, Landon W1H 5BX

Bishopsgate Goodsyard Regeneration Limited Grand Central No. 2 Limited

Brent Cross Partnership *  Highcross (GP) Limited

Aristol Alliance (GP) Limited Highcross Leicester {GP) Limited

Bristol Alliance Limited Partnership Highcross Leicester Holdings Limited

Bristol Alltance Norminee No, 1 Limited Highcross Leicester Limited Partnership
Bristal Alliance Norninee No. 2 Limited Highcross Residential (Nominees 1) Limited
BRLP Rotunda Limited Highcross Residential (Nominees 2] Limited
Bull Ring (GP) Limited Highcross Residential Properties Limited
BullRing (GP2} Limited Highcross Shopping Centre Limited

Bull Ring No. 1. Limited Oracle Nominees (No. 1) Limited

Bull Ring No. 2 Limited Oracle Nominees (No. 2) Limited

Croydon (GP1) Limited Oracle Nomineeas Limited

Croydon (GP2) Limited Oracle Shopping Centre Limited

Croydon Car Park Limited Reading Residential Properties Limited
Croydon Limited Partnership Silverburn Investment Advisor Limited
Croydon Management Services Limited The Bull Ring Limited Partnership

Croydon Property Investments Limited The Highcross Limited Partnership

Grand Central (GP) Limited The Oracle Limited Partnership

Grand Central Limited Partnership The West Quay Limited Partnership

Grand Central No 1 Limited Whitgift Limited Partnership

* 41%interest inthe ordinary share capital.
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C7.SUBSIDIARIES AND OTHER RELATED UNDERTAKINGS continusd

IR:aeté?S?Sred office: Riverside One, Sir John Rogerson’s Quay, Dublin 2, DO2 X576 Treland o
Dundrum Car Park GP Limited Dundrum Residential Gwners Management Company Limited *
Dundrum Car Park Uimited Partnership Dundrum Retail Lirnited Parinership

Dundrum Retail GP Designated Activity Company Triskelion Property Holding Designated Activity Company

* Limited by guarantee.

Jersey

Registered office: 47 Esplanade, St Helier, Jersey JE1 OBD, unless otherwise stated : ~
Croydan Jersey Unit Trust Highcross (No. 1) Limited

Grand Central Unit Trust *  Highcross (No. 2) Limited

Highcross Leicester Limited

* Registered office: 44 Esplanade, St Helier, Jersey JE4 SWG.

France
Registered office; 7 Place d'Estienne d'Orves — 2, Rue de Clichy — 75001 Paris, unless otherwise stated .
RC Aulnay 1 SCI 25%  RCAulnay 25CI 25%
Société Civile de Développement du Centre Commercial de la
Place des Halles SOPHSC * 65% )

* Registered office: 36 Rue de Chateaudun, Paris 75009,

C. Associates

Country of

registration Classof  Ownership

oroperation share held %
Bicester Investors Limited Partnership ) Bermuda a N/A 25%
Bicester Investors II Limited Partnership Bermuda a N/A 25%
Master Holding BV Netherlands b Ordinary 44%
SNC Italie Theatre SNC France c Ordinary 25%
SNC Reinventer [talie Vandrezanne SNC France c Ordnary 25%
SNC Vandrezanne SNC France o Ordinary 25%
Value Retail Investors Limited Partnership Bermuda a N/A 79%
Value Retail Investars [T Limited Partnership Bermuda a MfA 89%
Value Retail Investors I11 Limited Partnership Bermuda a N/A 50%
Value Retail PLC UK d Ordinary 249
VR European Holdings BY Netherlands b Ordinary 25%
Value Retail Barcelona SL Spain e Ordinary 58%
Value Retail Madrid SL Spain f  Ordinary 51%
VYR Francoma GmbH Gerrnany g Ordinary 65%
VR Iretand B MNetherlands b Ordinary 57%
VR LaVvallée BY Netherlands b Ordinary 28%
VR Maasrechelen Tourist Dutlets Comm. VA ) ) __Belgium h  B-shares 29%

Registered offices:

a Victoria Plaze, 31 Victona Street, Hamilton, HM10, Bermuda.

b TMF, Luna Arena, Herikerbergweg 238, 1101 CM Amsterdam, Nethe: lands.

¢ 36RuedeChiteaudun, Paris 75009

d 19 Berkeley Street, London W1J 8ED.

e LaRocaVillage, Santa Agnés de Malanyanes, 08430 La Rocade! vallas, Barcelona, Spain.

f Calle JuanRamecnJiménaz, 3, Las Rozas Village, 28232 Las Rozas de Madrid, Madrid, Spain.
g Almosenberg, 37877, Wertheim, Germany,

h Zetellaan 100, 3630 Maasrmechelen, Belgium.
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C7.SUBSIDIARIES AND OTHER RELATED UNDERTAKINGS continued

D. Exemption from audit
The following subsidiaries are exempt from the requirements of the Companies Act 2006 relating to the audit of individual financial statements by virtue

of Section 479A of that Act.

Company Company

registration redistration

number number

Grantchester Developrments (Birmingham) Limited 4295332  Hammerson Croydon (GP1) Limited 8230396
Grantchester Group Limited 1887040 Hammerson Croydon (GP2) Limited 8284202
Grantchester Holdings Limited 4035681  Hammerson Group Management Limited 574728
Grantchester Limited 2489233  Hammerson International Holdings Limited 666151
Grantchester Properties {Gloucester) Limited 3691896  Hammerson Investments (No. 23) Limited 4186905
Grantchaster Properties {Luton) Limited 3691887 Hammerson Investments Limited 3109232
Hammerson (Brent Cross) Limited 3377460  Hammerson Junction (No. 4} Limited 8218055
Hammerson (Brent South) Limited 6644658  Hammerson Martineau Galleries Limited 4161246
Hammerson (Bristol Investrments) Limited 6663404  Hammerson MGLP Limited 3768311
Hammersen (Cardiff) Limited HH68272 Hammerson MGLR 2 Limited 2084398
Hammerson (Cricklewood) Limited 4789711 Hammerson Operations Limited 4125216
Hammaearson (Croydon) Limited 4044457 Hammerson Oracle Investments Limited 3289109
Hammerson (Milton Keynas) Limited 6671304 Hammerson UK Properties Limited 298351
Hammmerson (Oldbury) Limited 8218034  Hammerson Via No. 2 Limited 12279332
Hammerson {Renfrew) Limited 8180149 Martineau Galleries (GF) Limited 3744383
Hammerson {Value Retail Investments) Limited 6654800  RT Group Developments Limited 3499545
Hammerson {Victoria Investments) Limited 8047957  RT Group Property Investments Limited 4357520
Hammerson {Victoria Quarter) Limited 8230241  Spitalfields Developments Limited 2025411
Hammerson (Watermark) Limited 6763965 The Junction (General Partner) Limited 4278233
Hammerson Bull Ring Limited 5447873  West Quay Shopping Centre Limited 643320

The following partnerships are exempt from the requirements to prepare, publish and have audited individual financial statements by virtue of regulation 7
of the Partnerships {Accounts) Regulations 2008. The results of these partnerships are consolidated within these consolidated financial statements.

