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STRATEGIC REFORT
HAMMERSON AT AGLANCE

Hammerson at a glance

Creating exceptional city centre
destinations that realise value for
our stakeholders, connects our
communities and delivers a
positive impact for generations
to come.
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STRATEGIC FEPORY
WELCOME FROM OUR CHIEF EXECUTIVE

Welcome from our
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 the 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
Chief Executive
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STRATEGICREPORT
OUR ASSETS AND DEVELOPMENTS

T

CASE STUDY

Unlocking our prime
urban multi-use
estate across 26 acres

Dundrum Estate, Dublin

Visitors perannum (2022)

Occupancy (31 December2022)

Passing rent (100% basis)
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A prime urban multi-use estate across 26 acres
in principal south Dublin location.

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

are advancing at pace ambitious plans to unlock

the complementary value of the adjacent
developmentland.

MAXIMISING OPPORTUNITIES

Strengthofcoreretail €

— Re-anchored 18,600m? since 2020 to Brown Thomas,
Penneys & Dunnes Stores

— This created momentum to leverage ourinternational
relationships and attractfirsts to Ireland brands
including Nike Live Concept and Watches of
Switzerland, as wellas Ireland’s largest Lush store

Successful diversification & ©

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

— Established thriving restaurant, social, leisure
and cultural hubin the architecturally acclaimed
Pembroke Square redevelopment anchored by
premium bowling concept

- Converted former storage to 1,000m? penthouse office
suite —occupier identified and contract in discussion

Unlocking Dundrum for generationstocome &

— Planning decision awaited forresidential 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 conternporary and vibrant residential location
todeliver aworld class multi-use estate

Hammerson plc Annual Report 2022
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We are pleased with the progress
madein 2022 aswe accelerate
development to unlock further value
of the Dundrum Estate and create
Dublin’s lifestyle destination of choice.
Marrying a blend of uses, including
residential, food, entertainment,
healthcare and workspace anchored
by Dundrum Town Centre, Ireland’s
premier retail and leisure destination. gy

Connor Owens
Managing Director Asset Management (Ireland & Scotland)
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OUR ASSETS AND DEVELOPMENTS

Located in 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

H d : L * .
residente, 20,000m ofofcespace and ammain retail opportunities
transport huh to 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

hasreinvented Les 3 Fontaines to become a city centre 0 cc u p i e r m ix

inits ownright.

MAXIMISING OPPORTUNITIES
Three Key Themsas

Strength of core retail

— Re-anchored since 201.8 with 18 new brands and
renewalsincluding Zara, H&Mand Footlocker

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

Successful diversification

Diversified the occupier mix toreflect the emerging needs
and expectations of ourvisitors, customers, cccupiers and
the wider community. This includes:

— Introduction of education, healthcare providers and
city centre retailers

— Creation of a new dedicated food and social hub
DISTRICT, offering 1 4+ restaurants and dining outlets
including Vapiano and Big Fernand

Focus on sustainability and social value
Creating exceptional, sustainable destinations that deliver
a positive impact for generations tocome is our goat.

Les 3 Fontaines extension was developed with

sustainability in mind. This included:

— Use of low carbon concrete alternative, 99% of the
steel used from recycled materials and operationally
75% of the waste is also recycled

— LesFontaines de 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
employment workshops, recruitment companies Fontaines transformation
and interview training and have Created an

exciting destination at the
heart ofthe city. This sees
us become the new
reference for students,
families, employees and
the wider community.ye

Renaud Mollard
Managing Director France
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Visitors per annum (2022)

C.d, 20U

Jobs

25

Totalacres

91%

Occupancy (31 December 2022)
€27m

Passing rent
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QOURASSETS AND DEVELOPMENTS

Birminghamis one of the youngest and Inciuding: A&
mostdiverse cities in Europe, which — Official sponsor of the Commonwealth 2027 has hee e el

i 2022 hasheenanincredible
underpins its current and future growth, Garmes, attracting 1.8m visitors over o . Q . H e~ e : e
including major national infrastructure the event veal fol ol Birmis :g)hc‘ﬂ 0 Estate

and culturalinvestment. ~ 220,000 visitors tothe Birmingham

Birmingham showcases Hammerson’s C‘arn{val o
strategy in action as we bring together — Birmingham Weekender, B-Side Hip-Hop
Bullring, Grand Central and Martineau festival and Birmingham Pride

Galleries into our Birmingham Estate. .
Unlocking our estate for generations

With ownership extending to 35 acres, tocome ‘ ’ ,
equating to 15% of the city cote, Planning submitted for ‘Drurm’ the repurposing
Hammerson’s Birmingham Estateisat of 18,500m? of former retail space to create
the heart and provides social, culturaland ~ @new paradigm ofcity centre workplace,
commercial opportunities that engages incorporating the best levels qf amernity and
tens of millions of people each year. connectivity. All complementing the existing
food and social hubin Grand Centralandthe
Buur'\ngvyelcomes over 30mvisitors each_ retail and entertainment brands Bullring Toby Tait (pictured left)
year and is one of the most successful retail has to offer. Director, Asset Management

destinationsin the UK. ] i ] ] )

Martineau Galleries — with planning obtained,
Grand Central is connected directlyto Bulling ~ We continue to work with our partners to
which sits astride the most connected raitway ~ deliveraworldclass commerciatand

station in the UK. residential district. Supported by outstanding
infrastructure connections and underpinned
Martineau Galleries completes our estate, by open, multi-use amenity and cultural

with seven acres positioned directly oppasite  Spaces, Martineau Galleries will see us
the new HS? CurzonStation, Thishas outline  furtherleverage the benefitof the wider
consent for afurther 93,000m?of commercial  Birmingham estate.

andresidential uses. ) ) )
Further mitestones achieved with land

Individually each asset has the potential to assembly, phasing, enablingand vacant
holistically enhance the Estate, By leveraging ~ Possession, working towards initial derolition
the halo effect we are able to capitalise and and site enabling.

drive value for our stakeholders, the local
economy and the city as a whole.

MAXIMISING OPPORTUNITIES
Three Key Theimes

Repurposing and successful diversification

~— Repositioning and repurposing of the
former Debenhams to introduce a new
M&S and TOCA Social, reflecting a
combined investment from Hamrnerson,
CPP Investments and M&S of £18m

— Newsocialand entertainment investment
of £8m creating 7, 200m? of repurposed
spacetointroduce TOCA Social, Lane 7
and Sandbox VR

— Brandengagement and investment —
c.F15minward flagship brand investmnent
from Nike, TAG Heuer and JD Sports

Placemaking — engaging our visitors in new,
smart and memorable ways

At the heart of the City, the Birmingham Estate
hostsand supports events and activations
across the year offering our visitors
entertainment, immersive moments,

food and social and retail.

N
EOTUCIE
Harry Badham (pictured right, commenting

on Drum repurposing)
Chief Developmentand Asset Repositioning Officer
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Repositioning and
diversifying our 35 acre
prime Birmingham Estate
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Visitors per annum (2022)
(Bullring and Grand Central)

c.4,400

Jobs

35

Total Acres

Q7%

Occupancy (Bullring)

£54m

Passing rent (100% basis)




STRATEGIC REPORT
CHAIR OF THE BOARD’'S STATEMENT

Chair of the Board’s

Statement

Businessenvirenment

Inflation was already embedded in the supply
chain asthe UKand Europe began to emerge
from Covid-19 restrictians, Then Russia’s
invasion of Ukraine in February caused
devastation to millions of Ukrainiansand an
energy crisis across Europe. As governments
fought with these events, central banks
grappled with accelerating inflation, lenders
became mare cautious, borrowers became
increasingly concerned and consumers faced
acostof living crisis not seen in decades.

Although risk levels remained elevated, the
new Hammerson team has astrong griponthe
business and has built a two-yeartrack record
of consistent operational and financial delivery.
Today, Lam pleased thatHammersonis a
better, more focused and resilient business
with a strengthened balance sheet; acore
portfolio of city centre estates that continue

to attract the best occupiers; new ways of
working; asignificantly reduced cost base; and
unexploited value in its unique development
opportunities. The team is focused on
executing aclearstrategy to detiver a path

to growth.

Beard changes and evalualion

The retirernent of Gwyn Burrand Andrew
Formicaat the conclusion of the 2022 AGM
was covered in lastyear's annual report.
Havingjoined the Board in June 2020,

Desde Beer stepped down as a Non-Executive
Directorin October. Des helped guide the
Company through some difficult challenges
during his time on the Board and we benefittad
fran his deep experience in both retailand
capital markets. He leaves with our thanks for
his pasitive contribution, and we wish himwell.

The Board now comprises six Non-Executive
and two Executive Directors, with an average
tenureof 2.5 years. No furtherchangesare
currently planned.

Cur Board evaluation in 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
reguiar attendees, observing a Board meeting
in June and discussing the results of the
review with the Boardin October.

Hammerson plc Annual Report 2022 [

Robert Noel
Chairof the Board

The review concludedthat the Board is
effective. Board Alchemy made various
recammendations including the emphasis
given to certain topics. These have been
incorporated into our Board plan for 2023 and
progress against these recommendations will
be monitored during the year. The effectiveness
of Directors was also within the scope ofthe
evaluation and I am pleased to report that
cansiderable progress has been made since
the last external review was undertaken in
2019. Al Directors are fully engaged in offering
awide range of perspectives and relevant
skills. Mare information onthe review can be
found on pages70and 71.

The Board values its diversity. I'm pleased

to report that 37.5% of the Board are female
and we exceed the target set autin the Parker
Review to have at least one director from
amingrity ethnic group. Further detailsare
contained inthe Nomination and Governance
Committee Reporton pages 7210 75.

irmingham Estate,
Birmingham
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ESG

Hammerson is committed to reaching

Net Zero by 2030. The Board is alsc fully
committed to the Group’s continuing
recognition as a sustainability leaderinthe
round, ensuring the highest standards of
operational performance and corporate
governance. Toachieve ouraims we need
tomaintain the support of cur cccupiers,
customers, partners, the communities
affected by our operations, cur cclleagues, and
our equity and debt investors. Collectively cur
stakeholders have numercus and changing
demands on the way the business conducts
itself. We endeavourto maintain the right
balance as these demands continue to evolve,
and totreat everyone in line with ourvalues.

Lastyear we set outour response to the Task
Force on 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 2510 31,
with more detail available in our ESG Report
2022, which is available on our website at
www.hammerson. com.

During the year, the Group provided assistance
to colleagues inresponse to the ermerging cost
oflivingcrisis. A salary supplement was
awarded to all colleagues on annual salaries

of less than £/€60,000. This was paid in four
equalinstalments from November to February
inthe UKand Ireland, and as a one-off for
French colleagues. The Group hasalso made
differentiated pay awards in March 2023
benefittingthose in lower salary bands,

Hammersonplc Annual Report 2022 G

Dividend

Asexplainedin lastyear’'sannual report, the
Board continued to satisfy our REIT and SLIC
distribution requirements through offeringan
enhanced scrip dividend during the year. At the
AGMon 28 April 2022 shareholders approved
afinal 2021 cash dividend ot 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 anintenim 2022 cash dividend of
0.2p pershare, alsowith an enhanced scrip
option of 2p pershare,

The payments made to date have satisfied
our REIT and SIIC distribution requirements
for 2022 and the Board will therefore notbe
recommending afurther payment in respect
of 2022.

As previously announced, the Board
anticipates recommending the reinstatement
ofacashdividend for 2023, Itis expected this
will be at least the minimum required to
continue to meet our REIT/SIIC distribution
obligations. Further information will be given at
the Company’s half year results announcement.

Looking ahead

Since the year end, 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
waorking, marking a new chapter for colleagues
who have faced up tothe challenges of the last
three years with stoicism and significant effort.
Iwould like 1o thank 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 was in 2020. The Board
is confident the strategyistheright cne -
focused on city centre estates with an
attractive development portfolio. 2023 will be
anotherimportant year in our transformation
with the Board and executive leadershipteam
remaining laser focused on delivering long
term value creation for all stakeholders.

Robert Noel
Chairofthe Board



STRATEGIC REFGRT
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
geopolitical eventsin Ukraine, China's zero
Covid policy, and political change in the UK.

We donot yet know the fultimpact of the cost
afliving crisis, a period of higherinflation and
interest rates, and continued supply chain
disruption. Mareover, this year highlighted

the value of sustainable sources of energy.
Ourcommitment to ESG and Net Zeroremains
absolute, and we finished the year with fully
costed Net Zero Asset Plans for every flagship
asset in the managed portfolio.

We setoutaclearstrategy in June 2021 and
our performance in 2022 underscores our
belief that we are strongly positioned to deliver
attractive total returns over the medium term.
Overthelast two years, the new management
team and I have focused on two key objectives:

— Simplifying the business to stabilise the
coreincome stream and to return itto
underlying growth reflected in like-for-like
GRIgrowingin 2022 by 8%

— Starting to rebuild value in our existing
portfolio whilst at the same time creating
optionality an how we unlock the deep
development value in our portfolio

wWe willcontinue to be disciplined allocators
of capital and select the best returns for
shareholders, mindful of our own cost of
capital and alloptions for capital deployment
including debt retirement, and distributions
forshareholders.

Despite this uncertain and volatile backdrop,
we have beendisciplined in the execution
against these objectives focusing on what
we cancontrol. Qur operational and financial
perfarmance is proof positive that our
strategy is working:

— Weare enliveningand reinvigorating our
assets by introducing new occupiers,
uses and concepts. In recognition ofthe
importance of placemaking, we attracted
asenior leader in a newly-created role who
has already brought anincreased emphasis
oncommercialisation, marketing, and
advertising to create exceptional spaces
forourcustomers and occupiers. We are
actively repurposing our destinations and
creating a sense of place that brings people
andexperiences together

Hammerson plc Annual Report 2022 0

Rita-Rose Gagné
Chief Executive

— Wesigned 317 leases representing £45m
of headlinerent (E25m at ourshare)
demonstratingthe attractiveness of our
destinationsandthe continued flight to
quality by occupiers

— We have re-aligned the organisation to
be asset-centric, more agile and focused
onoccupiers and customers. The rapid
progress on the re-set of our operational
modeldelivered a 17% reductionin 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
of2024

— Qurresultingfinancial position is stable,
with netdebtdown 4% to£1,732m,
headline LTV 39% and fully proportionally
consclidated LTV 47%. Qurnetdebtto
EBITDA improved to 10.4xfrom 13.4xin
2021. We have ample liquidity in cash and
undrawn committed facilities of cE1bn

— Underpinningallthis progress, we are
evolvingto asustainable high-performance
culture, with increased focus on training
and talent development



Bullring, *.
Birmingham

FINAMNCIAL AND OPERATIONAL REVIEW

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

Like-Tor-like GRIincreased 8% following two
strong years of leasing performance, and
reduced vacancy resulting in some leasing
tension returning in our destinations.
Significantimprovements in collections
performance, and the growth in GRI resulted in
like-for-like NRI improving 29% year-on-year,

In 2021 we committed ta reduce our gross
administration costs by 15—-20% by 2023
which we have already delivered witha 17%
reduction year-on year. There are more
efficiencies ta came from the digitalisation
cf ourbusiness.

Deleveraging remains animportant priority
andin 2022, we generated gross proceeds of
£195m from the disposal of non-core assets,
resulting in reduced finance costs. There was,
however, a lack of liguidity in investment
marketsinthe second half of the year, We have
refinanced RCFs and redeemed the remaining
2023 eurcbonds.

Qurfinancial position is stable. Net debt was
£67m 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: 469%).
Net debtto EBITDA was 10.4x down from
13.4xin 20271, reflecting both lower debt

and the improved earnings performance.

EPRANTAwas £2,634m at 31 December
2022 (2021:£2,840m), adecline of 7%
year-on-year, predominantly dueto the
impact of market wide yield expansion and
ERV decline on praperty valuations, reflecting
higher base interest rates in the second half.

Overall, the Group recorded an IFRS loss
of £164m (2021: £429m loss), largely due
toa £282m revaluation deficit, of which
96% was in Q4.

Sales and footfall

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 1%

During 2022 we saw a sustained recovery

in footfall and sales performance. Footfallfor
the whole of 2022 was 39% up year-on-year
(UK +419%, France +36% and Ireland +35%),
and finished the yearat around 90% of 2019
levels. Footfall recovered steadily throughout
the year with the Group seeingan 11% paint
improvement between January and
December. On the ground activity remains
robust with strong footfall, sales and leasing
trends continuing into the first few months

of 2023.

Sales recovered strongly as consumersare
shopping less frequently but visiting our
destinations with mare purpose, also avoiding
increasingly expensive delivery and return
costs charged by online retailers, The
improvement in stare like-for-like performance
also illustrates fewer better performing
retailers reflective of our shift away from
reliance on legacy fashion tc a broader mix

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

Tcoupancy

Our core portfaliois well positioned to benefit
from the increasing polarisation in the market
and the flight to quality. Vacancy levels remain
low across our assets with the UK and France
at 4% and Ireland atonly 2%. We are
beginning to see (easingtension return inthe
core partfolio. Having some vacant space
allows us to trial new concepts as well as
initiate our longer term strategic plans to make
our destinations morerelevanttoevolving
customer behaviour and spand.

Collections

Rent collections, both in terms of overall
proportion collected and pace afterthe due
date have continued toimprove as trading
normalised post the pandemic. As at February
2023, 2022 Group collections were 95%,
with the UK and Ireland largely back to
pre-pandemic norms and France slightly
behind, For Q1 2023, Group rent ¢ollections
were 90%. This compares with 90% for 2021
and 83% for Q1 2022 at this time last year.

Value Retail

Value Retail saw the performance of the
Villages recover close to pre-pandemic levels.
Brand sales increased by 34% year-on-year
andwereanly 5% lowerthan 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 net worth
customers. Value Retail expects to benefit
fram thereturn of the international traveller
in 2023, These trends continue into 2023,



STRATEGIC REPORT
CHIEF EXECUTIVE’S STATEMENT continued

Overall, Value Retail signed 332 leases during

I

”'ﬁ . . ] the year, showcasing the attractiveness of the
We set out acleal premium outlet sector. Occupancy forthe
stratody i i X year was at 94%. There have been 96 new
) ?T‘Ct‘y H :J Ll - “’H 204 ]_ openings in 2022; Dolce & Gabbana opened
R our el fOI mance iy their fifth Value Retail store in Las Rozas,

Christian Louboutin opened a new store at
LaVallée and Cecconi's opened at Bicester.

The Group's share of adjusted earnings were
£27.4m,up 72%on 2021, GRI hasincreased
duetothe recovery of turnover rents from

12 months of fulltrading. At 31 December
2022, the Group's interest in Value Retail’s

. , property portfolio was c£1.9bn and the net
Rita-Rose Gagne assets were £1.2bn; the differenceis
ChiefExecutive principally due to £0.7bn of net secured debr
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%.

Qutlock

Nearterm

Whilstwe remain very mindful of the uncertain
macroeconomicoutlook, we have astrong
operational grip onthe businessand are
targetinga further 20% reduction in gross
adrministration costs by the end of 2024, and
tocomplete the £500m disposal programme
by theend of the year. We have strong
mormenturn and are well placed to deliver
anotheryear of robust underlying earnings
and cashflow and anticipate areturn tocash
dividends during the year.

i 09 5
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Mediumterm

Best-in-class occupiers recognise the
importance of city centre locations and the
symbiatic nature of their physical and online
channels, and we are working in partnership
to deliver our proposition to this new reality.
This integrated experience s the Hammerson
offering and will continue to attract the very
best accupiers during the ongoing flight to
qualty. We are well placed 1o benefit from
these trends. Rents and rates have been
largely re-based, vacancy is tight, and we have
long term certainty in our lease expiry, and
attractive yields in our managed portfolio,
that offerthe potential to deliver attractive
totalreturns.

Our unique development oppartunities provide
adistinctive opportunity to create furthervalue
by bringing a broader mix of uses to the existing
estate through integral and complementary
repurposing and devetopment 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 overthe
medium term we see multiple opportunitics
to continue to unlock deep value.

SEERRAEL

RN



STRATEGIC AMD BUSIMNESS REVIEW

We own city centre flagship destinations and
adjacent land around whichwe can reshape
entire neighbourhoods. Our strategy
recognises the unique position that we have
inoururban locations and the oppur lunilics
toleverage cur experience and capabilities
tocreate and manage exceptional city centre
destinations that realise value forall our
stakeholders, connects ourcommunities
and delivers a positive impact for generations
tocome.

Quraimissimple and clear—tocharta path
to growth that delivers total returns for
shareholders through consistent execution
againstour strategic goals:

— Reinvigorate our assets
— Accelerate development
— Create an agile platform

— Deliver asustainable and resilient
capital structure

Underpinning our strategy is ourcommitment
to ESG. We refreshed our strategy in the first
half of 2022 to dermonstrate our commitrnent
toNet Zero by 2030 to deliver benefits to our
stakeholders, including comprehensive asset
by asset plans to achieve our commitments,

Woe have made significant progress towards
allourgeals as follows:

Reinvigoratz our assels

The quality and location of our assetsisa

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

There are both nearand medium term
opportunities to grow income through the
repositioning of our assets. For example we
see opportunities to re-purpose department
stores far both retall, experience and multi-use
such asresidential or office use which willin
turn benefit the whole destination. Under-
utilised space can also be re-purposed for
alternative uses with new income streams
suchas creating new and engaging spaces,
with a greater focus on placemaking and a
fresh approachto marketing and reachinto
social mediachannels, and attracting new
occupiers and services. Cur city centre
locations are also attractive focal points for
clickand collect and last mile logistics.,

In 2022, itwas impartant to build on the
rmomenturm frorn the strong performanceain
2021 and itwas gratifying to sec the strategy
inaction with 317 leases signed in 2022,

2% more than 2021 excluding disposals,
Invalue terms, we secured £45m by value
{(f25marourshare) up 1U% on & lke-lar-like
basis and our strongest leasing performance
since 2018.

For principal deals, headline rent was 34%
above previous passing rent, equatingto
additional passing rent of £5.5m. Net effective
rent deals were 2% above ERV.

We continue to pursue a leasing 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 concepts infashion remains core
to our offer and demanded by customers,
accounting forthe balance, a high propartion
of which were renewals inciuding new
concepts and experiences.

Shortterm leasing of less than one year
(2022:74 deals) remains important to maintain
vibrancy, trial new concepts, mitigate annual
void costs of £2m and allow time to secure
longerterm deals with the best occupier for
agivenunit.

Placemaking not anly continues to enliven
space andenhance the experience for
customers and occupiers, but also contributes
meaningfully inits own right. Qurresulting
commercialisationincomeisup13%ona
like-for-like basis. Indeed, as we look forward
to an occupational marketwith a greater
technologicaland social media integration
inourspaces, we are moving from astage

of stabilisation and initial reinvigoration

of the assets to ane where the focus switches
to a greater emphasis on experience,

more focused and sophisticated marketing
and advertising, and completing aur
plannedrepurposing.

We have continued to engage with major
occupiers at a portfolio level, resetting and
growing key relationships with those we see

as key for the future of our destinations.

Forexample:

— We have re-geared four Apple stares across
the portfolic, bringing in new concepts, with
afurthertwo under discussion

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

— We have signed two new Nike conceptsinto
Bullring (Rise) and Dundrum (Live)

— We have secured renewals with key footfall
and income drivers such as Indigoand
Manoprixin Les Terrasses du Port
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We continue to bring other new occupiers and
the newest concepts into the portfolioc, such as
Lane 7 bowling at Bullring, Reserved at Brent
Cross, the first Watches of Switzerland in
Ireland at Dundrum, and VR Sandbox onthe
Birmingham Estate, driving vibrancy, feotfall
and new revenue streams.

At the sametime, we incubated digitally native
brands intc white-boxed and permanent units
across the portfolio, including further openings
for Gym & Coffee in Ireland, La Coque
Frangaisein our Colab projectin France, and
Kick Game taking permanent space at Bullring.

Commercialisation and placemaking often
go handin hand boosting footfali and revenues
for occupiers, and enhancing the customer
experience. Itis worth highlighting in particular:

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

— The Commonwealth Games with events
and pop-ups across the Birmingham Estate
which attracted an estimated television
audience in the hundreds of millions and
footfall overthe 11 weeks of the games
of1.8m

— Cursupercarweekend in Dundrum
attracting more than 30% additional footfall

— LesCabanons des Terrasses duringthe
summerin Marseille

— Qurusual stellar roster of seasonal outdoor
bars and restaurants

We shifted ourapproach to marketing,

switching agencies and usingourspendina

more focused and higher-returning manner,
gdenerating asignificantimprovement in
impressions and engagement fromour
customers, specifically:

— Agreaterfocus on digital marketing over
traditional channels (75% of spend in Q4),
including trials with TikTok and Snap Chat
forthe firsttime

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

— Bringing awareness of the local offer at
ourassets

— Working with local influencers and
celebrities to build and enhance our
brand equity



STRATEGIC REPORT
CHIEF EXECUTIVE'S STATEMENT continued

Interms ofthe repurposing of department
stares, we successfully completed the
repurpasing of the formerHouse of Fraser unit
in Dundrum to Brown Thomas and Penneys,
with the backfiilof the latter affording the
opportunity to bring Dunnes Stores inta
Dundrum for the first time. In the UK, we have
completad the feasibility studies and submitted
aplanning application for a major repurposing
of farmer retail space, predominantly
department store, at New Street Station,
Birmingham, tc create anamenity rich
workspace-led proposal, ‘Drum’, directly
served by the UK's most cannected rail station.

At Bullring, work continues on the repurposing
of the former Debenhams unit and we are
excited to hand overto our new accupiers —
TOCA Socialand Marks & Spencer — later this
year. Moreaver, this project kickstarted the
regeneration of this end of the scheme and
underpinned a flurry of leasing demand
in2022.

In Reading, we have warked with the local
councilto submita 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 alongside renewed landscaping
and commercial uses, At the same time, this
will densify the core retail, restaurant, food
and social pitch along the riverside into our
existing scheme.

In France, we completed the 34,000m?2
extension in Les 3 Fontaines, with new units
for a selection of major international brands
including Lego, Lacoste, Rituals, Inditex and
H&M. As part of the broader repasitioning of
the asset, we broughtinaflorist, bakery and
improved restaurant and food options to the
adjacent Rue des Galeries, elevating the tone
of this important thoroughfare into our asset.
We continue to investigate the potential to
complete afinal phase of the redevelopment
and bring in a major new retail offer.

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

The Ironworks, 2122 unit residential
development, the first of its kind on the
Dundrum Estate and a major proof of concept
forthe future of the wider Dundrum Estate.

ENVIRONMENTAL, SOCIAL
AND GOVERNANCE

To acknow!ledge the breadth of the
sustainability agenda, we have realigned

our strategy to Enviranmental, Socialand
Governance. Interms ofthe Environmental,
ourcommitment to NetZero by 20301s
absolute, and we achieved a 12% reduction
in like-for-like emissions in 2022, During the
year we invested in 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
bond issued in2021. These plans are fully
costedas part of the Group's annual business
planning process, with total expenditure over
the period to 2028 of under £40m onthe
currentasset base. During 2022 we aiso
detivered a range of projects from EV charging,
upgraded lighting and property management
systems to PV arrays on our assets.

To match our asset-centric operating model,
we revised our approach to Social with a new
Board-approved strategy that determined that
all social value activities would deliver forour
local communities, acknowledging that each
community inwhich we operate and support
has diverse and specific needs. During the
year, the Group provided assistance to
colleagues in response to the emerging cost of
living crisis. A salary supplement was awarded
toall colleagues on annual salaries of less 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 values and approach toways 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 ambition to operate ina
more diligent way, with all elements of ESG
embedded across the business. A central part
of this is recognition that Diversity, Equality and
Inclusion is more than a box ticking exercise,
but ratherencourages ways of working that
foster better decision-making processes
through inclusion and open dialogue. Valuing
this, itis pleasing to report that our senior-
management sponsored Affinity Groups
continue to attract broad engagement across
the Group. We recognise thatevolving and
improving our Governance structures will
remain a focus forHammerson.

ACCELERATE DEVELOPMEMT

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

Overthelast 12 rmonths, we have further
segmented ourdevelopment opportunities
betweenthose that are integral to ourexisting
assets such as department store repurposing;
those that are complementary to our existing
destinations and the development of which
will benefit the whole estate: and those that
stand-alone.

Ourimmediate focus has been on progressing
ourintegral opportunities suchas The Ironworks
tn Dundrum and Grand Central repurposing in
Birmingham. Inaddition, we have a broad
pipeline of complerentary opportunities;
which are projects adjacent orin close
proximity to ourexisting assets and which have
potential taincrease our scale and critical
mass and unlock development returns, as well
asfurther halo and diversification effect on the
retained estate.

Finally, we own valuable development
opportunitiesin key cities that are stand-alone
from aur current estates, but which have the
strength of location and potential scale to
create critical mass and returns of theirown.
Inthe neartermwe remain focused on capital
light initiatives tounlock value and generate
optionality to take developments forward,

to potentially bring in relevant partners with
sectoral expertise or aligned capital, orto
seek liquidity and focus on those projects

with the highest returns andimpact on our
retained estate.



At Dublin Central, we have received further
planning consents, which endorse our
proposalstoregenerate this important site
and have begun discussions with pctential
operators and occupiers as part of plans to
commence the first phases of development.
We have alsc continued towork with | ransport
for Ireland to integrate a new metro station
withinthe site.

At Martineau Galleries, part of the wider
Birmingham Estate, we have continued to
work with Birmingham City Counciland the
West Midlands Combined Authority tofinalise
details for the scheme and prepare for 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
longterm regeneration, whichincludesin the
shortterm reactivating the surrounding land
for complementary uses that support the asset
and local customerand will integrate with local
infrastructure and the development of Brent
Cross Town.

In Dundrum Phase 11, we have submitted a
planning application for nearly 900 residential
apartments alongside cther new town centre
uses and transport connections,

InBristol, we have been engaged with the City
Council as they develop their post Covid city
centre development strategy and we have
startedtoexplore the potentizl 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 our stand 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 to setup the project
management and delivery. InLeeds we are
progressing the master planning process for
ourremaining ¢.10 acres of land 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 tock
earlyaction in 2021 and in the first half of
2022, shifting froma top-heavy, geographically
oriented and siloed organisation toa
sinnplified, assel-cernlric operating moadel.

Asaresult, we achieved a17% year-on-year
reduction in gross administration costs in
2022, achievingourinitial target of 2 15-20%
reductionby 2023,

We have taken furthersteps including more
ethcient ways of working, increasing speed of
leasing, collections and prompt payments to
oursuppliers, and the consclidation of our
property managernent suppliersinthe UK,
which formally started in February 2023, At
the same time, we continue to implement
roreintegrated, connected, and automated
systems to drive further efficiency.

Necessarily, the actions we have taken overthe
last two years have resulted ina reduction of
headcount, down 42% since 2019, and 25%
year-on-year. We have not beenimmune to the
challenges of navigating hybrid working, the
‘Great Resign’ and pressures frorn an increase
incostof living, and indeed we saw higher
voluntary colleague turnover during the year.
We continue to invest in and promote key
talent for the future, however, most notably this
year inteasing, asset management, ESG and
placemakingand marketing. Overall, we are
targetingafurther 209 reduction in gross
administration costs by the end of 2024,

We have also made some progress in
simplifying our asset structures, Forexample,
we were delighted to expand our partnership
in Birmingham with CPPIB, forming a new
50/50 jointventure at Bullring inthe second
half of the year, following their acquisition of
Nuveen’s one third stake. There is more todo.

DELIVER ASUSTAINABLE AND RESILIENT
CAPITALSTRUCTURE

We have continued te re-align our portiolio
through a disciplined programme of disposals
of non-core assets, re-focusing the Group on
acore portfolio of prime city centre estates,
reducingindebtedness and generating
capital for redeployment into core assets

and developrments.

Generating total gross proceedsof £195m,
we completed the sale of Victoria for £120m
andour50% share of Silverburn for £70m,
plus othernon-core land. Net debt reduced by
49%to £1.7bn. The Group remains committed
tototal disposal proceeds of c.£500m over
2022 and 2023. Qurtrack record of executing
£628mofsalesinthelasttwoyearsin
challenging conditions and the attractiveness
of our assets gives us confidence we will
deliverthis target.

Hammerson plc Annual Report 2022 15

Cal t Circus,
Bristol

@_

Werefinanced £820m of expiring RCFsin late
Aprilintoanew £463m facilityona 3+1+1
maturity with a smaller group of banks reducing
cost. In December, we redeemed the remaining
g236mofthe 2023 eurcbond at par.

[n addition, we completed the triennial review
of the defined benefit pension plan and moved
to afull buy-in basis completed on 9 December
2022 with £nil contribution from the Company,
af2msurplus, andthereductionof the
£120m Hammerson pic guarantee, to £10m.

We remaincommitted to an IG credit rating.
lam pleased toreportthat Fitch reaffirmed
ourratingand 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 liquidity
of £1.0bninthe formof cash balances
(£0.3bn) and undrawn committed RCFs of
£0.7bn, and had nosignificant unsecured
refinancing requirements until 2025 not
covered by existing cash.

COMCLUSIOH

As evidenced ahave, asignificantamaount of
change has taken place over the last twoyears,
butthereis more to do. Delivering that change
whilst progressing our strategic, operational
andfinancial KPIs against achallenging
backdropis a testament to the strength of the
management team, the Board and the support
of allourstakeholders. Tam sincerely grateful.

Inearly January, we moved to a new head
office in Marble Arch, markingareset. [tisa
rore efficient and collaborative space, and
more reflective of who we are today. We are
well positioned to continue todeliver another
year of progress, and more agile to tackle
challenges and capture oppartunities that
times like these offer.

Rita-Rose Gagné
Chiefxecutive
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Market Overview

Hammearsonis well placed in affluent
cities with young, fast-growing
populations. Thesecities are all major
national and international transport
hubs with leading universities.

Fastgrowing cities
AllHammerson development
locations are expected to see their
GDP grow by c.15% in the next
decade, with London, Dublin and
Reading set to grow their GDP

by c.20%.

London, Dublin, Bristal, Birmingham
and Southampton are expected to
see large population grawth by 2032:
London 8%, Dubtin 7% and 5% for
Bristol, Birminghamand Southampton.

Bristol, Birminghamand
Southampton all have mare than
50% of their poputation under

34 vyearsold, with all our othercities
over40%.

tendon, Paris and Dublin are the top
3 majorcities for inward investment
in Europe, with Bristol and Reading
featuring as leading small towns and
cities for attractinginward
investment.

We continue to benefit from major

infrastructure and inward investment

projects into cities;

— Birmingham: H52

— Marseille: Medusa Project
(superfast data interconnection}

— Bristol: Brabazon Park
Neighbourhaod

— Dublin: City Edge urban expansion

Allour assets are graded B+ and
above by the investment market. The
Bullring, Dundrumand Les Terrasses
du Port being notable ag A+ centres.

Our flagship destinations are easily
accessible to 25m people.

Sources:
Oxford Economics, GreenStreet
Properties Mall rankings 2022
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People are visiting city centres for a multitude of reasons including business, leisure, shopping and socialising.
We are well positioned tocapitalise on the following trends:

Flexibitity

Consumers areincreasingly looking for a convenient and frictionless experience as the lines between work, lifeand

leisure becomeblurred:

~ 72% of office workers anticipate their future being hybrid. Workers are now visiting the office less frequently but
use the space for collaboration and will combine a visit with social activities. When workers do come to the office,
spend is up by 15% vs. pre Covid-19*

— 64% of shoppers say they enjoy hybrid shopping, where they can buy products online as well as instore?

— F&B and leisure is becoming a larger part of discretionary spend as people prioritise socialising and experiences
over owning things — accounting for 15% of monthly spend in late 2022°

— Flexible rentingis increasingly popular as young professionals fallow a digitally nomadic career path, with the
number of completed BTR units tripling over the last five years and 50% of GenZ planning to move in the next
twoyears?

Coinectivity and Hybrid

Office, retail, hospitality and residential formats are all evolving inline with changing consumer demands and

technological innovations:

— Offices are blending with social spaces (WeWork, Greenspace), Retail is blending with leisure (Southside),
Hospitality is blending with meeting spaces (Brewdog), and Residentialis blending with lifestyle & wellness
(Quintain)

- Citycentres bring together people and the latest technology fo create smart, seamless and more sustainable
environments e.g. 5G and H52

ESG
Energy generation and sustainable building practices will become more important as we strive towards net zero.
Occupiers will want to be inlocations that reflect theirethics and helpthem meet their ESG targets:

- 65% of occupiers say that demand for sustainable buildings has risen since 2021°
- Globally, 34% of occupiers have green leases, with afurther 40% planning to sign by 2025¢
- 64% of consumers are more likely post-pandemic to choose a brand based on their ethics and sustainability®

— 61% of pecple consider travel, sustainahility and environmental factors when shopping, and twa thirds of pecple
are likely to seek local brands?

— 60% of GenZ say using independent shops and restaurants makes them feel part of their community’

Convenience and Lodistics
By 2020, up to 50% of clothing bought ontine was being returned, costing businesses around £7bn every year®.
As aresult, brands like Zara, Uniglo and Next now all charge foronline returns, unless acustomer returns to astore.

Robots and drones are set toimprove logistics and operations. The European delivery robot market is estimated
to grow more than 20% CAGR from 2023 t0 20327,

Leisure and Welinass

Leisure spend continues to grow as we mave to prioritising physical and mental wellbeing. 59% of people in Britain

agree thata leisure activity helps them escape from their daity routine™®.

- Retailenvironments have animportant rale to play in the discovery and advice around wellness products
{health, fitness, sleep, appearance, nutrition, mindfulness)

- Thewellness industryis currently growing atc.5-10% p.a. 79% of people believe that wellness is important,
and 42% consider it a top priority

- When purchasing a product or a service 66% of consumers are influenced by how a product or service impacts
their health and wellbeing, mare so than ease and affordability=

~ QOver 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 UK?, creating opportunities for
repurposing towards leisure and wellness

Sources:
LCACI, 2Bazaarvaice, ? Savills, *Knight Frank, ® RICS, ¢ JLL,” The Property Marketing Strategists
8 KPMG, * Yahoo Finance, ° Mintel, ! McKinsey, * Giobal Data, 13 Event Track
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General

Asset prices are expected tostabilisein 2023, inflation and interest
rates are forecast to ease helping to drive investmentinto the
market, Economically, low unemployment with corporate lending
rernaining disciplined should also support investment.

Assetsin prime locations, with strong ESG credentials will continue
to be the mbst attractive with the best retail locations also
henefiting 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 orconverted.

Clearlong term megatrends arcund ESG, demographics and
techneology should mean investors stay focused

U¥

Inthe short term emerging sectors with strong demand such as
studlent accommaodation, residential build tarent, 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.

France

The French market is expected toremain resilient especially in the
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.

Ireland
Treland’s position as a global corporate headquarters means that
strong demand remains for prime office, industriat and residential

(.

gefin.

Sy Gy

Digital transformation of the property industry —top proptech
trends for the next year:

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

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

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

Sources:
JLL, Knight Frank, CBRE
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Bristol
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OUR BUSINESS MODEL

Our Business Model

Our purpose
We create outstanding experiences
in unique city locations.

How we create value




Growing top line
Cost management
Increased underlying earnings
High cash conversion

Create optionality for
our development
opportunities and the
wider portfolic
— De-risking
—Underwriting
- Unlocking value

Hammerson ple Annual Report 2022

The value we create for our stakeholders

Hiiers
we deliver best-in-class destinations through vibrant and

exciting placemaking and industry leading data and analytics
that attract high footfail and aliows our occupiers to he successful

stomers

We create outstanding experiences in unigue city locations
that exceed the changing needs of our customers

We promote an environment where colleagues can realise their
full potential

Communities

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

I8
We create partnerships with our debt investors, supptiers,
local authorities and communities based on collaboration where
each partner benefits from the retationship

the long term. We ensure a sustainable capital structure,
maintaining our investment grade credit rating

1%
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OUR STRATEGY 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.

Qur strategyis executed through a strong set
of values, clear KPIs and accountability, an
optimised asset-centric operating modeland
talented people, with a clearcommitment to
grow inthe right way for our communities and
our planet. We will continue ta invest in our
digital capabilities to leverage technology to
predict and meet the business needs for now

and the future. Creaﬂte
an agile
PR D
Overthe long term, with disciplined executian, platiorm

we can unlock value by accelerating
development opportunities within our portfotic.
This will drive sustained growth in cash flows
and total returns, which can be crystallised and
reinvested in our business, starting the cycle
again. This can only be delivered through an
agile, collaborative, high performance culture
that retains and attracts the best people and
embraces opportunities to positively impact
the communities in which we operate.
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Reinvigorate
ourassets

Adjusted earnings increased by 60% 1o £105m

— Improved occupancy across portfolio (UK 96%, France 6%,

Ireland 98%)

Sustained footfall recovery to arcund 90% of 201 9 levels

Collectionrates back to 95%

Leasing highlights:

— Strongleasing volumes with 317 deals signed

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

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

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

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

— Intreduced 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 Bullring

— Securedkeytenantse.g. Zaraat Westquay, H&Mat
Cabot Circus

— Launched partnership with SOOK in Westquay and
Bullring providing aturnkey flexible pop-up space to bring
in new brands

Redevelopment and repurposing:

— Department store repurposing e.g. Penneys, Brown Thomas
and Dunnesin Dundrum

— Progressed bigbox repurposinge.g. final stages of works to
bring M&S and TOCA into former Debenhams in Bullring

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

— Majorextension of Les 3 Fontaines opened in March, creating
armulti-use destination inthe heart of Cergy

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

Sustainability:

— Progressed projects inline with our corporate ESG agenda
e.g. LED lightinstallation at Brent Cross car park, EV charging
in Bullring

— Net Zero Plans developed for all destinations and integrated
intothe 2023 business plans to transition to Net Zero by 2030

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

— Retained EPRA Gold Standard

— Community engagement activity at all assets engaging 8,641
individuals through arange of projects andinitiatives

— 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 TikTok and
Snapchat forthe first time.

— Elevated events programme e.g, Official provider far
Birmingham 2022 Commaonwealth games, Skate Park
and Jobs Fair at Cabot Circus, Supercar event at Dundrum,
Ice Rink at Westquay

Shift focus from stabilisation and reinvigoration to
placemaking and repurposing

High leasing momentum to further reduce low vacancy
levels, renew kay cccupiers and bringin new and

relevant brands

Continue to attract and develop new occupiers through
long termdeals and pop-ups

Complete repurposing of former Debenhams unitin
Bullring with M&S and opening of new leisure offer TOCA
Further leverage SOOK partnership tobring 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

Deliver calendarcf super events to delight visitors and
leverage partnerships

Deliver Net Zero Asset Plans to contribute to energy
reduction and continue our transition to Net Zero by 2030
New revenue streams frorm use of dataand innovation
Build on social value programme to deliverinitiatives
which support the local communities inwhich we operate
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Accelerate
development

©

Create an
agile platform

®

Delivera
sustainable

and resilient
capital structure

— Completed feasibility studies and develeped plans for major
repurposingat Grand Central

— Submitted planning application forthe major regeneration of
The Oracle in Readingincluding 449 rental apartments and
8,700 m* of reconfigured retall, entertainment and workspace

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

— Successful opening of Les 3 Fontaines (Phase IT) extension
inMarch 2022

Land promaotion:

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

— Planning application submittedfor ¢.900 homes, public
square, retail, F&B and créche at Dundrum Village across
tacresite

— Market engagement 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

Investmentin people management, developmentand talent
attraction

Simplified property management supply chain into consolidation
of suppliers

Increased colleague engagement with GEC spansored affinity
groups established te support diversity and inclusion

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

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

Brought in new falert, teams, ways of working, with focus on
placemaking and marketing, asset management and leasing

New Chief People Officer appointed in February

New General Counsel and Company Secretary appointed in May
IT Transforrmaticn programme provided foundational support
to business transfermation delivery

Delivered ‘Cloud First’ initiatives to support future enterprise
integrations with speed and agility

Net debt reduced by £67m

1G Credit Rating realfirmed —Macody's outlook improved from
negative to stable in February 2022 and review updatedin
December 2022, Fitch outlook improved from negative to stable
inMay 2022

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

Atotalof E820m maturing RCFs, maturing in 2023 and 2024,
refinanced with anew £463m RCF maturing 2025 (3+1+1 year),
resulting in interest cost savings of £0,.8mp.a.

Atotalequivalent of £149m RCFsextended by one yeartoanew
maturity date in 2025

Redeemed remaining £236m bond maturing 2023 and repaid
£42m of private placement notes

Na significant unsecured matunties until 2025 not covered by
existing cash

Deployed capital into the existing portfolio - repoesitioning, |
consolidating, accelerating development - tobalance earnings
and NTA dilution from disposals
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‘Drum’, anamenity rich, workplace led proposal, directly
served by the UK's most connectead rail station submitted
January 2023

Progress integral opportunities through residential
developments in Reading and The Tronworks 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
closely with all partners todeliveraworld class
commercial and residential district to enhance the

city centre at Martineau Galleries

Continue to assess the potential for the final phase

of redevelopment at Les 3 Fontaines

Working with the local council to develop atong term
holistic regeneration at Brent Cross which willintegrate
with the developrnent of Brent Cross village

Progress master planning process for c.10 acras of land
in Leeds city centie

Targeting a further 20% reduction in gross admin costs

by 2024

Drive further efficiencies through supplier consclidation
with more integrated, connected and autornated systems
Deliver evolutionary IT projects to help achieve agile,
efficient and maore 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

Focus on furtherinvestment in retaining and bringing in
new skitls and talent

Encourage innovative, fail fast mindset

New Diversity, Inclusion and Engagement manger role
tosupportthe ongoing focus on colleagues e.g. through
affinity groups activities and partnerships

Progress disposals plan targeting ¢.£300m by the end
of 2023 toreduce debt and reinvest

Start to deploy capital into the existing portfolio —
repositioning, consolidating, accelerating development
—to balance earnings and NTA dilution from disposals
Extend RCFs toa new maturity in 2026

Retain IG Credit Rating

Following clearance of SIIC obligations, Board anticipates
returningtocash dividend in 2023

Prioritised capital investment into key high return
development projects
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2020
2021

2022 104.9

T 2021and 2020 fgures have beenrestated toreflect the IFRIC Decision on Cancessions
with further infarmation providedin nates 18 and 6 to the financial statements.

Calculationasset outin note 10A to the financial starements.

Total propertyreturnt % @@
2020 [EATEE e
2021

2022

t 2021and 2020 figures have been restated toreflect the IFRIC Decision on Cancessians
withfurther infaormation providad in notes 1B and 6 to the financial staternents.

Calculated on a monthly time-weighted basis consistent with MSCI methodology.

Passingrent tm (D)

210.3
T 2021 and 2020 figures have beenrestated to reflect the IFRIC Decision on Concessions

with furtherinformation providedin nates 18 and 6 1o the financial statements. Further
detailcan be found in Table 2 of the Additional information,

2021
2022

Figures for commaon parts area of the flagship portfolio (which generates the majority
of the Group's emissions).

Like-for-like footfall % QD@

Mew KPLintroducedin 2022 reflecting continued focus as the Group
emargas fram the Covid-19% pandemic

2020
2021
2022

Adwsled for new and dlosed stores. All three years use 2019 as base data toexclude
Covid-19 effects,

Netdebt: Fm (@)

2020
2021 _ _ _
2022 1,732.1

1 2021 and 2020 figures have been restatad to reflect the IFRIC Decision on Deposits
with furtherinformation provided in note 16 tothe financial statements and Tables 1.3
and 14 of the Additional information.

Gehned as the Group's borrowings less cash and cash equivalents.

EPRANTApershare pence @@DO®
2020 §e :
2021

Calculation as set outin note 10B tothe financial statements.

Leasing activity fm (D
2020
2021

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

Voluntary colleague turnover % @

2020
2021
2022

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



STRATEGIC REPORT
OUR COLLEAGUES

Our Colleagues

At 31 December 2022, we employed 320
colleagues across the Group. 196 were
based inthe UK, 28 inIreland, and 96 in
France, This is 2 25% reduction in colleague
numbers from 2021.

Crzating an agile platiorm

Following the holistic organisatianal review
which took place in 2021, the Group's
structure continued to evolve overthe course
of 2022, embedding the asset-centric
aperating model. The priority has been to
simplify the business, enabling colleagues
ta focus on two key objectives:

— Stabilising the core income stream and
returning itto underlying growth

— Starting torebuild value in our existing
partfolio while alsc creating optianality on
how we unlockthe substantial valuegin our
development pipeline

As partofthe changes, overall headcount
reducedby 106 roles (25%)in 2022,
contributing to a17% year onyear reduction
in gross administration costs.

Talantacquisition and management

The effects of Covid-19 continued toimpact
the employment landscape as companies
navigated hybrid working, the ‘Great Resign’,
and pressures resulting froman increase inthe
cost of living. While we were notimmune to
these challenges, and indeed saw anincrease
involuntary turnover, the Group was able to
successfully recruit, retain and promote top
ialentin key value creation areas, e.g. asset
management, leasing, placemaking and ESG.

By prioritising talent management across the
business, we have been able to better leverage
the expertise of individuals across the Group
to deliver improved results for stakeholders.

Ferformance managament

The operational and financial progress made
in 2027 is underpinned by the increased
priority and focus given to effective people
management. The stretching targets set by
the Board for 2022 were translated into a full
cascade of team and personal goals for
individuals. These were monitored during the
yearwith formal personal reviews undertaken
at boththe mid and full year. This is reinforced
through animproved and expanded internal
communications rhythm and routinewhich
engages colleagues inthe business strategy
and the role they play in delivering this.

Diversity, Eguality & Inclusion (DE&I)

The most successful businesses from both

a colleague and value creation perspective are
those that charpion diversity. It can deliver
greatinnovation, afar deeper understanding
of customers, and colleagues develop a more
varied range of skills and outlooks as aresult.
Continuing on aur journey to shape a more
diverseand inclusive culture at Hammerson
is a priority for both the Group Executive
Committee (GEC) and the Beard. We are
committed to accelerating progress in this
important area and our work over the past 12
moriths continues to shape our colleague and
DE&Istrategy.

Sincetheir formation, our four colleague-led
Affinity Groups: LGETQ+, Race & Ethnicity,
Women, and Wellbeing have made great
strides in raising awareness, creating
conversations and highlighting educational
resources, sharing personal stories and
support around these important topics.
Events during 2022 organised by the groups
were focused onincreasing awareness and
understanding of the unigue challenges faced
by ourdiverse colleague base. These included
events focused on Resilience, Mental Health
and Wellbeing, Men's Mental Health, Pride and
the LGBTQ+ community, Black History Manth,
and Diwali.

A GEC member sponsors each Affinity Group
ta drive further momentum and actionon
matters of importance to our colleagues,
partners and communities.

We continue to welcome and fully consider

all employment applications irrespective of
gender, race, ethnicity, religion, age, sexual
orientation or disability. Support also exists for
colleagues who become disabled to continue
intheiremployment or to be retrained forother
suitable roles. Training, career development
and promotion opportunities are equally
appliedfor all our employees, regardless

of disability.

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

Proportion of mate cotleagues who received bonus pay
Proportion of female colleagues who received bonus pay

Hammerson ple Annual Report 2022 2a

Colizague suppoit

Inresponse to the emerging cost of living
crisis, inlate 2022 the Group provided
assistanceto colleagues across the Groupon
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.

Genderrepreseniation

The gender representation across the Group
asat 31 December 2022 was 160 (50.0%)
female (2021:52.3%) and 160 (50.0%) male
(2021:47 7%).

Asat 31 Decermnber 2022, gender
representation at senior manager levelas
definedin the Companies Act 2006 (being,
for this purpose, the GEC exciuding Executive
Directors)was 1 (16.7%) female (2021
20.0%) to 5 (83.2%) male (20271: 80.0%).
Informaticn relating to the Board’s diversity
and the gender diversity of those at senior
management leveland theirdirect reports
as defined by the UK Corporate Gavernance
Code can befound on page 75.

Gender pay reporting

As anorganisationwe are clearonour
commitment to allaspects of equality and fair
pay, and reward is a key element of this. For
many years we have undertaken aninternal
pay audit to ensure that our reward practices
are fairto all colleagues, particularly those
undertaking like-for-like work.

The results of cur 2022 audit continued to
demonstrate the fair reward practices in place,
with a reduction in aur gender pay gap forthe
fourth yearin a row. 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 ta ensure that we further
improve female representation in our more
highly paid, senior management roles
overtime.

2020 2021
35.7% 34.9%
31.4% 34.7%
60.0% 38.6%
47.7% 50.1%
90.1% 87.1%
87.3°/c> 91.3%
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Environmental, Social and Governance (ESG)

Carbon emissions (LFL YoY change)

csoopz Land 2nonsaeT araly e ans e

-12%

2021:+11%

Ftagship destinations with NZAPs

100%

2021: 0%

Social value investment

£2.7m

2021 €£2.0m

Benchmarks

GRESB Istars/Sco e 7h
MSCI ' AA
ISSESG O+
Sustainalytics Lowrisk

ESGunderpins the Group’s strategy and we

are pleased with the progress made in this
important area during 2022 as we continue
on our pathway to heing Net Zero by 2030.

Becoming Net Zero

In 2022 we reviewed and reaffirmed aur target
tobe Net Zero by 2030, revising our strategy
to focus on how we will achieve this goal, and

more closely linking our strategic goals te our
approach for managing climate risk.

We continue to focus on energy reduction,
trying not to decouple energy and carbon.
Energy useis the greatest operationalimpact
we have, and by ensuring we keep our sights
onthis we can betterengage our onsite teams
and suppliers to operate as efficiently as
possible. This focus is demonstrated on our
Net Zero Pathway Hierarchy showit belaw

whichensures we are targeting true reductions
inimpacts, including the use of both onsite and

offsite renewables with true addtionality. This
demonstrates ourintention of taking steps to
avoid just reflectingimprovements made from
grid decarbonisation and alsotouse offsetas
asotutionto the climate crisis.

Ourkey achieverment in 2022 was to produce
Net Zero Asset Plans (NZAPs) forall our
flagship assets. By targeting Scope 1 and 2
emissions, these plans provide a clear pathway
to achieving the Group targets of being Net
Zero by 2030 and also those embedded inour
Sustainability Linked Bond (SLB) in 2025.

The NZAPs contain multiple projects at each
asset over the period to 2028. Each project
has aspecific forecast emissions reduction
andthetotal implementation costis c.£40m,
a proportion of which will be funded from
service charges. Alsowith aviewto the future
we revised our leasing policy, development
standards andtenant fit out guides. These
governance changes ensure bothus and our
tenants are continuously challenged todo
hetter than before to drive down emissions.

Net Zero PathwayHierarchy

Improve controls and invest
in energy efficiency

Onsiterenewables

Offsite
renewables

Understanding materialimpacts

In 2022 we undertock our three-yearty
materiality review, engaging with debtand
equity investors, and also key brand and joint
venture partners. OurSLBtarget of a 50%
reduction in Scope 2 GHG emissions has been
welcomed by stakeholderswhohave
increasing expectations on this topic. We have
identified apportunities with a number of key
brand partners to collaborate toreduce these
ernissions and hope tu drive positive change
acrossthe sectorthrough our initiatives,

We participate in all benchmarks identified

by our stakeholders as key totheir decision
making and continue to evolve our approach
to reporting, with a drive fortransparency
when providing information to all stakeholders.
We rank as one of the top property companies
in ISSESGwithascoreof C+. In 2022, we
maintained our AA rating from MSCI and low
risk rating by Sustainalytics. After maintaining
GRESB 4 stars foranumber of years, we were
disappointed to see ourscore drop to 3 stars.
On review, this was in the most partdriven by
shortcomings in cur submission. We have
made a number of changes to address this
issue and are therefore targetingareturnto
ad starrankingthisyear.

Managing climaterisk

We continue to stay focused on identifying and
responding to both the risks and opportunities
that climate change presents. Inresponse to
ourclimate risk work, ESG responsibilities
have been taken further into all areas of the
business, with reporting now linked into our
asset management, leasing, insights,
placermaking and marketing teams. We are
also exploringinternal carbon pricing as a way
to both drive down the carbon attached to cur
developments and to direct funding inta
carbonand energy reduction activities.

Delivering social value

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

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

— Building skilisand employment
— Supporting healthand wellbeing
— Developing young people

— Encouragingand supporting local
investmentand enterprise
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Carbon emissions {Scope 1 and 2}

2019
2020
2021
2022

Globalemissionsintensity, kgC0 e/m?
2ancd D, 10N faset

37.9

2021:40.0

e TR

Operational waste recycled
Pooaomonale coatican o

70%

2021:63%

Water consumption (LFL YoY change)
onanznally connati darsd

+30%

2021:+8%

% of UK portfollo W|th F and G EPC ratmgs

2%

2021:12%

Reducing carbonemissions

In 2022 we continued to reduce our carbon
emissions, which for Scope 1 and 2 emissions
on a proportionally consolidated basis, were
8,070tC0 e, a 12% reduction on alike-for-lke
portfolio basis. Our GHG emissions, shown
onthe 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
being Net Zero by 2030. We are also actively
pursuing opportunities for onsite and offsite
renewables which are another key step
towards achieving this target.

Renewing focus onenergy reduction
Recognising that energy use is our greatest
aperational impact, we have renewed our
focus on energy reduction. This allows usto
betterengage those operatingour assets

to be as efficient as possible and support the
delivery of energy saving initiatives. This
approach also ensures we are seeing atrue
reduction inimpacts, and not just reflecting
reductions made from grid decarbonisation.

In 2022, we undertook a number of projects
to reduce our operational footprint. These
included anew Al system for our Brent Cross
car park lighting which addresses safety needs
alongside an expected 40% energy saving.
We also extended our Grid Edge Al partnership.
This willincrease the datawe receive and the
learning capability of the existing system at
Bullringand Grand Centraland introduce the
technology at Dundrum Town Centre. We also
continue to targetimproved EPC ratings and
only 2% of units at our UK assetshave For G
ratings compared with 12%in 2021.

Net Zerp Asset Plans (NZAPs)

In 2022 we undertook a deepdive into how
our Net Zero ambitions could be delivered on
an asset by asset basis. We have developed
NZAPs for all ourflagship assets. These factor
inthelifecycle and needs of both the property
and the community, and use climate change
risks and opportunities as the foundation for
addressing widercarbon scopes.
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We have used the creation of these plansto
grow our knowledge of how the regulatory
landscape ischanging and how we can best
respond. Forexample, our Dundrum Town
Centre plan identifies and addresses needs
as perthe incoming EU taxonomy regulations,
andinFrance we are able to ensure our assets
can meet more demanding energy legislation.

Tackling Scope 3 emissions

Ourmateriality review demonstrated a
significantincrease in expectations around
Scope 3 emissions and the need for solid plans
to reduce these. Ourstakeholders have also
highlighted the needforindustry leadersto
build solid examptes of how ta tackle these
emissions. Through our stretching Scope 3
SLB 50% reduction target we have alrcady
shown our commitment to driving down our
emissions. In 2022 we launched an engagemerit
campaign to reach out to our key brand
partners to collaborate to tackle Scope 3
emissions such astravel to our destinations
andtenant sourced/managed goods.

Reducing water and waste impacts
Weremain committed to reducing our
water use and diverting waste from landfill.
For 2022 we increased our recyclingto 70%
of operational waste while our water
consumption rose by 30%, largely dueto
increased footfall across the portfolio. We
continue toimprove our ability to maonitor
water use and implement projects to reduce
usage, and during 2022 we installed smart
flow metering at Dundrum Town Centre, We
astablished a new waste contract with Mitie,
with aviewto revising our national waste
strategy in 2023, particularly concerning the
management of food waste at our assets,

Progressive development standards

As part of our revised ESG strategy we updated
our development standards to ensure they
caverall three ESG pillars. We have also
beguntoexplioreinternal carbon pricing as
amechanism for driving down emissions at
our developments and as a way to ring-fence
fundingfor carbon reduction projects.
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OURREPORTING . .
Basis of reporting — Mandatory Greenhouse Gas data
luntary ton-fi ialdats . .
Voluntary on ﬁnancaa?dat@ Standards Calculated and recorded in accordance with the Greenhouse Gas
Cur ESGreporting complies with both GRI e . i i :
Core Standards and (e EPRA Sustainability {(GHG) Protocol and 150 14064; this guidance codifies using both
stanc and th market and location-based methods for Scope 2 accountin
Best Practice Reporting Gold Standard. Key ) o . andiocat R slorseop .
metrics reported underthese standards are Baseline year 2019
includedin our non-financial disclosuresin our . o . .
separate 2022 £SG Reportand Databook Boundary sumrnary All assets and facilities under Hammerson’s direct operaticnal
available onthe Group’s website control are included, where we have authority tointroduce and
www.hammerson.com. Section 1 ofthe implement operating policies; this includes properties held with
Databook contains our basis of reporting, The third-parties where both Hammerson and partner approvalis
2022 ESG report also discusses our approach required. We have reported 100% of GHG emissions data for these
to ESG, our performance, and shares examples assets. The reporting excludes the Value Retail portfolio where we
of ourdelivery model during the year. do nct have authority te intreduce or implement operating policies
Mandatory Greenhouse Gas data Consistency with financial Consistency and reporting period are as set out above
Inlinewith requirements setoutin the staterments

Companies Act 2006 (Strategic Reportand
Directors’ Report) Regulations 2013, and in
accordance with the Streamlined Energy and
Carbon Reporting (SECR), this statement
reports the Company’s GHG emissions for
2022, including the previous year's data to

Emissions factordatasource 2022 DEFRA GHG Conversion Factors for Company Reporting and
reporting sources including, but not limited te, International Energy
Agencyand Equans

Assessment methodology GHG Protocol and ISC 14064 (2006)

S;ﬁgg&;isyre‘:arfor?fyearﬁogwigatlglézg.rﬁ)ur GEG Materiality threshold Selected activities generating emissions of <5% relative to tatal
i ial Bporting pero d ea_sh © Group emissions have been excluded. This principally relates to
nancia repomngyear, Inaccorance \‘f“”t Scope 3 categories where emissions are deemed immaterial
the DEFRA Environmental Reporting Guidance. . ] - .
Intensity ratio Denomimator is common parts areacf412,579m2 (2024
455,097m?)
Emissions tisaggregated by country {(tCO,e) _ 2022 . oom
Glohal Globat
intensity intensit
Saurce UK  France Ireland  Global (kgCO o/md) UK France Treland Global  (kgCO.e/m?
TotalGHG emissionstonnes (marketbased) 3,909 2352 935 7,296  17.4 5029 3458 348 8835 19.4
Total GHG emissions tonnes 10,487 2,353 2,802 15,642 37.9 11,862 3367 2966 18,195 40.0
a. Stationary operations 2,442 502 188 3,132 7.6 2,317 872 247 3,436 7.6
b. Mobile combustion 5 25 - 30 0.1 - 3 - 3 -
c.Fugitive sources o 73 - - 73 02 84 - - 8t4 1.9
Total 2,520 527 188 3,235 7.9 3171 875 247 4,293 95
a. Electricity (market based} 295 1,133 623 2,051 4% 1076 1,132 13 2,221 4.9
a, Electricity 6,873 1,134 2,490 10,497 254 7,909 1,041 2,631 11581 255
b. Steam - - - - - - - - - -
. Heating 227 277 - 504 1.2 257 1274 - 1,631 3.3
d. Cooling 38 241 - 279 0.7 49 49 - 98 0.2
Total (market based) ) - 560 1,651 623 2,834 6.8 1,382 2455 13 3,850 8.4
Total 7,138 1,652 2,490 11,280 27.3 8215 2364 2631 13,210 29.0
Business travel 174 33 10 217 0.5 43 21 2 66 01
Waste 588 102 86 776 1.2 369 78 64 511 11
Water ) 68 38 28 134 0.3 64 29 22 115 0.3
Total o 2830 173 124 1,i27 2.7 476 128 88 692 1.5
SECREnergyconsumption(MWh) 49,282 30833 9,357 89,477 52,406 32701 10,257 95364
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Social value investiment

2019
2020
2021
2022

Charities, organisations and groups that
henefitied fromthe Group's divect and
indirect contributions

152

2021:194

Number of individuats engaged in Group

organised or supported activities

8,641

2021:22,283

Charitable cash donations (£000's)

107

2021:129

Material sacialimpacts
We focus our social value work ontour
key areas:

— Employmentand skills

— Healthand wellbeing
Developing young people

— Local investmentand enterprise

These provide the Group with the greatest
potentialto support positive change through
partnerships and collaboration, and those that
have been identified as most relevantiothe
communities in which our assets are located.
During 2022 we partnered with 152 charities,
organisations and groups and positively
engaged with 8,641 individuals.

Our social value investment in 2022 was
£2.7m, 35% higherthan in 2021. Some
examples of our workin 2022 are shown later
in this section.

Charity partnerships and donaticns

We remain committed to charitable activity,
supporting our corporate and employee
charity partners across the Group. Durmg
2022, we provided acharity bursary to support
relevant charity partners, that engage and
inspire our people, and respondioneeds ata
locallevel, Intotal, during the year we donated
£107,000(2021: £129,000).

Inthe UK, we have a continuous corporate
charity partnership with LandAid, the property
industry charity working to end youth
homelessness. Throughout the year,
colleagues have suppornted anumber of
fundraising events for the charity includingthe
LandaAid 10k run, Tourde tandAid and aSleep
Out raising over £6,000. Curemployee charity

partnership with The Outward Bound Trust has

cantinued with five colleagues volunteering a
week to support the Ambassador Programme.
This programme is for young people from
deprived urban environments across the UK
toincrease their skills, confidence and
aspirations, Over one week, our catleagues

acted as positive role models foryoung people,

helpingthe group bond as a team, identifying
strengths and weaknesses in orderto
overcome a series of mental and physical
challenges in the remote Scottish Highlands.

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

to maximise the partnership through cotleague

volunteering, fundraising, providing unit, mall
and advertising space.
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Helping our colleagues support the

local community

We continue to deliver arange of innovative
volunteering opportunities that positively
engage and benefitlocal communities, whilst
providing supplementary benefits to both
colleagues and the Group. During 2022,128
colleagues across the Group volunteered with
arange of charities, groups and organisations
throughout the yearto suppert some of the
mast disadvantaged members and groups

of society.

Through collahoration with Opening Doars
London, aLGBTO+ charity, colleagues
organised and hosted at our Londan head
office a lunch event for socially isolated
older members of the LGBTO+ community.
In Ireland, ourcolleagues volunteered with
Sonas, a domesticviclence support charity
totransform external areas at a women’s
refuge into awelcoming environment.

Following the implementation of arevised
internal volunteering policy, there willbea
push to encourage all colleagues to donate
theirtime forvolunteering in 2023. Also, aur
Community Day event which hasinrecent
years been affected by Covid-19 and associated
restrictions will be revived, with all colieagues
acrossthe Group participating in aseries of
high impactvolunteering activities.

Further information on colleaguesisinthe
OurColleagues section on page 24.
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Managing climate risk

Qur climate risk approach has been guided by
the TCFD recommendations since 2018,
reporting publicly in line with them since 2020.
In 2021 we built onour approach with climate
scenarioworkthat helped ustoidentify 12 key
risks and 13 key opportunities for our business.
We alsa invested in bespoke training for our
Executive and Non-Executive Directors, ensuring
those leading our business both understand
the risks and opportunities presented by
climate change and are able to respond to
climate-related disclosure requirements.

Inthe firsthalf of 2022 wereassessed the
key climate-related risks and opportunities
identified in 2021, using our revised impact/
likelihood matrix, We focused on climate
scenarios Land 2 of the three modelled
climate scenarios and identified existing
mitigations or planned actions far those risks.
Four new actions have been planned because
of ourrecent risk review, and these have been
added into our Transition Plan, These include:

— Update operational and induction training
modules

— Mobilisation of a strategic partnership
across cur UK portfolioio ensure best in
class ESG operations

— Review and update public disclosure within
the Annual Report, ESG Report and
Databookto enhancetransparency

— Reviewand enhance scope of ESG activities
toensure alignment to social value,
governance and wider sustainahility
components (e.g. CSR)

We plan to review the risks twice ayearin line
with our Group risk methodology with the
output presented to the Audit Committee,

Requirement Progress

Asset specific planning

Qur historic work tawards reducing our energy
use and carbon footprint, with investmentsin
onsite renewables and energy-sfficient
technologies, has positioned our assets well in
terms of responding to net zero transition risks
identified. We have delivered a 31% reduction
inthe energy intensity for ourportfelioon
alike-for-like asset basisin 2022 compared
102019,

In 2022 we focused further onthe application
of our approach at anasset level, undertaking
an auditof each asset to identify historicand
current performance, opportunities for energy
reduciions and onsite renewables. The
findings of cur eartier physical climate risk
assessments were also taken into account,
although these confirmed our portfolio to have
alow exposure, a view supported by ourlow
risk Sustainalytics rating. We identified three
different scenarios for each asset, aligned with
CRREM pathways, and selected the most
impactful interventions to determinea
decarbanisation pathway for each. These
findings informed our new flagship destination
NZAPs and the transition actions identified
above will help embed the outputs of these
across our operations.

The design teams warking on our
development opportunities are targeting net
zero carbon, looking closely at embodied
carbon and adopting Passivhaus principles

in all their work. Our design standards were
reviewed in 2022, and we continue to strive
for BREEAM Excellent. We will continue to
increase the challenges we set ourselves as
our knowledge and material options broaden.
Alive exampleinthisareais at The Ironworks
projectat Dundrum Town Centre whichis one
of the first Irish residential schemes to have

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

Our response to Task Force on Climate-
Related Financial Disclosures

We have considered aur ‘camply orexplain’
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 torefine ourapproach in line withthe
FCA's requirements.

