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Building on our
competitive advantages
First to opportunities,

in shape to act

Three years ago we set out our strategy to
create sustainable value - focusing on areas
where we have a genuine competitive
advantage, underpinned by the strength of our
balance sheet. Since then, we have sold mature
Londeon offices and made acquisitions that
bring value, cppertunity and long-term growth.
And we've restructured our business to bring

us closer to our customers and better able to
take cdvantage of the changes on the horizon.

High-quality offices, in the right locaticns,
continue to attract new businesses and

talent; the future of major retail destinations

is more positive than many people thought
three years ago; and there remains a structural
need to remodel city centres in a sustainable
way. With flexibility on the timing of any

future capital commitments, we are ready

to seize the opportunities this new market
environment presents.

But our strategy is about more than buildings.
It's built on a vision and commitment to

shape successful and sustainable urban places
where our customers can achieve their goals
and our communities can realise their potential.
With the quality of our portfolio, expertise

of our people and strength of our customer
relaticnships underpinning cur business, this
strategy is the right one and we are well
positioned to continue to pursue it.
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Qur areas of focus

Valuation

£6.2bn

Central
London

— Read mcre on page 17

Valuation

£1 .9bn
Retail

—- Read more cn page 18

aluation

\./‘Zlo.abn

Mixed-use

urban

— Read more on page 19
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Who we are

e We are one of the leading
real estate companies in
the UK. We create places
that make a lasting positive
contribution to our
communities and our planet.
We bring people together,
forming connections with
each other and the spaces
we create.

Qur purpose

o Sustainable places.
Connecting communities.
Realising potential. Three
principles to live by, they
articulate whot we want
to achieve, and the benefits
and experiences we will
create for our stakehoiders,

now and in the future.

Our performance

VALUATION
1 2023 ~ £10.2bn
2022 £1£C)bﬂ

EPRA EARNINGS

2023 £393m ‘

2022 £355m |

DIVIDEND PER SHARE

2023 o 38.6p ‘

2022 L EM
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Chairman’s statement

“It has been a year of
activity and progress
against objectives,
despite the backdrop of
d challenging market as
interest rates have risen.’

Cressido fogg
Chairmon

r

Strategic Report

This is our third year executing
on o clear strategy for the
business under Mark and

his team.

Progressing our Strategy

In Central London we have continued
developing best-in-class assets, while
recycling capital where appropriate.

During the year we sold 21 Moorfields, EC2,

a complex developrment nearing completion
that shewcased Landsec’s deep developrment
expertise during the life of the project. We
also sold One New Street Square, a recent
development as part of a larger estate,

let on a long leose to Deloitte. These two
significant sales in the City reduce our overall
exposure to this sub-market, and re-balance
our portfolio towards London's West End
and a pertfolio increasingly focused on

the best quality spoce. We have several
developments ongeoing in the rest of London
and are seeing healthy demand for flexible
ond environmentally friendly space amongst
a wide range of customers.

We have also continued to strengthen our
retail portfolio, signing exciting new lettings
in our major retail destinations and acquiring
the outstanding 50% of St David's centre

in Cardiff that we did nat already own. We
continue to focus on investing as appropriate
in our leading retail destinations, which
post-pandernic have recovered well, proving
that consumers value the experience of the
best physical retail.

We have made progress on some exciting
mixed-use oppertunities as well, and our
t2am has shown creativity and resilierce
unlocking sorme complex opportunities in
London ond Manchester. For exarmple we
obtained planning consent for cur 1,800
hormes masterplon at a site an the Finchley
Road previously used for retail.

Managing returns

While our strategy haos remained clear and
appropriate, the external macroeconomic
environment over the last year has been
difficult in the UK. Rising inflation and
interest rutes have created headwinds for
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business, and rising yields have driven
down valuations, with a knock on impact
on share prices. As a business we have
re-focused on the levers within our control
as we awdit more stable conditions.

The Board and management are always
focused on disciplined capital allocation,
and managing the balance sheet
effectively, Against a backdrop of rising
interest rates and reducing values, our
proactive approach to disposals means
that cur loan to value rotio has nenetheless
fallen and stands at a sustainable 31.7%.
We were pleased with the issue of our
innovative Green bond in March as part

of our ongoing bond issuance programme.

A key part of our strategy is to provide
shareholders with a predictable dividend
each year, underpinned by high-quality
earnings across our portfolio. The Board
is focused on the resilience of underlying
earnings, and factors in incorme
considerations when approving sales or
investments. The organisational review
undertaken this year should generate
efficiencies to offset inflation in the near
term. We appreciate that for most of
our shareholders our dividends are an
impertant attraction, especially when
capital returns are volatile.

Our organisation and culture

Since Mark joined the business we have
been focused on ensuring that Landsec is
fit for the future, especially in light of the
upheavals in cur market caused by the
pandemic and macreeconcmic change.
Over the lost year the structure of the
organisation has been re-aligred to our
future strategy, becoming flatter and
more streamlined. We have added external
customer facing, data and technology
skills to our senior team, and we now have
a clear rcadmap fer digital transformation.
While we have been sad to see some
long-term colleagues leave as part of this
project, we are very positive about the
impact on our cuiture and efficiency that
these changes are bringing. We continue
to be committed to making Landsec's
workforce truly reflective of the diverse
customers and comrnunities that we serve
see pages 35-38.

Qur sustainability agenda

We continue to be proud of cur sector-
leading position on sustainability issues, but
are not complacent with the level of change
and investrment that will be needed to make
our existing assets more envircnmentally
friendly. We are also driving necessary

innovation in our developrments and have
just completed The Forge in Southwark,

our first Net Zero carbon building powered
entirely by renewable energy. Science Based
Targets are once again embedded in the ESG
UbyeClives innoanagement remuaneruticn
schemes (see page 109).

Board changes

Good governance continues to be
fundamental to the long-term success

of Landsec, and in line with governance
guidelines this will be my lost letter to you

as | hand over to my successor. It has been

a privilege to serve nine years on the Landsec
Board, five as your Chairman. We anncunced
in January that Sir lan Cheshire will succeed
me. lan has already joined the Board, and
brings deep experience as a chair and leader
to Landsec. | hope some of you will have the
opportunity to meet him around the AGM.

There have been other Board changes of
note during the year. Colette O'Shea stepped
down as CCO of the Company, following
a restructuring of the executive team.
Colette had been with Landsec for many
years and made a significant contribution
to the development and management

of cur pertfolio, in Londen in particular,
The Board is grateful for the commitment,
insight and empathy she brought, and we
wish her well for the future.

We welcomed Miles Roberts to the Board

in September. Miles is a serving CEQ, and
also brings deep experience as a NED across
several sectors. He has been o very positive
addition te the Board and Committees.

Looking forward

Qverall the Board is confident that Landsec
is well positioned relative to others in the
sector, with a clear and appropriate
strotegy and strong management team to
deliver it. | would like to thank our Landsec
colleagues for all their efforts over the year.
Going forward | wish the Company, the
Board and stakeholders all future success.

Cressida Hogg
Chairman
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Introduction to Sir lan Cheshire
On behaif of the Board | would like

to thank Cressida for her invaluable
contribution during her time on the
Baonrd rnd as Choirmmon nf | andease

The business has benefited considerably
from her experience and leadership.
Cressida’s influence and oversight have
been significant in getting us to the
strong strategic pesition we are in
teday, despite the significant challenges
faced by this business during the
pandemic and more recent
macioeconomic chalienges. |

| am excited and honoured to be taking
over as Chair at a time of cpportunity
for significant development of the
business in the coming years.

Since joining the Board in March, | have
spent time visiting Landsec locations
and meeting members of the senicr
team and getting to understand

more about the business. | am hugely
impressed with the work Mark and his
team are leading to drive the business
forwards with strategic investrmeants
and disposals, stronger custormner focus
and cperational performance and a
rmore agile culture.

I am locking forward to working with
Mark and the Board on behalf of all
of our stakeholders, to continue with
this clear strategic momentum.

Sir lan Cheshire
Non-executive Director
and Chair Designate
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Chief Executive’s statement

“Having made considerable
progress on our strategy
over the last couple of years,
Landsec is well placed to
drive long-term growth.”

Mark Alfon
Chief Executive

Strategic Report

Actively executing on our strategy.
Well positioned in a changing market.
The strategy we launched in lote 2020 was
based on two key principles of sustainable
value creation: focusing our rescurces
where we have a genuine competitive
odvantoge, ond maintaining o strong
balance sheet. Back then, interest rates
and property yields in many sectors were
at or near all-time low levels, making

asset values in these sectors look expensive,
yet since then external market conditions
have changed materially, in particular

over the lgst 12 rmomths, Despite enduring
customer demand driving rents and
occupancy higher, increasing interest rates
meant the value of our portfolic was down
7.7% for the year, as an average 50bps rise
in valuation yields offset an averall 3.6%
ERV growth.

Whereas many slowed or paused activity

in response, we have remained active,
pragrmatic and future-focused In executing
our strategy during the year. We sold £1.4bn
of London offices where our ability to add
further value was limited, bringing total
office disposals since late 2020 to £2.2bn,
with an average yield of 4.4%, on average
just 4% below book value. We selectively
invested where we saw value, for example
buying the debt secured on 5t Dovid's,
Cardiff at an implied property yield of 9.7%.
We kept to programme on new developments
by committing to early works during the
political turmoil in the autumn whilst
keeping Aexibility on ¢. £400m of future
spend, which we now expect to commit

1o shortty. And we issued g £400m Green
bond, to pro-actively extend our sector-
leading debt maturities even further.

Our areas of competitive advantage remain:
i) our high-quality portfolio; ii) the strength
of our customer relationships; and i) our
ability 1o unlock complex opportunities
through our development and asset
management expertise. Despite the change
in rmarket canditions, these strengths are
clearly reflected in our strong operational
performance during the year and we expect
these to persist going forward.
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This is supported by the strength of our
capital base. With a 31.7% LTV and net
debt/EBITDA of 7.0x at the year-end our
leverage is low; at 10.3 years our average
debt maturity is long; and we have no need
to refinance any debt until 2026. We have
also created mare optionality in our
attractive pipeline and as a result of our
strategic choices and decisive action since
late 2020, we are well placed to take
advantage of the opportunities that will
undoubtedly emerge in a new higher rate,
higher yield envirenment.

Delivering continued growth

in operational results

As people choose to spend tirne together
in inspiring places, be it to work, shop or
spend their leisure time, our customeérs
increasingly focus on the best space in the
best locations to attract the right talent
and censumers. Building on the positive
momentum our focus on growing customer
relationships has started to drive over the
past three years, we have delivered further
growth in operational results.

EPRA EPS for the year increased to 531
pence, or 50.1 pence on an underlying basis,
excluding the benefit of a £22m incregse

in surrender premiums received during the
year. Underlying EPRA EPS was up 4.4%

vs the prior year, towards the high end

of our guidance of fow to mid-single digit
percentage growth. This was supported by
growth in like-for-like net rental incorme of
6.0%, which maore than offset the impact
from our £1.4bn of disposals and our
significant deleveraging. In line with growth
in underlying earnings, our dividend for the
year is up 4.3% to 38.6 pence, reflecting @
dividend cover of 1.3 times.

Our strong leasing activity drove 3.6%
ERV growth, with positive growth across all
four segments of our portfolio, reflecting
its enduring appeal to customers. Still,

the sharp increase in bond yields over

the past 12 months put upwards pressure
on valuation yields, leaving our overall
portfeolio value down 7.7% for the year.
Notwithstanding cur strong operational
results and growth in earnings, EPRA NTA
per share therefore was down 11.9% to 936
pence, resulting in a total return on equity
of -8.3%.

Our strategy

Our strategy is focused on three areas -
Central London offices, major retail
destinations and rmixed-use urban
neighbourhoods. Each of these benefits
frorm growing demand for high-quality,
sustainable space, which continues to drive
rental growth. Whilst the proporticns of use
differ, there is increasingly more that unites
these aregs than divides them, as the lines
between where people want to work, live
and spend their leisure tirme blur. What
binds these areas together is the enduring
importance of a sense of place.

Whilst our strategic focus remains the
right cne, econemic and financial market
conditions have changed materially over
the past year. Interest rates have risen
sharply in response to higher inflation and
credit conditions are tightening, resulting
in reduced lending and increased credit
margins. It is impossible for us to predict
where interest rates will settle over time,
but taking a long-term view, it seemns clear
to us thot the ultra-low rates over the prior
decade were the aberration, not the
adjustment over the past year.
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This s important for o number of reascns.
Firstly, the strategy we set out in late 2020
was never built on a premise that low
interest rates would persist forever. Neither
are our actions now based on the hope that
markets will just “return to normal” and
interest rates come back down shorply if
we wait long enough. They might, but this
seerns unlikely to us and hope is not a
strateqgy, so we have not and will not base
our decision-making on this. Qur disposal
of £1.4bn of mature offices over the past
year is testament to this.

Secondly, and most Importantly, this
adjustrment plays directly to the strengths we
have been building since late 2020. At that
time, It was difficult for us to find value in

a world where excess liquidity and zero
interest rates meant there was invariably
somecne prepared to borrow more at
artificially low costs and pay more. However,
since last summer, property values have
been quick to adjust to the new reality of

a higher cost of capital, similar to equities
and bends. The full effect of increased
borrowing costs will likely only work its

way through the system over time, but

this should lead to attroctive opportunities
for us.

Since late 2020 our focus has been on

i} focusing our new investrment where

we have a genuine competitive advantage
that enables us to create long-term value;
i) the sale of £2.2bn of London cffices
where yields were low and we had little
opportunity to add further value; and

iii) maintaining capital discipline. As a
result, we are well placed now.

To further support this, improve scalability
and increase pace, we started a review of
our operating model a year age, with a
view of creating a more agile, efficient
culture, with less internal complexity and
more external focus. We have built, or are
on track to build, market-leading operating
platforms in each of the three arecs we
operate in. We have started to see the
benefits frorm this so despite high inflation,
we expect overhead costs for the current
year to reduce slightly vs last year.
Supplemented by engoing investment in
our systerms, we have clear visibility on the
further efficiencies this will drive over time.

Whilst part of the property market is busy
locking bockwards to deal with leverage

or refinancing issues, we have the rare
opportunity to lock forward to future
growth, Part of this will be funded by our
significant headroom and residual ¢ £1.6bn
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Chief Executive’s statement

continued

capital recycling prograrmme. However,
the extent of the eppertunity in our office
and mixed-use pipelines, and for accretive
external growth, is such that this will likely
exceed our own balance sheet capacity
over time. Capital discipline remnains our
priority, so we plan to explore opportunities
to enhance our own investment in future
growth with other sources of capital, to
accelerate our overall growth, capitalise
on the platform value we are creating,
and enhance our return on equity.

Creating value through our
competitive advantages

Our value creation remains underpinned
by our key competitive advantages: our
high-quolity pertfolio; the strength of

our customer relationships; and our
ability to unlock complex opportunities.
Customer demand continues to bifurcate,
with growing dermnand for modern,
sustainable space in those locations with
the best amenities in London and fewer,
but bigger and better stores in key locations
in retail. Supply of both is limited, which is
driving growth in rental values across our
core partfolio,

Im London, where 74% of our portfolio

is now located in the vibrant West End

and Southwark markets, up from 58%

in 2020, we completed £43m of leases,

on average 3% above ERV, with a further
£4m in solicitors’ hands, 19% ahead of ERV.
As a result, occupancy increased 110bps

10 95.9% and at 99.5% occupancy cur
West End offices are effectively full - both
substantially ahead of the wider market.
This drove 4.7% ERV growth, which is at the
high end of cur guidonce. As demand for
grade A space remains strong and supply is
low, we expect continued low to mid single
digit percent ERV growth this year.

Across our major retail destinations, wheare
we selectively expanded our presence with
cur investrments in Bluewater in late 2021
and St David's in March, we signed £27m
of new lettings, en average 8% above ERV.
This was 35% higher than the prior year
and occupancy of 94.3% was up 110bps
during the year, highlighting the value

our revitalised platferm and growing
brand refationships are starting to drive.
Despite cost of living challenges, we
continue to see few signs of any let-up

in demand for space, with £11m of lettings
in solicitors” hands 1% above ERV, up 28%
vs this tirne last year. Our portfolio saw
0.9% ERV growth last year and we expect
low to mid single digit percentage ERV
growth this year.

Our positive outlock for rental value growth
reflects the high quality of cur portfolio,

as we expect overall dermand for space will
cantinue to rationalise in both retall and
offices. We expect this will start to lead

to a growing divergence in asset pricing.
Investrment activity remains thin and so
the emerging stabilisation of values in
recent months needs to be viewed in that
context, yet we expect values for the best
assets to stabilise and return to growth well
before those where long-term structural
demand is gquestionable.

This is supplemented by our ability to
uniock cormplex opportunities, such as

the discounted purchase of the debt on

St David's from two separate lenders; the
resolution to grant planning consent we
obtained for our 1,800-homes masterplan
at Finchley Road; the deal we agreed with
our JV partners at Mayfield, which gives us
full control of the first phase of this unique
site; our success at 21 Moorfields, where our
well-timed sale crystallised £145m of profit
on cost; the 17.5-year lease extension with
one of our top-10 customers, tempararily
maoving them across cur estate whilst we
undertake net-zero upgrade works to their
existing offices; or the pre-letting of 60%
of our current London pipeline well ghead
of ERV.

Looking ahead, this also provides us with
a clear competitive advantage in terms
of future opportunities. We now have a
1.1m sq ft consented office pipeline in the
West End and Southwark, deliverable into
a window of a significant shortage of
sustainable Grade A supply, and wa could
potentially start on site with two major
mixed-use regeneration schemes later this
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year, In addition, we continue to see value
in major retail destinations, where asset
values have already repriced materially
and cur differentiated platform provides

us with the ability to drive income growth.
We also anticipate refinancing events could
potentially unearth other cpportunitiss,
such as to acquire and upgrade well-located
London offices in need of repositioning.

Driving returns

We rermain decisive in our capital allocation
decisions - focusing squarely on the future
returns we expect our investrments to
generate, rather than any historical bock
value. The £1.4bn of offices we scld during
the year are a good example of this. The
two principal assets in this had generated
an attractive 10% IRR over the period we
had held them, but our expected forward
return from the price on offer was in the
rmid-single digits. As this is below cur
return ambitions and other investment
opportunities available to us, such as those
outlined above, we decided to sell. We will
maintain this clear discipline in the future.

Overall, we now target a total return on
equity of 8-10% over time, reflecting a
combination of income returns and capital
growth driven by rental value growth and
development upside. Short-terrm market
fluctuations in valuation yields, which are
outside of cur control, mean that our return
on equity is unlikely to be exactly within this
range every individual year, as we have seen
over the past 12 months, but this return
target is what we base our medium-term
decisions on.

Within this, we are focused on growing our
high-quality earnings. Income has always
been important, but especially so when
valuations and hence NTAs reflect a greater
degree of subjectivity, given that market
evidence is thin. The fact that since last
summer, our disposals made up ¢. 40% of
all investrment activity in the City and that
there have been no transactions in major
retail destinations underlines this. We are
already in @ strong position on this, with an
attractive earnings yield at NTA of over 5%.
This has now almost fully absorbed the
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reset in retail rents over the past few years,
which has been offset by the recovery
from the pandemic and growth in London.
For the past year, this resulted in 4.4%
growth in underlying EPRA EPS - towards
the high end of aur quidance of low to mid
single digit growth for the year.

Locking forward, higher interest costs and
cost inflation are a headwind to earnings
across every sector, but this is compensated
by the strengths of our business and the
successful execution of our strategy:

our long 10.3-year debt maturity, which
provides visibility and underpins our
sustainability of earnings;

our capital recycling out of mature and
subscale assets, into developments or
acquisitions which offer greater potential
to add value and generate higher income
and total returns;

-

our growth in like-for-like income,
reflecting the strong demand for our
high-quality space, especially frorm next
year onwards once the last historically
over-rented leases in retail have reset.

For the year to March 2024, we expect
EPRA EPS ta be broadly stable vs last year's
underlying level of 50.1 pence, as we expect
the positive impact from continued strong
operational performance and like-for-like
rental growth to be more or less offset by
the fact that we have been - and in the
near term will likely remain - a net seller

of assets. This year we will also see the last
over-rented leases in retail resetting, the
start-up cost of opening three new Myo
locatians, and ongeing investment in aur
systems, which have g combined impaoct
on earnings of c¢.£10m. We therefore expect
EPRA EPS to return to growth for the year
to March 2025. As cur dividend cover is
currently at the high end of our 1.2-1.3x
range, we expect our dividend to grow by

a low single digit percentage per year over
these two years.

Delivering sustainably

Eighteen months ago we were the first UK
REIT to set out a detailed net zero transition
investment plan. We continue 1o progress
the implementation of this, as delivery of
this plan will ensure we stay chead of the
Minimurn Erergy Efficiency Standard
Regulations, which require o minimum

EPC B certification by 2030, as welt as
other regulatory requirerments. So far our
wark has been focused on optimising
building management systems and
conducting the detailed design to install air
source heat purnps in cur office buildings.

This is on track and the benefit of this in
terms of higher EPC ratings will start to
becorne visible from 2025 onwards, once
our first new air source heat pumps
become operational.