The Junction Thurrock Limited Partnership The Martineau Galleries Limited Partnership
TheJunction Limited Partnership

C8.CONTINGENT LIABILITIES

The Company has subsidiaries and related parties that operate in anumber of jurisdictions and is subject to pericdic challenges by local tax authorities on
arange of tax matters during the normal course of business. The taximpact can be uncertain until a conclusion is reached with the relevant tax authority or
through a legal process. The Company addresses this by closely monitoring these potential instances, seekingindependent advice, and maintaining
transparency with the authorities it deals with as and when any enquiries are macde, As a result, the Company has identified a potential taxexposure
attributable to the ongeing applicability of tax treatments adopted in respect of the Company’s tax structures. The range of potential cutcomes is a possible
autflow of minimum £nil and maximum £145m (2021 minimum £nil and maximum £143m). The Directors have not provided for this amount because
they donot believe an outflow is probable.
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Hammerson is amember of the European Public Real Estate Association (EPRA) and has representatives who actively participate in anumber of EPRA
cammittees and initiatives. Thisincludes working with peer group companies, real estate investors and analysts and the large audit firms, toimprove the
transparency, comparability and relevance of the published results of listed real estate companiesin Europe.

Aswith other real estate companies, we have adopted the EPRA Best Practice Recommendations (BPR) and were again awarded a Gold Award for
compliance with the EPRA BPR for aur 2021 Annual Report. Further information an EPRA and the EPRA BPR can be found on their website www.epra.com.

Details of our key EPRA metrics are shown in Table 1.

SUMMARY EPRA PERFORMANCE MEASURES

Table1

Performance measure 2022 2022 NotefTahle
Eamings + £100.6m  £65.0m 104
Earnings per share (EPS) t F 2.0p 1.3p 118
Costratio (including vacancy costs) T 38.0% 52.5% Table 8
Cost ratio (excluding vacancy costs) T 32.0% 47.2%  Tabled

2022 2021

Net Disposal Value (NDV) per share B6p &0p 11C
Net Tangible Assets value (NTA) pershare 53p &64p 11C
Net Reinstatement Value (NRV) pershare 6lp 74p 11C
Net Initial Yield (NIY) 5.8% 5.6%  Table10
Tapped-up NetInitial Yield 6.0% 5.8% Table 10
Vacancy rate 4.8% 5.7% Table 4
Loan tovalue T 50.5% 50.1%  Tablel8

t 20271 figures have been restatedto reflect the IFRIC Decision on Concessions with further information provided in notes 1B and 6 to the financial statements.

* 2021 restated toreflect the bonus element of scrip dividends.
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PORTFOLIO ANALYSIS

Asaresultof its fullimpairment at 31 December 20271, the Group's investment in Highcross is included in ‘Developments and other’ and for 2022 s
includedin allmetrics except for those included in the consalidated income statement (gross rental income, net rental income and the revaluation lossesin
the year). These reclassifications are reflected in the tables within this Additionalinfarmation.

Where applicable, the information presented within the ‘Development and ather’ segment only reflects available data in relation to the investment
properlieswithin this segrrient,

Rentatdata
Table2
e 2022
Estimated
Adjusted net Average rental value Reversion/
Gross rental rental rents Rents af vacant Estimated (over-
income income passing passing space rentalvalue rented)
Proportionally consolidated £m £m £/n?1 Enl-]n Enﬁ Enﬁ "/d(,
UK 90.5 74.3 420 84.0 23 776  (11.3)
France 61.8 53.8 430 &65.9 3.2 71.3 34
Ireland 37.3 33.6 500 38.8 0.8 395 {0.3)
Flagship destinations 189.6 161.7 4490 188.7 6.3 188.4 (3.6)
Developments and other 25.6 131 170 21.6 29 20.8 ~@arm
Managed portfolio 215.2 174.8 380 210.3 9.2 209.2 (5.0)
o 2021
UK T 119.3 B3.6 400 104.5 51 102.0 (7.3)
France T 54,4 370 415 523 2.3 575 5.3
Treland . T 356 28.2 460 35.6 0.6 365 0.9
Flagship destinations T 209.3 148.8 415 192.4 8.0 196.0 2.1
Developments and other T 301 17.2 195 22.4 3.2 234 9.5)
UK retail parks T 11.0 8.4 n/a n/a n/a n/a nfa
Managed portfolio T 250.4 174.4 370 214.8 11.2 219.4 (2.9

T 2021 figures have been restated to reflect the IFRIC Decision on Concessions with further information pravided in notes 18 and 6 ta the financial statements.

a Average rents passingat the year end before deducting head rents and excluding rents passing frorn anchor units, car parks and commercialisation.

b Rents passing are the annual rental income receivable at the year end from an investment property, after any rent-free periods and after deducting head rents and
car parking and commercialisation running coststotalting £1.4.2m.

¢ Theestimated rentalvalue (ERV) at the year end calculated by the Group's valuers. ERVainthe above table are included within the unobservable inputs ta the
portfolio valuations as defined by IFRS 13.

d Thetotal of rents passing and ERV of vacant space compared to ERY.

Gross rentalincome
Table3

2022 2021
Proportionally consolidated Em £m
Baserent 159.2 158.6
Turnover rent 13.7 8.2
Car parkincome 27.9 223
Commercialisation income 2.5 10.3
Surrender premiums 0.8 201
Lease incentive recagnition t 0.9 283
Otherrental income . B 3.2 2.6
Gross rentalincome T 2152 250.4

T 2021 hgures have been restated to reflect the 1FRIC Decision on Concessions with further information provided in notes 1B and 6 1o the hinancial stalements.



OTHERINFORMATION Hammerson plc Annual Report 2022 192
ADDITIONALINFORMATION - UNAUDITED continued
PORTFOLIO ANALYSIS centinued
Vacancy
Table4
o ~ 2022 2021
ERV of ERV of
vacant Tatal ERV for Vacancy vacan: Tatal ERV for Vacancy
space vacancy rate space vacancy rate
Proportionally conscelidated £m Ena] % £m Enaa Ya
UK ' 23 64.2 3.6 5. 86.0 5.9
France b 3.2 725 4.4 2.3 59.1 4.0
Ireland 0.8 35.7 . 2.3 0.6 33.0 17
Flagship destinations b 6.3 1724 3.7 8.0 178.1 4.5
Developments and ather 2.9 17.9 16.0 32 204 15.7
Managed portfolio b 9.2 190.3 4.8 11.2 198.5 5.7

a Total ERvdiffers from Table 2 due to the exclusion of car park ERY and head rents payable, which distort the vacancy metric,

b Figures include | es 3 Fontames, Cergy extensionwhich opened in March 2022, Vacancy rates at 31 December 2022 excluding the extension were France: 2. 8%;
Flagship destinations: 3.0%; Managed portfolio: 4.3%.

Lease expiries and breaks
Table5

Weighted average

Rentalincome based on passing rents unexpired
thatexpire/break in ERV of leases that expire/break i: lease term

out- out- o
standing 2023 2024 2025 Total |standing 2023 2024 2025 Total | tobreak toexpiry
Proportionally consolidated £m £m £m £m £m £m £m £m £m £m years years
UK 38 128 137 82 385| 3.6 116 108 67 327| 59 7.7
France 3.5 5.9 10.1 2.6 221 3.1 5.9 9.5 3.0 21.5 1.9 4.8
Ireland 1.3 3.3 4.1 14 10.1 2.1 4.3 31 1.3 10.8 5.9 7.4
Flagship destinations 8.6 220 27.9 12.2 70.7 8.8 21.8 23.4 11.0 63.0 4.3 6.5
Developments and other 25 4.1 2.7 3.5 12.8 2.6 3.1 2,2 22 104 4.2 8.7
Managed portfolio 11.1 26.1 30.6 15,7 83.5 11.4 24.9 25.6 13.2 75.1 4.3 6.8

* Ignoresthe impact of rental growth and any rent-free periods.
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Netrentalincome
Table 6

Like-for-like net rentalincome (NRI) is calculated as the percentage change in NRI forinvestment properties owned throughout both the currentand prior
year, after taking account of exchange translation movements. Properties undergoing asignificant extension project are excluded from this calculation
during the period of the works.