Inourassessment of the risks under the
TCFO requirements, we did nat identify any
materfal financialimpacts on the Group's 2822
financial statements. We wilt continue to
review the risks for new impacts each year
as part of our standard ESG governance.

The Board can theretore confirm that ithas
considered the relevance of climate and
transition risks associated with the transition
to net zero as part of the preparation of the
Annual Report 2022.

The tabie below provides an overview of
headline points inrespanse to the TCFD
recammendations and provides links to
turther information in the Annual Report 2022
and also inour separate 2022 ESG Reportand
Databook which is available onthe Group’s
weabsite www.hammerson.com.

Further information

1 Describethe Board’s oversight
of cimate-related risks and
opportunities.

The Board collectively has overall accountability for climate risk and
wider ESG matiers which are also addressed by the Group Execuhive
Committee (GEC). The GEC responsibility for climate-related risk
resides with the Chief Financial Officer {CEO) wha isrespansible for

delivering the strategy.

2 Describe managernent’srolein
assessing and managing
climate-related risks and
opportunities,

The dslivery of ESG initiatives and the monitoring of risks and targets s
undertaken by the GEC. Thereis also ESGC representation cn the Group
Management Committee and the Group Investment Committee to

ensure that ESGisembedded across the Group's activities.

Risks and Uncertainties {page 50)
Corporate Governance Report
(page71)

Audit Committee Report (page 76)

Section 1 of our 2022 ESG Report

'ESG Review (pagé 305
Risks and Uncertainties (page 52)

Section 1 of our 2022 ESG Report

In line 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 botha Group and

asset level,
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Describe the climate-related
risks and opportunities the
organisation hasidentified
over the short, medium and
longterm.

Describe the impact of
climate-related risks and
opportunities onthe
organisation’s businesses,
strategy andfinancial planning,

Describe the resilience of the
organisation’s strategy, taking
into consideration different
climate-related scenarios,
includinga 2°C or lower scenario.

Describe the orgah isation’s
processes for identifying and
assessing climate-related risks.

Describe the organisation’s
process for managing
climate-related risks.

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

the organisation’s overall
risk managerment.

Disclose the metrics used
bythe crganisation to assess
climate-related risks and
opportunities inline with its
strategy and risk management.

Disclose Scope 1, Scope 2,
and if appropriate, Scope 3
greenhouse gas {GHG)
emissions, andthe

related risks.

Describe the targets used by
the organisationto manage
climate-related risksand
opportunities and performance
against targets.

The Group performed a detailed review irn 2021 1 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 werereassessed in 2022.

Acommitment to mitigate or manage climate risks which threaten
strategic objactives underpins the Group’s strategy. Following curworkiin
2021 toidentify risks and opportunities, in 2022 we enhanced our focus
onclimate risks and the application of the energy hierarchy across our
assets to ensure we minirmise energy use, our greatest carbon impact.
Curhalf-yearly review of climate risks and opportunities will inform
continuous review of our Group level and asset level transition plans.

The Group has reviewed its climate risk for three separate scenarics:
1.58C, 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 agenerally slow onset,
suchthat the Group can adapt its strategy accordingly. For the second
scenario (Late Policy Action), risks are assessed as crystallising in quick
succession inthe early to mid-2030s. Almost all the risks have a higher
impact and likelinced under this scenario.

The Group has an overalt risk management framework for all
operational, financial, reputational and regulatory risks, which allows
the Board to identify, assess and manage the Group’s key risks including
climate-related risks. Short, medium and long term risks are also
identified using our ESG risk framework, takinginto account economic,
regulatory and scientific changes. Regular reviews are undertaken
throughout the year of all risks, including climate-related risks.

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

Ourclimate-related risks are fed into the G roup's Risk“Fra“méwork,
reviewed halfyearly, and cur response is managed by our senior-level
governance structure for climate-related risks.

The Group uses arange of metrics to assess exposure to shortterm

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

Wé rebort'extensw‘ve{yon our Scopé 1,2and3 emiésidns aﬁd to provide
greater prominence we have incorporated the GHG emissions table
withinthe ESG section of this Annual Report 2022,

We are targeting to be Net Zero by 2030 and have emissions targetsin
our 2021 sustainability-linked bond. Ata Group level we also setannual
targets which are underpinned by individual asset level targets. The
Group level targetisincludedin the Group’s annualincentive plan.

£5G 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 Lofour 2022 ESG Report

Section 1 of our 2022 ESG Report

Fullclimate change scenario repert
available on request

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

Section 1 of our 2022 ESG Repoert

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

Section 1 of our 2022 ESG Report

Riéksrénd'Uncertaihtiés (page 50)
Audit Committee Report (page 77)

Sectionl of our 2022 ESG Report

£5G Review (pages 25-27)

Sections1 and 2 of our 2022
ESG Report

ES"G Réview (pages 2 5;27;)

Section 2 ofour 2022 ESG Report
and supparting Databook

Directors’ Remuneration Report
(page 83)

Note 18 tothe financial statements
(page167)

Section 1 ofour2022 ESG Repoert
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OUR STAKEHOLDERS

Our Stakeholders

S
ﬁb\'m i
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Occupiets We create a platform that fosterssuccess foradiverseand  — Shared commercial objectives; attracting
evolving mix af occupliers to deliver unrivalled customer consumers
experiences and thrive. — Vibrantand well-operated destinations
— ESG
— Qccupancy cost
Customers We create vibrant destinations through continually evolving  — Vibrantdestinations with engaging occupier
the mix of brands and experiences through placemaking mix
and events that appeal io a broad range of consumers. — Futurewinning brands

— Continuous improvernent to enhance
consumer engagementand experience

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

championing a diverse culture where everyone can thrive. o ) ) )
— Diversity, equality andinclusion

— Tralning and development
— Health and wellbeing

— ESG

~ High performance

Communities We continually strive to make a pesitive difference to the — Measurable positive impactin socio-
communities in which we operate. economicissues relevant to the communities
inwhich we operate
— £5G

— Community projects focus on four areas:
— Employment and skills
— localinvestmentand enterprise
— Developingyoung people
— Healthand wellbeing

Partners Woe strive to be aresponsible partner with a wide range — Current and future financial performance
of parners that enable us to deliver our strategy. — Operational excelience
— Corporate governance
— Innovation
— Consumertrends and insight
— ESG
Investors We have a broad range of institutional investors and private . — Current and future financial performance
shareholders. We actively engage with them throughout — Strategy
the year and undertake regularcommumcat!on toensure — Corporate governance
they understand the performance of the business. .

— Regularandtransparentcommunication
and reparting
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Our dedicated leasing team has a leasing strategy for each asset, underpinned by the Group's strategic objectives

We hold regular executive management meetings with our occupiers

The Board receives reports from the senior management team on the performance of ouroccupiers, which are discussed at its meetings

We have atargeted programme of engagement for future accupiers and partners

We run a brand feedback study with our occupiers to gather input on their satisfaction to help drive stronger, mutually beneficial relationships

We undertake both quantitative and qualitative insight to understand consumer needs
Our marketing, leasing and asset management strategies are focused on ensuring that we curate vibrant destinations for multi-use estates
We investinoptirmising space and occupier mix and improving customer facilities

The Board receive regular reports on consumer behaviours and associated needs which provides usefulinsightsinto emerging trends at
alocal and national level and will inform investment decisions and identity future revenue drivers

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

Updatesoncurrent business is delivered via town hall ‘squad’ meetings

The Colleague Forumwas established in May 2019 and we have a designated Non-Executive Director for celleague 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.

Curcomprehensive programme for new jciners includes an online training programme

Established a new Diversity, Inclusion and Engagement Manager role to embed best practices across the business

Qurlocal community impacts are positive, and our business activities attract significant additicnal investmentinto local economies
Weestablish a clear placemaking strategy for each asset, that reflects the needs of our local communities, delivered through our asset
managernent programme

We set community engagement plans that addrass issues identified as relevant to local communities

We develop long-term partnerships with crganisations that share our focus areas

The Directors received areport of the progress against socio-economic targets as part of the Group’s sustainability strategy

Our £SG 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 meetings to approve asset business plans annually, setting parameters for the next year and over
thelongerterm

Ad hoc meetings with partners are organised to highlight key areas of focus, including ESG, customer experience and innovation

We are signatories to the Prormpt Paymeant Code, to support aur partners, suppliers, local authorities and debt investors

We take a proactive approach to investor relations and hold numerous meetings with sharehotders and analysts. Meetings were held
througheout the year with institutional shareholders to discuss progress on our strategy, rent collections and operational updates, aswell as
questions of governance. The Chair of the Remuneration Committee took part in consultations with majorinstitutional sharehalders as part
ofthe Committee’s review of the Directors’ Remuneration Policy.

Key shareholder publications including the annual report, the full year and half year results announcements, operational updates,
sustainability report and press releases and the information for investors are available on the Company’s website

The AGM provides the oppartunity to engage with shareholders and allows all sharehelders to attend and vote on resclutions. Shareholders
were able to ask questions atthe meeting and were ask given the opportunity to submit questions to the Board in advance of the meeting.
In October 2022 a general meeting was held to approve special resolutions far the Enhanced Scrip Dividend Alternative and to cancel the
Company’s capital redemption reserve.
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Siakehoider engagament

We seek to delivervaiue forallour
stakeholders. The Beard is also aware that its
actions and decisions impact our stakeholders
including the communities inwhich we
operate. Effective engagement with
stakeholdersisimportant to the Board as it
strengthens the business and helpsta deliver
apositive result forall our stakeholder groups.

In order to comply with Section 172 of the
Companies Act 2006, the Board is required
totake into consideration the interests of
stakeholders and include a statement setting
outtheway in which Directors have discharged
this duty during the year.

The Board seeks to understand the needs and
the key areas of interest of each stakeholder
group and considerthem during deliberations
and as part of the decision-making process.
It reviews the long-term consequences of
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
government agencies which areimportant
tothe success of the Group. Tt does this

by overseeing the work undertaken by
management to maintain and seektoenhance
these relationships. The Board receives
detailed reports and when relevant these
include assessments of the impact ofa
proposal or project on stakehaolders, and if
required, the Directors receive appropriate
input fromthe seniormanagementteam.

Section 172(1) statement
The Directors of the Company have actedin
away that they considered, in good faith, ta be
maost likely to promote the success of the
Company for the benefitof its members asa
whole and, indoing so, had regard, amongst
other matters, to those matters set outin
section 172(1Xa) ta {f) of the Campanies Act
2006, being:
— Thelikely consequences of any decision in
the long term

Theinterests of the Company’s colleagues

The need tofosterthe Company’s business
relationships with partners, consumers
andothers

The impact of the Company’s operations on
the community and the environment

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

The need to act fairly as between members
ofthe Comipany

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

Qurextensive engagementefiorts help to
ensure that the Board can understand,
considerand balance broad stakeholder
interests when making decisions 1o deliver
long-term sustainable success.

while the Board will engage directly with
stakeholders on certain issues, stakeholder
engagementwilloften take place atan
operational level with the Board receiving
regular updates on stakeholder views from
the Executive Directors and the senior
management team. Directors receive a
briefing regarding their duties under s172(1).
Board papers for all key decisions are required
toinclude aspecific section reviewing tne
impact of the proposal an relevant stakeholder
groups as well asothers172(1) considerations.
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The Board is responsibie for establishing and
overseeing the Company’s values, strategy
and purpese, all of which centre around the
interests of key stakeholders and other factors
section outins172{1). The Directors remain
conscious thattheir decisions and actions
have animpact on stakeholders, including
occuplers, customers, colleagues,
communities, partners, and investors, and
they have had regard to stakeholder
considerations and otherfactorsins172(1)
duringtheyear.

Whilstihe Board acknowledges that,
sometimes, it may have to take decisions
that affect one or more stakeholder groups
differently, it seeks to treat impacted groups
fairly and with regard to its duty toact ina way
that it considers would be most likely to
promote the success of the Company for the
benefit ofits members as a whole, having
regard tothe balance of factors set out in
s172(1). Considerations relatingtas172(1}
factors are an important part of governance
processes and decision-making both at Board
and management level, and mare widely
throughout the Company. Necessarilyina
large group, some decisions are taken by
management. These decisions are taken
within parameters set by the Board and there
is arobust framework that ensures ongoing
oversightand monitoring,.



FINANCIALREVIEW

Financial
Review

OVERVIEW

Overthe last twa years, the Group has made
significant financial progress in re-hasing its
gross rentalincorne, reducing costs and in
strengthening the balance sheet.

IFRS reported losses decreased to £164m
comparedwith a loss of £429min 2021,
predominantly dueto the impact of market-
wide yield and ERY expansion on property
valuations, reflecting higher base interest
ratesinthe second half.

Adjusted earnings for the year ended

31 December 2022 increased by 60% to
£105m asa result ofimproved performance
across the business, Ona like-for-like basis,
grass rental income increased by 8% and
like-for-like net rental income improved by
29%, Qur gross administration costs reduced
17% year-on-year with more efficiencies to
come from continuing to refine our operating
model and from automation and digitalisation.
We alsoreduced finance costs as a result of
the continued deteveraging of the balance
sheet, and we saw an improved recovery from
Value Retail,

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

Himanshu Raja
Chief Financial Officer

Net debt reduced by 4% to £1,732m at

31 December2022 (20271:£1,799m)
benefitting from £166m of cash generated
from operations and gross disposal proceeds
of £195m bringing total disposals since the
beginningof 2021 10 £628m. These were
partially offset by capital expenditure of £76m
and adverse foreign exchange movements

of E131m.

Headline LTV was 39% and LTV onafully
propartional consolidation basis was 47%.
Our net delxt; EBITDAImMproved to 10.4x
from 13.4xin 2021. The Group hasample
liquidity in cash and undrawn comrmitted
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 outlocks from both rating
agencies were changed from negative to
stable reflecting the significant improvements
in the business, debt reducticn and the
recovery fromthe Covid-19 pandemic.

o]
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PRESENTATION OF FINANCIAL INFORMATION

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

Whilst the Group prepares its financial
statements under IFRS (the ‘Reported Group'),
the Group evaluates the performance of its
portfolio for internal management reporting
by aggregatingits wholly owned businesses
together with its share of joint ventures and
associates which are under the Group's
management (‘Share of Property interests’}
on a proportionally consolidated basis, line by
ling, including, where applicable, discontinued
operations {intotal described as the Group’s
‘Managed portfolia”).

Both the IFRS and Management reporting
bases are presentedinthe financial
statements.

The Group's investment in Value Retailis

not proportionally consolidated because it

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

However, forcertain of the Group's Altermnative
Performance Measures (APMs), forenhanced
transparency, we do disclose metrics
combining both the managed portfolic and
Value Retail. These include property valuations
and returns and certain credit metrics.

Managemantreporting and IFRS accounting treatmant

Managementreporting
Managed partfolio
_ Value Retail
IFRS
Managed portfolic:
— Reported Group

—Share cf Property interests

— Discontinued operations™
value Retail

—Heldasanassociate

Comprising properties which are

—Wholly owned and Share of Property interests

—Wholly owned
—Jointly owned

— Heldinjoint ventures
—Held inassociates

— UK retail parks portfolio
—Held asan assoclate
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Following the fullimpairment of oursharein
the Highcross joint venture as at 31 December
2021, the Group has ceased to recognise the
results of this joint ventureinthe income
staterment, however, the Group’s share of

its assets and tiabilities continue to be
incorporated in nofe 13 to the financial
statements. Since the yearend, itwas agreed
that it was in the best interests of the lenders
inthe longer termto appointarecerver to
administer the asset for the benefit of the
crediitors. Accordingly, owing to control being
inthe hands of the receiver, going forward,
Highcross will cease to be incorporated into
the Group's financial statemernits,

Accounting treatment

Proportionally consolidated

Single line —resulis/investmentin associates

Fully consolidated

Consclidation of Group’s share

Single line—resultsfinvestment in jointventures
Single line —results/investment in associates
Single line —discontinued cperations

Single line —results/investment in associates

* Only applicable for 2021, whereby proportionally conselidated iigures incluge results up to the date of disposal.



MNeaw accocunting prenouncementsresuliin
inrestatementsof 2021

During the year, the following agenda decisions

were issued which have been considered
as follows:

— InApril 2022, the IFRTC issier an agenda
decision inrespect of the presentation of
‘Demand deposits with restrictions on use
arising froma contract with a third party’
(‘the IFRIC Decision on Deposits’) with
further information providedin note 18
tothe financial statements. The impact
is to change the classification of certain
amounts held by third party managing
agents inrespect of tenant deposits and
service charges such that they have been
reclassified from restricted monetary
assetstocashandcashequivalents.

The effects ofthe restatement are setout
innote 16 to the financial statements,

— InOctober2022, the IFRICissuedan
agendadecisionin respect of ‘Lessor
forgiveness oflease payments (IFRS 9 and
IFRS16) {'the IFRIC Decisionon
Concessions’), This concluded that losses
incurred on granting retrospective rent
concessions should be charged to the

income statement cnthe date that the legal

rightstoincome are conceded (i.e.
immediate recognitionin full). Historically,

the Group’streatment of such concessions,

which arose as a resuit of the Covid-19
pandemic, was to recognise these aslease
modifications such that the impact was
initially held on the balance sheet and then
spread forward into the income statement
overthe lease term or period to first break.
Theimpactis that 2021 figures have been

restated whereby Reported Group revenue,

gross rentalincome, net rental income and
revaluation losses are affected although
operating profit and income statement

figures below are unaffected The equivalent
Adjusted figures are also affected including

those down to Adjusted earnings. A more
detailed analysis of the effects is setoutin
note 6 tothe financial statements.

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

/N3

Alternative Performance Moeasures (APMs)
The Group uses anumber of APMs, being
financial measures notspecified under IFRS,
to monitor the performance cf the business.
Many of these measures are based onthe
FPRA Best Practice Recommendatinns (RPR)
reporting framewark which aims toimprove
the transparency, comparability and relevance
ofthe published results of listed European real
estate companies. Details cnthe EPRABPR
can be found on www.epra.comand the Group's
key EPRA metrics are shown in Table 1 ofthe
Additionalinformation.

We presentthe Group’s results onan IFRS basis
butalso onan EPRA, Headline and Adjusted
basis as explained in note 1B to the financial
statements. The Adjusted basis enables us

to monitorthe underlying operations of the
business ona progortionally consolidated
basis as described in the basis of preparation
and excludes capital and non-recurring items
such as revaluation movements, gains or
losses on the disposal of properties or
investrents, as well as otheritems which the
Directors and management do notconsider
to be part of the day-to-day operations of the
husiness. Such excluded items are inthe main
reflective of those excluded for EPRA earnings,
but additionally exclude certain cash and
non-cash iterms which we 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 to facilitate afuller understanding of
performance from period to period. These
items, together with EPRA and Headline
adjustments are set outin more detailin

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

— FExclusionofacharge of £5.1m

(2021: £8.6m) in respect of business
transformation as the Group continues its
mnplenentaliviuf stiategic chiange and
comprises mainly non-capitalisable costs
associated with digital transformation as
wellas severance costs following the
reorganisation which occurred mainly
inthe second halfof 2021.

Acreditof £2.4m (2021: credit of E8.1m)
toreverse expected creditlosses charged
totheincome statement but where the
related income s deferred on the balance
sheet such that the exclusion of this
removes the distortive mismatch

this causes.

Income of £1.6m fromassets held for
sale which relates to the Group’s 50%
jointventure investment in Silverburn
soldin March 2022, The IFRS and EPRA
accounting treatment is to offset the
operating income until disposal against the
loss on sale, therefore it is excluded from
Adjusted earnings, As aresult we have
added the income backin orderto reflect
the fact that the property remained under
the Group’s joint ownership and
management up untilcompletion of the
disposalandis consideradto still be part
of underlying earnings.
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Summary income statement
Reported Group
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The Group’s IFRS reportedloss 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 af £68m,
areduction in the share of losses in joint ventures to £41.5m {2021 losses of £171.3m) where again a reduced valuation deficit of £138.3m
(2021:£274.5m) was a key contributor and an adverse swing in the Group’s share of Value Retail of £25.3m again driven by valuation losses.

Proportionally consolidated

The Group evaluates the performance of its portfolic forinternal management reporting by aggregating its wholly owned businesses together with
its share of joint ventures and associates which are under the Group’s management (‘Share of Property interests’) on a proportionally consolidated
basis, line by line, including, where applicable, discontinued operations, A detailed recanciliation from Reported Group to the proportionally

consolidated basis is set out in note 2 to the financial staterments and a summary reconciling to Adjusted earnings is set out below:

2022

2021

__Proportionally consolidated

Proportionally consolidated

Before Be.’fore
adjustments Adjustments Adjusted adjustments Adjustments Adjusted
Summary income statement £m £m £m £m £m £m
Netrentalincome T 177.2 (2.4) 174.8 182.5. (8.1) 1744
Netadministration expenses (47.9) 51 (42.8) (60.0) 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 —
Fair value changes and other impairments (0.1) 0.1 - (0.3} 03 =
Other net (losses)/gains {1.1) 1.1 - (10.6) 106 -
Joint venture impairment - - - (11.5) 1156 -
Share of results of associates (Value Retail) (5.3} 32.7 27.4 20.0 (4.1) 159
Operating (loss)/profit T 98.1) 257.5 159.4 (323.7) 462.6 1389
Netfinance costs (65.6) 11.6 (54.0) {103.6) 318 (71.8)
Tax charge (0.5) - (0.5 (1.8) 02 e
{Loss)/profitfor the period 1 (164.2) 269.1 104.9 (429.1) 494.6 65.5
Reported Adjusted Reported Adjusted
(Loss)/earnings pet share pence pence pence pence
Basic (3.3)p 8.7)p
Adjusted 1 2.1p 13p

T 2021 figures have been restatedto reflect the IFRIC Decision on Concessions with further information provided in notes 18 and 6 to the financial statements.
a Praportionally consolidated figures are set aut in more detailin note 2 and adjustments are described in more detailin note 10A to the financial statements.

b Inadditiontothea IFRIC Decision on Concessians, comparative figures for 2021 have alsc been restated to take account of the bonus element of scrip dividends
as explained furtherin note 11B to the financial statements. Previously reported figures were: Reported Group: (9.8)p; Adjusted; 1.8p.
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Recencilintionsfmovementsin Adjusied carnings

* Adjusted

earnings

Em

31 December 2021 : + 65.5

Increase in net rental income excluding disposals 20.7

Decrease innetfinance costs 17.8

Decrease in 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 ) B (3.3)

104.9

31December 2022

T 2021 figures have been restated to reflect the IFRIC Decision on Concessions with further information provided in notes 1B and 6to the financial statements.
* Decreases and increases are allon an Adjusted basis and therefore exclude adjusting items as set out in note 10A to the financial statements.

Rentalincoms=
Analysis of rentalincome

2022
Share of Proper‘tyinterestsw
Reported Joint Discontinued

Group ventures  Associates Subtotal operations Total

Proportionally consotidated £m £m £m Em £m £m
Gross rentalincome 90.2 1194 5.6 125.0 - 215.2
Net service charge expenses and cost of sales (12.9) {(23.9) (1.2) (25.1) - (38.0)
Net rentalincome 77.3 95.5 4.4 99.9 - 177.2
Change in provision for amounts not yet recognised in the income statement - (249
Adjusted net rental income 174.8
2021

- ) Share of Property interests T

Reported Joint Discontinued

Group ventures Associates Subtotal operations Total

Proportionally consolidated £m £m £m £m £m £m
Grossrental income t 903 1431 6.0 1491 11.0 250.4
Net service charge expenses and cost of sales (23.1) 42.3) (1.3) (43.6) (1.2) (67.9)
Net rentalincome T 67.2 100.8 4.7 105.5 9.8 182.5
Change in provision for amounts not yet recognised in theincome statement (8.1)
Adjusted net rentalincome T 174.4

T 2021 fhigures have been restated toreflect the IFRIC Decision on Concessions with further informationis provided in notes 1B and 6 ta the financial statements.

Gross Rental Income (GRI)

GRIdecreased to £215.2m from £250.4m, reflecting the impact of disposals and lower surrender premiums than in 20271, These were partly
offset by increased turnoverand car park income, lower concessions and income from completion of the extension at Les 3 Fontaines.

2022 2021 Changein

Proportionatly consclidated £m £m  like-for-like
Like-for-like managed portfolio: o *

—UK T 86.8 8.4 10.8%

—France T 41.2 388 6.1%

—Ireland L T 37.1 353 51%

165.1 152.5 8.3%

1 2021 figures have beenrestated to reflect the IFRIC Decision on Concessions with further information provided in notes 1B and 6 to the hinancial statements.
* Like-for-like GRI forthe managed portfoliois calculated based on properties owned throughout both current and prior periods, calculated ona constant currency

basis such that the comparatives have been restated accordingly.
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Net RentalIncome (NRI)

NRIdecreasedto £177.2m from £182.5m. Adjusted NRIwas broadly unchanged at £174.8m (2021: £174.4m). Inaddition tothe GRI
movements highlighted above, NRI benefitad from a significant improvement in collections enabling release of provisions for bad debts and
tenant incentive impairments together with growth in variable income streams, This resulted in an improvement of the Adjusted NRLGRI
(after ground rents payable) ratio to 81.29% (2021: 69.6%).

2022 2021 Changein

Proportionally consolidated £m fm  like-tor-like
Like-for-like managed portfolio: ., a
—UK T 70.8 54.0 31.3%
—France T 36.3 268 35.4%
—Ireland T 33.6 28.2 19.3%

140.7 109.0 29.2%
Disposals 3.5 238
Developments and other T 30.6 41.8
Foreign exchange - (0.2}
Adjusted net rental income T 174.8 174.4
Change in provision for amounts not yet recognised in the incorne statement N b 2.4 81
Netrentalincome + 177.2 182.5

T 2021 figureshave been restated to reflect the IFRIC Decision an Concassians with further information provded innotes 1B and 6 Lo the financial statements,

a Like-for-like NRI far the managed portfolic is calculated based on properties owned throughout both current and prior periods, calculated onaconstant currency
basis such that the comparatives have been restated accordingly.

Relates to the change in provision for amounts not yet recognised in the income statement for expected creditlosses whereby the related incomeis deferred on

the balance sheet. The amount has been excluded from Adjusted net rental incame to eradicate the distortion of cost being recognised in one accounting period
andthe related revenue being recognised in adifferent accounting period as further described in note 10A to the financial statements.

o

Like-for-like NRIincreased by £31.7m (29%) against 2021 reflecting strong leasing performance, improved collections, increased variable
turnover rent and net income fraom car parks and commercialisation.

The drivers of the like-for-like increase were consistent across all of the Group’s geographies, offset by the loss of NRI from disposals in the UKin
2021and 2022 being £20.3m, of which £10.5m carme from the sale of victoria and Silverburn in the first half of 2022 and £8.4m fromthe 2021
sale of UK retail parks.

Further analysis of net rental income by segment s provided in Table 6 of the Additional information.

Administrationexgensas

2022 2021
Proportionally censolidated Em Em
Employee costs —excluding variable costs 29.2 375
Variable employee costs 9.6 9.6
Other corporate costs o 21.0 246
Gross administration costs N 59.8 71.7
Property fee income (11.5) (13.2)
Joint venture and associate management fee income (5.5) 71
Otharincome (17.0) (20.3)
Adjusted net administration expenses 42.8 51.4
Business transformation costs e B 5.1 8.6
Net administration expenses a47.9 60.0

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

reduction, principally relates to:

— Employee costs following the reset of the organisation to an asset-centric structure which occurred in the second half of 2021. Average
headcountduring the year reduced from 494 to 370 with headcount at 31 December 2022 being 320,

— Qther corporate costs (comprising mainly professional fees, office rent and software licenses), where the most significant element was a
decrease of £2.7min Directars and Officers insurance premiums reflecting the strengthening of the Group’s financial position. The remainder
of the decrease was predominantly in professional fees.
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Business transformation costs comprised mainly fees for coptractors and consultants from the Group’s digitalisation programme, which were
not eligible for capitalisation, and severance costs relating to the ongoing strategic re-organisation initiated in the second halfof 2021 (2021:
comprised mainly consultancy fees and severance costs).

DGisposals and asseis held for sale
During 2022, we raised gross proceads of £195m, relating mainly to the disposals of Silverburn and Victoria. Taken together with other srnaller
disposals and adjustments ta historical disposals, an overall profit from disposals of £G.7m was generated.

Share ofresulis of jointventures and associates, including Value Retail

Reported Group

Afulllisting of ourinterests in joint ventures and associates is set cut in Table 22 of the Additionalinformation. Our Reperted share of resulis under
IFRSwas a combined 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

Cnan Adjusted basis, because the Group's managed portfolio of joint ventures and associates 1s proporticnally consolidated, the Group's share
of results ofjoint 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-yearimprovement principally reflects higher GRI from increased sales resulting from the easing of Covid-19
restrictions where lockdownsin 2021 meant that Villages were closed for part of the year.

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

2022 2021
Proportionally consclidated £m £Em
Adjustedfinance income B B ) 26.1 151
Finance costs
Grossinterest costs (81.3) (92.2)
Interest capitalised N 1.2 53
Adjustedfinancecosts (80.1)  (86.9)
Adjusted netfinance costs (54.0) (71.8)
Debt and loan facility cancellation costs (1.3) (22.0)
Change infair value of derivatives (10.3) (2.8)
Netfinance costs (65.6) (103.6)

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

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

interestincome from cash deposits. Key components comprised:

— af6.8mreduction infinance costs driven by areduction in interest on cross currency swaps and areduction as a result of repayment of private
placement notes and eurchonds

- E11.0m higherinterestincome resulting from both increased cash balances in the year following disposals and a sharprise in prevailing
interest rates inthe second half of the year

Proportionally consolidated net finance costs decreased by £38.0mto £65.6m compared to 2021, with £20.7m of the decrease relating to lower
debtand loan 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 statements. 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 out inthe cash flow and net debt
section below.

iax

The Group’s tax charge on a propartionally consolidated basis was £0.5m which compares to £1.8m for 2021, with the reduction being due to
certain changes inthe Irish capital structure. The tax charge remains low as the Group benefits from beinga UK REIT and French SIIC and its Irish
assets are held ina QIAIF. The Group is committed to remaining in these tax exempt regimes and further details on these regimes are givenin note
8tothefinancial statements.

Inorderto satisfy 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 forthe yearended 31 December 2022.
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FINANCIAL REVIEW continued

Dividends

The payments of cash and enhanced scrip dividends approved by shareholders and made in 2022 have satisfied our REIT and SIIC distribution
requirements. The Board is not recommending a further payment in respect of 2022 but continues to anticipate re-instating a cash dividend for
2023, expected to be atteast the minirmum required to continue to meet our RETT/SIIC distribution obligations.

Theinterim 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 set outin note 22 to the financial statements, the interim dividend of £77.1m was settled during the year, of which
£1.4mwas settled incash.

MET ASSETS

Adetailed analysis of the balance sheet on a proportionally consalidated basis is set out in Table 12 of the Additional information with a summary
reconcilingto EPRA NTA set out inthe tabla below:

2022 2021
Share of Share of
Reported Property EPRA Reported Froperty EPRA

Group interests adjustments EPRA NTA Group interests  adjustments EPRANTA

Summary het assets £m £m £m £m £m £m £m £m
Investrment and trading properties 1,497 1,723 - 3,220 1,595 1,883 - 3,478
Investmentin joint ventures 1,342 (1,342) - - 1,452 {(1,452) - -
Investment inasscciates — Value Retail 1,189 - 52 1,241 1,141 - 95 1,236
—Htalie Deux 108 (108) - - 106 (106) - -

Assets held far sale - - - — 71 71) - -
Net trade receivables 24 20 - 44 27 19 - 46
Net debt T a (1,458) (274) (1) {1,733) (1,559) (240) 8 1,791)
Other net liabilities t (116) (19) (3) (1382__ (87) (33) ﬂ (12_9)
Netassets 2,586 - 48 2,634 2746 — 94 2,840
EPRA NTA per share b 53p 64p

T 2021tigures have been restated o reflect the IFRIC Decision on Depaosits with further information provided in note 16 tothe financial statements and Tables 13
and 14 of the Additional information.

a Comprises cashand cash equivalants, loans, fair value of currency swaps and cash and cash equivalent held within assets held forsale.
b EPRA adjustments in accordance with EPRA best practice, principally in relation to deferred tax, as shawn in note 10B to the financial statements.

During 2022, net assets decreased 6% to £2,586m (2021: £2,746m). Net assets, calculated on an EPRA Net Tangible Assets (NTA) hasis, were
£2,634m, or 53 pence per share, a reduction of 11 pence compared to 31 December 2021 principally due to revaluation losses of £282m, partly
offset by Adjusted earnings of £105m, together with dilution from the scrip dividends of 7.5p. This is equivalent 1o a tatal accounting return of
—6.8%. The key components cf the movement in Reported Group net assets and EPRANTA are as follows:

Movementinnetassels

Reported EPRA

Group adjustments EPRANTA

Proportionally consolidated including Value Retail £m £m £m
1 January 2022 2,746 94 2,840
Froperty revaluation — Managed portfolio (221) - {221)
—Value Retail (61) - (61)

Adjusted earnings 105 - 105
Change in deferred tax {9) 5 (4)
Dividends {13) - (13)
Foreign exchange and other movernents 39 (1)  (12)
31 December 2022 2,586 48 2,634
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RPROPERTY PORTFOLIOC AMNALYSIS

Investmentmarkeis
Theimprovementin the investment market seeninthe first half of 2022 stalled in the second half due torising interest rates, continuing high
inflation, soaring energy prices and the ongoing war in Ukraine.

Lnthe UK, there were 58 shopping centre transactions totalling £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 exarnple, CPP Investments’ acquisition of Nuveen's
onethird stake in Bullring, Investrment volumes slowed in the second half of the yearwith anumber of larger schemes failing to transact due to lack
of debtfinance. Second half investment activity was primarily at the discount/convenience end with [ot sizes between £1.0-£30m (Source: ILL).
Prime shopping centre yields moved cut by 50 basis points in the last quarter of 2022.

InFrance, retailinvestment activity reached £4.5bn with over 207 transactions and strong volume growth in large transactions with 13 deals
above €100m (Source: JLL). Prime shopping centre yields increased slightly towards the end of the year.

InIreland, there was limited retail nveslinent activity with retail representing just 8%6 (£0.4m) of total transactions and no transactions of
significance (Source: C&W).

Porifolic valuation

The Group's external valuations continue to be conducted by CBRE Limited {CBRE), Cushman & Wakefield (C&W) and Jones Lang LaSalle Limited
(JLL}, providing diversification of valuation expertise acress the Group. At 31 December 2022 the majority of our UK flagship destinations have
beenvalued by JLLand CBRE, the French portfolio by JLL, andthe Irish portfolio, Value Retail and Brent Cross have beenvalued by C&W, Thisis
unchanged from 31 December 2021.

At 31 December 2022, the Group's portfolic was valued at £5,107m, a decline of £265m (4.9%) since 31 December 2021. This movement was

primarily due to revaluation losses of £282m and net disposals totalling £124m comprising mainly Silverburn and Victoria, being partly offset by
capital expenditure of £79m and favourable forgign exchange gains of £157m. Movements in the portfolio valuation are shown in the table below.

Movementsin property vaication

Develop-

ments and Managed Value Group

Flagships other portfclio Retail portfolio

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

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

Capitalexpenditure 51 22 73 6 79

Reclassifications 206 {206) - - -

Capitalised interest — 1 1 - 1
Disposals (187) (¥2] (194) - {194)

Foreign exchange . 102 7 109 48 157

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

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

b The Highcross jointventure is excluded owing to the Group's share of net losses after revaluation being restricted to £nilas described in note 13 tothe
financial statements.

During the year, capital expenditure on the managed portfolio was £73m and related mainly to the Les 3 Fontaines extension at Cergy, which
openedin March 2022, cladding works at Bullring and works to repurpose the former House of Fraseranchor unitat Dundrum, in addition to £15m
spentat 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 Fontaines extension expenditure was recorded in the Developments and other portfolio prior to the extension being reclassified tothe
Flagship portfolio upon opening.
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FINANCIAL REVIEW continued

Revaluationlosses

Excluding Highcross, we recognised atotal net revaluation loss of £282m across the Group portfolio, comprising £221m in respect of the

a4

managed portfolic and £61m in Value Retail. £272m of the revaluation loss occurred in the second half of the year, the majority of which came
from a market driven yield shift of £154m in the second half of the year as a result of higher interest rates which mostly occurredin the lastquarter

0f 2022, The balance was principally due to the valuers reducing selective ERVs across the portfolic.

UK flagship destinations reported a revaluation deficit of £90m where half was due to an outward yvield shift averaging 50 basis points with
the remainder due to selected ERV reductions. In France, yields were more stahle with a 10 basis paint outward movement, equivalent to

a revaluation deficit of £12mwith the balance of £45m mainly dug to ERV reductions. Ireland saw a positive movement in ERV most notably
at Dundrum, however this was more than offset by a 20 basis point outward yield shift which resulted ina net revaluation deficit of £20m.

Adeficit of £53mwas recognised on the Developments and other portfolio of which £11mrelated to Craydon associated with lower income and

£13m related to the future development schemes in Dublin due to inflationary concérns over development costs.

Despite a continued strong post pandemic recovery intrading at Value Retail in the year, the portfolio recorded an overall revaluation loss of £61m,

of which £53m related to Bicester Village, driven by outward yieid shifts.
Further valuation analysis is includedin Table 9 of the Additional information.

Like-for-like ERV®

2022
Flagship destinations %
UK (3.8)
France 1.6)
Ireland ) ) i ) ) ) - ) 03
2.2)

2021

%
(10.6)
(1.5)
B0
(6.7)

* Calculated on a constant currency basis for propertigs owned throughout the relevant reporting 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 performance

inH1where the decreasewas 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 less at 1.6%.

In Ireland, 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 relocatinginto the remaining space in the first half of 2023, offset by small decreases at the

otherdestinations.



Hammerson plc Annval Report 2022 41

Proparty refurns analysis

The Group’s managed property portfolio generated a tota! property return of —2.3%, comprising an income return of +5.4% offset by a capital
returnof —7.3%. Incorporating the income and capital returns from the Value Retail portfolio, this brought the Group's income return to +5.3% and

the capital return ta —5.8%, to generate a total return of —=0.7% (2021: -3.9%).

o o 2022
' - Develop-
Flagship  mentsand Managed Value Group
UK France Ireland destinations other portfolia Retail portfolia
Praportionally consolidated % % 5 % % % % %
I-I'E(Jme return - 7.9 " as 5.2 6.0 23 54 5.3 53
Capital return (9.4) (4.6) (3.0) (5.9) (14.8) (7.3) (3.1) (5.8)
Total return (2.1) - 2.1 (0.2) (12.8) (2.3) 2.0 .7
J__ o ~ ) N 2021
Develop-
Hlagship mentsand Managed Value Group
LK France Ireland  destinations other portfolio Retail portfolic
Proportionally consolidated % % % % % % % %
Income return T 6.5 36 42 50 29 47 27 40
Capitalreturn T (16.3) &6.4) (7.8) (11.2) (9.1} (10.9) (0.6) (7.7
Totalretyrn T {10.8) (3.1 (3.9 (6.8) (6.6) {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 tothe financial statements and Tables 13

and 14 of the Additional information.

Shareholderreturns analysis

Total Total
shareholder shareholder
return return
Cashbasis Scripbasis Benchmark
a a b
Return perannumover % % %
Oneyear - (262)  (151)  (34.3)
Three years (44.0) (37.7) (12.4)
Fiveyears (35.2) (30.8) (6.7

a Cashand scrip bases reprasent the return assuming investors opted far either cash or scrip dividends with the assumption that those opting for scrip dividends

continued to hold the additional shares issued.
b Benchmarkisthe FTSE EPRA/NAREIT UK index,

Hammerson's total shareholder return over one year for 2022 was -15.1% on a scrip basis (-26.2% on a cash basis), outperforming the FTSE
EPRA/NAREIT UK index of -34.3%. Over five years however the Group underperformead compared to the benchrark of -6.7 % with sharehaolder

returns of -35.2% and -30.8% on a cash and scrip basis, respectively.

INVESTMEMT IMN JOINTVENTURES AND ASSOCIATES
Details of the Group's joint ventures and associates are shown in notes 13 and 14, respectively tothe financial statements.

Reported Giotp
Jointventures

During the year, our investment in joint ventures decreased to £1,342m (2021: £1,452m) where the most significant movements 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.

Assocjates

Ourinvestment in associates increasedto £1,297m (2021: £1,247m) of which the Group's investment in Value Retail was £1,189m. Key
movernents were in Value Retail where the Group’s share of earnings were offset by revaluation losses of E61mtogether with foreign exchange

gainsof £35m.
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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 chalienges, the Group put in place mare rigorous procedures and clearer tracking of our trade
receivables combining involvement of our asset management, leasing and finance teams to maintain clear focus on collections.

QOver the course of the year, the underlying environment improved. This included the lifting of UK government restrictions on collections (in two
phases in March and September 2022) and although restrictions differed in France and Ireland, similarimprovements were also seen. The
combination of these changes together with management’s focus has meant that we have been abie 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 consolidated basis totalled £74.1m (2021: £99.5m) against which a provision of £32.3m
(2021: £53.3m) has been applied. This provision represents 60% (2021: 76%) of rade receivables of £53.9m (2021: £70.5m) after excluding
tenant deposits, guarantees and VAT, although this also includes a pravision af £1.6m (2021 £4.0m) in respect of income not yetrecagnised in
theincome staternent owing 1o a technical interpretation of IFRS 9 as explained in note 10A tothe financial statements. Further analysisis set out

below and innote 15 tothe financial statements.

o ) . . 2022 o . 29_21
Trade Trade
receivables recervables
net of netof
deposits, depaosits,
Grosstrade | guarantees Nettrade Grossirade | guarantess Nettrade
receivables and VAT Provision receivables recewvables and VAT Provision  receivables
Em £m £m £m ‘ £m ‘ £m £m
w T T ma (25 166 463 384 (72) 191
France 40.0 (17.2) 22.8 452 25.% (21.7) 235
felatgd ... 50 & 224 80y &5, @ @4H 36
Managed portfolio 74.1 (32.3) 41.8 99.5 70.5 (53.3) 46.2
Share of Property interests (33.2) 147 (18.4) @ (44  {(36.8) 259 (187
Reported Group 41.0 (17.6) 23.4 549 ] 337 (27.4) 27.5
PEMNSIONS

On 8 December 2022, the Company and the Trustees of the Group’s principal defined benefit pension scheme (‘the Scheme’) entered into abulk
purchase annuity pelicy ("buy-in’) contract with Just Retirement Limited fora premium of £87 . 3m inrespect of insuring all future paymentsto
existing pensioners of the Schermne at 9 December 2022, The pension buy-in transaction was tunded through the existing investment assets held
by the Trustees on behalf of the pension scheme and the impact of this transaction is reflected in the TAS 19 valuation.

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

FIMAMCING AND CASH FLOW

Financingstrategy

Qurfinancing strategy is to borrow predominantly on an unsecured basis to maintain flexibility. Secured berrowings are occasionally used,
mainly in conjunction with jeint venture partners. Value Retail also uses predominantly secured debtinits financing strategy. All secured debt

is non-recourse to the rest of the Group.

The Group's barrowings are arranged to maintain access to short tarm liguidity 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 into receivershinin Felruary 2023, this has since reduced to two. Acquisitions may inftially be financed using shart tarmi funds
before being refinanced with longer term funding depending on the Group's financing position in terms of maturities, future commitments or

disposals, and market conditions,

Derivative financial instrurments are usedio manage expasure tofluctuations in fereign currency exchange rates and interest rates butare not

employed for speculative purposes.
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The Board reviews regularly the Group's financing strategy and approves financing guidelines against which it manitors the Group's financial
structure. Where there is any non-compliance with the guidelines, this should not be foran extended period but the Group always strives to

maintain an investment grade credit rating. The keyfinancing metrics are set out below.

L N ARSI D PVE S8 S0

Lalculation
(References
to aAdditional

Proportionally consolidated unless otherwise stated information) 2022 2021

Table13 £1,732m  £1.799m

Netdebt T
Liquidity T £996m £1,478m
Weighted average interest rate 2.4% 3.0%
Weighted average maturity of debt 3.4Ayears 41vyears
FX hedging 91% 89%
Netdebt: EBITDA | Table16 10.4x 13.4x%
Loan tovaluw—Headline a Table 18 39% 39%
Loan to value — Full properticnal consolidation of Value Retail T b . Table18 47%  46%
Metrics with associated financial covenants B ) Covenant -
Interest cover T >71.25x Table17 3.24x 2.30x
Gearing—Selected bonds T ¢ £175% Table19 68% 66%
—Cther 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 nfa 84% 85%

T 2021 figures have heen restated to reflect the IFRIC Decisian on Deposits with further information provided mnotes 1B and 16 to the financial statements and
Tables 13 and 14 of the Additionalinformation.

a Headline: Loan excludes Value Retail net debt and Value includes Value Retail net assets.

b Full proportional consolidation of VR: Loan includes Value Retall net debt and Value includes Value Retail property values.

¢ Applicahle to bonds maturing in 2023, 2025 and 2027 (as setout in nate 18 ta the financial statements).

Creditratings
Inrecognition of the Group's strengthened financial position, Moaody’s and Fitch’s senior unsecurad investmant 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.

Leverage
At 31 Decernber 2022, the Group's gearing was 68% (2021: 66%) and Headline loan to value ratiowas 39% (2021: 399%).

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
loan tovatue ratiowas 47% (2021 46%).

Calculations forloan to value and gearing are set out in Tables 18 and 19 of the Additional information, respectively,

Sorrowings and covenants
The terms of the Group’s unsecured borrowings contain a number of covenants which pravide protection to the lenders and bondholders as set
outinthe Keyfinancial metrics table above. At 31 December 2022, the Group had significant headroom against these metrics.

Inaddition, somejoint ventures and associates have secured debt facilities which include covenants specific to thase properties, including
covenants forloan tovalue and interest cover, however, there is no recourse to the Group. At 31 December 2021, certain covenants on the secured
loan at the 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
staternents following the appointment of a receiver on 9 February 2023,

Managing forsign exchangs exposure

The Group’s exposure to foreign exchange translation differences on eura-denominated assets is managed through a combination of euro
borrowings and derivatives. At 31 December 2022, the value of euro-denominated liabilities as a proportion of the value of euro-dencminated
assets was 919 compared with 89% at the beginning of the year. Interest on euro-denominated debt also acts as a partial hedge against
exchange differences arisingon netincome from our overseas operations. Sterling weakened against the eurc during the year by 5%.
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CASH FLOW AND NET DERT
Proporiionally consolidated nat debt

Movement in proportionally consolidated net debt £m
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Opening netdebt Disposals  Cash generated  Exchaage Dividends Interast Capital Closing net debt
1 January 2022 from operations  and other (incl. redemption expenditure 31 December
casts) 2022

T Netdehtatd January 2022 has been restated to reflect the IFRIC Deasion on Deposits with furtherinformation pravided in notes 1B and 16 to the financial
staterments as wellas in Tables 13 and 14 of the Additionatinformation.

Ona proportionatly 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 £219miis held by the Reported Group. Disposals duringthe
year generated net cash proceeds of £192m. Cash generated from operations of £166m comprised profit from operating activities of £129mand
£37m of mavements in working capital and other non-cash items.

foe by

The Group completed significant refinancing during 2021, reinfarcing the Group’s capital structure, including the refinancing of E1bn near term
bond maturities with a new £700m sustainability-linked bond and praceeds from disposals. As at 31 December 2021, the Group had a number
of Revolving Credit Facilities (RCFs) in place with a total of £1,030m commitments expiring between April 2022 and April 2024, During 2022,
the following activities were undertaken to refinance and extend these facilities:

— £820m of facilities, comprising a £420m RCF with commitrents expiring in 2023 and a £E400m RCF with commitments expiring between
2023 to 2024 were refinanced with a new £46 3m RCF expiring in April 2025, which may be extended to April 2027 at the latest, subject to
both lender and borrower consent. Afurther £10m of cornmitments expired in April 2022

— £100m and IPY7.7bn (£49m) of RCF commitments expiring in June 2024 were extended to a new expiry in June 2025, The remaining £50m
of commitrnents with an expiry of June 2024 remain unchanged

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

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

In addition, furtherto the £297m of private placement notes repaid in 2021, notes totalling £42m were repaid early at parin April 2022, saving
£0.9m of interest on anannualised basis,

Liguidity

The Group's liquidity at 31 December 2022, calculated on a propostionally consolidated basis comprising cash of £336m and unutilised committed
facilities of £660m, was £996m, F482m lower than at the beginning of the year. This was primarily due tothe £368m reduction in RCF commitied
facitities, the £236m early repayment of the Group's 2023 eurobaond being partially offset by the retention of cash proceeds from disposals.
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Maturity profile of loans and facilities

Proportionally consotidated £m
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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 nafurther unsecured debt maturities until 2025,

Maturity analysis of loans and reconciliation to net debt

2022 2021,
Loan Maturity £m £m
Sterlingbonds 2025-2028 846.4 845 4
Sustainability linked eurobond 2027 612.3 578.3
Eurobonds 2023 a - 197.4
Bank loans and overdrafts 2023 b (3.1 (2.7
Senior notes (US Private Placements) 2024-2031 - i 1908 216.4
Total loans — Reported Group 1,646.4 1834.8
Share of Property interests 2023-2024 391.6 3743
Total loans — proportionalty consalidated 2,038.0 22091
Cashand cash equivalents (336.5) (454.4)
Fairvalue of currency swaps - 3066 442
Netdebt 1,732.1 179838

a Redeemed in Dacember 2022 using available cashresources, following the exercise of an early redemption option.
b Debitbalance comprises unamartised fees for RCFs against which no funds had been drawn at the yearends.
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Risks and Uncertainties

Risk overview

20272 was a mixed year from arisk perspective.
The post pandemic period resulted ina steady
recovery infootfall and collections, and the
Group’s strong leasing performance has
reducedvacancy levels, These positive trends
contrastwith the heightened level of
macroecenomic and geopolitical uncertainty,
primarily relaied to the ongoing war in Ukraine,
and the associated economic challenges on
bothiconsumers and businesses fram high
inflation, rising interest rates and supply

chain pressures.

Throughout the year, the Board maintained its
focus on ensuring the Group was effectively
managing its risks. Thisincluded a thorough
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 to the Group’s
principal risks io better reflect how the Group’s
strategy and markets are evolving. [talso
invalved splitting sorme existing principal risks
into separately identifiable newrisks where it
was deemed that each risk was significantly
materialto the Group on a stand-alone basis.
The outcome of the exercise was subsequently
reviewed and approved by the Board.

Giventhe changing risk environment, the
residual risk level of each principal risk was
alsore-assessed. This resulted in anincreased
residual risk assessment for three principal
risks and a reduction for three risks. Work was
alsoundertaken to develop a stronger
assurance programme aligned to the principal
risks. The programme will be expanded in
2023 along with greaterefforts 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
of the Annual Report.

Governancs

The Group’s approach to risk management is
designedtoenable the business to deliver its
strategic objectives while effectively managing
differing levels of uncertainty which directly
impactthe Group’s activities,

The Group adopts a top-down and bottom-up
approach to ensure comprehensive risk
identification and risk appetite is clearly
defined. This allows the Group to respond
quickiytochangesinitsrisk profileand
ensures risk managementis factored into

strategic decision making whilstembeading
astrong risk management culture amongst
colleagues with clear roles and accauntability.

Top-down

The keyroles and responsibitities for the
Group's risk managerment are shown inthe
Risk governance structure chart.

The Board has overall responsibility for risk
oversightand determining the Group’s
approach to managing financial, regulatory,
operational and reputationalrisk. Itensures
that effective sk managernent s integrated
throughout the business and embedded
within the Group’s policies, processes, culture
and values.

The Board also sets the Group's risk appetite
to ensure that risks are managed within certain
pararmeters with efficient use of resource.
Where controllable risks are outside the
Group's risk 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 supports the Board in
the oversight of riskand is responsible for
reviewing the eftectiveness ofthe 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
acrossthe business.

Bottom-up

The effective day-to-day management of risk
is embedded within our operational business
teams. This aligns risk management with
operational responsibility. It alsoallows potential
newrisks to be identified at an 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 control processes.

Through this approach the Group operates
a'three lines of defence’ model of risk
management, with operational management
forming the first line, the Risk Managemeant
team forming the second line, and finally
Internal Audit as thethird ling of defence.

@
=
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Risk review process

The Group's key risks are derived frama
systematic review of the Group’s strategic
pricrities, and recurring work with senior
management and business teams to identify
and guantify key risks. These are reviewed
and manitored during the year by the Group
Executive Committes, 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, or financial
performance if not effectively managed.

The risks are classed as either ‘external risks,
where market factors are the main influence
onchange, or ‘aperational’ risks which, while
subject to external influence, are moreinthe
control of management. The level of residual
risk foreach principalrisk is assessed taking
account ofthe likelihood of occurrence and
potentialimpact on the Group, and also
applicable mitigating actions. The assessment
of the Group’s principal risks at the date of this
reportis shown onthe Residual Risk heat map.

To support the assessment process, the Group
produces aguanerly Risk Dashboard which
comprises several key risk indicators, both
historic and forward-looking, for each principal
risk. The risk indicators help identify whether
thoserisks 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. It is noted that
there are two principal risks where the current
residual risk rating is deemed *high’ as shown
on the Residual Risk Heat Map. This assessment
is largely due to external factors beyond
management’s control, although there are
clear mitigating actions to complete which
will reduce the current risk assessment.

Maw and smerging risks

New andemerging risks are a particulararea of
focus, and are explicitly considered as part of
the regularrisk review process explained above.
Further identification work is undertaken by
the Riskteam by reviewing internal activities
and externalinsights, covering both the real
estate and wider commercial sectors. During
the year a number of potential emerging risks
were highlighted including catastrophic
events, the development planning process,
political risk, the ongoing war in Ukraine and
financial crime compliance.
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Risk
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On review, it was determined that these were
appropriately captured by the Group's existing
principal risks, orwere not significant enough
to be deemed a new principal risk.

As part of the annual risk review, the Board
therefore concluded that no significant
emergingrisks have beenidentifiedin 2022,

Assurance activity

As explained in the Audit Committee Report,
the Audit Committee approves the annual
Internal Audit plan. The planis designed to
cover anumberof the Group's principal risks,
with afocus on those with an elevated
residual risk relative to risk appetite orwhere
activities are undergoing significant change.
Inadditionitinctudes cyclical reviews of key
financialcontrols.

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

—Sets risk culture and appetite

—1stline ofdefence

—Embeds risk appetite

—2ndline of defence

and emergingrisks

Changes toprincinalrisks during the year
As explained above, following a detailed
review it was decided that three of the existing
principal risks should be separated out into six
individual risks. This was because each new
risk was deemed ta be significantly material to
the Group on a stand-alone basis to warrant
being separately identified. The changes were
as follows:

— The ‘Retail market and valuations’ risk was
splitinto; ‘Retail market’ and 'Investment
market andvaluations’

— The ‘Catastrophicevent’ risk was split into:
‘Health and safety”and ‘Cybersecurity’

— The Taxandregulatory’ risk was splitinto:
‘Tax'and ‘Legaland regulatory compliance’

Other changes inthe residual risk assessment

forthe Group’s principal risks during 2022 were:

Increaseinrisk

Macroeconomic (risk A): The near term
macroeconomic ocutlook worsened during
2022 due to geopolitical issues, primarily
related tothe ongoing warin Ukraine.

This resutted in rising inflation and interest
rates and supply chain pressures, which
had an adverse impact on both consumers
and businesses.

—Reviews risk mitigation activities
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—Qveralt responsibility for risk management
—Sets overall risk framework for the Group

—Considers and approves risk and controls work undertaken by Audit Committee

— Reviews effectiveness of risk management frameworks
—Oversight of system of internal contral

— Approves 3rd line assurance activity by Internal Audit

- Reviews going concern and viability

- Reviews climate riskand TCFD compliance

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

—Works with managerment to identify principal risks, considering current
—Monitors and reports on key risk indicators
— Monitors risks and mitigations against risk appetite

— Provide assurance on effectiveness of the risk programme, testing key controls
—Tracks and verifies compietion of agreed audit actions

Non-retail/multi-use markets (risk G): Higher
costs, interest rates and softervaluationyields
have adversely impacted non-retail sectors,
which aretargeted as key componentsofa
number of the Group’s future developments/
asset repurposing plans.

Capital structure (risk J): The macroeconomic
challenges explained above and UK political
issues resultedin financial market instability,
particularly in the second half of 2022. This
saw increased bond spreads and restrictions
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

cash balances.

Decreasein risk

Climate (risk D): ESGremains a high area of
focus for the Group's stekeholders. During
2022 we made significant progress to address
this risk with the key achieverment being the
completion of Net Zero Asset Plans (NZAPs)
foreachofthe Group's flagship assets.

These contain a clear pathway forthe Group
to achieve its commitment to be Net Zero

by 2030,
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Residual Risk Heat Map
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Note: Arrows indicate change in risk since 2021 Annual Report.

Transformation (risk M): Substantial progress

was madein 2022 onthe Group's transformation

programme. This pragress has reduced the
impact of this risk. However, the likelihood of

issues has increased as these initiatives go-live

in 2023 and wilirequire significant effort to
transition to new ways of working,

Peanle {risk N): 20271 saw an elevated People
risk as a result of ihe Covid-19 pandemic and
significant organisaticnal restructuring

Medium

Likelihoeod

Futureautlook
Theimpact of external factors continues to be
the main concern for the Group, particularly

High
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given the heightened levels of macroeconomic

Nonetheless, the successful delivery ofthe
Group’s strategic objectives will act to reduce

uncertainty towards theend of 2022,

the level of residual risk and ensure the longer

term success and viability of the Group forthe

henefit of all stakeholders.

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.

Climaterisk

Furtherdetails on this important iskarea are
inthe detailed risk section below, inthe ESG
section on page 25 and the Group's separate
2022 ESG Report and Databook available on
the Group's website www.hammerson.com.

o1
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Link to strategy Risk movement
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Inthe context of the ever evolving retail market place, the Groupfails
to anticipate and address structural market changes. This will impair
leasing performance, result in a sub-optimal occupier mixand thus
impact our ability to attract visitors, maximise footfall/spend, and grow

Adverse changes to the macroeconomic environmeant in which we
operate have the potential to hinder our financial performance and our
ability to deliver aur strategy.

Risk Mitigations

— Diversified portfolio (sectors, geography and occupiers)

— Flagship destinations in the heart of major kuropean cities

- Neartermdebt maturities fully covered by existing cash reserves
withlimited capital commitments

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

— ValueRetall Villages in affluent areas with strong tourist appeal
— Monitaring of macroeconomic research and forecasts
— Economic outlook incorporated into annual Business Plan

— Continue strategic divestment and development programme
todecrease market and sector risk as well as increase balance
sheetstrength

— Ongaing transformation programme to enhance organisational
agility, and process efficiency and autornation tominimise fixed
cost base

Changeinyear -

Despite initial positive signs of recovery post pandemicin 2022,
adeterioration inthe macroeconomic environment during the year
caused primarily by rising inflation, higher interest rates, supply chain
constraints, and geopolitical uncertainty significantly slowed economic
growth, with the UK farecast to potentially entera recession in 2023,

This backdrop has resulted in weaker consumer confidence and falling
disposalincomes associated with the cost of living crisis and these
challenges are forecast to cantinue into 2023.

income at our properties.

Risk Mitigations

Diversified portfolio limits impact of downturn or major market
changeina single market

— High quality, diversified tenant base with weighted average lease

termtafirst break of 4 3years

— Disposal programme ta focus core portfolio on key city centre

destinations and provide capital for repurposing space away from
challenged retail categories

Greater data insights and analytical capabilities including regular
catchment and occupier analysis

Improved leasing process and policy to better align to occupierand
visitor requirements

Clear delegation of authority with Group Management Committee
{GMC) scrutinising all significant leasing transactions

Recruited new talent to accelerate initiatives around placemaking,
marketing and repositioning of our assets

Asset-centric organisational structure toensure leasing team

fully aligned with asset management team with approved

property strategies

Innovation through food and social, and services opportunities
reducing exposure to retail market

Digital innovation strategy to provide detailed customer insight and
communication with our customers

— Useof 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 environmental impacts

Changeinyear .o

The physical retail market has recovered strongly from the Covid-19
pandemic over the course of 2022. A number of high profile online
retailers have struggled during the year, with true omni-channel
retailers increasing their market share.

2022 has seenavery strong leasing perfarmance, with £25m of rent
secured and over half of leases signed with non-fashion brands.

While the macroeconomic backdrop is adversely impacting consumers,
the UK business rates revaluation has been favourable for the vast
majarity af our tenants who continue to seek the optimal trading
locations. Overall, our strong leasing pipeline and prime flagship
portfolio gives us confidence in the future of physical retail.
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Investor appetite forretail assets is reduced due to macroeconomic or
retail market factors including increased borrowing costs, economic
downturn, and consumer and occupier confidence. This will adversely
impact property valuations and also risk hindering the Groug’s in flight
disposal plans. This inturn would reduce the availzbility of funds for
reinvestment in our care assets and/or refinancing debt.

Risk Mitigations
— Diversified portfolio limits impact of downturn in a single market

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

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

— In-flight disposals programme of non-core assets

— Strong leasing performance and pipeline to maintain security
ofincome

— Assetlevel ESGplans in place with future improvement initiatives
planned to ensure alignment with investors’ environmental
expectations

— Maintenance of solid capiial structure prevents forced sales

Changeinyear

The value of the Group’s property portiolio was broadly unchanged
inthe first half of the year. However, in the second half of the year the
heightened level of macroeconomic unceriainty and the associated
increase in interest rates and rising costs for consumer and
business adversely impacted the Group's valuations. Thisadverse
macroeccnomic backdrop is forecast to hamperinvestor sentiment
and hence nearterm property valuation performance. Therefore,
the level of 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 sentimentand may result in an increased final year bond
coupon ifthe Group’s sustainability linked bond targets are not met.
Also, extreme weather events may impact cur properties.

Risk Mitidations
— Clearaction plan and quarterly updates provided to Group Executive

Committee and regular updates provided to Audit Committee
and Board

— Net Zero Asset Plans in place forall flagship assets

— Established sustainability governance structure, from asset io
Board level, monitoring of key sustainability metrics, including
performance and management of climate-related legislative and
regulatary risk

— Senior management and Board provided with TCFD training

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

— Regularengagement with investors and across the wider property
industry on ESG matters

— ISOaccredited Energy and Environment Management System
implemented across the Group (1SO 14000 everywhere and
IS0 50001 inthe UKand Ireland)

— Insurance in place to cover property damage

Changeinyear <!

ESGremains a high area of focus for the Group’s stakeholders and
significant progress was made during 2022 ta enhance the execution
of the Group's ESG strategy. The key improvement was the completion
of Net Zerg Asset Plans (NZAPs) foreach of the Group's flagship
destinations which cantain a clear pathway to net zero for each asset
and have beenincluded inthe 2023 Business Plans.

Our climate risk approach has been guided by the Task Force on
Climate-related Financial Disclosures (TCFD) recommendations since
201.8, 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
aligned with CRREM pathways for future global temperature increases
of 1.5°C, 2°C and 4°C. The review focused primarily on the 1.5°C and
2°Cscenarios with updated mitigations including four new risks added
to the Group's transition plans.
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The Group suffersfinancial loss and reputational damage fromanewor
increased tax levy or due to 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 local tax authorities,
including from HMRC and government

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

— Potential amendments or re-interpretations to tax iaws and their
application tothe Group are regularly monitored and, if relevant,
appropriately reflected in the financial staterments. 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 thraugh bodies such as REVO, BPF, EPRA

Changeinyear ¢

This risk was previously included with ‘Taxand regulation’ and judged
to beaMedium riskand the new 'Tax’ risk has also been judged at this
risk level.

Tax laws thatapply to the Group’s businesses continue to be subject to
amendment or change by the relevant autharities and in 2022 the UK
Government introduced business rates changes which benefits the
majority of the Group's UK tenants.

%]
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The failure to comply with existing laws and regutations relevantto the
Group, ortoadapt to changes in these requirements in atimely fashion,
couldresultinthe Group suffering reputational damage and/or financial
penalties. These lawsand regulations cover the Group's role asa
multi-jurisdiction listed company; an awner and operator of property;
anemployer; and as a developer.

Risk Mitigations

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

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

— Internal systems and processes for the monitoring of compliance
with legaland regulatory requirernents and for the escalation of
relevant items

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

— Advancad wamning of regulatory changes likely to impact the Group
togetherwith cngoing engagement with external advisers onthe
relevant regulatory horizon

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

— Where apprepriate, participation in policy consultations and in
industry led dialogue with policy makers through bodies such as
REVQ, BPF, LPRA

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

Changeinyear

This risk was previously included within ‘Tax and regulation’ and judged

to be a Medium risk and the new ‘Legal and regulatory compliance’ risk

has also been judged at this risk level.

The legal and regulatory iandscape has remained broadly stable
throughout the year. We continue to closely monitor the regulatory
environment and respond to new requirements to ensure compliance.
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H CYBER SECURITY (NEW) ]

The Groupfails to target the optimal (non-retail) property sectors
far future developments ar repurposing, ar has insufficient access
to capital and the skills required to deliverits urban estates vision.
Occupier 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/oradvisors to gain adeeper
understanding of alternative sectors and systernatically identify
which developments will result in the greatest return and alignment
with the assets

— Asset-centricvisions developed for key urban estates toensure new
development complements existing flagship assets and enhances
local communities

— The Board approves all major 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 a diversified portfolio

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

Changeinyear >,

The residual risk profile is judged to have increased toaMedium level
of risk during 2022 due to the adverse macroeconomic environment,
particularly the increased cost of borrowing. This has seen anincrease
in valuation yvields and 1o a lesser extent adecrease in occupier demand
inthe office, logistics and residential sectors.

Nonetheless, we remain confident that we have clear steps to realise
value from the Group's development pipeline and existing properties
through both development and repurposing activity and in the longer
term through integration across the broader urban estates,

i

The Group's information technology systems fail or are subject te an
attack which breaches their technological defences. Afailure could
lead to operational disruption, financial demands or reputational
damage due to assets being brought down and/or loss of commercially
sensitive data.

Risk Mitigations
— Cybercontrols framework and cyber strategy implemented and
validated by EY

— IS0 27001 aligned cyber policies setting out standards for
penetration testing, vulnerability testing, patch management,
access control and data loss prevention

— Implementation of Cisco Umbrella software to enable same level
of security in remote working locations

— Cyhertraining forallcolleagues and advanced training for higher
risk individuals, as well as periodic cyber awareness campaigns

— Cyberincident respanse plans in place
— Extensive use of multiple cloud-based systems

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

Changeinyear X

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

This assessment recognises the multiple mitigations the Group has

in place to detect and prevent cybarattacks. Nonetheless itis reflective
of the high level of cyber attacks occurring globally as a result of the
rapidly evolving technological landscape and uncertainty in the
geopolitical sphere.
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HEALTH AND SAFETY (NEW)

i

Thereis aserious work related injury, death and/orill health to our
colleagues, customers or contractars, and anyone else who visits our
propertios or premines This may ke due tothe Group's aclivniw vl
activities, or from external threats such as terrorism. In addition an
incident or public health issue, such as a pandemic, islikely to have an
adverse operationalimpact. Also, there is insufficient insight into health
and safety risks and mitigations with a failure to embed a strong safety
culture which increases the Group's exposure to reputational damage,
fines and sanctions.

Risk Mitigations
— Health and safety TS0 45001 management systemwith annual
externalcompliance audits

— Physical security measures implemented and regularly reviewed

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

— Online incident andrisk management tool for UK and Ireland and
incident managementinfFrance

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

— Formalised hierarchy of health and safety roles and respansibilities
forall assets and offices including core crisis group for dealing with
major incidents

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

— Healthand safety training pregrammein place forallonsite and
carporate new starters

— Onsite quarterly health and safety meetings. Monthly operational
meetings with weekly reports to senior management and an annual
update to the Board

— Appropriate insurance cover, including for terrorismand
property damage

Changeinyear

Health and safety is a new riskin the year having previously been
capturedin ‘Catastrophic event’ risk. The Group has a continued focus
onoperational safety and in 2022 we retained our strong safety record
with only three RIDDOR incidents (2021: two) and had no‘intolerable’
risks at yearend.

Whilstwe remain confident that we have appropriate mitigation actions
in place to effectively manage this risk, the residual risk has been
determined to be Medium. This refiects the patential seriousness that
amajor health and safety incident occurring at one of our properties
could have for the Group.
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J CAPITALSTRUCTURE

24

Lack of access to capital on attractive terms could lead to the Group
havinginsufficientliquidity to enable the delivery of the Group’s
slrategic objectives.

Risk Mitigations

— Board approves and monitors key financing guidelines and metrics
and allmajor investmentapprovals supported by afinancing plan

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

— Proactive engagement with ratings agency 1o support maintenance
of Investment grade rating

— Annual BusinessPlanincludes afinancing plan, scenario mocdelling
and covenani stress tests

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

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

— Interestrateand currency hedging programmes used to mitigate
rarket volatility

Changeinyear !

The residual risk assessmenthas increased during 2022, although

remains at a Medium level. This movement reflects the heightened

volatility infinancial markets with higher bond spreads and interest

rates, particularly in the second half of the year.