Shortly after the year-end, we also updated
our carbon reduction targets to align with
the Science Based Targets initiative’s {SBTi)
new Net-Zero Standard, as we remain
committed to reaching net zero in the long
term. We have committed te ¢ near-term
target of reducing our direct and indirect
greenhouse gas emissions by 47% by 2030
from a 2020 baseline and have committed
to reach met zero by 2040 from the same
baseline year. This target now covers
emissions from all sources, including all of
our reported scope 3 emissions such as the
emissions from our development pipeline,
supply chain and customers.

During the year, the energy intensity of our
portfolio increased marginally compared

to last year, when utilisation was lower

in the first months of the year after the
ermergence out of leckdown. Still our energy
intensity was 16.6% below pre-pandemic
levels and 33.2% below cur 2013/14 baseline,
so we remain firmly on track to reduce
energy intensity by our targeted 45% by
2030. Aside from our net zero investments,
we continue to focus on energy efficiency
measures and have expanded the
collaborative work with our largest
customers to help them identify ways

1C save energy.

Outlook

Qur strategy continues to be grounded
in our purpose; Sustainable places.
Ceonnecting communities. Realising
potential. In executing this, we continue
to be led by three things: delivering
sustainably, delivering for our customers,
and being disciplined with our capital.

We expect global economic and financial
uncertainty to remain elevated in the near
future. The transition from o decade of
ultra-loose monetary policy to a materially
higher rate environment was never going

ta be a smooth one. The reversal of decades
of globalisation and associated inflationary
pressures will also continue to affect
economic prospects, for the UK further
exacerbated by the impact of Brexit.
Positively, the political situation in the UK
has stabilised somewhat since late last year
and despite all uncertainties, our strategic
decisions since late 2020 mean we are in
great shope for any eventuality:
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» our portfolic is well-located and its
quality is high, which are decisive factors
for our customers;

* our balance sheet strength is sector-
leading, with 7.0x net debt/EBITDA and
10.3 year debt maturity;

e we have sold over £2bn of mature assets,
creating capacity to invest in higher-
return opportunities;

s we have created an ottractive and
prefitable pipeline, with flexibility on
future commitments.

Reflecting the continued strong demand
for our best-in-class space, we expect to
see low to mid single digit ERV growth in
London and majer retail destinations this
year. We plan to continue toc monetise
assets where our ability to odd further value
is limited, so taking into account that we
will likely sell more than we buy in the short
term, we expect EPRA EPS for this year to
be broadly stable at last year’s underlying
level, before returning to growth the year
after. Hoving made considerable progress
on our strategy over the last couple of
years, Landsec is well placed to drive
long-term growth and although we are
mindful of the wider economic challenges,
we are excited about the future.

Mark Allan
Chief Executive
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Market context

The Landsec property portfolio is invested in @ The UK reai estate market
s . The real estate investable market in the

num.ber of sectors within tbe UK.. We own h.|gh- UK is setimated 1o be valued ot £920bn,
quollty offices in London, SIX reglonol shopplng with assets across a wide range of sectors
centres, five retail outlet centres and a portfolio including offices, industricl, healthcare,

i L retail and residential. Rather than try to
of mixed-use urban development opportunities invest in all areas, and spread our
in London, Manchester, Glasgow and Cambridge. menagement focus too thinly, we currently

focus on three. These are: Central London
offices, Major retail destinations and
Mixed-use urban neighbourhoods - areas
where we have sources of compaetitive
advantage and expertise to be able to
e — maximise the value from our portfolio.

Market at a glance The performance of real estate is a

combination of the movement in values
£23 é m Sq ft 8 3% [~ ] and rent. Over the tast year, global political
. and economic factors, such as the war in
Ukraine and the increase in inflation and
. interest rates, have depressed property
e values as yields have increased as a result
£7’ 3 b n [ | 2 5 . 5 /() [~ | of uncertainty and higher policy rotes.

Conversely, property in general has seen

of office space in central London vacancy rate in centrol London
offices {2022: 8.4%)

of investrment transactions Online sales as @ percentage of N
in central London in 2023 all retail sales {as at March 2023) a strong eperational recovery as the
(2022: £14.56n) (March 2022: 26.3%) . effects of Covid diminish end the utilisation
- . . ; of physical space has increased.
Central London office vacant space (Source: CBRE, Landsec) Enart!
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| Major retail destinations

London is well set to continue its position
as Europe's pre-eminent global gateway
city, It has ¢ unique ecosystem that
combines a rich network of world-class
universities, renowned research centres,
innovative small businesses and global
industry players. Alongside its global reach,
London's ability to attract and retain talent
continues to be a competitive advantage,
and its reputation as a safe haven is
particularly valuable in times of turmoil.

It is clear the way people are using offices
has changed for the long term. We estimate
that changing working patterns and office
use will result in long-term demand for
office space reducing by 20%. However,
while averall dermand will be lower, we
believe the demand for the best-quality
space will remain robust. By this, we mean
modern, well-configured space in great
locations, with amenities and excellent
sustainability credentials.

The demand for flexible space continues

10 grow as both established and new
businesses are looking to occupy space
that meets today's Hexible-working needs.
Conventional space, occupied over a longer
length of lease, will still play a critical rale;
but successful property companies need to
provide a range of spaces offering different
preducts. Creating workplaces as overt
displays of a company’s culture, and places
that facilitate the benefits of coliaborating
in person, will stimulate creativity and,
ultimately, productivity. We expect this
trend to continue, alongside the growing
requirement to ensure offices meet the
minirmum credentials for sustainability by
2030. As a resuit, the divergence in the
performance and resilience of the best
space, compared with secondary spoce,

is likely to widen.

The lost 12 months have seen a significant
repricing of office values as yields have
increased as a result of higher interest rates
and weaker global economic conditions.
The occupational market continues to
perfarm well, with take-up of office space
up 6.9% and the vacancy rate reducing

10 8.3%.

The retail market has experienced a number
of significant changes in recent years
including the material increase in enline
retail and the change in censumer habits
caused by the pandernic. The current
economic environment is also a challenge,
with retailers facing higher costs due to
inflatian, and consumer disposable income
facing pressure from higher energy and
food costs, and higher interest rates.

It is clear there remains toco much physical
retail space in the UK: perhaps up to 25%
of this space will be converted to alternative
uses such as leisure or residential space.

But physical retail is not dead. The best
space is thriving. There is clear consumer
demond for shopping centres with an
attractive mix of retail, leisure and hospitality,
but all these elements must be present for
shopping centres to thrive, And brand
partners with amnichannel strategies are
looking for the right space to support their
online businesses.

One other significant dramatic change in
recent years is the cost of physical spaces
compared with online retailing. Physical
retail sales have recovered to pre-Covid
levels, whereas rents are still ¢. 35% below
their 2017 peak. In addition, the latest rates
review came into effect in April this year
and this has reduced the rates in retail
assets by ¢. 30%. At the same time, the
costs of marketing and delivery for online
retail have increased significantly over the
same period.

The effect of all of these trends is an increase
in demand from retailers for physical space
in high-quality retail destinations. Over the
last 12 months, we have seen this in our
shopping centres, with 21 brands upsizing
their space, and 14 brands moving from
secondary sites to relocate within our
centres (o ‘flight to prime’).

This demand for physical space has also
been seen in shopping patterns. Shoppers
are choosing to spend their money in store,
rather than online.

As a resuit of these trends, we expect
investment activity to continue to grow.
Shopping centre yields are high compared
to other markets and secteors. With the
prospect of rental income growth, the
future returns lock attroctive. This provides
a cyclical investrment opportunity, as there
are few investors with both the capital and
operctional expertise required.
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ﬁdixed—u_sé -t;;m-n_neighbggrhé_ods -

Urban mixed-use is an oppoertunity area
for Landsec. The varied potential uses are
supported by long-term trends, and our
scale, existing pipeline, and ability to
complete complex schemes, mean we are
well placed to become a leading player in
this market.

The concept of individual localities {or even
potentially buildings) being reserved for a
single use is weakening, and there is an
increasing desire to see a mix of living,
working and leisure within distinct
neighbourhaods. The appeal of this further
strengthened during the pandemic and we
expect it to be sustained, with convenience
being a key motivation in a society where
time is an increasingly precious commodity.

In addition, quality of life, health, wellbeing
and environmental sustainability are all
important themes, and political and
societal awareness of these factors has
increased considerably in recent times.
Done well, mixed-use urban communities
can achieve strong returns, as the appeal
of the location and amenity increases
values across phases of development -
known as placemaking.

At the same time, certain areas of cities
are rapidly becoming redundant and in need
of regeneration. There is increasing political
will behind redeveloprnent projects, but
they are complex and there are very few
developers with the scale and skills required.

Fram this perspective, developing strong
public-sector partnerships is critical to
success. Not only are they political
stakeholders, but in many cases their
participation will be key to accessing
development land — with U+l's Mayfield
preject in Manchester a case in point.
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Our top ten assets

Listed by value

\ ) } 80-100 Victoria Street, SW1 | l 3 \ One New Change, EC4 \

1 New Street Square, EC4 ‘ |
. § B ! |
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Our stakeholders

Who are they?

Why are they
important to us?
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To achieve our purpose, we need to understand our stakeholders, and the most effective way of
asking for their input and support. As the nature of commercial real estate is becoming much
more operational, we need to work even mare closely with our custarmers and other stakeholders.

What do they want
from us?

Everyore wha uses our
buildings. Cur office
occupiers’ employees and
their visitors. Qur brand
partners and guests in our
retail and leisure assets,
and residents in the
accormnmaodation we build,

Our Customers

Serving our customers is the reascon
we exist. Our occupiers provide us
with rental income. Our reputation
depends on meaeting the needs of
all our custemers.

Customers want us to

understand and respond to their

changing needs. That means
providing sustainable, efficient,
fabulous space and services
thot enhance their working,
shopping, leisure and living
experiences.

How do we engage
with them?

We meet our customers regularly
to understand what's important

to therm and evaluate the service
we provide. ‘

Everyone employed
directly by Landsec.

Qur Employees

Qur people put our strategy
into practice, live cur culture,
and enable us to achieve our
purpese. Ultimately, they create
value for our stakeholders.,

Those who live in areas
where we work or where
we have assets. For
example, local residents,
businesses, schools and
charities.

Our Communities

Those who own shares
in Landsec, and aur

bondholders.

Our Investors

We want our buildings and activities
to have a positive impact on the local
community. To achieve this, we need
to have good relaticnships and
undearstand local people’s needs.

Qur employees want a

great career, and a positive
and rmotivating work
environment where they can
thrive, underpinned by

a supportive culture that
ermbraces diversity

and inclusten.

We use engagement surveys, |
our Employee Forum, weekly )
updates from acress the business i
and "town hall’ presentations, ‘
atongside relevant training and
development programrmes. And we
have recently lounched a new
recognition platform to celebrote
those whao bring our purpose to life.

Local people want us to
enhance the physical and
secial infrastructure in their
areaq, helping their cornmunity
thrive, They also want us to
provide the right mix of
services for their needs.

Our activities range from providing
work experience and routes to
ernployment, ta helping students

and addressing local socic-economic
needs. We consult local communities
ahead of all development activity

and maintain the relationships
following cormpletion. Cur

Community Charter sets out a list |
of commitments that we, as a }
respansible developer ond landlord, !
must stick to in order to fulfil our
purpose.

Investors provide capital to the
business, as well as valuable
feedback on our performance
and strategic options.

Investors want a clearly
articulated long-term strategy,
together with shorter-term
plans and effective

communication of our progress.

Those who have a direct
working or contractual
relationship or share a
mutual interest with us.

Our Partners

Their vital contributions to our
business range from providing services
and advice, through to granting the
planning permission and approvals
that allow us to develop buildings and
run our business.

Our partners want us 10 be
trustworthy and live up te our
promises.

Formial results presentation every
six months plus capital market
days os appropriate. Financial
instituticns and debt providers
meet our management regularly.
We hold an AGM every year.

We work to find mutually effective
wirys ta communicate and colloborate
with each group. The highest
standards of health, safety and
security underpin everything we do.

Our Section 172 Statement

You can find our Section 172 Staterment, which sets out how the Board takes stakeholder
interests into account when maoking decisions, in our Governance section.

— See our Governance section on pages 76-79
— You can find comrmentary on our culture on pages 34-39

.



o2 Londsec Annuol Report 2023

Surotegic Report

Our business model

e . .

To create value, we buy, develop, manage and
sell property, drawing on a range of financial,
real estate and social resources.

Financial "“.‘ Ou r
The different types of funding "‘.‘
we deploy, from shareholder ; focus

capital to borrowings. ‘

s We focus on areas of
the real estate market
| where we have sources
— ' of competitive advantage
; and can maximise the
value from our portfolio
and our talent.

Properties and places
Qur land and buildings, the
materials and technologies
we use, and the natural
environment.

- Our main
B ~activities

People and
relationships
The relationships we have with
customers, communities and
partners, and the capabilities
of our employees.

Asset
managerment

Building strong relationships
with our customers to
provide the space and
services they, and ther
custorners, need, ta help
them succeed, so growing
our income and vaolue.

Our
objective

To achieve the best

-

Development
and refurbishrnent

Creating new or
refurbished spaces and
places, from stand-alone
office and retail, through
1o urban mixed-use
neighbaurhoods. With

a focus on sustainability,
design and wellbeing, these
spaces credate long-term
value for ous custormners
and our business.

risk-adjusted returns
from our activity.

7N
A
Investment

activity

We balance cur
investment activity,
acquiring incomea-
generating ossets or
potential development
schermes, and funding this
by disposing of mature
assets or those where
we have no sources of
carmnpetitive advantage
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Everything we do aims to achieve our
purpese: Sustainable places. Connecting
communities. Realising potential. Our
culture, supported by our values, provides
a common language to enable our people
to thrive, and realise their potential.

Output

We are able to add significant value
through our portfolio and activities, and
we match our capital and capabilities to
ensure we focus on areas where we can
add the most value.
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We aim to be g sustainable business

by anticipating and responding to

the changing needs of our customers,
communities, partners and employees.
We plan for the long term but have the
flexibility to respond to epportunities
and challenges as they arise.

Creating sustainable long-term value with a focus on totol return on equity

| Financial

' Long-term growth in asset

\ values and income, creating
| value and potential for

: increased dividends to

| shareholders.

Goal

We aim to achieve 8-10% annual return
on equity through the cycle, split
almost equally between income and
capital growth.

— To read our Financial review go to
pages 28-33

' Properties and places

| Space that creates value
\ for us by meeting the

\ and being a healthy
i environment for all.

' changing requirements of our
| customers and communities,

We constantly look to strengthen our
portfolio to ensure it meets the changing
needs of our custorners and communities.
We always bring social, economic and
environmental benefits to the areas where
we operate, creating a sense of place.

The transition to a net zero carbon portfalio
involves changing the design, materials and
the way we construct new buildings, and
how we operate our existing portfolio,

— To read more go to pages 41-43

: People and
i relationships
i Our ability to help businesse

i our own employees.

i and people thrive - including

We design our buildings to support wellbeing
and productivity, and provide a great
experience for everyone who uses our spaces.

S For cur employees, we invest to attract
and develop great people whe add value
to cur business. We focus on engagement,
welibeing, diversity and reward, and
conduct regular reviews.,

We help those further from the jobs
market access opportunities in our
industry, believing everyone rnust be
treated and paid fairly, and that our
business should reflect and support our
diverse communities.

— To read more go to pages 44-46

. Total return
- on equity

' QOur agim is to achieve

; above-market total return
L on equity, together with

' significant social and

i economic value for all

i our stakeholders.

— How we manage risk,
! see pages 54-59

— How we monitor performance,
; see page 16

, — How we reward success,

| see pages 98-116
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Our strategy

Landsec focuses on three areas of the UK

real estate market where we have sources of
competitive advantage and can maximise the
value from our portfolio and our talent: Central
London offices; Major retail destinations; and
Mixed-use urban neighbourhoods.

What binds these three areas together
is the importance of o sense of place
to their enduring success, and to that
of their surrounding areas. We strive to
create, curate ond activate places that
inspire people, generating value for all
our stakeholders.

Qur strategy is underpinned by two key
principles of sustoinable value creation:
focusing our resources on where we
have genuine competitive advantage,
and preserving a strong balance sheet.
To achieve this strategy, we naed a clear
sense of purpose and a culture that
SUppPOrts, respects and mMmotivates our
people. The three - strategy, purpose,
culture - are inextricabiy linked.

Importantly, our strategy remains grounded
in our purpose; Sustainable places.
Connecting cormmmunities. Realising potential

In executing it, we continue to be led by
three things: working sustainably, meeting
the needs of our customers, and being
disciplined with our capital. It is vital we
make healthy, sustainable returns to enable
our business to grow over time. Which is
why we focus on those areas where we
believe we have o genuine competitive edge

We are a total-return business and the
investrment areas we focus on are attractive
because of the potential returns they can
genergte. We are not wedded to particular
assets or regions, and prefer to be nimble,
applying our skills to where we believe we
can achieve the best total return over the
long term.

Landsec strategy

Two key principles
of sustainable
value cregtion

Strategic Report

Focus on
competitive
advantage

* High-quality portfolio
e Strong customer
refationships

¢ Unlocking complex
opportunities

Preserving balance
sheet strength

¢ Disciplined capital
recycling

« Managing LTV

e Preserving optionality



Strategic Report

Global economic and financial market
conditions have changed significantly

over the past year. Interest rates have
surged in response to rising inflation, with
the central bank support that artificially
depressed thermn fur nhast of the last decade
now in reverse. While it is difficult to predict
where interest rates will settle in the
longer-term, it is clear we are back to a
higher-rate environment - the very low
interest rate environmenit of the last
decade was an aberration.

Importantly, the strategy we set out in
lote 2020 was not based on a continuing
low-rate environment. This is why we said
we would i} focus cur investment on sectors
where we have a genuine competitive
advantage that helps us create long-term
value, rather than sectors which happened
to be in vogue at the time; i} over time sell
c.£2.5bn of mature London assets where
yields were low, of which we have now sold
£2.2bn; and iy maintain capital discipline,

QOur strategic focus on sustainable value
creation in three key areas, central London
offices, major retail destinations and
mixed-use urban neighbourhoods, remains
the right one. Demand in each area
remains resilient, underpinned by the
strength of our customer relationships
and high-quality portfolic.

In executing our strategy, we are guided
by three things: developing sustainably,
succeeding for our customers and being
disciplined with our capital. The built
environment accounts for 40% of carbon
emissions globally, so everything we do
needs to have sustainakility ct its heart.

This year, we have refreshed our
envirenmental targets, setting far more
demanding carben-reduction targets,

in line with the latest recornmendations
from the Science Based Targets initiative.
We will continue to strive to rermave carbon
from our construction aond the cperational
use of our buildings.

Our strategy’s
impact on portfolio
weighting (%)

Ve

March 2022

£12.0bn

Mareh 2023

£10.2bn
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At the heart of our philosophy is a belief
that we can only be successful if cur
customers are successful. We ook to build
positive and lasting relationships with them,
1o understand thelr businesses better, and
determine what we can do better or
differently to help them succeed.

We think constantly and very carefully
about where to invest, focusing in
particular on projected returns and the
associated risks. With visibility and expertise
across three distinct focus areas, we have

a unique perspective on relative risk and
returns, which enables us to be clear and
decisive in our capital allocation decisions.

We have o total-return approach that is
aware of the importance of income. To
generate the returns we are targeting, we
need to allocate capital to areas of growth
in a meaningful way. We are alse mindful of
the importance of income - it is a key part
of the property return, but should not be the
key driver. We are prepared to sell income-
generoting assets to fund investment
opportunities with better return prospects,
but we will clso preserve income growth
through careful phasing of our activity.

Cheart 5

Mediurn term

Partfolio split

March 2022 March 2023

Medium term

. Central London

. Major retail destingtions

65% 61%

55-60%

16% 18%

20-25%

. Urban mixed-use

7% 8%

20-25%

. Subscale sectors

12%

n/a
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Our KPls

We set KPls in line with our strategy.
They provide direction for our people,
and offer clear links to remuneration.

As well as the performance measures
below, everyone has personal objectives
to achieve for the year. For our Executive
Directors, these focus on strategic
developmeant and execution, perfarmance,
and culture and values.

. EPRA earnings
How we measure it |
We set targets for EPRA earnings in

) line with our five-year strategic plan

Link to remuneration
30% of annual bonus performance
is linked to this KPI

Qur performance in 2022/23
EPRA earnings of £393m were ghead
of the £372m target

In addition to the annual bonus KPIs below,
we set KPIs for LTIP awards in line with our
remuneration policy.

— You can find further inforrmotion in
Remuneration on pages 96-116

Total return on equity

How we measure it

The cash dividends per share paid in
the year plus the change in EPRA net
tangible assets (NTA) per share

Link to remuneration
30% of annual bornus perfermance
is linked to this KPI

Our performance in 2022/23
Totaf return on equity was -8.3%

i compared with the target of +8.5%

f

Strategic Report

The medsures and their weightings are

//-/_7‘ .
. 3(@ - 0%‘; \20%

-

Total return
on equity

EPRA earnings ESG targets

| ESG

How we measyre it |
We have two action-orientated targets
driving energy intensity reduction

across all assets (five actions) and
embaodied carbon reduction across

all developments (five actions)

Link to remuneration
20% of annual bonus performance
is linked to this KPI

Our perforrmance in 2022/23
5/5 actions delivered contributing
to emergy intensity reduction;

4/5 actions delivered contributing
to embodied carbon reduction




Strategic Report

Our strategic focus
Offices

Our view of the market

London offices have seen valuations fall
as yields have increased in response to
higher interest rates. However, the market
remains strong operationally, and rents
have continued to grow In prime assets

as demand for this space has remained
strong. Within this, customers continue

to want flexible options and strong
sustainability credentials - so only the best
spaces will thrive. Our paortfolio is well
placed to banefit from these trends.