2022
Properties

owned Changein bevelop- Total
throughout | like-for-like ments Adjusted Change in Tatal
2021722 NRI Disposals and other NRI provision NRI
Prapaortionally consolidated £m % £m £fm £m £m £m
UK 70.8 313 3.5 - 74.3 1.7 76.0
France 36.3 35.4 - 17.5 53.8 - b3.8
Ireland ) 33.6 19.3 - - 33.6 02 338
Flagship destinations 140.7 29.2 3.5 17.5 161.7 1.9 163.6
Developments and other - n/a - 13.1 13.1 0.5 13.6
Managed portfolio * 140.7 29.2 3.5 30.6 174.8 2.4 177.2
2021

Properties

awnred Develap- Tatal
throughout ments Adjustad Cnangein Total
2021/22 f xchange Nisposals and other NRI provision NRI
Proportionally consolidated £m £m £m £m £m £m £m
UK T 54.0 - 14.0 15.6 83.6 6.4 90.0
France T 26.8 (0.2 08 9.6 37.0 - 37.0
Ireland o T 28.2 - - - 28.2 - 28.2
Flagship destinations t 109.0 {0.2) 14.8 25.2 148.8 6.4 155.2
Developments and other T - — 0.6 16.6 17.2 0.3 17.5
UK retail parks t - - 8.4 - 84 1.4 9.8
Managed portfolio T 109.0 (0.2} 23.8 41.8 174.4 8.1 182.5

T 2021 figures have been restated ta reflect the IFRIC Decision on Concessions with further information provided in notes 1Band 6 to the financial staterents.
* Managed portfolio value on which like-for-like growth is based was £2,244m (2021: £2,605m).

Top tentenants
Table 7
Ranked by passing rent

Passing rent % af total
Proportionally consolidated £m passingrent
Inditex o 7.6 3.6
H&M 6.5 34
JD Sports 3.3 1.6
Next 3.4 1.5
River Island 28 1.4
Marks & Spencer 2.7 1.3
Boots 2.7 13
Watches of Switzerland Company 2.4 1.1
CKHutchison Holdings 2.3 1.1
John Lewis Partnership 23 1.1

35.7 17.1
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PORTFOLIQO ANALYSIS continued

Costratio
Table 8

2022 2021
proportionally consolidated £m £m
Eross administration costs T > 64.9 80.3
Property feeincome {(11.5) (13.2)
Management fee receivable (5.5) {7.1)
Property outgoings i 39.1 74.2
Less inclusive tease costs recovered through rent i - {9.1) (8.0)
Totaloperating costs A 77.9 12462
Less vacancy costs i N (12.3) 12.6)
Total operating costs excluding vacancy costs B 65.6 113.6
Grossrentalincome T 215.2 2504
Groundrents payable (1.3) (1.8}
Less inclusive lease costs racovered through rent - ] ] (9.1) (8.0)
Gross rentalincome T C 204.8 240.6
costratio including vacancy costs T AJC 38.0% 52.5%
Costratio excluding vacancy costs T B/C 32.0% 47 2%

1 2021figures have been restated to reflect the IFRIC Decision on Concessions with further infarmation provided in notes 18 and 6 to the financial statements.

* Includes £5.1m(2021: £8 6m) of business transformation costs which are excluded from Adjusted eamings as set outin note 10Atathe financial statements.
Excluding these costs, the 2022 cost ratioincluding vacancy costs would reduce from 38.0%t0 35.5%.

The Group’s business model for developments isto use a combination of in-house resource and external advisors. The cast of external adviscrsis
capitalised to the cost of developments. The cost of employees working on developments is generally expensed, but capitalised subject to meeting certain
criteriarelated to the dedree of time spent on and the stage of progress of specific projects. Employee costs of £0.8m (202 1: £1.5m) were capitalised as
development costs and are not included within ‘Grass administration costs’.
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Table 9
2022
Revaluation True Nominal
Properties lossesinthe Income Capital Total Initial  equivalent equivalent
at valuation year return return return yield yield yield
Propartionally consolidated - including a
Value Retail fm £m % % % %Ya % %
UK 871.0 (90.2) 7.9 (9.4) {2.1) 7.7 8.4 8.0
France c 1,241.0 {57.2) 4.8 (4.6) - 4.4 5.2 5.0
Treland 676.4 {20.1) 52 {3.0) 21 5.3 5.7 5.5
Flagship destinations 2,788.4 {167.5) 6.0 (5.9} (0.2) 5.7 63 6.1
Developments and other 431.7 (53.5) 23 {(14.8) (12.8) 7.0 10.3 9.7
Managed portfolio 3,220.1 (221.0) 5.4 (7.3) (2.3) 5.8 6.6 6.3
Value Retail 1,887.0 (60.7) 5.3 (3.1) 2.0
Group portfolio e 5,107.1 (281.7) 5.3 (5.8) (0.7)
. 2021
Revaluation True Naminal
Propertizs  lossasinthe Income Capital Taotal Initial eguvalent equivalent
atvaluation year retLrn return return yield yield yield
£m £m % %% %4 % % %
UK b 11353 (2475) 65 (16.3) 10.8) 7.0 81 77
France T ¢ 989.7 {(61.0) 36 (6.4) (3.1) 4.4 5.2 5.0
Ireland T 6593 {56.9) 4.2 (7.8) (3.9) 4.9 5.4 5.3
Flagship destinations T 2,784.3 {365.4) 5.0 11.2) (6.8) 5.6 6.4 6.2
Developments and other T 694.4 (78.7) 29 3.0 (6.6) 6.2 9.6 9.0
Managed portfolio 1 34787 (444,1) 4.7 (10.9) (6.7) 56 6.6 A4
Value Retail 1,893.5 (12.0) 2.7 0.6) 2.1
Group portfolio T e 5,372.2 {456.1) 4.0 (7.7 (3.9)

T 2021 figures have been restated to reflect the IFRIC Decision on Concessions with further information provided innotes 1B and 6 to the inancial statements.

a Nominal equivalentyields are included within the unabservable inputstothe portfoliovaluations as defined by IFRS 13. The nominal equivalent yield for the
Reported Groupwas 5.7% (2021: 6.2%).

Includes Silverburn whichwas classified asheld forsale as at 31 December 2021,
Includes TItalik, 75% of which is classified as a trading property.
2021 returns inciude UK retail parks up to the peint of their disposalin that year.
Analysis of capitalexpenditureisincluded in Table 11.