These adverse external factars have been partly offset by actionstaken
during the year including the renewal of the Group’s revolving credit
facilities and £1.95m of disposals. This has resulted ina £67m, or 4%
reduction in net debt over the course of 2022 and the Group has no
unsecurad refinancing required until 2025 which is not covered by
existing cash balances.



STRATEGICREPORT
RISKS ANDUNCERTAINTIES continued

K PARTNERSHIPS

o 8k

Asignificant proportion of the Group’s properties are held in conjunction
with third parties which has the potential to limit our ability to
implement the Group's strategy and reduces our control and therefore
liguidity if partners are not strategicaily 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

— Annual jointventure business plans ensure operational and
strategicalignment

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

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

— The Group aperates significantinfluence through governance rights
and Board representation for 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 monthly
and quarterly basis

Changeinyear :

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

This positionis cantrary ta the Group’s strategy of simplification and
creating an agile operating platform focused on a select number of core
urban estates and development opportunities. The averall 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.
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management intensity and uncertain outcomes, particularly for major
schemes with muitiple phases and long delivery timescales. Unsuccessful
projects result in adverse financial and reputational autcomes.

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

— Development plans and exposure included in annual business
planning process

— Group's development pipeline provides flexible future delivery
options, such as phasing, and requires limited nearterm
expenditure to progress to the next decision stages

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

— Capitalexpenditure is subject o astrict appraisal process which
defines the key investment criteria, the risk assessment process,
key stakeholders, and appropriate delegations of authority

Change in year

While costinflation and ongoing supply chain issues have adversely
impacted the broader property development market, we remain
confident over the Group’s ability to realise future value from our
numerous development epportunities.

In 2022, wecommencedworks on The Ironworks, a 122-unit
residential scheme directly adjacent to Dundrum. We also achieved
key milestones at schemes in Dublin, Reading and Birmingham.
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M TRANSFORMATION

The Groupfailsto deliver its strategic objective of creating an agile platform
due to sub-optimal transformation projects. Otherissues could arise due
to transtormation inftiatives being delivered late, overbudget or causing
significant disruption tobusiness-as-usual activity.

Risk Mitigations

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

— Implementaticn of a strong change management programme

— Fullmanagement and communications engagement to motivate
colleagliestadrive transformation agenda

— Useofexternal expertise to leverage best practise and support
axisting teams to deliver various initiatives

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

— Engagement with process and business owners to scope and deliver
optimal solutions

Changeinyear

Substantial progress on the transfarmation programme has been made
in2022. Key achievements included the consolidation of UK property
management services to asingle 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
hecomes acritical element of the transformation programme ta ensure
success and the likelihood of transition issues increases.
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N PEOPLE

Afailure to retain or recruit key management and other colleagues to
build skilled and diverse teams could adversely impact operational and
corparate performance, culture and ultimately the delivery of the
Group’s strategy. Asthe Group evolves its strategy it must continue

to maotivate and retain people, ensure it offers the right colleague
proposition and attract new skills inachanging market,

Risk Mitigations
— Recentrefresh ofthe Group's purposeg, vision and values

— Annualbusiness 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 programmes and twice-yearly formal
colleague appraisal process

— Active colleague forum to enable formal Board engagement with
feedback incorporated in managenent plans

— Affinity groups established to promote diversity, equality and inclusion
— Regulartailored colleague surveys to gain feedback

Changeinyear {

2021 saw an elevated People risk as a result of the impact of the
Covid-19 pandemic 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 level of residual risk, although the risk
remains as Medium reflecting the elevated tevel of voluntary colleague
turnover and risks associated with the Group’s transformation agenda
with the continuing focus on cost reduction.



STRATEGIC REFCGRT
VIABILITY STATEMENT

Ouerview
The Directors have assessed the future viability
cfthe Group.

The assessment factors in the latest economic,
trading and market outlcok, including
geopolitical uncertainty, primarily related to
the ongoing war in Ukraine, and the associated
economic challenges facing both consumers
and businesses from high inflation, rising
interest rates and supply chain pressures,

The Group has aclear strategy, announcedin
August 2021, with four strategic piltars:

— Reinvigorate our assets
— Accelerate development
— Create an agile platform

— Deliverasustainable and resilient capital
structure

These pillars are underpinned by the Group's
commitment te £SG and the Group has made
progressinall these areas during 2022, Details
of this progress, including details of 2023
strategic priorities and outlook, are explained
inthe Chief Executive’s Statement and inthe
Qur strategy and KPIs section.

Azsessmentofprospects

Toassess the Group's viability the Directors
have considered the strong operationaland
financial performancein 2022, the Group’s
current capital structure, strategy and future
prospects, and principal risks.

2022 financial and operational
performance

The Group increased its year-on-year adjusted
earnings by 60%, through improved revenue,
lower property costs boosted by the reversal of
credit losses fram stranger collections. Footiall
also steadily improved over the course of the
year, and tenant sales were back at pre-
pandemic levels.

Administration and net financing costs were
also lower by 17% and 25% respectively.
Reducing administration costs continues to
be a key area of focus with costs reduced due
to lower headcount, IT, insurance and
professional fees. Finance costs were lower
duetorecent refinancing activity, reduced net
debtand higherinterest income fromcash
deposits and derivatives.

Value Retail has achieved a strong operational
recovery in 2022, with the Group’s share of
adjusted earnings being £27m, 72% higher
than 20271,

Capital structure

From abalance sheet perspective the Group
completed £195m of disposals, £463m of
new revolving credit facilities and Value Retail
refinanced over £1bn of loans, including those
secured against La Vallée and Bicester Villages.

At 31 December 2022, the Group’s net debt,
excluding Value Retail, was £1,732m, £67mor
49 lowerthan at the start of the year, with an
average debt maturity profile of 3.4 years. The
Group has liquidity of £996m, reflecting cash
of £336m and unutilised committed revolving
credit facilities (RCFs) of £660m meaning that
the Group has no unsecured debt maturities
not covered by available cash balances until
2025, The RCFs currently mature over the
periodto June 2025 and contain aptions,
subject to lender consent, which could extend
theminto 2026 and 2027.

Inaddition, the Group’s share of net debt held
by Value Retail was £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 annuzlly reviews the strategy and
alsoin December of each year considers and
approves arolling five-year Business Plan
('the Plan’). The Plan sets out how the Group
will achieve its strategic objectives and contains
financialforecasts, financing strategies and
portfolio plans, including disposals, asset
management initiatives and development
projects. Tt alsoincludes forecasts of financing
and debt covenant metrics including reverse
stress headroom calculations.

Anotherimportant factorto considerin

the viability assessment is the diversity

and security of the Group’s income.

At 31 December 2022, only 17% of passing
rent is derived from the top ten tenants.
Also, 40% of the Group’s passing rentis
subjectto atenant break orexpiry over the
nextthree 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 to significantly improve
compared with 2020 and 2021. However,
levels of uncertainty remain high, particularly
those associated with the macroeconomy, and
two of the Group’s principal risks are currently
judged as having high levels of residual risk.

Having considered all of the above factors,
the Directors have concluded not to change
the three yeartimescale forthe Group’s
viability assessment. This means thatforthe
year ended 31 December 2022, the Group’'s
‘Viability period’ covers the period to

31 December 2025.

Assessinent of viabiiity

Toenable the Board to understand the Group's
projected resilience to adverse changes to the
Group's principal risks, 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 impactthe Group's capital
structure and debt covenantsand hence
viability. These include changes to rental
income and property values with mitigating
actions to preserve liquidity, altthough no
nen-contracted disposals have been
assumed. These adverse assurnptions, which
are outlinedin the table on the following page,
are consistent with those adoptedinthe
Severe but plausible scenarioin the Group’s
going cancernassessment explained in note
1Dto thefinancial statements.

The Directors also considered climate-related
risks as part of the Viability assessment. The
Group’s climate risk is currently judged to have
amedium level of residual risk and during
2022 the Group has developed asset level
project plans which provide a clear pathway
tothe Groupachieving Net Zero by 2030. The
total expenditure todeliver these asset level
plans overthe three year Viability period is
€.£30m, and there remains optionality over
the phasing of this expenditure if marketand
operating conditions are worse than expected.

Overall, given the longer term nature of climate
risk, the Directors have concludead that this

risk does nothave asignificantimpact onthe
Viability assessment overthe three year
Viability period.



Koy adverse ‘Viability’ assumptions
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Income: NRI and Value Retail earnings
Weaker occupier and consumer demand
resulting in lower sales and footfall, weaker
leasing demand, reduced collections and
increasedtenant failure.

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

Link to principal risks: oe@

NRImore than 25% lowerthan 2022 over Viability period due to higher vacancy; lower
variable rent (turnover rent, car park and commercialisation income); and increased credit
loss 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 support
future refinancing requirements and therefore no distributions have been assumed.

Property valuations

Lack of investor demand associated with the
adverse macroeconomic outlook and weaker
operational performance results in lower ERVs
and higheryields reducing property values across
the Group.

Link to principal risks: 0000@@

The Group's property portfolio, including Value Retalil, is assumed to suffer a capital return

of -16% overthe three yearViability period.

Liquidity and refinancing

Limited lenderappetite for retail properties
results in maturing loans being refinanced on less
attractive terms (higher borrowing costs, lower
LTVs forsecured loans).

Link to principalrisks: 00@@

Refinancingis 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 period.
Itis also assumed thatthe £350m 3.5% bond due in October 2025 is refinanced with anew

£350mbondissueat 5.5%inmigd-2025.

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

To avoid the risk of a breach of the Group's unsecured unencumbered asset covenant caused
by the forecast lower propertyvalues, it is assumed that the outstanding £191m of private

placement notes are redeemed in 2023,

To preserve Group liquidity, capital expenditure is reduced to c.E240m over the three year
Viability period and dividends are limited to the minimum REIT requirements.

Scenariooutcome

Based on the above Viability assumptions, the
Groupis farecast to retain significant liquidity
andis able to meet its obligations as they fall
due over the three year Viability period. It is
also farecast to remain compliant with the two
remaining key unsecured debt covenants,
gearing and interest caver,

The strength of the Group’s forecast viability is
shown in the adjacent table which sets outthe
currentand minimum forecast unsecured
borrowing covenant stress tests over the
Viability period:

Levelof reductionin key variable until

covenantbreach o

31Dec  Viability
Covenant Variable 2022 period
Gearing Group property  28% 17%

Va{ue P 4 ———
Interest cover Netrentalincome 61%

38%

Other mitigaiing actions

While the Viabitity scenario does not assume
any future dispasals, the Group remains
focusedonits disciplined disposal programme
of non-core assets.

Even in challenging markets, the Group has
completed disposals with gross proceeds of
£628msincethe beginningof 20271, and the
diversity of the Group’s portfolio, interms of
location and sector, provides access toa range
afinvestment markets. Disposals would be
expected toimprove the financial forecasts,
howevertheir precise impact on the financial
projections and Group’s debt covenants is
dependent onthe timing of asale; the level of
proceeds relative to book value; the ownership
structure; and whether any debt is secured
against the properties sold. Ln additicn,
disposal proceeds would provide additional
liquidity to support the refinancing
requiremeants over the Viability pericd.

Conclusion

Basedontheir detailed assessment of the
Viability scenario, the Directors confirm that
they nave a reasonable expectation that the
Group will be able to continue in operation and
meet its liabilities as they fall due over the three
year period to 31 December 2025.
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Non-financial
Information Statement

The Companies Act 2006 requires the H
Companytodisclose certain non-financial
information within this AnnualRepaort.

This information can be found in the following
locations within the Strategic Report (or are
incorporated into the Strategic Report by
reference forthese purposes):

Policy

dlisct

osures
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The Group also applies arange of policies
and procedures relating to colleagues,

environmental and social matters, human

Non-financialinf i . S .
on-financiatinformation - pagef rights and anti-bribery and corruption.

Bustness model 18-19 Adescription ofthese polices, the due

Principalrisks 50-59 diligence measures weundertake toimplement

Non-financial key parformance them and the _results ofapplying these policies,
indicators 5g  are altsetoutinthe table below.

Description

Policy applicationand outcomes

Associated
reporting
requirement

Energy policy

Sets out the Group's commitment ta
endeavour to use best practicein the
design and operation of the Group’s
assets to minimise energy demand across
multiple time horizons and procure energy
in aresponsible manner

In the UK and Ireland, the Group procured 100% renewable electricity in 2022, as well
as undertaking audits and compliance reviews within the 150 50001 compliant energy
management system. To transition the Group to Net Zero by 2030 we completed Net
Zero Asset Plans foreach destination. These plans address each asset’s s'gn ficant
energy users by identifying projects to address building controls, energy efficiency and
ongite renewable through the application of the energy hierarchy. Also see the
Environmental section of the Group’s ESG Report 2022,

— Environmental
matters

Environmental
policy

Includes the Group's overarching
commitment to design and build
properties using sustainable matenals
and practices, and to manage assets
under the Group's control efficiently
to ensure compliance and continually
improve environmentally

In 2022, we maintained our 150 14001 and ISQ 50001 accreditation across the UK
and Ireland. To ensure we continue teimprove and embed proactive environmental
management we have alsoimplemented an 150 14001 compliantimanagement
systemin Chateaudun (our principal office in France), $*Paringr and Les Terrasses du
Port in France. Also see the Environmental section of the Group's ESG Report 2022.

— Environmental
matters

Climate change
policy

Sets out the Group’s commitment to
develop and implement climate change
management and mitigation strategies
atbusiness and asset level. Recognising
three glimatic scenarios and the risks
and opportunities that arise from

these scenarios

The Group identifiea colleagues in care rales withinthe business to particpate ina
Climate Scenarias workshop in 2021. To build on this throughout 2022, we reviewed
risks and opportunities and mapped these across the assets to confirm deliverables
to positively manage the areas identified. To support this we have revised our
development standards with a view to ensuring that they address clirnate risks and
opportunities by addressing climate change within the design process. Also see the
Environmental and Governance sections of the Group's ESG Report 2022,

— Environmental
matters

Biodiversity Aims to ensure that oppartunities In 2022, we acknowledged that in order to address our operational mpacts we need — Environmental

policy to protect, enhance and restore to not only focus on climate change but more robustly work on biodiversity net gain matters
biodiversity are maximised while to ensure we minimise our centribution to the global biodiversity crisis. We continue
ensuring thatany negative iImpacts tomstatl bee hives, pollinator planting regimes and deliver education programmes to
resulting fromthe Group's husiness positian our assets as supporters af lacal bindiversity in the areas inwhich we operate.
operations are minirmised In addition tothis, Italie Deux was awarded the BicdiversCity Life label andin The

Qracle we planted 1,300 aquatic plants on floating river banks on the River Kennetand
Avon Canal in partnership with the Canal & River Trust and the Reading Abbey Quarter
BID. Also see the Environmental section of the Group's ESG Report 2022.

Code of conduct Sets out expectations for colleagues’ The Code of conduct 15 1ssued to all colleagues across the Group and supported by — Employees
personal behaviour including treating training during new colleague induction, as weli as being reinforced by the Board'sand ~ _ Gocial matters
others with respect, acting fairly in senicrisadership’s actions and communications. No material breaches were alleged
dealing with stakeholders, complying aridentifiedduring 2022. Alsa see page 24 for more infarmatizn an our colleagues. —Anti-bribery and
with laws and maintaining integrity in corruption
finansia.reportng

Equal Confrms the Group's cormmitmeant 10 The policy 1s available to all colleagues and applied in relation to allhinngand — Human rights

oppartunities
policy

egual opportunities and diversity and
the Group’s opposition to all forms of
unlawful discnmination

promaot on decisians at all levels, Nobreaches of the policy werg alleged oridentifed
during 2022. The ethos of the policy 15 supported by four colleague led afinity groups
(LGBTQ+, Race and Ethnicity, Women and Wellbeing), each of which has a sponsor
onthe Group Executive Committee and partners with Group Comrunications and
HR to deliver relevant news, events and initiatives to colleagues aciross the Group.
Also see nage 24 for more informat’on o4 our calleagues and a*finity groups.

—Employees

— Socialmatters
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Description
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Policy application and outcomes

Associated
reporting
requirement

Health, safety
and security
statement of
intent

Sets oui measuras designed toensure a
culture of health and safety best practice
that leads ta the elimination or reduction
inrisks to health, safety and security of all
associated with the Group

The policy is applied through our robust management system across the UK and
Ireland, which enabled us to gain re-accreditation to 1SO 45001 standard in October
2022. The Group undertook a full review ot all the centre assessments over the last
three years, and the entire Health, Safety, and Security Management System. As at

31 December 2022, there were no intolerable risks outstanding and no Environmental
Healrh Officer notices were received during the year. By integrating the nan-core
portfoliointo the management system, we saw areduction inthe number of openrisks.
Acontinued improvement in health and safety culture was reflected ininternal audit
scores with the entire portfolio sconing above 95%. Also see page 57 formore
information on health, safety and security matters.

—Employess
— Social matters

Modern slavery
and human
trafficking
staterment

Sets out the approach taken by the Group
to understand the potential modern
slavery risks associated with the Group’s
business and explains the actions taken to
prevent slavery and human trafficking
within the Group’s operations and supply
chains

Modern slavery awareness is maintained across the Group's operational teams and
specific training is provided to colleagues through the Group's online training system.
Key risk areas identified are within the Group’s suaply chain ard relate to construction
activities and low skilled support services —both areas remained low as part of the
Group’s overall nisk assessmentin 2022. By incorparating modern slavery declarations
in ourSource 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 modern slavery or human trafficking were identified or alleged during
2022.The Company’s 2022 Modern Slavery and Human Trafficking Statement was
approved by the Boardin June 2022,

—Humanrights

—Soccial matters

Responsible
procurement
palicy

Sets out the Group's objectives to promote
responsible procurement through the
purchase of environmentally and socially
sustainable goods and services and
engagewith key supplierstocencourage
hetter performance and effective
managernent of environmental and social
risks within the Group's supply chain

The policy was applied to procurement activities undertaken across both operational
and development activitiesin 2022. Supplier adherence to this policy is monitored and
enforced at the Reguest for Information stage of procurement with the most compliant
suppliers being progressed to the next stages of the procurement process. The palicy
is also Iinked to the due diligence process necessary to approve third party consultants,
cantractorsand suppl'ers. No material breaches were alleged or identified during 2022.

— Humanrights
— Social matters

— Anti-hribery and
corruption

— Environmental
matters

Supply chain
code of conduct
and procurement

Outlines a set of best practice standards
that apply toall Group suppliers (covering
legal requirements, labour standards,
health and safety and environmental
responsibility) and explains how the
Group measures and monitors supplier
adherence to such standards

This is fully embedded in the new proecurement process — each new supplier tathe
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 fully insured. RIDDOR
{Reporting 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. Thisis also inked to the due
diligence process necassary to approve third party consultants, contractors and
suppliers. Na material breaches were alleged or identified during 2022.

—Human rights

—Social matters

— Anti-bribery and
corruption

— Environmental
matters

Anti-bribery and
corruption policy™

Sets out the Group’s zero tolerance policy
inrelation to bribery and corruption,
including prohibitions onimproperand
facilitation payments, and penalties for
breach of policy

The policy 1s 1ssued 1o all colleapgues across the Group alongside the Gifts and
Entertainment Policy and supported by training delivered during the colleague
induction programme. The Company has also made available to all colleagues an
Anti-Bribery and Corruption Risk Assessment, which provides guidance on carrying
out due diligence when appointing third party constiltants, contractors and suppliers.
Noincidents of bribery orcorruption were alleged or identified during 2022,

—Employees

— Anti-bribery and
corription

Whistleblowing
policy*

Encourages colleagues toreport any
cancerns they may have in relationto
health and safety matters, the environment,
oranyotherunethical, unfair, dangerous
orillegal behaviour, sets out the process
for doing so and confirms that
whistleblowers will not be victimised

The policy is issued to all colleagues across the Group and supported by training during
new colleague inductions. No whistleblowing concerns were raised by colleagues
during 2022.

- Employees

— Anti-bribery and
corruption

Giftsand
entertainment
policy™

Explains the forms of, and circumstances
inwhich, gifts or entertainment might be
acceptable and the reporting and approval
procedures to follow where colleagues
wish to offer, or receive, hospitality

The policy is 1Issued 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 oridertified during 2022,

—Employees

— Anti-briberyand
corruption

All policies are available on the Company’s website at www.hammerson.com save forthase marked witha*which are available to all colleagues
throughthe Company’sintranet.

2022 Stratesic Report
Pages 1 to 63 of this Annual Report constitute the Strategic Repart which was approved and signed on behalf of the Board on 8 March 2023.

Rita-Rose Gagné

Director

Himanshu Raja
Director
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Rita-Rose Gagné
Chief Executive

Himanshu Raja
Chief Financial Officer

Appointed to the Board
2 November 2020

Appointed tothe 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 herexpertise spans across various asset
classes and multi-use assets, including residential, retail, office and
logistics. Priorto Hammerson, she held various executive roles at the
globat real estate company, Ivanhoé Carnbridge. Most recently,
Rita-Rose was President of Growth Markets, where she managed
over $7.6bn ofreal estate assets plus development projects across
rmarkets in Asiaand Latin America. She is a Non-Executive Director

of Value Retail plc.

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
companies inthe FTSE 100 and FTSE 250 for aver 12 years as CFQ of
Logicaple, GAS plc, Countrywide ple, and served as CFO of Misys under
private equity ownership. Himanshu has previously held senior roles
caveringfinance, IT, procurement and capital and cost tfransformation
largely in the telecoms sector. Himanshu gualified as a Chartered
Accountant with Arthur Andersen.

NON-EXECUTIVE DIRECTORS

Habib Annous Méka Brunel

Independent Non-Executive Director QIO R Independent Non-Executive Director o
Appointed to the Board Appointed tothe Board

5May2021 1 December 2019

Habib brings to the Board 30 years' experience in investment
management across arange of sectors, Mast recently, he was a partner
at Capital Group, from 2002 10 2020, where he was responsible forthe
European Real Estate sectar as wellas a number of otherindustries.
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
advisertothe Investor Forum.

Meka has broad experience in the European real estate sectarwhich,
togetherwith her knowledge and skills in property outside of retail,
strengthens the Board’s expertise. Her previous roles include Director
of Strategic Development at Gecinain 2003 and CEQ of Eurosic in
2006.1n 2009, she joined Ivanhoé Cambridge as European President
before returning to Gecinain 2014 as a Non-Executive Directorand
was CEOfrom 2017 to 2022, Méka is Chair of the European Public Real
Estate Association and a mermber of the supervisory board at CDC
Habitat. She also chairs University of the City of Tomorrow (UVD)
achapter of Palladio Foundation, a non-profit organisation.
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NON-EXECUTIVE DIRECTORS

Robert Noel Mike Butterworth
Chairofthe Board N Senior Independent Director o
Appointed to the Board Appointed to the Board

1 September 2020 and appointed as Chzairon 7 September 2020

1 January 2021

Robert brings extensive property industry knowledge and experience
to the Board having built a long and successful career spanning over
30vyearsin the real estate sector, including at other listed companies.
Mast notably, Robert was Chief Executive at Land Securities Group Plc
(Landsec) from 2012 until March 2020. Priortojoining Landsec in
20710, Robert was Property Director at Great Portland Estates Plc from
2002102009 and from 1992 10 2002 he was a Director of Nelsen
Bakewell, the property services group. Robertis a past president of the
British Property Federation. He will becorme Chairof Taylor Wimpey plc
atthe conclusion of its AGMin April 2023.

External Listed Directorships
Senior Independent Cirector at Taylor Wimpey plc.

Adam Metz
Independent Non-Executive Director

Mike brings to the Board 25 years’ experience in senior finance
roles in businesses across a range of sectors including technology,
manufacturing, communications, healthcare and beverages.
Previcusly he was CFO of Incepta Group plc and Cockson Group plc,
as wellas Non-Executive Director at Johnston Press ple, Kinand
Carta Group plc, Stock Spirits Group ple and Cambian Group ple.

External Listed Directorships
Non-Executive Director of Pressure Technologies plc and Focusrite plc.

Carol Welch
Independent Non-Executive Director

®®

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 strategyin the US, Europe and
Asia, through listed companies and private equity, enables him to make
avaluable contribution to our Board. Adam sits onthe boards of a
number of Morgan Stanley fund entities.

External Listed Directorships
Chair of Seritapge Growth Properties and Non-Executive Director
of Galata Acquisition Corp.

Carolbrings deep experience in commmercial, marketing, innovation
and digital gained while workingin senior roles at global businesses,
suchas 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 &
Tretand and European Commercial Officerat ODECN. From 17 April
2023, Carolwillbecome CEC of A F. Blakemore & Son Lid. Carolis our
Designated Non-Executive Director for Colleague Engagement.
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DEAR SHAREHOLDERS

Iam pleasedto presentthe Corporate
Governance Report for 2022, The Company is
subject to the UK Corporate Governance Code
2018 (the Code), which isavailable on the
website of the Financial Reporting Council at
www.frc.org.uk. The purpose ofthe Codeis ta
promote the highest ethical and governance
standards for UK premium listed businesses
tocontribute to long term sustainable success.
The Board considers that the Company has
applied allofthe principles and complied with
allofthe provisicns of the Code during 2022
with the exceptionthat Habib Annous had
served on the Remuneration Committee for
aweekshort of 12 months when he became
Chairofthe Committee on 28 April 2022
(having been appointed as armember of the
Committee on 5 May 2021) ratherthan the

12 months required by the Code, However,
the Board was satisfied that Habib had
appropriate skills and experience to serve

as Chairgiven histime as amemberof the
Committee and other relevant experience.
The Company’s compliance with the Codeis
reported against each of the five main sections
ofthe Code: Board leadership and Company
purpose; division of responsibilities;
compaosition, 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
tound throughout this Annual Report an the
following pages:

Code section Page
Board leadership and Company

purpose
The role of the Board 66
Purpose and strategy 66
Cultureand values 66
Stakeholder and workforce engagement 67
Division of responsibilities
Theroles of the Directors 68
Directer commitment 69
Board Committees 70
Board support 70
Composition, successionand

evaluation
Cemposition and succession 70
Board effectiveness review 70
Nomination and Governance Committee
~ Report 72
Audit, risk and internal control
Risk management and internal controls 71
Fair, balanced and understandable

assessment 71
Audit Committee Report 76
Remuneration
Birectors’ Remuneration Report 82

BOARD LEADERSHIP AND COMPANY
PURPOSE

The role of the Board

The pnmary duty ofthe Board is to promote
the long term success of the Company through
settingaclear purpose and strategy which
creates longterm value for its shareholders
and other stakeholders. Italignsthe Group's
culture with its strategy, purpose and values
and setsthe strategic direction and governance
ofthe Group. The Board has ultimate
responsibility for the Group’s management,
strategic direction and performance and
ensuring that sufficient rescurces are available
toenable managementto meet the strategic
objectives set.

The Company has a Schedule of Matters
Reserved for the Board (Matters Reserved),
which was reviewed and updatedin
December2022, andis available to view at
www.hammerson.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
systemofinternal contros and risk
management, including climate-related
risks and opportunities, and approves and
moenitors performance against the annual
Business Plan,

Details of the Board of Directors of the
Company as at the date of this report are set
outonpages 64to 65 andfurther information
oneach Director can be found onthe
Company’s website at www.hammerson.com.
Details of the various Director roles are setout
in the ‘Division of responsibilities’ sectionon
page 68 and details of Board and Committee
changes duringthe yearcan be foundinthe
Nornination and Governance Committee
Reportonpages72to75.

Key activities of the Board in 2022

Durning 2022, among other things, the Board

spenttime on:

— Strategicaims andthe financial and
operating performance of the Company

— Externaleconomic devetopments and
othertrends relevant to the Company

— Stakeholdermatters, including
consideration of developments relevant
tocolleagues, shareholders, partners and
otherstakeholders

— Investment and disposal proposals and
planning

— TheCompany’s annual and halfyear
reporting, including considerations relating
todividends

— Strategic projects andinitiatives 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

— Matters relating to risk and the internal
control frarmework together with IT and
cyber matters

— Theexternal Board and Committee
effectiveness evaluation.

Purpose and strategy

The Board discharged its responsibilities in
relation tostrategy and purpose through a
number of activities in the year. These included
the annual Board strategy session heldin
October 2022, which covered a wide range
of strategicissues withinput from senior
management from across the business.

In addition, the Board considers strategic
matters as part of regular meetings through
the year. Ateach scheduled meeting,
management provide updates an
performance against strategic goals and
initiatives, together with relevant updates
on external developments.

During 2022, the Company has evolved its
purpose and strategic objectives. The Group
has a clear purpose: we create outstanding
experiences in unique city locations, The Board
spenttime discussingand approving the
purpose statement, including consideration

of feedback provided by colleagues.

Throughout 2022, the Board focused on
providing leadership and suppert tothe
Executive team as well as anobjective,
independent and constructive view onthe
Company’s strategy and husiness model,
toensure they adequately reflect the core
capabilities of the business and the changing
externalenvironment, particularly during

a period of challenging macroeconomic
conditions. Thisincludes therefresh of the
Company's sustainability strategy which was
launched during the first half of the year.
Furtherdetailon how the Company generates
and preserves value gver the long term is set
outinthe Chief Executive’s statement on
pages 10to 15 and Qurbusiness modelon
pages 181019,

Culture and values

The Board recognises the importance that
culture and values play inthe long term
success and sustainability of the Company,
and the role of the Board in establishing,
monitoring and assessing culture. During
2022, the contribution of culture and values
has been animportant focus for the Board.




Following the strategic review and the
organisational changes during 2021,

the senior leadership team worked with
colleagues in 2022 toraview andrefine
Hammerson's values to reflect our new
strategy, with appropriate oversight and input
fromthc Doard. The new values die Alnbitous,
Connected and Respect.

The Group is committed to fully complying with
allapplicable laws and regulations and has
high standards of governance and cempliance.
The Code of Conduct has been prepared to
help colleagues and Directors to fulfil their
personal responsibilities to investors and
wider stakeholders. The Code of Conduct
covers the 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 ofinformation

The colleague induction programme includes
compulsory madules on health and safety,
anti-bribery, cyber security, sustainability,
protection of confidentialand inside
information and data protection, which are
deliveredinthe UK, France and Irelandviathe
Group's online Learning Management System.
The content for these modules was reviewed
and refreshedin 2022 in advance of & planned
relaunchwith colleagues during 2023,

The Directors remaincommitted to zerg
tolerance of bribery and corruption by
colleagues and the Group's suppliers, The
Audit Committee receives annual Anti-Bribery
and Corruption, Fraud and Whistleblowing
Reports and reviews the arrangements in
place forindividuals to raise concerns. The
Board reviewed and, on the Committeg’s
recommendation, approved updates to the
Company's Anti-Bribery and Corruption Policy,
Anti-Fraud Policy and Response Plan and
Whistleblowing Policy. Therewere no
allegations of fraud detected orreported
duringthe year.

The Group's Modern Slavery and Human
Trafficking Statement is submitted to the
Board for approval each year, and the
statement is published onthe Company’s
website at www.hammerson.com.

Engagement with stakeholders

Stakeholdar engagement remains a priority for
the Board. In order to comply with Section 172
of the Companies Act 2006 (the Act), the
Boardtakes into consideration the interests

of stakeholders when making decisions and
Imcludes a statement setting out the way in
which Directors have discharged this duty
during the year. Further information on the
actions carried outin 2022 by the Board to
comply with its obligations to the Group’s
stakeholdersis detailed on pages 32te 33 and
the statement of compliance with Section 172
ofthe Actis setouton page 34. The
identification of our key stakeholders and the
continuing cngagement efforis help to ensure
that the Board can understand, consider and
balance broad stakeholder interests when
making decisions todeliver longterm
sustainable success. While the Board will
engage directly with stakeholders on certain
issues, stakeholderengagement will often
take place at an operational level with the
Board receiving regularupdates on
stakeholderviews fromthe Executive
Directors and the senior management team.
Board papers requesting adecisionfromthe
Board are required toinclude a specific section
reviewing the impact of the proposalon
relevant stakeholder groups.

Engagement with colleagues

Ourcolleagues are central to the business and
their performance is critical to its long term
sustainable success. Colleague engagement
inour business is therefore high on ouragenda
at both Board and senior management levels.

The Colleague Forum (the Forum) enhances
two-way dialogue between the Beard and
colleagues, offering a structured environment
for the Board to listen to feedback frem our
colleagues, allowingissues to be highlighted
and informs future Board decision making.
Carol Welch is our Designated Non-Executive
Directarfor Colleague Engagement. The
purpose of the role is to:

— ActastheBoard’'seyesandearsto
understand colleagues’ views on Company
culture, and the degree to which behaviours
andvaluesin the business are aligned with
culture and values agreed by the Board

— Provide guidance and feedback, with
insight gained from the Forum and from
separate sessions held with colleagues, on
achieving effectivc internal communication

— Provide independent advice and guidance
tothe Chief Executive, Chief People Officer
and other Group Executive Committee
(GEC) members on matters of colleague
engagement
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— Speak onbehalf of the Board at the
Forum's events

— Assistthe Board i understanding
colleagues' views based cninsight from the
Forum and colleague sessions, and provide
auidansa to tho Board an havy their
decisions may impact colleagues

Carolattends quarterly meetings with the
Forum in addition to separate discussions with
its Chairand the Chief People Officer, and
monthly sessicns with the Chief People Officer.
In QOctober 2022, Caroland Habib Annous,
Chair of the Remuneration Committee, carried
outan engagement session with the Forum
specifically to explain the propesed changes
to the Company’s Remuneration Policy and
how the proposals aligned with colleague pay.
The Forum was suppoitive of the proposed
changes and comments raised were shared
with the Rernuneration Committee, During the
year, Carolalso held engagement sessions
with colleagues based at assettocations.
Carol'sannual report on colleague engagement
in 2022 included an assessment of progress
made against 2022 objectivesand her
recommendations forengagement priarities
for 2023, which were reviewed by the
Nomination and Governance Committee 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 andengagement, and to
facilitate positive change aligned to the
Company's strategy. The Cempany also has
four colleague affinity groups {LGBTQ+,
Women, Race & Ethnicity, Wellbeing) which
are integrated with the Forum to support
colleague engagement and diversity and
inclusion activities throughoutthe year. Each of
the groups has adesignated GEC sponsorto
provide senior leadership support for its work.
To further support a culture of diversity and
inclusionthroughout the business, the
Company established a new Diversity, Inclusion
and Engagement Manager role in February
2023. Finally, the Forum provided colleague
feedback on workplace culture and other
developments during the yearto the GEC.

Further details on colleagues, including

our approach toinvestinginand rewarding
ourworkforce as wellas the policies and
procedures applicable tocolleagues, canbe
found on pages 24and 62to63.
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Engagement with shareholders

The Company undertakes investor relations
(IR) activity to ensure that currentand
potentialsharehoiders, as well as financial
analysts, are kept informed of performance
and have appropriate access to management
tounderstand the Company’s businessand
strategy. The Board is regularly updated on
IR matters and feedback received from
shareholders. The Board believesitis
important to maintain cpen and constructive
relationships with shareholders and for them
to have opportunities to share theirviews with
the Board. The Chief Executive and Chief
Financial Officer engage with the Company’s
major institutional shareholders on aregular
basis, As Chair of the Board, I meet with
shareholders to discuss 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 from
timeto time, including an extensive
consultation in recent months as part of

the Committee’s review of the Directors’
Remuneration Policy. The Board also regards
the Company’s AGM as an important
opportunity for shareholders toengage
directly with Directars.

Conflicts of interest and concerns

The Board has a well-established and detailed
process for the management of conflicts of
interest, The Directors are required to avold

a situation where they have, or coutd have,
adirectorindirect conflict with the interests of
the Company. Prior tg appointment and during
theirterm in office, Oirectors are required to
disclose any conflicts or potential conflicts

to me, as Chair, and the General Counseland
Company Secretary, At each scheduled
meeting of the Board, a governance reportis
reviewed, containing details of conflicts of
interest for each Director notingany changes
or matters for authorisation. As part of the year
end reporting, each Director reviews the
Confiictof Interest Registerin respect of their
disclosed conflicts and confirms its accuracy to
the General Counsel and Comparny Secretary.

Thereis regular dialogue between Directors
outside Board meetings on any important
issues that require discussion and resolution.
Tf necessary, any unresolved matters that are
raised with the Chair of the Board, the Senior
Independent Director andthe General
Counseland Company Secretary would be
recorded inthe minutes of the nexi Board
meeting. As Chair of the Board, Iencouragea
culture of open and inclusive debate, challenge
and discussion at meetings and cutside of the
formal environment. This helps to ensure that
any concerns can be considered and resolved.

Board and Committee meetings attendance — 2022
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DIVISION OF RESPONSIBILITIES

Role of the Chair of the Board and the

Chief Executive

The Chair of the Board and the Chief Executive
have separate roles and responsibilities which
are clearly defined, set out inwriting and
available on the Company’s website.

As Chair of the Board, Lamresponsible forthe
overall effectiveness of the Board in directing
the Company and for ensuring that the Board
receives accurate, timely and clear information.
The conclusion 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 eutin
2022 are summarised on pages 70to 71.

The Chief Executive leads and manages the
businessin line with the strategy, policies and
parameters set by the Board. Toensure the
effective day-to-day running of the business,
authority for operational managementof the
Group has been delegated to the Chief
Executive and some powers are further
detegated by her to seniormanagers across
the Group.

Investment and

Additional, Nomination Remuneration Disposal
Scheduled Board  unscheduled Board  AuditCommittee Committee Committee Cammittes
MNote meetings meetings nmeetings meetings (note f) meetings meetings (nate g}
Robert Noe! T 171 N/A 272 N/A 77
Rita-Rose Gagné 7/7 1/1 N/A N/A NJA NJA
Himanshu Raja h 6/7 1/1 N/A N/A N/A N/A
Hahib Annous e 717 1/1 5/5 272 5/5 1/1
Méka Brunel h 6f7 0/1 N/A 2/2 4/5 5/7
Gwyn Burr C 2/2 N/A N/A N/A 2/2 N/A
Mike Butterworth 717 L 5/5 212 N/A N/A
Des de Beer a,b,d a/4 N/A N/A 11 NJA 474
Alan Olivier a,b,d 1/1 N/A N/A N/A N/A 1/1
Andrew Formica [= 2/2 N/A 2/2 N/A N/A N/A
Adam Metz 77 1/1 5/5 1/2 N/A 7i7
CarolWelch 777 171 N/A 2{2 5/5 N/A
a AlanOlivier was appeinted as an alternate to Des de Beeron 22 February 2022.
b ForMarch 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 cn 11 Octaber 2022,
e Habib Annous became a member of the Investment and Disposal Committee starting on 19 October 2022,
f The Nomination Committes was reconstituted as the Nomination and Governance Committee on 8 December 2022,
g The Investment and Disposal Committee was disbanded on 8 December 2022,
h Where Directors are indicated as not having attended Board or Committee meetings, this is attributable te pre-existing and unavoidable commitments or due to

illness. Ineach case, the Director was provided with all Board papers and the opportunity to provide comments to the Chair of the Board or Committee, as apprapriate.



For further detail of the division of
responsibilities amongst Board Committees
seepage 68.

Role of the Non-Executive Directors and
the Senior Independent Director

The Non-Fxeritive Diractors arc identified i
their biographies on pages 64 to 65 and playa
key role in providing constructive challenge to
management and offering strategic guidance
through their participation at Board and
Committee meetings. The Non-Executive
Directors hold a meeting without me present
annually, led by the Senior Independent
Director, todiscuss my performance, in
addition to playing a key role in appointing and
removing Executive Directors and scrutinising
management performance against objectives.
Ialse hold meetings with the Non-Executive
Directors as part of every Board meeting
without the Executive Directors present.

AllNon-Executive Directors are considered to
be independent as at the date of this Report,
inaccordance with the provisions of the Code.
Twasindependent onappointment to the
Board in September 2020 forthe 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 Butterworth succeeded Gwyn Burras
Senior Independent Directorin April 2022 and
is available to discuss shareholders’ concerns
on governance and other matters. Hecan
deputise as Chair of the Board in my absence,
actasasounding board and serveas an
intermediary for other Board members, His full
roieis clearly defined in writing and available
onthe Company’s website.

Directors’ time commitment and additional
appointments

All Directors are thoroughly engaged with the
waork of the Group, as evidenced by their
attendance at Board and Board Committee
meetings during the year, which is disclosed
il Ue Board and Commitiee meetings
attendance table, set out on page 68.

In addition to Board and Board Committee
meeting attendance, anumberofthe
Non-Executive Directors also visited the
Company’s assets during the year.

As part of the selection process forany
potential new Directors, any significant
external time commitments are considered
before anappointment isagreed. In 2020,
the Board adopted a Directors’ Overboarding
Policy (Gverhoarding Policy) ta set limits an the
number of external appointments which can
be held by Directors in line with the guidelines
published by Institutional 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
are required to consult with the Chairof the
Board and obtain the approvat of the Board,
before taking on additional appointments.
Executive Directors are not permitted to take
onmare than one external appointment as a
director of a FTSE 100 listed company or any
othersignificant appointment.

The Overhoarding Policy states that Non-
Executive Directors may hold up tofive
rnandates on publicly-listed companies
{including theirrole as a Director of the
Company). Forthe 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 exacutive director
lorcomparable role) is counted as
three mandates

None of the Directors” external directorships
exceedthe limitin the Overboarding Policy. The
Overboarding Policyis available to viewonthe
Company’s website at www.hammerson.com.

In line with the Code, during the year the Board
considered significant external appointments
proposed to be undertaken by certain 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
in April 2023. Foreach appointment, the Board
considered (among other things) the time
commitmentand whetherit presenteda
conflictof interest. In each case, the Board
approved the proposed appointments and
was satisfied that nane of them would restrict
the relevant Director from carrying out their
duties as a Director of the Company. The
relevant Director did not participate in the
decision or discussion with respect to their
own proposed appointments.
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Board Committees

The Board hasdelegated certain
responsibilities to its Audit, Remuneration,
and Nomination and Governance Committees,
each of which reports regularly to the Board.
Fachofthese Committees’ terms of reference
is available onthe Company’s website at
www.hammerson.com. During the year, the
Board undertook areview of its Commitiee
structure following feedback received during
the Board effectiveness review process.

In December 2022 it resolved to disband the
Investment and Disposal Committee and o
transfer its responsibilities to the Board.
Priorto the disbanding of the Investment and
Disposal Commiittee, the Committee was
responsible for overseeing the Group's
acquisitions, capital expenditure and
disposals, and assisted the Board in fulfilling
its oversight responsibilities to deliverthe
strategy. The Committee met seven times
duringthe yearand the agendaforeach
meeting reflected the status of investment
and dispasal praojects under cansideration by
management. The Committee also reviewed
progress by receiving update reports and
received regular updates an market
conditions. Both of these responsibilities
now reside with the Board, which will be
responsible for scrutinising proposals and
recommendations to proceed with
transactions valued over £30m.

In December 2022, the existing Nomination
Committee was reconstituted as the
Normination and Governance Committee with
a broadened remitincluding certain additional
governance related responsibilities, previously
the responsibility of the full Board. This change
willenable enhanced focus on corporate
governance matters whilst ensuring that
relevant tems are escalated to the full Board
where appropriate.

Further detail onthe wark of each of the Audit,
Nominationand Governance, and Rermuneration
Committees can befound on pages 76,72 and
82, respectively.

The Board is also supported by three further
cammittees, the principal of which is the GEC,
which provides executive management of the
Groupwithinthe agreed strategy and Business
Plan. The GEC is chaired by the Chief Executive
and comprises the senior 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 manages the
operation of the business onaday-to-day
basis, setsfinancial and operational targets,
oversees the Group's risk management and
has responsibility forthe Company’s

sustainability objectives. The GEC is supported
inturn bythe Group InvestmentCommittee,
which supports the GEC and the Board inthe
execution of their respective capital allocation
responsibilities, and by the Group Management
Committee which supports the GECinthe
execution of its operational duties.

Board support

0On 9 May2022, Alex Dunn was appointed as
General Counsel and Company Secretary.
The General Counseland Company Secretary,
whose appointment or removalis decided by
all Directors, provides independent advice to
the Board on legal and governance matters
and ensures that the Board has the policies,
process, information, time and resaurces it
needs inorderto function effectively. This
includes ensuring that the Board regularly
receivestraining and updates onrelevant legal
and governance developrments as well as
assisting with the induction of new Directors.

COMPOSITION, SUCCESSION AND
EVALUATION

Composition and succession

Appointments to the Board are subjecttaa
formal, rigorous and transparent procedure
based on meritand objective criteria, which

is overseen by the Board’s Nomination and
Governance Committee. The Nomination and
Governance Committee also overseesthe
effective succassion planning of the Directors
and the process for succession planning tothe
senior management team.

Following a review of the composition of the
Board and its Committees, it was determined
that the Board and its Committees have an
appropriate and diverse combination of skills,
experience and knowledge that are relevantio
the Groupin its operating context. For further
detail of each Director's skills, experience and
knowledge, see the Board Skills Matrix on page
73. The Nomination and Governance Committee
also promotes diversity an the Board and
throughout the Group.

The Board has confirmed that each Director
continues to be effective and demanstrate
commitmenttotheir role. Onthe
recommendation of the Nomination anct
Governance Committee, the Board will
therefore be reconmendingihat all serving
Directors be reappointed by sharehoiders
atthe 2023 AGM.

Further information on compasition,
succession and the work of the Nomination
and Governance Committee can be foundin
the Nomination and Governance Committee
Report onpages 72 to 75.
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The Board acknowledges ihe benefits that
diversity and inclusion can bring to the Board
andtoalllevels of the Company’s operations.
As such, the Board is committed to the
promotion of diversity and inclusion across
the Company and ensuring that all employees
are treated fairly. Further information on the
Board's approach to diversity and inclusion,
and the 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 formal and rigorous
evaluation of its effectiveness and the
performance of the whole Board, its individual
Directors and its Committees annually.

The Board's policy, in line with the Code,
istocarry adt an externally facifitated Board
effectiveness review every three years and
this year, the Board appointed an external
evaluatorto carry outan independent review
of its effectiveness and performance.

The Beard considered a shortlist of potential
external evaluators following a selection
process led by the Chair. It appointed Hanif
Barma of Board Alchemy to undertake the
effectiveness review. Board Alchemy has no
other connection with the Company. The
Board discussed the scope and tirming of the
review, and the Chair and the General Counsel
and Company Secretary then agreed the
process to be followed with Board Alchemy.

Fach 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 witha
wida range of documentation and information
inresponse to an information request they
submitted. Mr Barmaalso observed a Board
meetinginJune 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 tothe
FRC’s guidance an board effectiveness,
including:

Board composition, skills and diversity
Board behaviours and dynamics

!

[

i

Oversight of business performance
and strategy

Board responsibilities and independence
Board meetings and information

The operatian and contribution of
Committees

{

|

|

Stakeholder engagernent



Board Alchemy presented adetailed report
setting out the results of their review for
discussion atthe Board's meeting in October
2022, Following that initial discussion,

the Chairand the General Counsel and
Company Secretary subsequently presented,
for discusgion and appraval by the Doard,
afollow-up reportat the Board's meeting

in December 2022 setting out proposed
actions and timelines in responze to the
recommendations in Board Alchemy's report.

The overall conclusion of the evaluation
wasthat the Board and its Committess are
effective. The report identified many strengths,
inciuding clear remits for the Rpard and its
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 demonstrates good diversity
interms of genderand ethnicity,

Interms ofthe operation of the Board, the
evaluation concluded that the Chair leads the
Board wellwithaninclusive style, and that
non-executive members have constructive
relationships with the executives whilst
maintaining an appropriate level of challenge.
Board Alchemy found that independence and
management of conflicts of interest are taken
seriously by the Board. The evaluation also
found that the Board shows positive dynamics,
operatinginan openandtransparent manner
with contributions to discussion from around
the board table.

Board Alchemy concluded that Board
meetings operate well with high-quality
discussion facilitated by thorough planning,
good papers and comprehensive
management presentations.

The Board welcomes the positive conclusions
of the evaluation and will focus during 2023

on the recormmendations made by Board
Alchemy with the aim of furtherimproving the
effectiveness of the Board and its Committees.
The recommendations made in this year’s
evaluation include: following the pandemic,
continuing to create opportunities forinformal
interaction between Board members; creating
additional opportunities far Directors to meet
awider range of managementand staffin
astructured way; holding private sessions of
the Non-Executive Directors before a board
meeting ratherthan at its conclusion;
continuing to focus on the Cormpany’s long
term strategy includingin relation to ESG
matters; and enabling ongoing Board oversight
of technology and syslems changes inthe
years ahead.

The Board considers that improvements
have been made inthe areas identified for
improvement in the internal evaluations
undertaken in the previous two years,
including in relation to Board and senior
management succession planning, the
Buard's involvernentin culture and values,
and the Board’s cngoing consideration of
the evolving retail environment.

Director performance

During the year, as Chair, T hold meetings
with individual Directars at which, amang
otherthings, theirindividual performance
is discussed. Informed by my ongoing
obscrvation ofindividual Directors, these
discussions form part of the basis for
recommending the reappointment of
Directors at the AGM.

Chair performance

Asin previous years, the Senior Independent
Director lad an annual assessment process in
respect of my performance as Chair. This
involved meeting with other members of the
Board and the Company Secretary without me
being present and consideration of relevant
findings from the external Board Effectiveness
Evaluation. The Senior Independent Director
subseguently provided feedback to me.

AUDIT,RISK AND INTERNAL CONTROL

Financial statements and audit

The Board has established formaland
transparent policies and procedures in relation
tothe production of the financial statements
and the audit functions. The Audit Committee
oversees the Group’s financial reporting and
monitors the independence and effectiveness
of theinternal and external audits, The
Committee oversees the valuationof the
property portfolioand is responsible for

the relationship with the External Auditor,
Furtherinformation can be found inthe Audit
Committee Report on pages 76 t0 81.

Falr, balanced and understandable
assessment

The Board is responsible for presenting a fair,
balancedandunderstandable assessment of
the Company’s position and prospects. The full
statement confirming this can be found inthe
Statement of Directors’ respensibilities on
page 116. Additionally, the Group’s Viability
Statement can be found on pages 6Gtoé1l and
the going concern statement can be found on
pagel133.
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Risk management and internal controls
The Board recognises that it has overall
responsibility formonitoring risk management
and internal control systems soas to protect
the assets of the Group andensure risks are
appropriately managed. Further information
onthe Group's approach torisk can be found
onpages 501059 andinthe Audit Committec
Report on pages 7610 81.

REMUNERATION

Remuneration Committee

The Remuneration Committee is responsible
for establishing a remuneration policy which is
designedto supportthe Company’s strategy
and promote its long term sustainable success.
The Committee sets the remuneration for the
Chair ofthe Board, Executive Directors and
members of the GEC, Tt also oversees
remuneration policies and practices across the
Group. The Committee is responsible forthe
alignmentof reward, incentives and culture
and approves bonus plans and long term
incentive plans for the Executive Directors

and members of the GEC. A key focus of the
Committee in 2022 was the trignnial 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
hodies. Further information can be foundin the
Remuneration Committee Report on pages
8210113.

Robert Noel
Chairofthe Board
8 March 2023



CORPORATE GOVERNANCE

NOMINATION AND GOVERNANCE COMMITTEE REPORT

Nomination and Governance
Committee Report

Robert Noel
Chair of the Namination and Governance
Committee

Overseeing matters related 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.

DEARSHAREHOLDERS

Lam pleased to present the Report of the
Nornination and Governance Committee
(the Committee) covering the work of the
Committee during 2022.

In December 2022, the existing Nomination
Committee was reconstituted as the
Nomination and Governance Committec with
abroadened remit, which now includes certain
additional corporate governance related
responsibilities, previously the responsibility
of the full Board. This change will enable
enhanced focus on corporate governance
matters whilst ensuringthat relevant items are
escalated to the full Board where appropriate.

The Committee comprises all our Non-
Executive Directors and its terms of reference
can be found onthe Company’s website at
www.hammerson.com. The Chief Executive
and Chief People Officer attend meetings

by invitation, together with the General
Counsel and Company Secretary, whoacts as
Secretary to the Committee. The Committee is
responsible for recommending appointments
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7Méka Bruns;l

Mike Butterworth

Adam Metz

CarolWelch

to the Board and its Commitiees and ensures
that plans have been putin place forthe
orderly succession to the Board, its
Committees and the senior management
team. Thisinciudes the development of a
pipeline of potential candidates to the Board
and the senior management team with the
necessary skills and experience, while also
taking intoaccount diversity and inclusion.
The Committee is now also respansible for
overseeing the Board effectiveness review and
monitoring developments relating to corporate
governance, bringing any issuesto the
attention of the Board.

Key activitiesin 2022

During the year the Cormmittee met twice and

its activities inciuded:

— Considering Board composition and
succession

— Assessing the composition of the Board’s
Committees

— Reviewingtalent and executive
management succession planning

-— The annual review of the Board’s Diversity &
Inclusion Policy and Gverboarding Policy



Board Skills Matrix
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Retail

Rita-Rose Himanshu Robert Habib Mike Meka Adam Carol
Gagnée Raja Noel Annous Butterworth  Brunel Metz Welch
Esk Management; Audit N £ N N N
Finance, Banking; Financial Services; Fund Management E N N M
Investment; Mergers & Acquisitions E E N N N N N
Assetand Property Management, Regeneration & Development E N N N
Business Transformation; Strategy E E N N N
E N N N
Media; Marketing N
Digital; Customer Service & Customer Behaviours E E N
International Business & Markets £ N N N
Environmental, Social & Governance E E N N N N

E —Executive Director
N— Non-Executive Director

— Assessing the Directors' skill sets,
knowledge and experience toensure that
anappropriate balance of skills, knowledge
and experience has been maintained

— Reviewing the Non-Executive Directors’
independence

Board balance, composition and skills

The Board currently comprises eight Directors:
the Chair of the Board, two Executive Directors
and five Non-Executive Directors. During the
yearand inaccordance with its usual practice,
the Committee reviewed the compaosition and
balance of the Board and its Committees,
having regard to reguirements under the UK
Corporate Governance Cade (the Code).

The review considered: each Director’s skills,
experience and knowledge; the membership
ofthe Committees of the Board; the balance
onthe Board between Executive and Non-
Execulive Directors; the tenure of individual
Directors and the Board as awhole; multiple
forms of diversity on the Board; and the
independence of the Nan-Executive Directors.

As demonstrated by the skills and experience
summarised inthe biographies of the Directors
on pages 64 and 65, and the Board Skills
Matrix above, the Board members have awide
range of relevant skills gained in diverse
business environments and different sectors
and gecgraphies. This gives the Board varying
perspectives during discussions and enhances
its decisfon-rmaking and oversight of
management. The Committee is satisfied that
the Board has the necessary mix of skilis and
experience to fulfilits role effectively (as
confirmed by the extarnally facilitated Board
effectiveness review conducted in 2022 -
seepages 70and 71).

The Committee is also satisfied that the Board
is comprised of an appropriate combination of
Executive and Non-Lxocutive Directors, and
that the overall size of the Board remains

appropriate giventhe complexity and scale of
the Company’s operations. All Non-Executive
Directors are currently considered to be
independent forthe purposes ofthe Code as at
the date of this Report. On appointment to the
Board, I was consideredto be independent in
accordance with the terms of the Code,

0On 28 April 2022, Gwyn Burrand Andrew
Formica stepped down following the conclusion
ofthe 2022 AGM. Habib Annous, Non-
Executive Directar, succeeded Gwyn as Chair
of the Remuneration Committee and Mike
Butterworth, Non-Executive Director,
succeeded Gwyn as Senior Independent
Director, On 11 Octaber 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 from that date. Once again, Twould
liketothank Gwyn, Andrew, Des and Alan for
their positive contributions to the Board over
anumberof years.

All Directors are subject to annual re-election
by shareholders at the AGM. Prior tothe
Company’s AGM eachyear, the Committee
considers, and makes recommendations to
the Board concerning, the reappointment of
Directors having regard to their performance,
suitability, time commitment and ability to
continue to contribute to the Board. Following
this year’s review inadvance of the 2023 AGM,
the Committee has recommended to the Board
that all Directors be reappointed atthe AGM.

The biographies of the Directors, set outon
pages 64 and 65, contain more informaticn on
the reasons why the Board recommends the
re-election of each Birector. Directors are
expected to devote sufficienttime to the
Company’s affairs to enable them to fulfil their
duties as Directors effectively. The attendance
at the meetings for each Director during 2022
is shownin the Board and Committee

Meetings Attendance on page 68. Details

of the Company’s Overboarding Policy and
decisions made duringthe yearin relation to
Directors’ additional external appointments
are setout on page 69. The Committee
remains satisfied thateach Director continues
to devote an appropriate amount of time to
the Company andto theirresponsibilities as
aDirector.

Board Diversity & Inclusion Policy

and ohjectives

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 inclusionin respect of the
Board and senior management team.

The Board recognises the henefits of diversity
andinclusionintheir broadest sense inthe
boardroom and that the skills, knowledge

and backgrounds collectively represented on
the Board should reflect the environment in
which the business operates. The policy can
be read in full on the Group’s website at
www.hammerson.com,

The Board centinues to make progress in
achieving the objectives of its Diversity and
Inclusion Policy as setout in the table below.
The Directors believe that the benefits of
adiverse andinclusive Board, and wider
workforce, will bring different perspectivesand
build a broad range of capabilities necessary
forthe Company to achieve its strategjc
objectives. Atthe end of 2022, three of the
Board’s sight members were women (37.5%)
and the Board exceeded the Parker Review
target of having at least one Director from
arminarity ethnic group.
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BOARD DIVERSITY & INCLUSION POLICY OBJECTIVE PROGRESS UPDATE

Considerdiversity and inclusion, including gender and ethnicity,
when reviewing the composition and balance of the Boardand when
conducting the annual Board effectiveness review.,

Diversity and inclusionis carefully considered as part of the Board's
annual review ofboth Board and Committee composition. 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 on the Board.

Almio 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 at least one of the Chairof the
Board, the SeniorIndependent Director, CEQ or CFO s female.

At the date of this report, the Board comprises 37.5% women Directors
and the Chief Executive Officeris ferale. The composition of the Board
inthis regardis in line with the requirements of the policy.

Aim at all times to have at least one non-white director onthe Board.

At the date of this report, the compaosition of the Board exceeds the
requirement of the policy and the Parker Review. The Company
responded tothe BEIS “Parker Review — FTSE 350 Ethnic Diversity
Survey” in December 2022 and continues to monitor wider
developmentsinthis area.

Encourage and monitorthe development of internal employees to heip
support the internal talent pipeline for succession at both Board and
senior management level.

Oversee succession planstoensure that they meet current and future
needs of the business having due regard to diversity andinclusion.

This continued to 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 {0 assets.
Internal successors for GEC members have been identified.

The Committee will continue to review Board and management
succession plansin 2023, ensuring consideration of relevant matters
relating to diversity and inclusion.

Oversee 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 reports to GEC {excluding executive
assistants),

With additionalinput from the Designated Non-Executive Director for
Colleague Engagement, the Committee has reviewed plans to further
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 searchirms who
have signed upta the Voluntary Code of Conduct on gender diversity
and best practice.

Ensure that candidate lists for Board positions are compiled by drawing
from a broad and diverse range of candidates (including for Non-
Executive Director positions, candidates wha may not have previous
listed company board experience but who possess suitable skills,
experfence or qualities).

The Board only uses accredited executive search firms and will
continue to do sofor future appointments.

The Committes will continue to ensure candidate lists for future Board
positions meet the criteria, as it did so when compiling the candidate list
forthe most recent appaintments of Mike Butterworth, Habib Annous
and Himanshu Raja.

In their discussions on Board compaosition and appointments, continue
to have regard ta relevant best practice and the recommendations of
relevant indusiry reviews in the areas of diversity and inclusion.

The Committee has received updates on developing market practice
and regulatory requiremnents in this area from the General Counsel and
Company Secretary, and the Chiet Peopie Officer. These will continue
in2023.




Board: Gender diversity
%

H Male 62,5 (5)
t+Female 37.5 (3)
Senior management and direct
reports*; Gender diversity %
W Male 698 (30)
i Female 30.2 (13)

Alldataasat 31 December2022

* asdefinedinthe UK Corporate Governance Code
{excluding executive assistants)

Other Committee work: Workforce
diversity, colleague engagement, and
succession planning

In’ts December 2022 meeting, the
Committee considered the Cormpany's Annual
HR Repert, 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
sericusly its role in overseeing the developrent
of adiverse pipeline for senior management
positions and the link between diversity and
inclusion, and delivery ofthe Comparny’s
purpese, values and strategic aims. It received
updates during the year on diversity and
inclusion initiatives across the Company,
including management’s work with diversity
andinclusion campaign groups, and the
activities of the Company’s Affinity network.

In line with the Code, the Committee discloses
that the genderbalance of those in senior
management (being the members of the GEC)
and their direct reports (excluding executive
assistants) at 31 December 2022 was 30.2%
(13)female (2021:32.49%(12))and 69.8%
(30) male (2021: 67.6% (25)). Further details
of gender diversity at sentor manager level
(asdefined in the 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 respecttosenior
management and their directreports level (as
definedinthe Code) asat 31 December 2022,

The Committee continues to beinvolved in
overseeing colleague engagement activities.
InJune 2022, the Company gathered
feedback from colleagues, which was shared
with the Committee for discussion. In July and
December 2022, Carol Welch, as Designated
Non-Executive Director for Colleague
Engagement, also reported to the Committee
on heractivities during 2022 and on her
engagement with colleagues and in particular
with the Colleague Forum (the Forum). In July
2022, the Chair of the Forum presented an
update on the work of the Forum, including its
focus areas for 2022 and priorities for the
period ahead. You can readfurther details on
hison page 67.

During the year, the Committee considered the
impact of, and the Company’s response to, the
cost of living crisis foremployees. It received
input from Carol Welch, as Designated
Non-Executive Director for Colleague
Engagement, and management, informed
(amongst other things) by engagement with
members of the Forum,

Governance

with effect from December 2022, the
Committee’s remit was broadenedtoinclude
certain governance related responsibilities
twhich were previously the respansibility 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

— Reviewingand approving the process for
the annual effectiveness review of the
Board and its Committees, including
approval of the appointment of any external
evaluatorand monitoring progress against
any relevant recommendations arising from
any such effectiveness review

— Monitoring training and development
needs of the Board and individual Directors

— Reviewingthe 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 will monitor
external governance developments, including
relevant aspects of the UK Government’s audit
and corporate governance reforms, and new
diversity reporting requirements under

the Listing Rules whirh will first apply to the
Company inits 2023 Annual Report.

Committee effectiveness

As described in mare detait on pages 70and
771, an external evaluation ofthe effectiveness
of the Board and its Committees was
undertaken duringthe yearin line with the
requirements of the Code. The Committee
considers that during the yearit continued to
have access to sufficientresources toenable
it to carry out its duties and has continued to
perfarm effectively. In 2022, the Cormmittee
reviewed its terms of reference to ensure that
they remain appropriate.

Robert Noel

Chairof the Nomination and Governance
Committee

8 March 2023
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Audit Committee Report

Mike Butterworth
Chair of the Audit Committee

Supporting the Board and actingin the
long-term interests of stakeholders by
thoroughly reviewing and monitoring the
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

DEAR SHAREHOLDERS

As Chair of the Audit Cornmitiee (the
Committee), lam pleased to present my
report forthe yearended 31 December 2022.

This report sets nut the activities undertaken
by the Committee during the yearand offers
insight into how the Committee has discharged
the responsibilities delegated to it by the Board
andthe key areas of focus it has considered
indoingso.

COMMITTEE GOVERNANCE

The Committee plays a key governance roie for
the Group and in meeting its responsibilities,
the Committee continues to 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 Committee 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

and the Committee of Andrew Formicaon
28Aprl2022.
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Conmittee meim
Mike Butterworth (Chair)

Habib Annous

Adam Metz

The Committee met five times during the year.
The agenda for each meeting is planned
arcund the Group’s annual reporting cycle and
includes particular matters for the Committee’s
consideration. Following each meeting,

the Board is appraised of matters arising from
the Committee.

The Chair ofthe Board, the Chief Executive, the
Chief Financial Officer and othermambers of
the seniorfinance team, together with senior
representatives of the Campany’s External
Auditor, PricewaterhouseCoopers LLP (Pw(C),
are jnvited to attend all or part of meetings as
appropriate. In order tofulfilits duties as set out
inits terms of reference, the Audit Committee
receives presentations and reviews reports
from the Group's senior management and from
the Group's independentvaluers, consulting as
necessarywith PwC.

The Committee meets, with no Company
managerment present, atleastonce a year with
PwC, and at least once with the Group’s
member of management responsible 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 separately to discussthe half year and
yearend valuation process and ensured each
is satisfied that there has been afulland open
exchange ofinformation and views.

Independence and experience

The Board continues to be satisfied that the
Comnmittee members provide an appropriate
depthof financial reporting, risk management
and commercial experience across different
industries includingcommercial real estate
and in listed companies. This combined
knowledge and experience enables the
Committee to undertake its duties properly
and actindependently of managerment. The
Board has also confirmed that it is satisfied
that beingachartered accountant and having
held other senior finance appointments,

[ meetthe Code requirement that at least
one member has recent and relevant
financial experience,

More information about the Committee
members’ skills and experience are setoutin
the Board of Directors and Nomination and
Governance Committee Report sections of this
Annual Report.

Annualreview of effectiveness

For 2022, the review of the Audit Commitiee’s
effectiveness 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
to discuss matters in connection with its
effectiveness and to highlight any areas for
improvernent orchange.

External advice

The Board makes funds availableto the
Committee toenable ittotake independent
legal, accounting or other advice if orwhen the
Committes believes it necessaryto doso.

KEY COMMITTEE ACTIVITIES IN 2022

Core duties

The Committee assists the Board in fulfilling
its oversight respensibilities by acting
independently from the Executive Directors.
Thereisan annual schedule of items which
are allocated to the meetings across the year
toensure that those items within the
Committee’s terms of reference are covered
fully. These items are supplemented
throughout the year as key matters arise.
The principal duties of the Committee are to:

Accounting and financial reporting matters

— Monitorthe integrity of the Annual Report
and Accounts, the [nterim Statement and
any formalannouncements relating to
financial performance, to ensure clarity and
completencss of disclusunes, icluding
those relating to alternative performance
measures

— Review matters of accounting significance
including financial reporting issues,
restatements, judgements and estimates

— Review the Group’s valuation process and
valuations of the Group's property portfolio

— Aclvise the Board on whether, as a whale,
the Annual Report and Accounts are fair,
balanced and understandable

— Considerand review the basis for the going
concern and longer term viability
statements in light of financial plans and
reasonably possible scenarios

Risk management and internalcontrol

— Reviewthe Group’s financial controls and
internal control effectiveness and maturity

— Review and monitor the Group’s risk
management systems, praocesses and risk
appetite, including those to identify
emerging risks, to ensure the Group has an
effective internal controls environment and
complies with laws and regulations

— Ensurethat management has systems and
proceduresin place to ensure the integrity
and accuracy of financial information

— Debate andagree any changeto
principal risks

— Reviewedtheimpact of climate riskon
the financial statements and the Group’s
TCFD disclosures

Internal audit

— Monitorand review the effectiveness and
independence of the Internal Audit and
Riskfunctions

— Consider whistleblowing arrangements by
which employees may raise concerns
abaut possible improprieties infinancial
reporting or other matters

— Consider the majorfindings of internal
auditinvestigations

External audit

— Consider recommendations of the External
Auditor’s appointment and approving
theirremuneration

— Review and monitoring the relationship
with the External Auditar, including their
independence, objectivity, effectiveness,
terms of engagement and level of fees

— Review the results and conclusions of work
performed by the External Auditor
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Generalmatters

— Refer matiers to the Board which, inits
apinion, should be addressed at a meeting
of the Board

RISKMANAGEMENT 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 toreview the Group's risk management
praocesses including the Group's Risk
Management Framework, Residual Risk Heat
Map and Risk Dashbeoard. These tools are
reviewed regularly by the senior management
team toensure that risks, bath existing and
emerging, are properlyidentified and managed
and the potential impact onthe Group
assessed. The Committee also suppaorted

the Board inits annual review of the Group's
risk appetite.

Internalcontrol

The Cammittee assists the Board in fulfilling its
responsibilities relating to the adeguacy and
effectiveness of the controlenvironment and
compliance systems in the Group.

Throughaout the year, the Committee received
regularupdates onthe Group's internal control
systems, including material financial,
operationaland compliance controls. The
Group'sinternal controls provide reasonable
but not absolute assurance against material
misstatement or loss. The review of the controls
involves analysis and evaluation of the key risks
tothe Group, including areview of all the
material controls, This includes the plans for
the continuity of the Group and its operations
inthe event of unforeseen interruption.

In addition, the Committee reviewed the
Group’s approach to compliance with
legislation and the prevention of fraud,
anti-bribery and corruption. During 2021, one
allegation of fraud was raised, which following
further detailed investigation during the
currentyear, 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 ableto demanstrate that the Group
continues to operate aneffective internal
controlenvironment,
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Significantissues, judgements and estimates
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The Comrittee received reports from management and the External Auditor setting out the significant accounting and financial reperting matters
and judgements in 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 portfolio
isakeyrecurring judgement due toits
significance in the context of the Group’s net
asset value.

Valuations are inherently subjective duetothe
assumptions and judgements made by the
valuers and these include those relating to
capitalisation yields, market rentalincome
(ERV) and otherfactors including the lacation,
physical attributes of the property, and
environmental and structural conditions,

Valuations are undertaken by the Group’s
ihree externalvaluers and are thoroughly
reviewed by management.