Our plan for our

Central London portfolio

We sold £1.4bn of mature, single-let offices,
teking our City office disposals to £1.7bn
since 2020. The remaining portfolic consists
of modern space or assets we plan to
redevelop.

Three office developments will complete

in 2023 and these are expected to generate
£39m of gross income when fully let.

We have a consented pipeline of 1.1m sg ft
of office-led development opportunities,
including Portland House in Victeria and
Tirnber Square in Southwark, where we
are already on site with early works, Our
developrnents will offer a range of cur
products - Myo, Custemised and Blank
Canvas - and will provide the space and
facilities customers now demand. We plan
to open three new My locatiens in the
autumn, totalling 138,000 sq ft, with a
further location tc open next summer.

We also think rising interest rates witt lead
to investrent opportunities in 2024, as high
refinancing costs will cause some owners

to dispose of assets that no longer meet
the rising cost of debt. Qur balance sheet
means we are well placed to invest.

With ESG as a consideration, our
investment in air source heat pumps and
innovative Al systems to increase efficiency,
will ensure our pertfolio rernains sustainabte
and meets the needs of our customers.

This year, we will install cur first air source
heat pump at Dashweood in the City.

The portfolio

£6.2bn

of prime office space
in central London with
ancillary retail space

$43m

office lettings ar renawals,
3% ahead of valuers’
assumpticns

?5.9%

like-for-like cccupancy

three

developments completing
ir 2023, wath o 1im sg ft
near-term pipeling of
four ossets

Strategy in focus
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During the last financial year,
we sold three major office
assets for o total of £1.4bn.

All three were let to single
cccupiers on long leases and
we therefore had limited
volue-creation opportunities
from these assets. Despite
deteriorating financial and
economic conditions, we
crystallised an average 10%
lifetime IRR from the disposals.
We can use the proceeds from
these to invest in higher-return
opportunities across the
portfelic.

These disposals dermmonstrate
our strategy in acticn. We were
disciplined in our approach and
took the epportunity to realise
value even though property
values were falling in the market.
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Cur strategic focus
Retail

Our view of the market

Prime retail destinations have been one

of the most resilient real estote sectors
over the last year. As the cost of online
retail has increased in recent years, physical
retail costs - rent and rates - have declined.
For many leading brands, online and physical
channels are now firmly inter-connected,
s0 we continue to see existing brands upsize,
new brands opening stores in our ossets as
they move fror nearby iocations to benefit
from higher footfall, and digital-native
bronds opening stores 1o grow custormer
connectivity and experience.

Consumer behaviour hos gradually reverted
to pre-Covid trends, with enline sales down
and in-store sales growing over the past
year. Given the inflotionory pressure on
margins for many brands, both online and
physical, we expect that the rationalisation
of the tail-end of brands’ store portfolios
will further accelerate. This adds to the
challenges for secondary retail locations,
where there remains a significant excess

of space, yet brands are focusing on fewer,
but bigger and better stores

Therefora, prime destinagtions continue to
get stronger. With attractive yields and the
potential for rental growth, we view prime
retail destinations as attractive gssets to
invest in, albeit the number of centres with
long-term potential is limited to a relatively
small number of sites.

Our plan for our retail portfolio

We will concentrate on catchment-
dorninant locations we are confident

will be long-term winners, by offering

an experience that draws shoppers time
and again, We will sell assets where we do
not have scale or sources of competitive
advantage: the retail parks fram cur
subscale sector, for example. We will also
moke selective disposals and acquisitions,
to ensure our portfolio always holds retail
assets that have lang-term oppeal to brand
partners and visitors.

The portfolio

£19bn

porticlic comprising six
high gquality regicnal
shopping centres and five
outlet certres

£38m

lettings signed or in
soliciters” hands

?4.3%

like-for-like sccupa=cy

4.4%

like-fo--tike scles up vs 2020

Strategy in focus
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Investing in Cardiff

During the last year we secured
100% cwnership of St Dovid's
shopping centre in Cardiff.
Using our competitive advantage
to unlock complex opportunities,
we gcquired the outstanding
50% from two debt holders at
a net initial yteld of 2.7%.

St David’s has firmly established
itself as the prime, regionally
dominant shopping destination
in Cardiff. Leasing momentum
has been strong, with 30 legses
signed since March 2022, on
average 10% cheod of ERV.

Vig a separate deal, we also
acquired the adjacent vacant
Debenhams store for @ minimal
sum. All combined, this unlocks
the opportunity to deliver our
future vision for the centre, to
further enhance its attractions
for brands and guests. We
expect to deliver a high single-
digit income return on
incremeantal copital expenditure
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Our strategic focus
Mixed-use urban
neighbourhoods

Our view of the market

There rernains a structural need to

remodel many parts of today's built
environment to make sure they suit
changing consumer expectations for how
we live, work and spend our leisure time,
and also suit increasing sustainability
demands. Situated in attractive locations
with strong transport links in some of the
fastest-growing urban areoas in the UK,

our pipeline remains well placed to cater
for these dernands. At the same time, our
sustainability ond development expertise,
combined with the now fully integrated U+l
team’s placemoking skills, means we are
well positioned to meet this structural need.

Done well, these mixed-use urban
communities can generate strong returns,
as the appeal of the location and its
armenity increases the value through phases
of placemaking. There is political support
for such projects, but very few developers
with the scale and skills to take them on.

Our plan for our mixed-use urban
neighbourhoods portfolio

We have continued to make good progress
in preparing our pipeline, through planning
and other pre-development activities. This
means we now have the option to start the
first phase at Moyfield in Manchester this
year. Subject to further planning and lond
assermnbly workstrearmns being satisfactorily
progressed, we could also start on site with
enabling works at Finchley Road in Londen
later this year.

However, the changes in capital market
conditions have a clear impact on our
underwriting assumptions. Any decision

to start a scheme will have to reflect an
appropriate level of return, with target IRRs
in the low-to-mid teens. Qur mixed-use
development assets include our three
shopping centres in London and Glasgow
which are held for future development, but
where the existing income is mancged ona
short-term basis to maximise our flexibility
to obtain access for developrment.

The portfolio

10m sq ft ‘

pipeline of mixed-use urban
schemes in London,
Manchester and Glasgow

First

phase of Mayfield totals
320,000 sq ft with an
expected yield on cost
of ¢ 8%

Potential

to start on site at Mayfield,
and commence enabling
warks at Finchley Road,
later this year

Strategy in focus
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Preparing the pipeline
Qur mixed-use schemes are
regeneration projects in the
heart of communities. Strong
relationships with local
authorities and organisations
is therefore essential to ensure
our schemes work both for us
and thelr local cormmunities.

During the year, we made
progress on the planning phaoses
of o number of our schemes. At
Mayfield in central Manchester,
we agreed terms with our JV
partners for a draw-down of
land for the first phases of
development, once we intend
to start on site, In Glasgow, we
have concluded the first rounds
of public consultation and
intend to submit a planning
application. And at Finchley
Road in London, we have
secured a resolution to grant
planning consent for our
residential-led scheme.
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Operating and
portfolio review

Overview

} Qur overall portfolio on a combined basis wos volued ot
£10.2bn at the end of March, which gdjusted for disposals
| and new investments, was down £848m for the year due
e a softening of valuation yields, end is made up of the
following areas: 1

/ Central Londen

Our modern, high-quality office (82%) and retail
and other commercial space {18%), located in the
West End (68%), City (26%) and Southwark (7%).

Major retail destinations
Qur investments in six shopping centres and five retail

‘l 8()/ | outlets, with the seven largest assets comprising 85%
O
/
\\

\

/ of the overall retail portfolio value, most of which are
amaongst the highest selling locations for retailers in
the UK.

Mixed-use urban neighbourhoods

Our investments in mixed-use assets and future

development cpportunities, focused on five sites

in Londen, Manchester and Glasgow, of which some

; still have a short-term use as retail ahead of their
medium-term redevelopment.

Subscale

Assets in sectors where we have limited scale and
which we therefore intend to divest over time, split
breadly equally between retail parks, hotels and

/ leisure assets.

Investment activity

When we set out our strategy in late 2020,
we said we plenned to sell ¢ £4bn of mature
Londen offices and assets in secters which
were subscale for us over a period of circa six
years, with a view to reinvest this into higher
growth opportunities over time. We have
continued to make strong progress on this, so
2.5 years into this period, we have now scld
£2.4bn, including £1.4bn over the past year.

Cur largest sale last year was the £80%9m
disposal of our 21 Moorfields, EC2
development in September. The building is
fully pre-let to Deutsche Bank for 25 years
and therefore offered little room to add
further value. The sale represented a 9%
discount to March book value, partly
reflecting the fact that construction had
not yet completed, but crystallised o 25%
profit on cost ond 1% IRR since we atguired
the site.

In January, we scld One New Street Square,
EC4 for £350m. This building is fully let to
Deloitte for o further 14 years and, following
a regear ¢of the lease at the start of the
year, also offered little to room to add
further value. The price was 4% below the
September valuation, yet crystallised a 10%
IRR since our acquisition of the site in 2005.
At the start of the year, we also sold 32-50
Strand, WC2 for £195m, folfowing a 10-year
lease regear with the sole occupier, 15%
above its prior book value. In addition, we
sold £54m of smaller non-core assets, 22%
ahead of book value, and we have now sold
or exchanged contracts to sell over half of
U+I's non-core assets for £98m, on average
16% above book value.

Relative to £1.4bn of disposals, we spent
£120m on acquisitions and £280m on
development capex last year. Qur main
purchase was the debt secured on 50% of !
St David’s, Cardiff via separate transactions
with two lenders. This allowed us to obtain
100% control of the shopping centre at a
discount to the £113m book value of cur
existing half of the asset and an implied
initial and equivalent yield of .7%. In
addition, we spent a small omount on land
assembly deals around some of our major
mixed-use projects.
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We haove now sold £2.2bn of the c.£2.5bn
London offices we earmarked in 2020, at

an average yield of 4.4% and a 4% discount
to book value. This means our London
assets are now 74% in the West End and
Southwark, with City exposure down from
3%9% to 26% over the year. We are planning
further disposals this year, yet we expect
future disposal activity to be more
balanced towards our subscale sectors.

Portfolio valuation

The sharp increase in interest rates during
the year meant that transaction velumes
across global and UK property markets
slowed materially. Yields reset quickly as a
result, especially during the second half of
2022. Despite ERV growth across all key
segrments, this meant the value of our
portfolic reduced 7.7%.

The value of our Central London portfalio
was down 7.3% for the year. This reflected
a 42bps increase in yields to 4.9%, which
was partly offset by 4.7% growth in ERVs

- at the high end of cur guidance of low
to mid single digit ERV growth for the year.

The value of our West End office (-8.0%)
and retail and other assets (+1.3%), which
make up 74% of our London investment
portfolio, proved more resilient than our
City offices {-15.4%). This reflected aur
strong leasing activity in Victoria, driving
3.7% ERV growth and strong growth at
Piccadilly Lights. In the City, where we have
sold £1.7bn of offices since late 2020, ERV
growth was 4.7%, which solely reflected

a major lease regear at a higher rent ot
New Street Square, with the asseciated
refurbishment works to facilitate this taken
as a cost in the valuation. Develepment
values were down slightly {-3.0%), with ERV
growth due to successful lettings offset by

softer valuation yields.

The value of our major retail assets reduced
6.4% during the year, despite our successfui

leasing activity driving 0.9% ERV growth.
Virtually all of this movement cccurred in

the final quarter of the 2022 calendar year,

as valuers moved yields out by 40bps,
mostly based on sentiment, as there were
ne comparable transactions during the
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period. We ascribe more value to the
continued improvement in operational
performance than “sentiment”, so we
continue to focus on driving this. Reflecting
the high income return, the total return of
our majar retail assets was at U.5% ahead
of London (-3.4%) and mixed-use {-2.8%).

In mixed-use, our completed assets at
MediaCity were down 59%, as ERV growth
of 8.6% was offset by a 6lbps increase in
yields. Our future developments were down
3.4%, reflecting the fact that these are
mostly valued based on their existing use
and we manage the incorne on a short-
term basis to maximise flexibility for future
developrent. In Subscale, hotel values
were down slightly (-3.1%), whilst retail
parks were down 12.1% driven by 6%bps
yield softening, following a strong 31.9%
increase in values during the prior year.
The value of our leisure assets was down
17.7% reflecting concerns around the largest
tenant, Cineworld, although the news of
its recapitalisation post the year-end is

o clear positive.

Valuation analysis Taule 4
Market LFL
value FY H2 LFL rental Tepped up equivalent
31 March Surplus/ valugtion valuation value MNet initial net initial  Equivalent yield
2023 (deficit) change change change! yield yield yield change
im £m % % % % % % bps
West End offices 2,653 (222} (8.0) (4.0 37 4.8 53 51 a4
City offices 1,304 (234) (15.4) (7.2 a7 33 40 5.2 535
Retail and other 1,095 14 1.3 11 76 41 23 4.6 13
Developments 1,190 (37) (3.0) (2.5) s 035 0.3 46 n/a_
Total Central London ] 6,242 (479) {7.3) (3.6) 4.7 4.3 4.7 4.9 42
Shopping centres 1,196 (6D) (4.8) (5.8 30 81 _ 8.5 7.9 39
Outlets 684 (67) (8.9) (8.4) (2.5 6.5 68 72 " a5
Total Major retail 1,880 (127) (6.4) (6.7) 0.9 7.5 7.9 7.6 40
Completed investrment 389 (24) (5.5} (1.1) 8.4 5.4 5.4 6.4 61
Develobments 424 (48) (7.4} {11.2) n/a 5.3 5.4 5.8 n/a
Total Mixed-use urban 815 (72) 17.8) (6.9) 8.6 5.42 5.4° 5.1 61
Leisure o 475 (99) (17.7)  (15.5) (1.4) 8.0 8.1 8.3 116
Hotels 408 (13) 3.2y (8.1) 9.9 6.6 ) 6.7 117
Retail parks - 218 (58) (12.1) 7.1) 49 6.5 7.0 6.4 69
Total Subscale sectors 1,302 (170) {11.6)  (10.8) 3.5 7.1 7.3 7.2 96
Total Combined Portfolio 10,239 (848) (7.7) (5.4) 3.6 5.4t 5.9 5.8 50

1 Rental value change excludes units materially altered durning the period.

2.Excluding davelopments

Looking chead, whilst yields appear to
have started to stabilise in recent months,
investment activity in realfity remains thin
across most sectors. Investor demand is
selective, so combined with the volatility
in interest rates and tightening of credit

conditions the outlook remcins uncertain,

although we expect values for prime assets
to stabilise and return to growth well before

secondary. We alse expect high yields in
major retail destinations to offer more
resilience than lower yielding sectors.

Reflecting the strong demand for high-
quality space and limited supply, we expect
ERVs in London and major retail to grow by
a further low to mid single digit percentage
this year.
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Operating and

portfolio review continued

Leasing and operational
performance

Centraf London

Despite the recent disruption from
transport strikes, London continues to
get busier and office utilisation continues
to gradually increase. We continue to see
a growing bifurcation in demand, with
customers facusing on flexibility, the

best quality space in areas with the right
amenities te attract key talent, and
sustainability. Across the London market,
office take-up slowed in the second half,
ending the year at 11.8m sq ft - up 7% vs
last year and just 4% below the 10-year
average. Space under offer reduced to
3.2m sq ft vs 0 10-year average of 3.4m
sq ft and vacancy in the City remains high
at 11.7%. Conversely, vacancy in the West
End, where ¢.70% of our assets are located
is just 3.6% and down 70bps YoY. Overall,
67% of avdilable space is second-hand,
as Grade A vacancy remains low at 1.7%.

Reflecting the strong dermand for the best
quality space, we signed 44 lettings and
renewals, totalling £43m of rent, on
average 3% ahead of valuers’ assumptions,
with a further £6m in sclicitors’ hands,

19% above valuers’ estimates. This included
an upsized, new 17.5-year lease with Taylor
Wessing at New Street Square, in a deal
where we are temporarily relocating them
to a different building on the estate where
we are drawing up plans for medium-term
redeveiopment, whilst we decarbonise
their existing building. In line with our
guidance, occupancy increased 110bps to
95 9%, with our West End offices effectively
full, at 99.5% occupancy. We continue to
see strong demand for cur Myo flexible
offer, with 123 Victoria Street 100% let

ond Dashwood 85% let, vs 98% and 64%

a year ago. We plon 1o open three new
Myo locations in autumn, totalling

138,000 sq ft, with a further location

to open Next summer.

Looking forward, we have been clear in
our expectation that more flexible ways of
working would reduce overall demand for
office space in the UK. However, we have
also consistently said that the impact of

this will not be evenly spread, with large
HQ type space and areas which lack the
amenities that offer people a reason to
want to spend time there expected to see

a much bigger impact. This has started

to play out and we expect this will continue,
Across London space marketed for subletting
increased to 5.1m sqg ft over the year, but
75% of this is in the City, City Fringe and
Dacklands. In the West End and Southwark,
where assets are smaller and occupiers
rmore diversified, demand rermains strong
and Grade A supply is low. This continues

to drive ERV growth for the best assets,
which continues to benefit our portfolio,

Major retail destinations

Customer demand for retail space in

the best locations continues 1o grow.
Underlining the value of our major retail
destinations for brands and consumers,
total retail sales across our portfolio
grew 6.9% YoY and like-for-like sales were
4.4% above 2019 levels. Footfall across
our shopping centres increased 12% and
is now at $0% of pre-pandemic levels,
compared to 83% for the UK market and
80% a year ago.
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Consumer behaviour continues to gradually
revert back to pre-Covid trends, with online
sales down and in-store sales up over the
past year. For most leading brands, online
and physical channels are now firmly
interconnected, and a number of key
brands such as Next and Inditex indicated
recently that online is no longer expected
to grow as quickly as previcusly anticipated.
The increase in cost of capital and cost of
doing business online has also led many
online pure-play retail models to shift their
focus from growing market share to
growing profitability, increasing the cost
for consumers to buy online.

Whilst we expect brands to continue to
rationalise their overall store footprints,
their focus on ‘fewer, bigger, better” stores
continues to drive growth in demand for
space In our assets, as they upsize existing
stores or open new stores as they maove
from nearby locations to benefit from
higher footfall in a flight to prime’,
Refiecting this, we completed 218 lettings
totalling £27m, up 35% vs the prior year, on
average 8% above ERV. Close to 70% of the
leases we signed during the year had some

Operational performance analysis Tasle s
Annualised LFL
rentol Estimated LFL  oceupancy
income rentol volue Cecupancy® <change! WAULT:
. £m £m % ppt years
Waest End offices B 134 146 99.5 10 64
City offices - 61 87 0.5 12 8.6
Retall and other 42 56 o5 4 15 7.4
Developments . 5 57 n/a n/a nia
Total Central London 242 346 95.9 1.1 7.1
Shopping centres 114 123 947 1.9 4.5
Qut\ets B B 56 &0 3.6 {0.2) 3.0
Total Major retail 170 183 94.3 11 41
Completed investment Y 26 7.8 1.8 9.2
Developments 28 31 n/a ne  n/a
Total Mixed-use urban 52 57 97.8 1.8 9.2
Leisure - 51 50 955 1.0y 103
Hotels ) 31 28 n/a n/a 8.2
Retail parks 28 30 8.6 2.1 4,7
Total Subscale sectors 110 108 97.7 0.3 8.0
Total Combined Portfalic 574 694 958 0.7 6.5

1. Exc uoing de.slaprrerts,
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turnover linkage, although the average
turnaver element was only 10% of the total
rent, Overall, 53% of our leases now have
socme turnover component, with turnover
rent making up 12% of our total retail
incorme. This turnover Julu provides us wills
valuable insights and @ unique competitive
advantage in underwriting income levels.

As o result, occupancy increased 110bps
during the year to 94.3%. We continue

to moenitor ¢redit risks, but unitsin
administration remain low at 0.4%, vs 0.5%
a year ago. There have been no CVAs and
minimal inselvencies, as the most
challenged businesses already folded during
the pandemic. Whilst Cineworld {less than
19% of annual rent in major retail destingtions),
filed for Chapter 11 bankruptcy protection in
the US during the year, it continues to trade
and pay rent and agreed a recapitalisation
shortly after the year-end.

Looking forward, despite the cost of living
challenges consumers are faced with, we
continue to see few signs of any let-up in
dernand from brands, with £11m of lettings
in solicitors’ hands, up 28% vs this time
lost year, on average 11% above ERV.

With sales in our shopping centres close

to pre-pandemic levels and rents having
reset ¢. 35% during the pandemic,
operational profitability for brands further
improved due to the ¢. 30% reduction in
business rates last month, With the last
large over-rented historical leases expected
to reset this year, this is expected to
underpin solid like-for-like incorne growth
from next year.