@ o 0 O
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PORTFOLIO ANALYSIS continued

Net Initial Yield
Table 10
Investment portfolio
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2022 2021
Proportionally consclidated Note £m £m
wholly owned a 3B 1,461.0 1,561.4
Share of Property interests 3B 1,722.9 1,813.9
Trading properties 38 36.2 34.3
Assets held forsale L ) 36 - 69.1
Net investment portfolio valuation on a proportionally consolidated basis 33 3,220 3,478.7
Less: Developments (249.0)__ ________(_ft___b@.{i)
Completed investment portfolio 2,971.1 3,009.3
Purchasers’ costs - b 197.2 2098
Grossed up completed investment portfolio ) A 3,168.3 32191
Annualised Fash passingrental income 207.1 214.7
Nan-recoverable costs (21.1) {29.3)
Rentspayatte 3 38 (e
Annualised net rent B 182.2 181.8
Add:
Notional rent expiration of rent-free periods and other lease incentives c 3.2 3.0
Future renton signed leases N 3.8 07
Topped-up annualised net rent C 189.2 185.5
Add back: Non-recoverable costs 211 29.3
Passing rents R 210.3 2148
Netinitial yield B/A 5.8% 5.6%
‘Topped-up’ netinitial yield ClA 6.0% 5.8%
a Includes 100% of Italik, 75% of which 1s part of trading properties.
b Purchasers’ costsequateto 6.7% (2021 7.0%) of the value of the completed investment portfatio.
¢ ‘Weighted average remaining rent-free periodis 0.7 years (2021: 0.6 years).
Capital expenditure
Table 11
2022 2021
- - - - . (Restateq)
Propor- Propar-
Share of tianally Share of tianally
Repaorted Property consoli- ~epartad Froperty consali-
Group interests dated Group interests dated
Proportionally consalidated Note £m £m £m £m £m £m
Developments 5 10 15 49 2 e
Capital expenditure — creating area 14 - 14 11 - i
Capital expenditure —no additional area 3 24 27 5 14 19
Tenantincentives o T ) 16 1 17 2 a4 6
Totat " 3 38 35 73 67 20 a7
Conversion from accruals to cash basis o (2 5 3 - 10 10
Total on cash basis 1 36 40 76 57 30 ‘97

T 2021 figureshave beenrestated toreflect the IFRIC Decision on Concessions with further information provided in notes 1B and 6 to the financial statements.
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Note 2 tothe financial statements shows the Group’s proportionally consolidated incame statement. The Group’s propartionally consolidated balance
sheet and net debt are shown in Tables 12 and 13 respectively. As explained in note 3 to the financial statements, the Group's interest in Value Retail is not

proporbonally consolidated asitis not underthe Group’s management.

Balance sheet
hable12 2022 2021
Propor=- Propor-
Shareof tionally Shareo® tionally
Reported Praperty consoli- Reported Property consoli-
Group interests dated Group interests dated
Nate £m £m £m £m £m £m
Non-current assets
Investment properties 1,461.0 1,722.9 3,183.9 1,561.4 1,813.9 33753
Interestsin leasehold properties 34.0 15.4 49.4 329 15.4 48.3
Righl-of-use assels 9.5 - 9.5 38 - 3.8
Plant and equipment 1.4 - 1.4 1.4 - 1.4
Investmentinjointventures 1,342.4 (1,342.4) - 1,4518  (1,451.8) -
Investmentin associates 1,297.1 {(107.7) 1,189.4 1,247.0 {106.2) 1,140.8
Otherinvestments 9.8 - 9.8 9.5 - 9.5
Trade and otherreceivables 3.2 5.0 8.2 19.5 2.9 22.4
Derivative financiatinstruments 7.0 6.3 13.3 18.6 - 18.6
Restricted monetary assets 214 - 21.4 21.4 - 214
4,186.8 2995 4,486.3 4,367.3 2742 4641.5
Currentassets
Trading properties 36.2 - 36.2 34.3 - 343
Trade and other receivables 85.9 43.4 129.3 84.8 32.3 117.1
Derivative financial instruments 01 - 0.4 7.3 - 7.3
Restricted monetary assets 8.6 21.0 29.6 337 309 64.6
Cash and cash equivalents 218.8 117.7 336.5 315.1 1347 4498
349.6 182.1 531.7 4752 197.9 6731
Assets held for sale - - - 71.4 — 714
34%9.6 1821 531.7  b46.6 197.9 7445
Totalassets 4,536.4 481.6 5,018.0 49139 4721 53860
Current liabilities
Trade and other payables (168.5) (66.8) (235.3) {179.4) (75.9) {255.3)
Loans - (126.1) {(126.1) - (79.3) (79.3)
Tax (0.5) {0.3) (0.8) 0.6) {0.2) {0.8)
Derivative financial instrurments (16.1) - (16.2) - - -
(185.1) {193.2) (378.3) {(180.0) {155.4) (335.4)
Non-current liabilities
Trade and ather payables {56.3) {7.0) (63.3) (56.6) (4.2) 60.8)
Obligations under head leases (38.1) {15.8) {53.9) (36.4) 15.8) (52.2)
Loans {1,646.4) (265.5) (1,911.9) (1,834.8) (295.0) (2,129.8)
Deferred tax (0.4) {0.1) {0.5) 0.4) 0.1) (0.5)
Derivative financial instruments (23.7) - {(23.7) (59.7) (16)  (61.3)
- (1,764.9)  (288.4) (2,053.3) (1,987.9)  (316.7) (2,304.6)
Total liabilities (1,950.0)  (481.6) (2,431.6) (2,167.9) (4721 (2,640.0)
Net assels 25864 - 2,586.4 2,746.0 - __2_,_?_4_6.0
EPRA adjustments —excluding Value Retail 10B {4.8) {(1.0)
—Value Retail 108 i 52.1 95,2
47.3 94.2
Non-controllinginterasts - 0.1
EPRA NTA 2,633.7 2,840.1

1 2021 figures have been reslated to reflect the IFRIC Decision on Deposits where further informationis provided in note 1B to the financial statements and for the
Reparted Group In note 16 tothe financial statements. For Share of Property interests, £15.0m was reclassified from restricted monetary assetstocash and cash

equivalents.
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BALANCE SHEET INFORMATION continued

Netdebt
Table 13
,,,,,,, 2022 .20
Share of Share af
Reported Property Reparted Property
Group interests Total Group interests “otal

Propaortionally consolidated £m £m £m £m £m Erm
Cash and cash equivalents ' t.ab 2188 117.7 336.5 3197 1347 454.4
Loans C (1,646.4) (391.6) (2,038.0) {1,834.8) {(374.3) (2,200.1)
Fairvalue of currency swaps N (30.6) - (30.6) (44.1) - (44..1)
Net debt T {1,458.2) (273.9) (1,732.1) (1,559.2) (239.6) (1,798.8)

t 2021 figures have been restated to reflect the issuance during the year of the IFRIC Decision on Deposits with further infarmation pravidedin note 1B tothe
financral statements and for the Reported Group in note 1 6 to tne financial statements. Share of Property interests is as described in Table 1.2,
Cashandcasheguivalentsin 2021 included £4.6m relating to assets held for sale.

Cashand cash equivalents for Share of Property interests includes £10.0m (2021: £15.0m) inrespect of cash held by managing agents and cash held in afloat
account for secured lenders, whichwas previously disclosed as restricted monetary assets as described in note 1B and where the previously reported 2021 cash
and cash equivalents figure of £119.7m has been restated.

Loans for Share of Property interests comprises £126 1m of current and £265.5m of non-current secured loans, respectively (2021: £79.3m and

£295.0m, respectively).