THE COMMITTEE'S REVIEW AND CONCLUSION

The external valuers each presented theiryear end valuations to the 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
to basethe valuation compared with 2020 and 2021 was greater, although offsetin part by
reduced reliance on transactional evidence given macroeconomic volatility experiencedinthe
second haif of the year.

The Committee also discussed the RICS Guidance Note, Sustainability and ESGin Commercial
Property Valuation, which took effect from 31 January 2022, and the recommendationsin the
RICS Independent Review of Real Estate Investment Valuations. The latter recommendations
have been acceptedin full by RICS and an Implementation Readmap 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 valuerto discuss and challenge the
valuation process and asked the valuers to highlight any disagreements with management
duringthe vaiuation process. This allowed the Committee to satisty itself that the valuation
process was independent and objective.

The Committee 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
inthe Group's financial statements.

Impairment of trade receivables

In 2021, the intermittent closures of the
majority 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, adversely impacted
collection rates.

QOverthe course of 2022, conditions improved
across allregions and inthe UK were further
aided by government restrictions on
collections being lifted. The resulting improved
coliection rates have led to a reappraisal of
provisioning rates.

The estimation of provisions againstarrears
and capitalised tenant incentives requires
estimation about future events and is therefore
inherently subjective, particularly against the
current backdrop of macroeconomic
uncertainties.

The Committee reviewed management’s approach tothe impairment of trade receivables
hased onthe expected credit loss method to assess the appropriate level of provisioning.

Management's approach is to use a provisioning matrix which groups receivables dependent
on risk leve, taking into account a number of factors consistent with prior periods and which
are explained further in note 190 to the financial statements. The most recent coliections
experience was a key factor in reassessingthe provisioning rates, in particular the rates applied
to more recently aged receivables,

Applying the assessment criteria set out above, the Group has reduced its provisioning rates
to reflect the improvements in recent collections experience but has maintained adegree of
prudence to reflect ongoing macroeconomic uncertainties.

The Committee was satisfied with the approach and concluded that the resulting provisior
isappropriate.

78
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MATTER CONSIDERED THE COMMITTEE’S REVIEW AND CONCLUSION

Accounting for property transactions

The accounting freatment of property
transactions is a recurring judgement far the
Group because of the financial significance
and potential complexity of such transactions.

For property transactions, judgement can be
required to determine the point at which
assetsare hold for sale and subsequently
when a sale should be recognised.

The Committee reviewed management’s accounting treaiment and disclosures for the two
property disposals completed during 2022 as well as ongoing property transactions. The
principat areas of discussion included the sales whichcompleted duringthe yearand an
assessment as to whether there were any further patential 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 concern and
the longer term viability statements are based
on the Group’s budget and five year plan.
These include apprapriate scenario analysis

andtake account of the Groups’ principal risks.

The work undertaken then affects the Group’s
related disclosures.

The Committee, in conjunction with the Board, reviewedthe plans, scenarios and other key
assessment tactors and was satisfied thatin respect of the longer term viability statement,
aperiod of three years was suitable. The 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 liguidity position and projected financial covenants withinthe
Group’s borrowing facilities.

The Committee was satisfied that management had conducted arobust assessment and
concurred with management’s conclusions that the viability statement as setout in the Annual
Report was 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 anumber of Alternative
Performance Measures (APMs), being
financial measures not specified under IFRS,
to monitorthe performance of the business.
Management principally reviews the Group on
aproportionally consolidated basis, exceptfar
Value Retail.

Judgementis reguired 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 simplify its Annual Report
and financial statements with the abjective of enhancing clarity and users’ understanding. The
Committee reviewed the revised presentation and considered whether the repart remained fair,
balanced and understandable, but also remained focused on therelevant disclosures and
recanciliations in the accounts, including ensuring that APMs;

— are not given more prominence than measures under IFRS

— are properly explained, including the rationale for theiruse

— whererelevant, are reconciled to IFRS

The Committee noted that the material adjustments are not cash items, and that, as a REIT,
there were no material tax impacts.

Following its review, the Committee was satisfied that the Annual Reportand financial
statements was fair, balanced and understandable and recommended the same to the Board.
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INTERNAL AUDIT

The Internal Audit function provides
independent and objective assurance over
the design and operating effectiveness of the
systern of internal control though a risk-
focused approach, The function reports into
the Deputy CFQ, but has an independent
reportingline directly into the Committee,

Foranumber ofyears, the internal audit
function and its activities have been carried
outinternally, but with assorted co-source
providersfor specialist assurance activities.
During the year, a new co-sourcing
arrangement with BDOwas entered into to
ensure that the function has accesstoa
dedicated resource pool and specialist skills.

Priortothe start of each financial year, the
Committee reviews and approves the annual
internalaudit plan. Afurther review occurs
during the year to take account of any need to
refocus. The plan takes account of the Group's
Risk Managernent Framewaork and in particular
any heightened principal risks affecting the
Group with audits split between a cyclical
annualplanand arisk based audits. Other key
factorsforconsideration are key areas of change
forthe Group which have not been subject to
recent audit. Internal audits completed during
the yearincluded, butwere not limited to:
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Cyclical

Territory
Accounts receivable . UK
Capital expenditure controls ) France
Controls on supplier selection and ongoing management UK
Monitoring of controls for work undertaken by cutsourcers Ireland
Risk based

Territory
Suicide deterrence . UK .
Business continuity planning L France
Cyber security o UK
Lease management freland

Recommendlations for improvement 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 a timely basis.

Accordingly, it has been concluded that the
Group'sinternal auditarrangements provide
effective assurance overthe Group'sriskand
controlenvironment. The Committee
continues to review how the internal audit
function will need to evolve in future years.



EXTERNAL AUDITOR

Independence and objectivity

Both the Board and the External Auditor (PwC)
have safeguards in place to protect the
incependance and abjectivity of the External
Auditor. The Committee receives details of
any relationships between the Company and
PwC that may have a bearing on their
independence. These were reviewed by the
Committee during the year and remain
satisfactory. In accordance with International
Standards on Auditing (UK), PwC formally
confirmed to the Board itsindependence as
auditor of the Company.

Auditor effectiveness

The effectiveness of the audit processis subject
toongoing monitoring and the Committee has
consideredthisas part of the 2022 yearend
process. The Committee considered a number
offactors, including the quality and scope ot
the audit planand reporting.

The Committee also 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.
Theiroverall feedback was positive and that
the External Auditor provides anappropriate
tevel of challenge to management. It was
agreedthat the auditteam had continuedto
be responsive and cooperative and had
demonstrated flexibility and adaptability in
working with management day-to-day to
address any issues arising during the year.
Confirmation was alsosought that the fee
payable fortheannualauditis sufficientto
enable PwCto performits obligationsin
accordance with the scope of the audit.

The Committee has concluded that takenas
awhole, PwC has carried outits audit for 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 inspactions

of sample audits and related quality processes.

The AQRT carried out a review of the audit
of the Group for the financial year ended
31 December 2021,

As Chairofthe Committeg, T held discussions
with the FRC prior to the review commencing.
The repert issued onthe quality of the audit
by the AQRT was circulated tothe Committee
and an update on the process and review of
the outcome was communicated to the
Committee by PwC,

lam pleased toreportthat there wereno
significant recommendations made by the
FRC but certain limited improvements were
suggested to the audit process and these have
already beenimplemented.

Auditor appointment

PwC has served as the Group's External
Auditorsince being appointed at the AGM in
April 2017 afterafulltender process was
undertakenin 2016. The current audit
partner, Sonia Copeland, has served forthree
years. The external audit contract will be put
outtotenderat leastevery 10 yearsandthe
Committee considers that it would be
appropriate to conduct an external audit
tender by no laterthan 2026. There are no
contractual obligations that restrict the
Committee’s choice of External Auditor.

PwC’s objectivity, independence and
performance remain strong and accardingly,
the Committee has recommendedto the
Board that PwCbe re-appointed as External
Auditorforthe 2023 financial year, subjectto
approvalatthe AGMtobe heldon4 May 2023.

The Committee is in compliance with The
Statutory Audit Services for Large Companies
Market Investigation (Mandatory Use of
Competitive Processes and Audit Committee
Responsibilities) Order 2014, published by the
Competition and Markets Authority.

Non-audit services

The Commmittee has put in place arobust
auditorengagement policy to ensure that

the External Auditor remains objective and
independent. It considers how such objectivity
might be, or appear to be, compromised
through the provision of non-audit services

by the External Auditor.

The Group’s non-audit services policy

can be found on the Company’s website at
www_hammerson.com and reflects the
requirements ofthe Financial Reporting
Council's (FRC) Revised Ethical Standard 2019
suchthat:

— The External Auditor may only provide
services which are included onthe FRC’s
‘whitelist’ of services

— Non-audit services with fees up to £53,000
areassessedand, asappropriate,
authorised by the Chair of the Committee.
Services with fees above this level are
considered by the Committee as a whole.

— The provision of non-audit servicesis
monitcred closely to ensure compliance
with the 70% nan-audit services cap
calculated as the average of the fees paid
forauditservices inthe last three
consecutive financial years.
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During the year, PwC received insignificant
amounts in relation to non-audit services
(2021:£0.1m), representing 1% of the
Group’s audit fee forthe yvear (2021 7%)
and further analysis of fees paidto the
Fyternal Aniditaric aet nint in nnte SF tnthe

financial statements.

CONCLUSIONS

Tha Committee’s oversight of financial
reporting, external and internal audit, and the
further development of the risk and contral
environments have continued to be key areas
of focus. These are likely to remain so forthe
2023 financial year as the Groupdevelopsin
line with its strategy.

The Committee remains focused on ensuring
that finance and risk capability is appropriate
tothescale of the business, whilst also
acknowledging an increasingly regulated
environment. Asthe UK’s regulatory landscape
continues to evolve, the Committee will
continueto monitordevelopments fromthe
review led by the Department for Business and
Trade (previously part of the Department for
Business, Energy and Industrial Strategy
(BEIS)) into restoring 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 changes is becoming
somewhat clearer, itis still not yet certain what
exactform the regulations will ultimately take
northe precise timing of theirmandatory
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 inthe regulatory
environment, particularly inthe context of the
Group’s digital transformation programme.

Mike Butterworth
Chairofthe Audit Committee
8 March 2023
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Directors’ Remuneration Report

Habib Annous
Chairofthe Remuneration Committee

Aligning remuneration with our
strategy and stakeholder interests

Ensuring our remuneration reflects
market conditions and supports the
ongoing focus on transforming and
strengthening our business

DEAR SHAREHOLDERS

Thisis myfirstreport as the Chair of the
Remuneration Committee (the Commities)
andIam pleased to present our Directors’
Remuneration Report (the Report) forthe
yearended 31 December 2022,

Context for the Committee’s decisions
Atthe end of 2021 as we planned for 2022,
the macroeconomic debate focused onthe
impacts of transitory inflation and how we
would emerge from the Omicron variant
increase in Covid-19 cases. Inearly 2022,
the war in Ukraine increased macroecgnomic
headwinds, with the accompanyingrise in
energy and food costs contributing to

inflationary pressures and asubsequent cost
of living crisis. The second half of the yearsaw
UK political instability add to the volatile
economic landscape and the Central Banks
have raised interest rates much higherthan
previously expected in response to the
entrenched inflationary pressures.

Notwithstanding extreme volatility and
uncertainty, management continued to make
significant operational and financial progress
towards achieving the strategic goals outlined
in 2021, focused on our four key pillars:
— Reinvigorate ourassets
— Accelerate development
— Create anagile platform
— Deliverasustainable and resitient

capital structure

These goals are underpinned by our

commitment to sustainability which continued
to be apriority for the management team.

Commitiee members e
Habib Annous (Chair)

Méka Brunel

Carol Welch

Remuneration Policy and stakeholder
engagement

The current Remuneration Policy was
approved at the AGM on 28 April 2020 with
91.3% of shares voted in favour. The last
Report, which explained how we applied that
policy in 2021 and intendedtodosoin 2022,
was also approved with 92.7% of shares voted
in favour,

Asrequired under the regulations, the policy

is subjectto renewal at the 2023 AGM.

The Committee reviewed the eperation and
impactofthe policy, actively engaging with
approximately 60% of the share registerand
the principal proxy advisory firms, We appreciate
the time shareholders took to consider and
provide feedback on the proposals. Asisoften
the case, sharehaolder perspective onthe
policy and its implermentation was varied. In
addition to the written responses we received,
we also had the opportunity to meet with our
largest shareholders. Ali the feedback received
was reviewed and discussed extensively at our
Remuneration Commitiee meetings.



The Committee took account of thecurrent
economicuncertainty and the needto
continue totransform the business alongside
shareholderfeedback. Given allthe factors,
the Committee has concluded that the current
AIP performance measures continue to
providethe right framework for the business
at this stage. However, these will stay under
active review to ensure they remain
appropriate toHammerson's evolution.

Havinglistenedtoshareholders and considered
allthefeedback received, we have decided o
make some changes to how we propose to
implement the policy inthe future. There was
aconsensus totocus on ‘pershare’ metrics
andtherefore we have moved to Adjusted
Earnings Per Share for 2023 targets. There
wasalsoastrong demand for anincreased
emphasis in ESG related measures and as
aresult, we have increased the proportion of
environmental factors inthe annual bonus
calculation and added social and stakeholder
related measures to the personalf strategic
cbjectives. Additionally, we committed toan
increased level oftransparency and enhanced
disclosures associated to these objectives.

Shareholdersapproved the introduction of

a Restricted 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 notin the
majority, with differing perspectives among
shareholders, On balance, the Committee
resolvedto retainthe existing RSS at this stage,
As aresult, the proposed new Policy is largely
unchanged, with minor updating of the share
ownership guidelinesto ensurethey operate
asintended along with slightly updated malus
and clawback provisions. However, rather than
necessarily waiting a further three years before
reviewing the Policy again, the Committee

will continue to engage with ourshareholders
on the development of the Policy. We are
committed to ensuring the Policy reflects the
evolution ofthe new Hammerson to ensure it
supports the development of the strategy
agreed by the Board and remains aligned to
stakeholder interests.

Furtherinformation on the application of the

policy during 2022 is detailed on pages 109

t0113. The Policy is shaped by the following

underlying principles that aimto achieve:

— Alignment of remuneration with strategy
and stakeholderinterests

— Thelong-term, sustainable success of
the Company

— Consistency and transparency

— The reward of performance with
competitive remuneration

— Supportforthe Company’s values

— Amixture of fixed remuneration, short-term
and long-term performance-related
incentives

We communicate with, and receive feedback
from, the Campany’s colieagues througha
variety of channels, notably through The
Colleague Forum (the Forum) which you can
read about on page 67. Carol Welch, amember
ofthe Committee and Designated Non-
Executive Director for Colleague Engagement,
and Imet the Forum in October 2022 to
discuss executive remuneration andexplain
how it aligns with the wider Company pay
policy. Colleagues, in particular, supported the
more explicitinclusion of Sustainability and
Social ESG based measures in the Executive
Directors’ Personal/Strategic Objectives.

Long term incentive arrangements
Consistent with the policy, Rita-Rose Gagne
and Himanshu Raja received annual RSS
awards equivalentto 1009 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 Board in late 2021.

The Annual Incentive Plan (AIF) is made up of
acombination of financialand non-financial
performance measures based onthe Strategy
and Business Plan. The financial perfermance
measuresin 2022 remained focused on
Adjusted Earnings, Group netdebtand Gross
administration costs (22.3% of AIP each).

Adjusted Earnings performance was fully
achieved with performance significantly
ahead ofthetarget range. This was a result of
improvements across many elements of the
group’s operations. Netrentalincome was up
E£21m, supported by asuccesstul year farour
leasing and an improvement in occupancy.
Netinterest costs were lower, benefitting from
the proactive management of our debtand
higher interest rates an the Group's cash
balances, Additionally, we saw animproved
contribution from Value Retail. These factors
combined, culminated ina 60% growth in
adjusted earnings and a 1L00% pay-out,

Intermsofthe netdebttarget, 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
investment markets dried up for the rest of the
year. Whilst net debt reduced by 4% to £1.7bn,
the management tearm were not able to fully
achieve the ambitious targets set by the
Remuneration Committee and the resulting
pay-out was 29.1% against this measure.
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Finally, for financial measures, the Committes
settargets for management toaddress the
cost base whilst maintaining operational
excellence. The Group committed to a reduction
in gross administration costs of 15-20%
compared withthe 2019 base by 2023. I he
2022 element of this was for a cost reduction
of 11%. Management delivered the two year
target a year early with gross administration
costs reducedto £59.8m, a 17% year-on-year
reduction and 18% against 2019, The target
was, therefore, achieved infull, after abscorbing
inflation on pay, and an additional cost of living
allowance granted to lower-paid colleagues.

The reduction in CO,emissions of 12%
resulted ina 100% outturnunderthe
Envirocnmental performance measure. The
strong performance is due to the delivery of
energy efficiency works at several assets
and anincreased focus on energy saving
actions and controls inthe light of the volatite
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 achievements included updating
and resetting of a clear value add strategy,
filling key skilland capability gaps at the GEC
and across the value creation teams,
organisational restructure and consolidation
of our property management services whilst
maintaining operational excellence, digital
transformation and improved automation,
demonstrahle progress on net zero asset
plans, renewal and extension of the Group's
RCF facilities, 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 ChiefFinancial
Officer, reflecting the significant progress
achievedin 2022 againstthe Strategy and
Business Plan, approved by the Board, As
detailed above, this progress was focused on
the fourkey strategic pillars which support the
building of a long-term sustainable, high
performing business.

No LTIPorRSS award was duetovest orto have
its underpin assessed farany Executive Director
in 2022.The first such RSS assessment is due
in Novermber 2023 and will be reported inthe
next Annual Report.
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Remuneration alighment to strategy
Allaspects of remuneration are regularly
considered by the Committee to ensure they
support and are aligned to strategy.

Tosupport the continued focus on
transtorming and strengthening the business,
the Committee has determined that the 2023
AIP financial performance measures continue
to be based on an equal weighting of Adjusted
Earnings Per Share, reduction of net debt, and
reduction in the cost base. The non-financial
component will include an increased 10%
weighting on carbon reduction alongside the
25% for Personal/Strategic objectives.

Adjusted earnings per share 21.67%
Net debt 21.67%
Gross administration ¢osts 21.67%
Carbon reduction _ 10%
Personal/Strategic

{inclusive of sustainability) 25%

As discussed elsewhere, the Committee has
sought to explain the achievement ofthe
Personal/Strategic objectives for 2022 more
fully. The Committee also planstoinclude
more focus on all stakeholders alongside our

Salary and benefits

strategic business priorities and greater
objectivity to the assessment for 2023. Inline
with shareholder feedback, for 2023, the
personalf strategic objectives will include
distinctand measurable objectives forthe
CEQand CFOthat are aligned to the new
Board-approved Business Plan, delivering long
term shareholder and social value. Further
information on the 2023 AIP performance
measures and targets is on page 84,

2023 pay approach

The Committee approved a 4% salary increase
foreach of the Executive Directors, noting that
thisis below the average (5.5%) to be awarded
to colleagues generally.

Exercise of discretion and judgement

The Remuneration Committee considered the
AIP outiurn to be appropriate and to reflect

a strong performance against the majority of
objectives despite the challenging backdrop.
As such, the Remuneration Committee did not
exercise its discretion to override formulaic
variable pay cutturns in the year.
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Conclusion

Hammerson is a materially stronger business
thanthistime last year and this is reflected in
the remuneration outcomes. In summary:

— The ALP delivered between 80.4% and
81.7% of the maximum for the executive
directors, with 40% of this deferredin
shares fortwo years

— The CEQ and 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
cost control, a 4% salary increase has been
awarded to the Executive Directors whichis
below the average awarded to colleagues
maore generally.

Atthe 2023 AGM, both the Remuneration
Policy and the Remuneration Report will be
submitted to shareholders. Iam grateful for
the engagement and support provided by
shareholders during the yearand I look
forward to receiving your continued support
atthe AGM.

Habib Annous
Chair of the Remuneration Committee

ACTIVITIES AND DECISIONS OF THE COMMITTEE EN 2022

— 2022 review of Executive Directors’ pay and the fee for the Chair of the Board

— 2022 review of GEC members’ salaries

Annual Incentive Plan

— Consideration of AIP 2021 outturn

and Long Term Incentive — Review and approvalof 2022 AIP structure, performance targets and personal abjectives
Schemes — Consideration of 2019 LTIP performance outturn and approval of vesting outcomes
— Review of likely 2022 AIP outturn and potentiat targets for 2023
— Reviewand approval of the RSS award levels
— Review of RSP awards for GEC members
- Review of AIPfor GEC members
Policy renewal — Consideration of the policy against developments in market and best practice
— Caonsideration of changes to the policy
— Engagement with shareholders and proxy agencies on proposed changes to the policy and
extensive discussion of feedback received
Governance — Review of AGM season remuneration report results, and shareholders’ and proxy agencies’
views on remuneration.
— Review of the Remuneration Commitiee’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 to reflect the Enhanced Scrip Dividend in line

with the previously established practice

— Inconsultation with the Designated Non-Executive Director for Colleague Engagement,
engagementwith the wider warkforce on how executive pay aligns with pay forthe

widerwarkforce
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The Directors’ Remuneration Policy as set
out below (Policy) will take effect from the
conclusion of the AGM to be held on 4 May
2023, subjectto approval bythe shareholders
at that meeting. This Policy would remain
applicable for the following three years.
However, the Committee will keep awatching
briefto ensure that it remains appropriate for
the bestinterests of the business at each
stage in its evolution and in the broader
remuneration landscape and may ravisit the
Policy earlier. The Committee consulted
extensively with shareholders and took into
account theirvarying views when making
adjustments to the Policy. Further details of
the consultation prucess dre setoutinthe
Chair’s letter on pages 82 and 83.

Remuneration Policy for Executive Directors

The Committee has received clear advice that
formallimits are required in the Policy and has
retained sufficient flexibility to enable it to
continue toactin the interests of the Company
and its shareholders. The limits will not lead to
pressure on reward levels and the Commitiee
is satisfied that it has adopted a suitably
conservative approach ta date and will
continuetodoso.
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Nosignificant changes tothe Policy are
proposed and, otherthan minor updating to
remove legacy items, the only changes are

to the malus and clawback provisionstoadd
insolvency and to limit reputational damage

to malus (and not clawback) consistent with
developments in practice overthe lastthree
years, and to ensure that the share ownership
guidelines refer tothe RSSin additiontolegacy
LTIP grants.

SALARY

— Tocontinue toretain and attract quality leaders.
— Torecognise accountabilities, skills, experience and value,

Purpose and link to strategy

Operation

— Paldmonthlyin cash.

— Reviewed but not necessarily increased annually by the Committee.

— Inundertaking reviews, the Cornmittee will take into account avariety of factors, including
Company and individual performance, market conditions, the level of salary increases
awarded to other employees of the Group, and a comparison against both a relevant property
peer group and a group of entities of comparable size selected by the Committee (currently
the larger REITs and an appropriate pan-sector group of companies with acomparable

market capitalisation and/or portfolio size).

— The Committee is aware of the limitations of benchmarking and of the need toavoid
inflationary upward trends. However, benchmarking is considered at both base salaryand
total remuneration level, and the Committee generally considers that pay will be withina
range of +/- 10% of a median benchmark but also takes into account such other factors as
it considers appropriate and is not constrained by this default.

Maximum potential value

The base salary forany existing Executive Director shall not exceed £850,000 (or the

equivalent it denominated in a different currency), with this limit increasing annually at the

rate of UK CPILfrom the date ofthe 2017 AGM.

Performance measures

— Notapplicable.
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BENEFITS

Purpose and link to strategy — Provide arange of benefitsin line with market practice,
— Tocontinue to retain and attract quality leaders.

Operation — Executive Directors may receive such contractual and non-contractual benefits as the
Committee considers to be appropriate and consistent with market practice in the relevant
marketin which the Executive Director is based.

— These benefits currently include a car allowance, enhanced sick pay, private medical
insurance (for the Executive Director and their spouse/life partner), permanent health
insurance and life assurance.

— Whilst the Committee does not consider it to form part of 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 oranother, within its
agreed policies with any tax liability met on the Executive Directors’ behalf,

— Inaddition, Executive Directors will be paid any statutory entitlements.

Maximum potential value — Theaggregate 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 or the equivalent if
denaminated in a different currency {with this maximum increasing annually ai the rate of UK
CFIfrem the date of the 2017 AGM).

— Inaddition to the benefits outlined, where Exacutive Directors are relocated toworkina
different country, the Company may pay global relocation support {up to a maximum of
£400,000) or the equivalentif denominated in a different currency; and/or provide tax
equalisation arrangements in relation to all elements of remuneration.

Performance measures — Notapplicable.

Purpose and link to strategy — Provide market competitive retirement benefits.
— Tocontinue to retain and attract quality leaders.

Operation — Inline with all UK employees, where eitherannual or lifetime pension allowances are
exceeded Executive Directors may receive a cash allowance {Pension Choice) 1o be paid as,
or asacombination of; (i) an employer contribution to the Company’s defined contribution
pension plan; (i) a payment to a personal pension plan; or (i) a salary supplement.

— Thelevel of contribution will not exceed the average level paid to staff in the relevant country
(currently 10% in the UK),

Maximum potentialvalue — Seeabove, 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 annualfinancial and Company strategic targets

as determined by the Company’s Business Plan farthe relevant financial year.
To differentiate appropriately, in the view of the Committee, on the basis of perfermance.
Partial award in shares aligns interests with shareholders and supports retention.

Operation

Awards are subject to continued employment, save in the leaver circumnstances described in
the Payment for loss of office section of this Policy.

Awards are paid in a mix 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 it is not considered
appropriate in allthe circumstances.

Subject to clawback and malus provisions in situations of personal misconduct andfor wheie
acLuunts orinformation relevant to performance are shown to be materially wrongand the
bonus paid was higher than should have beenthe case and/or, inthe case of malus, where the
individual’s actions contributed to asignificant adverse impact on the reputation of the
Company or Group or & group insolvency.

The recovery and withholding pravisions also apply to the deferred element ofthe AIP
delivered under the Deferred Bonus Share Scherne (DBSS).

Maximum potentialvalue

The maximum bonus opportunity is 200% of base salary (CEQ) and 150% (CFQ).

Performance measures

The annual bonus operates by reference tofinancial and personal performance measures set
and assessed over one year. The weighting of the financial measures will be at least 60% of
the total opportunity. Itis expected that the financial performance measures may include
same orall ofthe following:

— Absolute net debt

— Administrative expenses

— Adjusted Earnings Per Share

Thesa measuras 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 the right to change, remove or include these or such other measures as it considers
to be an appropriate means of assessing the performance of the Executive Directors.

The level of vesting at entry/threshold performance foreach performance measure is set
annually, but will be between 0% and 25% of maximum (with vesting normally then being an
astraight-line or stepped basis from the threshold to the stretch level set for fullvesting).
On-target and maximum performance levels willalso be set. See page 96 of the
implementation report.

The Committee retains discretion to amendthe vesting level (up ordown) where it considers
it to be appropriate, but notso as to exceed the maximum bonus potential and will fully
disclose the exercise of any discretion in the Annual Remuneration Report that foltows such
exercise of discretion,

Once 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/or disposals, changes in accounting standards, orin otherexceptional
circumstances such as timing of transactions that have a material impact on the Business Plan.
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DIRECTORS’ REMUNERATION POLICY continued

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 _

The deferred shares element is currently awarded under the Delerred Bonus Share Scheme
(DBSS) (but may be delivered under adifferent planwith equivalent terms).

The deferral period is currenily two years, and may not beshorter

The deferred shares are subject to the leaver conditions as set out in the Payment for loss of
office section af this Policy.

The awards are typically structured as nil-cost share options, but can take other forms such
as aconditional award of shares.

Participants are entitled to a dividend eguivalent for the period from grant until the vesting
date, delivered as additional shares when the shares are transterred to the participant,
Subjectto clawback and malus provisions in situations of personal misconduct andforwhere
performance inthe yearto which the bonus relates is shown to be materially different from
that assumed ana, in the case of malus, where there has would otherwise be material
reputational damage and/ or a group insolvency,

Maximum potential value -~

Awards underthe DBSS are granted to deliver the deferred element of the annual bonus,
and so no separate maximum applies.

Performance measures —

No further performance targets apply to the deferred shares element of the AIP as these
represent previously earned bonuses.

RESTRICTED SHARE SCHEME (RS5S)

Purpose and link to Strategy —

Incentivise the creation of long term returns for shareholiders.
Align interests of Executive Directars with shareholders and suppart retentian.
Tocreate atignment with the workforce,

Operation —

Executive Directors are eligible to participate in an annual award under the RSS,

Awards are subject to a three-year underpin period.

Awards are subject to continued emplaymentfor 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 out in the Payment for loss of office section of
this Policy.

Participants are entitled to a dividend equivalent for the pericd fram grant until the date

of release of the shares or, where a holding period applies, to the end of the holding pericd,
delivered as additional shares when the shares are transferred tothe participant.

The Committee has discretion to settle awards as a cash payment in place of the transfer
of shares.

The Committee reserves discretion to reduce any formulaic outcome ifitis not considered
appropriatein allthe circumstances.

Subject to clawback and malus provisions in situations of perscnal misconduct and/or where
perfarmance in the year prior to grant is shown to be materially different from that assumed
and/or, In the case of malus, where there has would otherwise be materialreputational
damage and/ ora group insolvency.

Maximum potential value -

Adiscretionary annualaward up to a value of 100% of base salary.

The Committee reserves the discretion toincrease the maximurm award to 150% of base
salary in exceptional circumstances,
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Performance measures — Awards will normally vest in full, subject to the following underpin:

— that the Group's underlying performance and delivery against its strategy and plans (which
may change in response to structural and cyclical changes over time) is sufficient to justify
the level of vesting having regard to such factors as the Committee considers to be
appropriate inthe round.

— innormal circumstances, such factors will include consideration of absolute and relative
TSR, net debt and Total Property Return (TPR).

— whenconsidering these factors, the Committee will assess overall periormanceinthe
round, with adefault to full vesting unless there has been material underperformance.

— The Committee retains the discretion priorto making the award to amend the underpin.
— Once set, the Cammittee may only amend the underpin in respect of outstanding awards

in the event that exceptional circumstances occur which make it appropriate to do so,

provided thatthe amended underpinis not, in the view of the Committes, materially less

difficulttosatisy.

COLLEAGUE ARRANGEMENTS

Purpose and link to strategy — Inordertobe ableto offer participation in these plans to employees generally, the Company
is required by the relevant UK legislation to allow Executive Directors to participate on the

sameterms, or chooses soto da.

Operation — Executive Directors are eligible to participate in all-employee incentive arrangements an the
sameterms as otheremployees, This currently comprises the following arrangements:

— Eligible UK employees may participate inthe Sharesave and Share Incentive Plan (SIP).

— Allemployees of Hammersen France are eligible to participate in a profit share plan,
which rewards performance against such measures as the Committee considers to

be appropriate.
Maximurn potential value — Maximum participation levels for Executive Directors are the same as apply to allemployees.
Performance measures — Notgenerally applicable. An award of free shares underthe SIP can be made to all

participants and may be subject to a Company performance target.

For details regarding remuneration of other Company employees, please refertothe Employee pay and conditions elsewhere in the Group section
afthis Palicy.

The Payment for loss of office section of this Palicy contains details of the impact of achange 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 in the Recruitment section of this Policy.

Performance measures for the AIP and RSS are set by the Committee takinginto consideration a number of factors, including alignment to
strategy, the Business Plan, need for consistency between years, changes to the Group’s portfolic, market canditions, and needto ensure that
targets are sufficiently challenging but alsa provide 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
toan individual joining the Board will continue and can be honoured on their existing terms. In particular, these may include continued participation
in legacy defined benefit pension arrangements together with other obligations and commitments under service contracts, incentive schemes,
pension and benefit plans, This includes payments from any outstanding awards otherincentive 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 Committee Chair's letter.
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Share ownership guidelines

All Executive Directars are expected to
accumulate and maintain a holdingin ordinary
sharesinthe 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 appointment.

Shares to be includedinthe calculationare:

— Shares held beneficially by the Executive
Director andthe Executive Director’s
spouse/life partner.

— Shares held underthe DBSS (on a net of
tax/ NI basis},

— Shares held underthe RSS to the extent
thatthey have satisfied the performance
underpin but are subject to a hatding period
{onanet oftax/NI basis).

— Sharesheld bythe Executive Director under
the Share Incentive Plan.

Anannual calculation as a percentage of salary
is made against the guidelines for each
Executive Directoras at 31 Decembereach
year based onthe closing middle market
quotation of a share price on the last business
dayin December. The closing exchange rate as
at 31 Decemberis used for Executive Directors
whose salary isdenominatedina currency
otherthan sterling. No formal sanctions exist
for non-compliance.

Post-cessation share ownership

On cessation of employment, Executive
Directors are expected to maintain a
shareholding equivalentto 250% of base
salary for a period of two years. The Committee
has discretion to reduce this guideline ifitis

no longerappropriate. Shares will be vatued
atthe higher of the value on cessation and
subsequently. Vesting of RSS grants and DBSS
awards will be lodged in escrowto provide an
enforcementmechanism.

Recruitment

Statement of Principles

The Company will pay tatal remuneration for
new Executive Directors that enables the
Company to attract appropriately skilled and
experienced individuals, butis not, inthe
opinion of the Commitiee, excessive.

The Company will not pay new Executive
Directors any inducements io join the
Company over and above buy-outs of existing
farfeited awards, as outlined in this section of
the Policy.

The Company will disclose to the market on
its website in atimely mannerthe basisofa
package agreed with a new Executive Director.

Approach and limits

Annualsalary, pension, contractualand
non-contractual benefits, annual bonus and
long term incentive arrangements {including
performance measures and/or conditions and
maximum award levels), as described inthe
Remuneration Policy Table, will be the starting
paoint for the structure of any package. The level
of variable remuneration that may be awarded
to a new Executive Director will not exceed the
maximum AIP and RSS limits that can be
awarded in line with the principles setoutin
the Remuneration Policy Table, with the
exception of any compensation forvariable
remuneration forfeited. Consistent with the
regulations; the limits contained within the
Remuperation Policy Table for base salary or
any other element of fixed pay doapplytoa
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 wauld seek to avoid exceeding
those limits in practice.

The Company may provide a new Executive
Director with global relocation support and/or
tax equalisation arrangementsas setoutinthe
Remuneration Policy Table.

For a new Executive Director whois aninternal
appointment, the Company may also continue
to honour commitments made priortothe
appointment as Executive Director even if
those commitments are otherwise inconsisient
with the Policy in force when the commitments
are honoured. Any relevant existing incentive
plan participation may either continueon its
originalterms orthe performance conditions
and/or measures may be amended toreflect
the individual's new role, as the Committee
cansiders appropriate.
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Compensation for variable remuneration
forfeited by anew Executive Director

The Company may, where appropriate,
compensate a new Executive Director for
variable remuneration that has been forfeited
as aresult of accepting the appointrent

with the Company. Wherethe Company
compensates anew Executive Directorin this
way, it will seekto do so underthe termsof the
Company's existing variable remuneration
arrangements as set out in the Remuneration
Policy Table.

The Company may compensate on terms

that are more bespake than the existing
arrangementswhere the Committee considers
that to be appropriate.

The Committee may also make awards under
alongterm incentive scheme that does nat
require shareholder approvalif it falls within
Listing Rule 9.4.2 (an arrangement established
foradirector specifically tofacilitate, in
unusual circumstances, the recruitment of an
individual). In suchinstances, the Company
will disclose a full explanation of the detail and
rationale for such recruitment-related
compensation.

In making such awards, the Committee will
seek totake into account the nature (including
whether awards are cash or share-based),
vesting period and performance measures
and/or conditions for any remuneration
forfeited by the individual when leaving
apreviousemployer. Where such awards
had outstanding performance or service
conditions (which are not substantially
completed), the Campany will generally
impose eguivalent conditions.

In exceptionalcases, the Committee may relax
those requirements where it considers this to
beinthe interests of shareholders, for example
through asignificant discount to the face value
of the replacement awards.

Service agreements fora new

Executive Director

The Committee’s approachis for the service
agreements of new Executive Directors to have
dueregard to market practice at the date of
appoeintment, the Company’s current Policy
andthe service agreements in place for
axisting Executive Directors.
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t he 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 asimilar overall effect in
terms of the potential cost to the Group.

Alenger period of notice fram the Company may apply to new appaintments fora limited time if the
Committee considers this is appropriate, but would then reduce to no more than 22 months.

Post-termination restrictions Compensation in respect of restrictive covenants will be paidas required for enforceability reasens 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
ta prevent poaching of its senior workforce will be included.

Paymentin lieu of notice (PILON) Employment can be terminated by the Company withimmediate effect (for any reason) by makinga
paymentinlieu of the outstanding period of notice (PILON). The PILON comprises base pay, and the
value of employer’s pension contributions, private medical insurance and car allowance.

The Company will have discretion to make any PILON on a phased basis, subject to mitigation. No FILON
willbe made in the event of gross misconduct.

Expiry date There wili be no fixed expiry date. The appointment of new Executive Directors will be terminablein
accordance with the notice period.

Change of control and liquidated damages The Executive Director will not have aright to liguidated damages, whether triggered by a change of
control of the Company cor otherwise.

The terms summarised above will be subject to any local statutory (or collective bargaining) requirements where applicable. For treatment
of incentive awards in connection with termination please see the Payment for loss of office section of this Palicy.

Payment for loss of office

Committee considerations on leaving office

The Committee considers the circumstances under which an Executive Directoris leaving the Company’s employment, In circumstances where
a Directoris terminated for cause, the Committee typically has limited discretion in connection with remuneration payments. Inother
circumstances, arange of discretions is available to the Committee.

The following tables set out a summary of obligations contained in the Executive Directors” service agreements which could give rise to, or impact
on, remuneration payments for loss of office.

Service agreements and notice periods for current Executive Directors

Rita-Rose Gagné HirmanshuRaja
Date of service contract 29 September 2020 19 April 2021 ‘
Notice period 12 months’ notice (both from and to the Executive Director).
Paymentin lieu of motice (PILON) Employrment can be terminated by the Company with immediate effect by makinga PMI“LON inrespect

of the outstanding notice period comprising hase salary and the value of benefits in respect of pension,
private medical insurance and car allowance.

No PILON inevent of gross misconduct.

The Company has the discretion to make any PILON on a phased basis, subjectto mitigation.

Rita-Rose Gagné and Himanshu Raja will be eligible to be considered at the Committee’s discretion for payment of an award under the AIP even
ifthe Company or Director has served notice of termination provided that the Directoris employed as at the bonus award date. The treatment of
leavers underthe 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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Annual bonus and long termincentives
The following table describes the provisions which apply to leavers who are Executive Directors and the discretions available under the AIP, DBSS
and RSS. Further detail as to the potential exercise of discretion by the Committee is set out in the Use of discretion section of this Policy.

Leaving reason

Redundancy,
sale of
Ill-health, Company or
injuty, business Termination
disability Death resignation  Retirement  Vsluntaryresignation for cause Ehange of control
AIP a Remainseligible for Remains eligible for full Noright to receive No bonus Bonuses may be
Inall cases, any benus bonus. Any bonus payment ofthe bonusfor  anybenus. payable. awarded underthe AIF
payableissubject to payable will be time acompleted performance atthetime of the
the normal deferral nro-rated unless the period. Inaddition, the Committee has change ofcontrol.
arrangements, unless the Committee decides Commmittee has discretion  discretion to pay
Committee deterrnines otherwise. to make pro-rated abonus provided the Unless the Commitiee
otherwise paymentsforany Executive Director is determines otherwise,
performance periodnot  Inemploymentatthe abonuswillbe time
completed. bonus payment date. pro-rated.
DBSS Full vesting on normal vesting date. Committee Awards lapse, save Awardslapse.  Awardsvestin full.
(Deferred share element may accelerate vesting. that the Committee
of AIP) has discreation to allow
uptofullvesting onthe
normalvesting date or
the Committee may
accelerate vesting.
RSS Awards remain capable of vesting, subject to Awards lapse, save Awardslapse.  Awardsvest, subject
the underpin. that the Committee tothe underpin and,
has discretion for unlessthe Committee
Awards will vest on the normal vesting date subject  awards toremain determines otherwise,
tothe underpin, save thatthe Committee may capable of vesting willbetime pro-rated.
accelerate vesting. {subjecttothe
underpin) onatime
Unless the Committee determines otherwise, pro-Tated basis and
vesting willbe time pro-rated. may accelerate
vesting.

a Where the date of notice and the date of cessation fall in different performance periods, the provisions relating to AIP as stated above apply inrespect of the AIP
award for each performance period separately.

b Onacorporate event affecting the Company, bonuses and awards under the AIP, DBSS and RSSwill be governed by the rules of these plans. The information given
hereis for summary purposes.

Inrespect of all-employee plans, including the Company's HMRC-approved, all-employseshare plans, the Sharesave and the SIP, and the profit
share plan for employees of Hammersen France, the Executive Directors are subject to the same leaver provisions as all other participants.



Use of discretion

The Committee can exercise discretionin
various areas of the Policy as setoutin this
Report. In addition, the Committee has
discretionto amendthe Policy with regard

to minor oradministrative matters where it
would be, i e opinlon et the Commuttee,
disproportionate to seek or await shareholder
approval, The Committee retains the
discretion to override the formulaic outcomes
ofincentive schemes. In exercising discretion
inrespect of the AIP or RSS, the Commitree will
take into account all factars it determines ta be
appropriate at the relevant time, including but
not limited to the duration of the Executive
Nirartor's service and its assessment of the
contribution towards the success of the
Company during that period; whether the
Executive Director has worked any notice
period orwhether (and if so, the extent that)
aPILON s being made; the need toensure an
orderly handover of duties and continuity in the
business operations of the Company, and the
needtosettle any claims which the Executive
Director may have. In exercising any discretion,
the members of the Committee will take
account oftheir duties as Directors.

Other

Ifthe Company terminates an Exacutive
Director’'semplaoyment by reasan of
redundancy, the Company will make
aredundancy payment to the Executive
Directorin line with any applicable Company
redundancy policy (whichincludes any
entitlement to statutory redundancy pay) and
anyapplicable collective bargaining agreement.

Payment to a departing Executive Director may
be made in respect of accrued benefits and
accrued untaken holiday.

Inconnection with an Executive Director
ceasing employment, the Campany may,

if the Committee determines itisin the bast
interests of the Company, enter intonew
contractual arrangements with the departing
Executive Directorincluding (but not limited to)
settlement, confidentiality, restrictive
covenants and/or consultancy arrangements
on such terms as it considers appropriate. In
such case, the Company will make appropriate
disclosures of such terms. Ifa settlement
dgreemeant is entered into with the Executive
Director, the Company may make payments
that it considers reasonable in settlement of
potential legal claims, for example unfair
dismissal, orwhere agreed underthe
settlement agreement. This may include any
entitlement to compensation in respect of
statutory rights under employment protection
legislation inthe UK orin otherjurisdictions.

Adeparting gift may be provided (and any tax
liability met on the Executive Director’s behalf)
uptoavalueof £5,000 (plus the related taxes)
per Executive Director on termination of office.
The Company may agree to provide other
ancillary or non-material benefitsin
connection with {including in a defined period
following) termination, not exceeding avalue
of £5,000inaggregate.

Legalfees

Consistentwith market practice, the Company
may pay reasonable legal fees (and any
associated tax costs) on behalf of the
Executive Director for entering into a statutory
settlement agreementand may pay a
contribution of up to £50,000, plus VAT,
towards fees foroutplacement services as
part of a negotiated settlement.
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Inthe case of acorporate transaction, the
Company may agree to pay reasonable legal
fees (and any associated tax casts) on behalf of
the Executive Director for advice on the effect
of the corporate transaction on the Executive
Dircctor's peraonal pusitivn as o Ul ector
{including, where appropriate, as totheterms
of theiremptoyment).

The Company may agree to pay reasonable
legal fees (and any associated tax costs) on
behalf of the Executive Director for advice
relatedto any proposed changes to theirterms
and conditions of employment during their
period of empioyment

On recruitment of an Executive Director,
the Company may make a contribution
towards legal fees in connection with
agreeing employment terms and drawing
up aservice contract,

Otherappointments: new and existing
Executive Directors

Executive Directors are able to accept, with the
consent of the Company’s Board of Directars,
non-executive appointments outside the
Company {provided that such appointments
do not lead to a conflict of interests) onthe
basis that such external appointments can
enhance theirexperience and skills and add
value tothe Company.

Any feas received by an Executive Director for
such external appointments can be retained
by the individual (except where the Executive
Director is appointed as the Company’s
representative).
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Chairand Non-Executive Directors' remuneration
Remuneration Policy for Non-Executive Directors

Purpose and link to strategy

Ensure the Company continues to attract and retain high-quality Chair Current fees (perannum)asat April2023 are:

and Non-Executive Directors by offering market-competitive fees, - L _F
Chair ) 300,000
Non-Executive Director 61500
Senior Independent Director ) 19,000
Chairof Audit Committee 15,000
AuditCommittee member 5,000
Chairof Remuneration Committee 15,000
Rermuneration Committee member 5000
Designated Non-Executive Director for Colleague Engagement 8,000

Operation Maximum limit
The Chair's fee is determined by the Committee. Other Non-Executive  Aggregate total fees payable annually to ail Non-Executive Directors are subject
Directors’ fees are determined by the Board on the recommendationof  tothelimitas statedin the Company's Articles of Association {currently

the Executive Directors. £1,000,000). The Committee reserves the right to provide additional fees within
the stated limit, including for membership of any additicnal Committee the
Feelevels are reviewed periodically taking into account independent Board may establish.

advice and the time commitment required of Non-Executive Directors.

Fees paid aim to be competitive with other listed companies which
the Committee (inthe case of the Chair) and the Board (in respect of
Non-Executive Directors) consider to be of equivalent size and
complexity but are not set by reference to a prescribed benchmark.
Fees are paid monthly in arrears.

The Chairdoes not receive any additional fee in respect of membership
otany of the Committees.

Other Non-Executive Directers may receive additional fees for
membership and/or chairmanship of the Remuneration and Audit
Committees. No additional fee is currently paid to the Chairor members
cfthe Nomination and Governance Committee. Thereisalsoan
additional fee for the Senicr Independent Director and the Designated
Non-Executive Director for Colleague Engagernent. The level of
additional fees is setioreflect the responsibilities of the role.

Other henefits

There are no other benefits currently available to any of the Whilst the Company does not consider it to form part of benefits in the normal
Non- Executive Directors. Whilst the Company does not consider that sense, Non-Executive Directors can participate in corporate hospitality
reimbursing travel and accommaodation expense (including to the (including travel and, where appropriate, with a family membern), whether
Caompany’s Ltondon office) is a benefit in the normal sense, should paid for by the Company or another, within its agreed policies.

any assessment to tax be made cn suchreimbursement, the

Company reserves the ability to settle such liabitity on behalf of the Adeparting gift may be provided (and any tax liability et on the Nor-Executive
Non- Executive Director. Director’s behalf) upto avalue of £5,000 (plus the related taxes) per

Non-Executive Director on termination of office.
Non-Executive Directors are not eligible for performance-related
bonuses or participation in the Company's share plans, nordo
Non-Executive Directors receive any pension benefits.

The Chair and the Non-Executive Directors do not have service agreements with the Company. Theirappointments are governed by letters of
appointment, which are available for inspection an request, The letters of appointment of Non-Executive Directors are reviewed by the Chairand
the Executive Directors everythree years.

Appointments of Non-Executive Directors are for aterm of three years, subject to the right of either party to terminate the appoiniment on not
less than three months’ notice orimmediately should aconflict of interest arise. If any Non-Executive Director is not re-elected at the Company’s
Annual General Meeting, the appointment will cease automatically.

On termination of an appointment, a Non-Executive Director is only entitled to such fees as may have accrued to the date of termination,
tagether with the reimbursement in the normal way of any expenses properly incurred prior to that date.
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The dales of Lhe appointments ot the Non-Executive Directors in office as at 31 December 2022 are setout below.

Dateoforiginal  Commencementdate  Unexpiredterm as at

appointment to Board of currentterm April 2023
Robert Noet 1September 2020 1 September 2020 5months
Habib Annous 5May 2021 5May2021 1year,1months
Méka Brunel 1 December 201Y 1 December 2022 2 vyears, 8 months
Mike Butterworth 1 January 2021 1 January 2021 G months
Adam Metz 22July 2019 22July 2022 2years,3months
CarolWelch 1March 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 canditions. Remuneration packages for all Group employees may comprise both fixed and variable elements. Generally, the more senior
the individual, the greater the variable pay offer as a proportion of overall pay due to 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
senior management team and is kept informed of remuneration developments across the Group, including the salary increases and employee

henefits of the wider employee population.

The Committee has regard to market data and to internal relativities when considering the appropriateness of pay levels for its Executive Directors
and members of the Committee bring their own experience and knowledge in considering any progosals.

In 2022, Habib Annous (as Chair of the Committee) and Carol Weich (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
suppartive, in particular, of the increased weighting on sustainability from 8% ta 10%. The forum requested that the Commitiee consider including
an element on Social within the 25% attributable to personal performance for the AIRP. The Committee has welcomed the feedback and intends to

incorporate this for the 2023 AlP targets.

Summary of 2023 remuneration structure for employees below Board level

Element Apnroach/Policy

Base salary Anassessmentis mace each year on pay increases across the Group. The assessment may include
benchmarking exercises for different roles. Other factors taken into consideration are the Group's
performance, competition in the marketplace and general economic climate, specifically rates of
inflation and wage growth. Pay increases are expected to be inbne with market rate and any increase
awarded to an individual will reflect competence and experience. Exceptional pay increases are
sometimes awarded to bring pay in line with market practice or recognition of an individual's
development within a role or on promotion. More usually excepticnal personal performance is
recognised through variable pay.

Annualbonus Anannual cash bonus scheme is operated throughout the Group. Although there are scme minor
differences in application of the scheme according to jurisdiction of employment, the same principle
appliesto allemployees in that there is an opportunity to recgive a bonus based on personal, teamor
Group performance or a mixture of both. Generally, the more 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 Cormmittee members have a proportion of
their award deferred into shares.

Pension The pension offering forms an impertant part of the reward package across the Group. Allemployees
may participate in one of anumber of defined contribution pension arrangements across the UK and
Ireland. 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 Group. Generally,
where local legislation allows, eligible employees, including Executive Directors, may participate inar
all-employee share scheme such as the Sharesave scheme operated in the UK and Ireland. In addition,
anumber of UK employees have the opportunity to join 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. Senioremployees in the UK may participate in restricted share awards
on asimilar basis to the Executive Directors and in France inthe Free Shares Award Scheme.

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 withinthe business, theirrole and seniority.

Employee benefits
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Shareholderengagement

During 2022, the Company consulted with its major shareholders together with the principal proxy advisory firms and again received feedback
onthe proposals. Following that consultation, the Committee concluded that there was nosignificant majority view to change 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 personal objectives. 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 tarenew the current policy at the 2023 AGM including the use of the RSS, the Committee
agreesthat eachform of long-term incentive has merits and plans to keep this under review for the future. Further details are set out in the Chair's
latter at the start of this report.

Illustration of application of the Policy
Setout below is anillustration of the reward mix for the Executive Directors at minimum, an-target and maximum performance under the Policy.

Illustration of application of the Pollcy {(£000s)

Rita-Rose Gagné

2023 fixed ELRYellEA] £809

2023 on-target [RlLERElO] ; 713 (32%)

2023 maximum EEREFED) 713 (24%)

2023 maximum  [EUCTEIEN k S 713 (22%)
+ share price growth
{based on value of award)

M Fixed - Annualvariable W Long-term incentives # 50% Share price growth

Illustration of application of the Policy (F000s)

Himanshu Raja

2023 on-target AN CERD)] : 42 (28%)

2023 maximum FEALELS] k S 25 £1,553

2023 maximum  [JRZNELIY ; ] 2 _ fn(imé) £1,724
+ share price growth ’ "
{based on value of award)

WFixed . Annualvariable BiLong-termincentives B 50% Share price growth
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Assumptions: Executive Director remuneration scenarios 2023

Element Approach/Palicy
Fixed Cansists of base salary, contractual and non-contractual benefits, pension and participationin the UK
all-employee share plans.
Base salaryis the salary to apply after salary increases take effect on 1 Aprit 2023,
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 Total Fixed
£000 £000 £000 £000
Rita-Rose Gagné 713 25 71 a9
Himanshu Raja 456 25 46 527
On-target Based onwhat the Executive Director would receive if performance was in line with expectation
(excluding share 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% forthe CFO).
Maximum Based onthe maximum remuneration receivable (excluding share price appreciation and accrual of

dividend equivalent payments):

AIP:consists of the maximum bonus opporiunity in 2023 (200% of base salary for CEQ, 150% of base
salary forthe CFOJ.

RSS: assumes maximum vesting of awards (100% of salary for the CEC and 75% for the CFO).

Impact of share price appreciation

50% of maximum RSS award value.
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The Annual Remuneration Report (Repart) sets out how the Directors’ Remuneration Policy (Policy) was putinlo practice in 2022 and how
weintend toimplernentitin 2023. Itis divided into three sections:

— Secticn 1: Single figure tables
— Section 2: Further information 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 theiropinjon, those sections have been
properly prepared.

The Policy was approved by shareholders at the AGM held on 28 April 2020 and is available ta view on the investor relations section of the
Company’s website at www.hammerson.com. Asummary of the key provisions for each element of the Rermnuneration Policy is setout in
this Report.

SECTION 1: SINGLE FIGURE TABLES

This section contains the single figure tables showing 2022 remuneration for the Executive Directors and Non-Executive Directors, and
inforrmation that relates directly to the composition of these figures.

Allfigures highlighted in GREEN in the Report relate directly to a figure that (s found in the Single Figure Tabie below.

Executive Directors' remuneration: Single Figure Table (audited)

Restricted
Annual Share
Bonus Scheme Variable
Salary Benefits. Pension  Fixed Total {AIP} {RS5) Total Total
£000 £000 £000 £000 £000 £090 £000 £000
Rita-RoseGagné  a 2022 682 25 8 775 1,120 - 2120 1895
2021 672 A2 67 1,160 946 - 346 2,106
Himanshu Raja b 2022 436 25 a4 505 529 - 529 1,034
20271 295 16 30 341 311 - 311 652
Total 2022 1,118 50 112 1,280 1,649 - 1,649 2,929
2021 967 437 97 1,501 1,257 - 1,257 2,758

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 ot Hammerson plo with effect from 26 Aprit 2022,

Commentary on the Single Figure Table (audited)

Fixed Remuneration

Salary

This represents salary eamed in respect of the year. From 1 April 2022, salaries increased by 2%.

Benefits
The taxable benefits shown inthe Single Figure Table include a car allowance (£16,000), private health insurance and permanent health
insurance. In addition, the Company paid for tax advice for Rita-Rose Gagné.

Himanshu Raja’s benefits amount recelved in respect of his participation in the Company’s all-employee share plan arrangements (SIP and
Sharesave) in which he participated in 2022.

UK Executive Directors are eligibie to participate in the Company’s ali-employee share plan arrangements (SIP and Sharesave). Himanshu Raja
participated in both the SIPand Sharesave scheme in 2022,

Pensfon

Executive Directors receive a salary supplement in liew of pension benefits. Rita-Rose Gagné and Himanshu Rajaeach 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 employees.
Allsalary supplements paid to Executive Directors in lieu of pension benefits are subject to deductions required for income tax and employees’
national insurance contributions inthe UK.



Variable Remuneration (audited)

Annual bonus for 2022
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The Annual Incentive Plan (AIP) is the Company’s annual bonus scheme. The bonus awards are based on performance conditions that were
appraved by the Committee. For 2022, the AIP bonus was split 67% for performance against financial measures, 8% for sustainability and 25%
for performance against perscnal objectives. The Committee has the ability to averride the indicative formulaic outturn if it considers that not to be
appropriate given the Campany's performance during the yvoar,

The perforrmance targets were not 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

(% ofbonus (% ofbonus (% ofbonus percentage Vesting Single

achieved, achieved, achieved, (%, max amountas% Figure Table)

max 67%) max 8%) max 25%) 100%) of salary £000

Rita-Rose Gagné 51.2% 8.0% 22.5% 81.7% 163.3% 1,120

Himanshu Raja 51.2% 8.0% 21.3% 80.4% 120.6% 529
AIP outturn

Performance against targets Bonus achieved

a

Vesting  Weighting o

Entry threshold On-target Full vesting percentage (% of max % of max

(% vesting at (50% target (100% Result against bonus honus

threshold) vesting) vesting) achieved target available) achieved

Adjusted earnings £58.6m (0%) 65.1m £71.6m  £104.9m 100.0% 22.33% 22.33%

Net debt £1.875bn{0%) £1.629bn E£1.383bn  £1.732bn 29.10% 22.33% £.50%

Gross administration costs £66.1m (0%) £63.7m £61.2m £59.8m 100.0% 22.33% 22.33%

Reductionin CO, Emissions 3% (%) 5% 7% 12% 100% 8% 8%

Personal objectives Rita-Rose Gagne Seebelow 90% 25% 22.50%

Personal objectives Himashu Raja Seebelow 85% 25% 21.3%

Total CEO Rita-Rose Gagnée 25% 81.7%

Total CFO Himashu Raja 25% 80.4%

a Eachofthe AIP performance conditions is subject to a straight-line payment scale between threshold, on-target and full vesting points.
b Consistentwithestablished practice, the original performance targets for Adjusted Earnings adjusted for variances in the timing of planned disposals.

¢ Netdebtisasshownin Table 13 of the Additional information. Again, consistent with established practice, the original targets were adjusted to reflect changes
in foreign exchange rates in the year and the impact of achange in IFRS as explained innote 1B of the financial statemeants.

d Personal/Strategic Objectives for the CED and CFO were based on the Business Plan and Strategy with substantial progress made across the four strategic pillars.
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Reinvigorating our assets — Continuedto strategically refocus the portfolio on city centre destinaticns and to simplify the portfolic,
disposing of £195m of non-core assets in 2022

— Thesuccess of thereinvigoration of cur assets and placemaking activities, resulted in the signing of
317 leases, with £45m of headline rent (£25m at our share) at 2% above ERV and an improvement
inoccupancy

— Reducedflagship vacancy ratesto 3.7%

Accelerating development — Created value and optionality at each stage of the early development cycle at key assets, e.g.
Dundrum, Bullring, Grand Central, Reading and Dublin Central

— 5106 signed for Bishopsgate Gaodsyard

— Tronworks onsite at Dundrum

— Majority of initial planning permissions obtained for Dublin Central

— Planning submitted for Reading, Riverside and Crum, Birmingham New Street

Create an agile platform — Realignment to asimplified, asset-centric operating model, removing inefficiencies and leveraging the |
strength of the Group's portfolio through a consolidation of property management suppliers in the UK
to best support occupiers and customers

— Simplification of the business to stabilize the care income stream and to return it to underlying growth
reflected inlike-for-like GRI growing at 8%

— Significant progress made in reducing the cast base with headcountreducing by 25%in 2022
— Gross administration costs reduced by 17% year-on-year

Deliver a sustainable and resilient — Refinanced c£80m of RCF with anew £463mifacility an a 3+1+1 basis with a smaller group of lenders
capital structure anchored by Tier 1 lenders

— €236meurchondsduein 2023 were repaid in December 2022 using available cash

— Buy-in of the Group's Defined Benefit Pension Plan resulting in the removal of significant balance
sheetrisk and liability, and a reduction of the plc guarantee from £120m o £10m

— Retained Group's Investment Grade (IG) rating as Baa3 and BBB+ respectively with both Moody’s and
Fitch outlooks changed from negative to stable

Againstthis backdrop, ascorecard out-turn of 81.7% of maximum forthe CEQ and 80.4% of maximum for the CFO was proposed tothe
Committee which, following due consideration, was approved without adjustment. 40% of the out-turn is deferred into shares for two years,
generally contingent on continued employrent.

Long Term Incentive Plan
The LTIP was replaced by the Restricted Share Scheme (RSS) in April 2020 forfuture awards. In 2022, no RSS award was due to vest to any
Executive Director. In addition, no LTIP awards vested in respect of any former directors and all prior LTIP awards have now lapsed.

Non-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 comparative higures for the
year ended 31 December 2021. The figures for 2021 only include directors who served for part of 2022 and, therefore, do not equate to the totals
for 2021 asreported in last year's report.
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Committee membership and otherresponsibilities 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
Gwyn Burr b 29 88 - - 29 28
Habib Annous c N4 78 47 - — 78 47
MékaBrunel d N4 67 &7 2 - 69 67
Mike Butterworth e Senior Independent Director 83 73 - - 83 73
Desmond de Beer f 48 62 2 1 50 63
Andrew Formica g 22 67 - - 22 67
Adam Metz h 67 67 70 2 137 69
CarolWelch N4 Designated Non-Executive Director
for Colleague Engagement 75 75 - - 75 75
Total 769 846 77 7 846 853
a Rabert Noelceasedto bea member of the Remuneration Committee on 31 December 2021.

o

Remuneration Committee until 28 April 2022,

Gwyn Burr stepped down as a member of the Audit Committee with effect fram 5 May 2021 and retired as a Director on 28 April 2022. She served as Chair of the

¢ Habib Annous was appointed as a Director and a member of the Remuneration, Auditand Nomination and Governance Committees on 5 May 2021 and was
appointed Chair of the Remuneration Committee on 28 April 2022,

®

Independent Director.

0

Méka Brunelis basedin France. Thisis reflected in her benefits figure — see Benefits note below.
Mike Butterworth was appointed as Audit Cormmittee Chair with effect from 4 May 2021. On 29 April 2022, Mike Butterworth was appointed as Senior

Desmaond de Beerresigned as aDirector on 11 October 2022,
Andrew Formica retired asa Director on 28 April 2022. He served as amember of the Audit Committee until 28 April 2022.

h Adam Metzis basedinthe USA. Thisis reflected in his benefits figure — see Benefits note below.

i All Non-Executive Directors are members of the Nomination & Governance Committee. No fee is payable for being Chair or a member of that Committee.

Benefits

Benefits disclosed relate to the reimbursement of travel and accommodation expenses incurred in attending Board meetings at the Company's
head office. For those Non-Executive Directors based outside of the UK, thisincludes the cost of international travel and accommodation. 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

medicalinsurance which s taxed as abenefitin 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, Although fees are subject to periodic review, the NED fees (other than the Chair of the Board on appointment and the introduction of a
fee payable to the Designated Non-Executive Director for Colleague Engagermentin 2021) have not increased since 2018. No increase was made
to Non-Executive Director fees orto the Chair’s fee in 2022. The annual fees payable to Non-Executive Directors are set out in the table below.

There s nofee for the Chair, or membership, of the Nomination and Governance Committee.

Chair of the Board and Non-Executive Directors’ 2022 annual fees

£

Chair ofthe Board 300,000
Non-Executive Director 61,500
Senior Independent Director 10,000
Audit Committee Chair 15,000
Remuneration Committee Chair 15,000
Audit/Remuneration Committee membier 5,000
8,000

Designated Non-Executive Director for Colleague Engagement
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SECTION 2: FURTHER INFORMATION ON 2022 REMUNERATION

Directors’ shareholdings and share plan interests (audited)
Summary of all Directors’ shareholdings and share plan interests as at 31 December 2022 (including Persons Closely Associated)

Outstanding scheme interestsat
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31December 2022 Actualshares held
Totalof all
scheme
Unvested Total shares interests
Unvested (net subject Vested but subjectto and share-
(subjectto to  unexercised outstanding At At holdings at
perfermance performance scheme scheme 1January 31December 31 December
measures) measures) interests interests 2022 2022 2022
a b [4 de e e
Executive Directors
Rita-Rose Gagné 12,843,189 1,330,568 - 14,223,757 306,748 322,201 14,545,958
Himanshu Raja
{appointed as a Director on 26 April 2021) 2,291,310 551,364 - 2,842,674 211,060 263,357 3,106,031
Non—Executive Directors
Robert Noel - - - - 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 Brunet - - - - 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 - - - - 267,281 267,281 267,281
Adam Metz - - - - 975,010 1,126,950 1,126,950
Carolwelch - - - - 45,497 52,587 52,687
a RSSawards.
b DBSSand Sharesave awards.
¢ DBSSawards that have vested but remain unexercised plus any national dividend shares.
d Orjoining date if earlier.
e Orleaving date ifearlier,
f Gwyn Burrand Andrew Formicaretired as Directors on 28 April 2022, Desmond de Beer resigned as a Directoron 11 October 2022. Theirinterests are

accordingly shown as at the relevant leaving date.

g NBSSand RSS awards are nil cost options, satisfied through market purchase. The DBSS awards are exercisable from the second anniversary of grant until the
seventh anniversary of grant. The RS5 awards are subject to anemployment contingency vesting one third on each of the third, fourth and bifth anniversaries
of grant {to the extent the performance underpin is met following the third anniversary of grant). The RSS awards are exercisable on the fifthanniversary of grant
and ceases 1o be exercisable on the seventh anniversary of grant,

Between 1 January 2023 and & March 2023 (being the latest practicable date priorto publication of this document) the Executive and
Non-Executive Directars’ beneficial interests 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
Directors are normally expected to achieve the minimum shareholding guidelines within sevenyears of appointment. Non-Executive Directors are
also encouraged to acquire ashareholding in the Company.

Nirertnrs’ shara mamarshin guidslines

Shareholding*

Shareholding*

#t Actual Shares held as at 31 Dec 2022 M Shares due to count towards the limit by 31 Dec 2023
M Shares due to count towards the limit after 31 Dec 2023

* Theshareholdingas a percentage of salary is as at the share price of 23.8p cn 31 December 2022, Share awards are AWARDED on a gross basis but only credited
tothe ownership requirament 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 Novernber 2027, Himmanshu
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 puideline 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
in respect of the 2022 bonus out-turn and the vesting of the 2020 RSS grant in November 2023 (in each case an 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
DBSSaward inrespect of the 2022 bonus out-turn ona net of tax basis.

Rita-Rose Gagné and Himanshu Raja are both currently on track to meet the share ownership guidelines ahead of the policy timeframe,
as setout ahave.

Executive Directors’ share plan interests (including share options) (audited)
The table below set aut the Executive Directars’ interests under the Deferred Bonus Share Scheme (DBSS) and the Restricted Share Scheme

(RSS). No Executive Director holds awards underthe LTIF.

Performance conditions and form of awards (audited)

Awards under the DBSS are not subject to any performance conditions (other than continued employment on the vesting date). The RSS awards
are subject toa material underperformance underpin. RSS awards were made on 22 March 2022 over shares worth 200% of salary to Rita-Rose
Gagne and over shares worth 75% of salary to Himanshu Raja. These awards were granted subject to a broad underpin in respect of the entire
awards sothat the Remuneration Commitiee may reduce the level of vesting if it feels that it is notappropriate in all the 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 in the form of nit-cost options.

Accrual of dividend shares
DBSS and RSS awards accrue notional dividend shares to the date of vesting (including any holding period).

Face values (audited)
Face values for the DBSS and RSS awards are calculated by multiplying the number of shares granted during 2022 by the average share price
forthe five business days preceding the awards. Notional dividend shares are notincluded in the face value calculations.
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Dilution limits

Currentinflight DBSS awards are satisfied using market purchased shares. RSS awards are also satisfied using market purchased shares {whether
viaatrustortreasury). Itis expected that the 2023 RSS and DBSS awards will be satisfied in a similar way. SAYE grantsare typically satisfied using
new issue shares. The Committee may grant awards with new issued shares and will comply with the dilution limits as set out in the rules of the
Company’s share incentive plans during the year. The Company operates within the Investment Assaciation’s guidelines with reference to share
dilution not exceeding 10% of the issued ordinary share capital in any rolling 10-year period under all-employee plans and 5% under its
discretionary plans (counting both new issue and treasury shares).

Executive Directors’ share planinterests 2022 (audited)

Facevalue
Number of Numbher of of awards
awards held Notional awards held granted/
at dividend ar3l Grant purchased
Date of Vasting 1January Awarded/ shares  Exercised/ December price  during2022
award date 2022  purchased accrued vested Lapsed 2022 pencg £000
Rita-Rose Gagné

R5S a  0Z2Nov2020 02Nov2023 6,733,598 - 1,049,346 - - 7,782,944 17.710 o -
RSS a 3iMar2021 31Mar2024 2,213,263 - 344,908 = - 2,558,171 33.590 o
RSS a 22Mar2022 22Mar2025 - 2,164,729 337,345 - - 2,502,074 31.660 685
DBSS b 22Mar2022 22Mar2024 - 1,194,432 186,136 - - 1,380,568 31.660 378

Hiranshu Raja 7
RSS a 27Apr2021 27 Apr2024 943,‘.?_96 147,033 = - 1,090,539 37.810 =
RSS a 22Mar2022 22 Mar2025 - 1,038,876 161,895 - . - 1,200,771 31.660 329
DBSS b 22Mar2022 22Mar2024 - 392,354 61,142 - - 453,496 3le60 11_24
Sharesave c 073Jul2022 01AuUg2025 - 97,868 - - - 97,868 21.894 21

a RSSawards vestastoone third oneach of the third, fourth and fifth anniversaries of the date of award. The performance period forthe purpose of the performance
conditions is the same as the vesting periad. RSS awards were made on 22 March 20272 over shares worth 100% of salary to Rita-Rose Gagne and over shares
worth 75% of salary to Himanshu Raja.

b DBSS awards vest an the second anniversary of the date of award. DBSS awards were made on 22 March 2022 over shares worth 40% of the prioryear bonus
to Rita-Rose Gagné and Himanshu Raja

¢ Theexercise price forthe 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 to the average closing price over the 5 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 underthe Share Incentive Plan (SIP) as at 31 December 2022 (or at their
leaving date if earlier) are shown in the table below. The shares are held in a SIP trust.