Mixed-use urban neighbourhoods

Qur completed investment assets in
mixed-use at present solely comprise our
investment in MediaCity, where occupancy
increased 1.8% to 97.8%, with lettings well
ahead of ERV. The bulk of the income in our
mixed-use development assets relate to our

three shopping centres in London and
Glasgow. This income is managed an a
short-term basis to maximise our flexibility
for future development. This will eventuolly
ercde and be replaced by cur new schemes,
bulin lhe near lerm it compensates for the
holding costs of these sites as we prepare
them for future development.

Subscale sectors

Across our subscale portfolio, operational
performance remained robust. We completed
£7m of retail park and leisure lettings, 10%
above valuers’ assumptions, with a further
£1m of rent in solicitors’ hands, 5% above
valuers' assumptions, and overall occupancy
increased 30bps. Our hotels, which are fully
let to Accar, saw occupancy rise to 94%

of pre-Covid levels, up from 67% last year,
driving a substantial increase in RevPAR.

Development pipeline

Central London

Demand for the best quality space remains
strong. Our two on-site West End schernes,
n2 in Victoria and Lucent behind Piccadilly
Lights, are set to complete shortly and are
73% and 71% pre-let or in solicitors’ hands
respectively, with rents agreed over the
last 12 months on average 11% ahecd of
ERV. At the end of March, we completed
The Forge, in Southwark. Cur Myo flexible
offering will operate 35% of this space and
is set to open in autumn, and we are now
in selicitors’ hands on 11% of the remaining
space. Combined, these three projects are
expected 1o generate an ERV of L39m once
fully let, which will support cur near-term
income growth.

During the year, we sold our development
at 21 Moorfields in the City, which we fully
pre-let to Deutsche Bank, for £809m,
ahead of its completion. This crystallised
a 25% profit on cost and 11% IRR since our
acquisitior of the site in 2012.
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As expected, we are seeing a slowdown

in new developmaent starts across the
London rmarket, reflecting the increase

in construction and Tinance costs, but
also the decline in available developrment
finance. In previcus periods of economic
uncertainty, new development storts ended
up ¢. 30-90% below originally expected
levels and we believe this is likely to repeat
this time. As demand for the best, most
sustainable space remains strong, this
creates an attractive window for us to
deliver new space in 2025, when Grade A
supply is expected to be very low.

Last auturmnn, we decided 1o commit to the
earfy works for the refurbishment of
Portland House, SW1 and Timber Square,
SE1. At a cost of £55m, this allowed us to
maintain our programme for a delivery in
late 2025, whilst keeping fexibility on the
residual ¢. £400m of capex at a time of high
financial and pelitical uncertainty. Returns
on both projects remain attractive, with
gross yields on cost of 7.4% and a yield on
capex of 12%+, so supported by the strong
leasing success in our current pipeline,

with recent lettings 11% ahead of ERV, we
therefore plan to commit to the full works
on both imminently.

We also continue to progress our future
pipeline, as we received planning consent
for Red Lien Court, SET in March; are
currently seeking to enhance our existing
consent at Liberty of Southwark, 5E1; and
unlocked a future opportunity at Southwark
Bridge Road, SE1 adjacent to The Forge,
through a lease surrender we agreed in the
second haif of the year. This further adds

to the potential to create a unigue cluster
of highly sustainable offices in Southwark,
which is one of the most attractive areas of
London in terms of amenities. All combined,
this provides us with o 2.0m sq ft future
pipeling, of which 1.1m sq ft is now
consented.

Committed development pipeline

Property Sector ) 7
Lucent, W1 Officesretail/residential
n2, SW1 Office

Total

Table &
Market Gross yield
Size Estimoted Net income/ Market Costs to value + on MY +
sq ft completion ERV value complate future TDC future TDC
‘000 date £m £m £m £m %
144 Aug-23 15 270 23 223 51
145 Jun-23 14 229 21 250 ) 57
309 29 499 44 543 5.4
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Future Central London development pipeline Tesle?

Proposed Indicative Indicative Gross yield

sq ft TDC ERY on TDC Potential

Property Sector ‘000 £m £m % start date Planning status
Near term B B
Timber Square, SE1 Office 380 400 30 75 H1 2023 Conserted
Portland House refurbishment, SW1  Offica " 300 1380 28 73 H22023 Consented
Liberty of Southwark, SE1 | Officefresidential 220 250 16 7.4°  H22024 Consented
Red Lion Court, SE1 Office 245 310 24 7.7 H2 2024 Consented
Total near term ' 1,145 1,340 98 75 B
Medium term '
Neva Place, SwW1 Office 40 i 2025 Design
Old Broad Street, EC2 " Office 290 2025 ’ Dengﬁ
Hill House, EC4 Office 350 2026 Design
Southwark Bridge Road, SE1 Office 130 ) 2025 Design
Total medium term 810 - ’ B o
Total future pipeline 1,955 j ) | T

1 Gross yield on cost adjusted for residential TDC,

Mixed-use wurban neighbourhoods
Consumer expectations on how we live,
work and spend our leisure time continue
to evolve and demands on sustainability
continue to grow, which means there is

a structural need to remodel many parts
of the built environment, to make sure
they are fit for future needs. Located in
attractive locations with strong transport
links in some of the fastest growing
urban areas in the UK, our pipeline is well
placed to cater for this. The combination
of U+l's placemaking skills and Landsec’s
sustainability and development expertise
means we now have the platform to both
deliver and curate thriving mixed-use places
and realise the long-term sustainable
value from the future opportunities we
have created.

Cur 10r sq ft mixed-use pipeline in London,
Glasgow and Manchester has a total
development cost of ¢ £5bn, with @ mix

of residential, office and leisure space
deliverable across multiple phases over

the next 10-15 years, The current book value
of these sites is modest compared to its
potential upside, at ¢. £330m, and given the
c. 5% income vield on the current use of the
existing assets, its holding cost is maodest.

With unlevered IRR targets in the low to
mid-teens, this offers valuable optionality
for growth.

We have made excellent pregress during
the year at cur two most advanced
projects, which provides optienality to
potentially start first works on site over
the next 12 months. At Mayfield, next to
Manchester’s main train station, the new
6.5-acre public park opened In September
and we agreed terms with our JV partners
for a drawdown of land for the first phases
of development. This allows us to develop
100% of the first phase, covering around
one-third of the overall project, oursalves
and therefore paves the way for a potential
start on site with the first two office
buildings totalling 320,000 sq ft later this
year. The expected investment for this is

< £150m, with an expected gross yield on
cost of c. 8%.

At Finchley Road, in zone two, London,

we secured a resolution to grant planning
consent at the end of March for our
masterplan to develop 1,800 new hemes.
Subect to further planning and land
assembly warkstreams being satisfactaorily
progressed, this could allow us to start on

site with enabling works for our first major
residential scherme later this year.

In Glasgow, we intend to submit the
planning application for cur mixed-use
masterplan shortly, which we expect to
be determined in the first half of 2024.
in Lewisham, south-east London, we
maintain positive engagement with the
Council on our new residential-led
masterplan, for which we are preparing
to submit o planning application later
this year. At MediaCity, we are working
with our partner Peel on establishing
the long-term vision for this site, ahead
of the future phases of its development.

Our good progress during the year has
further added to the valuable opportunity
to build an attractive balance of income,
development upside and medium-term
growth pctential our pipeline provides.

The mixed-use nature, ability 1o phase
capex, geographic spread of the pipeline,
and the flexibility to adapt to changes in
dermnand all add to the balanced risk-profile
of this part of our business.
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Mixed-use urban neighbourhoods development pipeline Teible &
Target
Landsec Proposed Earliest Estimated first/ Indicative yield
share sq ftr start Number total scheme TDC on cost Planning
Froperty % ‘000 on site of bluck{ completion B £m 7%7 stotus
Mayfield, Manchester 50-100 2,500 2023 18 2025/2032 800-950 7-8 Consented
Mediality, G@g}m Manchester 75 1,900 2024 87 2_0_26/2051 = 60077_09 7-8 Consented
Finchley Road, NwW3 100 1,400 2024 10 2027/20;5 25071,050 o &5-7 Consented
Buchanan Galleries, Glasgow 100 1,900 2025 Q 2Q28/2056 l,OOO—l,loQ B 7-8 Design
Lewisham, SE3_ 100 1,800 2026 14_ - 2028/2037 lVLlOO—l,SOO &-7 Design
Total future pipeline 2,500 4,450-5,100

Delivering sustainably

During the year, we delivered a 16.6%
reduction in energy intensity compared

to 2019/20. This was up 0.9% year-on-year,
although this largely reflected particularly
low utilisation in the pricr year in the early
months of emergence from the pandernic.
At current levels, it is 33.2% below 2013/14
levels and therefore remains on track vs
our target to reduce energy intensity by
45% from this baseline by 2030.

At the start of this year, we updated our
carbon reduction targets to align with the
Science Based Targets initiative’s (SBTI) new
Net-Zero Standard. Landsec was amongst
the first companies worldwide to have our
science-based targets validated under the
Net-Zero Standard, which is the world's first
frarnework for corporate net-zero target
setting. In response to the new SBTi standard,
and in recognition of progress to date, we
have committed to a near-term target of
reducing direct and indirect greenhouse

gas emissions by 47% by 2030 from a 2020
base year and have committed to reach

net zero by 2040 from the same base year.
This significantly increases the scope of our
targets, as it now includes ermissions from all
sources, including all of our scope 3 emissions
such as the emissions from our developrment
pipeline, supply chain and customers.

In late 2021 we were the first UK property
company to launch our fully costed net zero
carben transition plan. This plan will see us
deliver our science-based target and meet
the Minirmurn Energy Efficiency Standard

of EPC B by 2030, with the expected cost
for this already reflected in our current
portfolio valuation. 36% of our portfolic is
already rated B or higher, including 38% of
our office portfolio. The latter is down from
44% last year, partly reflecting the sale of
One New Street Square. We expect this to
increase to 44% in the coming months once
our current pipeline completes and this will
increase further from 2025 onwards, as the
benefits from our net zero transition
investment kicks in.

A Bluewater, Kent

We remain on track with this plan and have
now completed air scurce heat pump
feasibility studies for six offices, with four
progressing to concept design and two to
detailed design. We have also completed
the optimisation of building manogement
systerns for 11 offices, and will be
completing this for two of our shopping
centres this year. In addition, we have
expanded our energy audits from 15 to 25
of our largest customars, which combined
cover 19% of the energy use in our office
portfolio. This identified potential annual
carbon and cests savings of 10-15% per
custormer and we plan to expand this to
the next 12 customers this year.

A Mayfield, Manchester
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Operating and

portfolio review continued

A Lucent, W1

& 2t Moortields, EC2 - sold

We continue to work on driving down
upfront embodied carbon and during the
year we announced a target to reduce this
by 50% vs a typicat developrment by 2030,
to below 500kgCQO,e/m” for offices and
400kgCO;e/m’ for residential. We are
already tracking an average 36% reduction
in upfront embodied carbon across our
future pipeline, which squates to an
average upfront embodied carbon intensity
of 440kgCQ,e/m? on our offices and
535kgCO, e/m? for residential. To help us
achieve our longer-term targets, during the
year we signed up to the ConcreteZero
Initiagtive where we commit to using 100%
net zero concrete by 2050 with ambitious
interim targets. This complements our
existing membership of the SteelZero
Initiative and sends a clear signal of our

commitment to net zero to our supply chain,

Near-term, at Timber Square, SE1 our plans
show upfront embodied carbon intensity
of 535kgCO.e/mv, reflecting the retention
of part of the existing structure, a highly
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optimised design and the use of low carben
crass-laminated tirmber. At Portland House,
SW1, retaining the existing structure and
upgrading the existing facade has resulted
in upfront embodied carbon intensity of
395kgCO e/m-. At Red Lion Ceurt, 3t we
expect an upfront embodied carbon intensity
of ¢. 600kgCO,e/rmy, reflecting the retention
of 35-40% of the existing basernent and piles
and the use of o highly flexible concrete
structural solution with demountable
timber infills. The Ferge, SE1, which recently
campleted, is the first building in the UK

1o be designed, constructed and aspiring 1o
operate in line with the UK Green Building
Council framewaork definition of a net zero
carbon building.

Building om our strong track record of
investing in our local communities, we have
enhanced our approach to community
investrnent by launching the {andsec
Futures fund last month. This is aimed ot
impreving social mobility in the real estate
industry and will see us invest £20m over
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A One New Change, EC4

the next ten years, to empower 30,000
people towards the world of work and
create £200m in social value. This includes
a bursary programme that provides
financial support to underrepresented
young adults studying for a placemaking
career, internships within Landsec and
small grants progromme for local charities
and community organisations in the areas
we opergte.

Creating the right culture and
investing in our platforms

Our strong opergtional performance

and continued progress on executing our
strategy over the past year clearly reflects
the capability and dedication of the
substantial talent within Landsec. We
continue to work on creating the right
culture and a more diverse organisation,
which is key in getting the most out of
the valuable skills and expertise our teams
harbour and in successfully delivering our
strotegy over time.

A The Forge, SE1

With this in mind, we initiated an
organisational review early last year oimed
at reducing internal complexity and
becoming more agile, customer-orientated
and cutward focused. This work built on
previcus changes in cur retail team, where
we brought in significant experience and
capabilities from international retailer
backgrounds to focus more on growing
brond relationships and guest experience,
and our focus on retaining the unique
placemaking and design capability of

U+l during its successful integration over
the past 12 months.

As a result of this organisational review,
we made several changes, including to

our leadership team. We also reduced the
nurber of layers in our organisation and
incregsed management reporting spans.
This has improved our efficiency and freed
up resource to focus more on activities
which drive value for cur customers, rather
than on internal processes. In a sector
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which is rapidly becoming more operational,
this further underpins the value of our
operating platforms and their future
growth potertial.

Despite high inflation, this also meant

we managed to keep overhead costs flat
over the past 12 months and although
inflationary pressures remain elevated,

we expect overhead cost to be down
slightly for the current year. In early 2022
we also initiated significant investments in
upgrading our systerns and data capability.
We incurred £6m of cost for this during the
year and expect a broadly similar cost in
the current year, but this is set to drive
further efficiency improvements for the
year to March 2025 onwards.
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Financial review

Vanessa Simms reports on
our financial performance
and explains the movement
in our key financial measures.

Highlights

£393m £{622)m

EPRA earnings' {Loss)/profit before tox
(2022: £355m) (2022: £875m)

53p (83.6)p

EPRA earnings Basic (loss)/earnings
per share' per share

(2022; 48.0p) (2022- 117 4p)
£10,239m £7,0/2m

Combined portfolio’
(2022: £12,017m)

(8.3)%

Total return on equity!

IFRS net assets
{2022: £7,991m)

38.6p

Dividend per share

12022: 10.5%) (2622 37.0p)
NT7% £3,287m
Group LTV rotio! Adjusted net debt’
(2022: 34.4 %) 12072 £4,179m)
936p 50.1p

EPRA Net Tongible
Assets per share’
12022: 1.043p)

Underlying EPRA
earnings per share’ ?
12022 28.5p)

1 relud'ng our sroportinrate shave of subsidiaries
ard joirt veptures, as espigired in tne Preseatation
of ararciatinfermctior 0 the Froncio Redew.
Excluding ncrecse r sutrerder premums recelved
of £2Zm.

o

| Presentation of financial
information (
The condensed consolidated
‘ preliminary financial information J
is prepared under UK adopted
| international accounting standards
(IFRSs and IFRICs) where the Group's ‘
/ interests in joint ventures are shown
collectively in the income staterment ’
| and balance sheet, ond all subsidiaries
" are consolidated at 100%. Internally, (
rmanagement reviews the Group’s
‘ results on a basis that adjusts for
. these forms of ownership to present J
| @ proportionate share. The Combined
. Portfalio, with assets tatalling £10.2bn, ‘
{ is on exarmple of this approach,
reflecting our ecanomic interest in ‘
jour properties regardless of our
i\ ownership structure. r

| Qur key measure of underlying earnings
performance is EPRA earnings, which
represents the underlying financial
performance of the Group's property
rental business, which is our core
’ operating activity. A full definition of '
EPRA earnings is given in the Glossary. ‘
! This measure is based on the Best
Practices Recommendations of the
European Public Real Estate Association [
(EPRA) which are metrics widely used
across the industry to aid comparability /

and includes our proportionate share of
 Jjoint ventures' earnings. Sirmilarly, EPRA
f Net Tangible Assets per share is our

primary measure of net asset value.

Measures presented on g proportionate
. basis are alternative performance ‘
I measures as they are not defined
under IFRS, This presentation provides i
additional information to stakeholders 1
on the activities and parformance of
, the Group, as it aggregates the results J
of all the Group's property interests
which under IFRS are required to be |
presented across a number of line items
in the statutory financial staternents. ‘
For further details see table 70 in the
Business analysis section.
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Overview

Global econamic and financial market
conditions have changed considerably over
the past year. The volatility this caused has,
unsurprisingly, affected the valuation of
property and other asset classes across the
globe, but we have continued to focus on
driving operational performance and
executing our strategy. Our success in this
during the year has further strengthened our
strong balonce sheet and quality of earnings
and underpins our confidence in our ability
to grow earnings and dividend over time.

EPRA earnings for the year were up 10.7%

to £393m, partly due to an increase in
surrender premiums received, which were
up £22m vs the pricr year. The two main
surrenders unlocked the opportunity for a
major 17.5-year lease regear elsewhere in our
estate and two medium Term developments.
Like-for-like gross rental income excluding
these surrender premiums was up 6.0%,

or 5.8% on a net rental income basis.

This reflects our strong leasing, growth in
turnover income in rajor retail destinations,
higher variable income and continued
growth in income across our hotel portfolio.

Desplite our significant disposals, underlying
EPRA EPS, which excludes the 3.0 pence
impact of the increase in surrender
premiums, rose 4.4% to 50.1 pence, towards
the high end of our guidance for low to mid
single digit percentage growth. In line with
growth in underlying earnings, our 38.6 pence
dividend for the year is up 4.3% vs the prior
year. This reflacts a dividend cover of 1.30x,
in line with our policy to have dividends
annually cavered 1.2 10 1.3 times,

Although our successful leasing activity drove
growth in occupancy and ERVs, the value of
aur portfolio was down £848m as a result of
an increase in valuation yields, reflecting the
rise in bond yields during the year. Despite our
growth in EPRA earnings, this resulted in an
overali loss before tax of £622m and basic
EPS of -83.4 perce, compared to a profit of
£875m in the prior year. As a result, EPRA NTA
per share reduced 11.9% to 936 pence, which
including dividends poid, resulted in a total
return on equity of -8.3%.
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Despite this, our decisive action during

the vear further strengthened our strong
capital base. We reduced net debt by
£0.9br to £3.3bn, so despite the reduction
in value of our portfolio, our LTV is down
from 34.4% to 31.7%. This is an imperfect
measure to judge leverage, particularly

so when investment activity is low and

the appreach to valuations varies widely in
different markets, which is why in times like
this we focus more on net debt/EBITDA as
a cash-on-cash measure. This stood at 7.0x

at the end of March, down from 2.7x a year
age, or 8.0x on a weighted average net
debt basis, down from 8.6x twelve months
ago. We increased our average debt
maturity to 10.3 years and with £2.4bn

of undrawn facilities, we have no need to
refinance any maturing debt until 2026,

so our balance sheet is in excellent shope.

Income statement

Our successful leasing activity and the high
guality of our portfolio is clearly reflected in
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the growth in income we have delivered.
Cornpared to the prior year, when the

UK was just emerging out of lockdown

at the start of the period, this growth

has been most prevalent in our major
retail deslinations; our mixed-use assets,
where some of our future projects have an
existing retail use; and our subscale sectors,
which include our retail parks, leisure and
hotels, as trading in these areas returned
to nermal.

Income statement’ Toble?
Year ended 31 March 2023 Year ended 31 March 2022
Mixed- Mixed-
Central Major use Subscale Cential Major use  Subscale
London retail urban  sectors Total Lendon -etal urban sectors Totol  Change

_ o _ i £m £m _ £m im . __f.m - £m Im fi, im fm £rL
Gross rental income? 310 171 57 109 647 289  1s1 43 93 586 61
Net service charge expense i (1 (8 20 (M (12) 1y (el (2) 3 (12 -
Net direc‘gr?rap-:erty expenditure - {19 (34} (11) (13) {77y (29 (26) @) (12) (76) (1)
Movernent in bad/doubtful debts provisions (1) 3 1 - 3 (1) 15 2 {2) 12 (9)
Segment net rental income 289 132 45 95 561 258 142 34 76 510 51
Net qdmf[E}c;éive expenses - (84) - (84) -
EFRA ecm?ngs before interest : _ 477 L 426 51
Net finonce expense B B (84) _ . en 13
EFRA earnings B 393 355 38
Capital/other items o B
Valuation (deficit)/surplus L (848 - 413 (1,261)
(LVEDSS)_f_'g_qﬂwiorn changes in finance Ieﬁoses B (%) __ N (&) -
(Lass)/profit on disposals - {144) B . 115 (259)
Impairment charges B o B (24) - (&) (18)
Fair fouierr;ovemer\t on interest rate swaps 22 16 7
Crher - 12 (18) 14
(Loss)/prm’; Eafor; tax attributable to ) [(619) Bé&%  {1,488)
Mebo\de_rs of the parent o - . o o
Nen-contreliing interests ~ B (3) i ) 6 (9]
(Loss)/profit before tax {622) 875 (1,497)

1. Including wur proportionate share of subsidiaries and joint ventures, as explained in the Presentation of financial information above.