[mali e}

o]

Movement in netdebt

Table 14

Praportionally consclidated 20£2r121 2Giizl’TiT
Opening net debt t (1,798.8) (2,215.4)
Profitfrorm aperating activities T 1293 1225
Decrease inreceivables and restricted maonetary assets T 27.5 39.6
increase/f{decrease)in payables 8.2 37.0}
Adjustmem_f_g[ non-cashitems 7 ‘ _ “__ I 0.7 (5.5)
Cash generated from operations T N 165.7 119.6
Interest received 16.8 19.0
Interest paid (73.5) (108.3)
Redemption premiums and fees frorn early repayment of debt - (15.8)
Debt and loan facility issuance and extension fees (2.8) -
Bondissue costs - (5.2}
Premiums on hedging activities (3.9) (20.8)
Tax repaid/{paid) - 0.1 (2.2)
Cash flows from operating activities _ N T 1024 7.7
Capital expenditure (76.3) (37.1)
Sale of properties ) 191.9 4252
Cash flows frominvesting activities i 115.6 3281
Shareissue expenses (0.5) (2.2)
Purchase of own shares 6.7 (3.8)
Proceeds from awards of own shares 0.1 0.1
Equity dividends paid 3 (13.3) 249
Cash flows from financing activities ) {20.3) 3 O 8\
Exchange translation movement ) {131.0) 137.0
Closing netdebt + (a,732.1) (1,798.8)

T 2021 figures have been restated to reflect tha IFRIC Decision on Deposits with further information provided in note 1B to the financial statements,
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Tatalaccounting retutt
Tahle 15
. 2022 2021
NTA per NiAper
NTA share NTA share
£m pence £m pence
EPRANTAat 1 January 2,840.1 64.3 33165 81.8
Scripdividend ditution in NTA per sharein the year - (7.5) - 6.7
EPRANTAat 1 January rebased to reflect scrip dividends in the year A 2,840.1 56.8 3,316.9 75.1
EPRANTAat 31 December 2,633.7 52.7 2,8401 643
Movernent in NTA (206.4) (4.1) (476.8) (10.8)
Cash dividendsin the year 13.2 0.3 13.0 03
B (293.2) (3.8)  (463.8) (10.5)
Totalaccounting return B/A (6.8)% (14.0%
FINANCING METRICS
Netdebt: EBITDA
Table 16
2022 2021
Propartionally consolidated Note £m £m
Adjusted operating profit T 2 159.4 138.9
Amortisation of tenant incentives and other items within net rental income T {0.1) 12.1)
Share-based remuneration 3.0 3.3
Depreciation 4.1 4.4
EBITDA —rolling 12 month basis A 1 166.4 134.5
Netdebt B T Table1d 1,732 1,798.8
Netdebt: EBITDA B/A T 10.4x 13.4x

T 2021 hgures have been restated to reflect the IFRIC Decision on Concessions where further information is provided in notes LR and 6 tothe financial statements

and the IFRIC Decision on Depesits with further inforration provided in note 18 tothe financial statements.

Interest cover
Table17
2022 2021
Proportionally consolidated Naote £m £m
Adjusted netrentalincome T 2 174.8 174.4
Less netrentalincomein associates: Nicetoile (2021 only) and Italie Deux T 14D (a4) a7
) A t 170.4 165.7
Adjusted net finance costs 2 54.0 71.8
Less interest on lease obligations and pensions (2.6) (3.2)
Add capitalised interest B 7 1.2 53
6 i} 526 739
Interest cover A/B T 3.24x 2.30x

t 2021 fgures have been restated to reflect the IFRIC Decision on Concessions with further information provided in notes 18 and 6 to the financial statements and

the IFRIC Decision on Deposits where further information is provided in note 1B to the financial statements.
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FINANCING METRICS continued
Loan tovalue
Table 18

2022 2021
Proportionally consolidated Note £m em
Netdeht - 'Loan’ A t Tableis 1,732 17988
Managed property portfolio B 3B 3,220.1 34787
Investment in Value Retail 14e 1,189.4 1,140.8
“Value’ C 4,409.5 46195
Loan tovalue :ﬂeadli ne i ] AJC t - M39.3% 389%
Net debt —Value Retail D Table 21 674.9 680.3
Property portfolio — Value Retail E Table21 1,887.0 1,893 5
Loan tovalue - Full propartional consolidation of Value Retail (A+DY/(B+E) + 47%  461%
Net payables — Managed Portfolio 160.3 176.6
Net payables —Value Retall A 14.2 13.0
Net payables - Group F o 1745 = 1896
Loan tovalue —EPRA (A+D+F)/(B+C) t 53.5% 50.1%
T 2021 figures have beenrestatedto reflect the IFRIC Decision an Deposits with futther information provided in note 1B to the financial statements.
Gearing
Table19

2022 2021
Proportionally consolidatea Note £m £€m
Net debt ) I i Table13 1,732.1 17988
Add:
—Unamortised borrowing costs 15.9 189
—Cash held within investments in associates: Italie Deux N 6.8 6.0
Net debt for gearing A + 1,754.8 18237
Equity shareholders’ funds — Consolidated net tangible worth B 2,5864 27459
Gearing AB T 67.8% 66.4%

T 2021 figures have been rastated to reflect the IFRIC Decision on Deposits with further in‘ormation provided in note 1B to the financial statements,
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Unencumbered agsetratio

Table 20

2022 2021
Proportionally congolidated Note £m £m
Managed property portfolio 306 3,220.1 34787
Adjustmenits:
—Propertics held in associates: Ttalie Deux (102.9) (101.7)
— Encumbered assets * (651.0)  (651.9)
Totalunencumbered assets A 2,466.2 27251
Netdebt - proportionally consolidated t Table13 1,732.1 1,798.8
Adjustments:
—Cash held withininvestments in associates: Italie Deux 6.8 6.0
—Cash held withininvestments in encumbered joint ventures T 50.8 34.0
- Unamortised borrowing costs — Group Table 19 15.9 18.9
—Encumbered debt o (392.3) (375.7)
Totalunsecured debt B T 1,413.3 14820
Unencumbered asset ratio AB T 1.74x 1.84x
T 2021 figures have beenrestated 1o reflect the IFRIC Decision on Deposits with further information provided innote 1B to the financial statements.
* Encumbered assets and debt relate to Dundrum, Highcross and O'Parinor.
GROUP SHARE IN VALUE RETAIL
Table 21

2022 2021
Income statement £m £m
Grossrentalincome o N 148.0 96_).5
Net rental income - B 161.3 66.7
Revaluation losses on properties (60.7) (120
Operating {loss)/profit (7.4) 20.9
{Loss)/profit for the year (5.3) 200
Adjusted earnings 27.4 is.9
Balance sheet
Investment properties 1,887.0 ZIE_Q_QE
Total assets 2,257 2,063.4
Net debt {674.9) (680.3)
EPRANTA 1,241.4 1,236.0
Group share
Investment in assaciates: Value Retail 1,189.4 1_1405
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KEY PROPERTIES
Key property listing
Table 22
Accounting
classification

where not No.of Passingrent
Managed portfolio Lacation wholly-owned Qwnership Area, m? tenants £m
Flagship destinations
Uk
Brent Cross London Jointventure 41% 87,000 113 12.5
Bullring Birmingham Jointventure e 50% 98,220 1531 21.0
Cahat Circus Bristol Joint venture f 50% 109,590 113 11.6
The Oracle Reading Jointventure 50% 72,100 100 10.1
Union Square Aberdeen 100% 51,800 73 15.1
Westquay o Southampton Jointventure 50% 94,700 111 13.7
France
Italie Deux Paris Asscciate 25% 68,100 121 6.6
Les 3 Fantaines Cergy ab 100% 85,100 206 235
Les Terrasses du Port Marseilie 100% 62,800 155 29.8
O'Parinor Aulnay-scus-Bois Jaintventure b 25% 68,200 161 6.0
Ireland
Dundrum Town Centre Dublin Joint venture 50% 128,700 152 27.2
Ilac Centre Dublin Joint operation 50% 27,900 66 4.0
Pavilions o Swords N Joint operation _50% 44,100 94 7.6
Developments and ather (key properties) o -
Bristol Broadmead Bristol Jointventure f 50% 34,600 60 3.0
Centrale Croydon Jointventure 50% 64,300 42 2.2
Dublin Central Dublin 100% nfa nfa n/a
Dundrum Phase LT Dublin Jointventure 50% n/a n/a nfa
Grand Central Birmingham Jointventure e 50% 37,600 54 4.7
Highcross Leicester Jointventure 50% 100,100 122 9.3
Eastgate Leeds 100% nfa n/a n/a
Martineau Galleries Birmingham 5] 100% 36,000 49 2.4
Pavilions land Swords 100% nfa nfa nfa
Bishopsgate Goodsyard London Jointventure 50% nfa nfa nfa
Whitgift Craydon Jointventure 50% 96,200 82 n/a