Total SIP TotalSIP
shares Partnership Matching Dividend shares31
13January shares shares Freeshares shares December
2022  purchased awarded awarded awarded 2022

Himanshu Raja - 13,856 13,856 - - 27,712
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Total Shareholder Return

The chart below shows the Total Sharehalder Return {TSR) inrespect of the Company’s ardinary shares of Sp each forthe 10 vears ended
31 December 2022 against the return of the FTSE EPRA/NAREIT UK Index, which comprises shares of anumber ofthe Company’s peers.
The total shareholder returnis rebased to 100 at 31 December 2012, The other points shown onthe chart are the values at intervening

financial year ends.

Total Sharehlder return Index

250
200
150
100 /

50

31Dec2012 31Pec2013 31Dec2014 31Dec2015 31Dec2018 31Dec2017 31Dec2018 31Dec2019 31Dec2020 31Dec2021 31 Dec2022

= Hammerson ---- FTSE EPRA/NAREITUK :--- Hammerson (Enhanced Scrip Dividend Basis)

Remuneration of the Chief Executive over the last 10 years
Thetable below shows the remuneration of the holder of the office of Chiaf Executive.

Chief Executive’s remuneration history

Asa % of maximum

Total
remuneration Annual LTIP
£000 bonus vesting
2022 Rita-Rose Gagné 1895  81.7% n/a
2021 Rita-Rose Gagné 2,106 70.4% n/a
2020 (Rita-Rose Gagné) from 2 Novernber 2020 148 0.0% nfa
2020 (Bavid 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 Atking 1,795 47.5% 56.4%
2016 David Atkins 2,681 65.3% 64.9%
2015 David Atkins 2,147 7'7.3% 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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Total employee costs compared with dividends paid

%ptoyee costs
Dividends
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2022
£m

140.3

42.8

2021
£m

135.7

530

Change

—192%

3.4%

* Notereferences aretothe financial staterments

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 December 2022 in base salary, taxable benehts and bonus for the
Executive and Non-Executive Directors compared with allother employees of the Hammerson Group in the UK. Hammerson Plc does not have
any employees. This data has been prepared using the employees of the UK subsidiaries only. The Executive Directors have been excluded fram

the UK employees’ calculation.

Given the number of Directors who had not served for the whole of the twao years being compared, any part year has been annualised on the basis
of days served on the Board, While this is 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% (2?21 to 2022)

Change % (202010 2021)

Change % (201910 2020)

Annual Annual Annual
Salary Benetits bonus Salary Benefits benus Salary Benefits bonus
Rita-Rose Gagné (CEO) 15% —941%  18.4% —  180.5% nia n/a nfa nfa
Himanshu Raja (CFO) 1.4% 5.4% 13.4% nfa nfa n/a n/a nfa nfa
Total UK employees 12.3% 15.5% 32.1% 9.5% 18.6% 324.7% 37% —53% —73.8%
Percentage change in the Non-Executive Directors’ fee and taxable benefits
e Change % (2021t02022) Change % (202010 2021) Change % (2019 10 2020}
Annual Annual Anrual
Salary Benefits bonus Salary Bencfits banus Salary Bznefits bonus
Robert Noel — —-20.2% N/A 3.8% 19.0% n/a nfa nfa n/a
Gwyn Burr (until 28 April 2022)* -1.1% N/A N/A 1.5% n/a n/a -52% ~50.0% nfa
Habib Annous 11.1% N/A N/A n/a n/a n/a n/a nfa n/a
Méka Brunel 0.0% N/A N/A 74% —100.0% N/A -1.9% -87.7% n/a
Mike Butterworth 13.9% N/A N/A n/a n/a nfa n/a n/a n/a
Desmond de Beer (until 11 October
20221 0.15% 470.2% N/A 1.3% n/a nfa n/a n/a nfa
Andrew Formica (until28 Aprit 2022)* -3.1% N/A N/A 53% n/a n/a —6.0% - nfa
Adam Metz - 3271.5% N/A 7.4% —33.7% nja ~17% —778% n/a
Carolwelch — N/A N/A 17.9% n/a nfa ~4.3% - nfa
Total UK employees 12.3% 15.5% 32.1% 9.5% 18.6% 324.7% 3.7% ~5.3% -73.8%

* Date atwhichceased to be adirector.
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Thetable below shows the ratio of Chief Executive pay to that of the UK employees whose pay is at the 25th percentile, medianand
75th percentile.

Chief Executive pay ratio

25th 75th

percentile  Median pay percentile

Year Method payratio ratio pay ratio

2022 7 optionA 41:1 2611 15

2021 Option A 48:1 302 181

2020 Option A 211 13:1 71

2019 Option A 361 22:1 12:1
Total UK employee pay and benefits figures used to calculate the 2022 Chief Executive Pay Ratio

25th 75th

percentile percentile

pay Median pay pay

Year £000 EC0O EQDO

Salary o 7 40 55 <_5‘2

46 73 124

Total UK employee pay and benefits

Supporting information for the Chief Executive Pay Ratio
The Company has chosen the Option A methodology to prepare the pay ratio calculation as this is the most statistically robust method andisin line

with the general preference of institutional investors.

As ratics could be unduly impacted by joiners and leavers who may not participate in all remuneration arrangements in the year of joining and
leaving, the Committee has modifiad the statutory basis to exclude any employee notemployed throughout the financial year,

Employee pay datais based on full-time equivalent (FTE) pay for UK emmployees as at 31 December 2022. For each employee, total pay is
calculated inline with the single figure methodology (i.e. 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 cther extended leave are
included on the hasis of their FTE salary and benefits and pro-rata short-term incantives. No other calculation adjustments or assumptions have

been made.

The primary reasonfor the decrease in the Chief Executive pay ratic from 2021 to 2022 was that Rita-Rose Gagné received a relocation allowance
of £400,000in 2021 which was a one-off benefit.

Each of the three individuals identified was a full-time employee during the year and received remuneration in line with the Policy.

Generally, the Remuneration Policy supports a greater variable pay opportunity the more senior the employee as these employees are able
toinfluence Company performance maore directly. Executive Directors participate in the RSS linked to long term strategy whilst other employees
may participate in the Restricted Share Plan (RSP). The three individuals identified this year all are not participants in either the RSS er RSP but
did receive an annual bonus for 2022. The median pay ratio is consistent with the pay, reward and progression policies for the Cormpany’s UK
employees, reflacting the Company’s policy to pay market-based levels of fixed rewards to its employees with an apportunity to benefit fromthe
annual bonus plan. With a significant proportion of the Executive Directors’ pay linked to performance and share price over the longerterm, itis
expected that the ratio will depend to a significant extent on RSS and RSP outcomes each year, and accordingly may fluctuate from year to year.

Payments to past Directors (audited)
No LTIP awards vested in 2022 to former 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 board appointments
Where Board approval is 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 notcurrently hold any external non-executive directorships.

Committee process

In grder to avoid any conflict of interest, remuneration is managed through well-defined processes ensuring noindividualis involved inthe
decision-making process related to their own remuneration. In particular, the remuneration of all Executive Directers is set and approved by the
Commitiee: none of the Executive Directors are involved inthe determination of theirown remuneration arrangements. The Committee also
recelves suppart from external advisars and evaluates the support provided by thase 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 onthe
Company’s website at www.hammerson.com. Gwyn Burr stepped down as Nan-Executive Director and Chair of the Committee following the
canclusion of the AGM an 28 Apiil 2022 and Habib Annous, Non-Executive Directar, succeeded Gwyn as Chair of the Committee. The membaers
of the Committee are shown at the start of this report.

The Committee metfive times during the year. The agenda for each meeting is planned around the Group’s reporting cycle and includes particular
matters for the Committee’s consideration, Following each meeting, the Board is appraised of matters arising from the Committee. The Chiet
Executive, Chief People Officer and exiarnal remuneration consultant attend mestings by invitation, together with the General Counseland
Company Secretary, who acts as secretary to the Committee.

Committee effectiveness

In linewith 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 to ensure that they remain appropriate.

Advisors

The Committee appointed FIT Remuneration Consultanis (FIT) Augustin 2011 F1T has no other connection with the Company or its Directors.
Directors may serve onthe remuneration committees of other companies for which FIT acts as remuneration consultanis. The Committee is
satisfied that all advice given was objective and independent having regard to their experience of warking with advisors. FITis amember of the
Rernuneration Consultants Group and subscribes 1o its Code of Conduct. Fees paid for services to the Committee in 2022 totalled £87,283
(2021: £67,040). FIT does not provide any other services to the Company. Terms of engagement {availabte 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 LLP pravides actuarial advice to the Company. The Committee may
seek advice from both firms where itrelates to matters within its remit. In addition, the Chief Executive, CFO and Chief People Officer atiend
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

,‘“,w.“_mﬂLu,wyRMHMEL Votes withheld
Number Number number
2021 Remuneration Report at the 2022 AGM) 3,206,979,255 9273% 251,383,588 727% 2934478

2020 Remuneration Policy (at the 2020 AGM) 562,599,919 91.34% 53,325,844 8.66% 4,438,298
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SECTION 3: IMPLEMENTATION OF REMUNERATION POLICY IN 2023

This section sets out information on how the Remuneration Policy will be implemented in 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 {(describer in the Remuncration Cormmitlee Chair's letter on page 82), the Company has proposed changes to the Remuneration
Policy, and will present the revised Policy (set out on pages 85 to $7) ta shareholders for approval at the 2023 Annual General Meeting. Ifthe new
Remuneration Palicy is approved by shareholders, the Company intends to implement the new Policy in 2023 as shown below. It the new Policy
is notapproved by shareholders, then the existing Remuneration 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 carporate objectives; individual performance
and experience; published views of institutional investors, and general market and wider economic trends.

Summary of planned implementation of the Remuneration Policy during 2023

Salary

Policy

Purpose and link to strategy Performance measures Operation

Tocontinue to retain and attract quality leaders Not applicable Reviewed but not necessarily increased annually by

the Committee

To recognise accountabilities, skills, experience

andvalue The base salary for any existing Executive Director will 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

Implementation
Anincrease of 4% was approved for each of the Executive Directors to take effect on 1 April 2023,

2023 Executive Directors’ salaries £ODD
Rita-Rose Gagné N - 713
Hirnanshu Raja 456
Benefits
Policy
Purpose and link to strategy Performance measures Operation
Ta provide arange of benefits in line with Not applicable The aggregate value received by each Executive Director
market practice To continue to retain and attract {based onvalue of P110 tax calculations or equivalent basis
quality leaders for a non-UK based Executive Directos) 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 toinclude a car allowance, enhanced sick pay, private medicalinsurance, permanent health insurance and
life assurance.
Pension
Policy
Purpose and link to strategy Perfcrmance measures Operation
To provide market competitive retirerment Not applicable Executive Directors receive a 10% non-contributory allowance
benefitsto continue toretain and attract (Pension Choice) to be paid as, or as a combination of:
qualityleaders — anemployer contribution to the Group's defined

contribution pensicn plan;
— apaymentto apersonal pensicon plan; or
— asalary supplement.

Implementation
Executive Directors will continue to receive a 10% salary supplement by way of pension provision.
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AnnualIncentive Plan (AIP) and deferral under the Deferred Bonus Share Scheme (DBSS)

Policy

Purpose and link to strategy Performance measures Qperation

To align Executive Director remuneration with The annual benus operates by Awards are paid in a mix of cash and deferred shares, with
annual financial and Company strategic targets referencetofinanciatand personal  thedeferred shares element being at least 40% of the total
as determined by the Company’s Business Plan performance measures assessed awardl. The deferral period is af least two years. Awards are
Todifferentiate appropriately, in the view of over ane year. The weighting of subjectto clawback and malus provisions

the Committee, on the basis of perfarmance. financialmeasureswill be atleast

The partial award in shares aligns interests with 60% of the total opportunity
sharehotders and supports retention

Implementation
The AIP maximum will remain at 200% of base salary for the Chief Executive and 150% of base salary for the CFO.

Performance measures forthe AIP for Executive Directors in 2023 will be subject to slightly different weightings to reflect the increased focus on
ESG metrics.

Adjusteq Earnings | iﬂ_&é_rg [ . C 2167%
NetDebt . L 2L07%
Gross Administration Costs o e 216T%
Carbon Reduction , e 1%
Personal/Strategic (including Sustainability) 25%

The persanalfstrategic objectives will be focussed on five key areas, all of which will have demonstrably measurable targets.

— Value Creation: Delivery of non-core asset disposals and development prajects in ling with the Strategy and Business Plan

— CostManagement: Continued reduction of costs whilst maintaining operational excelience

~— 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 1o support mare effective and streamlined ways of warking

The Committee designs the financial targets and personal/strategic objectives to align with the Group’s strategy, as well as to the Business Plan
and the priorities for the coming year. It is therefore felt that the specific financial targets ang important personal objectives are commercially
sensitive such that, having considered this carefully, the Board is of the view that it is in the Company’s interests not to disclose this information
in advance.

Further deftails of the specific targets and key personal/strategic objectives set will be disclosed in the 2023 Annual Report.

40% of the 2023 AIPvesting will be deferred by making an award of shares under the DBSS, with a deferral period of two years. No change
to current arrangements is proposed for 2023.
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Restricted Share Scheme
Policy
Purpose andlink to strategy Performance measures Operation
Toincentivise the creation of long term retums Subject to underpin asdescribed Adiscretionary annual award up toavalue of 100% of hase
forshareholders in fullin the Rerniineration Policy. salary. The Committee reserves the discretion to increase
The underpinrequires thatthe the maximum award to 150% of base salary in éxceptional
Toaligninterests of Executive Directors with Group’s performance and delivery circumstances Awards are subject to clawback and
shareholders and support retention Tocreate of strategyis sufficient to justify malus provisions
alignment with the workforce vesting against the consideration of
absolute and relative TSR net debt
and TPR

Implementation
Annualaward of 100% of base salary for the Chief Executive and 75% of base calary for the CFO. Viesling of the award is subject to the underpin

described abuvis,

Participation in alt-employee arrangements

Policy

Purpose and link to strategy Performance measures Operation

In order to be able to offer participationin Not generally applicable. Anyaward  Executive Directors are eligible to participate in all-employee
all-employee plans toemployees generally, of free shares under the SIP may incentive arrangements onsame terms as other employees
the Company is &ither required by the relevant be subjecttoa Company

UK and French legislation to allow Executive performance target

Directors to participate on the same terms or

choosestedoso

Implementation
All-employee arrangements currently offered in the UK are Sharesave and SIP share awards. The opportunity to participate in all-employee
arrangements continues on the same basis as for all staffin the UK. No change to current arrangements is propesed for 2023.

Share ownership guidelines

The Company hasin place a share ownership policy for the Executive Directors. Executive Directors are normally required to achieve the minimum
shareholding requirernent within seven years of the date of appointment. Anannual 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 holding in erdinary shares in the Company equivalent to no less than 250% of base salary. The
Company has a post-cessation share ownership guideline of 250% of salary far 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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Chairof the Board and Non-Executive Directors’ Fees

Palicy

Purpose and link to strategy Performance measures Operafion

Ta ensure the Company continues to attract and Not applicable The Chair of the Board's fee is determined by the Committee.
retain high-quality Chair and Non-Executive Other Non-Executive Directors’ fees are determined by the
Directors by offering market competitive fees Board on the recommendation of the Executive Directors.

Aggregate total fees payable annually to all Non-Executive
Directors are subject to thelimit stated in the Company’s
Articles of Association {currently £1,000,000)

Implementation

Chair and Non-Executive Directors’' 2023 annualfees £000
Chair ofthe Board 300,000
Non-Executive Director 61,5600
Senior Independent Director 10,000
Audit Cormmittee Chair 15,000
Remuneration Committee Chair 15,600
Audit/Remuneration Committee Mamber 5,00G
Designated Non-Executive Director for Colleague Engagement 8.000

These remain unchanged from 2022 levels and are expected to next be reviewed for 2024,

Remuneration for employees below Board level in 2023

Remuneration packages for all Group employees may comprise both fixed and variable elements. Generally, the more senior the individual,

the greater the variahle pay offeras a propartion of overall pay due to the ability of senior managers to impact more directly upon the Group's
performance. As well as assessing the remuneration packages of the Executive Directars, the Committee reviews the remuneration of the seniar
rmanagement team and is kept informed of remuneration developments and principles for pay and reward across the Group. This includes any
salaryincreases and benefits of the wider employee papulation and considers themin relation to the implementation of the Reruneration Policy
for Executive Directars, ensuring there s 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 employes forums in the year, including one specifically
focused on discussing executive remuneration to explain how executive remuneration aligns with the wider company pay palicy, as required by
the UK Corporate Governance Code.
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2018 UK Corporate Governance Code (Code) considerations
The Committee has considered the factors set out in provision 40 of the Cade. Inthe Committee’s view, the Policy addresses those factors

as setout belaw:

Factor

How addressed

Clarity —remuneration arrangements should be
transparent and promote effective engagement
with shareholders and the workforce

Rernuner alion policy and arrangements are clearly disclosed each year inthe 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

Our remuneration structure is comprised of fixed and variable remuneration, with the performance
conditions for vartable elements clearly communicated to, and understood by, participants. The RSS
provides a mechanism for aligning Executive Director and shareholder interests, remaves the difficult
challenge of setting robust, appropriately challenging and easily understandable performance targets
in avolatile market which could lead to potentially unintended remuneration outcomes and
significantly reduces the maxirum pay dvailable to Execdtive Lirectors.

Risk —remuneration arrangements should
ensure that reputational and other risks from
excessive rewards, and behavioural risks that can
arise fromtarget-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 to malus and clawback provisions. The Committee also has overriding discretion
to reduce awards to mitigate against any reputational or other risk from such awards being
considered excessive. The RSS reduces the risk of unintended remuneration cutcomes associated
with complex performance conditions.

Predictability - the range of possible reward
valueste individual directors and any other limits
or discretians should be identified and explained
atthetime of approving the policy

The RSSincreases the predictability of reward values (removing the risk of potentially unintended
outcomes). Maximum award levels and discreticns are set outin the Illustration and application
of policy chart on page 96.

Proportionality —the link between individual
awards, the delivery of strategy and the long term
performance of the Group shouldbe clear.
Outcomnes should not reward peor performance

Variable parformance-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 year taensure that thereis aclearlink to
strategy. Discretions available to the Committee ensure that awards can be reduced if necessary
to ensure that outcomes do not reward poor performance.

Alignment to culture — incentive schemes
should drive behaviours consistent with company
purpose, values and strategy

The Committee seeks to ensure that persenal performance measures under the AIP incentivise
behaviours consistent with the Group’s culture, purpose and values. The RSS clearly aligns
Executive Director interests with those of shareholders by ensuring a focus on delivering against
strategy to generate long-term value for shareholders.

By order of the Board

Habib Annous
Chairofthe Remuneration Committee
8March 2023
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The Directors ofthe Company present their
report togetherwith the audited consolidated
financial statements forthe year ended

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 Directars’
Report forms part ofthe management report
as required underthe Disclosure Guidance
and Transparency Rules (DTR).

The Company has chosen, in accordance with
Section 414C(11) of the Companies Act 2006
(the Act), to include certain informationin the
Strategic Report that would otherwise be
required to be included in this Directors’
Report, as follows:

Information Pages

Likely future developn{ents inthe o

Company 20-22
Information about dividends g
Employment of disabled persons 24
Engagement with colleagues 24

Engagernent with customers,
suppliers and other external

stakeholders 32-34
Going concern and viability
statements 60-61

The Strategic Reportis setouton pages 110 63
and is incarporated into this Oirectors’ Repoit
by reference. Otherinformation, which forms
part of this Directors’ Report by reference, can
be foundin the following sections:

Informatian Pages
Cor;ﬂorate Gove;nance 4 _64—1—12
Financialinstrurments and risk

management 168-173
Staterment of Directors’

responsibilities, including

confirmation of disclosure of

informatian to the Auditors 116
Subsidiaries and other related

undertakings outside the UK 184-189
Disclosures concerning greenthouse

gas emissions and energy

consumption 27

Shareholderinformation 204-205

Articles of Association

The Company’s Articles of Assaociation
(Articles) may be amencdied by special
resolution in accordance with the Act and
are available at www hammerson.com.

2023 Annual General Meeting

The Company’s 2023 Annual General Meeting
(AGM) will be held at 9:00am (UK time) on

4 May 2023, The resotutions to be proposed at
the AGMwill be set outinthe Notice of AGM
sent tothe Campany’s sharehalders.

Auditors

PricewaternouseCoopers LLP (PwC) has
indicated its willingness to remain in office
and, onthe recommendation of the Audit
Committee, a resolution to reappoint Pw(C as
the Company’s Auditor willbe proposed at
the AGM.

Authority to allot shares in the Company
Atthe 2022 AGM, the Company was granted
authority by shareholdersto allot sharesup to
anaggregate nominal value of £73,529,431.
This authority will expire on the earlier of

28 July 2023 orthe conclusion of the 2023
AGM, at which a resolution will be proposed for
its renewal. Under this authority, the Cormpany
allotted atotalof 194,637,920 ordinary shares
on 10May 2022 as part of the Company’s
enhanced scrip dividend alternative in relation
tothe final dividend for the financial year
ended 31 December 2021, and a total of
388,170,526 ordinary shares on 3 November
2022 as part of the Company’s enhanced scrip
dividend alternative in relation to the interim
dividend for the financial yearended

31 December 2022,

Colleagues

Colleagues receive regular briefings and
updates from the Board and management,
including via all-employee meetings, email
and the Group’sintranet, to inform them of the
performance of the business and opportunities
to participate in employee share schemes.
Further details of engagement with colleagues
can befound on pages 24,32 and 67.
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Corporate Governance Statement

The Directors’ Report (including the
information specified as forming part of this
Report} fulfils the requirements of the
Corporate Governance Statement for the
puiposesof DTR 7.2,

Directors and their share interests

Details of the Directors who served during the
yearended 31 December 2022 and continue
to serve at the date of approval of the Directors’
Report are set outon pages 6410 65. Gwyn
Burrand Andrew Formicastepped down as
Directorson 28 April 2022. Des de Beerand
his alternate, Alan Olivier, stepped down as
Director and alternate Director, respectively,
on 11 October2022.

Directors are appainted and replaced in
accordance with the Articles, the Actand the
UK Corporate Governance Code. The powers
of the Directors are set out in the Articles and
the Act.

The Directors’ interests in ordinary shares in
the Company are set outin the table on page
102 ofthe Directors’ Remuneration Report.

Indemnification of and insurance for
Directors and officers

The Company has in place directors’ and
officers’ liability insurance, which is reviewed
annually. The Company's Directors and officers
are appropriately insured in accordance with
standard practice. Directors are indemnified
underthe Articles and through a Deed Poll

of Indemnity.

Political donations

Itis the Company's policy not to make political
donations and na political donations,
contributions or political expenditure were
rmade in the year ended 31 December 2022.

Post balance sheet events
Details of post balance sheetevents canbe
found in note 28 to thefinancial statements.



Provisions on change of control

Achange of control of the Company,
following a takeover, may cause a number of
agreementstowhichthe Company is party to
take effect, alter or terminate, These include
certaininsurance policies, financing
arrangemelis arclemployee share plans,

The Company’s share plans contain provisions
which could resultin options and awards
vestingor becoming exercisable onachange
ol control, in accordance with the rules of the
plans. There are no agreements between

the Company and its Directors or employees
praviding for compensation for loss of office
oremployment or otherwise that occurs
specifically because of a takeover.

The Group has a number of borrowing facilities
provided by various lenders. These facilities
generally include provisions that may require
any outstanding borrowings to be repaid or
the amendment or termination of the facilities
uponthe 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 authority will expire at
the conclusion of the 2023 AGM, atwhich a
resolution will be proposed far its renewal,

ar, if earlier,an 28 July 202 3. Further details
on share purchases can be foundin note 21A
tothefinancial staterents. The Company
made no purchases of its own shares into
treasury during the year pursuant to the above
authority. As at 31 December 2022, the
Company held 7,691,247 ordinary shares
intreasury.

Interests disclosed under DTR S

Asat 31 December 2022, the following
information had been received by the
Company, in accardance with Chapter 5 of the
DTRs, from holders of notifiable interests inthe
Company’sissued share capital. It should be
noted that these holdings may have changed
since they were notified tothe Company.
Substantial shareholders donot have different
vating rights from those of other shareholders.

% of issued

share capital

Number of voting carrying
rights wveting rights

*

Lighlhouse Capital

Lirnited 927,628,656 22.07%
APG Asset

Management

NV. 1,046,181,300 20.94%
BlackRock, Inc. 289,466,153 6.50%
Resilient 2

Proprietary

Limited 143,000,000 3.10%
Richmond Group 139,449,066 3.02%

* Percentage based onordinary sharesinissue,
excluding treasury shares, as at the date the
notification was received by the Company.

On 6 March 2023 (the [atest practicable date
before the publication of this Repart), the
Company received an additional notification of
interests in accordance with Chapter 5 of the
DTRs from APG Asset Management NV. of a
decreaseinvoting rights from 1,046,181,300
t0997,468,698 (representing 19.97% of the
Company’s issued share capital carrying voting
rights as at the date of that notification).

The Company received no other notifications
inthe period between 1 January 2023 and

6 March 2023.

Research and development activities
Duringthe normal course of business, the
Group continues to invest in new technology
and systems and to develop new preducts
and servicestoimprove operating efficiency
and strengthen its proposition for occupiers,
customers and partners.

Share capital

Details of the Company’s share capital and
structure are setoutin note 21Atothe
financial statements. The rights and
obligations attached to the Company’s shares
are setoutinthe Articles, in addition to those
conferred on shareholders by law. The Articles
and applicable legislation provide that the
Company can decide torestrict the rights
attachingto shares in certain circumstances,
ncluding where a person has failed to comply
with a notice issued by the Company under
section 793 of the Act.
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There are no restrictions on the transfer of
shares except the UK Real Estate Investment
Trust restrictions and certain restrictions
imposed by the Articles, lawandthe
Company’s Share Dealing Policy. The Articles
set outcertain cirnumstances inwhich the
Directors of the Company can refuse to register
atransferof shares. The Company is notaware
of any agreements between holders of
securities that are known to the Company and
may result inrestrictions on the transfer of
securities or on voting rights. No dividends are
paidinrespectof shares held in treasury.

Shares held in the Employee Share
Ownership Plan

The Trustees of the Harmmerson Employee
Share Qwnership Plan hold Hammerson pic
sharesin trust to satisfy awards under the
Company’semployee share plans. The
Trustees have waived their righttc receive
dividends on shares held in the Company. As
at 31 December 2022, 25,512,208 ordinary
shares were held in trust for employee share
plans purpcses.

Listing Rule 9.8.4R disclosures

The table below sets out where disclosures
required by Listing Rule 9.8.4R are located and
these disclosures are incorporated into this
Directors’ Report by reference.

LR 9.8.4Rrequirement Page
Interest capitalised and tax relief 148
Details oflong term incentive

schemes 145
Shareholder waivers of dividends 115
Sharehotder waivers of future

dividends 115
By order of the Board
Alex Dunn

General Counseland Company Secretary
8March 2023
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STATEMENT OF DIRECTORS' RESPONSIBILITIES

Directors’ responsibilities in respectofthe  The Directars are responsible for safeguarding  Provision of information to the Auditor

preparation of the financial statements the assets of the Group and Company and Inthe case of each Directorin office at the date
The Directors are responsible for preparingthe  hence fortaking reasonable steps forthe the Directors Report is approved:

Annual Report and the financial statementsin - prevention and detection of fraud and other — Sofarasthe Directoris aware, there Is no
accordance with applicable law and regulations.  irregularities. relevant audit information of which the

Group and Cormpany’s Auditorsare unaware

Company law requires the Directors to prepare  The Directors are also responsible for keeping They have taken allthe steps that they

financial statements for each financial year. adequate accounting records that are Dt to have tak Drector inorder
Underthat law the Directors have prepared sufficient to showand explain the Group's and ?gi kethave sel\?n asa rerf: ?1 TOtre ant
the Group financial statements inaccordance  Company’s transactions and disclose with ud'?mforr?}mt‘on gij\twae(setob?s\ljv tiatvth
with UK-adopted international accounting reascnable accuracy at any time the financial é 0{ ' andié ,OA git Jrs aw:e
standards and the Campany financial position of the Group and Company and enable ofrthu?( vl atmpa”V SALCITOrS areawar
staternents in accordance with United them toensure that the financial statements atinformaton
Kingdom Generaliy Accepted Accounting and the Directors’ Remuneration Report . . o
Practice (United Kingdom Accounting comply with the Companies Act 2006. Th\s conﬁrmat\on is given,and should be
Standards, comprising FRS 101 “Reduced mterprgted inaccordance wﬂl_w,the provisions
Disclosure Framework”, and applicable law). The Directors are responsible forthe of Section 418 of the Companies At 2006.
The Group has also prepared financial maintenance and integrity of the Company’s
statements in accordance with international website. Legistation in the United Kingdom By arder of the Board
financial reporting standards adopted governing the preparation and dissemination ¥ oraer e boar
pursuant to Regulation (EC) No 1606/2002 of financial statements may differ from
asi esi - i i ioni juri ti . .

sitappliesinthe Furopean Union. legislation in otherjurisdictions Rita-Rose Gagné
Under Company law, Directors must not Directors’ confirmations Chief Executive

approve the financial statements unlessthey The Directors consider that the Annual Report
are satisfied that they give atrue and fair view and financial staterments, taken as awhole,

of the state of affairs of the Group and is fair, balanced and understandable and E‘;}'?‘?Q,Sh“ Ra[j;fﬁﬂ
Company and of the profitor loss of the Group  provides the information necessary for g N']Z r'hngggg cer
forthat period. In preparing the financial shareholders to assess the Group’s and e

statements, the Directors are required to: Company’s position and performance,

— Select suitable accounting policies and business modeland strategy.

then apply therm consistently

— State whether applicable UK-adopted
internationalaccounting standards and
international financial reporting standlards
adopted pursuant to Regulation (EC) No

Each of the Directors, whose namesand
functions are listed in the Corporate
Governance Report, confirms that to the best
of theirknowledge:

1606/2002 as it applies in the European — TheGroup financial statements, which
Union have been followed forthe Group have been prepared in accordance with
financial statements and United Kingdom Uk-adopted |n‘gernatwonal accounting
Accaounting Standards, comprising FRS 101 standards and international financial
have been followed for the Company repomn'g standards adopted pursuant to
financial statements, subjectto any Regulation (EC)No 1606/2002 asit applies
material departures disclosed and inthe European Union, give atrue apd fair
explainedinthe financial statements view of the assets, liabilities, financial

— Make judgements and accounting position and 1’3?5 Ofthe Group |
estimates that are reasonable and prudent  — 1he Campany financial statements, which

have been prepared in accordance with
United Kingdom Accounting Standards,
comprising FRS 101, give a true and fair
view of the assets, liabilities and financial
position of the Company

— The Strategic Reportincludes a fair review
ofthe development and performance of the
business andthe position of the Group and
Company, together with a descriptionof the
principal risks and uncertainties that it faces

— Preparethe financial statements on the
going concern basis unlessitis
inappropriate to presume that the Group
and Company willcontinuein business
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INDEPENDENT AUDITOR’S REPORT TO THE MEMBERS OF HAMMERSON PLC

REPORT ON THE AUDIT OF THE
FINANCIAL STATEMENTS

Opinion

Inouropinion:

— Hammerson ple's Gronpfinancial
statements and Company financial
statemnents {the ‘financial statements”)
giveatrueandfairview of the state of the
Group'sand ofthe Company's affairs as
at31 December 2022 and of the Group’s
loss and the Group’s cash flows forthe year
thenended

— the Group financial statements have been
properly prepared in accordance with
UK-adopted international accounting
standards as appliedinaccordance with
the provisions ofthe Companies Act 2006

— the Company financial statements have
been properly preparedin accordance
with United Kingdom Generally Accepted
Accounting Practice (United Kingdom
Accounting Standards, including FRS 101
‘Reduced Disclosure Framewaork’, and
applicable law)

— thefinancial statements have been
prepared in accordance with the
requirements of the Companies Act 2006

We have audited the financial staterments,
included within the Annual Report, which
comprise: the Consolidated and Company
Balance Sheetsas at 31 December 2022;

the Consolidated Income Statement and the
Consolidated Statement of Camprehensive
Income, the Consolidated Cash Flow
Statement, and the Consolidated and
Company Statements of Changes in Equity for
the yearthen ended; andthe notesto the
financial statements, which include a description
of the significant accounting policies.

Cur opinion is consistent with ourreparting to
the Audit Committee.

Separate opinion in relation to international
financiatreporting standards adopted
pursuant to Regulation (EC) No 1606/2002
asit applies in the European Union
Asexplainedinnote 1B tothefinancial
statements, the Group, in additionto 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
with international financial reporting standards
adopted pursuant to Regulation (EC) No
1606/2002 asitapplies in the Eurcpean Union.

Basis for opinion

We conducted our audit in accordance with
Intemational Standards on Auditing (UK) (ISAs
{UK)) and applicable law, Qurresponsibilities
under ISAs (UK} are further described in the
Auditors’ responsibilities for the audit of the
financial statements section of curreport.

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 Group in
accordance with the ethical reguirements that
are relevant to our audit of the financial
statements inthe UK, which includes the FRC's
Ethical Standard, as applicable to listed public
interest entities, and we have fulfilled our other
ethical responsibilities inaccordance 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.

Otherthan those disclosed in note 5E, we have
provided no non-audit services to the Company
oritscantrolled undertakings in the period
under audit.

Ourauditapproach

Overview

Audit scope

— The UK, French, Irish and Value Retail
compoenents were subject toa full scope
audit. Togetherthese components accaunt
tor 100% of the Group's total assets

Keyaudit matters

— Valuation of investment property, either
held directly or within joint ventures (Group}

— Accountingforthe investment in Value
Retail and valuation of investment property
heid by Value Retail (Group)

— Valuation of investments in subsidiary
companies and amounts owed by
subsidiaries and other related undertakings
(Company)
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Materiality

— OverallGroup materiality: £34.0m
{2021:E36.8m) 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

— Overall Company materiality: £44.5m
{2021: £47.7m) based on 0.75% of the
Company'stotal assets

— Overall performance materiality: £25.5m
(2021: £27.6m) (Group); Specific
performance materiality: £3.9m (2021
£4.3m) (Group) and Company perfarmance
materiality: £33.4m (2021: £35.8m)
(Company)

The scope of our audit

As partof 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 mattersthat, in
the auditors’ professional judgement, were of
maostsignificance inthe audit of the financial
statements of the current periodand include
the most significant assessed risks of material
rmisstatement (whether arnat due to fraud)
identified by the auditors, including those
which had the greatest effect on; the averall
audit strategy; the allocation of resaurces in
the audit; and directing the efforts of the
engagement team. These matters, and any
comments we make on the results of our
procedures thereon, were addressed in the
context of our audit of the financial statements
asawhole, and informing our opinion thereon,
and we do not provide a separate opinicnon
these matters.

Thisisnotacomplete list of all risks identified
by our audit,

Expected Credit Losses on accounts receivable
and unamortised tenant incentives, which

was a key audit matterlastyear, isno longer
included because collection levels have
improved and the judgement in estimating

the level of provisioning, and therefore the risk
of material misstatement, has reduced.
Otherwise, the key audit matters below are
consistent with {ast year.
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INDEPENDENT AUDITOR'S REPORT TO THE MEMBERS OF HAMMERSON PLC continued

KEY AUDITMATTER HOW OUR AUDIT ADDRESSED THE KEY AUDIT MATTER

Valuation of investment property, either held directly or within
joint ventures (Group)

Referto page 78 (Audit Committee Report), page 136 (Principal
accounting policies), pages 138 and 139 {(Significant estimates ~
Property valuations) and pages 156 to 162 (Notes tothe consolidated
financial statements —note 12 and 13).

The Group directly owns, orowns via joint ventures or associates, a
property portfolio which includes shopping centres, developments and
premiurm outlets. The total value of this portfolic as at 31 December
2022 was£5,107.1m (2021: £5,372.2m) and has beenimpacted by
the uncertainty in the macroecanomic environment.

Ofthis portfolic £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 joint ventures within ‘Investment in joint ventures’. Additionally
the portfolio includes Enil (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’

do notform part ot this key audit matter. Together these properties are
spread acrossthe UK, French and Irish components.

The remainder of the portfoliois held within associates, £1,98%.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
property is £1,887.0m (2021:£1,893.5m). The valuation of Value
Retail's property is discussed within the subsequent key audit matter.

Thiswas identified as a key audit matter given the valuation of the
investment property portfoliois inherently subjective and complex
dueto, among other factors, the individual nature of each property,

its location, and the expecied future rental streams for that particular
property, together with considerations around the impact of climate
change. The wider challenges currently facing the retail reai estate
occupierand investor markets, including the relative lack of comparable
transactions and macroeconomic uncertainty, has furthercontributed
tothe subjectivity, As aresult significant subjectivity remains within
these valuations forthe yearended 31 December 2022,

The closing valuations were carried out by CBRE, Jones Lang LaSalle
and Cushman & Wakefield (the ‘external valuers’), in accordance
with the RICS Valuation — Professicnal Standards and the Group
accounting policies which incorparate the requirements of
International Accounting Standard 40, ‘Investment Property’ and
IFRS 13 ‘Fair value measurement’.

Whilst no material valuation uncertainty clauses were included in the
external valuations of the properties in the Group's portfolio as at

31 Decermber 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 primarily determined by theirinvestment
value reflecting the fact that the properties are largely existing

operaticnal properties currently generating rental income. Shapping
centres are primarily valued using the income capitalisation method.

Giventhe inherent subjectivity involved in the valuation of investment
properties, the need for deep market knowledge when determining
the most appropriate 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 valuers’ expertise and objectivity

We assessed each of the external valuers’ qualifications and expertise
and read theirterms of engagement with the Group to determine
whetherthere 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
and the Group, and otherengagements which might exist between

the Group and the valuers. We found no evidence to suggest that the
chjectivity of the external valuers, in their performance cf the valuations,
was compromised.

Data provided to the valuers

We checked the accuracy of the underlying lease data and capital
expenditure used by the external valuers in theirvaluation of the
portfolio by tracing the data back to the retevant component accounting
records and signed leases ona sample basis. No exceptions were
identified from this work.

Assumptions and estimates used by the valuers

We read the external valuation reports for the properties and confirmed
that the valuation approach for each was in accordance with RICS
standards and suitable for use in determining the finalvalue for the
purpose of the financial statements.

We held discussions with each of the external valuers to chailenge the
valuation process, the key assumptions, and the rationale hehind the
more significant valuation movements during the year. It was evident
from our interaction with the external valuers, and from our review of
the valuation reports, that close attention had been paid toeach
property’s individual characteristics at a detailed, tenant by tenant level,
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 desirability of the asset
as awhole. We also questioned the external valuers as to the exient 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 to obtain sufficient evidence to support the
valuation and did not identify any material issues during ourwork.
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KEY AUDIT MATTER HOW OUR AUDIT ADDRESSED THE KEY AUDIT MATTER

Valuation of investment property, either held directly or within
jointventures (Group) continued

Thosedevelopment properties that are subject to active ongoing
development are valued using the residual vealualion appruach. Certain
operational properties, which have development potential and are
included in developments, are valued underthe income capitalisation
method but adjusted to account for development potential. Development
land is valued onavalue peracre basis.

Shopping centres

Indetermining the valuation of 2 shopping centre the valuers take into
account property specific information such as the current tenancy
agreements and rentalincome. They then apply judgermental
assumptions such as estimated rental value (ERV) and yield, which are
influenced by prevailing market yields and where available, comparable
market transactions and leasing evidence, to arrive at the final
valuation, Duetothe unigue nature of each property the judgemental
assumptions to be applied are determined having regard to the
individual property characteristics at adetailed, tenant by tenant level,
aswellas consideringthe qualities of the property as awhole.

Developments

Indeterminingthe valuation of development property undera residual
valuation method the valuers take into account the property specific
information such as the development plans for the site. They then apply
anumber of judgemental assumptions including ERV and yield within
the gross development valug, estimated costs tocomplete and
developers profitto arrive at the valuation. Due to the unique nature of
an ongoing development the judgemental 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 tothe 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 to reflect development potential.

Indetermining the value of development land the valuers primarily
have regard for the value per acre achieved by recent comparable
land transactions.

— Shoppingcentres
For shopping centres we obtained details of each property and
set an expected range for yield and capital value movement,
determined by reterence to published benchmarks and using our
experience and knowledge of the market, We compared theyield
and capital movemnent of each property with our expected range.
We also considered the reasonableness of other assumptions that
are not so readily comparable with published benchmarks, in
particular ERV where, forasample of units, we challenged the
valuers tosupport how they had determined their ERV. Where
assumptions were outside the expected range or otherwise
appeared unusual we undeniook furtherinvestigations and, when
necessary, obtained corrobarating evidence to support explanations
received. This enabled us to assess the property specific facters that
had animpact onvalue, including recent comparable transactions
and leasing evidence where available, and to conclude on the
reasonableness of the assumptions utilised.

— Developments
For significant ongaing 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 yield to comparable market
benchmarks, comparing the costs to complete estimatesto
development plans and contracts, and considering the
reasonableness of cther assumptions that are not so readily
comparable with published benchmarks, such as ERV, cost
contingencies and developers profit. Where assumptions appeared
unusual we undertook furtherinvestigations and, when necessary,
obtained corroborating evidence to support explanations received.

For operational properties with development potential we performed
the same procedures as described previously for shopping centres.

We alsoconsidered the reasonableness of any additional value
recognised for development potential by reviewing the stage of
progress of the proposed development including verifying any planning
consents obtained,

Fordevelopment land valued on a per acre basis we obtained details of
the comparable land transactions utilised by the valtuers, We verified
the value of these transactions to supporting evidence and considered
their comparability to the asset being valued.

Overallfindings

we found that the assumptions used in the valuations were
predaminantly consistent with our expectations and comparable
benchmarking information for the asset type, and that the assumptions
were applied appropriately and reflected available comparable market
transactions and leasing evidence, Where assumptions did not fall
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 assumptionsused inthe 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 HOW OUR AUDIT ADDRESSED THE KEY AUDIT MATTER

Accounting for the investment in Value Retail and valuation of Investment property valuation

investment property held by Value Retail (Group) As Group auditors we formally instructed the component auditors of
Referto page 136 (Principal accounting policies), pages 138 and 139 Value Retail to perform a full scope auditover the financialinformation
{(Significant estimates — Property valuations) and pages 162 and 163 of Value Retail. This included audit work over the valuation of investment
(Notes to the consolidated financial statements —note 14). property within Value Retail.

The Group has an investmentin Value Retail, a separate groupowning  Ourcomponent auditors obtained details of each property. They
a number of premium outlets in the United Kingdom and across Europe.  assessed the reasonableness of each property’s key assumptions
The Group equity accounts for its interest in Value Retfall as an associate.  comparing its yield, discount rate and expected rental income and

The Group's investment as at 31 December 2022 was £1,189.4m subsequent growth rates to comparable market benchmarks. Indoing

(2021:£1,140.8m). sothey had regard to property specific factors and knowledge of the
market, including comparable transactions and leasing evidence where

Investment property valuation appropriate. They obtained correborating evidence to support

The valuation of the Group's investment in Value Retail is predorminantly  explanations received from the valuers where apprepriate.
driven by the valuation of the property assets within the Value Retail

portfolic. The total value of the properties was £5,151.Cmas at The Group audit team participated in the meeting held betwaen
31 December 2022 (2021: £5,055.6m). The Group’s share of the Value  Cushman & Wakefield and the component auditors. We have obtained
Retail property, whichis included within the wider Group portfolio of reporting from the component auditors and have reviewed the results

£5,107.1m(2021:£5,372.2m), was £1,887.0m (2021: £1,893.5m) and underlying working papers over investment property valuation.
and has also been impacted by the macroeconomic environment,

We have noissues to report and we are satisfied that we have obtained
The closing valuation was carried out by Cushman & Wakefield, in sufficientaudit comfort over the investment property balances within
accordance with the RICS Valuation — Professional Standards and the the Value Retail financial information.
Group accounting policies which incorporate the requirements of

International Accounting Standard 40, ‘Investment Property” and Accounting for the investment in Value Retail

IFRS 13 ‘Fairvalue measurement’. The premium outlets’ fairvalue is In respect of the complexity within the calculation of the Group’s

determined by theirinvestment value utilising a discounted cash flow investment in Value Retail, we obtained the ownership structure for

(DCF) basis. Value Retail asat 31 December 2022. We instructed the component
auditor to verify the Group's percentage ownershin of each entity within

Indetermining the valuation of a premium outlet, the valuers take the Value Retait group. We have obtained reporting from the component

into account property specific inforrmation such as current tenancy auditors on this procedure and have reviewed the results and their

agreements, rental income generated by the asset, as well as property underlying working papers.
operating costs. They then apply judgmental assumptions such as
yield, discount rate and expected rental income levels and subsequent  We have tested the adjustments made within the Group consolidation

growth rates, which are influenced by prevailing market yields and inaccordance with IAS 28 ‘Investments in associates and joint
where appropriate comparable market transactions, to arrive at the ventures, in arriving at the Group’s equity accounted investment in
finalvaluation. Due to the unique nature of each property the Value Retajl to determine whetherthey are appropriate.

judgmentalassumptionsto be applied are determined having regard
tothe individual property characteristics at a detailed, unit by unitlevel,  We have noissues to reportin respect of this work.
aswellas consideringthe qualities of the property as awhole.

Accounting for the investment in Value Retail

Value Retail has acomplex ownership structure whereby each investing
party owns differing propartions of each of the entities, and hence
properties, within the Vatlue Retail group. As such this craates significant
complexity in determining the overall investment in Vaiue Retail held
within the Group consolidated financial statements.

Therefore, onthe basis of the significant judgement and estimation
uncertainty within the investment property valuation, and the
camplexity in determining the overali investment in Value Retall,
we identified this as a key audit matter,
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KEY AUDIT MATTER HOW OUR AUDIT ADDRESSED THE KEY AUDIT MATTER

Valuation of investments insubsidiary companies and amounts
owed by subsidiaries and other related undertakings (Company)
Referto page 183 (Principal accounting policies) and pages 183 and
184 (Notes to the Company financial statemeants — note C3 and L4,

The Company has investments in subsidiary companies of £4,322.4m
(2021:£1,279.3m) and amounts owed by subsidiaries and other
relatedundertakings of £4,395.0m (2021: £4,727 5m) as at

31 Decemnber 2022. This is following the recognition of a £42.5m
(2021:£1,136.1mloss) revaluation gain on investments in subsidiary
companies and an Expected Credit Loss provision of £595.9m {2021:
£471.6mjrecognised onamounts owed by subsidiaries and other
related undertakings as at yearend.

The Company’s accounting policy forinvestments isto hold them at
fairvalue, while amounts owed by subsidiaries and other related
undertakings are carried at amortised cost but subject to the Expected
Credit Loss impairment requirements. Giventhe inherent judgement
and complexity in assessing both the fairvalue of a subsidiary company,
andthe Expected Credit Loss of amounts owed by subsidiariesand
other related undertakings, this was identified as a key audit matter for
ourauditofthe Company.

The primary determinant and key judgement within both the fairvalue
of each subsidiary company and the Expected Credit Loss of amounts
owed by subsidiaries and other related undertakings is the valug of the
investment property held by each investee/counterparty. As such it was
over this area that we applied the most focus and audit effort.

We obtained the Directors’ valuation for the value of investments held
in subsidiary campanies and their Expected Credit Loss assessment of
amountsowed by subsidiaries and other related undertakings as at
31 December 2UZ2.

We assessed the accounting policy forinvestrments 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 fafrvalue of each subsidiary, and the Expected Credit Loss ‘general
approach’ provision foramounts cwed by subsidiaries and other
related undertakings, was compliant with FRS 101 ‘Reduced
Disclosure Framewark’,

We identified the key judgement within both the valuation of
investrents held in subsidiary companies and amounts owed by
subsidiaries and other related undertakings to be the valuation

of investment property held by each investee/counterparty, For details
of our procedures over investment property valuations please referto
the related Group key audit matter above.

We have noissues toreportinrespect of this wark.

How we tailored the audit scope
Wetailored the scope of our auditto ensure
that we performed enough work to be able to
give an opinion on the financial statements as
awhole, taking into account the structure of
the Group and the Cempany, the accounting

componegnt teams.

The UK and Irish components were audited
by the Group team. The French and Value
Retail components were audited by

Detailed instructions were senttoboth

In respect of the audit of the Company, the
Groupaudit team performedafull scope
statutory audit.

The impact of climate risk on our audit
The Directors have made commitments for

processes and controls, and the industry in
which they operate.

The Group owns and invests in anumber of
shoppingcentres, 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 our audit work primarily on four
components being: UK, France, Ireland and
Value Retail.

All four components were subjecttoafull
scope audit given their financial significance
tothe Group.

The UK, French, Irish and Value Retail
components account for 100% (20241 UK,
French, Trish and Value Retail companents
accounted tor 100%) of the Group’s
totalassets,

component teams. These instructions covered
the significant areas that should be addressed
by the compaonent auditors (which included
the relevant risks of material misstaterment)
and setout the information requiredto be
reported back to the Group audit team. In
addition, regular meetings were held with the
component audit teams, with the Group audit
team attending the clearance meeting forall
component audits, Finally the Group audit
tearm performed a detailed review of the
working papers of all compenentteams to
ensure the work performed was appropriate
and in line with ourinstructions.

These procedures, together with additional
procedures performed at the Group level
(including audit procedures over the
consolidation and consolidation adjustments),
gave us the evidence we needed for our
apinion on the Group financial statements
asawhole.

the Group to be Net Zero by 2030 and have
developed Net Zero Asset Plans foreach
shopping centre within the Hammerson
portfolio (excluding Value Retail).

The key areas of the financial statements
where management evaluated that climate
risk could have a potential significantimpact
are: the valuation of investment properties, the
coupon rate on its E700m sustainability-linked
bond and cash flow assumptionsin the going
concern assessment.

Using our knowledge of the business, we
evaluated management’s risk assessment, its
estimates as set outin note 1F of the financial
staterments and resultant disclosures where
significant, We considered the following areas
to potentially be materially impacted by
climate risk and consequently we focused our
auditwork on climate changeinthese areas:
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— Valuation of investment properties

— The coupon rate onthe £700m
sustainability-linked bond

— Cashflowassumptionsinthe going
concern assessment

Tarespond tothe audit risks identified in these
areas we tailored ourauditapproach to
addressthese, in particular:

— We made enguiries of management to
understand the process management
adopted to assess the extent of the
potential impact of climate risk on the
Group’s financial statements and support
the disclosures made within the
financial statements;

— Wechallengedthe completeness of
management’s climate risk assessment
by challenging the consistency of
rmanagement’s climate impact assessment
with internal climate plans {including the
Net Zero Asset Plans), and reading the
entity's external communications for
detzils of climate related impacts

— Weevaluated, with assistance from
ourinternalvaluation experts, how
management’s external experts had
consideredithe impact of ESG and climate
change within the valuations of the Group's
investment properties (referto our key
audit matter over the valuation of
investment properties)

— Weperformed independent sensitivity
analysis to determine the financial impact
of nat complying with the sustainability
requirements linked tothe E700m bond

— Wechallenged whether the impact of
climaterisk, and the Group's Net Zero by
2030 commitment, had been factored
intothe Directors’ assessments and
disclosures surrounding going concern
and the viabitity statement

We also considered the consistency ofthe
disclosures in relation to climate change
(including the disclosures in the Task Force on
Climate-related Financial Disclosures (TCFD)
section) withinthe Annual Report with the
financial statements and our knowledge
obtained from our audit.
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Qurprocedures did not identify any material
impactin the context of our audit of the financial
statementsas a whole, or our key audit matters,
forthe yearended 31 December 2022,

Materiality

The scope of ouraudit was influenced by
ourapplication of materiality. We set certain
quantitative thresholds far materiality. These,
together with gualitative considerations,
helped us tc determine the scope of ouraudit
and the nature, timing and extent of ouraudit
procedures on theindividual financial
statement lineitems and disclosuresandin
evaluating the effect of misstatements, bath
individually and in aggregate on the financial
statements as e whole.

Based on our professional judgement,
we determined materiality for the financial
statements as a whole as follows:

[ |l FINANCIAL STATEMENTS -~ GROUP FINANCIAL STATEMENTS ~ COMPANY

Overall materiality

£34.0m(2021: £36.8m).

£44.5m (2021:£47.7m).

How wedetcrmined it

Based on 0.75% of Group's total assets

Based on 0.75% of the Company’s total assets

Rationale for
henchmarkapplied

of the Group’s value.

We determined materiality based on total assets given the
valuation of investmerit properties, whether held directly or
through joint ventures and associates, is the key determinant

This materiality was utilised in the auditof investing and

financing activities

Giverthe Hammersan pleentity is primarily ahalding
Company we determined totai assets to be the
appropriate benchmark.

Specific materiality £5.3m (2021 £5.7m).

Not applicable.

How we 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).

Notapplicable.

Rationale for
benchmark applied

In determining this materiality we had regard to the fact
that adjusted earnings is a secordary financial indicator of

the Group (refer to note 10A of the financial statements
which includesa reconciliation between [FRS and

adjusted earnings,.

This materiality was utilised in the audit of operating activities,

Notapplicable.




Foreach componentin the scape of our Group
audit, we allocated a materiality that is less
than our overall Group materiality. The range
of overall matenality allocated across
components was £18.0mto £32.0m. The
range of overall materiality allocated across
components for operating activities was
E2.4mtoE4.3m.

We use performance 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 ourauditandthe
natureand extent of ourtesting cfaccount
balances, classes of transactions and
disclosures, forexample indetermining sample
sizes. OQur performance materiality forinvesting
and financing activities was 75% (2021: 75%)
of overall materiality, amountingto £25.5m
(2021: £27.6m) for the Group financial
statementsand £33.4m {2021: £35.8m)

for the Company financial statements.

Qur performance materiality for operating
activities was 75% (2021: 75%) of Specific
materiality, amountingto £3.9m (2021:
£4.3m) forthe Group financial staterments.

Indetermining the performance materiality,
we considered a number of factors —the
history of misstatements, risk assessment and
aggregation risk and the effectiveness of
controls —and concluded thatan amount at the
upperend of our normalrange was appropriate.

We agreed with the Audit Committee that we
would report to them misstatements identified
during our audit above £1.7m (Group audit)
(2021:£1.8m) forinvesting and financing
activities, £0.5m (Group audit) (2021: E0.6my)
foroperating activities, and £2.2m (Company
audit) (2021 £2 4m) as well as misstatements
below those amounts that, inourview,
warranted reporting for qualitative reasons.

Conclusions relating to geing concern
QOurevaluation of the Directors’ assessment
ofthe Group’s and the Company's ahility to
continue to adopt the going concern basis of
accounting included:

— Weagreed the underlying cash flow
projections to 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
rentat income, under both a base scenario
and severe but plausible scenario. We did
sowith referenceto avallable third party
data sources, contractual rentalincome,
togetherwith the most recent data on levels
of expected rental concessions/tenant
failure. We considered whether the severe
but plausible scenario included appropriate
sensitivities to factorin severe but plausible
variances fromthe base scenario inrespect
of both forecast property valuations and

net rental income. We also considered how
the Group’s Net Zero by 2030 climate
commitment had been factoredinto the
cash flow projections

We examined the minimum committed
facility headroom under the base and
severe but plausible scenarios, and
evaluated whether the Birectors’
conclusion, that sufficient liquidity
headroom existed to continue trading
operationally throughout the periodto
30June 2024, was appropriate

We reviewed the terms of financing
agreements tc determine whether forecast
covenant calculationswere inlinewith those
agreements and to determine whether the
maturity profile of the debt included within
the projections was accurate

We obtained and reperformed the Group’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
modelling both excluding the impact of
refinancing challenges in the associates,
and thenincluding the impact of these
secured debtchallenges

We obtained reporting from our component
auditors in respect of going concern and
considered the impact of theirconclusions
in our procedures. One component auditor
within their reporting to us, drew attention
toa material uncertzinty in respect of going
concernfortheir component that had been
identified by the component management
team. We verified Group management
appropriately factored this conclusion into
their Group going concern assessment

We reviewed the disclosures relating to 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 we have performed, we
have notidentified any materialuncertainties
relating to events or conditions that, individualty
or collectively, may cast significant doubton
the Group’s and the Company’s ability to
continue as a going concern for a pericd of at
least 12 months fromwhenthe financial
statements are authorised forissue.

Inauditing the financial statements, we have
concludedthat the Directors’ use of the going
concern basis of accounting in the preparation
of the financial statements is appropriate.

However, because not all future eventsor
condiitions can be predicted, this conclusion

is notaguarantee astothe Group'sandthe
Company's ability to continue as a going concermn.

Inrelation to the Directors’ reporting on how
they have applied the UK Corporate Governance
Code, we have nothing material to add ordraw
attentiontoin relation to the Directors’
statement in the financial statements about
whether the Directors considered it appropriate
toadopt the going concern basis of accounting,.

Qurresponsibilities and the responsibilities of
the Directors with respect to going concern are
described in the relevant sections of this report.

Reporting on other information

The otherinformation comprises all of the
information inthe Annual Report otherthan
the financial statements and our auditors’
reportthereon, The Directors are responsible
forthe otherinformation. Ouropinion onthe
financial staterments does not cover the other
information and, accordingly, we do not
express an audit opinion or, except to the
extent otherwise explicitly stated in thisreport,
anyform of assurance thereon.
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In connection with cur audit of the financial
statements, ourresponsibility is to read the
otherinformation and, in doing so, consider
whether the otherinformation is materially
inconsistent with the financial statements

or our knaowledge obtained in the audit,

or otherwise appearsto be materially
misstated. If weidentify an apparent material
inconsistency or material misstaterment, we are
required to perform procedures to conclude
whetherthere is a material misstatement of
thefinancial statements or amaterial
misstatement of the otherinformation.

If, based on the work we have performed, we
conclude that there is a material misstatement
of this other information, we are required to
report that fact. We have nothing toreport
based on these respansibilities.

With respect to the Strategic Report and
Directors’ Report, we also considered whether
the disclosures required by the UK Companies
Act 2006 have beenincluded.

Based on our work undertaken in the course of
the audit, the Companies Act 2006 reguires us
also to report certain opinions and matters as
described below.

Strategic Report and Directors’ Report

Inour opinion, based on the work undertaken
inthe course of the audit, the information given
in the Strategic Report and Directors’ Report
forthe yearended 31 December 2022 is
consistent with the financial statements and
has been prepared in accordance with
applicable legal requirements.

In light of the knowledge and understanding
of the Group and Company and their
environment obtained in the course of the
audit, we did nat identify any material
misstatements in the Strategic Report and
Directors’ Report.

Directors’ Remuneration

In our opinion, 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 Rules require us to review the
Directors’ statements inrelation to going
concern, longer-term viability and that part of
the corporate governance statement relating
tothe Company’s compliance with the
provisions of the UK Corporate Governance
Code specified for our review. Quradditional
responsibilities with respect to the corporate
governance statement as other information
are described inthe Reporting on ather
information section of this report.

Basedon the wark 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 report is materially
consistent with the financial statements and
our knowledge obtained during the audit, and
we have nothing material to add or draw
attention toin relation to;

— TheDirectors’ confirmation that they have
carried outarobust assessment ofthe
emerging and principal risks
Thedisclaosures inthe Annual Report that
describe those principal risks, what
procedures are in place to identify emerging
risks and an explanation of how these are
being managed or mitigated

The Directors’statement in the financial
statements about whether they considered
it appropriate to adopt the goingconcern
basis of accountingin preparing them, and
theiridentification of any material
uncertainties tothe Group’s and Company’s
ability to continue to do so overa period of
atleast 12 months from the date of
approval of the financial statements

The Directors’ explanation as to their
assessment of the Group’s and Company’s
prospects, the period this assessment
covers and why the period is appropriate

— The Directars’ statement as to whether
they have a reasonable expectation that
the Company willbe able to continue in
operation and meet its liabilities as they fall
dueoverthe period ofits assessment,
including any related disclosures drawing
attention to any necessary qualifications
orassumptions

Ourreview of the Directors’ statement
regarding the longer-term viability of the Group
and Company was substantially tess inscope
than anaudit and only consisted of making
inquiries and cansidering the Directors’
procass supporting their statement; checking
that the statementis 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 Group and Company
and theirenvironment obtainedin the course
ofthe audit.
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In addition, based onthe work undertaken as
part of our audit, we have concluded that each
of the following elements of the corporate
governance statementis materially consistent
with the financial statements and our
knowledge obtained during the audit:

— The Directors’ statement that they consider
the Annual Report, taken as awhole, is fair,
balanced and understandable, and provides
the information necessary for the members
toassess the Group's and Company’s
position, performance, business model
and strategy

The sectionof the Annual Report that
describesthe review of effectiveness of risk
management and internal control systems

The section of the Annual Report describing
the work of the Audit Committee

We have nothingta reportin respect of our
responsibility to report when the Directors’
statemnent relating to the Company's
compliance with the Code does not properly
disclose adeparture from 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 in the Statement ot
Directors’ responsibilities, the Directors are
responsible for the preparation of the financial
statements in accordance with the applicable
framework and for being satisfied that they
give atrue and fair view. The Directors are also
responsible forsuch internal contral as they
determineis necessary to enable the
preparation of financial statements thatare
free from material misstatement, whether
duetofraudorerror.

In preparing thefinancial statements, the
Directors are responsible for assessing the
Group's and the Company’s ability to continue
asa going concern, disclosing, as applicable,
matters related to going concern and using
the going concern basis of accounting unless
the Directars either intend ta liquidate the
Group orthe Company or to cease operations,
or have no realistic alternative but to do so.



Auditors’ responsibilities for the audit of the
financial statements

Our objectives are tocbtain reascnable
assurance about whether the financial
staternents as a whole are free frorn material
misslalemenl, whelhe due lulaud uren,
and toissue anauditors’ report thatincludes
ouropinion. Reasonable assurance is a high
level of assurance, butis not a guarantee

that an audit conducted in accordance with
ISAs (UK) will always detect amaterial
misstaternent when it exists. Misstatements
can arise from fraud orerrorand are considered
material if, individually or in the aggregate, they
could reasonably be expected toinfluence the
economic decisions of users taken on the basis
of these financial statements.

Irregularities, including fraud, are instances

of non-compliance with laws and regulations.
We design procedures inline with our
responsibilities, outlined above, to detect
material misstatements in respect of
irregularities, including fraud. The extent to
which our procedures are capable of detecting
irregularities, including fraud, is detailed below.

Based on our understanding of the Group and
industry, we identified that the principal risks
of non-compliance with laws and regulations
related to tax legislation including the Real
Estate Investment Trust (REIT) requirements,
UK Companies Act 2006 requirements and
listing requirementsincluding the UK FCA
Listing Rules, and we considered the extent to
which non-compliance might have a material
effect onthe financial statements. We
evaluated management's incentives and
opportunities for fraudulent manipulation of
the financial statements (including the risk of
override of controls), and determined that the
principal risks were related to posting
inappropriate journal entries to increase
revenue, and management bias in accounting
estimates. The Group engagement team
shared this risk assessment with the component
auditors so that they could include appropriate
audit procedures in response to such risks in
their work. Audit procedures performed by the
Groupengagement team and/crcomponent
auditors included:

— Discussions with management, internal
audit and 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
— Evaluationof management’s controls

designedto prevent and detect
irregularities

— Designing audit procedures to incorporate
unpredictability into ourtesting

— Evaluation of the Group'’s compliance with
the REIT requirements

— Challenging assumptions and judgements
made by managementin their significant
accounting estimates, in particular in relation
to the valuation of investment property
(seerelated key audit matters above)

— Identifying and testing journal entries,
in particular any journal entries posted to
revenue with unusualaccount combinations
or posted by senior management

— Reviewing financial statement disclosures
and testing to supporting documentation to
assess compliance with applicable laws
and regulations

There are inherent limitations in the audit
procedures described above. We are less
likely to become aware ofinstances of
non-compliance with laws and regulations
that are not closely related to events and
transactions reflectedin the financial
staternents. Also, the risk of not detecting a
material misstatement duetofraudis higher
than the risk of not detecting one resutting
from error, as fraud may involve deliberate
concealment by, for example, forgery
orintentional misrepresentations,

or through collusion.

Ouraudittesting might include testing
complete populations of certain transactions
and balances, possibly using data auditing
technigues, However, it typically involves
selecting a limited number of items for testing,
ratherthan testing complete populations.
We will often seek totarget particularitems
fortesting based on their size or risk
characteristics. In other cases, we will use
auditsamplingtoenableustodrawa
conclusion about the population from which
the sample is selected.

Afurther description of ourresponsibilities for
the audit of the financial statements is located
onthe FRC's website at: www.frc.org.uk/
auditors responsibilities, This description
forms part of our auditors’ report.

Useofthisreport

This report, including the opinions, has been
prepared for and onty for the Company's
members as a body in accordance with
Chapter 3 of Part 16 ofthe Companies Act
2006 and forno other purpose. We do not,
in giving these opinions, accept or assume
responsibility forany other purpose orto any
other person tc whom this report is shown
or intowhose 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

Underthe Companies Act 2006 we are

required to report toyou if, in ouropinion:

— we have not obtained all the information and
explanations we require tor cur audit; or

— adequate accounting records have not
been kept by the Company, orreturns
adequate forour audit have not been
received from branches not visited by us; or

— certaindisclosures of Directors’
remuneration specified by law are not
made; or

— the Companyfinancial statements andthe
part of the Directors’ Remuneration Report
tobeaudited are notin agreement with the
accounting records and returns.

We have no exceptions to report arising from
this responsibility.

Appointment

Following the recommendation of the Audit
Committee, we were appeinted by the
members on 25 April 2017 to audit the
financial statements for the yearended

31 December 2017 and subseguent financial
periads. The period of total uninterrupted
engagement is six years, cavering the

years 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-
preparedannual financial reportfiled onthe
National Storage Mechanism of the Financial
Conduct Authority in accordance with the ESEF
Regulatory Technical Standard (ESEF RTS).
This auditors’ report pravides no assurance
overwhether the annual financial report will
be prepared using the single electronicformat
specified inthe ESEF RTS.

Sonia Copeland (Senior Statutory Auditor)
farand on behalf of

PricewaterhouseCoopers LLP

Chartered Accountants and Statutory Auditors
London

8March2023
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2022 2021

{Restated)

Notes £m £m

Revenue T 2,4 1314 1372
Profit from operating activities T a 2 29.7 80
Revaluationloss on properties T (82.7) {169.6)
Other net gains 0.6 187
Share of results of joint ventures 138 (41.5) (171.3)
Impairment of jointventures 10A - (11.5)
Share of results of associates 148 (7.1) 15.6
Operating loss (101.0) (310.1)
Finance income 7 26.1 151
financecosts 7 (89.1) (113.0)
Loss before tax (164.0) (408.0
Tax charge 8 (0.2) 1.3)
Loss from continuing operations (164.2) {409.3)
Loss from discontinued operations 98 - (19.8)
Loss for the year attributable to equity shareholders ) (164.2)  {429.1)

Basicand diluted loss per share b

Continuing operations 118 (3.3)p 8.3)p
Discontinued operations e 118 - (0.4)p
Total (3.3)p (8.7)p

1 2021 figures have been restated to reflect the IFRIC Decisionon Concessions with furtherinfarmation provided innotes 1B and 6.
a Includesachargeof £4.0m (2021: £13.5m)and an equivalent credit of £10.7m (2021: credit of £16.6m) relating to provisions for impairment of trade (tenant)

receivables as setoutinnote 15D.

b 2021 loss per share figures have heen restatedta incorparate the bonus element of scrip dividends.
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2022 2021
£m £m

Loss for the year from continuing operations (164.2) (409.3)
Loss for the year from discontinued operations - (19.8)
Lossfortheyear (164.2) {429.1)
Recycled through the profit or loss on disposal of overseas property interests
Exchange gain previously recognised inthe translation reserve - (655.2)
Exchange loss previously recognised in the net investment hedge reserve = 44.2
Net exchange loss relating to equity shareholders a - (11.0)
Items that may subsequently be recycled through profit or loss
Foreign exchange translation differences 130.6 (139.7)
{Loss)/gainonnet investment hedge (103.4) 112.2
Net loss on cash flow hedge a.9 (1.7}
Share of other comprehensive gain of associates 23.3 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
Total other comprehensive income/(loss) ] ) b 21.9 777(2(5.0)
;fo-t;lcomprehensive loss forthe year 142.3)  (449.1)

a 2021:Relates tothe sale of the Group’s 25% interest in Espace Saint-Quentin and 10% interest in Nicetoile.

b Allitems within total other comprehensive income/(loss) relate to continuing operations.
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2021
(Restated and
re-presented)

£m

15614
329
38

14
14518
1,247.0
95
195
186
214
4,367 3

343
848

73
337

(179.4)
{0.6)
(180.0)
(56.6)
(36.4)
(1,834.8)
0.4)

(1,987.9)
2,167.9)

2,586.4 27460

221.0
1,593.2
3741
207.6
1100
2435
(3.5
27459
01

2,586.4 2,746

2022
Note £m
Non-current assets '
Investment properties 12 1,461.0
Interestsin leasehold properties 34.0
Right-of-use assets 9.5
Plantand equipment 1.4
Investmentin joint veniures 3¢ 1,342.4
Investment in associates 14C 1,297.1
Otherinvestments 9.8
Trade and other receivables 154 3.2
Derivative financial instruments 194 7.0
Restricted monetary assets } e 16a 214
4,186.8
Current assets
Trading properties 12 36.2
Trade and other receivables 158 85.9
Derivative financialinstruments 15A 0.1
Restricted monetary assets t 164 8.6
Cash and cash equivalents 1 168 218.8
349.6
Assets held for sale o ap i -
N o 349.6
Tatalassets , L a5%a 4913,
Current liabilities
Trade and other payables 17 (168.3)
Obligations under haad leases 20 (0.2}
Tax (0.5)
Derivative financial instruments o - - 194 (16.1)
(185.1)
Non-currentliabilities
Trade and other payables 17 (56.3)
Obtigations under head leases 20 (38.1)
Loans 184 (1,646.4)
Deferred tax (0.49)
Derivative financial instruments i 19A (231 (59
~ e (1,764.9)
Total liabilities ] (1,950.0)
Net assets )
Equity
Share capital 21A 250.1
Share premium 1,563.7
Merger reserve -
Capital redemption reserve * -
Otherreserves * 21B 135.4
Retained earnings * 646.0
Investment inown shares (8.8}
Equity shareholders’ funds 2,586.4
Non-controlling interests -
Totalequity ) o ’ 3
EPRA net tangible assets value pershare 110 53p

64p

T 2021 tigures have been restated to reflect the IFRIC Decision on Deposits with further information provided innotes 1B and 16.