2.Includes finance lease interest, after rents payable.

Net rental income

Overall gross rental income increased by
£81m to £647m, which includes the benefit
of o £22m increase in surrender premiums
received compared to the prier year. This
increase reflects o lease surrender we
agreed at Southwark Bridge Road to create
optionality for a mew redevelcpment,
adjacent to our recent scheme at The Forge,
and the lease restructuring with Deloitte at
New Street Square we agreed at the start
of the year.

The space this freed up paved the way
for another lease regear with a different
major customer at the estate and the
successful disposal of One New Street
Square in January.

Excluding the increase in surrender premiurms,
like-for-like gross rental incormne was up £29m,
or 6.0%. This included a £19m increase in
varigble rent, which comprises income from
hotels, Piccadilly Lights, parking and retail
turnover rent, as trading normalised relative
to the pandemic effects in the prior year.

Overall met rental income for the year
increased by £57m to £561m. The reversal of
our bad and doubtful debt provisions was
£3m, compared to £12m in the prior year.
Direct property expenditure increased by
£1m, which reflects a £7m increase due to
acquisitions, offset by o £6m decrease in
direct property costs elsewhere in the
portfolic. This reflects the benefit of
increased occupancy and our focus on
costs. Net service charge expenditure wos
stable compared to the prior year.
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Financial review

continued

The full year impact of our acquisitions in
late 2021 rmore than offset the impact from
disposals during the past 12 months, so
overall the impact of investment activity
on net rental income for the year was £8m.

As a result, our gross to net margin was
84.7%. We expect this to improve on g
like-for-like basis, as void and letting costs
reduce gs occupancy continues to grow.

However, we expect the overall margin
to reduce slightly this year, reflecting the
start-up cost of opening three new Myo
locations and the initial lease-up cost of
our three Londan office developrments
which will be completed by this summer.

Rent collections remain strong and are
currently in line with this time last year
and pre-Covid levels. We have seen minirmal

Strateqic Reporr

insolvencies and no CVAs during the pericd,
although Cinewarld, which makes up 2.0%
of our annual rent, entered Chapter 11
bankruptcy protection in the US. We have
taken approprigte provisions during the
year and its recently announced
recapitalisation now provides a positive
step forward, whilst all units in our portfolic
continue te trade and the company
continues to pay rent.

Net rental income' (£m)
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Net rental income for the
year ended 31 Morch 2023

1. Including our propartionate share of subsidiaries and joint ventures, as explained in the Presentation of inonciol informaticn avove.
2. Gross rentel income on a tike-for like basis and the impact of developrments, acquisitions and disposals exclude surrender prermiums received

Net administrative expenses

Despite the surge in UK inflation, our net
administrative expenses were stable vs

the prior year at £84m, in line with our
guidance. This includes the full absorption
of the additional administrative cost of

the U+l acquisition at the end of 2021 and
reflects our continued focus an making
sure our cost base s right. This alse includes
£6m of costs reflecting an investrment in
upgrading our systerns and data capability,
which based on updated IFRIC accounting
guidance is now expensed instead of
copitalised, This s expected to reduce from
the year to March 2025, as this investment
programme completes during that year.

Although high wage inflation and general
cost inflation continue to put upward
pressure on costs, we expact administrative
expenses for this year 1o be down slightly.
This reflects the efficiency benefits of the
ergonisational review we undertook last
year. We have identified clear cpportunities
to reduce costs the years after, partly
driven by our investrments in technolegy,

s0 we remain on track to reduce our EPRA
cost ratio towards the low 20's over time,
compared to 25.2% last year and 26.4%

in the prior year,

Net finance expenses

Net interest costs increased £13m to £84m,
principally due to higher gross borrowings
in the first half of the year, ahead of
dispeosals during the vear, plus an increase
in variable interest rates. At the start of last
year, 70% of our borrowings were fixed or
hedged but following cur disposals, we are
now fully hedged. We expect net interest
costs to increase slightly in the current year,
reflecting @ small Increase in average
borrowing costs.
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Non-cash finance income, which includes
the fair value movements on derivatives,
caps and hedging and which is not included
in EPRA earnings, increased from a net
incerne of £16m in the prior year to a net
income of £23m aver the past vear This

is predominantly due to the fair value
rmovements of our interest-rate sSwaps ds

a result of the increase in interest rates
over the period.

Valuation of investment properties
and loss on disposals

The independent external valuation of
our Combined Portfolio showed o £848m
value reciietion Whilst the strong leasing
evidence we created drove 3.6% ERV

growth and we delivered further profits

on our current development pipeling, the
upside of this was more than offset by a
market-wide saftening of yields due to the
sharp rise in bond yields.

We recognised a £144m loss on disposals,
mostly reflecting the discounts to historical
book value on the sale of 21 Moorfields and
One New Street Square, partly offset by the
premiums to book value of the sale of 32-50
Strand and a leisure asset in north London.

IFRS loss after tax

Substantially all our activity during the year
was covared by LIK RFIT legislation, which
means our tax charge for the year remained
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minimal. Reflecting the increase in EPRA
earnings, offset by the valuation shortfall,
IFRS loss after tax for the period was
£622m, compared to a profit of £875m

in the prior period.

Net assets and return on equity
EPRA Net Tongible Assets, which principally
reflects the value of our Combined Portfolio
less adjusted net debt, reduced to £6,967m,
or 936 pence per share, marking a 11.9%
reduction for the year on a per share basis.
Including dividends paid, this means cur
total return on equity for the year was -8.3%.

Balance sheet? Tanle 11
31 March 31 March
2023 2022
£m £r
Combined Fortfolio 10,239 12,017
Adjusted net debt B 777(3,287) {4,179}
Other net ossets/(liabilities) o 15 50
EPRA Net Tangible Assets 6,967 7,888
Shorttalt of fair value gver net investment in finance leases book value o B [ <)
Other intangible asset 2 2
Excess of fair value over trading properties book value o (12) -
Fair value of interest-rate swaps - B 42 21
Net assets, excluding amounts due to non-controliing interests 7,005 7,917
Net assets per share 945p 1,070p
EPRA Net Tangible Assets per share (diluted) ?36p 1,063p
1. Including our propertionate share of subsidicries and joint ventures, as explained in the Presentation of financial information above.
Movement in EPRA Net Tangible Assets' (Em} Chart 12
Dn ez per shave |percet
1,083 53 - 52 (10} _ 12) 39 (22) LI 936
.000
393
eo0 7888 [
o (687) (73 188) . 6,967
' (290; (14) 2
.000
5000 —_— = - " . - . 77
32 g it : : i:
= : : £z
g° 2 4 = L
z = B z
< -

“eral g wzton dehuy £R48e

1. Inciudisg our proportionate share of subsidiaries and joint ventures, as explainey in the Presentation of financial information abeve.
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Financial review

continued

Net debt and leverage

Adjusted net debt, which includes our
share of JV borrowings, reduced by £892m
to £3,287m during the year. This was
principally driven by our £1.4bn of disposals
in London. We spent £120m on acquisitions,
including the debt secured against St David’s
in Cordiff. Capital expenditure on our
portfolic was £340m, reflecting our
London office development programme,
the preparation of future developments
and the investrment in our existing assets.
We only have £90m committed capex left
to spend, although we anticipate this will
increase in the coming manths as we
commit to the full refurbishrment of
Portland House and our new development
at Timber Sguare.

The other key elernents behind the
decrease in net debt are set out in gur
statement of cash flows and note 13 to
the finoncial statements, with the main
rmovements in adjusted net debt shown
below. A reconciliation between net debt
and adjusted net debt s shown in note 21
of the financial statements.

Due to the reduction in borrowings, our
net debt/EBITDA reduced to 7.0x based on
our net debt at the end of March, or 8.0x
based on our weighted-average net debt
for the year, We target net debt/EBITDA
to remain below 9x over time. Group LTV
which includes our share of JVs, reduced
from 34.4% to 31.7%. This rermnains well
within our target range of 25% to 40%
and in line with the [ow 30’ level we said
we expected for the foresesable future.
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Net debt and leverage Tosle 13
31 March 31 March
2023 2022
im £
_N_et debt £3,348m £4,254m
Adjusted net dgbﬂ £3,287m £4,1791
Interest cover ratio _ 4.5x 4.9i
Net debt/EBITDA 7.0x Q7%
(period-end)
Net debt/ERITDA 8.0x 8.6x
(weighted average)
Group LTV: 31.7% 34.4%
Security Group LTV 33.0% 36.4%

1 including our propertianate share of subsidianes and
joint ventures, os exploined In the Presentation of
finoncial information above.

Maovernent in adjusted net debt' (Em)
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at 31 March 2023

1. i~cluting our proportionate share of subsidiaries and jairt veatores, as expioined n the Presentation of finarcial infermation above.
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Financing

Our gross borrowings of £3,358m are
diversified across various sources, including
§£2,736m Medium Term Notes, £310m
syndicated and bilateral bank loans and
§31%mn of cammmercial papar Our MTMN ond
bank loans form part of eur Security Group,
which provide security on a floating pool

of assets currently valued at £9.6bn. This
provides flexibility to include or exclude assets
and an attroctive cost of funding, with our
MTN currently rated AA and AA- with o
stable outlook respectively by S&P and Fitch.

The Security Group structure has a number
of tisred covenants, Below 65% LTV, these
involve very limited operational restrictions,
whilst a default only occurs when LTV is more
than 100% or the ICR falls below 1.0 times.

With a Security Group LTV of 33.0%, down
from 36.4% in March, our pertfolio could
withstand a ¢.50% fail in value before

we reach the 5% hurdle and 67% before
raaching 100%, whilst our EBITDA could fall
T8%, hefora wa raach 1.0 ICF.

We have £2.4bn of undrawn facilities, which
provides substantial flexibility. The amount
of borrowings which is fixed or hedged
increased from 70% to 100%, as we used
the proceeds from our significant disposals
during the period to repay part of our
floating debt, as planned. We expect this
figure to come down slightly as we repay
sorme of anr near-term maturities and
continue to target @ medium-term range
of ¢.80-90% to keep some flexibility for
potential divestrments.
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In March, we issued our first Green bond,
which is earmarked for the investment in

our near-term London pipeline. This raised
£400m with a 9.5 year maturity at o margin
of 133bps, representing an all-in cost of
1875, Connbined weitl Lhu reduced
utilisation of our revolving credit facilities, this
increased our average maturity of debt from
2.1 to 10.3 years, even though our average
cost of debt only rose slightly, to 2.7%.

We have £733m of debt maturing in the next
two and a half years, but all of this is more
than coverad by existing undrawn facilities,
which means we have no refinancing
requircments until 2024.

Available facilitiest Table 15
31 March 31 Mare~
2023 2022
im _ an 7
Mediurn Term Notes o B 2,736 2,341
Drawn bank dégti B | 7 310 1,519
6ut§:tcmdi;ég commercial paper i - B — 312 - 499_
Cash and cash equ\'\-«oler‘.ts2 ) o o i (74) {172}
Available ur‘1dr<:1wﬁc1cil'\‘cies2 - 7 ) -~ 7 2,386 1,134
Total committed credit facilities ] N 2,934 2,580
Woeighted average maturity of debt 10.3 years 9.1 years
Eercentogeid‘ borrowings fixed or hedged ) o - 100% 70%
Weighted average cast of debt i B 2.7% 2.4%

1. Including our proportionate share of subsidiaries and joint ventures, as explained in the Presentation of financial infermation above. 7 7
2.Cash and cash equivalents and available undrawn facilities have been restated as at 31 March 2022 following a clarification by IFRIC on classification of funds with externally

irmposed restrictions,

Outlook

Locking ahead, our strong capital base
puts us in an excellent position to take
advantage of opportunities which will no
doubt arise as the world continues to adjust
to the new reality of higher interest rates
and tighter credit conditions. Our strong
credit profile and long 10.3-year average
debt maturity therefore provide clear
visibility and underpin the resilience of
our attractive earnings profile.

We now target to deliver an 8-10% annual
return on equity over time, driven by a
combination of growing income returns
and capital growth from rental value growth
and developrment upside. Short term
changes in valuation yields remain beyond

our control, which means we will not land
precisely in this range every single year,

but our high-quality portfolio and the clear
competitive advantages of our operating
platforms mean we are well placed to
deliver this over time. For the current year,
we expect continued custormer demand to
drive low to mid single digit growth in ERVs
in London and majer retail destinations.

We expect EPRA EPS for the current year to
be broadly stable vs last year's 50.1 pence
underlying EPS. This reflects the fact that
we expect the positive impact from
continued strong operational performance
and like-for-like rental growth to be more
or less offset by the fact that we have been
- and in the near term will likely rernain -

a net seller of assets, It alsc fully chsorbs
c.£10m of impact from the last over-rented
retail leases resetting, Myo start-up

costs and [T systems investment this year.
As such, we expect EPRA EPS to return

to growth the year after. As cur current
dividend cover is at the high end of our
1.2-1.3x target range, we expect dividends
to grow by o low single digit percentage
p.a. over these two years.

Vanessa Simms
Chief Financial Officer
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Our people and culture

At Landsec, we aim to create a high-performance
environment where each of our circa 600 colleagues
can see clearly how they contribute to, and benefit

from, Landsec’s success.

Our approach ensures everyone is clear
about what wa expect of them, through
frequent communication and feedback,
This constantly raises performance
expectations as people are accountable for
what they do, and know how to contribute
to our success and how that will link to the
rewards they then receive.

Our leadership behaviour sets the cultural
tone, with an emphasis on achievernent
through partnership, collaboration, self-
management and building an inclusive
envirgnrment being central to success.

Recognising and celebrating one anather,
being open abeut and learning from our
mistakes, and creating time for innovation
and creativity, lay the foundations of
realising cur ambitions in the Landsec way.

We aim to build a workforce that is skilled,
adaptable and future-focused, to enable
our business to grow and thrive in the ever-
changing environment it operates in. We
know that if we take care of our people, our
people will take care of our customers and
our business. We want 1o be an employer
of choice everywhere we operate, so we
can attract, recruit and retain the best
people. We build our business on strong

Employee engagement

Themes

Response favoura

: Qur culture
Trust
Erpowermenrt
Accountability
Furpose
Enoblernent
Autonormy
Reward
Leadersnip

Ergagenent
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“The Circl Leodership Programme has
opened my eyes to inclusive leadership,
using the power of coaching to build
stronger, more effective relationships.
The skills that | have gained from the
programme are helping me and my fellow
Circl graduates to create a culture where
everyone is empowered to take action
and deliver results. It's great that
Landsec offers this programme which is
delivered by an engaging, creative team.”

Beth Howell, Retail Manager gt Landsec graduating
from the Circl Leadership programme

foundations, with our purpose - Sustainable
Places, Connecting Communities, Realising
Potential - being firmly at the heart of
everything we do and every decision we
make. We are vocal in our commitment to
equal opportunities, diversity and inclusion.
We invest in learning and development for
all, and support wellbeing, and healthy and
safe workplaces,

We aim to pay fairly and competitively, and
recognise and reward high performance.
We expect the best from all cur people,
providing the support needed for every
individual to flourish and dermonstrate their
inherent talent and capability.

Chart 1s

/7%

Cve-all empioyee
engagement wcore

® Favourable

. Neutral L Unfovourat e
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Transforming our business for success
Responding to uncertainty and turning
challenges into opportunities has become
standard, so we are constantly looking to
develop even more ways 1o support cur
colleagues to adapt and thrive.

We have taken decisive steps to transform
aur business, ensuring we are in the optimum
position to best support our customers

in achieving their goals. Alongside this
transforrmation, we've created o suite of
development products desighed to hone
the skills, capabilities and experiences

that will set our people apart, and equip

us for growth.

Listening to our people

We know 1t is critical to listen to every
employee’s voice, and use that feedback
to continually improve our business. We
launched o new employee survey, where
we are able to benchmark our results with
other organisations based an size or sector.
This has given us some clear insights that
will allow us to identify areas of strength
and areas for improvement. Questions
focused on the key employee viewpoints
that underpin engagement and allowed
us to explore our culture.

75% of our colleagues responded, with an
overall engagement score of 77% across
the business (see chart 16). This puts us
on par with organisations of a sirmilor

size and provides us with a target to reach
to compare to the highest-performing

crganisations. The survey identified
strengths in our ¢lear purpose and the
quality of our portfolic as well as strong
interpersonal relationships. Each business
area hos created a plan detailing what they
will do to address the points where we can
improve parfarmance.

Developing our talent

We know great leadership is central to our
success, 5o, alongside our key Leadership
Development programmes - Stepping into
Leadership, Leading with Purpose and
Circl Leadership Programme - we have
curated learning mapped to our leadership
expectations, targeting ‘couragecus’
conversations, performance, development
and careers.

We are incentivising the demonstration

of excellent leadership, with a proportion
of leaders' perfarmance-related pay (PRF}
taken into consideration.

Highlighting achievements

» As asignal of our commitment to
improving leadership and management
effectiveness — 77 rnanagers and leaders
have attained an Institute of Management
and Leadership accreditation, having
participated in our cornerstone leadership
programmes, while 36 more are currently
working on the accreditation.

¢ Dermonstrating a self-driven appetite
for development - our people have
completed 9.2 hours of fearning each on
average, and completed 6,442 courses.
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* Supporting our commitment to diversity
and inclusion (D&l) - 28 women have
completed our female-focused
development programme Thrive, with
a further 14 having just started a new
programme.

Developing deeper relationships more
effectively both internally and externally
Is underlying to our ongoing success -
$7% of our workforce has completed the
Strengths Deployment Inventory (SDI),
which supports meaningful and effective
relationship-building.

Developing our approach to diversity
and inclusion

This year, we revised our approach to D&,
launching our new strategy: Diverse Talent,
Inciusive Culture, 'nclusive Places.

We created our new framework with
colleagues across the business, and it is
endersed by our Executive Leadership Team
and Board. We have developed a shared
vision that articulates why D&l is important
to Landsec, and what we want to achieve:

"We design, develop and manage more
inclusive, commercially successful places
through attrocting and nurturing diverse
talent within a culture that enables
everyone to reach their full potential.”

We will achieve this vision through actions
grouped under three pillars, nine D&l
thermes and foundations that support the
overall delivery:

Our D&l strategy

Qur vision —

Diverse talent

Workforce
u Future talent

Inclusive culture

e [

Inclusive leadership

n Employee engagement

Training and engoing learning

Procurernent and supply chain

Developrment
Qperations

Foundations

i build tre
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Our people and culture

continued

Since the launch of the strategy, we are
already taking action as highlighted below.

Diverse talent

+ To support greater leadership diversity,
we have introduced o new inclusive
recruitment process for senior-leader level
and above. This will involve de-biasing
role descriptions, mandating ethnic and
gender diversity on shortlists, and
including an employee panelin the
assessment process.

* We launched the Landsec Futures
internship programme to enhance
social mobility within cur business and,
more broadly, within the wider real
estate industry

Inclusive culture

* Our affinity networks continue to have
am impaortant veice in our business in
advising how we shape our culture,
and this year played a part in improving
support for colleagues through some
of the most challenging life milestones.

Inclusive places

* We are implementing a D& procurement
and supply chain strategy with three core
objectives, increasing the diversity of our
supply chain, improving D&l practices
within our supply chain, and warking
with suppliers who can support us in
delivering our strategy. We have included
specific D& training requirernents in
cantractual specifications, made the
latest guidonce on designing for
neuradiversity part of our design brief
fora rmajor wayfinding contract, and
worked with our supply chain partners
to develop a diversity plan for our Timber
Square development.

» Qur reviced commitments and actions
are led by data and evidence of what
works, We have introduced improved
dashbeoards, helping us to know
workforce diversity by business unit and
level, but also to understand recruitment,
promotion and turnover trends, 1o inform

where we need to change. This has led to
a greater focus on diversity at leader level
and above, in our targets and priorities,
which are proving to make a difference,
like including multiple wormen in shortlists
for leadership positions.

We will be transparent about our work,
publishing annually our progress towards
our targets. To support accountability
for this, our Executive Leadership Team
rmembers have annual diversity targets
in their performance plans, linked to their
bonuses. These targets focus on diversity
at leadership, with KPls relating to
increasing diversity in succession plans
and talent development programmes,
and for reducing senior leavers we would
wish to retain.

Affinity networks

In support of our D&l objectives, we want
to hear all voices across the Company, and
50 we cantinue to work closely with our four
affinity networks to ensure we get feedback
from all perspectives. They have achieved a
huge amount this year, including:

Landsec Women

« Celebrating International Women's Day
with a highly successful event on Allyship.

* Continued external networking in the
wider property industry to enhance the
profile of Landsec Wormen.

Hand in Hand

® Running another hugely successful Purple
Tuesday event across Landsec assets
10 support improving accessibility and
inclusivity for disabled people, and to
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raise the profile of improving the
custormer experience for disabled people
ond their fomilias.

Working with our partners to deliver
education programmes to our workforce,
to provide support and education

on topics such as the mencpause,
neurodiversity and maintaining a
healthy lifestyle.