. Na. of Income

Value Retail Assoclate d  Ownership Area, m? tenants £m
Bicester village Bicester ' 50% 28,000 160 69.8
LaRocavillage Barcelona 41% 25,900 146 21.7
Las Rozas Village Madnd 38% 16,500 99 13.4
La vallee village Paris 26% 21,600 111 23.9
Maasmechelen Village Brussels 27% 20,200 105 5.9
Fidenza Village Milan 34% 21,100 117 6.6
Wartheim Village Frankfurt 45% 20,900 115 10.2
Ingolstadt Village Munich 15% 21,000 112 3.7
Kildare village Dubln 41% 21,600 113 10.9

a Les 3 Fontaines, Cergy includesthe new extension which was reclassified from Developments and other ta Flagship destinations upon opening in March 2022

b Held under co-ownersnip. Figures reflect Hammarson's ownershipinterests.

¢ Inaddition, asmall propartion is whoily cwned

d Inzome represents annualised base and turnover rent at Hammerson's ownership share.
e Collectively known as the Birmingham Estate.

I Collectively known as the Bristol Estate.
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2022 2021 2020 2019 2018
£m £m £m £m £m

Income statement— Prapartionally consolidated a - B
Revenue T 2750 32272 . 368.2 457.8 506.4
Grossrental income B I 215.2 250.4 ' 288.2 361.0 398.8
Net rentalincome t 177.2 1825 148.5 308.5 3475
Profit from operating activities T 129.3 1225 104.4 260.2 302.8
Othernetlossesincluding revaluation and impairments T (222.1) 4662)  (1,598.6) (1,197.9) (517.9)
Share of results of joint ventures - - (20.7) 343 24.6
Share of results of associates (5.3) 200 {135.8) 210.6 56.8
Net finance costs (65.6) (103.6) (83.6) 86.2) {132.9)
Loss before tax (163.7) (427.3) {1,734.3) (779.0) (266.6)
Tax charge (0.5) {1.8) 0.6) 22y @49
Loss aller lax (164.2) (428.1) {1,734.9) (781.2)  (268.5)
Adjusted earnings 1 104.9 65.5 27.4 214.0 240.3
Balance sheet - Proportionally consolidated
Investmant and development properties 3,183.9 3,375.3 4413.8 5,667.7 7.479.5
Investmentinjointventuraes - - - 379.0 326.3
Investmentin associates 1,189.4 1,140.8 1,154.1 1,355.3 1,211.1
Cash and cash equivalents T 336.5 4498 521.7 1231 1321
Borrowings b (2,068.6) (2,253.2) (2,743.0) (2,939.9) (3,508.1)
Cther assets T 299.0 404.5 320.0 250.1 250.7
Other lizbilities (353.8) {3712} (457.7 {458.3) {(459.0)
Net assets 2,586.4 2,746.0 3,208.9 43770 54326
Movement in net debt — Proportionally consolidated
Opening net debt T (1,798.8) (2,2154) (2,816.8) (3,376.0) (3,462.2)
Cash generated fromaperations T 165.7 119.6 45.3 260.7 300.9
Cash generated from operating activities 1 102.4 (17.7) (40.9) 1941 200.0
Cash generated frominvesting activities 115.6 3284 2323 3915 272.0
Cash generated from financing activities (20.3) (30.8) 518.3 (202.0) (348.7)
Foreign exchange (131.0) i37.0 (1083) 17556 (37.1)
Closingnet debt T (,7321) (1,798.8) (2,2154) (28168 (3,376.0)
Pershare data c
Basicloss pershare (3.3)p 8.7p (62.4)p (46.6)p (15.6)p
Adjusted earnings per share T 21p 1.3p 1.3p 12.8p 14.0p
Dividend per share - cash basig 0.2p 0.4p 0.4p 51p 11.8p
Net tangible asset value (NTA) per share d 53p 64p 82p 116p 148p

1 2021and 2020 income staterment hgures have been restated to reflect the IFRIC Decision on Concessions with furtherinformation provided in note 1B and for
2021, note 6 tothe financial statements. Balance shaet figures for 2018 to 2021 have beenrestated to reflect the IFRIC Decision on Deposits with further

information provided in note 1B to the financial statements.
a Incomestatementfor 2021 and 2020 includes discontinued cperations.

b Borrowings compnise loans and currency swaps.

¢ Comparative per share data has been restated following the rights issue in September 2020. Earnings per share metrics for 2021 and 2020 have been restated

in respect of the bonus element of scrip dividends.

d 2018is shown onanet asset value (NAV) per share basis with subsequent years being on an NTA basis following the replacement of EPRANAY by EPRANTA

asthe key nettangible asset pershare meatric.
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Registered office and principal UK address
Hammerson plc

Marble Arch House

66 Seymour Street

London W1H 5BX

Ragistered in England No. 360632
+44 (0)20 7887 1000

Principaladdressin France
Hammerson France SAS

36 Rue deChateaudun

Paris 75009

+33(0)156 693000

Principal address in the Republic of Ireland
Hammerson Group Management Limited
Building 10, Pembrcke District

Dundrum Town Centre, Dundrum

Dublin D16 A6P2

Advisers
Valuers CBRE Limited
Cushman and Wakefield LLP
Jones Lang LaSalle Limited
Auditor PricewaterhouseCoopers LLP

Joint Brokers and
Financiat Advisers

Barclays Bankplc
MorganStanley & Co. International ple

Financial Adviser

Lazard Ltd

Primary and secondary listings

The Company hasits primary listing on the London Stock Exchange and
secondary inward listings on the Johannesburg Stock Exchange and on
Euronext Dublin. Oursecondary listing equity sponsors are Investec Bank
Limited inrespect of the Johannesburg Stock Exchange and Goodbody
Stockbrokers UCinrespect of the Euronext Dublinlisting.

Shareholder administration

For assistance with queries about the administration of sharehaldings,
such aslost share certificates, change of address, change of ownershipor
dividend payments, please contact the relevant Registrar or Transfer
Secretaries.

UK Registrar

Link Group

10th Floor, Central Square
29 wWellington Street
LeedsS14DL

shareholderenquiries@linkgroup.co.uk
wwwi signalshares.com
+44{0)371 6640300

Calls are charged at the standard geographic rate and will vary by provider.
Calls outside the UK will be charged at the applicable international rate.
Lines are open between 9:00 am ta 5:30 pm, Monday to Friday excluding
publicholidays in England and Wales.
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South African Transfer Secretaries
Computershare Investar Services Proprietary Limited
Rosebank Towers

15 Biermann Avenue

Rosebank 2196

South Africa

or

Private Bag X9000

Saxonwold 21.32

South Africa

0861100933 (localin South Africa)
web.queries@computershare.co.za

Annual General Meeting

The Annual General Meeting will be held at 9:00 am (UK time) on 4 May
2023. Details of the Annuat General Meeting and the resolutions to be voted
upon can be foundin the Notice of Meeting which is available on our website
at www.hammerson.com.