* Certainreserves for 2021 marked * have been re-presented as set out inthe consolidated statement of changes inequity.

These financiat statements were approved by the Board on 8 March 2023 and signed on its behalf by:

Rita-Rose Gagné
Chief Executive

Himanshu Raja
Chief Financial Officer
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Capital Invest- Equity Non-
redemp- ment share- con-
Share Share Merger tien Other Retained inown helders’  trolling Total
capital premium reserve reserve reserves earnings shares funds interests equity
Note El’ﬂ £m En‘: £r:: Enﬁ £m EnE': £m £m £m
At1January 2022 221.0 1,593.2 3741 207.6 1100 2435 (3.5)(2,745.9 0.1 2,746.0
Reclassification B d - - - (9.4) - 9.4 - - - -
At1Janvary 2022 — re-presented 221.0 1,593.2 32741 198.2 1100 2529 (3.5)|2,745.9 0.1 2,746,0
Foreign exchange translation differences - - - - 130.7 - - 130.7 (0.1) 130.6
Lossonnetinvestment hedge - - — - {103.4) - — | (103.4) - (103.4)
Gainon cash flow hedge - - - - 6.3 - - 6.3 - 6.3
Gainon cash flow hedge recycled to net
finance costs - - - - (8.2) - - (8.2) - (8.2
Shareof other comprehensive gain of
associates - - - - - 23.3 - 23.3 - 23.3
Net actuarial losses on pension schemes 23C - - - - - (267 - (26.7 - (26.7)
Loss for theyear - - - - - {164.2) - (164.2) - (164.2)
Total comprehensive income/({loss) - - - - 254 (167.6) - | (142.2) (0.1) (142.3)
Transtfer be - - (374.1) (198.2) — 5723 - - - -
Share-based employee remuneration - - - - - 3.0 - 3.0 - 3.0
Cost of shares awarded to employees - - - - - (1.4) 1.4 - - -
Purchase of own shares - - - - - - (6.7) (6.7 - (6.7)
Dividends 22 - -~ - - - (140.3) -1 {240.3) - (140.3)
Scripdividend related share issue 29.1 (29.1) - - - 1271 -t 127 - 1271
Scripdividend related share issue costs - (0.4) - - - - - (0.4) - (o4
At31December 2022 250.1 1,563.7 - - 1354 646.0 (8.8)[2,586.4 | - 2,586.4

a Sharecapitalincludes shares held in treasury and shares held in an employee share trust, which are held at cost and excluded from equity shareholders’ funds
through Trivestment inown shares’ with further informationset out in note 21A.

b Thecapital redemption reserve comprised £14.3mrelating to share buybacks which arose aver a numberof years up to 2019 and £183.9m resulting frem the

cancellation of the Cormpany’s shares as part of the reorganisation of share capital in 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 02/17BL section 2.8A and as aresult has been

transferred toretained earnings.

From 1 January 2022, ‘Other reserves’ now comprises Transtation, Net investment hedge and Cash flow hedge reserves as setaut in ncte 218.

The share-based employee remuneration reserve was previously segregated separately within ‘Cther reserves’ and for the purposes of presentation in this

report, forthe yearended 31 December 2021 has been renamed ‘Capital and share-based reserves’. This share-based employee remuneration reserve has now

beenreclassified into retained earnings ta reflect 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 20714 and the retevant criteriaenabling use of the reserve having been satisfied, the amounts in the

merger reserve are deemed distributable and accordingly the balance of this reserve has been transferred to retained earmings.

a0

(]
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY
Year ended 31 December 2021
Capitat
and Trwvest- Equity
share- ment share- MNon-con-
Share Share  Merger based Other Retained inown  halders”  trolling Total
capital premium reserve  reserves  reserves  earnings shares funds interests equity
Note £m £m £m Er?\ Em? £m Erg £m £m £m
AtlJanuary 2021 2029 16119 3741 2071 1502 6630 (0.4)|3,2088 01 3,208.9
Recycled exchange gain ondisposal of
overseas property interests - - - - (110 ~ - 110 - (110
Foreign exchange translation differences - - - - {139.7) - - {1397} - {1397}
Gainon netinvesiment hedge — - — - 31122 - —| 1122 - 1122
Loss oncash tlow hedge - - — - (1.9) — - (1.9) - (1.9
Loss on cash flow hedge recycied to net
finance costs - - - - 02 — - 0.2 - 0.2
Share of other comprehensive gain of
associates - - - - - 1.3 - 13 - 1.3
Net actuarial gains on pension schemes 23C - - - - - 18.9 - 18.9 - 189
Loss for the year - - - - - 429 -1 4291 - (429.1)
Totalcomprehensive loss - - — - (40.2) (408.9) - | (449.1) — {449.1)
Share-based employee remuneration - - - 33 - - - 3.3 - 3.3
Cost of shares awarded tc employees - - - (0.4} - - 0.4 - - -
Transfer onaward of own sharesto employees - - - 2.4) - 2.4 - - - -
Purchase of own shares — — - - — - (3.5) (3.5 - (3.5)
Dividends 22 -~ - - - - (A35.%) — 1 (135.7) - (135.7)
Scrip dividend related shargissue 18.1 (18.1) - - — 1227 - | 122.7 - 1227
Scripdividend related share issue costs ~ {0.5) - - - - - (0.6) - 08
At 31 December2021 221.0 1,593.2 3741 2076 110.0 2435 (3.5)[2,745.9 01 27460
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2021

2022 (Restated and
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 43
Not-cash iterms . il 244, (08) (9.3
Cash generated from aperations T 31.5 3.0
Interest received 18.1 205
Interest paid (69.1) (101.4)
Redemption premiums and fees from earty repayment of debt - (19.8)
Debt and loan facility issuance and extension fees (2.8) (5.2)
Prerniums on hedging derivatives (3.9) (20.8)
Tax repaid/ (paid) 03 (2.0
Distributions and other receivables from joint ventures 89.5 457
Distributions from joint venturesreclassified as assets held for sale 6.0 —
Cash flows from operating activities T 69.6 {8000
Investing activities
Capital expenditure (36.4) (76.2)
Sale of properties 124.0 7.0
Sale ofinvestmentsin joint ventures 67.9 48.5
Sale ofinvestmentsin associates - 21.2
Advancestojoint 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 fromaward of own shares 0.1 0.1
Purchase of own shares (6.7) (3.5)
Proceeds from new Borrowings - 596.5
Repayment of Borrowings (302.4) (929.4}
Equity dividends paid 22 (13.2) (249
Cash flows from financing activities (322.7) {363.7)
Decrease/(increase)in cash and cash equivalents
- continuing operations T (92.0) (455.1)
— discontinued operations * 9C — 354.8
T (99.0) (100.3)
Opening cash and cash equivalents T 248 315.1 417.5
Exchange translation movement 24B 2.7 2D
Closing cash and cash equivalentsg 1 248 218.8 3151

T 2021 figures have heen restated to reflect the IFRIC Decision on Concessions with further informatian provided innotes 18 and 6 and the IFRIC Decisionon

Deposits with furtherinformation provided in notes 1B and 16.

* Cash fiows for the year ended 31 Decemnber 2021 were previously presented to include discontinued operations allocated into each individual ling item.
The figures above have been re-presented to show only cash flows arising fram continuing operations (consistent with the presentation usedin the consolidated
income starement). Further detail on cash flows from discontinued operations brought in as a single line item are set cut in note 9C.
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1. BASIS OF PREPARATION, CONSOLIDATION AND PRINCIPAL ACCOUNTING POLICIES

A_GENERAL INFORMATION

Hammerson pleis a UK public company limited by shares incorporated
underthe Companies Act and is registered in England and wales.

The address of the Company’sregistered office is Marble Arch House,
66 Seymour 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
in flagship 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 prepared in accordance
with both UK-adopted international accounting standards and International
Financial Reporting Standards adopted pursuant to Regulation (EC)
No1606/2002 asitappliesin the Eurgpean Union, (IFRS adopted by the
European Union as at 31 December 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
reporting under IFRS.

New accounting standards, amendments to standards and IFRIC
interpretations which became applicable during the year or have been
published but are not yet effective, were gither not relevant orhad no, or no
material impact on the Group's results or net assets, except for the following
IFRIC agendadecisions that were issued during the year which have
resulted inaccounting policy changes as follows:

— InApril 2022, the IFRICissued an agenda decision in respect of the
presentation of ‘Demand deposits with restrictions on use arising from
acontract with athird party’ (the ‘IFRIC Decision on Deposits’). The
conclusions were that restrictions on use which arise froma contractwith
athird party donot alone change the nature of amaounts being classified
as cash and cash equivalents. Inlight of this, areview has been
undertaken of amounts disclosed as ‘restricted monetary assets”. It has
been determined that the use of certain tenant depositard service
charge amounts are restricted only by a contract withathird party. Asa
result, in applying the agenda decision, such amounts for 20271 have
beenrestated toreflect this change with analysis set outinnote 16.

— InOctober 2022, the IFRIC finalised an agenda decisionin respect of
‘Lessor forgiveness 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 statement on
the date that the legal rights are conceded. Historically, the Group's
treatment of such concessions, which arose as a result of the Covid-19
pandemic, has been to recognise thase as lease modifications such that
theimpact was initially held on the balance sheet and then spread
forward into the income statement over the lease term or period to first
break. Incentives classified within investment properties resultedin
movements intenant incentives which were recognised with an equat
and opposite offsetin revaluation losses. As a result of implementing
the change, 2021 figures have been restated whereby Reported Group
revenue, gross rentalincome, net rental income and revaluation losses
are affected although operating profit and income statement figures
below are unaffected. The equivalent Adjusted figures are also affected
including those down to Adjusted earnings. More detailed analysis of the
financial statement effects are setout in note 6.

Where figures have been restated, these are marked 1.

The financial statemenits are prepared on the historical cost basis, except
thatinvestment properties, other investments and derivative financial
instruments are stated at fair value. Other than the effects of the agenda
decisions, accounting policies have been applied consistently, however,
inordertaenhance and aid the users' understanding, certain figures have
been re-presented as described in the applicable parts of the financial
statements, together with certain other presentational changes made with
the objective of simplification.

Basis of consolidation

The consalidated financial statementsincorporate the financiat statements
of the Company and entities controlled by the Cormpany (its subsidiaries).
Controtis achieved where the Company has the power over the investee,

is exposed, or has rights, tovariable return fromits involvement with the
investee and has the ability to use its power to affect its returns.

The results of subsidiaries, joint ventures or associates areincluded inthe
consclidated income statement when control is achieved, which is usually
from the effective date of acquisition, or up tothe effective date of disposal
whichis usually oncompletion ofthe transaction. Allintragroup transactions,
balances, income and expenses are eliminated on consolidation. Where
necessary, adjustments are made to bring the accounting pelicies 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, liabilities and contingent liabilities acquired and the resulting
deferred tax thereonis recognised as goodwill which is then reviewed
annually forimpairment. Acquisition related costs are expensed.

Joint operations, joint ventures and associates

The accounting treatment for joint operations, joint ventures and associates
requires an assessment todetermine the degree of control orinfluence that
the Group may exercise over themand the form of that control.

The Group'sinterestin joint arrangements is classified as either:

— ajointoperation: not operated through an entity but by joint controlling
parties which have rights tothe assets and obligations for the liabilities; or

— ajoint venture: whereby the joint controlling parties have rights to the net
assets of the arrangement.

The Group'sinierestsinitsjointarrangements are commonly driven by the
terms of partnership agreements, which ensure that controlis shared
between the partners.

Associates are those entities overwhich the Groupis in a position to exercise
significant influence, but not control ar jointly 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
for using the equity method. Investments in joint ventures and associates
are carried in the consolidated balance sheet at cost as adjusted for post
acquisition changesin the Group's share of the net assets of the joint
venture orassociate, less any impairment. Loans to joint ventures ard
associates are aggregated into the Group’s investment in the consolidated
halance sheet. The Group eliminates upstream and dowrstream transactions
withits jointventures, including interest and management fees.



Any losses of joint ventures or associates 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 obligations or made payments on behalf of the ather entity.
It the Group's equity investment is £nil, the share of lossesis recognised
againstother long terminterests or if suchinterests 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 pperating activities owing to their association with
the underlying profits of the joint venture whereas all other cash flows are
recognised asinvesting activities, Distributions reduce the carrying value

C. ALTERNATIVE PERFORMANCE MEASURES (APMs)

The Group uses a number 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 items as for EPRA
earnings, but also certain cash and non-cash items which they believe are
notreflective of the normal day-to-day operating activities of the Group.
Furthermore, the Group evaluates the performance of its portfolic 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 including, where applicable, discontinued operations.
The Directors believe that disclosing such non-IFRS measures enables
areadertoisclate and evaluate the impact of suchitems on results and
allows forafuller understanding of performance fromyear to year.
Adjusted performance measures may not be directly comparable with
cthersimilarly titled maasures used by other companies.

— EPRAearnings and EPRA net assets: Calculated inaccordance 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 listing requirernents.

Areconciliation between reported and the above alternative earnings and
net asset measures is set out in note 10.

D. GOING CONCERN

Introduction

The Directors have undertaken a detailed going concern assessment,
considering the Group's principal risks and current and projectad financial
position over the period to 30 June 2024 (the going concern period’).

This period has been selected asit coincides with the first six monthly
covenant test date forthe Group's unsecured horrowing facilities falling
due after the minimum 12 months going concern period. The assessment
process involved the preparation of two scenarios: a ‘Base’ scenaricand a
‘Severe but plausible’ scenario, In addition the Directors reviewed covenant
reverse stress tests over the going concern peried.

The two scenarios take account of the latest economic and trading outlook,
including geopolitical uncertainty, primarily related to the ongoing war

in Ukraine, and the associated economic challenges on both consumers
and businesses from high inflation, rising interest rates and supply

chain pressures.
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Financing position

At 31 December 2022, all borrowings in the Reported Group were
unsecured and subject to covenants relating to the Group’s gearing, interest
cover, scoured borrowings as d proportion of equity shareholders’ funds,
and unencumbered asset ratio, the latter covenant only being applicable
tothe private placement notes. As explainedin the Financial Review,

there was significant headroom under each of these covenants and the
Groupalse had liquidity of £996m, This position results inthe Group having
no unsecured refinancing required until 2025 which is not covered by
available cash.

The Groupalso has exposure to secured borrowings inthree of its joint
ventures (Dundrum, Highcross and O'Pariner) and its associate, Value
Retail. These secwed facilities are subject to covenants, principally relating
to loan to value and interest cover and are non-recourse to the Group.

This means that the lenders only have security over the property assets
held by the joint venture or Value Retail and the Groupis not liable for any
repayment shortfall. Also, a covenant breach oracceleration of any ofthese
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 securad borrowings initsjoint
ventures was £392mand in Value Retall, accounted for as an asscciate,
£762m. The loans secured against Highcross and O'Parinor and three loans
held by Value Retail mature overthe going concern period. The Group’s
share ofthese loans was £234m at 31 December 2022, The loan secured
against Dundrum, Group’s share £266m, matures in September 2024, just
outside of the going concern period. During 2022, Value Retail successfully
raised over £1.0bn by refinancingthree secured loans, 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 recovery in
collections and footfall seen over the course of 2022, Recognising the
heightened macroeconomic uncertainty and pressures, investment
markets were forecast to remain challenging with property values forecast
tofallin 2023, before growing in 2024, The assumptions and projections

in the Ptan have been incorporated into the Base scenario.

Severe but plausible scenario

In developing the Group’s Severe but plausible scenaria the Board has

assumed anumber of connected adverse impacts tothe Group's operating

metrics and valuations which directly effect the Group’s unsecured

borrowing covenants. The assumptions in the Severe but plausible scenario,

have heen determined using available benchmarks and external forecasts,

and are based on a more severe economic downturn thananticipated in the

Base scenario and include over the going concern period:

— ASpercentage pointsincrease in forecast vacancy above the Base
scenario due totenant failure and aweaker leasing performance

— A10% reductioninvariable income from turnover rent, car parks and
commercialisation relative to the Base scenario associated with lower
forecast footfall

— Anallowance forincreased credit loss provisions from lower collections
and tenant failure

— Nocashdistributions trom Value Retail

— Dividends limited to match minimum REIT requirements based on the
revised earnings projections in the Severe but plausible scenario
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TION AND PRINCIPAL ACCOUNTING POLICIES continued

D. GOING CONCERN contipued

Scenario assumptions continued

— Reductionin capital expenditure to atotal of £100m over the going
concern period

— Weaker investment markets with lowervaluations

These adverse assumptions, result in forecast net rental income (NRD
over the going cancern period being ¢.70% of 2022 NRIand the Graup’s
property portfolio reporting a capital return of -13% equivalent to a
revaluation loss of almost £700m.

Treatment of private placement notes

Due to the forecast valuation reductions in bath scenarios, the headroom
underthe Group's unencumbered asset ratic covenant is fully eroded by the
end of the going concern period in the Base scenario, This covenant is onty
applicable to the private placement notes which totalled £191m at

31 December 2022, and for going concern modelling purposes to avoid the
risk of breach, both scenarios assume that the notes are fully redeemedin
2023 using existing liquidity.

Secured borrowing refinancing risks

Inrelationtothe £234m of secured loans held by two jointventures and
Value Retail which mature over the going 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
at the date of this report, no contractual refinancing agreements have been
reached. Therefore, for going concern modelling purposes, it has been
assumed that the ienders enforce security over these assets with the Group
recognising animpairment of its netinvestment in these assets.

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 to retain
significant liquidity and is able to mget its obligations as they fall due over
the course of the going concern period. Itis also forecast to remain
compliant with all the remaining unsecured debt covenants over the going
concern peried, with gearing and interest cover being the most critical for
the going concern assessment.

The key variables impacting these twe covenants are valuation movements
forthe gearing covenant, and changes in net rental income for the interest
cover covenant. Netinterest cost also impacts the interest cover ratio,
however as at 31 December 2022, 84% of the Group’s debt {includedin this
covenant)is at fixed interest rates, which limits the near termvolatility of this
element of the covenant. The percentage of fixed debtis forecast toremain
broadly unchanged over the going concern pernod,

As at 31 December 2022, the gearing ratic could withstand a reductionin
the value of the Group’s property portfolio of 28%, and for the interest cover
covenant, areduciionin NRI (relative to 2022 net rental incormne) of 61%.
Given the adverse assumptions adopted in the Severe but plausible
scenario, the level of covenant headroom is forecast to diminish over the
going concern period such that, at its lowest point, in June 2024, the
covenant headroom to further valuation falls is forecast as c. 15% for the
gearing covenant and c. 45% for lower net rental income under the interest
cover covenant,

The Board considers that these levels of valuation and netrentalincome
reductions over the going concern period, which are significantly in excess
ofthose assumed in the Group's Severe but plausible scerario, 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, akey
element of this is to deliver a resilient 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.£500mover 2022 and 2023

— Refinancing of maturing loans in the ordinary course of business,
particularly by Value Retall, where following the successful refinancing
activitiesin 2022, their management remain confident of refinancing
future maturing loans

Conclusion

Having undertaken the assessment described above, overthe going
concerm period, under both scenarios the Group is forecast to retain
significant liquidity and is able to meet its obligations as they fall due,

The Groupisalso forecast to retain significant headroom under the gearing
and interest cover covenants in its unsecured borrowings. This includes the
impact of a fullimpairment of the netinvestment in relation to secured loans
maturing over the going concern period. This outcome demonstrates the
Group’s ability to withstand such an adverse outcome, evenin the Severe
but plausible scenario.

The Directors are therefore able to conclude that they have a reasonable
expectation that the Group has adequate resources to continuein
operational existence and meet its labil ties as theyfall due for at least the
next 12 months and have accordingly prepared the financial statements
on the going concern basis.

E. PRINCIPAL ACCOUNTING POLICIES

Revenue

Revenue comprises gress rental income (consisting of hase and turnover
rents, income from car parks, lease incentive recognition and other rental
income), service charge income, property fee income and joint venture and
associate management fees. These income streams are recognisedinthe
pericd to which they relate as set out below.

Rentalincome from investment property is recognised as revenue on
astraight line basis overthe lease term. Lease incentives and costs
associated with entering into tenant leases are amortised over the lease
term asareductionin rental income. Lease modifications are accounted for
as anew lease from the effective date of the modification, considering any
prepaid or accrued lease payments relating to the original lease as part of
the lease payments for the new lease. On enteringinta alease modification
any initial direct costs associated with the lease, including surrender premia
previously paid, are derecognised through rental expense in the year. Rent
reviews are recognised when such reviews have been agreed with tenants.

Contingentrents, being those lease payments that are not fixed at the
inception of a lease, for example increases arising on rent reviews 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 earned and based onthe rmost reliable estimates of the value of
such consideration.



Under IFRS 15, the Group’s revenue from contracts with customers
includes service charge income, property fee income, car park income
and joint venture and associate management fees and is recognised in
accordance with the following performance abligations:

- Service charge income, property fee income and joint venture and
associate management fees are recognised over the period the
respactive services are provided

- Carparkincomeis recognised at the paintin time 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 centributions
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
benefitsto certain members.

The Group'’s net obligation comprises the amount of future benefit that
employees have earmed, discounted to determine a present value, less the
fair value of the pension plan assets. The cost of providing benefits under
defined benefit arrangements are determined separately for each plan
usingthe projected unit credit method, with valuations being carried out
by external actuaries.

The presentvalue of the defined benefit cbligation is determined by
discounting the estimated future cash outflows using interest rates ofhigh
quality corporate bonds that have terms to maturity approximating to the
terms of therelated pension obligation. Anet pensionasset is only
recognised to the extent that it is expected to be recoverablein the future
and the assetis limited to the present value of any future refunds from the
plan or reduction in future contributions to the plan. In accordance with
IFRIC 14, the Grouprecognises a pension surplus on a defined benefit
pension plan ifit has a legal right to receive that surplus on winding 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
changes in actuarial assurmptions are charged or credited to other
comprehensive income inthe period in which they arise.

Share-based payments

Equity settled share-based employee remuneration is determined with
referenceto the fairvalue (excluding the effect of non-market-based vesting
conditions) of the equity instruments at the date of grantand is expensed
over the vesting period on & straight tine basis.

Thefairvalue of share options which are subject only to internal
performance criteria or service conditions are measured usinginput factors
including the exercise price, expected volatility, optionlife and risk-free
interest rate. For all schemes, the number of options expectad to vest is
recalculated at each balance sheet date, based on expectations of leavers
priortovesting. The fair value of the market-based element of the Restricted
Share Plan is calculated using the Monte Carlo modet whichis dependent
on factors including the expected volatility, vesting period and risk-free
interest rate,
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Finance costs

Net finance costs

Net finance costs include interest payable on debt, derivative financial
instruments, intcrest on head lzases and other lease obligations, debtand
loan facility cancellation costs, net of interest capitalised, interest receivable
onfundsinvested and derivative financial instruments, and changes in the
fair value of derivative financial instrurnents.

Capitalisation of interest

Interest is capitalised if itis directly attributable to the acguisition,
construction or production of development properties or the significant
redevelopment ofinvestment properties. Capitalisation commences when
the activities to develop the property start on site and continues untilthe
property is substantially ready forits intended use, normally practical
completion. Capitalised interast is calculated with reference to the actual
rate payable on loans for development purposes or, for that part of the
development cost financed out of general funds, at the Group's weighted
average interest rate.

Tax

Tax exempt status

The Company has elected for UK RETT, French SIIC and Irish QIAIF status.
To continue to benefit from these tax regimes, the Group isrequired to
comply with certain conditions as outlined in note 8A. Management intends
that the Group will continue as a UK REIT, a French SIIC and an Irish QIAIF
for the foreseeable future.

Currentand deferredtax

Taxis included in the conselidated income statement except to the extent
that it relates toitems recognised directly in eguity, in which case the related
taxis recognised ineguity.

Current tax is the expected tax payable on the non-tax exempt income for
the period, net of allowable expenses and tax deductions, using the tax
rate(s) prevailing during the accounting period, together with any adjustment
in respect of previous periods.

Deferred taxis provided using the balance sheetliability method, providing
for temporary differences between the carrying amounts of assets and
liabilities for financial reporting purposes and the amounts used for tax
nurposes. The following termporary differences are not provided for:

— Goodwill notdeductible fortax purposes
— The initial recognition of assets or liabilities that affect neither accounting
nor taxable profit

— Differences relating to investments in subsidiaries to the extent that they
will probably net reverse in the foreseeable future

The amount of deferred tax provided is based on the expected manner of
realisation or settlerment of the carrying amount of assets and liabilities,
using tax rates that are expected to apply inthe period when the liability is
settled orthe asset s realised.

Adeferred taxasset is recognised only to the extent thatit is probable that
future taxable profits will be available against which the asset can be utilised.
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1. BASIS OF PREPARATION, CONSOLIDATION AND PRINCIPAL ACCOUNTING POLICIES continued

E.PRINCIPAL ACCOUNTING POLICIES continued

Foreign currency

Income statement

Transactions inforeign 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 operations are transiated
into sterling at the average exchange rates for the year, Significant
transactions, such as property sales, are translated at the foreign exchange
rate ruting at the date of each transaction.

Transactions with jointventures including distributions, interestand
management fees are eliminated on a proportionate basis. The Group's
financial performance is not materially impacted by seasonality.

Balance sheet

Monetary assets and liabilities denominated in foreign currencies at the
balance sheet date are translated into sterling at the exchange rate ruling
atthat date and, unless theyrelate to the hedging of the net investment in
foreign operations, differences arisingon transtation are recognised in the
consolidated income staterment.

The assets and liabilities of foreign operations, including goodwill and fair
value adjustments arising on conselidation, are translated into sterling at
the exchange rates ruling at the balance sheet date.

Net investment in foreigh operations

Exchange differences arising from the translation of the netinvestrmentin
foreign operations are taken to the translation reserve, They are released to
the consolidated income staterment upon disposal of the foreign operation.

Exchange rates
The principal foreign currency denominated balances are in eurowhere the
translation exchange rates used arg:

Consolidated income statement

Yearended  Yearended

31 December 31 December

Average rate 20 2021
Quarter 1 . €1195  €1145
Quarter 2 €1.179 €1.160
Quarter 3 €1.168 €1.169
Quarter 4 €1.150 €1179

Consolidated balance sheet

31 December 31 December
2022 2021

§éarendrate ' ‘ €1128 €1.191

Investment properties and trading properties

Investment properties are stated at fair value, being market value
determined by professionally qualified external valuers, and changes

in fair value are included in the consolidated income statement. Accordingly,
no depreciation is provided.

Expenditure incurred on investment properties is capitaiised where it is
probable that the future econamic benefits assoclated with the investment
property will flowto 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 within current assets at the fair value at the date of transferand
subsequently measured at the lower of cost and net realisable value.

Interestsin leasehold properties

The Group owns a number of properties on long leaseholds under operating
leases from freeholders or superior leaseholders which are depreciated
overthe lease term. At the commencement of a lease, the Group recognises
lease liabilities for the buildings elernent of the leasehold, disclosed as
ohligations under head leases, at the present value of the minimum lease
payrments to be made over the term of the lease. Payments to the freeholder
or superior leaseholder are apportioned between afinance charge and a
reduction ofthe outstandingliability. The finance charge is allocated to each
period during the [rase term so as to produce a constant periodic rate of
intereston the remaining balance of the liability,

Contingent rents and vanable rents payable which are not dependenton an
index, such as rent reviews or those related to rental income, are expensed
in the period towhich they relate. Where at inception or at some point during
the course of the tease, rents are fixed, or are in subistance fixed, aright-of-
use assetis created and acorresponding Lability 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
oninception ofthelease as right-of-use assets and depreciated over the
shorter of the non-cancellable lease period and any extension options that
are considered reasonably certain to be taken or the useful life of the asset.

A corresponding lease liability, representing the present value of the lease
paymentsis also recognised. The discounted lease liahility is calculated
where possible using the interest rate implicit in the lease orwhere this is
notattainable the incremental borrowing rate is utilised, The incrermental
borrowing rate is the rate the Group would have to pay to borrow the funds
necessary to obtain a similar asset under similar conditions, The Group
calculates the incremental borrowing rate using the risk free rate of the
country where the asset is held, adjusted for length of the lease and

arisk premium.

Lease payments are allocated against the principal and finance cost.
Finance costs, representing the unwinding of the discount on the lease
liability are expensed to produce a constant periodic rate of interest on the
remaining liability.

Cloud software license agreements and intangible assets

When the Group incurs configuration and customisation costs as part of
acloud-based software-as-a-service (SaaS) agreement, and where this
does net resultinthe creation of an asset which the Group has control over,
such costs are expensed. Licence agreements te use cloud software are
treated as service contracts and expensed, unlessthe Group hasbath a
contractual right to take possession of the software at any time without
significant penalty, and the ability to run the software independently of the
hostvendor. In such cases the licence agreement is capitalised as software
withirr intangible assets.
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Software and licensas which are capitalised include costs incurred to
acquirethe assets as well as any internal infrastructure and design costs
incurred inthe developrment of software in order to bring the assets into
use. Capitalised software costsinclude external direct costs of goods and
servires, as weall as directly attribulable internal payroll related costs for
employees who are associated with the project. Computer software under
developmentis held at cost less any recognised impairment loss.

Software is stated at cost less accumulated amortisation and, where
appropriate, provision forimpairment in value or estimated loss on disposal.
Amortisation is provided to write off the cost of assets ona straight line basis
between three and six years, and is recorded in administration expenses.

Plant and equipment

Such assets arestated at cusl less accumulated depreciation and, where
appropriate, provision forimpairmentin value. Depreciation is charged
tothe consolidated income statement on a straight line basis over the
estimated usefullife, generally between three and five years.

Otherinvestments

Other investments are initially recagnised at fair value and
subsequently remeasured, with changes recognised inthe
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
capital expenditure, unless reclassified to assets held for sale priorto
disposal. Where a carporate entity, whose primary asset is a property,

is disposed, the associated gains or losses on the sale of the entity are
disclosed as profitor loss on sale of properties.

Discontinued operations and assets held for sale

Adiscontinued cperation is a component of the Group which represents
asignificant separate line of business, either through its activity or
geographical area of operation, which has been sold, is held for sale or
has been closed.

Where at the balance sheet date the sale of a component of the Group,
which can include a property, is considered highly probable and is available
forimmediate sale in its present condition as well as taking into account
atherrequired accounting criteria, it is classified as held for sale. Such
classification assumes the expectation that the sale will complete within
one year fram the date of classification, Assets and liabilities held for sale
aremeasured at the tower of carrving amount and fair value less costs
tosell.

Ifaninvestmentinajoint venture or associate is reclassified to assets held
for sale, equity accounting ceases on the date of reclassification and any
subsequent movements inthe fair value are recognised as impairment
gains orlosses, however, the Group includes earnings generated after
reclassification to assets held for sale as part of its Adjusted earnings as
described in note 10A.

Trade and otherreceivables

Trade and other receivables areinitially measured at fairvalue,
subsequently measured at amortised cost and, where the effect is material,
discounted toreflect the time value of meney. Trade and other receivables
are shown net of any loss allowance provision. In order to calculate any loss
allowance, the Group applies Lhe simplined approach under IFRS 9 to
determine the Expected Credit Loss (ECL).

In addition the Group makes provisions against receivables in the current
period in respect of income notyet recognised in the income statement,
but instead deferred on the balance sheetto be released to the income
statementin afuturc pericd, to mialch the period to which the income relates,

Otherreceivablesinclude loans receivable which are financial assets and
areinitially measured at fair value, plus acquisition costs, and are
subsequently measured at amertised cost, using the effective interest
method, less any impairment.

Cash and cash equivalents and restricted monetary assets
Cash and cash equivalents comprise cash and short term bank
deposits with an original maturity of three months orless which are
readily accessible.

Restricted monetary assets relate to cash balances which legally belong to
the Group but which the Group cannot readily access owing to restrictions
imposed by law or legislation and include cash and monies held in escrow
accounts for a specified purpose. These do not meet the definition of cash
and cash egquivalents and consequently are presented separately inthe
consolidated balance sheet,

Financial liabilities
Financial liabilities are those which involve a contractual obligation to deliver
cash to external parties at a future 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 statement over the term of the
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
bearingand are stated at cost which equates to their fair value.

Derivative financial instruments

The Group uses derivative financialinstruments to economically hedge its
expesure to foreign currency movements and interest rate risks. Hedge
accounting is applied in respect of net investments in foreign operations and
of debtraised in non-functienal 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 being included in the
consolidated income statement, except where hedge accounting is applied.

Derivative financial instruments are presented as current assets or iabilities
ifthey are expected to be settled within 12 months after the 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 that are designated in a netinvestment hedge are recognised
inthe netinvestrment hedge reserve in total comprehensive income, to the
extent they are effective, and the ineffective portion is recognised in the
consolidated income statement within net finance costs. Amounts are
reclassified from the netinvestment hedge reserve to the consolidated
income statement when the associated hedged item is disposed cf.
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E.PRINCIPAL ACCOUNTING POLICIES continued

Derivative financialinstruments continued

The fairvalue gain or loss on re-measurement of derivative hnancial
instruments that are designated in a cash flow hedge are recognised inthe
cash flow hedge reserve in total comprehensive income, to the extent they
are effective, and the inefiective portion is recognised in the consolidated
income statement within net finance costs, Amounts are reclassified

from the cash flow hedge reserve o the consolidated income staterment
when the asscciated hedged transaction affects the consolidated

income staterent.

Inline with the Group’s definition of Borrowings which includes
currency swaps, disclasuresin the cash flow statement are consistent
with this definition.

F.SIGNIFICANT JUDGEMENTS AND ESTIMATES

The preparation of financial statements requires management to

make judgements, estimates and assumptions about the application
of its accounting policies which affect the reparted amounts of assets,
liabilities, income and expenses. Actual amounts and results may differ
from those estimates.

Judgemenis and estimates are evaluated regularly and are based on
historical experience and other factors, including expectations of future
events that are believed to he reasonable under the circumstances.
Any revisions to accounting estimates are recognised in the period in
which the estimate is revised.

Significantjudgements

Assets held for sale and discontinued operations

2022

There were no assets qualifying as held for sale nordiscontinued operations.

2021

On 14 December 2021, the Group exchanged coniracts forthe sale of all of
its 50% investmentin Silverburn whereby completion occurred in March
2022, Atthe date of exchange, it was concluded that all of the accounting
criteria were metto classity this investment as an asset held for sale.
Following this reclassification, equity accounting ceased and the asset was
subsequently re-measured to £71.4m at 31 December 2021, being the
lower of the carrying amount and fair value less costs of disposal.

In February and May 20271, the Group sold severai UK retail parks forming

substantially all of anidentifiable segment of the business. As a result of this,

the UK retail parks were disclosed as discontinued operations. Residual
retained UK retail parks, reclassified as ‘Developments and other’, formed
only avery small proportion of the segment and consequently their
retention did not impact the conclusion on the treatment as discontinued.

Impaitment 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 TAS 40, Investmenis ip joint
ventures and associates fall within the scope of IAS 28 and are therefore
only assessed for impairment where one or more events cause an indicator
of impairment versus the original investment.

1.BASIS OF PREPARATION, CONSOLIDATION AND PRINCIPAL ACCOUNTING POLICIES continued
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Jointventures and associaies are accounted for under the equity method,
which equates tothe Group's share of the entity’s Net Asset Value (NAV).
NAV is based on the fair value of the assets and liabilities where the principal
asset, the investment property, is already carried at fair value being the
higher of valueinuse and fair value less cost of disposal and as such, NAV is
areasonable approximation for the recoverable amount of the investment.
There are noindicators falling cutside of NAY which are considered to be
grounds for furtherimpairment review.

Significant estimates

Property valuations

Backdrop

The valuation of the Group'’s portfolic of properties is the most material area
of estimation due toits inherent subjectivity, reliance on assumptions and
sensitivity to market fluctuations. The property portfolio is vatued by
external valuersinaccordance with RICS Valvation — Global Standards

and during the year all Covid-19 related assumptions from the valuations
were removed.

The 31 December 2022 reports include a general commentary on wider
Issues including uncertainty caused by the warin Ukraine and associated
cost, supply chain, rising imerast rates and inflationary pressures. Key areas
of estimate highlighted included:

— Estirnation of market rents based on an increased level of activity
— Consideration of appropriate levels of void costs and rent-free period
— Theimpact ofshortening lease lengths

— The hasis of yield assumptions recognising the selective return of investor
appetite towards the retail sector

Methodology

Investment properties, excluding properties held for development, are
valued by adopting the ‘investment method’ of valuation. This approach
involves applying capitalisation yields to estimated future rental income
streams reflecting contracted income reverting to ERV with appropriate
adjusiments for income voids arising fromvacancies, lease expiries or
rent-free periods. These capitalisation yields and future income streams
are derived from comparable property and leasing transactions and are
considered tobe the kay inputs to the valuations. Where comparable
evidence of vield movemnentis lacking, valuers are retiant on sentiment or
the movement of less comparable assets. Factors that have been taken into
account include, but are net limited to, the location and physical attributes
of the property, tenure, tenancy details, lease expiry profile, rent collection,
local taxes, structural and environmental conditions, With regards tothe
latter factor, the valuers currently make limited explicit adjustrent to their
valuations in respect of ESG matters. However, both the Group and the
valuers anticipate that FSG waill have a greater influence on valuations in the
future as investment markets place a greateremphasis on thistopic and
valuers complywiththe RICS Guidance Note Sustainability and ESGIn
Commercial Property Valuation, which took effect from 31 January 2022,

Atailored approach is taken to the valuation of the Group's developmeant
properties dueto their unigue nature. In the case of on site developments,
the approach applied is the ‘residual method’ of valuation, which is the
investrnent method of valuation as described above with a deduction for
all costs necessary to complete the development, together with a further
allowance for remaining risk and developers' profit. Preperties held for
tuture development arevalued using the highastand best use method,
by adopting the higher of the residual method of valuation allowing for

alt associated risks, and the investment method of valuation for the
existing asset.
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Valuations ol the Group'’s premium outlets 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.

Inputs tothe valuations, some of which are ‘'unchservable’ as defined by
IFRS 13, include capitalisation vields (nominal equivalent yield) and

market rentatincome (ERV). These are dependent on individual market
characteristics, with other factors remaining constant, anincrease in rental
income would increase valuations, whilst increases in capitalisation yields
and discount rates would result in a fallin values and vice versa. However,
there are interrelationships between unabservable inputs as they are
determined by market conditions. For example, an increase in rents may
be offset by an increase inyield, resultinginno net impact on the valuation.
Asensitivity apalysis, showing the impact on valuations of changesin yields
and market rentalincome is set outinnote 124,

Impairment of trade receivables

Estimates made in assessing the provisions forimpairment of trade (tenant)

receivables require consideration of future events which therefore make the

provisions inherently subjective. The Group applies the simplified approach

under IFRS G 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 Group takes into accountinclude:

- Creditratings

Latest information on occupiers’ financial standingincluding the relative

risk of the retail subsector in which they operate

Historical defaultrates

— Ageing

~ Rentdeposits (included as part of payables)

- Guarantees held

— The probability that tenants will serve out the remainder of the
contractualterms of their leases

In assessing the current year provision, consideration has been given to the
outturn of the prior year provision. Specific higher provisioning levels may be
applied where information is available which suggests this is required, for
instance, ifthe likelihood of default or tenant failure is deemed to be very
high, a full provision is applied. Trade receivables are written off when there
is no feasible possibility of recovery and enforcement activity has ceased.

Over the course of 2022, conditions affecting collections improved,
especially as most of the government restrictions on collections in the UK
were liftedin March 2022 and final restrictions were lifted in September
2022. Although restrictions differed in France and Ireland, similar
improvemants have also been seen, Improved collection rates have
resulted in areduction in gross trade receivables and a reappraisal of
provisioning rates. Applying the assessment criteria set cut above, the
Group has reduced 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 less allowances brought forward no longer required, 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
segmentis not material. Sensitivities to provisioning rates on trade (tenant)
receivables are set out in note 15E.
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2. PROFIT/(LOSS) FOR THE YEAR

As described in note 3, the Group evaluates the performance of its portfolio
by aggregatingits 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, discontinued
opelalions, Discontinued operations for 2021 comprised UK retail parks.

Adjusted earnings, which is also catculated on a proportionally consolidated
basis, isthe Group's primary profit measure and this is the basis ofinfarmation
whichis reported to the Board. The following table sets cut a reconciliation
from Reported earnings to Adjusted earnings.
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2. PROFIT/{LOSS)FOR THE YEAR coniinued

.-
Proportionally consolidated
Share of

Sub-total
before Cagitaland
Group interests | adjustments other Adjusted
a

Reported Property

Note £m £m £m £m £m
Revenue - 4 ama 275.0 - 2750
Gross rental income b 3n.4 90.2 215.2 -~ 215.2
Service charge income 5 ) 4 24.2 42.8 - 42.8

114.4 143.6 258.0 - 258.0

Service charge expenses (27.8) (22.5) (50.3) ~ (50.3)|
Costofsales ) ) 5A (9.3) (21.2) (30.5) (2.9) (32.9)
Netrentalincome 77.3 99.9 177.2 (2.4) 174.8
Gross administration cosis BA (64.6) (0.3) (64.9) 5.1 (59.8)
Otherincome ) e 4 17.0 - 17.0 - 17.0
Net administration expenses {47.6) (0.3) (47.9) 51 (42.8)
Profit from operating activities 29.7 929.6 129.3 2.7 132.0
Revaluation losses on properties 12 (82.7) {138.3)| (221.0) 221.0 -
Disposals and assets held for sale
—Profit/lloss) on sale of propertias aA 0.7 {0.1) 0.6 {0.6) -
—Recycled exchange gains on disposal of overseas interests - - - - -
—Impairment on reclassification to assets held for sale - - - - -
—Incorne from assets held for sale 94,10A - (1.6) {1.6) 1.6 -
Jointventure related
~Impairment of receivables due to the Group - - - - -
Changein fair value of other investments (0.2) - (0.1) 0.1 -
Loss ensale of joint ventures and associates o - - - = - -
Other net gains/{losses) 0.6 1.7) {1.1) 1.1 -
Share of results of joint ventures 138 {41.5) 41.5 - - -
Impairment of joint venture - - - - -
Share of results of associates - 145 (7.7) 1.8 _(5.3) 32.7 27.4
Operating (loss)/profit (101.0) 29 (98.1) 257.5 159.4 J
Net finance costs . . - 7 {63.0) (2.6) (65.6) 11.6 (54.0)J
{Loss)/profitbefore tax (164.0) 0.3 ‘ (163.7) 269.1 105.4
Taxcharge ) _ BA (0.2) {0.3); (0.5) - (0.5)
(Loss)/profit for the year attributable to equity shareholders (164.2) -Jl (164.2) 269.1 104.9 |

a Adjusting iterns, described above as ‘Capital and other’, are setout in note 10A.
b Proportionally consolidated figure includes £13.7m (2021: £8 2m) of contingent rents calculated by reference to tenants' turnover.
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2. PROFIT/(LOSS)}FORTHE YEAR continued

oL
Prgportiomally consol\dna_tme_grﬁ
Share of Sub-totat
Reperted Property  Discontimied bofere  Capital aind
Glulp interests operations | adjustments ather Adjusted
Note £m £m EgrE £m Eni £m
Revenue } 1 4 1372 1728 12.3 3223 - 3223
Grossrentalincome t.b 34,4 90.3 149.1 11.0 250.4 - 250.4
Service charge income 4 26.6 23.6 1.3 515 - 515
+ 116.9 172.7 12.3 3019 - 3019
Service charge expenses (29.5) (873} (2.1 (59.9) - {59.9)
Costofsales T 5A (20.2) (38.9) (0.4) (59.5) (8.1) (67.6}
Net rentalincome 1 67.2 105.5 9.8 1825 B.1 174.4
Gross administration costs 54 {79.5) 0.7 {0.1; {80.3; 8.6 (71.7}
Ctherincome 4 20.3 - - 203 - 20.3
Netadministration expenses (59.2) 0.7 (0.1) (60.0) 3.6 (51.4)
Profit from aperating activities T 8.0 1048 a.7 1225 0.5 123.0
Revaluation losses on properties 1 12 (169.6) 274.5) - (444.1) 444.1 -
Disposals and assets held for sale
- Profit/loss) onsale of properties T 9A 9.8 0.9) (29.3) (20.4) 20.4 -
- Recycled exchange gains on disposal of overseas interests 104 11.0 - — 11.0 (11.0) -
—Impairmenton reclassification to assets held for sale (0.9 - - (0.9 0.9 -
—Income from assets held for sale - - - = - -
Jointventure related
—Impairment of receivables due to the Group (0.7) - - (©.7) a7 -
Change in fair value of other investments 0.4 -~ - 0.4 (0.4 -
Loss on sale of joint ventures and associates . 0.9 0.9 - - -~ -
Other net gains/(losses) 187 - (29.3) {10.8) 10.6 -
Share of results of joint ventures 13B 171.3) 171.3 - - - -
Impairment of joint ventures (11.5) - - (11.5) 11.5 -
Share of results of associates 14B 15.6 44 — 20.0 4.1) 15.9
Operating (loss)/profit n (310.1) 6.0 (19.6)] (3239 462.6 138.9
Net finance costs 7 (97.9) (5.7) - (103.6) 31.8 (71.8)
{Loss)/profit before tax o + (408.0) 0.3 (19.6)| (4273 4944 87.1
Tax charge _ 8A (1.3) 0.3 0.2) sy 0.2 (1.6)
(Loss)/profit after tax t {409.3) - (19.8) (429.1 494.6 65.5
Loss for the year from discontinued operations . _(19.8) - 198 = = =
{Loss)/profit for the year attributable to equity
shareholders T (429.1) - - (429.1) 494.6 65.5
Attributable to:
Continuing operations 1 (409.3) - - (409.3) 466.5 57.2
Discontinued operations B T (15.8} - = (19.8) 281 B.3
+ (429.1) - - 429.1) 494.6 65.5

T 2021 figures have been reslated to reflect the IFRIC Decision an Concessions with further information provided innotes 18 and 6.
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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 Comrmittee (together, the Chief Operating Decision Makers). Such reparting is both
by sector and geographic location as these demonstrate different characteristics and risks, are managed by separate teams and are the basis on which
resources are attocated.

The Group evaluates the performance of its portfelio by aggregating its share of joint ventures and associates which are under the Group's management
{‘Share of Propertyinterests’) ona proportionally consolidated line-by-line basis including, where applicable, discontinued operations, The Group does not
proportionally consolidate the Group's investment in Value Retail as thisis not under the Group’s management, and instead monitors the performance of
this investment separately as its share of results of associates as reported under IFRS.

The Group's activities presented on a proportionally consolidated basis including Share of Property interests are:
— Flagship destinations

— Developmentsand other

— UK retail parks (to date of disposal in 2021)

Oneofthe Group's primary income measures was amended in the second half of 2021 from Net rental income to Adjusted netrentalincome which

excludes the ‘thange in provision for amounts not yet recognised in the income statement” as explained in note 10A. Comparafive data s for this new
measure where the Group's primary income statement measures are therefore now:

- Gtoss rentalincome
— Adjusted netrental income

Total assets are not monitored by segment and resource allocation is based on the distribution of property assets between segments.

A.INCOMEBY SEGMENT

Gross rentalincome  Adjusted net [ental income

2022 2021 2022 2021
£m £m £m £m
Flagship destinations T R
UK T 90.5 119.3 74.3 83.6
France t 61.8 54.4 53.8 37.0
yelnd % 313 356 336 _ 282
T 189.6 209.3 161.7 148.8
Developments and other T 25.6 301 13.1 17.2
Discontinued operations (UK retail parks} R 11.0 - __ 84
Managed portfolio - proportionally consolidated t 215,2 250.4 174.8 174.4
Less Share of Property interests —continuing operations T (125.0) {149.1)
Less discontinued operations (UK retail parks) . - _ pio
Reported Group T 90.2 0.3

1 2021 hgures have bean restated to reflect tha IFRIC Deaision on Concessionswith further information provided innotes 1Band &,
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2022 2021

) Property Capital Revaluation Property Camﬂ_ ﬁnvnmam.
valuation expenditure losses valuation  expenditure losses

Note £m £m £m £m £m £m

Flagship destinations

UK T 871.0 12.8 (90.2) 1,1353 8.5 (247.5)
France 1 1,241.0 33.3 (57.2) 989.7 227 61.0
Ireland 1 676.4 4.9 (20.1) 659.3 44 569
1 2,788.4 51.0 (167.5) 27843 356 (365 .4)
Developments and other T 431.7 21.9 (53.5) 694 .4 50.8 (78.7)
Discentinued operations (UK retail parks) 1 - - - - 0.3 -
Managed portfolio 1 3,2201 72.9 (221.0) 3,478.7 86.7 (444.1)
Value Retail 1,887.0 6.6 (60.7) 18935 41.2 (120
Group portfolio T 5,107.1 79.5 (281.7) 53722 1279 (456.1)
Less Valye Retail (1,887.0) {6.6) 60.7 (1,893.5) 41.2) 12.0
Less Share of Proparty interests T a (1,722.9) (35.2) 128.3  (1,813.9) (13.1) 2745
Less discontinued operations (UK retail parks) T - - - - 0.3 -
Less trading properties h (36.2) - - (34.3) (6.2) —
Less assets held for sale 94 - - - 62.1) - -
Reparted Group 1 1,461.0 37.7 (82.7) 15614 67.1 {169.6)

T 2021 figureshave beenrestated to reflect the IFRIC Decision 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 In December 2019, the Group exchanged contracts for the forward sale of Italik, subject to completion of the development which was openedin 2021, resulting
inthe sale becoming unconditional although in accordance with a contractually allowed optionand subsequent agreement, the purchaser has deferred
completion to 2023, At 31 December 2022, the 75% of Italik contracted for sale was included within trading properties at the agreed sale price less forecast costs

ocomplete.

C. ANALYSIS OF NON-CURRENT ASSETS

2022 2021

£m £m

UK 1,135.4 1,428.8
Continental Europe * 2,518.0 2418.2
Ireland 533.4 520.3
4,186.8 4,367.3

* Includes the Group’s assocrate stake in Value Retail which has interests across Europe, including UK and Ireland.
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2022 2021
Note £m £m
Baserent 68.2 621
Turnover rent 5.5 2.7
Car parkincorme * 10.8 9.6
Lease incentive recognition 1 2.7 11.3
Other rental income o S ) 30 456
Gross rentalincome T 2 90.2 90.3
Service charge income * 24.2 26.6
Otherincome
—Property fee income * 11.5 13.2
—Joint venture and associate management fees * 55 71
o o o 210 203
Revenue —continuing operations t 132.4 137.2
Revenue — discontinued operations o o T 9B =12z
1 131.4 149.4

T 2021 figures have been restated to reflact the IFRIC Decision on Concessions with further infarrration provided in notes 1B and 6.

* Revenue for those categories marked * amounted to £52.0m (2021: £56.5m) and is recognised under [FRS 15 ‘Revenue from Contracts with Customers’”.
Allother revenue is recognised in accordance with IFRS 16 “Leases’.

5.COSTS

A.PROFITFROM QOPERATING ACTIVITIES 1S STATED AFTER CHARGING:

2022 2021

Costof sales Note £m Em
Ground and equ}ty rents payable T 8.7 1.1
Inclusive lease costs recovered through rent 3.1 2.7
Other property outgeings T a 6.4 18.0
Change in provision for amounts notyet recognisedin theincome statement o _ (0.9} 16
t 9.3 20.2

2022 2021

Gross administration costs Note £m £m
Employee costs i 7 ’ 5B 42.0 514
Depreciation of plantand equipment 1.0 11
Depreciation of right-of-use asseis 31 33
Business transformation costs 104 5.1 8.6
Other corporate costs ) b ) 134 151
64.6 79.5

T 2021 figures have beenrestated to reflect the IFRIC Decision on Concessions with further information providedinnotes 1Band 6.
a Includes charges and credits in respect of expected creditlosses as setaut in note 150.
b Compnses predominantly orofessional fees (mainly valuation, legal and audit), office rent and software licence fees.
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5. COSTS continued

B.EMPLOYEE COSTS

2022 2021

Note £m m

Wages and salaries (ncluding bonuses) 31.3 39.5
Social security 5.5 7.4
Other pension costs 3.0 3.0
Share-based remuneration 5D 3.0 3.3
* 42.8 52.9
Capitalisedinto properties under development (0.8) (1.5)
Total 42,0 51.4

* share-based remuneration comprises the share element of performance related bonuses (where the other element is paid in cash) and longerterm share -plans,
some of which contain performance conditions and where further information s provided in the Directors’ Remuneration report.

C.EMPLOYEENUMBERS

2022 2021

number number

Average number ofemployees S0 a9
Number of employees whose costs are recharged to tenants, included above 145 195

D.SHARE-BASED PAYMENTS

Share-based remuneration charge comprises a number of equity settled share schemes which the Group operates for certain employees of the Group.
Al 31 December 2022, there were no shares exercisable under any of these schemes (2021: none). Details of each scheme are as follows;

Deferred Bonus Share Scheme (DBSS)
The DBSS is open to 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 plan is settled in cash. The share awards

are satisfied through the grant of £nil cost options.

2022 2021

number number

1January - - 714,478 767,558
Granted 2,761,940 117,508
Exercised (714,478) (62,483)
Forfeited ) o L - -  (108,205%)
31December 2,761,940 714,478
Weighted average 2022 2021
Fairvalue of awards granted ) 32p 34p
Share price at date of exercise 31p 32p

Remaining contractual life 1.3years O.lyears
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5.COSTS continyed

D.SHARE-BASED PAYMENTS continued

Restricted Share Schemes (RSS) and Long Term Incentive Plan (LTIP)

The RSS appliestothe Executive Directors, through the grantof £nil cost options, which vest one third each on the third, fourth and fifth anniversaries of the
date ofthe 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 number

1lenvery T 11100742 10941218
Granted 5,244,132 4,698,892
Lapsed (768,801) (1,218,572)
Fofeited ) - = (3320798
31 December 15,576,073 11,100,742
Weighted average 2022 2021
E;iir value of awardséranted " ) 7 32[T o 34_;3_
Share price at date of exercise n/a nfa
Remaining contractual life 2.3years 30vyears

Restricted Share Plan{RSP)
UK eligible employees are granted £nil cost options which have a vesting period of three years from the date of the award. There are no performance criteria
to be satisfied for the awards tovest, the employee only needs to be in emplayment on the third anniversary from the date of the award.

2022 2021
number number

1 Januan:;f ) ' . T ) 7 ’ ) i6,570,53;j.73;777286é

Granted 7,273,007 8762770

Exercised (1,210,999) (764,283)
Forfeited - o (8,221,790)(5.200,815)
31 December 18,410,753 16,570,535

Weighted average 2022 2021

Fairvalueofawardsgranted S Tz ap

Share price at date of exercise 32p 33p

Remaining contractual life 1.3years 18vyears

Other schemes

French share scheme

Eligible employees in France are granted £nil cost options which have a vesting period of two years, and a further helding peried of twe years, from the date
of the award. There are no performance conditions ta 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)
Fligible UK ermnployees are invited to invest Up 1o £1,800 per annum tax free in SIP partnership shares. As anincentive to participants, the Company will
match each partnership share with one matching share. The vesting period isthree years from the date of the award.

Savings related share aption scheme

UK eligible employees may participate in this scheme by choosing to enter info one or more contracts for a three or five year term and save up to a total of
£500 per month. At the end of the contract employees may exercise an aption to purchase shares in the Company at the option price, whichis setatthe
beginning of the contract at a discount of up to 20% of the prevailing share price at the time the invitation is launched.



Hammerson ple Annual Report2022 147

5.COSTS continued

E.AUDITOR REMUNERATION
2022 2021
£m Fm
Auditotthe Groupand Companyﬁnancialsta-tements ) 0.9 0.6
Auditof subsidiaries ® o
Auditrelated assurance services, includinginterimreview . 03 02
1.7 13
Non-audit services ) a - o1
Totalauditor remuneration b 1.7 14

a 2021:Related to reporting accountant work in respect of the E700m bond issue.
b Excludes the additional amounts of £0.2m (2021: £0.2m) incurred in respect of the Groun's share of audit services undertaken on behalf of its jaint ventures.

6. RESTATEMENT OF 2021 IN RESPECT OF THE IFRIC DECISION ON CONCESSIONS

As described in note 1B, the IFRIC Decision on Concessions has resulted in a restatement of 2021 results. IAS 8 ‘Accounting policies, changes in
accounting estimates and errors’ requires that for current and prior periods, to the extent practicable, the amount of adjustment relating to arestatement
should be disclosed for each financial line item affected. Whilst those financial line items which have been restated are marked T, owing to the very
significant number ofline items affected, it has nat been considered practicable to disclose the effects for each one because such presentation would
become misleading and thus conflictwith the ohjective of financial statements as set out in IAS 1 *Presentation of financial statements’. Accordingly, only
the adjustments which affect key financial line items are presented below:

A.KEY INCOME STATEMENTITEMS
Reported
R Group | Adjusted
Asoriginally Asoriginally
reported  Adjustment  Asrestated reported  Adjustment  Asrestated
£m £m £m Fm £m £m
Revenue - 1348 24 137.2 313.4 8.8 322.2
Grossrentalincome 87.9 2.4 90.3 241.6 8.8 250.4
Costofsales (13.7) (6.5) (20.2) (43.4) (24.2) 67.6)
Netrentalincorme 713 4.1) 67.2 189.8 (15.4) 174.4
Profit from operating activities 121 (4.1) 3.0 1384 (15.4) 123.0
Revaluation losses on properties {173.7) 11 (169.6) - — -
Operating {loss)/profit (310.1) - {310.1) 154.3 (15.4) 138.9
{Loss,)/profit for the year attributable to equity shareholders * (429.1) - (429.1) 80.9 (15.4) 65.5
* EPRAeamings and Headline earnings have been restated by the same amount.
B.INCOME ANALYSIS BY SEGMENT
Gross rental income Adjusted net rentalincome
Asonginally Asoriginally
reported  Adjustment  Asrestated reported  Adjustment  Asrestated
£m £m £m £m £m £m
Flagship destinations
UK 114.3 50 119.3 S0.1 {6.5) 83.6
France 525 19 54.4 394 (2.4) 37.0
Ireland - o - 34.5 11 356 324 (42) 282
o ' 201.3 8.0 2093 161.9 13D 148.8
Developments and other 29.6 0.5 301 17.5 (0.3) 17.2
Discontinued cperations (UK retait parks) B 10.7 03 110 104 {200 84
Managed pdrtfo!io 241.6 8.8 250.4 189.8 (15.4) 174.4
Less Share of Property interests — continuing operations (143.0) (6.1) (149.1) (109.7) 9.3 (100.4)
Less discontinued operations (UK retail parks) ) (10.7) (0.3 _(11.0) (10.4) 20 BaA

879 24 90.3 69.7 (4.1) 65.6
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6. RESTATEMENT OF 2021 INRESPECT OF THE IFRIC DECISION ON CONCESSIONS continued

C: INCOME ANALYSIS OF JOINT VENTURES AND ASSQCIATES

Gross rental income

Net rental income

As orrgmnally As originally
reported  Adjustrment As restated reported  Adjustment  Asrestated
£m £m £m £m £m £m
Jointventures 137.2 5.9 1431 110.0 ©92) 1008
Associates 102.5 0.1 102.6 71.5 (0.1 714
D. BALANCE SHEETDISCLOSURES
Shareof Property interests
— . anddiscontinuedoperations Reported Group
Asoriginally As originally
reported  Adjustment  Asrestated reported  Adjustment  Asrestated
Investment properties Note £m £m £m £m £m £m
Revaluation losses ' i 3412 2838 ©3) 2745 (1737 41 (1696
Capital expenditure * 3/12 (24.7) 11.3 (13.4) 712 (4.1) 67.1
Disposals * 3 2.3 (2.0) 03

* Figures for Share of Property interests and discontinued operations are as set out in note 3 and Reported Group figures are set cut in note 12 as stated above.

E.IMPACT ON 2022

Had the restatermnent not been applied, the income measures far 2022 set out below would have differed by the following amounts.

Amount by which income would have been{lower)/higher

Revenue

Grossrental income

Netrental income

Profit for the year attributable to equity shareholders

Reported
Group Adjusted
£m £m
e B
(2.9) (8.7)
0.5 {1.9)
- {1.9)

7.NETFINANCE COSTS

Finance income
Bank and other interest receivable

Finance costs

Interest on bank loans and overdrafts
Interest on bonds and related charges
Interest on senior notes and related charges
Interest on obligations under head leases
Interest onother lease obligations
Otherinterest payable

Grossinterest costs

Interest capitalised in respect of properties under development

Debt and loan facility cancellation costs
Fairvalue losses on derivatives

Netfinance costs

2022 2021

Note £m £m
e 3 26.1 _ 1&1
(4.6) (5.8)

(61.4} 62.0)

(6.0) (11.4)

(2.1 2.2)

(0.2) ©0.1)

©4 12

(74.6) {82.7)

1.2 _ 53

(73.4) (77.4)

10A (1.3) (21.6)
__10A (144 (140
_ (891 (1130
(63.0) (97.9)

* Comprising redemption premiums and fees from early repayment of debtorcancetlation of facilities.
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7. NET FINANCE COSTS continued

Furtheranalysis ona proportionaily conseolidated basis is set out below:

2022
) Proportionally consolidated
Share of Sub-total
Reported Property before Capitaland
Group interests |adjustments other Adjusted
Note £m £m £m £m £m
Finance income 26.1 - 26,1 - 26.1
Gross interest costs (74.6) (6.7) (81.3) - (81.3)
Interest capitalisedin respect of properties under development o 1.2 - 1.2 - 1.2
(73.4) (6.7) (80.1) - (80.1)
Detit and loan facility cancellation costs 104 (1.3} - (1.3) 1.3 -
Fairvalue (losses)/gains on derivatives 104 {14.4) 4.1 (10.3) 10.3 -
Finance costs ~ {89.1) (2.6) 91.7) 11.6 (80.1)|
Net finance costs o (63.0) (2.6) (65.6) 11.6 (54.0)
- i 2021
Proportionally consolidated
Share ot Sub-total
Reported Froperty before  Capitaland
Group interests | adjustments other Adjusted
Note £m £m £m £m £m
Finance income L i51 - 151 - 151
Grossinterest costs (82.7) (3.5) (92.2) - (92.2)
Interest capitalised inrespect of properties under development 53 - 53 - 5.3
(77.4) (5.5) (86.9) - {86.9)
Debt and lean facility cancellation costs 10A (21.6) 0.4) (22.0) 22.0 -
Fair value (losses)/gains on derivatives 104 (14.0) 472 (9.8} 9.8 -
Finance costs (113.0} 5.7 (118.7) 31.8 (86.9)
Net finance costs (97.9) (5.7 (103.6) 31.8 (71.8)

8. TAX CHARGE

A, TAXCHARGE
2022 2021
Note £m £m
Foreign current tax 0.2 1.3
Tax charge - continuing operations 0.2 1.3
Taxcharge —discontinued operations * L - G2
0.2 1.5

Tax charge - total

* Included within ‘Capital and other’in note 2.
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8. TAXCHARGE continued

A.TAX CHARGE continued
The Group'stax charge remains low because it has tax exempt status inits principal operating countries.

Inthe UK, the Group has been a REIT sinca 2007 and a SIIC in France since 2004, These tax regimes exermnpt the Group's property income and gains from
corporate taxes, provided 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 propertyincome distributions (P1D) with equivalent tests of 95% on French tax exemnpt property
profits and 70% of tax exempt property gains. Based on preliminary calculations, the Group has metthe REIT and SIIC conditions for 2022, The residual
businesses in both the UK and France are subject to corparation tax as normal. The Irish assets are held in a QIAIF which provides similar tax benefitsto
those of a UK REIT but which subjects dividends and certain excessive interest payments to a 20% withholding fax.

The Group is committed to remaining in these tax exempt regimes.
The Group operates ina number of jurisdictions and is subject to periodic challenges by local tax authorities on a range of tax matters during its normal
course of business. Taximpacts can be uncertain until aconclusion is reached with the relevant tax authority or through a legai process. The Group uses

in-house expertise when assessing uncertain tax positions and seeks the advice of external professional advisors where appropriate. The Group believes
that its accruals for tax liabilities are adequate for allopen tax years based on its assessment of many factors, including tax laws and prior experience.

B. TAX CHARGE RECONCILIATION

2022 2021

Note £m £m
Loss before tax ) B ’ ’ T ' > (163.7)  (427.3)
Loss after tax of jointventures 138 41.5 170.4
Loss/(profit) after tax of associates ] - 148 71 (15.6)
Loss on erdinary activities before tax. . o _ ] (283 (2725
Tax at the UK corporation tax rate of 19% (2021:19%) (21.9) (51.8)
UK REIT tax exemption 6.2 204
French SIIC tax exerpticn 6.4 8.9
Irish QIAIF tax exemption 1.2 125
Losses for the year not utilised 7.1 101
Non-deductible and other items 3 e 1.2 14
Tax charge - total D2 1S
Tax charge—continuing operaticns 0.2 1.3
Tax charge —discontinued operations ) S - 02
Tax charge — total 0.2 1.5

C.UNRECOGNISED DEFERRED TAX

Adeferrad tax asset is not recognised for UK revenue losses or capital losses where their future utilisatior is urcertain. At 31 December 2022, the total of
such tosses was £601m (2021: £599m) and £650m (2024: £570m) respectively, and the potential tax effect of these was £150m (2021: £150m) and
£162m (2021: £243m) respectively.

Deferred taxis not provided on potential gains on investments in subsidiaries and joint ventures when the Group can control whether gains crystallise and
itis probable that gains will ot arise in the foreseeable future. At 31 December 2022, the total of such gains was £133m (2021: £212m) and the potential
tax effect before the offset of losseswas £33m (2021:£53m).

Ita UK RETT sells 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 alse has available capital losses to cover taxes arising if the circumstance were to arise.
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9. DISPOSALS, ASSETS HELD FOR SALE AND DISCONTINUED OPERATIONS

A.DISPOSALS AND ASSETS HELD FOR SALE

2022
The profiton sale of properties of £0.7mincludes several post completion adjustments arising mainly from historical disposals in prior periods and the
disposal of Victoria, which was sold on 25 February 2022, when the Group exchanged and cempleted the sale for gross proceeds of £120m.

In addition, on 15 March 2022, the Group completed the sale of its Joint venture investmentin Sitverbura 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 forsale at

31 December 2021 at £71.4m, which included investment properties of £69.1m. A £nil gain/loss on disposal was recognised, however, income generated
during the year of £1.6m has been included in Adjusted earnings as explained further in note 104,

2021
On 5 February 2021, the Group sold its 41% joint venture interast in Brent South Shopping Park for gross proceeds of £22m which formed part of the UK
retail parks disposals which were sold on 19 May 2021 and are treated as discentinued operations as set out in note 98 below.

On 1 April 2021, the Group sold its 25% interast in Espace Saint-Quentin for gross proceeds of €31m (E26m) and its 10% interest in Nicetoile for €25m
(£21m) whereby results are included within Share of Property interests up to the peint of disposal.