Landsec Pride

» Celebrating LGBTQ+ History Month

in February with our British Queer
History exhibition at our head office.

The exhibition allowed our workforce to
learn more about the LGBTQ+ movement
in the UK, highlighting the progress made
to date but also raising awareness of the
work still te do.

We hosted Oxford Pride at Westgate -
opening the doors of our centre for

the celebrations of the locol LGBTQ+
community.

Diaspora Network

» Led a series of events during Black History
Month, including hosting black business
owners’ pop-up markets across a
number of Landsec sites and facilitating
an event with our partners to celebrate
black art and culture and showcase
black excellence in music, poetry,
comedy, art and food.

Ran a three-day event with Somerset
Multicultural Asseciation, Clarks

arnd UNTHNKBLE to celebrate Black
History Month.
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Diversity charts

Gender by level

Executive 671 33
Senior leader 69 31
Leader s 36
Manager ‘ s0 T
Professional B 42 R 58
Support - 22]- 78
Whole arganisation - 5073 50

JMale 7 Female

QOur overall workforce is gender balanced with 50% female represantation
and 50% male representation. We are increasing aur focus an achieving
greater gender balance ot Leader level and above and have seen
improvements over the past year, particularly at Executive level where
female representation has increased from 22% to 33%. We have also seen
small improvernents at Senior Leader level {from 30% to 31%) ond Leader
level (from 35% to 36%).

Whole organisation by sexual orientation

@ Heterosexual - 84

®LGBO (Lesbian, gay, bisexual
or other) -4

@ FPrefer notto say - 9

® Not recorded - 3

4% of our staff are Lesbian, Gay, Bisexual or Cther (LGBO), slightly higher
representation than in the wider UK based on Census population statistics.
Our LGBT@+ focus rernains on creating an inclusive culture for alt LGBTQ+
colleagues ond supporting LGBTQ+ inclusion in the wider real estate industry.

Landsec Annual Report 2023 037

Ethnicity by level |

Executive 100
Senior leader V 100
Leader 89‘32#73
Manager - ] 78QJ ﬂ'ISPQI

: o 749 12 4_'I

Support i
80| & sip

Professional

Whole organisation |

. White CiAsian T Black T Mixed 7 Other (2 Prefer not say ~'Not provided
18% of our staff are from ethnic minority backgrounds, broadly
representative of the overall UK population. We are increasing our focus

on achieving greater ethnic diversity at Leader level and above having

seen minor decreases in ethnic minerity representation at Senier Leader
level {(from 3% to 0%) and Leader level {10% to 8%) over the past year.

Whole organisation by disability (

@ Disabled - 4

® No disability - 92

® Prefer not tosay - 3
@ Not recorded - 1

4% of our employees are disabled, a one percentage point decrease from
last year. There has been no change since last year in the percentage of
employees who have not recorded their details or prefer not to say (4%).
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Our people and culture
continued

Gender pay gap

Pay gap

We are committed to reducing our pay

gaps through improving the representation
of wornen and ethnic minority staff at all .
levels of the business. ! Our mean gender pay gap Our median gender pay gap

Please note these are our 2022 pay gap
figures. We plan to report our 2023 pay
gap figures later this year. While we made

progress in some areos in 2022 - notably 2021 2022 2021 2022
/ r

in reducing our gender pay gap - we went O, O | [e) f'e)
backwards on our ethnicity pay gaps. é /O l\ 8 /O \ 29 3 /O , “ 28 7 /O
Pay gap reporting not only supports
transpgrency, it also heips us to identify
the actions we need 10 Take 1o address
these gaps. Further details of our actions

are available at Landsec com. Tabie 23
Quart e solit (mourly rate - mear;

Qur mean gender pay gap reduced from Guartlle proportions No. Male  Temale  foral Avg Male Fernale % Gap

36.6% to 30.8% in 2022 and our median Lower Income Quartile 133 30.8% &9.2% £17.65 £17.34 £17.78 _2.53%

gender pay gap reduced from 29.3% to Lower Middle Income Guartile 133 42.9%  57.1% £27.96 £29.01 £27.16 6.37%

28.7% over the sarne period. This reduction
in the gender pay gap is primarily due to
increases in the representation of women in  Upper Income Quartile 133
the upper rmiddie pay quartile (1.7 percertage
point increase) and upper pay quartile

(2.9 percentage point increase} over the
past 12 months. This is a resuit of o higher Ethnicity pay gap

number of male leavers in the upper pay

quartile than joiners and an increase in

female representation at executive level. Our mean Ethnicity pay gap Our median Ethnicity pay gap

Upper Middle Income Guartile 133 53.4%  46.6% £40.47 £40.26  £40.72 -1.15%
69.9% 301% £83.81 £8564 179.54 7.12%

Cur mean ethnicity pay gap increased

from 32.7% to 36.5% in 2022 and our B
median ethnicity pay gap increased /

O QL .
from 27.6% 1o 37.6% in the same period. ‘ 2021 2022 2021 ’ -
Cur ethnicity pay gaps have increased ‘ % | 36 5% ‘ 27 é% ‘ > | 37 6%
because the representation of ethnic L k : ; .

minority staff has increased in the lowest \ / \

pay quartile and decreased in all other pay \,‘,
quartiles. This is due ta a high proportion
of ethnic mincrity new starters at our _
more junior levels - 50-70% of new starters o SEeds
at these levels over the post 12 moenths are P-ater Gear” 2 sait tna .y rara - maant
from ethnic minority backgrounds. Ewnc rot ot Ermro
Eucr't'epr-a.’:c’T\OAs Ne Wrote  minor Ty, wszy Aug White  mingnny = Gen
During the sarme period, we had a higher Lower Income Quartile 133 70.7% 29.3% (0.0% ‘_1‘:17.65 £17.34 £1677 330%
proportion of ethnic minority stoff leave Lower Middle Income Quartile 133 75.9% 22.6% 1.5% £27.96 £29.01 £28.07 3.24%
the busiﬂsss Et‘mcrﬁdge_r level and this Upper Middle Income Guartile 133 90.2%  9.0% 0.6% £40.47 £40.2¢ £40.98 -180%
decreased ethnic minority representation Upper Income Quartile 133 895% 6.8% 3.7% L8381 £B564 £65.72 23 26%

within these maore senior rofes. This points
to the importance of our offinity networks
and the need for us to increase our focus
on retention
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Wellbeing

Just as we provide places that support the
wellbeing of our custormers and guests, we
also ensure we protect the wellbeing of our
own people. This year, we have continued to
build on the broad range of benefits offered
for social, financial, mental and physical
wellbeing, by arranging sessions such as
healthy lifestyle webinars and creating a
financial wellbeing partnership o provide
financiol education and financial peace

of mind.

We continue to respect and encourage

the need for balance in all aspects of life,
by supporting initiatives such our first

Work Life Balance group, created by

our Regeneration Development Team to
gauge thoughts and feelings, and gather
suggestions of things we could do to create
the most effective work-life balance,

In recognition of supporting families better
during their most challenging periods, we
have created a new policy for collecgues
going through pregnancy loss, with paid
time off, and improved our policy on
compassionate leave, which recognises
the importance of close relationships
outside of immediate family. We also
created comprehensive guidelines on
how to support colleagues through loss
or bereavernent, to equip cur workforce
to do this in the best way.

Recruitment and retention

Despite some challenging considerations
over the last 12 months, turnover has
remained stoble and consistent with the
last financial year. We have undergone
only very marginal changes in volumtary
and involuntary turnover, in line with our
expectations, which is a positive cutcome
when viewed in the context of challenging
macre factors presenting significant
economic and cultural challenges.

We are now looking to the future as

we continue to seek out talented and
passionate individuals to join our team.
This year, we have focused particularly on
building future talent through the launch
of our Internship scheme, Landsec Futures,
which aims to provide opportunities in the
real estate industry to those from diverse
backgrounds. This scheme received
overwhelming interest, with 75 applicants,
and introduced some fantastic talent to
opportunities within our sector. This year,
we will welcome seven individuals into

our business, creating aspirations and
opportunities for fresh new talent. Read
more about this on page 44 of this report.

We have also continuad to focus in a big
way on developing our own internal pipeline
of talent with great skills, behaviour and
capobilities. This has resulted in 35 internal
promations, 21 of whom were female
appeintrnents.

Landsec Annual Repert 2023
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Our approach to sustainability

Our sustainability vision is to design, develop
and manage our places to enhance the health
of our environment and improve the quality of
life for our people, customers and communities,

now and for future generations.

We recognise the strong link between the
planet and society, and the importance

of maintaining strong sustainability
performance as a key value driver to our
business. As the war in Europe continues to
disrupt livelihcods and global supply chains,
including energy, and the fact that 2022
was the fifth-hottest year on record, The
World Economic Forum’s Global Risk Report
2023" has identified the cost-of-living crisis
and faitlure to mitigate ond adapt to
climate change as two of the major global
risks for the next decade. Addressing these
risks requires action from government,
non-governmental erganisations, mediaq,
individuats and purpose-led businesses

like Landsec. In addition, our customers
are also increasingly aware of these issues,
and demanding an exemplary approach

to sustainability,

It 7s therefore critical that we continue to
focus on achieving our vision, embedding
our Build well, Live well, Act well {(BWLWAW)
framework across our organisation - to help
balance the needs of our stakehalders with
positive environmental and social impact.
This year, we've maintained our focus on:

driving down operational carbon
ernissions through our net zero transition
investment plan and striving to meet our
ambitious embodied carbon targets

maintaining our prudent approach to
energy procurement 1o protect our
custormers from rising energy costs

supporting the needs of cur cornmunities,
specifically those groups who are
disproportionately affected by rising
living costs,

2022/23 highlights

£400m

Inaugural Green bond issued under our
Green Fingncing Frarmewark {value as of
Mareh 2023}, attracting capital to support
the creation of green buildings, renewable
energy and energy efficiency projects,

25

Office occuplers engaged to identify
oppartunities to reduce energy
consumption by 20-30%.

33%

Reduction in energy intensity fram 201314
baseline, so we remain on track to achieve
o 45% reduction by 2030.

55%

Reductien in ope-ational carkon emissions
(tC0 e) compared with 2013/14 baseline,
on track 1o meet carbon-reduction target
of 70% by 2030,

£20m

Committed £20m to enkance socicl
mobil'ty and create patnways for cecpre
from underrepreserted sockgrourds inta
curndustry through Landsec Futures.

Strategic Report

Net Zero
by 2040

Updated our carbon-reduction targets to align
with the Net Zero Standard from the Science
Based Targets initiative (SBTi), cormmitting to
achieve net zero by 2040,

36%

Reduction in upfront embodied carbon
compared to traditional construction methods
achieved at The Forge, SE1 Qur first net zero
carbon building and the first commercial
building to be designed and built using a
platform approach to design for manufacture
ond assembly.

100%

Of our portfolio is compliant with the 2023
Minirmurn Energy Efficiency Standard (MEES)
of EPC £ and 34% of cur portfolio already at
EPC B gr higher - the proposed MEES for 2030

7,06/

Feople facing barriers in our commurities
supported towards the world of work, and
£251m of social value created, since 2020

— for our full 2022/2023
sustainability progress update visit
landsec.com/sustainability/
sustainability-perfermance

1. weforum argirepsris global nsks report 2623
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Decarbonising our portfolio
and transitioning to net zero

Our net zero transition

investment plan

In November 2021, we published our £135m
net zero transition investment plan (NZTIP).
It will ensure we meet our near-term carbon-
reduction target and the preposed Minimum
Energy Efficiency Standard (MEES} of EPC B
by 2030.

Cur portfolio is now 100% compliant with
the 2023 MEES EPC E or above requirements.

Portfolio EPC raiing {by ERV)

In addition, 36% of our portfelic, 38%

of offices and 34% of retail, are already
rmeeting the propused MEES of EPC B,

With the sale of 1 New Street Sgquare,

which had an EPC B rating, the proportion
of our portfalic meeting EPC B has reduced,
however we are confident that as we
continue with our NZTIP we will meet the
proposed MEES.

We expect the plan to remove 24,000
tonnes of carbon emissions from
Landsec’s operations.

We are making excellent progress with our
plan, spending over £2m in 2022/23 on the
following initiatives:

* Moving to cleaner sources of energy,
replacing gos-fired boilers with air source
heat pumps.

* Optimising building management
systems, ensuring they operate in
accordance with the way buildings are
occupled. We're testing predictive and

Chart 27

020021 | 2% s sl ase fazs 7500,

, —_— mi————= : .
2021/22 I 36;[ 26% '28% 5% b 1% <%
2022773 ' 163 3% |28% . ISE

EPC dato excludes spaces that are not required to have EPCs, spaces designated for developrment, spaces with
registered EPC exemptions ar spaces not covered by MEES regulations such gs assets located in Scotland

Retail and office breakdown
Retail

Chort 78

" - I
2021/22 29% 279, 9%, s%li 42% B
2022/23 | T - o o
Offices
2021722 | - 45@4 2% e
2022/23 - 2am PPl T
— . . o
i (LAB TC ID CE TFG LEPC required

-
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self-adaptive Al technclogy to optimise
heating, ventilation and air-conditioning
systems at our head office. We predict
this will contribute to energy reductions
of up to 10%,

* Increasing the capacity of onsite renewable
energy, installing solar panels at eight of
our retail sites. This year we carried out six
air source heat pump feasibility studies and
seven renewable energy feasibility studies.

« Replacing all fluorescent lighting with LEDs.

Reducing emissions from

our construction activities
Approximately a third of carbon emissions
from commercial buildings are produced
before o bullding is even occupied®. For
Landsec, 40% of our total emissions comes
from capital goods which include aur
construction activities. We expect this
proportion to increase as we decarbonise
our buildings, the grid decarbonises, our
development pipeline expands and our
occupiers employ more sustainable
working practices.

To address this, we've set ambitious targets
to reduce emissions frem our construction
activities, targeting a 50% reduction in
average upfront embedied carbon compared
with a typical building by 2030. Achieving
this target won't be easy and we know
we're going to have to do things differently
- rmaking changes throughout our supply
chain to transform the way we design and
develop buitdings, ensuring we consider
carbon from the outset of a scheme.

We're investing in low-carbon construction
materials such as cross-laminated timber
and Concretene, which we hope will build
confidence in these products and pave
the way for the industry to accelerate the
transition 1o net zero. To further increase
industry dernand for low-carbon steel

and concrete, we're signatory members

of Steel/ero and ConcreteZere.

1 The Net-zero buildings Halving construction
emissions toaay report (2022},
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Build well
continued

Understanding that a substantial amount
of material often sits below the ground in
basements and structural foundations, our
starting peint is to consider repurposing
existing buildings rather than demclishing
and replacing them, to reduce the upfront
embodied carbon of a scheme. If we
conclude that a retention scheme would
result in a significantly sub-optimal product
for our customers or communities by
lirmiting the public benefits we can provide,
we will look into a replacement scheme
that maintains a focus on positive
environmental outcomes, for exarmple,

by reusing and upcycling demolition waste.

This year we completed The Forge, SET, our
first net zero carbon office development
to be constructed and operated in line
with the UK Green Building Council’s
{(UKGBC) framework definition of net zero
carben buildings.

In addition to its net zerc credentials,
The Forge has the following sustainability
features:

» Approximately 36% reduction in overall
upfront embodied carbon compared
to traditional construction methods.

It is an all-electric building that uses
heat purnps to provide heating, coaling
and hot water.

Powerad by 100% renewable electricity.
S-star NABERS UK design-stage rating.
» Roof top solar PV panels, green roof
areas and rainwater harvesting - all
contributing to an Excellent BREEAM
rating.

* 18.4% reduction in primary steelworks
compared to traditional steel frame.

13% less concrete compared with
troditional benchmaorks.

® 50% ground granulated blast-furnace
slag (GGBS) content in substructure
concrete and 40% GGBS content in
Platferm Design for Manufacture and
Assemnbly (P-DfMA) floor slabs

¢ All remaining upfront embodied carbon
has been offset using Gold Standard
carbon credits.

Taking a prudent approach to
energy procurement

Landsec has a flexible-procurement
framewark in place to manage wholesale
energy risk across our portfolio. The
strategy is to spread risk as much as
possible by forward-hedging three years

in advance in six-rmonth trading windows
1o minirnise our exposure to market
conditions, which is to be fully hedged by
financial yeor end. We review our usoge
ACross our assets every quarter to ensure
we make accurate purchasing decisions
that meet expected consumption. We have
again procured 100% renewable electricity
as part of our ongoing commitment to
RE100; a global group of large companies
that will use only 100% renewable power.

We continue to reduce our exposure to
the wholesale markets by buying into
longer-term, fixed-rate renewnble
contracts. We will be aiming to introeduce
Corporate Power Purchasing Agreements
into Landsec’s fuel mix by 2025.

Updating our carbon-reduction
targets, committing to net zero
by 2040

Our current science-based carbon-
reduction target is to reduce our
operational carbon emissions by 70%
by 2030, from a Z073/14 baseline year.

In October 2021, due to the scale and
urgency of the climate emergency, the
Science Based Target initiative (SBTi)
published the Net-Zero Standard, which
provides the world's first credible,
independent ossessment of corporate

net zero targets. We've therefore increased
our grmbition this year in response to this
standard, updating our science-based
targets to cover emissions from all sources,
including all of cur reported scope 3
emissions such as emissions from our
development pipeline, supply chain and
customers. We have updated our baseline
from 2013714 to 2020 and have committed
1o reach net zero by 2040, ensuring we will
meet the requirements set out by the SBTI.

Strategic Report

— Overall net-zero target: We've
committed to reaching net zero
greenhouse gas [GHG) emissions across
the value chain by 2040 from a 2020
base year.

— Neaor-term target: We've committed
to reducing absclute scope 1, 2 and 3
greenhouse gas emissions 47% by 2030
from a 2020 base year,

— Long-term target: We've committed to
reducing absalute scope 1, 2 and 3 GHG
emissions 0% by 2040 from a 2020
base year.

To achieve our near-term target, we must
continue to execute our net zero transition
investment plan {(NZTIP} as detailed
abeave. In addition, we must achieve

our embodied-carbon target by 2030, to
reduce average upfront ernbodied carbon
by 50% compared with a typical building,
aiming for 500 kgCO,e/m? for offices and
400 kgCO,e/m faor residential.

To achieve our long-terrm target, we must
continue to reduce carbon emissions from
our operational and construction activities.
This will require us to focus on: targeting
suppliers with lower carbon impacts,
investing in and demanding low-carbon
construction materials, removing fossil fuels
from our operations, investing in on-site
renewable-electricity capacity, and working
with occupiers tc promote sustainable
working practices.

Enhancing nature and green spaces

Nature plays an impertant rele in the built
environment - nature’s capacity to store
carbon and suppeort resilient societies is
linked with the fight against climate change,
and access to green spaces supports the
health and wellbeing of those who use

our ploces

We will enhance nature and biodiversity
acress our pertfolio. targeting a 25%
bicdiversity met gain across our operationat
sitas that currently offer the greatest
potential, and effectively targeting 13%
bicdiversity net gain at all of our new
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developments. Acrass aur retail sites

we have replaced hedgerows with native
species ot White Rose, Leeds, planted tiees
as part of the Queen's Green Canopy at
Gunwharf Quays, and introduced a bee
hive with 35,000 honey bees at Lewisham
Shopping Centre.

This year, we're investigating how our
business activities depend on and offect
nature, so we can integrate nature into
decision making across our operaticnal
and development activities. The work will
consider the draft recommendations of
the Taskforce on Noture-related Financial
Disclosures {TNFD} and build upen our
current cammitrments, as well as provide
biodiversity toolkits to support the whote
business in considering how we can best
enhance nature and biodiversity through
our activities.

Using resources efficiently

Water

Over the last year, we have undertaken
water manggement assessments across
assets under our operational control, to
heip shape our water strategy for both
our office and retail portfolios.

Actions taken include a programme of wark
to install automatic meter reading (AMR)
across our portfelio, testing technology

to obtain increased detail of where water

is consurned within our buildings and to
identify potential leaks, and developing

a water standard for the taps, toilets and
showers we use across our facilities.

To raise awareness of the importance of
saving water, on World Water Day in March
2023 we communicated our approoch to
water management and reduction across
the business and encouraged our calleagues
to take action. We are in the process of
setting a new water target using 2022/23

as our baseline year, due to launch later
this year.

Waste

In 2022/23 we continued to divert

100% of waste from landfill and recycled
68% of operational waste (2021/22: 71%).

Materials

Te use more sustainable moterials and

to use these resources efficiently, we
encourage reuse and recycling where
possible, prormoting the principles of a
circular ecomamy. On our development
schemnas, we work closely with our supply
chain, including carbon consultants in the
design team from the very start to guide
decisions on the most carbon-efficient
solutions. Additionally, cur Materials Brief
sets out the requirements for common
materials used geress our schernes,
considering health Impacts, responsible
sourcing, carbon and resource efficiency.
We continue to source all our construction
materials from ethical sources {materials
with a responsible sourcing certification).

A We've used an innovotive alternative To cement
at Mayfield, Manchester - Concretene,
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Using innovative
materials at
Maytield

IS
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Creating opportunities
and tackling local issues

Supporting our communities
through the cost-of-living crisis

Over the lost ten years, we have worked
hard to support our local communities and
charities. OQur site teams across the UK
continue to work with community
organisations to support people affected by
the cost-of-living crisis, providing support to
sorme of the most vulnerable in society.