Payment of dividends

UK shareholders whodonet currently have their dividends paid direct to
abank or building society account and who wish to do 8o, should complete
amandate instruction available from the Registrar or register their mandate
atwww.signalshares.com. Shareholders outside the UK may be able to have
dividendsin excess of £10 paid into their bank account directly in their local
currency viathe Link Group international payments service. Details and
termsand conditions may be viewed at ww?2 linkgroup.eu/ins.

ShareGift

Shareholders with asmall number of shares, the value of which makes it
uneconomic to sell them, maywish to consider denating them to charity
through ShareGift, aregistered charity (registered charity no: L052686).
Further information about ShareGift is available atwww.sharegift.org, by
email at help@sharegift.org, by calling on +44 (0207 930 3737 ar by
writingta ShareGift, FO Box 72253, London, SW1P9LQ. To donate shares,
please contact ShareGift.

Strate Charity Shares

South African shareholders forwhomthe cost of selling their shares would
exceed the market value of such shares may wish to consider donating
themto charity. Anindependent non-profit organisation called Strate
Charity Shares has been established to administer this process. Forfurther
details or donations contact the Strate Charity Shares' toll-free helpline on
0800202 363 (if calling from South Africa) or +27 11870 8207 (if calling
from outside South Africa), email charityshares@computershare.co.za,
orvisit www.strate.co.za.



Shareholder security

Share fraud includes scams where fraudsters cold-callinvestors offering
thern overpriced, worthless or non-existent shares, or offer to buy shares
ownedbyinvestars at aninflated price. We advise shareholders to be
vigilant of unsalicited mail or telephone calls regarding buying or selling
shares. For more information visit www.fca.org.uk/scams or call the FCA
Consumer Helpline on +44{0)800 111 6768. Thisis a freephone number
from the UK. Lines are open Monday to Friday, 8:00 am ta 6:00 pmand
Saturday, 9:00 am to 1:00 pm.

Unsolicited mail

Hammerson is obliged by law to make its share register available on request
to other organisations. This may result in shareholders receiving unsolicited
mail. Tolimit the receipt of unsolicited mail, UK shareholders may register
with the Mailing Preference Service, an independent organisation whose
services are free, by visiting www.mpsenline.org.uk, Once ashareholder’s
name and address details have been registered, the Mailing Preference
Service will advise companics and other bodies that subscribe to the service
not to send unsolicited mait to the address registered.

UK Real Estate Investment Trust (REIT) taxation

AsaUKREIT, Hammerson plcis exempt from corporation tax on rental
income and gains on UK investment properties but is required to pay
Property Income Distributions (PIDs). UK shareholders will be taxed on
PIDs received at their full marginal tax rates. AREIT may in addition pay
normal dividends.

Formostshareholders, PIDs will be paid after deducting withholding tax at
the basic rate. However, certain categories of UK shareholder are entitled to
receive PIDs without withholding tax, principally UK resident companies, UK
public bodies, UK pension funds and managers of 1SAs, PEPs and Child
Trust Funds. Further information on UK REITs is available on the Company's
website, including a form to be used by shareholders to certify if they qualify
to receive PIDs without withholding tax.

PIDs paid to overseas shareholders are subject towithholding tax at 20%.
South African shareholders may apply to His Majesty's Revenue and
Customs after payment of a PID for arefund of the difference hetween the
20% withholding tax and the prevaiting UK/South African double tax treaty
rate, Other overseas shareholders may be eligible to apply for similar
refunds of UK withholding tax under the terms of the relevant tax treaties.

Norrmal dividends paid to overseas shareholders are paid gross but may
be subject to taxation in the shareholder’s country of residence. For South
African shareholders, dividends tax at 20% will be withheld and paid over
tothe South African Revenue Service cn the shareholders” behalf. Certain
shareholders, including South African tax resident companies, retirement
funds and approved public benefit organisations, are exempt from
dividendstax but itisthe responsibility of each shareholder to seek their
own advice. Dividends tax does not apply to scrip dividends, whether paid
asaPIDoranormal dividend.
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Forward-looking statements

Certain statements made in this Annual Report are forward-looking and are
based on current expectations concerning future events which are subject
toanumber of assumptions, risks and uncertainties, Many af these
assumptions, risks and uncertainties relate to factars that are beyondthe
Group's control and which could cause actual results to differ matenally
fram any expected future events or results referred to orimplied by these
forward-looking statements. Any forward-looking statements made are
based on the knowledge and information available to Directors on the
date of publication of this Annual Report. Unless otherwise requirad by
applicable laws, regulations or accounting standards, the Group does not
undertake any obligation to update or revise any forward looking
statements, whether as aresult of new information, future developments
orotherwise. Accordingly, no assurance can be given that any particular
expectation will be met and reliance should not be placed on any forward
looking statement. Nothing in this Annual Report should be regarded as
aprofit estimate or forecast.
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GLOSSARY
Adjusted earnings Reported amounts excluding certain items in accordance with EPRA guidelines and also certain cash and

non-cash iterms which the Directors believe are not reflective of the normat day-to-day operating activities of
the Group.

Annual Incentive Plan (AIP)

Annual bonus plan for all employess, including Executive Directors

Average cost of debt or weighted
average interest rate (WAIR)

The costof finance expressed as a percentage of the weighted average debt dunng the period.

Barrowings The agpregate of loans and currency swaps but excluding the fair value of the interest rate swaps, as the fair value
crystallises overthe life of the instruments rather than at maturity.
BREEAM An environmental rating assessed under the Building Research Establishment’s Environmental

Assessmeant Method.

Capital return

The change in property value during the period after taking account of capital expenditure, calculated on
amonthly time-weighted and constan{ currency basis.

Costratio{or EPRA cost ratia)

Total aperating costs (being property outgoings, gross administration costs less property fee income and
management fees receivable) as a percentage of gross rentalincome, afterrents payable. Both property
outgoings and gross rentalincome are adjusted for costs associated with inclusive leases.

Compulsory Voluntary
Arrangement {CVA)

Deferred Bonus Share Scheme
(DBSS)

The deferred element of the AIP payable in shares, two years after the awards date

Dividend cover

Adjusted earnings pershare divided by dividend per share,

EBITDA

Earnings before interest, tax, depreaat\on and amortisation.

EPRA

The European Public Real Estate Association, areal estate industry body, of which the Company isamember.
This organisation hasissued Best Practice Recommendations with the intention of improving the transparency,
comparability and relevance ofthe published results of listed real estate companiesin Europe.

Equivalent yield {true and
nominal)

The capitalisation rate applied to future cash flows to calculate the gross property value. The cash flows reflect
future rentsresulting from lettings, lease renewals and rent reviews based on current ERVs. The true equivalent
yield (TEY) assumes rents are recewed quarterly in advance, while the nominal equivalent yield (NEY) assumes
rems are received annually in arrears. Thesevyieldsare determmed bythe Group’s external valuers.

ERV The estimated market rental value of the total lettable space in a property (after deducting head rents, and car
parking and commercialisation running costs) calculated by the Group's external valuers,

ESG Usingenvironmental, social and governance factors to evaluate companies and countries on how far advanced
they are with sustainability.

F&B Food and beverage.

Gearing Netdebt expressed as a percentage of equity shareholders’ funds calculated as per the covenant definition in the

Group's unsecured bank loans and facilities and private placements.

Grass property value or Gross
asset value{GAV)

Property value before deduction of purchasers’ casts, as provided by the Group’s external valuers.

Gross rentalincome (GRI)

Income fram leases, car parks and commercialisation, afteramortising lease incentives.