As described above, the Group exchanged contracts for the sale of its joint venture investmentin Silverburn on 14 December 2021 and as aresult was
classified as an asset held for sale,

B.DISCONTINUED OPERATIONS

2021

0On 19 May 2021, substantially all of the remaining UK retail parks segment was disposed of with the profits and losses arising on these properties being
classified as discontinued operations.

o -~ 202
Shareof  Proportion-
Reported Property ally
Group interests  consalidated
£m £m £m
Revenue o T 12.2 0.1 12.3
Gross rentalincome T 10.9 0.1 11.0
Servicechargeincome o 13 = 13
T 12.2 01 12.3
Service charge expenses (2.1) — 2.1)
Cost of sales T 0.5) 01 (0.4)
Netrentalincome + 9.6 0.2 9.8
Administration expenses - 0.2 - ©n
Profit from operating activities T 9.5 0.2 9.7
{Loss}/profiton sale of praperties 1 (30.0) 0.7 (29.3)
Share of results of joint ventures 09 0.9) ) —
Loss before tax (19.6) - (19.6)
Taxcharge (0.2) - (0.2}
Loss from discontinued operations (19.8) - (19.8)
1 2021figures have been restatedtoreflect the IFRIC Decision on Cancessions with further information provided in note 1B.
C.CASHFLOWS FROM DISCONTINUED OPERATIONS
2021
£m
Cash flows from operating activities o 7.1
Cash flows from investing activities 347.7

Total cash flows from discontinued operations 3548
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10. KEY ALTERNATIVE PERFORMANCE MEASURES

Headline earnings has heen calculated in accordance with the requirements of the Johannesburg Stock Exchange listing requirements. EPRA earmings
and EPRA net assets are calculated in accordance with guidance issued by the European Public Real Estate recommended 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
Em £m

Reported Group o
Loss after tax—continuing operations (164.2) (409.3)
Loss after tax —discontinued operations ~ - (19.8)
Loss after tax for the year (164.2) (429.1)
Adjustments:
Revaluation losses on managed portfolio 1 221.0 A444.1
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 c - 0.9
Jointventurerelated
— Impairment of investment d - 115
— Impairment of receivables due to the Group d - 0.7
Associates (Value Retail):
— Revaluation losses k 60.7 120
— Deferred tax ek 0.1 (1.2)
— Changeinfairvatue of financial assets k 02 (O
Sub-total: Adjustments for Headline earnings T 281.0 477.3
Associates (Value Retail):
— Changein fair value of derivatives f.k {(18.1) (9.3)
- Changein fair value of participative loans f k (9.8) (5.5)
Includedin Financing;
— Debt andloan facility cancellation costs g 1.3 220
— Changein fair value of derivatives g 10.3 9.8
Change in fair value of other investments h 0.1 04)
Tax charge on discontinued operations e - 0.2
Sub-total: Adjustmentsfor EPRA earnings T 264.8 4941
Included in profit from operating activities:
— Business transformation costs i 5.1 8.6
— Change in provision for amounts not yet recognised in the income statement i 2.4 810
— Income from assets held for sale | 1.6 -
Total: Adjustments for Adjusted earnings T 269.1 494.6
Headline earnings 1 116.8 48.2
EPRAearnings T 100.6 65.0
Adjusted earnings T 104.9 655

t 2021 figures have beenrestated to reflect the IFRIC Decision on Concessions with further information provided in notes 1Band 6.

a Comprises several post completion adjustments on historical disposals in prior periods and the loss on sale of Victoria (2021 comprised the loss on sale
of Brent South Shopping Park, the overseas praperty interests in Espace Saint-Quentin and Nicetolle, the portfolio of seven retai: parks and the sale of six other
non-core assets).

b Exchange gains previously recognised in equity until disposal.

¢ Relates tothe sale of Silverburn whichcompleted on 15 March 2022,
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10. KEY ALTERNATIVE PERFORMANCE MEASURES continued

d Impairmentof Highcross jointventure: at 31 December 2021, the secured loan within the Highcross joint venture was in breach of its covenants whereby the
Directors of the joint venture have been in discussions with the tenders to ind a mutually acceptable solution. Inthe event that agreement 1s not reached with the
lenders, thereis arisk that the lenders accelerate the loan repayment, which would precipitate the loan falling due immediately, or the lenders could seek to
enforce theirrights overthe joint venture's assets. Taking this into account, animpairment review concluded that both the value Inuse and the tair value less cost
of disposal were £nil. Consequently, both the Group’s investment in the joint venture as well as the Group's recevable were fully impaired. As set out in note 28,
inFebruary 2023, areceiverwas appointed by the lenders to administer the asset.

e Inaccordance with EPRA guidance, the tax effects of EPRA adjustments (including those for disposals) are excluded.

f Changeinfairvalue of derivatives and participative loans: such items are excluded because they represent gains and losses arising from market rather than
settlement revaluation methodologies which differ from the accruals basis upon which all other non-investment property related assets and liabilities are
measured. Suchatreatment isa form of revaluation gain or loss created by an assumption that the derivatives or loans will be settled before their maturity.

Such gains and losses are excluded from Adjusted eamnings 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:

2022 2021
Share of Share of
Reported Property Reported Property
Group interests Total Group Interests Total
£m £m £m £m £m £m
Feeson cancellation of facilities/redemption premiums andfeesfrom
early repayment of debt 1.3 - 1.3 21.6 0.4
Change in fair value of derivatives , f 14.4 (43) 10.3 14.0 (4.2)
15.7 (4.1) 11.6 35.6 (3.8)

The write off of up-front fees arising on early cancellation or early repayment redemption premiums are considered outside of day-to-day financing activities and
are accordingly excluded from Adjusted earnings.

h Relates to the fair value movement in asmall residual investment.

Business transformation costs comprise:

2022 2021

£m £m

Employee severance " 3.4 4.2
System related costs 1.7 -

Consultancy costs -
5.1

Such costs relate to the strategic and operational review undertaken by the new management team and whichis an integral part of the Group’s new strategy
announced during 2021. The related casts areincremental and do not form part of underlying trading and comprise mainly employee severance and system
based costs associated with digital transformation which do not qualify for capitalisation. Whilst a significant propertion of the expected costs wereincurredin
2021 and 2022, furthertransformation activities will take place in 2023 and beyond.

] The Group makes a charge for expected credit losses in accordance with the technicalinterpretation of IFRS 9 irrespective of whether the income to which 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 baing recognised in a different accounting period, the adjustment eradicatesthis
distortion.

k Adjustmentsinrespect of associates.

2022 2021
£m £m
Totalin respect of associates{Value Retail) 32.7 - ' (4.1)

Income fromassets held for sale relatesto the Group’s jcint venture investment in Silverburn, which was transferred to assets held for sale as at 31 December
2021 and where the sale completed in March 2022, A £nil gainfloss was generated on the sale which comprised certain additional costs and accruals of E1.6m
which were offset by netincome generated in the period up to the point of dispasal {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
incorme is added back as an adjusting item marder to refiect the fact that the property remained underthe Group's ownership and management up until
completion of the disposal and is therefore considered to form part of underlying earnings.
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10. KEY ALTERNATIVE PERFORMANCE MEASURES continued

B.ALTERNATIVENET 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 the three EPRA net asset valuation metrics is set out below.

2022
- o Share of
Reported Property
Group interests  Value Retail Total
£m £m £m £m
Reported balance sheet net assets (equity shareholders’ funds) 2,586.4 - - misae,q
Change in fair value of borrowings _216.2 {0.7) - 215.5
EPRA NDV 2,801.9
Deduct change in fair value of borrowings (216.2) 0.7 - (215.5)
Deferred tax—50% share 0.2 0.1 99.4 99.7
Fairvalue of currency swaps as aresult of interestrates {0.9) - - (0.9}
Fair value of interest rate swaps - 21 (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
o 2021
Share of
Reparted Froperty
Group interests Vaiue Retail Totmal
£m Em £m £m
Reported balance sheet net assets (equity shareholders’ funds}) 2'?&5_9 - - __52745_9
Change in fair value of borrowings {94.0) (1.4) — (95.4)
EPRANDV 2,650.5
Deduct change in fairvalue of borrowings 34.0 1.4 - 954
Deferred tax— 50% share 0.2 - 94.0 942
Fairvalue of currency swaps as aresult ot interest rates 7.5 — — 7.5
Fairvalue ofinterest rate swaps . (10.3) 1.6 12 (75
EPRANTA 28401
Deferred tax—remaining 50% share 02 Q1 93.9 G4.2
Purchasers’ costs 346.4 - — 3464
EPRANRV 3,280.7

a Applicable for EPRA NDV calculation only and hence the adjustment IS reversed for EPRANTA and EPRA NRV.

b EPRA puidance stipulates exclusion of 50% of deferred tax for EPRA NTA purposes,

¢ Excludesimpact of foreign exchange.

d Represents property transfer taxes and fees payable should the Group's entire property portfolio (including Value Retail) be acquired at year end market rates.
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11. (LOSS)/EARNINGS PER SHARE AND NET ASSET VALUE PER SHARE

The calculations of the {loss)/earnings pershare (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 shares inissue during the year,

Headline earnings per share has been calculated in accordance with the requirements of the Johannesburg Stock Exchange listing requirements. EPRA
has issued recommended bases for the calculation of certain per share information which includes net asset value per share as wellas earnings per share.
The calculation of Headline, EPRA and Adjusted earnings which includes a reconciliation to Reported IFRS earnings is set out in note 10A.

Basic EPS measures are calculated by dividing the earnings attributable to the equity shareholders of the Company by the weighted average number of
shares outstanding during the vear. Diluted EPS measures are calculated on the same basis as basic EPS but with a further adjustment to the weighted
average number of shares outstanding to assurne conversion of alt potentially dilutive ordinary shares. Such potentially dilutive ordinary shares comprise
share opticns and awards granted to colleagues where the exercise price is less than the average market price of the Company’s ordinary shares during the
yearand any unvested shares which have met, or are expected to meet, the performance conditions at the end of the year. Tothe extent that thereisno
dilution, this arises duc to the anti-dilutive effect of all such shares.

Net assets per share comprise net assets calculated in accordance with EPRA guidelines, as set outin note 108, divided by the number of shares inissue.

A.NUMBER OF ORDINARY SHARES FORPER SHARE CALCULATIONS

2022 2021

million mullion

Shares inissue (for purposes of net asset per share calculations) 50023 44195
Weighted average number of shares for purposes of basic EPS 4,938.9 43929
Adjustment - ] a - 5246
Weighted average number of shares for purposes of basic and diluted EPS — Reported Group a,b 4,938.9 49175
Effect of potentially dilutive shares (share options) —Headline, EPRA and Adjusted , 10.3 76
Weighted average number of shares for purposes of diluted EPS —Headline, EPRA and Adjusted a 4,949.2 4,9251

a 2021weighted average number of shares have been restated to reflect the adjustment required to incorporate the bonus element of scrip dividends following
confirmation af the level of take up.

b Therewere no potentially dilutive ordinary shares for the purposes of calculating EPS for the Reported Group (2021: none)

B. (LOSS)/EARNINGS PER SHARE

(Loss)/earnings {Loss)/earnings per share

Basic 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 (3.3)p (8.3)p
Discontinued operations - (19.8) - (0.4)p - (0.4)p
Reported Group (164.2) (429.1) (3.3)p (8.7)p (3.3)p (B.7)p
Headline T 104 116.8 482 2.4p 1.0p 24p  10p
EPRA 1 104 100.6 65.0 2.0p 1.3p 2.0p 1.3p
Adjusted T 10A 104.9 655 21p 1.3p 21p 1.3p

T 2021 (loss)/earnings per share figures have haen restated ta reflact the adjustment described above to the weighted average number of shares. In addition, 2021
figuras have beenrestated to reflect the IFRIC Decision on Concassions with further information provided in nates 1R and 6, Previously reported basic and diluted
figuras were: Reported Group: {9.8)p, Headline: 1.4p, EPRA: 1.8p and Adjusted: 1.8p.

C.NETASSET VALUE PER SHARE

Netassetvalue Netassetvalue pershare

2022 2021 2022 2021

Note £m £rm pence pence

EPRANDV 108 2,801.9 26505 56p 60p
EPRANTA 108 2,633.7 2,840,1 53p 64p

EPRANRV 108 3,063.3 32807 61p 74p
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12.PROPERTIES

2022 2021
) Investment Trading Investment Trading

properties properties Total properties properties Total

Em £m £m £m Em £m

At 1 January . 1,561.4 34.3 1,595.7 21528 - 21528
Revaluationlosses T (82.7) — {(82.7} {165.6) - (169.6)
Capital expenditure T 37.7 - 37.7 67.1 6.2 73.3
Capitalised interest 1.2 - 1.2 53 - 5.3
Disposals (125.3) - (125.3) (382.2) - (382.2)
Transfer to trading properties * - - - (28.7) 287 -
Exchange adjustment 3 68.7 19 70.6 - (833 {0.6) (839
At 31 December 1,461.0 36.2 1,497.2 1,561.4 34.3 1,595.7

T 2021 investment property figures have been restated to reflect the IFRIC Decision on Concessions with further information provided innotes 1Band 6,
* Relates tothe forward sale of Italik as described in nate 3B.

2022 2021
Long Long
Freehold leasehold Total Freehold leasehold Total
£m £m £m £m £m £m
Valuation analysis by tenure ) 8053 6919 1,497.2 889.4 706.3  1,5957

Properties are stated at fairvalue, valued by professionally qualified external valuers in accordance with RICS Valuation — Global Standards as foltows:

Valuer Properties

CBRE ) ' ) ) U Kflag_ships, Developments and other praperties

JoneslanglaSalle JLL) UK flagships, Developments and other properties, French portfolio

Cushman and Wakefield (C&W) Brent Cross, Irish portfolio, Value Retail (not included in the table above) . B

As detailed in note 1F due to the estimation and judgement required in the valuations which are derived from data that is not publicly avaitable, consistent
with EPRAs guidance, these valuations are classified as Level 3 inthe IFRS 13 fairvalue hierarchy. A reconcitiation of the Group portfolio valuation to
Reported Group is shown in note 3B.

A, INVESTMENT PROPERTIES - SENSITIVITY ANALYSIS ON VALUATIONS

Estimated rental value

valuation Neminalequivalent yield {ERV)
-100bp +100bp +10%  -10%

Propertionally consolidated —including Value Retail £m £m £m £m £m
Flagship destinations ) -
UK 871 124 97N 87 En
—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 other 432
Group portfolio ' ) 5,107

* Nominal equivalent yield and ERV are not key observable inputs. Exit yields and net operating income have therefore been used as proxies.

o B Nominal equivalent yield ERV p/m’
Minimum Maximum Average Minimum Maximum Average
Key unobservable inputs Y% % % £ £ £
Flagship destinations
—UK 7.2 95 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 5.9 900 5,000 2,100

* Nominalequivaient yield and ERY are not key abservable inputs for Value Retail. Exityields and net operating income have therefore been used as proxies.
Valuations are performed on adiscounted cash flow basis with discount rates used ranging from 8.5% to 11.0% (average 01 9.7%).
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12. PROPERTIES continued

B. TENANT INCENTIVES

Unamortised tenant incentives are included within capital expenditure and impaired as appropriate whereby the provision is calculated in accordance with

the considerations dancrined in note 170,

Proportionally

) Repaorted Group consolidated

2022 2021 2022 2021

£m £m £Em £m

Unamortised tenant incentives T 13.2 18.9 29.4 37.0
Provision - T (2.4) (3.9 (53) (68
B t 10.8 15.0 244 30.4

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

A10percentage pointincrease in the provision rate would increase the impairment charge and hence reduce Reported earnings and Adjusted earnings by

£1.3mand £2.7m, respectively.

C.JOINT OPERATIONS

Investment propettiesincluded a 50% interest in the Ilac Centre and a 50% interest in Pavilions, totalling £151.4m (2021: £149.8m). These properties
are jointly controlledin co-ownership with Irish Life Assurance plc.

13. INVESTMENT IN JOINT VENTURES

The Group's investments in joint venturas form part of the Share of Property interests to arrive at management’s analysis of the Group ona proportionally

consolidated basis as explained in note 3 and set outin note 2.

The Groupandits partrers invest principally by way of equity investment, however, non-equity (lcan) balances have been included within ron-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 Ballymore Properties Bishopsgate Goodsyard 50%
Brent Cross Partnership Aberdeen Standard Investments Brent Cross 41%
Bristol Alliance Limited Partnership AXAReal Estate Cabot 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 Asianinvestorintroduced by M&G Real Estate Highcross 50%
The Bull Ring Limited Partnership CPPInvestrents Bullring 50%
The Qracle Limited Partnership ADIA The Oracle 50%
The West Quay Limited Partnership GIC o Westguay 50%
Ireland
Dundrum Retail Limited Partnership/Dundrum Car Park Allianz Dundrum 50%
Limited Partnership e - - —

France

Client of Rockspring Property Investment Managers  O’Parinor __ 25%

Theresults of dispasals of interests in joint ventures arg included up to the point of disposal except for where such disposals form part of assets held forsale
ordiscentinued operations whereby they are excluded for the whole year, Disposals in the year are setoutin note 94,

Figures in the following tables include, where applicable, adjustments to align to the Group’s accounting policies and exclude balances which are
eliminated on consolidation. Bishopsgate Goodsyard, Espace Saint-Quentin (up to date of disposal in 2021) and O'Parinorare included in ‘Cthar.
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13.INVESTMENT IN JOINT VENTURES continued

B.RESULTS

BrentCross CabotCircus

£m €m
Gross rentalincome o ] : B 28.0 27.8 _
Netrentalincome 26.5 239
Administration expenses - -
Profitfrom operating activities 26.5 23.9
Revaluation losses on properties (35.8) (30.0)
Adjustment for income from assets held for sale a - -
Operating (loss)/profit {9.3) (6.1)
Finance income - -
Finance costs » B . (0.3) (0.5)
{Loss)/profit hefore tax (9.6) (6.6)
Taxcharge _ - ) - o
{Loss)/profitfor the year d (9.6) {6.6)
Share of distributions received by the Group 11.8 15.8
C.ASSETS ANDLIABILITIES
Brent Cross Cabot Circus
£fm £m
Non-current assets ’ i ‘
Investment properties 396.6 237.3
Othernon-currentagsets _ ) ) 128 13.5
409.4 250.8
Current assets
Cashandcash equivalents 13.0 24.1
Othercurrentassets . b 4.2 7.1
17.2 31.2
Current {iabilities
Loans —secured - -
Other payables {13.6) (21.3)
(13.6) (21.3)
Non-current liabilities
Loans —secured - -
Obligaticns under head leases (12.8) (14.1)
Other payables—due to Group companies c - -
—other parties and deferred tax (G.8) (G.6)
(13.6) (14.7)
Cumulative losses restricted d - -
Netassets/(liabilities) c 399.4 246.0

w

Comprises income in respect of Silverburn as describedin note 10A.

n o

(2021:£180.8m). The Group’s total loans due from jaint ventures set out in notes 19Aand 27A are shown net of this impairment.

d Followingthe impairment of Highcross to Enilin 20271, the Group ceased toequity account for its investrnent in this joint venture such that although gross balance
sheetitems on a praportionally consalidated 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 is £nil and the cumulative losses restricted shown on the balance sheet therefore represents the

Group's share of losses which exceed the Group's investment of £nil.

Croydon other current assets include restricted monetary assets of £41.8m {2021: £61.8m) relatingto cash held in escrow for specified development costs.
The Group's long term loan due from Westquay of £348 2m (2021 £348.2m) has beenimpaired byits share of the net liabilities of Westquay of £201.1m
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2022
100% share
Grand -

Bullring Central  The Oracle Westquay Croydon Highcross Dundrum Other Total Group share

£m £m £€m £m £m £m £m £fm £m £m
52 99 224 291 143 20.6 55.0 214 273.4 119.4
37.2 64 15.7 24.5 0.5 14.3 48.1 22.6 219.7 95.5
01 (0.1) - - {0.2) (0.3) ©.9) (0.1) (1.0) _(0.3)

373 6.3 15.7 24.5 0.3 14.0 47.7 22,5 218.7 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) (1.6)
2.3 1.7 (28.4) (4.8) (53.9) (38.1) 13.5 6.8 (116.3) (38.5)

0.3 - 0.1 - 0.2 7.4 - - 8.0 0.3
. - (0.1) - {0.2) - (5.0 (1.9) (5.7 (13.7) (BQ)
2.6 1.6 {28.3) (5.0 (53.7) (35.7 11.6 1.1 (122.0) (41.2)
- - - - (0.5) - — - (0.5) - {0.3)
2.6 1.6 (28.3) {5.0) (54.2) (35.7) 11.6 1.1 (122.5) (41.5)

239 - 9.3 - - - 26 - 63.4 63.4

2022

T - 100% share o

- - Grand

Bullring Central  The Oracle Westquay Croydon Higheross Dundrum Other Total Group share

£m £m £m £m £m £m £m £m £m £m

540.5 78.5 201.1 285.3 108.9 125.7 1,088.9 3793 3,442.1 1,620.0

2.7 2.6 - 4.2 0.6 6.1 8.9 = 51.4 _26.7

543.2 81.1 201.1 289.5 109.5 131.8 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 2312 110.9
98 19.0 3.6 3.9 65.4 5.0 3.7 19.5 141.2 613
2718 43.7 15.2 20.4 79.3 27.2 77.0 33.4 372.4 172,2
- - - - - (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) -

o {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) (2,479.2) (287.6)

_ _ - - - 35.7 - - 35.7 . 11e

" 5aga 114.1 205.9 (402.2)  104.2 - 585.3 1123 1,915.1 1,342.4
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13. INVESTMENT IN JOINT VENTURES continued

B.RESULTS continued

BrentCross  Cabot Circus
£m

£m
Gross rentalincome o o - t 282 @ 260 -
Netrentalincome 1 24.3 18.6
Administration expenses ) e on - B
Profitfrom operating activities T 24.2 186
Revaluation (losses)/gains on properties + (78.5) (56.0)
Adustmentforincomefromassetsheldforsale a ~ -
Operating (lass)/profit ) (54.3) (37.4)
Finance income - -
Finance costs ) - o R 0.8 -
{Loss)/profit before tax (54.7) 38.2)
Taxcharge o o o e - = B
(Loss)/profit for the year — continuing operations (54.7) (38.2)
Profitfor the year—discontinued operations ] e 2.2 -
(Loss)/profitfor the year ) (52.5) (38.2)
Share of distributions received by the Group 12.6 50
C. ASSETS AND LIABILITIES cortinued
BrentCross Cabot Circus
£m £m
Non-current assets B
Investment propertles 431.1 2635
Other nan-current assets 3 o 131 140 o
A444.2 2775
Current assets
Cash and cash equivalents T 161 334
Other current assets t 4.2 5.6
20.3 390
Current liabilities
Loans —secured - -
Other payables o - e (139 f1amy
{13.9) {14.8)
Non-current liabilities
Loans—secured - ~
Derivative financial Instruments - -
Obligations under head leases (12.8) {14.1)
Other payables — due to Group companies [ - -
o —other parties and deferred tax o I 0R-)) Qe
) - - o (13.3) 14.7)
Net assets/(liabilities) 437.3 287.0

1 2021incame statement hgures have been restated ta reflect the IFRIC Decision on Concessions and balance sheet figures have been restated o refiect the
IFRIC Decision on Deposits where £31.0m ard £15.0m on a 100% and Group share basis, respectivey, has heen reclassified from rastricted monetary assets
{which formed part of Other current assets) to cash and cash equivalents. Further information on both IFRIC decisions is set outin note 18.
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2021
100% share '
Grand - -
Bullring Central The Oracle Westquay Silverburn Croydan Highcross Dundrum Other Total Group share
£m £m £m £m £m £Em Em £m £m £m £m
40.8 28.1 216 ) 24.4 157 25.2 18.5 51.5 23.0 303.0 _ 1431
30.2 21.9 12.6 16.8 12.1 121 11.7 401 13.4 2138 100.8
[{(S}iB)] 0.1 - - (0.1) (0.2) (0.3) (0.5) 0.1 (1.5) 0.7
301 21.8 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) 26.3 {326.9) {165.3)
- — - - - - 6.1 24 — 85 4.2
= (0.1} - (0.4) — - (5.0) (11.2) 4.1) {(22.0) o ,,(9;9)
{(48.3) (23.6) (23.0) (3.1) (6.7) {43.6) (62.9) {58.5) 222 (340.4} (171.0)
o - - - - - 0.6) - - - (0.6} (0.3)
(48.3) (23.6) (23.0) (3.1) (6.7 (44.2) (62.9) (58.5) 222 (341.0) (171.3)
- - - - - - - - - 22 B X
(48.3) (23.6) {23.0) 3D 6.7 (44.2) {62.9) (58.5) 222 (338.8) (170.4)
— - 6.0 1.7 95 - - 2.8 — 37.6 37.6
2021
100% share
Grand T
Bullnng Certral  TheOracle Wastquay Silverburn Croydon Highcross Dundrum Other Total Group share
£m £m £m £m £m £rm £m £m £m £m £m
561.0 88.3 2433 312.5 - 132.2 176.2 1,054.0 3719 3,634.0 1,712.2
2.4 2.7 - 4.2 - 0.4 = 24 - 39.2 183
563.4 91.0 243.3 316.7 - 132.6 176.2 1,056.4 3719 3,673.2 1,7305
457 258 162 307 - 24.2 14.2 48.9 110 266.2 128.7
9.2 51 4.5 4.9 - 89.7 4.3 2.7 11.9 1421 60.0
4.9 309 20.7 356 - 113.9 18.5 51.6 229 408.3 188.7
- _ - - - ~ (158.4) - - (1588) (79.3)
(20.4) (6,3) (103 (128 - (18.4) (11.0) (10.4) (9.9  (128.2) (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)
- - - - - - (1.0y (2.1 - (3.1 (1.6
- 2.8) - 4.2) - - - - - (33.9) {(15.8)
- - - (348.2) - (24.6) - (20.2} (43.2) (436.2) -
(0.9) B (0.6) 0.7 (Bagg) — (42.0) {(1.1) (21.1) {53.0) {469.3) o (3.5)
(0.9) (3.4) {0.7) (701.2) - (66.6) (2.1} (545.6) (271.9) (1,620.4) (31_5.9_‘)
597.0 112.2 253.0 (361.7) - 161.5 230 552.0 1130 2,174.3 1,451.8
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13. INVESTMENT IN JOINT VENTURES continued

D. RECONCILIATION OF MOVEMENTS IN INVESTMENT IN JOINT VENTURES

202z 2021

£m £m

At 1 January 1,451.8 18136
Share of results of jcint ventures (41.5) (170.4)
Impairment of investmentin joint ventures a - (11.5)
Advances 4.0 14.0
Cash distributions (including interest) b (84.0) (38.9)
Otherreceivables (5.3) 4.9)
Transfer to assets held for sale - (72.3)
Disposal - (53.9)
Exchange and cther movements ) e _ 17.4 (239
At3]1 December 1,342.4 14518

a Comprised the fullimpairment of the Group’s investment in Highcross as described in note 1.0A.
b Comprises distributions of £63.4m (2021: £37.6m) and interest previously accrued of £20.6m (2021: £1.3m).

14.INVESTMENT IN ASSOCIATES

A.PERCENTAGE SHARE

2022 2021

Principal property Share Share

Value Retail Various Villages across Europe a 40% o 40%
Italie Deux Ttalie Deux, France 25% 25%
Nicetoile Nicetoile, France b - 10%

a Interestis calculated based onthe share of profits to which the Groupis entitled and excludes individual interests which are loss making.
b The Group disposed of its 10% interest in Nicetofle on 1 April 2021 for€25m (£21mj).

Assaciates comprise prime urban real estate consisting of flagship destinations and premium outlets across Europe. Analysis of the results and assets and
liabitities of the Group's investment in associates is set out below and with the exception of Value Retail, these results form part of the: Share of Property
interests to arrive at management’s analysis of the Group on a propartionally consolidated basis as explainedin note 3 and set cut in note 2.

B.RESULTS 2022 2071
B _ _ 100%share _ 100%share
Value Italie Group Value . Ttalie Group
Retail Deux Total share Retail Nicetoile Deux Total share
£m £m £m £m £m £m £m £m £rm
Grossrentalincome t 4344 224 456.5 153.6 305.5 31 23.0 3316 1026
Net rentalincome + 288.5 17.8 306.3 105.7 2049 2.7 17.3 2249 714
Administration expenses (144.3) {0.1) (144.4) (48.0) (116.3) - () (1164 (33.8)
Profitfrom operating activities 144.2 17.7 161.9 57.7 88.6 27 17.2 108.5 37.6
Revaluation {losses)/gains on
__properties 1 (98.1) {24.8) {122.9) (66.9) (33.00 0.2 (35.8) (68.6) (21.1)
Operating profit/{loss) 46.1 (7.1) 39.0 9.2) 55.6 29 (18.6) 39.9 16.5
Interest costs (79.6) (0.1) (79.7) (27.7) (55.1) - - (55.1) {18.7)
Fairvalue gains on derivatives 57.0 - 57.0 18.1 18.2 - - 18.2 9.3
Fairvalue gains on participative
oans - = 150 - - - - .. %1
Netfinance (costs)/income (22.6) (0.1) (2271 5.4 38 - = (369 (03)
Profit/(loss) hefore tax 23.5 (7.2) 16.2 (3.8) 187 29 {18.6) 30 16.2
Currenttaxcharge (15.3) - {(15.3) (3.2) (8.5) — (0.1} (B.6) {1.8)
Deferred tax (charge)/credit _ (8.8) - (8.8) 01 60 - - 60 12
(Loss)/profit for the year (0.6) (7.2) (7.8) (7.1} 162 29 (18.7) 0.4 15.6

1 2021 figures have beenrestated to reflect the IFRIC Decision on Concessions with further information provided in note 1B.
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14. INVESTMENT IN ASSOCIATES continued

C.ASSETS ANDLIABILITIES

2022 2021
B 100% share - L 100% share o
Value Italie Group Value Italie Group
Retail Deux Total share Retall Deux Total share
£m £m £m £m £m £m £m £m
Non-current assets
Investment properties 5,151.0 411.6 5,562.6 1,989.9 5055.6 406.7 54623 1,995.2
Other non-current assets _ 370.7 - 370.7 114.2 236.6 - 236.6 63.3
5,521.7 411.6 5,933.3 2,104.1 5,292.2 406.7 5,698.9 2,058.5
Current assets
Cashand cash ennivalents 288.6 274 316.0 93.6 2336 239 2575 83.0
Othercurrent assets 98.9 11.8 110.7 40.7 70.1 13.4 832 328
B 387.5 39.2 426.7 134.3 303.% 37.0 3407 1158
Total assets 5,909.2 450.8  6,360.0 2,238.4 5,595.9 4437 6,039.6 2174.3
Current liabilities
Loans (314.7) - (314.7) (108.1) (1,090.1) - (1,090.1) (465.1)
Other payables - (148.4) (17.0) (165.4) {104.6) (121.0) (15.4) (136.4)  (92.8)
. (463.1) {17.0) (480.1) (212.7) (1,211.1) (15.4) {(1,226.5) (557.9)
Non-current liabilities
Loans (1,787.1) - (1,787.3) (653.6) (234.6) - (934.6) (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)
o . (2,824.9) (3.1) (2,828.0) (934.5) (1,891.7) (3.3) (1,895.0) (554.2)
Total liabilities (3,283.0) (20.1) (3,308.1) (1,147.2) (3,102.8) (18.7) (3121%5) (1,112.1)
Netassets 2,621.2 430.7 3,051.9 1,091.2 24931 4250 29181 1,062.2
Reverse participative loans 387.1 - 387.1 205.9 347.8 - 3478 1848
7 3,008.3 430.7 3,439.0 1,297.1 2,840.9 4250 3,2659 1,247.0
D.RECONCILIATION OF MOVEMENTS IN INVESTMENT IN ASSOCIATES
2022 o _ 2021
Value Ttalie Value Ttalie
Retail Deux Total Retail Nicetoile Deux Total
£m £m £m £m £m £m £m
At1January 1,140.8 106.2 1,247.0 1,541 23.8 1205 1,984
Sharacfresults of associates (5.3) (1.8) (7.1} 200 0.3 4.7 15.6
Capital return - (2.0) (2.0) — — 2.0 2.0
Distributions (4.9 {0.6) (5.0) (2.4) - 0.1 (2.5)
Share of other comprehensive gain of associate a 23.3 - 23.3 13 - - 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)
At31 December b 1,189.4 107.7 1,297.1 11408 - 1062 12470

a Relatestothe change in fair value of derivative financial instruments in an etfective hedge relationship within Value Retail.
b Includes accumulatedimpairment to the investmeantin Value Retail of £94.3m (2021: £94 .3m) which was recognised in the year ended 31 Decemnber 2020 and

iseguivalent to the notianal gnodwill 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 16.8
Otherrecejvables ) 18 27
3.2 18.5
B. TRADE AND OTHER RECEIVABLES ~ CURRENT
2022 2021
£m £m
Trade receivables ) * 23.4 27.5
VAT receivable 16.7 15.7
Balances due from joint venture entities 8.3 75
Accrued interest receivable 11.6 11.0
Otherreceivables 23.9 17.9
Corporation tax 0.1 0.7
Prepayments } 19 45
85.9 84.8
* Creditriskis explained further innote 19D,
C. TRADE (TENANT) RECEIVABLES — AGEING ANALYSIS AND PROVISIONING
o - B 2022 . 29&
Gross trade Nettrade  Grosstrade Net trade
recefvables Provision receivables  receivables Provision  receivables
£m £m £m £m £m £m
Notyetdue 3.2 (0.6) 2.6 56 (1.9 37
0—3rnonths overdue 4.0 (0.8) 3.2 8.2 (3.6) 4.6
3—12 months overdue 8.1 (2.3) 6.8 139 (6.3) 7.6
More than 12 months overdue B 25.7 (13.9) 118 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
Lossallowance Em £m
At1 January ) ' 27.4 ?58
Additions to provistons charged to the income statement 4.0 13.5
Disposals * (1.3) 2.1
Release of provisions (10.7) {16.6)
Utilisation (2.8) 2.1
Exchange i ) . 0 @D
At31December 17.6 27.4

* 2021:Relatedto 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 £m
UK 29.1 12.5) 16.6 46.3 (27.2) 191
France a40.0 a7.2) 22.8 452 (21.7) 235
Ireland 5.0 (2.6} 2.4 8.0 44 386
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) 259 (187
Reported Group 41.0 (17.6) 234 54.9 (27.4) 27.5

Provisions againsttrade receivables includes £0.2m {2021: £1.0m) against receivables whereby the income which has been deferred on the balance
sheet. On a proportionally consolidated basis, a further £2.4m (2021: £3.0m) relates to Share of Property interests. The charge made for making these
provisionsis excluded 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.

A 10 percentage pointincrease in the provision rate would increase the provision and hence reduce Reported earnings by £2.7mand Adjusted earmnings
by £2.2m.

16. RESTRICTEDMONETARY ASSETS AND CASH AND CASH EQUIVALENTS

A.RESTRICTED MONETARY ASSETS

2022 2021

o - Current Non-current Current  Non-current

£m £m £m £m

Cash heldinrespect of tenants and co-owners T oa 8.6 - 13.7 -
Cash heldin escrow _ . b - 214 200 214
8.6 21.4 33.7 21.4

T 2021 current figures have been restated to reflect the: IF RIC Dacision on Deposits where furtherinformation is provided innote 1B. The effect isthat £6 4m held
by third party managing agentsin respect of tenant deposits and service charges have been reclassified to cash and cash equivalents as these amounts are not
restricted by law orregulation. The previously reported figure for 2021 was £19.1m.

a Comprises amounts held to meet future services charge costs and related expenditure such as marketing expenditure, where local laws or regulations restrict the
useofsuchcash.

b Comprisesfunds held to satisfy potential cbligations under indemnities granted in favour of Directors and officers to the extent that such obligations are not
already satisfied by the Company or covered by Directors’ and Officers’ liability insurance. The funds will remain in trustuntil the later of December 2026, or, f
there are outstanding claims at that date, the date onwhich all claims are resolved (2021: the current portion related to a deposit received in respect of the sale of

Silverburn prior to completion on 15 March 2022, upon which the amounts were released from escrow}.

B.CASH AND CASH EQUIVALENTS

Cash and cash equivalents includes £4.4m (20271: £5.4m) in respect of cash held by third party managing agents which was previously disclosed as
restricted monetary assets as described in notes 164 and 1.8 and where the praviously reported 2021 cash and cash equivalents figure of £303.7m has

beenrestated.
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17. TRADE AND OTHER PAYABLES

e 2022 o
Current Nan-current Current  Non-current

Note £m £m £m m

Trade payables 22,7 - 17.0 -
Pansion liability 23C 0.9 7.8 09 9.2
VAT payable 17.8 - 188 -
Balances dueto joint venture entities 23.1 - 9.3 -
Balances due to co-owners a 8.7 - 13.7 -
Accruals—interest 37.6 - 38.9 -
—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 - 9.5
Lease liabilities b 27 6.9 25 15
Otherpayables e - B 61 @ 124 99 149
168.3 56.3 179.4 56.6

a Comprises restricted monstary assels held on behalf of co-owners in order to meet future senvice charge costs and related expendiiure.

b Ofthe non-current portion, £1.8m (2021: £1.2m) is payable between one totwo years, £2.4m (2021: £0.3m) from twoto five yearsand £2 7m {2021 £nil)

mn more than fiveyears.
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18.LOANS

A.LOANPROFILE

2022 2021
£m m

Unsecured
£200.0m 7.25% 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 299.1 298.8
£350.0m 3.5% sterling bonds due 2025 348.3 347.8
E235.5m 1.75% eurcbonds due 2023 b - 197.4
Bank loans and overdrafts o (3.2) (2.7
Seniornotes due 2031 5.1 4.9
Seniornotes due 2028 11.3 13.3
Senicrnotesdue 2026 62.0 58.8
Seniornotesdue 2024 ) N ) 112.4 1394

d 1,646.4 1.834.8

js1]

[« TN o}

Couponis linked to two sustainability 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 perannum, representing a cost of £5.25m, will be payable in addition to the final year 's coupor. The Group has made certain assumptions
which support not increasing the effective interest rate, as aresult of the possibility of failing to meet the targets. Planned future initiatives which will assist the
Group inachieving the targets include the introduction of energy efficient projects, the generation of additional on or oftsite energy and driving compliance with
relevant energy performance legislation. The Group continues to make steady progress against both targets.

On 16 December 2022, following the exercise of an early redemption option, the Group redeemed all of the €235.5m 1.75% eurobonds due 2023 using availlable
cashresources.

Debit balance comprises unamertised fees for revolving credit facilities against which na funds had been drawn at the year ends.

Maturity analtysis is 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
202713PY7 7bn RCF expiring 2025 c 48.9 49.8
2022 RCF expiring 2025 a 463.0 -
d 661.9 1,029.8

o

On 29 April 2022, the 2016 RCF expiring 2023 and the unexpired elements of the 2017 RCF expiringin 2023 and 2024 were extinguished and replaced with
anewthree year £463m RCF expiring April 2025, but containing two one-year extension options. The existing two facilities were cancelled on 9 May 2022,

Contained two one year extension options whereby during the year, the first of these extension options was exercised such that £100m was extended
todune 2025 with the remaining £50m left to expire at its existing term in June 2024,

Contained two one year extension aptions whereby during the year, the first of these extension options was exercised such that the full facility was extended
toJune 2025,

£2.1m(2021: £2.1m) of RCFs have been utilised (although 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 - - - - - 100
Within one to two years 50.0 450.0
Withintwo tofive years o 611.2 5698

661.9 1,029.8
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19. FINANCIAL INSTRUMENTS AND RISK MANAGEMENT

A:FINANCIAL RISK MANAGEMENT AND STRATEGY

The Group's financial risk managernent strategy seeks to set financial limits for treasury activity to ensure they are in 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), creditrisk
andcapital 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 credit ratios and bath the current and projected financial position against these guidelinesis monitored regularly.
Tomanage the risks set out ahove, the Group uses certain derivative financialinstruments to mitigate potentially adverse effects on the Group's financial
performance. Derivative financialinstruments are used to manage exposure to fluctuations infareign currency exchange rates and interest rates but are
not employed for speculative purposes.

Financialinstruments are grouped and accounted for as set out in the table below.

- - I —_— k022 20
Current Non-current Total Current  Non-current Total

Note Em £m £m Eemt £m Em

Balances due from jcintventures 13C - 239.1 239.1 - 2554 255.4
Trade and other receivables a 15A/158 67.2 1.8 69.0 63.9 2.7 66.6
Restricted monetary assets T 16 8.6 21.4 30.0 337 21.4 551
Cashand cashequivalents T 218.8 - 218.8 3151 - 3151
Assetsheldforsale S ad - - - 4.1 - 41
Financial assets at amortised cost 556.9 696.3
Investment in associates: participative loans 14C - 205.9 205.9 - 184.8 184.8
Otherinvestments ] S -_ 98 _ 98 - 95 _ 95
Assets atfair value through profit and loss b 215.7 194.3
Derivative financial instruments — assets 0.1 7.0 7.4 7.3 18.6 259
Derivative financial instruments — fabilities (16.1) (23.7) (39.8) - (597 (59.7)
Derivatives at fair value through profit and loss ¢ (32.7) (33.8)
Trade and other payables d 17 {148.5) (48.5) (197.0) (136.2) (a7.4) (183.6)
Loans 18 - (1,646.4) (1,646.4) — (1,834.8) (1,834.8)
Obligations under head leases B 20 o (02) (381)  (38.3) - (B364)  (36.4)
Financial liabilities atamortised cost (1,881.7) {2,054.8)

1t 2021 figures have heanrestated tareflect the IFRIC decision on Deposits where further infarmationis provided in notes 1B and 16,
a Excludes net pensionasset, VAT, corporationtaxand prepayments.

b Gainof £15.0m (2021 £9.5m) recognised inincome statement.

¢ Gainof£15.2m (2021: £43 9mloss) recognised in Income staternant.

d Excludes pension liabilities, VAT and deferred income,

B. LIQUIDITY RISK

Cash levels are monitored to ensure sufficient resources are available to meet the Group’s operational requirements, Short term maney market deposits
are used to manage cash resources to maxirmise the rate of return, giving due consideration torisk.

Liquidity requirements are met with an appropriate mix of short and longer term debt whereby the Group borrows predominantly onan unsecured basisin
order to maintain operational Rexibility at & low operational cost. Loans and facilities are arranged to maintain short term liquidity and ensure an appropriate
maturity profile. Long term debt comprises mainly the Groun's fixed rate unsecured bands and private placement senior nates. Shart term funding s raised
orincipally through syndicated revolving credi faciliies from a range of banks and finandial insttutions with which the Group maintains strong working
relationships. Analysis of the Group's loans and facilities together with their maturity is set outin note 18.
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19. FINANCIAL INSTRUMENTS AND RISK MANAGEMENT continued

C.INTEREST RATE AND CURRENCY RISK

Interestraterisk

Interestrate 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 for the Group's ratio of fixed to floating debt, interest cover, gearing, unencumbered assets and other credit ratios. Theinterestrate prefileis
measured regularly against these guidelines.

The Group has interest swap agreements totalling £300mwhich mature in February 2024, Interestis paid atarate linked to SONIA, and received at a fixed
rate of 6% per annum. The Group defines Barrowings as loans and currency swaps and excludes the fairvalue 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 accounting to its interest rate swaps.

2022 o 2021

Sterling us Dollar Euro Total Sterling US Dollar Furo Total

Interestrate profile m £m £m £m £m £m £m m
éarﬁgv-v-i'aé?(loans and currency swaps)

— Fixedrate 227.1 - 1,136.9 1,364.0 226.0 - 1,362.9 1,588.9

— Floating rate o (495.9) (4.9 813.8 313.0 (170.5) (5.2) 465.7 290.0

{268.8) (4.9) 1,950.7 1,677.0 55.5 (5.2) 18286 1,878.9

Offsetting

Aftertaking into account the netting impact included within the Group's International Swap and Derivatives Association (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 (202 1; £6.3m) and derivative financial liabilities of £29.3m {2021: £29.5m). The combined value of derivative financial
instruments was therefore a liability of £23.1m (2021 liability of £23.2m).

Currencyrisk
The currency profile of the Group'sloansis as follows:

2022 2021

Sterling uUsDollar Eurc Total Sterling US Dollar Euro Total

£m £m £m £m £m £m £m £m

Bonds o 846.4 =7 6123 1,4587 8454 - 7767 16211
Bank loans and overdrafts (3.1) - - (3.1) 2.7 - - (2.7)

Senior notes . 30.9 63.9 96.0 190.8 308 84.8 100.8 216.4

- 874.2 63.9 708.3 1,646.4 8735 84.8 876.5 1,834.8

Hedging

The Group enters into cash flow hedge and net investment relationships to mitigate its exposure to currency risk, The ratio for hedging instruments
designated in both netinvestment and cash flow hedge relationships was 1:1. Ineffectiveness ceuld be recognised on either hedging relationship due to
significant changes in counterparty credit risk or areduction in the notional amount of the hedged item during the designated hedging period, however,
noineffectiveness was recognised in 2022 or 2021.

2022 2_021

Current Non-current Tatal Current  Non-current Totai

Maturity of fair value of currency swaps £m £m £m £m £m £m
Assets - 7.0 7.0 7.3 8.3 156
Liabilities B (16.1) (21.5) @16 - (59.7) {59.7)
(16.1) (14.5) (30.6) 7.3 (51.4) (44.1)

Cash flow hedges

US dollar loans comprise elements of the Group's Senior notes as set out above. To manage the impact of foreign exchange movements on these 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 eurc or sterling
where the sterling elementis 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 (20271: £6.7m). This designation allows exchange differences on
hedginginstrumentstobe recognisedin the cash flow hedge reserve and then recycled to nat finance costs in the consolidated income statement, to offset
againstthe exchange differences on US dollar loans also recognised in net finance costs.

The cashflow 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
To manage the foreign currency exposure on its netinvestments in euro-denominated entities, the Group has designated all euro leans or synthetic euro
loans, including euro-denominated bonds, senicr notes and currency swaps, as net investment hedges.

This designation allows exchange differences on hedging instruments to be recognised directly in equity which acts as an offset against the exchange
differences on net investments in euro-denominated entities which are also recognised in equity. The notional and carrying amount of such euro-
denominated liabilities and the average hedged rate is set cut below.

_ e B 2022 o 2021

) Average Average

Eurc hedged Euro hedged

notional Carrying exchange notional Carrying exchange

amount amount rate amaouynt amount rave

€m £m € €m £m €

Bonds ' S 700.0 612.3 1.163 9355 775.7 1189

Senior notes 108.5 96.0 1.152 1204 100.8 1152

Cross currency swaps 484.0 22.2 1.194 570.2 459 1.352

Foreign exchange swaps ) ) ___918.0 16.4 1151 = 5546 (7.2) 1473
Total 2,210.5 746.9 2,180.7 915.2

The euro notional amount represents the amount due at maturity without netting any receivable of different currency under the same instrument.

The netinvestment hedge reserve includes £60.8m (2021: £45.1m) in respect of continuing net investment hedges whereby these are due to mature
between 2023 and 20371,

Sensitivity analysis

Interest risk sensitivity analysis

In managing interest rate and currency risks, the Group aims to reduce the impact of short termfluctuations on the Group's earnings. Changes in foreign
exchange and interest rates may have an impact on consolidated earnings over the longer term. The sensitivity has been calculated by applying the interest
rate change tothe loans net of their related interest rate swaps.

o 2022 2021
) Change ininterestrate Change in interest rate
+1% -1% +1% -1%

Interestrate sensitivity on earnings £m Em £m £m
Income statement 6.2 {6.3) 6.4 6.5)

Other comprehensive income - - - _

Currency risk sensitivity analysis

The sensitivity of the Group’s financialinstruments to changes in exchange rates shows the Impact on profit and other comprahensiva income of a 10%
change in the sterling exchange rate against euro by retranslating the year end euro-denominated financial instruments, taking into account forward
foreign exchange contracts. 10% reprasents management’s assessment of a reasonably possible charge in foreign exchange rates gvera 12 manth
period. The analysis does not reflect the exposure and inherent risk during the year.

2022 2021

Change in exchange ra't? 7‘Ehagé; m ex&\‘ea_r{ge F.;Eo

+10% -10%  +10%  -10%

Eure currency sensitivity impacton earnings £m Em £m £m
Income statement (0.4) 0.5 (4.5) R
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 euro-denominated assets included
inthe Group's financial statements.
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19. FINANCIAL INSTRUMENTS AND RISK MANAGEMENT continued

D.CREDIT RISK
Credit risk refers to the risk that a counterparty will default on its contractual obligations resulting in financial loss.

The Group's credit risk arises trom trade and other receivables, unamortised tenant incentives, restricted monetary assets, cash and cash
equivalents, balances due from joint ventures and associates, other investments, loans receivable, participative loans to associates and derivative
financialinstruments.

Trade (tenant) receivables

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 monitors regularly 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 out in note 1F and by reference to changes in the levels of default experienced,
tenant credit ratings and wider macroeconomic factors. Analysis of the provision and sensitivities thereon are setout in notes 15D and 15E.

Formost trade receivables, 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 imit the potential exposure to credit risk.

Unamortised tenant incentives

Provisioningrates against unamortised tenant incentives are lower than those against trade receivables as the credit risk of tenants not paying rent for
future pericds, and hence unamortised tenant incentives not being recoverad, is lower than the credit risk on trade receivables currently overdue, including
residual aged armounts still outstanding from 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
of the provision and sensitivities thereon are set outin note 12B.

Other balances

The credit risk associated with restricted monetary assets, cash and cash equivalents, derivative financial instruments and amounts due from joint
ventures and associates (including loans and participative loans receivable, which are carried at fair value based on the underlying assets} s considered
low, with an assessment of each category set out as follows:

Restricted monetary assets, cash and cash equivalents and derivative financialinstruments
Such balances are held with counterparties which are banks that are committed lenders to the Group with high credit ratings assigned by international
creditrating agencies.

Amounts due from joint ventures and associates

Balances due from joint ventures comprise loans from the Group to establish and fund the partnerships which form part of the total investment in joint
ventures. The credit risk of loans due from jeint ventures and also associates is monitored by reference to changes in 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, althcugh the Group does not expect this loan to be recalled in the foreseeabte future. Conseguently, the expected credit loss has been calculated
by discounting the outstanding lean balance over the period until itis anticipated that the cash willbe realised at the interest rate implicitin the loan.

The resultant expected creditloss was not material to the Group accordingly no loss has been recognised.

Investments

The carrying value of investments 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 na residual credit risk other
than for at Highcross where in 2021, a breach of secured loan covenants resulted in a fullimpairment to £nil of thatinvestment.

Other receivables
Otherreceivables are grouped hased on type, contractual terms, ageing and financial standing of the debtor using the same methadologies and
considerations as for trade receivablas, Dependent on the nature of the recelvable the credit risk ranges from low to moderate, however, the resulting

provisions are not significant.
E: CAPITALRISK
The capital structure of the Group comprises of equity and debt, including cash and cash equivalents. The Group's financing policy isto optimise the

weighted average cost of capital by using an appropriate mix of debt and eguity. Further information on loans is provided in nate 16 and information on
share capital and reserves is set out in note 21 and the statement of changes in equity. The Group reviews regularly its loan covenant compliance.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS continued

Forthe year ended 31 December 2022

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 fairvalue hierarchy prescribed by accounting standards. The different levels are defined

as follows:

—~ Level1: quoted prices (unadjusted) in active markets for identical assets or liabilities
- Level 2:inputs other than quoted prices included within Level 1 that are observable for the asset or iability, either directly (actual prices) or indirectly

(derived from actual prices)

— Level 3:inputs for the asset or liability that are not based on chservable market data (from unobservable inputs)

Fair value valuation technique

Financialinstrument

Valuation technique for determining fair value

Unsecured bonds
Senior notes - ]
Unsecured bank loans and overdrafts ) )
Fairvalue of currency swaps and interest rate swaps
Gtherinvestments including participative loans to associates

- Quoted market prices

Present value of cash flows discounted using prevailing market interest rates

_ Present value of cash flows discounted using prevailing market interest rates
] Present value of cash flows discounted using prevailing market interest rates
Underlying net asset values of the interests in Villages/centre ™

* Assetsof Villages comprise mainly investment properties held at professional valuation.

Fair value hierarchy analysis

S %02 0 2z
Carrying Carrying
amount Fairvalue amount Fairvalue
Higrarchy £m £m £m £m
Unsecuredbonds - T Levell 14587 1,2495 16211 17070
Senior notes Level 2 190.8 180.7 216.4 2218
Unsecured bank loans and overdrafts Lavel 2 (3.1} - 2.7 -
Fairvalueofcurrency swaps o level2 30.6 30.6 441 441
Borrowings 1,677.0 14608 18789 19729
Fairvalue of interest rate swaps Llevel 2 21 21 (10.3) (10.3)
Participative loans to associates Level3 205.9 205.9 184.8 184.8
Fairvalue of otherinvestments Level 3 9.8 9.8 9.5 9.5
Analysis of movements in Level 3 financialinstruments
- e,
Participative Other Participative Other
oans investments Total loans investments Jotal
Level 3 financial instraments £m m £m £m £m £m
At January T ST 184.8 9.5 194.3 189.9 97 1996
Total gains/{losses}in
— share ofresults ofassociates 15.0 - 15.0 91 - 921
— consotidated income statement - - - - 0.4 0.4
— othercomprehensive income 10.5 0.3 10.8 (11.8) (0.6) (12.4)
Other movements —advances (4.4) - (4.4) 2.4) - 29
At 31 December 205.9 9.8 215.7 1848 3.5 194.3

All other factors remaining constant, an increase of 5% in the net asset values of the Villages/centre would increase the carrying amount of the Level 3
financial instruments by £11.3m. Similarly, a decrease of 5% would decrease the carrying amount by £11 3m. The farrvalues of all other financia. assets

and liabilities equate to their book values.
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19. FINANCIAL INSTRUMENTS AND RISK MANAGEMENT continued

G.MATURITY ANALYSIS OF FINANCIAL LIABILITIES

Theremaining contractual non-discounted cash flows forfinancial liabilities are as follows:

2022

- o Less than Oneto Twoto Fivete  More than o

one year two years five years 25 years 25 years 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 liability 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 2.3 6.8 45,2 69.4 126.0
2021

Less than Cneto Twoto Five to More than o

one year two years five years 25 years 25years Total

Note £m £m fm £m £m £m

Trade and other payables 136.2 10.1 49 324 - 183.6
Derivative financial liability cash inflows (13.2} (13.2) (405.9) - - (432.3)
Derivative financial liability cash outflows 105 105 453.4 - — 474.4

Loans — 197.7 848.6 805.9 — 1,852.2
Interest 651 651 162.0 40.2 — 332.4
Obligations under head leases 20 21 21 6.9 45.7 68.3 125.1

a Asdefinedin note 19A.

b Before taking into account unamortised borrowing costs of £15.2m (2021 £17.4m).

20. OBLIGATIONS UNDER HEAD LEASES

2022 20_21

Present
value Presentvalue
Minimum of minimum Mirmum of minimum
lease Effect of lease lease Effect of lease
payments discounting payments payments  discounting payments
Due £m £m £m £m £m £m
Within ore year 2.3 (2.1) 0.2 21 en -
Between one and two years 2.3 (2.1) 0.2 21 (2.0) 0.1
Between two and five years 6.8 (6.4) 0.4 6.9 (6.5) 0.4
Between five and 25 vears 45.2 (40.0) 5.2 45.7 (407 5.0
More than 25 years 69.4 (37.1) 323 68.3 (37.4) 30.9
More than one year 123.7 (85.6) 38.1 123.0 (86.6) 364
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21. SHARE CAPITAL AND OTHER RESERVES

A.SHARECAPITAL

_ _ _— 2022 L. 2o
number £m number £m
Called up, allotted and fully paid ' ' ' -
Ordinary shares of Sp each 5,002,265,607 2501 4419457161 221.0
During ihe year, 582,808,446 shares were issued in respect of scrip dividends.,
Share capital includes 7,691,247 shares (2021: 7,691,247 shares) held in treasury and 25,512,208 shares (2021: 2,290,410 shares) held in an
ermpioyee share trust whereby during the year, purchases of 27,301,546 shares were made with the balance beingissued to employees.
B.OTHER RESERVES
Net
Translation investment Cashilow  Totalother
reserve hedge hedge reserves
Em £m £m £m
At1Janvary2022 6660  (5192) 34 1502
Recycted exchange gain on disposal of overseas property interests (55.2) 44,2 - (11.0}
Foreign exchange translation differences (139.7) - - (139.7
Gainon netinvestment hedge - 1122 ~ 1122
Loss on cash flow hedge - - (1.9) 1.9
Lossoncashflowhedgerecycledtonetfinancecosts - T 02 02
Total comprehensive loss (194.9) 156.4 [ 140.2)
At 31 December 2021 4711 (362.8) 1.7 110.0
Foreign exchange translation differences 130.7 - - 130.7
Losson netinvestment hedge ~ (103.4) - (103.4)
Gainon cash flow hedge - - 6.3 6.3
Gainoncash flow hedgsrecycledtonet financecosts - = - (82) _ (82
Total comprehensive loss o 130.7 (1034) (19} 254
At 31 December 2022 601.8 (466.2) (0.2} 135.4

Thetranslation reserve comprises fareign exchange differences arising from the transtation of the financial statements of foreign operations and also

includes the translation of liabilities that hedge the Compary’snet investrment in a foreign subsidiary.

Hedging reserves comprise cumulative gains and losses representing the effective portion cfthe cumulative net change in the fairvalue of cash flow ard

foreign currency hedging instruments.
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22.DIVIDENDS

Enhanced
Cash scrip
dividend per alternative 2022 2021
share pershare £m £m
pdorperiods T
2020 final dividend —Cash 0.2p - 11.7
—Enhanced serip alternative 20p - 51.0
2021 interimdividend ~ —Cash 0.2p - 1.3
—Enhanced scrip alternative 2.0p - 717
2021 final dividend —Cash 0.2p 11.8 -
—Enhanced scrip alternative 2.0p 51.4 —
2022 interimdividend —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
Withholding tax:
— 2020interim dividend - 11.9
- 2020final dividend - 10.4
— 2021 final dividend 10.6 o
: 13.2 24.9
Total cash dividends per share in respect of the year 0.2p 0.4p

a Dividends paid as a PID are subject towithholding tax which is patd approximately two months after the dividend itself is paid.
b Calculated as the market value of shares issued to satisfy the enhanced scrip dividend altermative.

¢ Comprises cash payments after deduction of withholding tax, where applicable.
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The Group aperates a number of defined benefit and defined contribution schemes where the principal schemae is a funded defined benefit scheme
{'the Scheme”) where assets are held in a separate trustee administered fund. The Schemeis valued by a qualified actuary at least every three years and
contributions are assessed in accordance with the actuary’s advice. Since 31 Decemnber 2002, this scheme has been closed tonewentrantsand on

30 June 2014 was closed to future accrual. As described further in nate 230, an 8 December 2022, the Company andthe Scheme's Trustees entered
into a bulk purchase annuity policy (buy-in) in respect of insuring all future payments to existing pensicners of the Scheme.

The Group also aperates three Unfunded Unapproved Retirement Schemes, Two schemes provide pension benefits to two former Executive Directors,
the other meets pension commitment cbligations to former US employees.

A.DEFINED CONTRIBUTION PENSION SCHEME

The charge inrespect of the Group's UK funded dehned contripution pension scheme was £3.0m (2021: £3.0m).

B. PRINCIPAL ASSUMPTIONS USED FOR THE SCHEME

2022 2021
Financial % %
Discount fate foraccrued t;eneﬁts » / ' ' 4.8 "Ton
Inflation (retail price index) 3.2 3.3
Rate ofincrease in pensions in payment 3.2 3.3
Demogr_aphic . o B Years _ XYears
Life expectancy from age 60:
— Pensioner aged 60 * 28.7 28.0
— Non-pensioner currently aged 40 * 30.1 295
Weightedaveragematurity =~~~ =~ = = = - . . Years Years
The Scheme 14.0 18.0
Otherschemes Upto10.8 Uptolleé

* The Group uses demographic assumptions underlying the most recent farmal actuarial valuation of the Schermne asat 31 Decernber 2021. The base mortality
assumptions are based on the S3NAtables, with adjustments to reflect the Scherme’s population. Future martality improvements for 2023 are CMI 2021
projections with a iong terrm rate of improverment of 1.25% p.a. together with weighting parameters ‘w2020 and ‘w2021’ of 10% which adjusts forevidence of
negative impacts of non-Covid-19 mortality expected to continue inthe future (2021 CMI 2020 projections with a long term rate of improvement of 1.25% p.a.
alsowith just the w2020 weighting parameter of 20%).
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23. PENSIONS continued

C.DEFINED BENEFIT PENSION SCHEMES — CHANGES IN PRESENT VALUE

3 ) 2022 . 2021
Obligations Assets Net  Obligations Asspts Mol
£m £m £m £m £m £m
At1January ’ {115.9) 122.6 6.7 (132.5) 98.0 (34.5)
Recognised in the consolidated income statement:
- interest (cost)/income a (2.2) 2.5 0.3 (1.6) 1.3 (0.3}
Recognised inother comprehensive incorne —actuarial
(losses)/gains:
- experience adjustments (7.5) = (7.5) 25 - 2.5
- changesinfinancial assumptions 34.4 - 34.4 4.3 - 43
- changesindermog apliic assumptions 1.7 - 1.7 11 - 1.1
— actualreturn on plan assets - {55.3} (55.3) - 11.0 110
28.6 (55.3) (26.7) 7.9 110 18.9
Employer contributions - 12.4 12.4 - 21.3 21.3
Benefits paid 7.9 (7.1) 0.8 101 (9.0) 1.1
Exchange {losses)/gains {0.8) - (0.8 02 - 02
At31December {82.4) 75.1 {7.3) (115.9) 1226 67
Analysed as: o
— Presentvalue ofthe Scheme {73.3) 74.7 1.4 (105.8) 122.6 16.8
— Presentvalue of Unfunded Retirement Schemes 9.1 04 {8.7) (10.1) - (1c.1)
- (82.4) 75.1 (7.3) (115.9) 122.6 6.7
a Included innet finance costs.
b Owingtothe buy-indescribed above and in note 23D, the Group does not expect to make cantributions ta the Scheme in 2023.
¢ Aspermitted by IFRIC 14 the Group has recognised the pension surpius on the Scheme as it has a legal right to receive that surplus onwinding up.
D. ANALYSIS OF THE SCHEME ASSETS
2022 2021
- Quoted Unquoted T Total CGuoted Unquoted T Total
Note £m £m £m £m £m £m
Diversified Growth Funds o a - - - 50.5 3.9 54.4
Short dated credit fund a - - - 16.7 0.8 17.5
Liability driven investments (LDT) a - - - 0.2 48.9 491
Cash and other net current assets - 1.4 1.4 - 1.6 1.6
Buy-in insurance 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 opposead toequity funds.

b On8December 2022, the Company and the Scheme’s Trustees entered into a bulk purchase annuity policy (buy-in} contract with Just Retirernent Limited for
apremiumof £87.3m in respect of insuring all future payments to existing pensicners of the Scheme at ¢ December 2022. The pension buy-in transaction was
funded through the existing investment assets held by the Trustees on behalf of the pension scheme and the impact of this transaction is refiected in the IAS 19
valuation.

E.SENSITIVITY ON PRINCIPAL ASSUMPTIONS USED TO MEASURE THE SCHEME'S LIABILITIES

2022 2021
Pasitive/{negative) effect £m £m
Discountrate :0_1% - - 1.0 - 1.5
Inflation +0.1% (0.9) (1.7)

Long term improvements in longevity + 1year (2.4) (5.0)
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24.NOTES TO THE CASHFLOW STATEMENT

A.ANALYSIS OF ITEMS INCLUDED IN OPERATING CASH FLOWS

2022 2021
£m £m
Net movements if:l working”capital and restricted manetaryassets i
Movements in working capital:
— (Increase)/decrease in receivables (6.0) 273
- Decreaseinpayables = [ ¢ ¥ %) (-
' (23.4) 204
Decrease/(increase) in restricted mongtary assets o 3 . ) ) i 260 @ (a1}
T 2.6 4.3
T 2021 figures have been restated to reflect the IFRIC Decision on Depasits with further information provided in notes 1Band 14.
2022 2021
£m £m
En-cash itenis R
Increase in accrued rents receivable T (3.5) (11.6)
Decrease in loss allowance provisions > (2.6) (6.2)
Amortisation of lease incentives and other costs 1.2 59
Depreciation 4.1 A4
Cther non-cashiterns including share-based paymentcharge .~ = - 18
i (0.8) (9.3)
T 2021 figures have heen restated to reflact the IFRIC Decisionon Concessions with further information provided innotes 1Band 6,
* Comprises movernent in provisions against trade (tenant) receivables and unamortised tenant incentives.
B. ANALYSIS OF MOVEMENTS IN NET DEET
e —_— - 2022 2
Cash and Cash and
cash cash
equivalents Borrowings Netdebt cquivalents Borrowings Net debt
£m £m m £m £m £m
At1January - - B 3151 (1,878.9) (1,563.8) 4175 (2,3300) (1,912.5)
Cash flow t (99.0) 302.4 203.4 (100.3) 3329 2326
Change infairvalue of currency swaps - 8.4 8.4 - 14.2) (14.2)
Exchange B - ) 2.7 (108.9) (106.2) 21 1324 1303
At 31.December t 218.8 (1,677.0) (1,458.2) 3151 (1,878.9) (1,563.8)
Amountsinrespectofassetsheldforsale ) - = - 4.6 - _ 48
T 218.8 (1,677.0) (1,458.2) 319.7 (1,878.9) (1,559.2)

t 2021 cashand cash equivalents figures have been restated to reflect the issuance during the year of the IFRIC Decision on Depasits withfurtherinformat.on
providedin notes 1B and 16.
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25. CONTINGENT LIABILITIES AND COMMITMENTS

A.CONTINGENT LIABILITIES

2022 2021
£m £Em

The Group excluding joint ventures:
—guarantees given 45 52
—claims arising inthe normal course of business 34 27
Group’s share arising in joint ventures ) 7 14
86 93

Inaddition, the Group aperates 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 untila conclusion is reached with the relevant tax authority or through a legal process. The
Group addresses this by closely monitoring these potential instances, seeking independent advice and maintaining transparency with the autherities it
dealswith asand when any enguiries are made. As aresult, the Group has identified a potential tax exposure attributable to the angoing 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
(2022: minimum £nil and maximurn £143m). The Directors have not provided for this amount because they do not believe an outflow is probable.

B.CAPITALCOMMITMENTS ONINVESTMENT PROPERTIES

2022 2021

£m £m

The Group excluding joint ventures h - 19
Group'sshare arising in joint ventures o 52 40
52 59

26. OPERATING LEASES ASALESSOR

The Group leases itsinvestment properties to tenants under operating leases with a weighted average lease termof 3.2 years (2021: 4. Ovyears).

2022 2021
Future minimum rentals receivable under non-cancellable leases £m £m
Wwithin one year 68.8 56.3
Between one and twoyears 58.9 47.8
Between two and five years 46.9 63.9
Maore than five years B . 71.7 1418

246.3 3098
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27.RELATED PARTIES

A.JOINTVENTURES AND ASSOCIATES

Transactions between the Group’s subsidiary undertakings, which are related parties, have been eliminated on consolidation and are accerdingty not
disclosed. Related party transactions with the Group had the following transactions with its joint ventures and associates, which comprise primarily
management fees, interest receivable, loan balances and other amounts due.

2022 2021
Joint Joint
ventures  Associates ventures Associates
Note £fm £€m £m £m
Income statement
Management fees 4.9 0.5 10.1 0.7
Netinterest receivable 11.0 0.1 1.3 01
Share of distributions 130/14E 63.4 5.0 376 25
Capitalreturn 14E - 2.0 - 20
Balance sheet—amounts due from/(to)
Loans * 13C 2391 1.8 255.4 1.7
Advances 13D 4.0 - 14,0 -
Participative loans 14C - 205.9 - 184.8
Balances duefromjoint ventures 158 8.3 - 7.5 -
Balances duetojointventures 17 (23.2) - (8.3} -
Balancesdueto co-owners 17 8.7 - (13.7) -
Distributions received in advance 17 - (18.1) - (21.5)

* Loansdue from associates comprise £2.0m (£1.8m) (2021:£2.0m (£1.7m)) due to anintermeadiate holding company of Value Retail which is secured against
anumber of Value Retail assets and matures on 30 Navember 2043,

B. KEY MANAGEMENT

Full details of the Directors’ emoluments, as required by the Companies Act 2006, are disclosed in the audited sections of the Directors’ Remuneration
report on pages 98 ta 107. The Company did not grant any credits, advances or guarantees of any kind to its Directors during the current and
preceding years.

The remuneration of the Directors and other members of the Group Executive Committes (GEC), who are the key management of the Group, is set out
belowin aggrepate.