This includes:

» the White Rose team supporting the work
of the Leeds South and Rethink Food Bank

= creating warm spaces for vulnerable
people at W12 Centre and the O2 Centre

s introducing the CornmUNITY Space at
Lewisham Shopping Centre, providing
a warm space for those who need it

« providing promotional support for The
Felix Project at Piccadilly Lights, while
supporting their work at Lewisham
Shopping Centre.

Qur new social-mobility fund, Londsec
Futures, will enhance this work in our local
communities, ensuring we have a long-term
approach 1o investing in our communities
over the next ten years.

Launching Landsec Futures: a fund
to maximise the potential of people,
places and communities

I May 2022, we announced our
commitment to enhance social mobility
in the real estate industry and the places
wherg we invest, committing £20m from
2023/24 - 2033/34. To achieve this, in April
2023 we launched Landsec Futures, which
will provide support through industry and
local programmes.

This commitment enables us to focus our
approoch to community investment on

a clear purpose, which is to enhance
social mobility in the real estate industry
by creating pathways for people from
under-represented backgrounds in our
communities to enter careers in our sector.

Additionally, we recognise that the
communities where we create, curate and
sustoin places ol foce o wide ronge of loca)
issues, frorn fuel poverty to homelessness,
and if these issues are not addressed, our
places won't thrive. We're therefore also
focused on tackling issues local ta our
assets ond developments.

Strategic Report

We will support people from lower socio-
econemic backgrounds who meet key
meteics outlined by the UK Social Mabitity
Commission, in entering the real estate
industry, and we will support charities
that tackle issues local to our assets

and developrments.

Improving wellbeing

Creating healthy buildings

To ensure we continues ta maximise the
wellbeing of those who occupy our
buildings, in April 2023 we submitted
evidence for WELL Portfolio certification
for four assets; 80-100 Victoria Street,
Dashwood House, Zig Zag Building and
One New Change. We are also targeting
WELL Equity certification for the managed
offices portfolio. Additionally, across our
development schemes, we're targeting
WELL Core Gald or above for offices and
the Home Quality Mark or equivalent for
residentiol properties

— To find out how we are supporting
our colleagues’ wellbeing please
read page 39

Landsec Futures
A £20m fund to maximise the potential of people, places and communities.
We believe increasing diversity across cur industry ond supporting local
communities are essential to the future success of the places we create.

Industry programmes

Industry programmes to enhance social
rmobility in the real estate industry,
helping us create more-inclusive and
successful places.

s o [ o S
v I v R v N~

Landsec
internships
Six-month, paid
entry-level work
placements at
Landsec.

Real estote
bursaries

Financial support
and mentoring
for individuals
carrying out
placemaking
quatificatians

at university.

Local programmes

Local programmes to improve
oppertunities and support within our
cormmunities, helping people and places
to thrive.

Employability
partnerships

Three-year
partnerships with
charities in each of
cur carmnmunities,
Qiming to support
local school
students and
peopie facing
barriers with the
careers insights,
skills and
opportunities to
enter gur industry,

Community
grants

Guarterly funding
for local charities,
supporiing them
in tackling
important ssues
in our communities.




Strotegic Report

across our business

Cur sustainability frarnework, Build well,
Live well, Act well (BWLWAW] is run
business-wide, as well as at portfolic and
asset level, helping us embed sustainability
throughout the business.

Across our operational portfolic, every asset
has its own BWLWAW plan that identifies the
ESG themes relevant to the site, and what it
will do to suppoert achleving our corporate
sustainability commitments and targets.

This year, we published our Sustainable
Development Toolkit, which provides a
comprehensive guide for our development
teams and external partners to ensure we
design and develop our new schemes and
refurbishments in line with our sustainability
vision, corporate comimitments and
targets. 11 sets out a systematic approach
for us to achieve sustaingble development,
culminating in a scheme-specific
sustainability strategy and sccial valus
strategy being developed.

Ensuring every colleague takes responsibility
for achieving our sustainability vision, we link
a propartion of our rernuneration to achieving
our energy and carbon targets, and we ask
100% of our colleagues to set an annual
objective dermnonstrating how they contribute
to our sustainability commitments.

This year we also lounched our Introduction to
Sustainability training, to build sustainability
capability and knowledge across our business.
The course is rnandatory for all calleagues.

Doing the basics brilliantly

Sustainable procurement

51% of our emissions emanate fram our
supply chain, therefore it is important we
work with siippliers that chare our values
and help us achieve the highest standards
in our supply chain, while achieving wider
social, economic and environmental
benefits. In June 2022, we published our
Supply Chain Commitrment, which sets
out how we do business, the commitrments
we've set ourselves, and the minimum
requirerments we expect of all those we
work with. 100% of our strategic partners
align with our sustainobility requitements
and are working with us for a sustainable
future, with 93% signing up to cur
commitment to date. Complementing our
Supply Chain Commitment, we've aiso
published our Sustainable Procurement
Guide - a document that provides us with
the knowledge to make the right decisions
when buying consumables or business
services, and to spend money wisely and
effectively while supporting cur corporate
and sustainability commitrments.

To support our supply chain in meeting
Qur Supply Chain Commitments, we've
joined the Supply Chain Sustainability
School - an online platform that shares
knowledge and resources to build the
skills required to achieve a sustainable
Built environment.
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Creating healthy, safe and

secure spaces

This year we have maintained our 15O 45001
certification, with independent guditers
reporting no non-confoermances or
improvernent recommendations. A full
re-certification audit to this standard will
take place in FY23/24.

We continued to focus our scfety
improverments on arecs where we

know we could have the biggest impact,
including reducing the risk of significant
occupational-safety hazards, such as
working at height, fire safety, and working
near electromagnetic tields. We have also
continued to work with other leading
property companies to establish consistency
in measuring and reporting health and
safety data, to enable performance
benchmarking with our peer group.

Fire safety

We continue to enhance fire safety across
the business, and ensure we meet new
government initiatives and legislation. In
2022, we achieved certification to BS 9997
for our fire safety management system,
which we have maintained this year.

All high-rise residential buildings cbove

11 metres in our portfolic have been
examined by independent fire engineers
to ensure they remain safe for cccupation
and meet stringent new building
regulations, with design principles aligned
with requirements of the Building Safety
Act mandated on all future schemes.

We have accepted responsibility under
the Developers’ Pledge to remediate

at our expense any life-safety-critical
defects in any building we developed

or substantially renevated, geing back

30 years. We will complete any remedial
works as quickly gs possible, with no cost
and minimum disruption to tenants and
local communities.
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Act well
continued

Advocating for a sustainable future

We share our experience and chailenges
in aiming for @ sustainable future through
being members of industry bodies such
os the UK Green Building Council (UKGBC),
Better Buildings Partnership (BBP} and
British Property Fedaration (BPF); by
responding to public consultations on
emerging policy; by raising owareness
with our custorners and investors, and

by contributing to the debate on varicus
sustainability topics,

This year, we published cur Carbon
Manifesto, outlining what we are doing to
reduce our emissions across our portfolio
and development pipeline and our
comritment as a partner for government.
We are calling for action from the
government: to introduce a performance-
based energy rating scheme; to mandate
for whole-life carbon assessments for all
new developrments; and to lead by exarmple
by setting a standard for sustainable
development through their procurerment

Identifying and responding ta
ESG risks and opportunities

Our approach to sustainability is
determined by shifting global challenges
and the ESG issues aur stakeholders think
are most critical for us to address and
imfuence through our business activity.
Our sustainability strategy, targets and
activity, demonstrote how we are
responding to these issues and where we
kmow we can have the biggest impact
Our materiglity matrix sets out our high-
priority issues landsec.com/sustainability/
our-material-issues.

As the climate crisis becomes more of o
reality, with increased severe weather,
tightening legislation, and growing pressure
from investors and occupiers — we've
identified climate change as a principal risk
and, as such, govern ond manage it in line
with aur risk management and control
framework. This framework enables us

to identify, ossess and monage climate-
related risks effectively - evaluating the
potential impact, the conseguences,

allocation of risk owner, description of
controls and cantrol owners, and finally
providing an evaluation of any residual risks.

— You can find more detail about our
climote change risks and opportunities,
our mitigation and adaoptation strategy,
and metrics and targets, in our TCFD
Disclosure Statement on pages 47-53

Additionally, to comply with relevant
environmentai legisiation and industry
standards, we maintain a legal register
as part of cur environmental and energy
managerment systems, which are certified
to 1SO 14001 and 15O 50001, We review
this register quarterly to ensure we
consider new legislation or reguiatory
changes, and take any necessory action
1o maintain compliance.

Future plans

We have alreody made great progress with
our sustainability targets, but with a new
year comes a fresh opportunity 1o turn our
vision and ambition into tangible action.
We recognise there will be chollenges in
achieving these plans, and we don't have all
the answers, but we believe that by being
explicit in our targets we can incentivise
and support action across our industry.

Key to this will be our ongoing collaboration
with our peers, customers and government
to ensure we have a united approach that
achieves the progress and autcomes
required to create a greener, fairer society
for all.

Qur priorities for the year ahead:

» Continue to follow our NZTIF, moving
our portfolio to net zero and meeting
the impending Minimum Energy
Efficiency Standard of EPC B by 2030.

* Continue to gecount for carbon at
the outset of every development and
refurbishment scherne, striving to
meet cur embodied-carbon targets
by engoging early with our supply
chain to secure sustainable construction
rnateriols, ond encouraging our design
tearns and contractors to prioritise
retention and reposition where possible.
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Investigote innovative technologies,

services and materials that will help us
tronsition to net zero, and be prepared
te try these products on cur schemes.

Run Landsec Futures, working with
our cammidnities to better understand
and meet their requirements alongside
achieving greater diversity across

our industry.

Continue to lobby government to
ensure there is ¢ supportive, stable
pelicy envirenment that creates a
greener, fairer society for all.
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Task Force on Climate-related Financial
Disclosures (TCFD) statement

Landsec has a strong record of leadership on climate
action and reporting, where we recognise the risks and
opportunities posed by climate change in our business

model and strategy.

In 2076, we were the first property company
in the world to have its carbon emissions
target approved by the Science Bosed
Targets initiative (SBTi). Since then, we
have reduced emissions, and achieved cur
original science-based target (SBT) in 2019,
1 years ahead of our 2030 target dote.

In 2019, we increased the ambition of our
SBT in line with a 1.5°C global warming
scenario, which formed the foundation

of our transition to net zero. Over the last
year, we have updated our SBT and net zero
commitment, which SBTi has now approved
to be in line with their Net-Zero Standard.
We have also committed to all new
developrnents being net zero carbon

both in construction and operation.

In 2017, we were one of the first companies
to report our approach to the recommended
disclosures of the Task Ferce on Climate-
related Financial Disclosures (TCFD) and
we intreduced climate change as a principal
risk in 2020. Over the last year, we have
continued tc evolve our approach to
identifying and assessing the risks of climate
change, by forming a Clirmuate Transition
Disclosure Warking Group and aligning

our statement with the recommendations
of the UK Government’s Transition Plan
Taskfaorce.

We continue 1o progress our net zero
transition investment plan and are on track
with what we need to do to meet our
science-based carbon reduction target,
and have incorporated this inte our
financial statements.

This staternent is consistent with the
requirernents of the London Stock Exchange
(LSE) Listing Rule ©.8.6 R and all 11 TCFD
Recommendations and Recommended
Disclosures, and we can confirm we have
made climate-related financial disclosures
for the year ended 31 March 2023 in relation
to governance, strategy, risk management
and metrics and targets.

Governance

Boaord oversight and reporting

The Beoard is responsible for overseeing
our approach to climate-related risks and
opportunities affecting the business, with
our CEQ having overall responsibility.

The Board receives reports on our
sustainabitity and climate-related
performance twice per calendar year,

and this year has focused on the progress
of our transition plans, embedding our new
sustoinability framewaork across the business
and monitering performance of our SBT
and embodied-carbon commitments.

As we consider climate change a principal
risk, the Board considers the impact of
climate risks when discussing Landsec
strategy and long-term success, including
significant investment decisions.

Roles, responsibilities and accountability
The Audit Committee supports the Board
in managing risk, and is responsible for
reviewing our principal risk register, and
the effectiveness of our risk management
and internal control processes.

Ongoing responsibility and management
of climate-related risks is carried out by the
Executive Leadership Team (ELT), chaired
by our CEO and supported by our CFO ond
Managing Directors. The ELT is responsible
for developing the sustainability strategy
1o ensure it addresses our relevant
environmental, social and governance
(ESG) risks and opportunities, including
those pertaining to climate change.

They discuss sustainability and climate
risks quarterly, or more often if required.

The ELT is supported by the Sustainability
Farum, which consists of senior
representatives responsible for progrommes
of work that meet cur sustainability
targets, and for mitigating climate risks
across our Workplace and Lifestyle business
units. The Sustainability team, led by the
Head of ESG and Sustainability, is responsible
for co-ordinating the sustainability strategy
and updating the climate risks, collaborating
with all areas of the business to ensure
appropriate mitigation and adaptation
plans are in place. The Climate Transition
Disclosure Working Group comprises
members of the Sustainability tearm ond
representatives from our Strategy, Risk

and Finance teams, to continue to evolve
cur approach to transition planning.

— We provide further information on
our website showing our governance
structure for managing climate risk:
landsec.com/sustainability/
governance-policies
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Task Force on Climate-related Financial
Disclosures (TCFD) statement continued

Culture

We're working towards a culture centred

on trust, empowerment and accountability.
Qur culture comes from the values we share.
These values guide the way we interact with
others and help us make the right decisions.

Sustainability, which includes our focus

on climote-reloted risks, bas long been o
strategic priority for Landsec and as such,
is ermmbedded within our culture. Every
colleague is empowered to contribute to
our purpose with consideration for the
environmental, social and economic issues
relevant to our business and stakeholders -
our Ermployee Code of Conduct provides
guidance on how to do this and highlights
key policies, including our Sustainability
Policy that all colleagues must follow.,

To hold colleagues accountable, every
colleague is encouraged to set an annual
objective demonstrating how they will
contribute to achieving our sustainability
visior and commitments. Achievement

of this objective is assessed annually and
forms part of our performance-related pay.

QOver the last year, we launched our
Landsec Spotlight Awards to recognise
individuals, projects and teams who
demonstrate bringing our purpose to life,
whereby celebrating our achievernents

is on irmportont poart of our culture.

To support our strategy and further
establish sustainability throughout the
business, we have created our Green
Financing Framework, enabling us to issue
green bonds, It describes the types of
projects eligible, the process for selecting
and allocating projects, management

of proceeds and reporting in support of
our climate transition aims. it has been
third-party assured and aligns with the
Green Bond Principles 2021 and Green
Loams Principles 2021 administered by
ICMA and LMA, respectively.

The framework can be accessed on our
website: landsec.com/investorsdebt-
investors/green-bonds

incentives and rermuneration

Our commitment to addressing climate
risk runs throughout the business, with
climate-related targets linked to a
proportion of our banus remuneration,
including our science-based carbon
reduction target, energy efficiency and
embodied carbon from new develapments.

Skills, competencies and training

Over the last year, os we continue to
mitigate the risks of climate change and
transition our portfolio to net zero, we've
focused on incredsing Board and executive
leadership level awareness and knowledge
on our sclence-based carbon reduction
targets and the actions that we need to
take to meet them, including executing
our net-zero transition investmeant plan
{NZTIP} and cur ambitious embodied
carbon targets.

Further, we are ensuring everyone across
our business undertakes sustainability
training, which includes information on
our sustainability strategy and approach
to climate change - demanstroting how
everyone can play @ part in reducing our
contribution to climate change and
preparing for inevitable changes in climate.
Additionally, we've joined the Supply Chain
Sustainability School which provides an
online platform to share knowledge ond
resources to build the skilis required to
deliver a sustainable built environment.

Strategy

Identifying climate-related risks and
opporturijties

In accordance with TCFD recommendations,
we've identified climate risks and
opportunities against {1) transition risks:
related to the transition to a low carbon
economy and {2) physical risks: related

to the physical impacts of climate change.

We've considered these over the short

(<1 year), medium (until 2030) and
long-terrm (beyond 2030) against two
science-based scenarios - below 2°C
{aligned with Shared Socioeconomic
Pothwoys [SSPs) 55P1-2.8) ond exceeding
4°C {aligned with $SP5-8.5),

We summarise the cutput of our scenario
analysis below, where we have used MSCl's
Climate Value at Risk (VaR) methodology
to assess our portfolio exposure to climate
risks. Physical risks are assessed based on
the geclocation of assets and their exposure
to individual hazards as a consequence of
climate change. Transitional risks are assessed
based on alignment of assets to relevant
regulations (e.g. Minimurm Energy Efficiency
Standards (MEES)) and market demand,

Assessing impact of climate-refated risks
and epportunities on cur strategy

Bosed on the risks identified in our scenario
analysis and following cur group risk
managerment framework and methodsology,
we hove gssessed these against likelihood

(1 being very unlikely; 5 being very likely)
and potential financial impact (1 being
insignificant (< £75m); 5 being very significant
(> £500m)) across all areas of our business
including imvestrments, divestments,
development and operations to determine
both inherent risk (before mitigating actions)
and residual risk (after mitigating actions).
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Time horizons How Landsec defines

| Shert {<1 yedr) Cur immediate business planning and budgeting for each asset occurs annually, so it is important that appropriate resource for
i mitigating ond adapting to climote change is Identified each year and included in annual budgets.
| - _ oo -
I
|

Medium (until 2030) We are taking oction now until 2030 to meet our near-term science-based carbon reduction Torget,

' Long (beyond 2030} Many of our assets have a design lifespan of over 40 years - therefore, identifying long-term risks beyond 2030 is important for our
' investment and development decisions, to ensure our portfolio remains resilient in the long term.

Short term {< 1 year) Medium term (until 2030) Long term (beyond 2030)
< 2°C scenario Low physical risks as only o small proportion of . Physical risks remain the same Slight increase in physical risks |

Proactive and sustained ! our portfaolio {2.5% VaR} is exposed to aggregated . ds the short term. but no significant change to l
action to halve emissions by | physical risk (extreme cold, extreme heat, flooding, High transitional Fisks overall portfolio exposure to :
2030 ond reach nat 2ero by ‘ windsterms and wildfire). The most significant mqgnr-imed with: climate risks For instance, slightly

1
|
2050 - rapid investment and physical risk to our portfolio is frorm couslal | ) . warmer summers are expected
adoption of low-carkon flooding (1.8% VaR). ) Emerging regulor:omls: for but these don't pose significant
' technotogy and sustainable . et . ) o | example, MEES requiring al risk of heat stress
. . : > Medium transitienal risks associated with existing non-domestic properties 1o .
, business and lifestyle practices. | regulations, for example, Minimnurm Energy Efficiency  © pneet o minimum of EPC B Transition risks remain high '
UK climate is marginally higher ‘ Standards {MEES) requiring all nen-domestic by 2030, as further mitigation actions and |
temperatures all year round, ‘ properties to meet a minimum EPC £ by 1 Apnif 2023 « Carbon tax - potential for the legislative changes cre expected !
lower praciptation in surnmer; } and ‘OC,O‘ planning requirements favouring low , buitt enviranment to be } To contlnug dﬂvimg reductions in |
floeding and windstarms | embodied carbon development schemes. ‘meluded in UK Emissions | carbon emissions. :
within current variability. | In addition, there is increasing occupier and investor Troding Scherne. | |
[ demand for assets with high sustainability * Operational and embodied i
| credentials, as more of these stakeholders set net carbon obligations for our i
| zero commitrments and are required 1o report on develocpment schermes - sorne |
| the sustainabiiity outcomes of their investments. planning requirerments need |
| projected cperational energy |
| emission shortfalls to be !
| offset — Greater London
| Authority recommends o price
| of £951/C0)e.
Addtionally, our commitment
10 develop net zero buildings
requires the residuol embedied
carbon to be offset via the
Voluntary Carbon Market, where
prices vary significantly based on
quality of credit. !
* Conunued increase in occupier :
and investor demand for ESG. :
| _ 4 . N _ - - -
I > 4°C scenario Low physical risks as onty a small proportion of Physical and transitional ; Significant increase in physical 1
I Limited actions are taken to our portfolio (5.4% VaR) is exposed to aggregated risks remain the same as the risks fram hotter, drier summers, |
i mitigate climate change - physical risk. _The most swgmﬁcont‘physmol risk to short term. warmer, wetter winters and more
!\ there is o push for economic our portfolio is from coastal flooding (4.1% VaR). frequent s_evere wecther events.
| ) iy isks o N : Sea level rise puts additional .
| and social development at Lovy tran5|t|qqql risks due to no mitigation , stranm on the Tharmes Barrier and
| whatever costs. actions of policies in place to reduce emissions. ; increase in river peck fiows has
? UK climate will experience : potential for flood defence failures
| an increase in severe weather | GC’°:5|FHE UK, leading to higher
" events (fiash flooding); particlio exposure.
Cincreased summer and | Significant increase in
| winter temperatures; drier | transitional risks as adaptation
summers and wetter winters. | rmeasures are adopted to cope
: I with changes in climate and
| |

associated physical risks.
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Task Force on Climate-related Financial
Disclosures (TCFD) statement continued

Risk Inherent risk Residual risk
rating rating

Short term {< 1year)