Headline rent

The annual rental income derived from alease, including base andturnover rent but after rent-free periods.

Inclusive lease

Alease, oftenfor a short period, underwhich the rentincludes costs such as service charge, rates and utilities
Instead, the landlord iIncurs these costs as part of the overall commercial arrangement.

Income return

Income darived from praperty taken as a percantage of the property value on atime-weighted and constant
currency basis after taking account of capital expenditure.

Initial yfeld (or Net initial yield
(NIYD)

Annual cash rents recevable (net of head rentsand the cost of vacancy, and, in the case of France, net of an
allowance for costs of approximately 5%, primarily for management fees), as a percentags of gross property
value, as provided by the Group's external valuers. Rentsreceivable following the expiry of rent-free periods are
not mcluded Rent reviews are assumed to have been settled at the contractual review date at ERV.




Interest cover
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Adjusted netrental income excluding associates, divided by Adjusted net finance costs before capitalised
interest and interest charges on lease obligations and pensions.

Interest rate or currency swap
{or derivatives)

An agreementwith ancther party to exchange aninterest or currency rate obligation for a pre-determined period.

Jaoint venture and associate
anageinent lees

Fees charged tojoint ventures and associates for accounting, secretarial, asset and development
Thdndge el servives,

Leasing

Comprises new lettings and renewals.

Leasing vs Passing rent

A comparison of Headline rent from new leases and renewals to the Passing rent at the most recent balance
sheetdate.

Like-far-like (LFL)NRI

The percentage changein net rental income for flagship properties owned throughout both current and prior
periods, calculated on a constant currency basis. Properties undergoing a significant extension project are
excluded from this calculation during the period of the works. Forinterim reporting periods properties sold
between the balance sheet date and the date of the announcerment are atso excluded from this metric.

Loan to value (LTV) Netdebt expressed as a percentage of property portfalio value. The Group has three measures of LTV: Headling,
which includes the Group's investment in Value Retail; Full proportional consolidation of Value Retail (FPC],
whichincorporates the Group's share of Value Retail's net debt and property values; and EPRA, which includes
an adjustrnent for net payables.

MSCI Property market benchmark indices produced by Morgan Stanley Capital International.

Net effective rent (NER}) Annual rent from aunit calculated by taking the total rent payable over the term of the lease to the earliest

termination date and deducting all tenant incentives.

Netrentalincome{NRI)

GRI less net service charge expenses and cost of sales, Additionally, the change in provision foramounts not yet
recognised in the income statementis also excluded to calculate Adjusted NRIL

EPRANTA EPRA Net tangible assets: An EPRA net asset per share measure calculated as equity shareholders’ funds with
adjustments made for the fair values of certain financial derivatives, deferred tax and any goodwill balances.
Occupancy rate The ERV of the areain a property or portfolio, excluding developments, whichis let, expressed as a percentage

of the total ERV, excluding the ERV for car parks, of that property or partfolio.

Occupational costratia (OCR}

The proportion of retailer s sales compared with the total cost of secupation, including rent, local taxes
(i.e. business rates) and service charge. Calculated excluding department stores.

Qver-rented

The amount, or percentage, by which the ERV falls short of rents passing, together with the ERV of vacant space.

Passing rents or rents passing

The annualrental income receivable from aninvestment property after rent-free periods, head rents, car park
costs and commercialisation costs. This may be more or less than the ERY (see over-rented and reversionary or
under-rented).

Pre-let Alease signed with atenant prior to the completion of a development or other major project.
Principal lease Alease signed with atenant with a secure term of greaterthan ane year.
Property fee income Amounts recharged to tenants or co-owners for property management services including, but not limited to

service charge management and rent collection fees.

Property Income Distribution
{PiD)

Adividend, generally subject to withholding tax, that a UK RELT is required to pay from its tax-exempt property
rental business and which is taxable for UK-resident shareholders at their marginal taxrate.

Propertyinterests (Share of)

The Group’s non-wholly owned properties which management praportionally cansolidate when reviewing the
performance of the business. These exclude Value Retail which is not proportionally consotidated.

Property outgoings

The direct operational costs and expenses incurred by the landlord relating to property ownershipand
management. This typicatly comprises void costs, net service charge expenses, letting related costs, marketing
expenditure, repairs and maintenance, tenantincentive impairment, bad debt expense relating to items
recognised in the Income statement and other direct irecoverable property expenses. These costs areincluded
withinthe Group's calculation of like-for-like NRLand the cost ratio.

Propartional consolidation

The aggregation of the financial results of the Reported Group and the Group's Share of Praperty interests under
management {i.e. excluding Value Retail) as set outin note 2.

QIAIF

Qualifying Investor Alternative Investment Fund. A regulated tax reginmie in the Republic of Treland which
exempts participants from Irish tax on property income and chargeable gains subject to certain requirements.
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Rent collection

Rent collected as a percentage of rent due for a particular period after taking account of any rent concessions
granted far the relevant period.

Real Estate Investment Trust. Ataxregime which in the UK exempts participants from corporation tax both on UK

REIT
rentalincome and gains arising on UK investment property saies, subject to certain requirements
Reported Group The financial results as presented under IFRS,

Reversionary or under-rented

The amount, or percentage, by which the ERV exceeds the rents passing, together with the estimated rental
value of vacant space.

RIDDOR

Ahealth and safety reporting obligation to report deaths, injuries, diseases and ‘dangerous accurrences’ atwork,
nctuding near misses, under the Reporting of Injuries, Diseases and Dangerous Occurrences Regulations 2013,

Scope 1 emissions

Direct emissions from owned or controlled sources.

Scope 2 emissions

Indirect emissions from the generation of purchased energy.

Scope 3 emissions

Allindirect emissions (notincluded in Scope 2) that accur in the value chain of the reporting company, including
both upstream and downstream emissions.

SAICA South African Institute of Chartered Accountants.

SIIC Societés d'Tnvestissements Immobiliers Cétées. Atax regime in France which exempts participants from the
Frenchtax on property income and gains subject to certain requirements.

SONIA Sterling Overright Index Average.

Task Force on Climate-related
Financial Disclosures (TCFD)

An organisation established with the goal of developing a set of voluntary climate-relatad financial risk
disclosures to be adopted by companies to inform investors and the public about the risks they face relating
toclimate change.

Temporary lease

Alease with aperiod of one year or less, measured to the earlier of lease expiry or tenant break.

Tenant restructuring

CVAs and administrations.

Totalaccounting return (TAR)

The growth in EPRA NTA pershare plus dividends paid, expressed as a percentage of EPRANTA per share at the
beginning of the period. The return excludes the dilution impact from scrip dividends.

Total development cost

All capital expenditure on adevelapment or other major project, including capitalised interest.

Total property return {TPR)
{ortotal return)

NRI, excluding the change in provision foramounts not yet recognised in the income statement, and capital
grawth expressed as a percentage of the opening book value of property adjusted for capital expenditure,
calcutated on armonthly ime-weighted and constant currency basis.

Total shareholder return (TSR)

Dividends and capital growth in a Company’s share price, expressed as a percentage of the share price at the
beginning of the period.

Transitional risk

Business risk posed by regulatory and policy changes implemented to tackle climate change.

Turnover rent Rentalincome whichis linked to an occupier’s revenues.

Vacancyrate The BERV of the areain a property, or portfolio, exclud mg: developments, whichis currently available for letting,
expressed as a percentage of the ERV of that property or portfolio.

WAULB/WAULT Weighted Average Unexpired Lease to Break/Term.

Yield on cost v

Passing rents expressed as a percentage of the total development cost of a property.
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