2022 2021

£m £m
Sataries and short term benefits - 5.9 " 62
Pastemployment benefits 0.3 0.5
Share-based payments - 2.0 15
8.2 84

28.POST BALANCE SHEET EVENTS

Inrespeciotf the Highcross joint venture, on 9 February 2023, it was agreed that it was in the best interests of the lenders inthe longer termto
appoint areceiver to administer the asset for the benefitof the creditors.
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2021
2022 (Re-presented)

Note £m

*

£m

Non-current assets
Tnvastments in subsidiaries
Trade and other raceivables
Derivative financial instruments
Restricted monetary assets

c3 1,322.4 1,279.3
ca 4,396.8 47292
6 7.0 18.6
16A 214 21.4

5747.6 60485

Currentassets

Tracde and other receivables 16.2 27.4

Derivative financial instruments cé 0.1 7.3

Cashanc cash eniivalents 172.9 2749
189.2 308.7

Total assets

5,936.8 6,357.2

Current liabilities
Trace and other payables
Derivative financial instruments

cs  (2,276.5) (2,295.0)

cé (16.1)

Non-current liahilities
Loans
Derivative financialinstruments

(2,292.6) (2,295.0)

ce (1,034.1) (1,256.5)
cé (23.7) (597

(1,057.8) (1,316.2)

Total liabilities (3,350.4) (3,611.2)
Net assets 2,586.4 2,746.0
Equity

Share capital

Share premium

Merger reserve
Capitalredemption reserve
Revaluation reserve
Retained earnings
Investment in own shares

21A 250.1 221.0
1,563.7 1,593.2

- 3741

- 1698.2

(794.6)  (837.1)
1,576.0  1,200.1

(8.8)

Equity shareholders’ funds

@.5)

2,586.4 27460

These financial 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
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Capital Investment SE'?:'!;!-
Share Share Merger redemption Revaluation Retained inown holders’
capital premium reserve reserve reserve earnings shares funds
Note E; £m Erg Er: £m £m £r:| £m
AtlJanuary 2022 221.0 1,593.2 3741 198.2 (837.1) 1,200.1 (3.5) 2,746.0
Revaluation gains oninvestments in
subsidiaries C3 - - - - 42.5 - - 42.5
Foreign exchange translation
differences onnet investment in
subsidiaries C3 - - - - - 0.6 - 0.6
Loss for the year attributable to equity
shareholders o - - - - - {183.8) - (183.8)
Totalcomprehensive income/(loss) - - - - 42.5 (183.2) - (140.7)
Transfer b.c - - (374.1) (198.2} - 572.3 - -
Cost of shares awarded tc employees - - - - - - 1.4 1.4
Purchase of own shares - - - - - - (6.7) 6.7
Dividends 22 - - - - - (140.3) - (240.3)
Scripdividend related shareissue 29.1 (29.1) - - - 1271 - 127.1
Scripdividendrelated shareissue
costs - @.4) - - - T - (0.4)
At 31 December 2022 250.1 1,563.7 - - (794.6) 1,576.0 (8.8) 2,586.4
Year ended 31 December 2021 Equiy
Capital Investment share-
Share Share Merger  redemption  Rewvaluation Retaimed inown holders'
capital premium rescrve resene reserve earnings shares funds
Note Enél‘ Em ErE Er‘ﬁ £m £m Er;l £m
At1January 2021 2029 1,611.9 3741 198.2 299.0 523.2 (0.4) 32089
Revaluation losses oninvestments
in subsidiaries c3 - - - - (1,136.1) - - (1,136.1)
Foreign exchange translation
differences on net investment
in subsidiaries c3 - - - - - 4.0 - 4.0
Profitfor the year attributable to
__equityshareholders - - - - - 693.9 - 6939
Total comprehensive (loss)/income - - - - (1,136.1) 689.9 — (446.2)
Cost of shares awarded to employees - - - - - - 04 0.4
Purchase of own shares - - - - - - (3.5) 3.5
Dividends 22 - - - - - (135.7) - (135.7)
Scrip dividend related share issue 18.1 (i8.1} - - - 122.7 - 122.7
Scrip dividend related share issue
costs - (0.6) - — - - = (0.6)
At 31 December 2021 221.0 1,5932 3741 7198.2 (837.1) 12001 (3.5) 2,746.0

a Share capital includes shares held in treasury which are then excluded from equity shareholders’ funds through ‘Tnvestmentin own shares’, which are stated at

cost and are held in the employee share trust.

b The merger reserve arosein 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. Followir g receipt of the proceeds in 2014 and the relevant criteria enabling use of the reserve having been satisfied, the amounts in the
merger reserve are deemed distributable and accordingly the balance of this reserve has been transferred to retained earnings.

o

The capital redemption reserve comprised £14.3m relating toshare buybacks which arose over a number of years up 10 2019 and £183.9m resulting from the

cancellation of the Company’s shares as part of the reorganisation of share capital in 2020. Following approval by the Court on 22 Novernber 2022, this reserve
has been reclassified as available for distribution to shareholders in accordance with ICAEW Technica! Release 02/17BL section 2.8A and as a result has been

transferred to retained earnings.
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A.GENERALINFORMATION

The Companyis incerporated in the United Kingdom and the separate
financial staternents of the Company have been presented as required by
the Companies Act 2006.

The financial statements are prepared on the historical cost basis, except
that investrmentsin subsidiaries and derivative financialinstruments are
stated at fair value. The accounting policies have been applied consistently
year on year, however, in order to enhance the users’ understanding, certain
figures have been re-presented as described in the applicable parts of the
financial statements as well as certain ather presantational changes.

I he Company meets the detinition ota qualitying entity under FRS 100
(Financial Reporting Standard 100] issued by the Financial Reporting
Council. Accordingly, the financial statements have been prepared in
accordance with FRS 101 ‘Reduced Disclosure Framework’ and in
accordance with the Companies Act 2006 as applicable to companies
using FRS101.

As permitted by FRS 101, the Company has taken advantage of the
disclosure exemptions available under that standard in relation to;

- Astatement of cash flows

~ Certain comparative information as otherwise required by IFRS

— Certaindisclosures inrespect of financialinstruments

— Share-based payments

— Theeffects of new but not yet effective IFRSs

— Certain related party transactions including with those with subsidiaries

The above disclosure exemptions have been adopted because equivalent
disclosures are included in the consalidated financial statementsinto
which the Company is consolidated.

B.GOING CONCERN

The Company has net current liabilities, due primarily to amounts payable to
its subsidiaries and other related undertakings. The Company froma going
concern perspective is inextricably linked to the Group. As explained in note
1Dtothe consolidated financial statements, the Directors have concluded
thatitis appropriate to prepare the consolidated financial statements ona
goingconcern basis, This conclusion also applies to the preparation of the
Company’s financial statements for the reascns set cut inthat note.

C.PRINCIPAL ACCOUNTING POLICIES

The principal accounting policies relevant to the Company are the same as
those set outin the accounting pelicies for the Group in note 1, except for
significant judgements and key estimates and investments in subsidiaries,
which areincluded at fair value with movements recognised within the
revaluation reserve.

C1. BASIS OF PREPARATION, CONSOLIDATION AND PRINCIPAL ACCOUNTING POLICIES
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D. SIGNIFICANT JUDGEMENTS AND ESTIMATES

The preparation of the Company financial statements in conformity with
FKS LU requires management to make estimates and assumptions that
affect the reported amounts of assets and liabilities, and the disclosure of
contingent assets and liabilities at the date of the Company’s financial
statemeants and the reported amounts of revenue and expenses during the
reporting period. Actual results could differ from those estimates. The
estimates and underlying assurnptions are reviewed on an ongoing basis.
Revisions to accounting estimates are recognised in the period in which
the estimate is revised.

There were no significant areas of judgement, but the Company ‘s keyareas
ot estimation uncertainty 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 theinvestment properties held either by the subsidiary or its fellow
group undertakings which are valued by professicnal external valuers.

The Directors ensure they are satisfied that the carrying amount of the
Company's investment in subsidiaries is appropriate. The basis of valuation
ofthe Group’s investment propertiesis set out inthe notes 1Fand 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
other related undertakings, including joint ventures by considering the value
of the underlying assets, incorporating any illiquidity impact in the event of
an immeadiate recovery 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 Valuation
£m £m £m £m

At 1 January 2,082.5 1,279.3 2,076.1 2,409.0
Additions - - 104 10.4
Exchange adjustment 0.6 0.6 (4.0} (4.0)
Revaluation gains/

(losses) - 42.5 - (1,136.1)
At 31 December 2,083.1 1,322.4 27,0825 12793

Alist of the subsidiary and cther related undertakings is included innote C7.
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C4. TRADE AND OTHER RECEIVABLES — NON-CURRENT

2022 2021

Em £m

Amounts owed by subsidiaries and other related undertakings * 4,395.0 47275
Loans receivable from associate 1.8 1.7

4,396.8 47292

* Includes anexpected credit loss impairment provision of £595.9m (2021: £471.6m). The movernent in the year comprises an additional impairment 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 these amounts before 31 December 2023.

C5.TRADE AND OTHER PAYABLES —CURRENT

2022 2021
£m £m

Amounts owed to subsidiaries and other related u ndeﬁakings
Accruals

22449 22616
31.6 334

2,276.5 2,295.0

Theamounts owed to subsidiaries and other related undertakings are unsecured, repayable ondemand and bear interest at floating rates based on SONIA.

C6.LOANS AND DERIVATIVE FINANCIAL INSTRUMENTS

The Company’s loans are the same as those for the Group except for the €700.0m (£612.3m (2021: £578.3m}) 1.75% eurobonds due 2027 whereby
the borroweris asubsidiary undertaking, but where the proceeds were transferred to the Company such thatthe amount is included withinamounts
owed to subsidiaries and other related undertakings. An analysis of the loans 15 set out In note 18Ato the consolidated financial statements.

Details on the Company’s derivatives, which are the same as those forthe Group, are set out innotes 19A, 19C and 19F to the consclidated

financial statements,

C7.SUBSIDIARIES AND OTHER RELATED UNDERTAKINGS

A. Subsidiaries and wholly owned entities

The Company has a100% direct or indirect interest in the ordinary share capital (unless a Limited Partnership where no shares are in issue) of the following

entities, which are registered/operats in the countries as shown:

England and Wales

Registered office: Marble Arch House, 66 Seymour Street, Landon W1H 58X, unless otherwise indicated

280 Bishopsgate Investments Limited

Crocusford Limited

Governeffect Limited

Grantchester Developments (Birmingham) Limited
Grantchester Group Limited

Grantchester Holdings Limited

Grantchester Investrments Limited

Grantchester Limited

Grantchester Properties (Gloucester) Limited
Grantchester Properties {Luton) Limited
Grantchester Properties {Nottingham), Limited
Grantchester Properties (Port Talbot) Limited
Grantchester Properties {(Sunderland) Limited
Hammerson (Brent Cross} Limited

Hammerson (Brent South) Limited
Hammerson (Bristot Investments) Limited
Hammerson (Bristol} Limited

Hammerson (Cardiff) Limited
Hammerson (Coventry) Limited
Hammersan (Cramlington I) Limited
Hammerson (Cricklewood) Limited
Hammerson (Croydon; Limited
Hammerson (Euston Square) Limited
Hammerson (Exeter 1T} Limited
Hammersor (Folkestone) Limited
Hammersor: (Leeds Developments) Limited
Hammerson {Leeds GP) Limited
Hammersqn_(geicester 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, 56 Seymour Street, Londan WilH 58X, unless otherwise indicated

Harmmerson {Milton Keynas) Limited
Hammerson {(Moor House) 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

Hammerson Birmingham Properties Limited
Hammerson Bull Ring Limited

Hammerson Bull Ring 2 Limited
Hammerson Company Secretaral Limited
Harmmerson Croydon (GP1) Limited
Hammerson Croydon (GP2) Limited
Hammerson Employee Share Plan Trustees Limited
Hammersen Group Management Limited
Hammerson Group Limited

Hammerson 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
Harmrmerson Junction (No. 4) Limited
Hammerson Martineat, Galleries Limited
Hammerson MGLF Limited

Hammerson MGLP 2 Limited

Hammersen Moor House (LP) Limited
Hammerson Operations Limited
Hammerson Oracle Investments Limited
Hammerson Oracle Properties Limited
Hammerson Pension Scheme Trustees Limited

PPN

Hammerson Project Management Limited
Hammerson Renewable Energy Limited
Hammerson Retail Parks Holdings Limited
Hammerson Share Option Scheme Trustees Limited
Hammerson Sheffield (NRQ) Limited
Hammerson Shelf Co 11 Limited

Harmmerson Shelf Co 12 Limited

Hammerson Shelf Co 13 Limited

Hammerson Shelf Co 14 Limited

Hammerson UK Properties Limited
Hammerson ViaNo 1 Limited

Hammerson Via No 2 Limited

Harmmerson Wrekin LLP

Junction Nominee 1 Limited

Junction Nominee 2 Limited

Leeds (GP1) Limited

Leads (GP2) Limited

London & Metropolitan Northern

LWP Limited Partnership

Martineau Galleries (GP) Limited

Martineau Galleries No. 1 Limited

Martineau Galleries No. 2 Limited

Precis (1474) Limited (Ordinary and Deferred)
RT Group Developments Limited

RT Group Property Investrments Limited
SEVCO 5025 Limited

Spitalfields Developments Limited
Spitalfields Holdings Limited {Ordinary and Preference)
The Junction {General Partner) Limited

The Junction {Thurrock Shareholder GP) Limited
The Junction Limited Partnership

The Junction Thurrock (General Partner) Limited
The Juncticn 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 continued

Scotland
Registered office: 1 West Regent Street, Glasgow, G2 1AP
Union Square Developments Limited

France

Registered office: 36 Rue de Chateaudun, Paris 75009 )

Cergy Expansion 1 5A5 SCICergy Carmbon SCI

Hammersen ple — French branch SCICergy Capucine SCI

Hammerson SAS SCI Cergy Honeré SCI

Hammerson Asset Management SAS SCICergy Lynx SCI

Hammerson Centre Commercial Ttalie SAS SCI Cergy Madeleine SCI

Hammerson Cergy SASU SCICergy Office 1 5CT

Harmmerson Cergy 1 SCI SCI Cergy Office 25CI

Hammerson Cergy 25C1 SCI Cergy Office 35CT

Hammerson Cergy 4 SCI SCI Cergy Office 45CI

Hammerson Cergy 5 5CI1 SCI Cergy Office 55CIL

Hammerson Développement SCT SCI Cergy Office 65C1

Hammerson Fontaine SCI SCICergy OpéraSCL

Hammerson France SAS SCICergy PaixSCI

Harnmerson Holding France SAS SCI Cergy Royale SCI

Hammerson Iconik SCICergy Trois SCI

Hammerson Marketing et Communication SAS SCICergy Tuileries SCI

Hammerson Marseille SCI SCI Cergy Venddme SCI

Hammerson Property Management SAS SCI Nevis 5CIL

Hammerson Troyes SCI SCI ParisItalik SCI

Les Pressing R&unis SARL SNC Cergy Expansion 2

RC Aulnay 3 SCI o Teycpac-H-Italie SAS

Ireland

Registered office: Riverside One, Sir John Rogerson's Quay, Dublin 2, DO2 X576, unless otherwise indicated .
Dublin Central GP Limited ' Hammerson Group Management Limited —Irish branch
Dublin Central Limited Partnership Hammerson Ireland Finance Designated Activity Company
Dundrum R&0 Park Management Limited Hammmerson Ireland Investments Limited

Dundrum Town Centre Management Limited Hammerson Operations (Ireland) Limited

Dundrum Vitlage Managerment Company Limited The Hammerson ICAY *

* Registered ofhce: 1-2 Victoria Buildings, Haddington Road, Dublin 4, Ireland.

Jerse

Reglslséred office: 47 Esplanade, St Helier, Jersey JEL 0BD, unlass otherwise indicated

Hammersen Birmingham Investments Limited *  Hammerson VIA (Jersey) Limited
Hammerson Croydon Investrments Limited Hammerson VRC (Jersey) Limited
Hammerson Highcross Investments Limited Hammerson Whitgift Investments Limited
Hammerson Junction (Neo. 1) Limited The Junction Thurrock Unit Trust
Hammerson Junction (No, 2) Limited The Junction Unit Trust

* Registered office: 44 Esplanade, St. Helier, Jersey JEA 9WG,
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C7.SUBSIDIARIES AND OTHER RELATED UNDERTAKINGS continued

A. Subsidiaries and wholly owned entities continued

Isieof Man
Registeted oflice: FitsUNTES House, Viclotid Ruadd, Duuglds, Tele of W, TM2 40F

Hammerson (Silverburn) Limited

NorthernIreland
Registered office: 50 Bedford Street, Belfast, United Kingdom, BT2 7FW

Abbey Retail Park Limited
Monesan Limited

Germany
Registered office: Schlossstraée 1, 12163 Berlin, Germany

BEN1O GmbH

Netherlands
Registered office: Albatroshof 41, 2872 BG Schoonhoven, Netherlands

Hammerson Furope BV Zweibrucken NL Holdco BY *

* 6% 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: 271.1 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% interest in the ordinary share capital {unless a Partnership, Limited Partnership or Unit Trust
where noshares are in issue) of the following entities, which areregistered/operate in the countries as shown:

England and Wales

Registered office: Marble Arch House, 66 Seymour Street, Landon Wi1H 5BX o
Bishopsgate Goodsyard Regeneration Limited Grand Central No. 2 Limited

Brent Cross Partnership *  Highcross {GP) Limited

Bristol Alliance (GP) Limited Highcross Leicester (GP) Limited

Bristol Alliance Limited Partnership Highcross Leicester Holdings Limited

Bristol Alliance Nominee No. 1 Limited Highcross Leicester Limited Partnership
Bristol Alliance Nominee No. 2 Limited Highcross Residential (Nominees 1) Limited
BRLP Rotunda Limited Highcross Residential (Nominees 2) Limited
Bull Ring (GP) Limited Highcross Residential Properties Limited
Bull Ring (GP2) Limited Highcross Shopping Centre Limited

Bult Ring No. 1 Limited Oracle Nominees (No. 1) Limited

Bull Ring No. 2 Limited Oracle Nominees (No. 2) Limited

Croydon (GP1) Limited Oracle Nominees Limited

Croydon (GP2) Limited Oracle Shopping Centre Limited

Croydon Car Park Limited Reading Residential Properties Limited
Croydon Limited Partnership Silverburn Investment Adviser Limited
Croydon Management Services Limited The Bull Ring Limited Partnership

Croydan Property Investments Limited The Highcross Limited Partnership

Grand Central (GP) Limited The Oracle Limited Partnership

Grand Central | irmnited Partnership The West Quay Limited Partnership

Grand Céntral No 1 Limited Whitgift Limited Partnership

* 41%interestinthe ordinary share capital.
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C7.SUBSIDIARIES AND OTHER RELATED UNDERTAKINGS continued

Ireland
Registered office: Riverside One, Sir John Rogerson's Quay, Dublin 2, DO2 X576 Treland

Dundrum Car Park GP Limited
Dundrum Car Park Limited Partnership
Dundrum Retall GP Desighated Activity Company

Dundrum Residential Owners Management Company Limited
Dundrum Retail Limited Partnership
Triskelion Property Holding Designated Activity Company

* Limited by guarantee.,

Jersey

Registered office: 47 Esplanade, St Helier, Jersey JE1 0BD, unless otherwise stated _
Croydon Jersey Unit Trust Highcress (No. 1) Limited
Grand Central Unit Trust *  Highcross (No. 2) Limited

Highcross Leicester Limited

* Regstered office: 44 Esplanade, St Helier, Jersey JE4 9WG.

;reagsctzred office: 7 Place d’Esg@mmee 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 Commercialdela
Place des Halles SDPH SC o *65% o
* Registered office: 36 Rue de Chateaudun, Paris 75009,
C. Associates
Country of
registration Classof Ownership
oroperation share held %
Bicester Investors Limited Partnership Bermucda a MN/A 25%
Bicester Investors II Limited Partnership Bermuda a N/A 25%
Master Holding BY Netherlands b Ordinary 44%
SNC Italie Theatre SNC France [ Crdinary 25%
SNC Reinventer Ttalie Vendrezanne SNC France [ Crdinary 25%
SNC Vandrezanne SNC France C Crdinary 25%
value Retail Investars Limited Partnership Bermuda a N/A 79%
value Retail Investars [T Limited Partnership Bermuda a N/A 89%
Value Retail Investors 11 Limited Partnership Bermuda a N/A 50%
Value Retail PLC UK d Ordinary 24%
VR European Holdings BV Netherlands b Ordinary 25%
Value Retail BarcelonaSL Spain e Ordinary 58%
Value Retail Madrid SL Spain f Ordinary 51%
VR Franconia GmbH Germany g  Ordinary 66%
VR Ireland BV Netherlands b Ordinary 57%
VR La Vallée BV Netherlands b Ordinary 28%
Belgium h  B-shares 29%

VR Maasmechelen Tourist Qutlets Comm. VA

Registered offices:

a VictoriaPlace, 31 Victoria Street, Hamitton, HM10, Bermuda.

b TMF, Luna Arena, Henkerbergweg 238, 1101 CM Amsterdam, Netherlands.

¢ 36Ruede Chateaudun, Paris 75009,

d 19 Berkeley Street, London W1J 8ED.

e LaRocaVillage, Santa Agnés de Malanyanes, 08430 La Rocadel Vallés, Barcelona, Spain.

f CalleJuan Ramon Jiménez, 3, Las Rozas Village, 28232 Las Rozas de Madrid, Madrid, Spain
g Almosenberg, 97877, Wertheim, Germany.

h Zetellaan 100, 3630 Maasmechelen, Belgium.
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C7.5UBSIDIARIES 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 Section479A of that Act.

Company Company

registration registration

number number

Grantchester Developments (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 2489293  Hammerson International Holdings Limited 6661571
Grantchester Properties (Gloucester) Limited 3691896  Hammerson Investments (No. 23) Limited 4186905
Grantchester Properties (Luton) Limited 3691887  Hammerson Investments Limited 3109232
Hammerson {(Brent Cross) Limited 3377460 Hammerson Junction (No, 4) Limited 8218055
Hammerson (Brent South) Limited 66446568 Hammerson Martineau Galleries Limited 4161246
Harmmerson (Bristol Investments) Limited 6663404 Hammerson MGLP Limited 3768311
Hammerson {Cardiff) Limited 6668272 Hammerson MGLP 2 Limited 9084398
Hammerson (Cricklewood) Limited 4789711 Hammerson Operations Limited 4125216
Hammerson {Croydon) Limited 4044457  Hammerson Oracle Investments Limited 3289109
Hammerson (Milton Keynes) Limited 6671304  Hammerson UK Properties Limited 298351
Harmmerson (Cldbury) Limited 8218034  HammersonVia No. 2 Limited 12279332
Hammerson (Renfrew) Limited 8180149  Martineau Galleries (GP) Limited 3744383
Hammerson (Value Retail Investments) Limited 6654800  RT Group Developments Limited 3699545
Hammerson (Victoria Investments) Limited 8047957  RT Group Property Investments Limited 4357520
Harmmerson (Victoria Quarter) Limited 5230241  Spitalfields Developments Limited 2025411
Hammerson (Watermark) Limited 6763965  The Junction (General Partner) Limited 4278233
Hammerson BullRingLimited 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 Gallerigs Limited Partnership
The Junction Limited Partnership

C8.CONTINGENT LIABILITIES

The Company has subsidiaries and related parties that operate in a number of jurisdictions and is subject to periodic 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 alegal process. The Company addresses this by closely monitoring these potential instances, seekingindependent advice, and maintaining
transparency with the autharitiesit deals with as and when any enquiries are made. As aresult, the Company has identified a potential tax exposure
attributable to the ongoing applicability of tax treatrments adopted in respect of the Company’s tax structures. The range of potential outcomes is a possible
outflow of minimum Eniland maximum £145m (202 1: minimum £nil and maximum £143m). The Directors have not provided for this amount because
they donot believe an outflow s probable.
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Table Table
Summary EPRA performance measures 1 Balance sheetinformation
Balance sheet 12
Portfolio analysis Net debt 13
Rental data 2 Movementin net debt 14
Gross rentalincome 3 Total accounting return 15
Vacancy 4 Financing metrics
Lease expines and breaks 5 Netdebt: EBITDA 16
Netrental income 6 Interest cover 17
Toptentenants 7 Loantovalue 18
Cost ratio 8 Gearing 19
Valuation analysis 9 Unencumbered assetratio 20
Netinitial yield 10 Group share in Value Retail 21
Capitalexpenditure 11 Key properties 22

Hammerscn is a member of the European Public Real Estate Association (EPRA) and has representatives who actively participate in a number of EFRA
committees and initiatives. Thisincludes warking with peer group campanies, real estate investars and anaiysts and the large audit firms, taimprove the
transparency, comparability and relevance of the published results of listed real estate companies in Europe.

As with other real estate companies, we have adopted the EPRA Best Practice Recommendations (BPR) and were again awarded a Gold Award for
cormpliance with the EPRA BPR for cur 2021 Annual Report. Further nformation on EPRA and the EPRA BPR can be found on their website www.epra.com.

Details of our key EPRA metrics are shownin Table 1.

SUMMARY EPRA PERFORMANCE MEASURES

Table1

Performance measure 2022 2021 Note/Table
Earnings T £100.6m £65.0m 10A
Earnings pershare (EPS) T o 2.0p 1.3p 118
Cost ratio (including vacancy costs) T 38.0% 52.5% Table8
Cost ratic (excluding vacancy costs) T 32.0% 47.2% Table 8

2022 2021

Net Disposal Value (NDV) pershare 56p 60p 11C
Net Tangible Assets value (NTA) per share 53p 64p 11C
Net Reinstatement Value {(NRv) per share 61p 740 11C
Net Initial Yield (NIY) 5.8% 56%  Table10
Topped-up Net Initial Yield 6.0% 5.8% Table 10
Vacancy rate 4.8% 5.7% Table 4
Loan tovalue 1 50.5% 50.1% Table 18

T 2021 figures have been restated torefiect the IFRIC Decisionon Concessions with further information provided in notes 18 and 6 to the financial statements.

* 20271 restated to reflect the bonus element of serip dividends,
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PORTFOLIO ANALYSIS

As aresultof its fullimpairment at 31 December 2021, the Group's investment in Highcross is included in ‘Developments and other"and for 2022 1s
includedin ali metrics except for those included in the consolidated income statement (gross rental income, netrentalincome and the revaluation losses in
the year). These reclassifications are reflected in the tables within this Additional information.

Where applicable, the information presented within the ‘Development and other’ segment only reflects available datain relation to the investment
preperties within this segment.

Rentaldata
Table2
2022
Estimated
Adjusted net Average rental value Reversion/
Gross rental rental rents Rents of vacant Estimated {over-
income income passing passing space rentalvalue rented)
Preportionally consolidated £m Em £.pfr:2 £n'h; Enﬁ Enﬁ "/d(,
UK 90.5 74.3 420 34.0 2.3 77.6 (11.3)
France 61.8 53.8 430 65.9 3.2 71.3 3.1
Ireland 37.3 33.6 500 38.8 0.8 39.5 ©0.3)
Flagship destinations 189.6 161.7 440 188.7 6.3 188.4 (3.6)
Developments and other - 25.6 13.1 170 21.6 2.9 20.8 (17.7)
Managed portfolio 215.2 174.8 380 210.3 9.2 209.2 (5.0}
o e 2021
UK T 119.3 83.6 400 104.5 51 102.0 (7.3)
France T b4.4 37.0 415 523 23 57.5 53
Treland i 356 28.2 460 356 06 36.5 0.9
Flagship destinations T 209.3 148.8 415 162.4 3.0 196.0 2.1)
Developments and other T 301 17.2 195 224 3.2 234 (9.5)
UK retail parks ~ t 110 84  nja n/a nfa _nfa _ nja
Managed portfolio 1 2504 174.4 370 2148 11.2 219.4 2.9}

1 2021figures have been restated toreflect the IFRIC Decision on Cancessions with further information prowided in notes 1B and é to the financial statements.
a Average rents passing at the year end before deducting head rents and excluding rents passing fram anchor units, car parks and commercialisation.

b Rents passing are the annual rental income receivable at the year end from aninvestment property, after any rent-free periods and after deducting head rents and
car parking and commercialisation running costs totalling £1.4,2m.

¢ Theestimated rental value (ERV) at the year end calculated by the Group’s valuers. ERVs in the above table are included within the unobsenvable inputs to the
portfoliovaluations as defined by IFRS 13.

d Thetotal of rents passing and ERV of vacant space cormpared to ERV.

Gross rentalincome

Table3

2022 2021
Proportionally consolidated £m £m
Baserent V 159.2 158.6
Turngverrent 13.7 8.2
Car parkincorng 27.9 22.3
Commercialisation income 9.5 10.3
Surrender premiums 0.8 201
Leaseincentive recognition T 0.9 28.3
Otherrentalincorne B 3.2 26
Gross rental income T 215.2 250.4

+ 2021 figures have been restaled toreflect the IFRIC Decision on Concessions with luther information provided in notes 18 and 6 to the financial statements.
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PORTFQLIO ANALYSIS continucd

Vacancy
Table4
2022 207

ERV of ERV of

vacant TotalERV for Vacancy vacant Total ERVfor Vacancy

space vacancy rate space vacancy rate

a a

Proportionally consolidated £m £m % £m £m %
UK - 23 642 3.6 51 860 59
France b 3.2 72,5 4.4 2.3 59.1 4.0
Ireland 0.8 35.7 23 0.6 33.0 AT
Flagship destinations b 6.3 172.4 3.7 8.0 178.1 4.5
Developments and other ) ) 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 ERV differs from Table 2 due to the exclusion of car park ERV and head rents payable, which distort the vacancy metric,

b Figuresinclude Les 3 Fontaines, Cergy extension which opened in March 2022, Vacancy rates at 31 December 2022 excluding the extension werg France: 2.8%;
Flagship destinations: 3.0%; Managed portfolio: 4.3%.

Lease expiries and breaks

Table 5
Weighted average
Rental income based on passing rents unexpired
that expire/breakin ERV of leases that expire/breaki: lease term

Out- Qut- o

standing 2023 2024 2025 Total |standing 2023 2024 2025 Total | tobreak toexpiry
Proportionally consolidated £m £m £m £m £m £m £m £m £fm £m years years
UK R 38 128 137 82 385| 36 116 108 67 327| 59 7.7
France 35 5.9 10.1 2.6 22,1 3.1 5.9 9.5 3.0 21.5 1.9 4.8
Irelang 1.3 33 4.1 14 101 | 21 4.3 3.1 1.3 108 5.9 7.4
Flagship destinations 8.6 22.0 27.9 12.2 70.7 8.8 21.8 23.4 11.0 65.0 4.3 6.5
Developments and other 25 4.1 2.7 35 128 2.6 31 2.2 2.2 104 42 87
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

* Ignores the impact of renial growth and any rent-free periods.
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Net rentalincome
Table 6

Like-for-tike net rental income (NRI) is calculated as the percentage change in NRI forinvestment properties owned throughout both the current and prior
year, after taking account of exchange translation movements. Properties undergoing a significant extension project are excluded from this calculation
during the period of the works,

o 2022
Properties

owned Changein Develop- Total
throughout | like-for-like ments Adjusted Changein Total
2021/22 NRI Disposals and other NRI provision NRI
Proportionally consolidated £m % £m £m £m £m £m
UK 70.8 31.3 3.5 - 74.3 1.7 76.0
France 36.3 35.4 - 17.5 53.8 - 53.8
Treland 33.6 19.3 - - 33.6 0.2 33.8
Flagship destinations 140.7 29.2 3.5 17.5 161.7 1.9 163.6
Developments and other - n/a - 134 13.1 05 136
Managed portfolio * 140.7 29.2 3.5 30.6 174.8 2.4 177.2
e s e _.L20n

Properties

awned Develop- Total
throughout ments Adjusted Changein Total
2021/22 Exchange Disposals and other NRI provision NRI
Proportionally consclidated £m £m £m £m £m £m £m
w T 1 54.0 - 14.0 156 836 6.4 0.0
France T 26.8 0.2) 0.8 9.6 37.0 - 37.0
Ireland T 282 - - T...282 T 282
Flagship destinations T 105.0 0.2) 14.8 252 148.8 6.4 155.2
Developments and other T - - 06 16.6 17.2 03 17.5
UK retail parks -t - - 8.4 - 8.4 1.4 938
Managed portfolio t * 109.0 0.2) 238 41.8 174.4 8.1 1825

T 2021 hgures have beenrestated tareflect the IFRIC Decision on Cancessions with further infermation provided in notes 1B and 6 to the financial statements.
* Managed portfolio value onwhich like-for-lke growth s based was £2,244m (2021: £2,605m).

Top tentenants
Table 7
Ranked by passing rent

Passing rent % of total
Proportionally consolidated £m passingrent
Inditex 7.6 3.6
H&M 6.5 31
JO Sports 3.3 1.6
Next 3.1 1.5
River Island 2.8 1.4
Marks & Spencer 2.7 1.3
Boots 2.7 1.3
Watches of Switzerland Company 2.4 11
CK Hutchison Heldings 2.3 11

23 1.1

John Lewis Partnership

35,7 17.1
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PORTFOLIO ANALYSIS continued

Cost ratio
Table 8

2022 2021
Proportionally consolidated £m £m
Gross administration costs T o* 64.9 80.3
Froperty fee income (11.5) {13.2)
Management fee receivable {5.5) (7.1)
Property outgoings 1 391 742
Less inclusive lease costs recovered through rent 1) &80
Total operating costs A 77.9 1262
Lessvacancy costs (12.3) (1.2.6)
Total operating costs excluding vacancy costs B 65.6 1136
Grossrental income 1 215.2 2504
Ground rents payable (1.3} (18)
Less inclusive lease costs recovered through rent (9.2 (8D
Gross rentalincome T C 204.8 2406
Costratioincluding vacancy costs T A/C 38.0% 52.5%
Costratio excluding vacancy costs T B/C 32.0% 47.2%

T 2021 figures have been restated to reflect the IFRIC Decision on Concessians with further information provided innotes 1B and 6 tothe financial statements.,

* Tncludes £5.1m (2021: £8.6m) of husiness transformation costs which are excluded from Adjusted earnings as set out in note 10Atothe financial statements.
Excluding these costs, the 2022 cost ratic including vacancy costs would reduce from 38.0% to 35.5%.

The Group's business model for developments is to use a combination of in-house resource and external advisors. The cost of external advisors is
capitalised to the cost of developments. The cost of employees working on developments is generally expensed, but capitalised subject to mesting certain
critenarelated tothe degree of time spent on and the stage of progress of specific projects. Employee costs of £0.8m {2021: £1.5m) were capitalised as
development costs and are notincluded within ‘Gross administration costs”.
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Valuation analysis

Table9
: . 2022
Revaluation True Nominal
Properties lossesinthe Incorne Capital Total Initial  equivalent equivalent
atvaluation year return return return yield yield yield
Propoertionally eansnlidated - including a
Value Retail £m £m % % % % % %
UK 8710 (90.2) 79 (94) (2.2) 7.7 g4 80
France c 1,241.0 (57.2) 4.8 {4.6) — 4.4 5.2 5.0
Treland ) 676.4 (20.1) 5.2 (3.0) 2.1 5.3 57 5.5
Flagship destinations 2,788.4 (167.5) 6.0 (5.9) (0.2) 5.7 6.3 6.1
Developments and other 431.7 (53.5) 2.3 (148)  (12.3) 7.0 10.3 9.7
Managed portfolio 3,220 (221.0) 5.4 (7.3) (2.3) 5.8 6.6 6.3
Value Retail 1,387.0 (60.7) 53 3.1) 2.0
Group portfolio e 52071 (281.7) 5.3 (5.8) 0.7)
— ) 2021
Revaluation True Nominal
Properties  lossesinthe Income Capital Total Initiat equivalent equivalent
atvaluation year return return return yield yield yield
£m £Em % % % % % %
UK F b 12,1353 {247.5) 6.5 (16.3) 108 7.0 8.1 97
France T c 989.7 (61.0) 36 (6.4) 3.1 4.4 52 5.0
Ireland 3 T 6593 (56.9) 4.2 (7.8) (3.9 4.9 ba 53
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) 2.9 (3.1) (6.6) 6.2 96 90
Managed portfolio 1 3,478.7 (444.1) 4.7 (10.9) ®6.7) 5.6 6.6 6.4
Valug Retail 1,8935 (12.0) 2.7 (0.6) 21
Group portfolio Tt e 5,372.2 (456.1) 4.0 (7.7) (3.9)

T 2021 figures have beenrestated tareflect the IFRIC Decision on Concessions with further information provided in notes 1B and & to the financial statements.

a Nominal equivalentyields are included within the unobservable inputs to the partfolio valuations as defined by IFRS 13. The nominal equivalent yield farthe
Reperted Group was 5.7% (2021 6.29%).

b Includes Silverburn which was classified as held for sale as at 31 December 2021.
¢ Includes llalik, 75% of whichis classified as a trading property.

d 2021 returnsinclude UK retanl parks up tothe paint of their disposalin that year.

e Analysis of capital expenditure is included in Table 11.
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ADDITICNALINFORMATION — UNAUDITED continued

PORTFOLIO ANALYSIS continued

Net Initial Yield
Table 10
Investment portfolio

. 2022 2021
Proportionally consolidated Note £m £m
wholly owned a 38 1,461.0 1,561.4
Share of Propertyinterests 38 1,722.9 18139
Trading properties 3B 36.2 343
Assets held for sale 38 - 69.1
Net investment portfolio valuation on a proportionally consolidated basis 3B 3,2204 34787
Less: Developments (249.0)  (4694)
Completed investment portfolio 2,971.1 3.009.3
Purchasers’ costs ) b 1972 209.8
Grossed up completed investment portfolio ) A 3,168.3 32191
Annualised cash passing rental income 207.1 2147
Non-recoverable costs (21.32) (29.3)
Renrts payable . (380 (36
Annualised netrent 3 B - B 1822
Add:

Notionalrent expiration of rent-free periods and other lease incentives C 3.2 3.0
Future rent on signed leases - ) L 38 _ 07
Topped-up annualised net rent C 189.2 185.5
Addback: Non-recoverable costs 211 293
Passingrents 210.3 2148
Net initial yield B/A 5.8% 5.6%
‘Topped-up’ netinitialyield C/A 6.0% 5.8%
a Includes 100% of Ttalik, 75% of which is part of trading properties.
b Purchasers’ costs equateto 6.7% (2021: 7.0%) of the value of the campleted investment partfolio.
c Weighted average remaining rent-free period is 0.7 years (2021: 0.6 years).
Capital expenditure
Table 11
2022 2021
. B _(Restated)
Propor- Propor-
Share of ticnally Share of tionaly
Reported Property consoli- Reported Property consoli-
Group interests dated Groun Interests dated
Proportionally consolidated Note £m £m £m £m £m £m
Develapments 5 10 15 49 2 51
Capitalexpenditure —creating area 14 - 14 11 - 11
Capital expenditure — no additional area 3 24 27 5 14 19
Tenantincentives . T 16 1 17 2 4 6
Total T 38 38 35 73 67 20 87
Conversion from accruals to cash basis @ 5 3 - 0 10
Totalon cash basis t 36 40 76 67 30 97

1 2021 figures have been restated to refiect the IFRIC Decision on Concessions with further information provided ir notes 18 and 6 to the financial statements.
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Note 2 tothe financial statements shows the Group’s proportionally consolidated income statement. The Group's proportionally consolidated balance
sheetand net debt are shown in Tables 12 and 13 respectively. As explained in note 3 tothe financial statements, the Group’s interestin Value Retailis not

proportionally consolidated as itis not under the Group’s management.

Balance sheet
Table12 2022 2021
Propor- Propor-
Share of tionally Share of tionally
Reported Property consoli- Reported Property consoli-
Group interests dated Group interests dated
Note £m £fm £m £m £m £m
Non-current assets
Investment properties 1,461.0 1,722.9 3,183.9 1,561.4 1,813.9 3,375.3
Interests in leasehold prope Hes 34.0 15.4 49.4 329 15.4 48.3
Right-of-use assets 9.5 - 9.5 3.8 - 3.8
Plantand equipment 1.4 - 14 14 - 1.4
Investment in joint ventures 1,342.4 (1,342.4) - 1,451.8 (1,451.8) —
Investment in associates 1,297.1 (107.7) 1,189.4 1,247.0 (106.2) 1,£40.8
Otherinvestments 9.8 - 9.8 9.5 — 2.5
Trade and other receivahles 3.2 5.0 8.2 19.5 29 224
Derivative financialinstruments 7.0 6.3 13.3 18.6 - 18.6
Restricted monetary assets 21.4 - 21.4 214 - 21.4
4,186.8 2995 4,486.3 4,367.3 274.2 4641.5
Current assets
Trading properties 36.2 - 36.2 34.3 - 343
Trade and other receivables 85.9 43.4 129.3 84.8 323 117.1
Derivative financial instruments 0.1 - 0.1 7.3 - 7.3
Restricted monetary assets 8.6 21.0 29.6 337 309 64.6
Cashandcash equivalents 218.8 117.7 336.5 3151 1347 449.8
o 349.6 182.1 531.7 4752 197.9 673.1
Assets held forsale - - - - 71.4 - 714
349.6 182.1 5317 546.6 197.9 7445
Total assets 4,536.4 481.6 5,018.0 49139 47271 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 instruments (16.1) - (16.1) - - -
(185.1) (193.2) (378.3) (180.0) {155.4} (335.4)
Non-current liabilities
Trade and other 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) (652.2)
Loans (1,646.4) (265.5) (1,911.9) (1.834.8) (295.0) (2,129.8)
Deferredtax (0.4) {0.1) (0.5) (0.4) (0.1) (0.5)
Derivative financialinstruments (23.7) - {23.7) (59.7) (1.6) (61.3)
N (1,764.9)  (288.4) (2,053.3) (1.987.9) (316.7) (2304.6)
Total liabilities (1,950.0)  (481.6) (2,431.6) (2,167.9)  (4721) (2,640.0
Netassets o 2,586.4 - 2,586.4 2,746.0 - 2.746.0
EFPRA adjustments —excluding Value Retail 108 (4.8) (1.0)
—Value Retall 108 52.1 ~ 95.2
47.3 S4.2
Non-controlling interests - 0.1
EPRANTA 2,633.7 2,840.1

1 2021figures have been restated to reflect the IFRIC Decision on Deposits where further informationis provided in nate 1B tothe financial staternents and for the
Reported Group innote 16to the financial statements. For Share of Property interests, £15.0mwas reclassified from restricted manetary assets to cash and cash

equivalents.
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BALANCE SHEET INFORMATION continued

Net debt
Tahle 13
2022 2021
Share of Share of
Reported Property Reported Property
Group Tnterests Total Group Interests Total
Proportionally consclidated £m £m £m £m £m £m
Cash and cash equivalents T,.8,b 2188 117.7 336.5 319.7 134.7 454.4
Loans C {1,646.4) (391.6) (2,038.0) (1.834.8) (374.3) (22091
Fair value of currency swaps (30.6) - (30.6) (44.1) - (441}
Net debt t (1,458.2) (273.9) (1,732.1) (1,559.2) (239.6) (1,798.8)

T 2021figures have beenrestated toreflect theissuance duringthe year af the IFRIC Decision on Deposits with further information provided innate 1B to the
financial statements and for the Reported Group innote 16 tothe financial statements. Share of Property interestsis as described in Table 12,
a Cashand cash equivalentsin 2021 included £4.6mrelating to assets heid forsale.

Cash and cash equivalents for Share of Property interests includes £10.0m {2021: £15.0m} inrespect of cash held by managing agents and cash heldin a float
account forsecured lenders, which was 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 beenrestated.

¢ Loansfor 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).

o

Movement in het debt

Table 14

2022 2021
Proportionally consolidated £m £m
Opening net debt 1t  {1,798.8) (2.2154)
Profit from operating activities 1 129.3 1225
Decrease in receivables and restricted monetary assets 1 27.5 396
Increase/(decrease) in payables 8.2 (37.00
Adjustment for non-cash items T 0.7 (5.5)
Cash generated from operations 1 165.7 119.6
Interestreceived 16.8 190
Interest paid (73.5) (108.3)
Redemption premiums and fees frem early repayment of debt - (19.8)
Debtand loan facility issuance and extension fees (2.8) -
Bond issue costs - (5.2)
Premiums on hedging activities (3.9) (20.8)
Tax repaid/(paid) 0.1 (2.2)
Cash flows from operating activities T 102.4 (17.7)
Capital expenditure (76.3) {97.1)
Sale of properties 1919 42572
Cash flows from investing activities 115.6 3281
Share issue expenses (0.5) {2.2)
Purchase ofown shares 6.7 (3.8)
Proceeds from awards of own shares 0.1 01
Equity dividends paid {13.2) (249
Cash flows from financing activities (20.3) (308
Exchange translation mavement {131.0) 137.0
Closing netdebt t  {1,732.1) (1,798.8)

T 2021 figures have been restated to reflect the IFRIC Decision on Deposits with fusther information provided in note 1B to the financial statements.
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Table 15
2022 2021
NTA per NTA per
NTA share NTA share
£m pence £m pence
EPRANTA at 1 January 2,840.1 643 33169 81.8
Scrip dividend dilution in NTA per share in the year - (7.5) - - (67)
EPRANTA at 1 January rebased to reflect scrip dividends in the year A 2,840.1 56.8 3,316.9 75.1
EFRANTA at 31 December o 2,633.7 52,7 2,840.1 643
Movement in NTA (206.4) (4.1) (476.8) (10.8)
Cashdividendsintheyear 13.2 03 130 03
B (193.2) (3.8) (463.8) (10.5)
Total accounting return B/A (6.8)% (14.00%
FINANCING METRICS
Netdebt: EBITDA
Table 16
2022 2021
Proportionally consclidated Note £m £m
Adjusted operating profit T 1 2 159.4 138.9
Amgrtisation of tenantincentives and other iterns within net rentalinceme T (0.1) {12.1}
Share-based remuneration 3.0 3.3
Depreciation - o 4.1 4.4
EBITDA —rolling 12 month basis A T 166.4 134.5
Netdebt B t Table 13 1,732.1 1,798.8
Netdebt: EBITDA B/A T 10.4% 13.4x%

1t 2021 figures have been restated to reflect the IFRIC Decision on Concessions where further informationis provided in notes 18 and 6 to the financial statements

andthe IFRIC Decision on Depasits with further information provided in note 1B to the hnancial staternents,

Interestcover
Table17
2022 2021
Propertionally consolidated MNote £m £m
Adjusted netrentalincome 1 2 174.8 1-'}’"21 4
Less net rentalincome in associates: Nicetoile (2021 only) and Italle Deux 1 14D 4.9 (4.7)
o o A T 1704 1697
Adjusted net finance costs 2 54.0 71.8
Less interest on lease obligations and pensions (2.6) 3.2)
Add capitalised interest 7 1.2 53
e B 526 739
Interest cover AlB T 3.24x 2.30x

T 2021 figures have been restated ta reflect the IFRIC Decision on Concessions with further information provided in notes 18 and 6 to the financial statements and

the ITRIC Decision on Deposits where further information is provided in note 18 to the financial statements.
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FINANCING METRICS continued

Loan to value
Table18

2022 2021
Proportionally consolidated Note £m £m
Netdebt—‘Loan’ A 1 Table 13 1,732.1 1,-'798@
Managed property portfolio B 3B 3,220.1 3,478.7
Investmentin Value Retail 14E 1,189.4 1,140.8
“Value’ C 4,409.5 4,619.0
Loan to value — Headline A/C T 39.3% 38.9%
Net debt - value Retail D Table 21 674.9 680.3
Property portfolio —Value Retail E Table21 1,887.0 18935
Loan to value — Full propertional consolidation of Value Retail (A+D)/(B+E) T 47.1% = 461%
Net payables —Managed Portfolio 160.3 176.6
Net payables - Value Retail 14.2 13.0
Net payables - Group o . F N 174.5 189.6
Loan to value - EPRA (A+D+F)/(B+E) T 50.5% 50.1%

1 2021 figures have been restated to reflect the IFRIC Decision on Deposits with further information provided in note 108 to the financial statements.

Gearing
Table 19

2022 2021
Proportionally consolidated Note Em £m
Net debt T Tble1s 1,7321 17988
Add:
—Unamortised borrowing costs 15.9 18.9
—Cash held withininvestments in associates: Italie Deux 6.8 6.0
Net debt for gearing A T 1,754.8 18237
Equity shareholders’ funds — Consolidated net tangible worth B 2,586.4 2,7459
Gearing A/B t 67.8% 66.4%

T 2021 figures have beentestated toreflect the IFRIC Decision on Deposits with further information provided in note 1B to the hinancial statements.
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Unencuntbered asset ratio

Tahle 20

2022 2021
Proportionally consolidated Note £m £m
Managed property portfolio 3B 3,220.1 3,478.7
Adjustments:
- Properties held in associates: [talie Deux (102.9) (201.7)
—Encumbered assets * (651.0) (651.9)
Total unencumbered assets A 2,466.2 27251
Net debt - proportionally consolidated T Table 13 1,732.1 1,798.8
Adjustrnents:
—Cashheldwithin investmenis in associates: Italie Deux 6.8 6.0
—Cashheld within investments in encumbered joint ventures T 50.8 34.0
—Unamortised borrowing costs — Group Table 1% 15.9 18.9
—Encumbered debt * {(392.3) ) (375.7)
Totalunsecured debt B 1 1,413.3 14820
Unencumbered asset ratio AB T 1.74x 1.84x%

1t 2021 tigures have heenrestated to reflect the IFRIC Decision on Deposits with further infarmation provided in note 1B to the financial statements,
* Encumbered assets and debt relate to Dundrum, Highcross and O'Parinor.

GROUPSHAREIN VALUE RETAIL

Table 21

2022 2021
Income statement £m £m
Gross rental income 1480 = 966
Netrentalincome 101.3 667
Revaluation losses on properties (60.7) {(12.0)
Operating (loss)/profit (7.4 209
{Loss)/profit for the year (5.3) 20.0
Adjusted earnings 27.4 15.9
Balance sheet
Investment properties 1,887.0 1,893.5
Total assets 2,257 20634
Net debt (674.9) (680.3)
EPRANTA 1,241.4 1,236.0

Groupshare

Investment in associates: Value Retait 1,189.4 1.140.8
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KEY PROPERTIES
Key property listing
Table 22
Accounting
classification

where not No.of Passingrent
Managed portfolio Location wholly-owned Ownership Area, m? tenants £m
Flagship destinations
UK
Brent Cross London Jointventure 41% 87,000 113 12.5
Bullring Birmingham Jointventure e 50% 98,220 151 21.0
Cahot Circus Bristol Jointventure 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 Southampton Jointventure 50% 94,700 111 - 137
France
Italie Deux Paris Associate 25% 68,100 121 6.6
Les 3 Fontaines Cergy a,b 100% 85,100 206 235
Les Terrasses du Port Marseille 100% 62,800 155 29.8
Cparinor Aulnay-sous-Bois Jointventure bc 25% 68,200 161 6.0
Ireland
Dundrum Town Centre Dublin Jointventure 50% 128,700 152 27.2
Tlac Centre Dublin Joint operation 50% 27,900 66 4.0
Pavilions Swords Jointoperation 50% 44,100 94 7.6
Developments and other (key properties)
Bristol Broacdmead Bristol Jointventure 1 50% 34,600 60 3.0
Centrale Croydon Jointventure 50% 64,300 42 2.2
Dublin Central Dublin 100% nfa n/a nja
Dundrum Phase IT Dublin Jointventure 50% n/a nfa n/a
Grand Central Birmingham Jointventure e 50% 37,600 54 a.7
Highcross Leicester Jointventure 50% 100,100 122 9.3
Eastgate leeds 100% n/a nfa nfa
Martineau Galleries Birmingham e 100% 36,000 49 2.4
Pavilions land Swords 100% nfa n/a n/a
Bishopsgate Goodsyard London Jointventure 50% nfa n/a nfa
Whitgift Croydon Jointventure 50% 96,900 82 n/a

) No. of Income

Value Retail Associate d  Ownership Area, m? tenants £m
Bicester Village " Bicester 50% 28,000 160 69.8
La Roca Village Barcelona 41% 25,900 146 21.7
Las Rozas Village Madrid 38% 16,500 99 13.4
La Vallée 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
Wertheim Village Frankfurt 45% 20,900 115 10.3
Ingolstadt Village Munich 15% 21,000 112 3.7
Kildare Village Dublin 41% 21,600 113 10.9

a Les 3 Fontaines, Cergy includes the new extension which was reclassified f-o~ Developments and other to Flagship destinations uponopening in March 2022,
b Held underco-ownership. Figures reflect Hammerson's ownership interests

c Inaddition, asmall proportion s whaolly owned.

d Incamerepresents annualised base and turnover rent at Mammerson's ownership share.

e Collectively known as the Birmingham Estate.

f Collectively known as the Bristol Estate.
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2018

£m £m £m £m £m
Income statement— Proportionally consolidated a o
Revenue T 275.0 3222 368.2 457.8 506.4
Gross rentalincome T 2162 2504 2882 3610 3988
Net rentalincome + 177.2 182.5 148.5 308.5 3475
Profitfrom operating activities T 129.3 1225 104.4 260.2 3028
Other net losses including revaluation and impairments t (222.1) (466.2) (1,598.86) (1,197.9) (517.9)
Share of results of joint venturas - - (20.7) 34.3 24.6
Share of results of asscciates (5.3) 20.0 (135.8) 2106 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)
Taxcharge (0.5) {1.8) (0.6) 22 @9
Loss after tax (164.2) (4291) (1,734.9) (781.2) (268.5)
Adjusted earnings T 104.9 65.5 27.4 214.0 240.3
Balance sheet — Froportionally consolidated
Investment and development properties 3,183.9 3,3753 4,413.8 5,667.7 7,479.5
Investment injoint ventures - - - 379.0 326.3
Investmentin associates 1,189.4 1,1408 11541 1,3553 1,211.1
Cashand cashequivalents i 336.5 4498 521.7 1231 1321
Borrowings b (2,068.6) (2,253.2) (2,7743.0) (2,939.9) (35081
Other assets t 299.0 404.5 3200 2501 250.7
Other liabilities (353.8) (371.2) {457.7) {458.3) (459.0)
Netassets 2,586.4 2,746.0 3,208.9 4,377.0 5432.6
Movement in net debt - Proportionally consolidated
Openingnet debt 1 (1,798.8) (2,215.4) (2,8168) (3,376.0) (3.462.2)
Cash generated from operations T 165.7 119.6 453 260.7 300.9
Cash generated from operating activities T 102.4 {17.7) (40.9) 194.1 200.0
Cash generated from investing activities 115.6 3281 2323 3915 2720
Cash generated from financing activities (20.3) (30.8} 518.3 (202.0) {348.7)
Foreign exchange (131.0) 137.0 (108.3) 175.6 (37.1)
Closing net debt T (47321 (1,7988) {2,2154) {28168 (3,376.0)
Per share data c
Basic loss per share {3.3)p (8.7p (62.4p (46.6)p (15.6)p
Adjusted earnings per share T 2.1p 1.3p 1.3p 12.8p 14.0p
Dividend per share - cash basis 0.2p 0.4p 0.4p 51p 11.8p
Net tangible asset value (NTA) per share d 53p 64p 82p 116p 148p

T 2021 and 2020 income statement figures have been restated to reflect the IFRIC Decision on Concessions with further information provided in note 1B and for
2021, note 6tothe financial statements. Balance sheet figures for 2018 to 2021 have been restated to reflect the IFRIC Decision on Deposits with fur ther

information pravided in nate 1B to the financial statements.
a Incomestatement for 2021 and 2020 includes discontinued operations.

b Borrowings comprise loans and currency swaps.

¢ Comparative pershare data has been restated following the rights issue in September 2020, Earnings per share metrics for 2021 and 2020 have been restated

inrespectofthe borus element of scrip dividends.

d 2018 isshown onanet asset value (NAV) per share basis with subsequent years being onan NTA basis following the replacement of EPRANAVY by EPRANTA

as the key net tangible asset per share metric.
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Registered office and principal UK address
Harmmerson plc

Marble Arch House

66 Seymour Street

London W1H 5BX

Registered in England No. 360632
+44(0)20 78871000

Principal addressinFrance
Hammerson France SAS

36 Rue de Chateaudun

Paris 75009

+33(0)156 693000

Principal address in the Republic of Ireland
Harmmerson Group Management Limited
Building 10, Pembroke District

Dundrum Town Centre, Dundrum

Bublin D16 AGP2

Advisers
Valuers CBRE Limited
Cushman and Wakefield LLP
Jones Lang LaSalle Limited
Auditor PricewaterhouseCoopers LLP

Joint Brokers and
Financial Advisers

Barclays Bank ple
Morgan Stanley & Co. International plc

Financial Adviser Lazard Ltd

Primary and secondary listings

The Cornpany has its primary listing on the London Stock Exchange and
secondary inward listings on the Johannesburg Stock Exchange and on
Euronext Dublin. Our secondary listing equity sponsors are Investec Bank
Limited inrespect of the Johannesburg Stock Exchange and Goodbody
Stockbrokers UC inrespect of the Euronext Dublin listing,

Shareholder administration

For assistance with queries about the administration of shareholdings,
such as lost share certificates, change of address, change of ownership or
dividend payments, please contact the relevant Registrar or Transfer
Secretaries.

UK Registrar

Link Group

10th Floor, Central Square
29 Wellington Street
Leeds 51 ADL

shareholderenguiries@linkgroup.co.uk
www . signalshares.com
+44(0)371 664 0300

Calls are charged at the standard geographic rate and will vary by provider.
Calls outside the UK will be charged at the applicable imterrational rate.
Lines are open between 9:00 am to 5:30 pm, Monday to Friday excluding
public holidays in England and wales.
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South African Transfer Secretaries

Computershare Investor Services Proprietary Limited
Rosebank Towers

15 Biermann Avenue

Rosebank 2196

South Africa

or

Private Bag X9000

Saxonwold 2132

South Africa

0861100 933 {local in Scuth Africa)
web.gueries@computershare.co.za

Annual General Meeting

The Annual General Meeting will be held at 9:00 arm (UK time} on 4 May
2023, Details of the Annual General Meeting and the resolutions te be voted
upon can be foundin the Notice of Meeting which is available on our website
atwww.hammerson.com.

Payment of dividends

UK shareholders who donot currently have their dividends paid directto
abank or building society account and who wish to do so, should complete
amandate instruction available from the Registrar or register theirmandate
at www.signalshares.com. Shareholders outside the UK may be able to have
dividends in excass of £10 paid into their bank account directlyin their local
currency viathe Link Group international payments service. Details and
terms and conditions may be viewed at ww2 linkgroup.eu/ips.

ShareGift

Sharehoclders with a small number of shares, the value of which makes it
uneconomic to sell them, may wish to consider donating them to charity
through ShareGift, aregistered charity {registered charityno: 1052686).
Further information about ShareGift is available at www.sharegift.org, by
email at help@sharegift.org, by calling on +44 (0)207 9303737 or by
writing to ShareGift, PO Box 72253, London, SW1P SLQ. To donate shares,
please contact ShareGift.

Strate Charity Shares

South African shareholders forwhomthe cost of selling their shares would
excead the market value of such shares may wish to consider donating
them to charity. An independent non-profit organisation called Strate
Charity Shares has been established to administer this process. For further
details or donations contact the Strate Charity Shares’ toll-free helpline on
0800 202 363 (if calling from South Africa) or +27 118708207 (ifcalling
from outside South Africa), email charityshares@computershare.co.za,
orvisit www.strate.co.za.



Shareholder security

Share fraud includes scams where fraudsters cold-call investors offering
them overpriced, worthless or non-existent shares, or offerto buy shares
owned by investors at aninftated price. We advise shareholders to be
vigilant of unsclicited mail or telephone calls regarding buying or selling
shares. For more information visit www fca.org.uk/scams orcall the FCA
Consunie 1 elplingun+d(0)B00 L11 5108, 1hisis aTreephone number
fromthe UK. Lines are epen Monday to Friday, 8:00 am to 6:00 pm and
Saturday, 9:00amto 1:00 pm.

Unsolicited mail

Hammerson s obliged by law to make its share register available on request
to other organisations. This may result in sharehelders receiving unsolicited
mail. Tolimit the receipt of unsolicited mail, UK shareholders may register
with the Mailing Preference Service, anindependent organisation whose
services are free, by visiting www.mpsonline.org.uk. Once ashareholder’s
name and address details have been regjstered, the Mailing Preference
Service will advise companies and other bodies that subscribe to the service
notte send unsolicited mail to the address registerad.

UK Real! Estate Investment Trust (REIT) taxation

As a UK REIT, Hammerson plc is exempt from corporation tax on rental
income and gains on UKinvestment praperties but is required to pay
Property Income Distributions (PIDs). UK shareholders will be taxed an
PIDs received at therr fullmarginaltax rates. AREIT may in addition pay
normal dividends.

For most shareholders, 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 ISAs, PEPs and Child
Trust Funds. Further information on UK REITs is available on the Company’s
website, including aform to be used by sharehalders to certify if they qualify
tareceive PIDs without withholding tax.

PIDs paid to overseas shareholders are subject to withholding tax at 20%.
South African shareholders may apply to His Majesty’s Revenue and
Customs after payment ofa PID for arefund of the difference between the
20% withholding tax and the prevailing Uk /South African double tax treaty
rate. Other overseas sharehelders may be eligible to apply for similar
refunds of UK withholding tax under the terms of the relevant tax treaties.

Normal dividends paid to overseas shareholders are paid gross but may
be subject to taxation in the shareholder's country of residence. For South
Africanshareholders, dividends tax at 20% will be withheld and paid over
tothe South African Revenue Service on the shareholders’ behalf. Certain
sharehalders, including South African tax resident companies, retirement
funds and approved public benefit organisations, are exemptfrom
dividends tax but it is the 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 of these
assumptions, risks and uncertainties relate to facters that are beyond the
Group's control and which could cause actual results to differ materially
trom any expected tuture events orresults 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 required by
applicable laws, regulations or accounting standards, the Group dogs not
undertake any obligation to update or revise any forward looking
statements, whether as a result of new information, future developments
or otherwise. Accordingly, no assurance can be given that any particular
expectation will be met and reliance should not be placed on any forward
tooking statement. Nothingin this Annual Report should be regarcdedas
aprofitestimate or forecast.
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Adjusted earnings

Reported amounts excluding certain items in accordance with EPRA guidelines and alse certain cashand

non-cash items which the Directors believe are not reflective of the normal day-to-day operating activities of
the Group.

AnnualIncentive Plan (AIP)

Annual bonus plan forallemployees, including Executive Directors

Average cost of debt or weighted
average interestrate (WAIR)

The cost of finance expressed as a percentage of the weighted average debt during the pericd.

Borrowings The aggregate of loans and currency swaps but excluding the fair value of the interest rate swaps, as the fair value
crystallises over the life of the instruments rather than at maturity.
BREEAM An environmental rating assessed under the Building Research Establishment’s Environmentat

Assessment Method,

Capitalreturn

The change in property value durning the peried after taking account of capital expenditure, calculated on
amonthly time-weighted and constant currency basis,

Cost ratio (or EPRA cost ratio)

Total operating costs {being property oUtgoings, gross administration costs less property fee income and
management fees receivable) as a percentage of gross rental income, afterrents payable. Both property
outgoings and gross rental income are adjusted for costs associated with inclusive leases.

Compulsory Voluntary
Arrangement (CVA)

Alegally binding agreement with creditors to restructure liabilities, including future lease liahilities.

Deferred Bonus Share Scheme

(DBSS)

The deferred element of the AIF, payable in shares, two years after the awards date.

Dividend cover

Adjusted earnings per share divided by dividend per share.

EBITDA

Earnings before interest, tax, depreciation and amortisation.

EPRA

comparability and relevance of the published results of listed real estate companies in Europe.

The European Public Real Estate Association, a real estate industry body, of which the Company is a member,
I his organisation hasissued Best Practice Recommendations with the intention of improving the transparency,

Equivalentyield (true and
nominal)

The capitalisation rate applied to future cash flows to calculate the gross property value. The cash flows reflect

future rents resulting from lettings, lease renewals and rent reviews based on current ERVs. The true equivalent

yield (TEY) assumes rents are received quarterly in advance, while the nominal equivalent yield (NEY) assurnes

rents are received annually in arrears. These yields are determined by the 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 Using environmental, social and governance factors to evaluate companies and countries on how far advanced
they are with sustainability.

F&B Food and beverage.

Gearing Net debt expressed as a percentage of equity shareholders’ funds calculated as perthe covenant definition in the

Group's unsecured bank loans and facilities and private placements.

Gross property value or Gross

asset value (GAV)

Property value before deduction of purchasers’ costs, as provided by the Group's external valuers.

Gross rental income (GRI}

Income from teases, car parks and commercialisation, afteramortising lease incentives. |

Headlinerent

The annual rental incormne derived from a lease, including base and turnover rent but after rent-free periods.

Inclusive lease

Alease, often for ashort pericd, under which the rentincludes costs such as service charge, rates and utilities.
Instead, the landlord incurs these costs as part of the overallcommercial arrangement.

Incomereturn

Income derived from property taken as a percentage of the property value on a time-weighted and constant
currency basis after taking account of capital expenditure.

Initialyield {or Net initial yield

(NIY))

Annual cash rents receivabile (net of head rents and the cost of vacancy, and, inthe case of France, net ofan
allowance for costs of approximately 5%, primarily for management fees), as a percentage of gross property
value, as provided by the Group's external valuers. Rents receivable following the expiry cfrent-free periods are
notincluded. Rent reviews are assumed to have been settled at the contractual review date at ERV.
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Interest cover

Adjusted net rentalincome excluding associates, divided by Adjusted nat finance costs before capitalised
interest and interest charges on lease obligations and pensions,

Interest rate or currency swap
(or derivatives)

Anagreement with another party to exchange an interest or currency rate obligation for a pre-determined period.

Jointventure and assutialy
management fees

Fees Cliatged o jointventures and associates for accounting, secretarial, asset and developrment

management services.

Leasing

Leasing vs Passing rent

Comprises new lettings and renewats.

Acomparison of Headline rent from new leases and renewals to the Passing rent at the most recent balance
sheet date.

Like-for-like (LFL) NRI

The percentage change innet rental income for flagship properties owned throughout both current and prior
periods, calculated on aconstant currency basis. Properties undergoing a significant extension project are
excluded from this calculation during the period of the works. Forinterim reporting perieds properties sold
between the balance sheet date and the date of the announcement are also excluded from this metric.

Loan tovalue (LTV) Net debt expressed as a percentage of property portfolio value. The Group has three measures of LTV: Headline,
which includes the Group’s investment in Value Retail; Full proportional consolidation of Value Retail (FPC),
which incorporates the Group’s share of Value Retail's net debt and property values; and EPRA, whichincludes
an adjustment for net payables.

MSCI Property market benchmark indices produced by Morgan Stanley Capital International,

Net effectiverent (NER) Annualrent froma unit calculated by taking the total rent payable overthe term of the lease to the earliest
termination date and deducting all tenant incentives.

Net rentalincome (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 gocdwill balances.

Occupancy rate The ERV of the areain a property or portfolio, excluding developments, which is let, expressed as a percentage

of the total ERV, excluding the ERV for car parks, of that property or portfolio.

Occupational costratio (OCR)

The proportion of retailer’s sales compared with the total cost of occupation, including rent, local taxes
{i.e. businessrates) and service charge. Calculated excluding department stores.

Over-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 annual rental income receivable froman investment property after rent-free periods, head rents, car park
costs and commercialisation costs. This may be more or less than the ERV (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.

Principallease

Property fee income

Alease signed with atenant with a secure term of greaterthan one year.

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, thata UK REIT is required to pay from its tax-exempt property
rertal business and which is taxable for UK-resident shareholders at their marginal tax rate.

Property interests (Share of)

The Group's non-wholly owned properties which management preportionally consolidate when reviewing the
performance of the business. These exclude Value Retailwhichis not proportionally consolidated.

Property outgoings

Proportional consolidation

The direct operational costs and expenses incurred by the landlord relating to property ownership and
management. This typically comprises void costs, net service charge expenses, letting related costs, marketing
expenditure, repairs and maintenance, tenantincentive impairment, bad debt expense relating to items
recognised inthe income statement and other direct irrecoverable property expenses. These costs are included
within the Group’s calculation of like-for-like NRI and the cost ratio.

The aggregation of the financial results of the Reported Group and the Group’s Share of Property interests under
management (i.e. excluding Value Retail} as setout in note 2.

QIAIF

Qualifying Investor Alternative Investment Fund. Aregulated tax regime in the Republic of Ireland 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 for the relevant period.

REIT Real Estate Investment Trust. Atax regime which in the UK exempts participants from corporation tax both on UK
rental income and gains arising on UK investment property sales, subject to certain reguirements.

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 toreport deaths, injuries, diseases and ‘dangerous occurrences’ at work,
including near misses, under the Reporting of Injuries, Diseases and Dangerous Occurrences Regulations 2013,

Scope 1 emissions

Directemissions from owned or controlled sources.

Scope 2 emissions

Scope 3 emissions

Indirectemissions from the generation of purchased energy.

Allingirect emissions (notincluded in Scope 2) that cccur inthe value chain of the reporting company, including
both upstream and downstream gmissions.

SAICA South African Institute of Chartered Accountants.

SIIC Sociétés d’ Investissements Immicbiliers Cétées. Ataxregime in France which exempts participants from the
French tax on property income and gains subject to certain requirerments,

SONIA

Sterling Overnight Index Average.

Task Force on Climate-related
Financial Disclosures {TCFD)

An organisation established with the goal of developing a set of voluntary climate-related financial risk
disclosures to be adopted by companies to informinvestors and the public about the risks they face relating
io climate change.

Temporary lease

Tenant restructuring

Alease with a period of one year or less, measured to the earlier of lease expiry or tenant break.

CVAs and administrations.

Totalaccounting return (TAR)

The growth in EPRANTA per share 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 a development or other major project, including capitalised interest.

Total property return (TPR)
{or total return)

NRI, excluding the change in provision for amounts not yet recognised in the income statement, and capital
growth expressed as a percentage of the opening book value of property adjusted for capital expenditure,
calculated onamonthly time-weighted and constant currency basis.

Total shareholderreturn (TSR)

Transitionalrisk

Dividends and capital growth in a Company's share price, expressed as a percentage of the share price at the
beginning of the period.

Business risk posed by regulatery and policy changes implemented to tackle climate change.

Turnover rent Rentalincome whichis linked toan occupier’s revenues.

Vacancy rate The ERV ofthe areaina property, or portfolio, excluding developments, whichis currently available for letting,
expressed as a percentage of the ERY of that property or portfolic.

WAULB/WAULT Weighted Average Unexpired Lease to Break/Term.

Yieldon cost

Passing rents expressed as a percentage of the total development cost of a property.
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