J Fortfolio at risk of aggregated physical risks {extreme cold, extreme heat, flooding, windstorms and wildfire) I . 3 r . 2 |

J VaR: 2.5% ] {*

; Portfolic is not compliont with MEES requirements in meeting o minimum of EPC E by April 2023 | . 3 | . 1 ;

[ Local planning requirernents favounng low carban embodied development schemes | . 12 | . & [

{,777i7777ﬁ7*‘\‘\ﬁ\,ﬁi“_¥‘RRMRR_R.‘,R‘_;¥¥_!

| Failure 1o affer assets with high sustainability credentials being unabie ta respond to increased custarner and | . iz l . 4 r
investor demand | |

Medium term (until 2030)

] !
Portfolio at risk of aggregated physical risks (extreme cold, extreme heat, flooding, windstorrns and wildfire) . & . 2 I

| e Y N

| Portfolic is not compliant with ernerging MEES regulations in meeting o minimum of EPC B by 2030 i . 15 I . <] /

- —— — — e e e e — -t - ——

r Intraduction of carbon tax for total carborn emissions {using 2019/20 baseline, financial impact could be . 2 i . 3 |

<.£15.8m) '
P - -

- - — - —  — — — — — — ‘T _ R—T— _— = — !

| Impact of carben emission pricing on developrment costs - including pracurement of materniols and

offsetting costs ‘ @ 12 | [ ] & I

‘ Not achieving of our ambitious ermnbodied carbon targets [ . 15 | . & |
—_—————— —— —— —— — — — = —— -
tncreased cost of high guality carbon offsets required for cur new Jdevelopments to be nat zero ( . 5 J . 2
S ]
i
' Failure 1o offer assets with high sustainability eredentials being unable 1o respond 1o increosed custarner and . 16 ‘ . 4 ,

investor dermand |

Long term (beyond 2030}

Portfolio at risk of aggregated physical risks (extreme cold, extreme heat, flooding, windstorms ond wildfire) ‘ . G . 4
Addressing our climate-related risks ond We ore oddressing these risks and with the SBTi Net-Zero Stondord ond hove
opportunities across our business model opportunities through three priorities, continued to progress our £135rm Net Zero
Cur assessment concluded that our current all of which are critical elements of our Transition Investrment Plan (NZTIF),
portfolio is not highly exposed to physical approach to sustainability ~ Build well, ]
risks given the location of our assets, and Live well, Act well: Lh: Ngt-Ze;@ Standard sdetshout e Cons;temdt
the impact of physical risks to our portfolio « Decarbonising our portfolio efinition of net zero and the science-base

! . leving It h
will only become more relevant in the long requgersentsdocf’ Gchaevmgtft :;O C:GH tne
term, under a > 4°C scenario. Conversely, i . N . : standara, an Smonstro € the business
transition risks are material in the short * Building resilience 1o ¢ changing climate is moving towards net zero, we must set

. . . two reduction targets; a near-term target
and medium term os we expect increasing D - . i

ecarbonising our portfolio R B
mitigation actions to be taken to reduce g it {5-10 years) and a long-term target (2050

* Developing net zero carbon buildings

7 ; , In an effort to reduce our contribution at the latest). The near-term target must
ernissions, such as policy and regulotion . o2
. 1o climate chonge, we need 10 reduce cover 95% of scope 1 and 2 emissions ond
changes, as well as changes in customer X o o
our operational corbon emissions from 67% of scope 3 emissions. The long-term
and investor preference. ;
the ossets that we own and manage. target must increase scope 3 coverage to
This year, we've increased the ambition 20%. Both targets must align with ¢ 1.5°C

of our carban reduction target to align arnbition levet of limiting temperature rise.
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Our near-term carbon reduction target
We commit to an absolute reduction in
all emissions of 47% by 2030, from g 2020
baseline year.

We commit to reduce absolute scope 1
and 2 GHG ernissions by 60% by 2030,
from a 2020 baseline year. We also
commit to reducing absolute scope 3
GHG emissions from all reported sources
by 45% within the sare timefraome.

Our long-term carbon reduction target
We commit to reaching net-zera GHG
emissions across the value chair by 2040.

We commit to reducing absclute scopes 1,
2 and 3 GHG emissions ?0% by 2040,
from a 2020 base year.

To meet our near-term science-based

target and stay ahead of impending

2030 MEES requirements of minimum

EPC B, we've continued to progress our

£135m NZTIP:

s Optimising building management
systems across our portfolio, deploying
innovative technologies such as artificial
intelligence to reduce operational
energy consumption.

Reducing our reliance on fossil fuels,
replacing gas-fired boilers with electric
systems such as air scurce heat

purnps (ASHP).

Increasing on-site renewable electricity
generation by installing solar panels
across our retqil ossets.

* Cngaging and collaborating with our
customers on energy efficiency to reduce
consumption within their spaces.
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— We provide further details on the
progress of our NZTIP on page 41

We continue to operate our buildings

in accordance with our Company-wide
cnvircnmental and energy managarnerit
systern, which is certified to 1SQ 14001 and
1SO 50001, having energy-reduction plans
{ERPs) and action plans for ali our assets,
which outline how we will reduce the
energy use and carbon emissions of each
asset effectively. The ERPs form part of
the operational financial planning for
each asset.

As we continue to build relationships

with cur suppliers, the climate-related
information they provide (such as carbon
emissions, energy consumption and
relevant climate-related targets) allows
us to better understand their operations
and prioritise future engagement activity.

Income statement Balance sheet

Research shows buildings that have high sustainability credentials ottract
higher average rents, improving leasing and occupancy rates. Improved
energy efficiency should also improve service charges payable by tenants.

Financial
impact

i minimum EPC requirements

Conversely, older, less sustainable assets will ultimately see longer voids
, for retrofits and a loss of rental income where they do not meet the

in inflation.

To achieve our targets, we developed our £135m NZTIP The focus of this

is capital spending to electrify energy across the poertfolio, improving the
capital value of the offected assets, which have shown more resilience

to yield pressures than assets without a clear ESG strategy. The cost of

our NZTIP will fluctuate over the next seven years as we account for changes

Developing net zero carbon buildings

A credibie net zero claim for a building
must address both upfrent embadied
carbon and operational carbon, and align
with industry best practice - currently this
is the UK Green Building Council {UKGBC)
framework definition of net zero. The
framework requires embodied carbon to be
minimised and offset at practical completion,
and reductions in energy demand and
consumption to be prioritised over all other
measures. There should be no relignge on
fossil fuels and on-site renewables should
be prioritised, and any remaining carbon
should be offset using a recognised
offsetting framework.

Our commitment to creating het zero

 carben buildings

 We are committed to designing and

: building net zero buildings in accordance

i with the UKGBC framework definition
and have set o target to reduce upfront
embodied carbon by 50% compared

with a typicaol building by 2020, seeking

to achieve <500kgCO;e/m? for office

developments and <400kgCO.e/m? for

residential ones.

The commitment forms a key part of

our Sustainable Development Toolkit —a
comprehensive guide for our development
teams and external partners to ensure that
sustainability is considered throughout the
life-cycle of cur schemes.

We engage carbon consultants on each
of our developments. These become part
of our design team frem the very onset
of the process. Alongside the guidance
from our internal teams, their role is to
guicle decision making towards the most
carbon-efficient selution, balancing
upfront carbon with whole-life carbon,
to ensure our design decisions do not
affect the longer-term carbon impacts
of our assets negatively,

All whole-life carbon models afign with
the RICS guidance Whole life carbon
assessment for the built envirenment
first edition, Novermnber 2017.

To reduce upfront embedied carbon, we

look at a number of different interventions:

* Structural retention and material reuse
to avoid using virgin material.

Building as lean as possible 1o use less
material and put less pressure on the
foundations beneath the building.

* Using low-carbon moterials like timber or
concrete with high cement replacerment.

Prioritising local procurement to minimise
transport ermissions.

We track embodied carbon throughout the
design evolution of a building and during
construction, and we receive twice-yearly
updates to the model based on actual
material quantities brought to site and
emissions from site. At the end of a project,
we receive an ‘as-built’ model, which
represents the actual upfront carbon
emissions of the project. We then purchase
high-quality carbon offsets that comply with
the UKGBC’s eight principles of offsetting.



052 Landsec Annual Report 2023

Strategic Report

Task Force on Climate-related Financial
Disclosures (TCFD) statement continued

Income statement

Balance sheet

Strong and increasing market demand for net zero properties, especially

-g + in the office market, is outstripping supply, which wiil likely lead to rent
c 8 | ond volue premia for these assets.
E .g | Increased demand for low-carbbon materials could delay completion dates,

increasing construction costs In our development pipeline.

Increqsed demand for low-carbon materials, many of which are still
nascent markets, could increase the construction costs of our
development pipeline

Building resilience to a changing climate
Although we assessed that our current
portfalio is not highly expesed to physical
risks given the location of our assets, we still
take action to mitigate these risks through
physical measures, insurance and business-
continuity planning.

In our development pipeline, we're
designing and constructing high-quality
buildings and spaces capable of achieving
operational resilience over their ifetime,
considering how the UK’s climate will
change in the coming decades. We manage
the impact of physical risks, such as higher
cooling costs and lower heating demand,

Inceme statement

by adapting building services design,
reducing heating capacity and maintaining
summer cooling capacity to cope with
heatwaves. The performance of our
facades and fabric materials is designed to
address the expected higher temperatures
by minimising energy demand, as well as to
be gble to withstand extreme temperatures
and increased wind speeds, to avoid
maintenance issues or damage to buildings
in future. We target operational energy
intensities in line with industry net zero
carbon benchmarks, wherever available.
Our drainage strategies are designed to
mitigate foreseen rain levels and food risks
using physical and nature-based solutions.

Balance sheet

Across our operaticnal portfolio, assets in
areas highly exposed to physical risks have
developed pfans to ensure that adequate
protection and mitigation are in ploce,
including business-continuity and
emergency-response plans,

Our Responsible Property Investment

Policy details how we assess climate risks
during the sale and acquisition of assets

We conduct thorough due diligence,
understanding the asset’s performance
metrics including energy consumption, EPCs
and other sustainability credentials, assessing
flood risk and embodied carbon, and work
with MSCl to use their Climate Risk Due
Diligence Analysis platform for acquisitions.

I Financial
" impoct

The changing ervironment has direct cost implications due to potential
increases in insurance premiums, the future impact of carbon taxes and
increased energy costs to counterdct more extreme seasonal trends.

Increased capital investment to maintoin complionce with legal requirements,
such as improving EPC ratings across the portfalio, and also to protect aur
assets at risk from physical cimate change. Failure to do so would affect the
long-term capital values of these assets negatively.

Resilience of our strategy

and business mode/

Our analysis gives us confidence in the
resilience of our strotegy, as we're
supporting the transition to a low-carbon
world whilst managing the impact of
climate-related risks to our portfolio.

We recognise our strategy and adaptation
measures may need to evolve in the long
term, particularly under a = 4°C scenaric.

Under o » 4°C scenario, our analysis
demonstrates that changes to our strategy
and financial planning will be required.

This will likely include divestrment of assets
which are less resilient to extreme heat and
~ainfall, or investrment into infrastructure

to limit the impact of fleeding and coastat
surge. This scenaria could also result in
changes to our custemers’ and supply chain

partners’ businesses, including business
failures, or supply chain disruption.
Increased due diligence in supply chain
selection will be required, particularly
cansidering the sourcing of construction
materials which maoy be processed or
manufactured in countries where the
effects of climate change are more extreme.

Through the implementation of our
mitigation strategies we have assessed qur
residual risks to be minor as detailed in the
Assessing impact of climate-related risks
and opportunities on cur strategy section.

Engagement

We are committed to leading the way

to ¢ lower-carbon ecanomy and aim to
redefine whaot it is to be a modern landlord.
We recognise thot we don't have all the

answers, but are ready and willing to
engage with others to address the
emissions challenge.

Owver the last year, we have continued to
engage across the value chain, from our
customer engagement programeme to
reduce energy consumption within their
spaces, to launching our new Supply Chain
Commitment and becoming members of
the Supply Chain Sustainability School.
We gre active participants of industry
groups, including the Better Buildings
Partnership, British Property Federation
and UKGBC and work with members to
accelerate change.

To further drive industry demand for low-
carbon steel and concrete, we're signatory
menbers of SteelZero and ConcreteZero.
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We launched our Carbon Manifeste, which
sets out what we are doing os o business

and with our supply chain - but also steps
that Government can take to support and
accelerate our transition towards net zero.

We released our Shaping Successtul Future
Cities report developed in conjunction with
The Future Laberatory. It investigates what
a suecessful — and unsuccessful - 2030 city
could look ke and the steps developers and
leaders need to take to trigger positive
change. It highlights the importance of
creating planet-centric spaces by outlining
our ‘Six Principles of Urbanisation” including
being climate-prepared and resilient as the
most urgent.

~— The report can be accessed on our website:

landsec.com/future-cities

Risk management

Climote change is identified as one of
Landsec’s ten principal risks, and is therefore
governed and managed in line with our risk
rmanagement and control framework.

Metrics and targets
Targets

We identify, assess and maonage climate-
related risks through the framework - with
the risks clearly defined and owned, with
their potential impacts and consegquences
noted. Risks are scored, as described in the
Managing Risks and Principal Risks sections
on page 54, on a gross and net Hasis,
following evaluation of the mitigating
controls in place. Furthermoere, Landsec has
defined its appetite for each risk, including
climate-related risks, and this Ts overlaid
when considering any residual risks.

As part of its overoll responsibility for

risk, the Board undertakes an annual
assessment, taking account of risks that
would threaten our business model, future
performance, solvency or liquidity, as well
as the Group's strategic objectives. We use
scenario madelling, including the climate
scenario analysis described above, to better
understand the impact of these risks on our
business model when placed under varying
degrees of stress, enabling us to consider
interdependencies and test plausible
mitigation plans.
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The primary responsibility for, and
managerment of, each risk is assigned

to a specific member of the ELT, who is
accountable for ensuring the cperating
effectiveness of the internal control systems
and for implementing key risk mitigation
plans. Risks are also assigned a secendary
owner - usually at the Senior Leader level -
who is responsible for ensuring we mitigate
the risk appropriately.

Our Corporate Affairs Director has primary
responsibility for climate risk, with the Head
of ESG and Sustainabkility having secondary
responsibility. Our climate change principal
risk includes both transition and physical
climate risks as detailed above, and is
menitored quarterly using a series of key
risk indicators as detailed in the Metrics
and targets section.

— Qur risk management process to
address our principal risks and
uncertainties, including climate change,
is detailed further on page 56

To address climate change risks, we have set ambitious climate-related targets within our sustainability framework, Build well, Live well,
Act well - the headlines of which are summarised below:

Decarbonising our portfolic

Near-term target: reduce absolute scope 1, 2 ond 3 GHG emissions 47% by 2030 from o 2020 baseline

Long-term target: reduce absolute scope 1, 2 and 3 GHG emissions 90% by 2040 from a 2020 baseline

Developing net zero carbon buildings

Reducing upfront embodied carbon across our developrnents by 50% cormpared with a typical building by 2030

Building resilience to a changing climate

Ensure 100% of assets located in areas highly exposed to climate risks have adaption measures in place

== Perfarmance against these are detailed in our Sustainakility Performance and Dota Report: landsec.com/sustainability/reports-
benchmarking. Additionally, cur Streamlined Energy and Carbon Reporting (SECR) on pages 195-198 provides details of our energy

consumption and carbon emissions

Metrics

In addition to targets, we also moniter a number of climate-related metrics that support our risk assessment as provided below:

Reduction in energy intensity from a 2013/14 baseline

Total energy from renewable sources

Percentage of portfolio which is BREEAM certified {by value)

Percentage of portfolio which is olre-uc;y EPC B or above (by value)

Percentage of portfolio which is EPC E or above (by value)

investrment in energy-efficiency measures implemented in the year

Estimated annual savings from energy-efficiency measures implemented in the year

Portfelic Climate Value at Risk (VaR} based on aggregated physical risks**

Toble 2%
2022/23 2021/22
33%  34%
S T6B% 466%
T a4 60%
i 36% 36%
T 100%
o £2.2m
F07m
T 54w

1.The vaR represents the combined discounted physical risks costs {extreme cold, extrerne heat, fooding, windstorm/tropical cyclones and wildfire} based on probable change

in physical climate risks for the next 15 years expressed as a percentage of the pertfolic’s value in a = 4°C scenario,
2.The increase in portfolic VaR is due to the disposal of some London based assets which had o lower rate of exposure.
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Managing risk

Risk management is embedded throughout Landsec;
from annual business planning to the day-to-day
operational management of our assets.

Our key successes in 2022/2023

* Alignment of the risk ranagernent W

framework with the business
structure and developrnant of
business area risk registers and
associated governance structures
Development of risk registers for key
support functiens, reinforcing roles
‘ and respansibilities for risk ownership
between fungtions and business areas
Assessment and application of
| risk appetite scross all risks,
‘ underpinning business decision
rmaking and planning
New risk waterfall implemented
overlaying risk appetite to clearly
| identify where risks are inside or
outside of tolerance.

Our key priorities in 2023/2024

Continued embedding of risk review
governance structures and cadence
- strengthening linkages between
risk, appetite and business planning
» Further development and definition
of key risk indicator threshalds and
formalised reporting mechanisms
Revisiting and refreshing the Board
risk appetite statemeant

+ Embedding risk occeptance process
as part of maturing understanding
of oppetite and governance of risk.

Risk management framework

and governance

We have an established risk management
and control framework, which is embedded
throughout the Company. This framework
enables us 1o identify, evaiuate and
manage our principal and emerging risks
effectively. Our approach is not to eliminate
risk, but to rmaonage it within our appetite
Key elements of the frarmmework are:

* The Board hos overall responsibility for
overseeing risk and for maintaining a
robust risk managerment and internal
control system.

The Audit Cammittee is respansible far
reviewing the effectiveness of the risk
management and internal control system
during the year.

The Executive Leadership Team is
responsible for day-to-day monitoring
and management of Group-wide risks,
ermarging risks and key risk indicators (KRls).
¢ Business area leadership teams maonitor
and manage risks and emerging risks
relevant to their business areas.

The Risk and Assurance function oversees
the fromewark, providing support,
challenge and insight to busingss areas
and support furctions.

The Group Insurance team sits within
the everall Risk and Assurance function,
enabling collaboration between
Insurance and Risk tearns and detailed
consideration of risk treatment planning,
residual risk and transference to the
insurance market, where appropriate
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Identifying and evaluating risks

As part of annual business planning, the
Board undertakes an assessrment of the
risks that would threaten the Group's
strategic ebjectives, future performance,
solvency or liquidity. We use scenario
modelling to better understand the impact
of these risks on our business model when
placed under varying degrees of stress,
enabling us to consider interdependencies
and test plausible mitigation plans. Senior
management and teams across the
business identify the strategic, operational,
and legal and compliance risks, facing each
area of our business. Risks are reviewed in
detail with their respective ownars, typically
an ELT member or key business leader.

We use a risk scoring matrix to consider the
likelihood and impact of each risk at regular
points throughout the year. We evaluate
risks on an inherent (before mitigating
actions) and residual (ofter mitigating
actions and controls) basis. From this, we
identify principal risks (current risks with
relatively high impact and certainty] and
emerging risks {risks where the extent and
implications are not yet fully understood).

These are included on our Group Risk
Register, which the Executive Leadership
Tearn challenges and validates. The Audit
Committee reviews aur principal risks
before presenting them to the Board.
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Risk appetite

The Board is responsible for defining the
level of risk the Group is wilting to take

and ensuring it remains in line with our
strategy. Risk appetite 1s a forward-looking
view, and is inforrmed by Landsec’s current
and future risk managernent philosophy.
Comparing the residual score to appetite
helps to determine how risks or opportunities
are managed. To embed risk appetite
effectively in the business we have established
key risk indicators associated with each risk,
defining limits that are aligned to our
appetite. Scenario planning assists in
setting these thresholds.

Management and assurance of risks
Day-to-day ownership and management
of key risks is assigned to membaers of

the Executive Leadership Tearn. They are
responsible for ensuring the effectiveness

of controls and for implementing risk
mitigation plans, where necessary. Business
area leadership teams review their risks
quarterly and the ELT reviews the Group

Risk Register bi-annually. The Board reviews
principal and emerging risks bi-annually,
with principal risks presented for review

at each Audit Committee meeting.

The principal operational risks, including
health and safety, and information

security and cyber threat are managed

by dedicated second-line functions that
define and implement policy and mitigating
controls, and undertoke assurance activities.
Risk deep-dives are completed throughout
the year for specific risks, evaluating the
current risk level and risk appetite, and
nareeing any further actions.

Landsec has an Internal Audit function that
provides independent assurance over key
controls and processes to managernent and
the Audit Committee. We identify where
the impact of controls is greatest Le. where
there is a relatively high inherent risk and
relatively low residual risk, and this helps to
focus the work of Internal Audit and other
assurance providers.
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— See page 88 for more information
in the Report of the Audit Committee

In addition, the Risk and Assurance team
manages Landsec's Key Controls Toolkit.
The Toclkit is a set of clearly dehined
controls thot are self-certified by control
owners within the business on a quarterly
basis, providing ongeing assurance and
coverage of key risk areas. The Audit
Comrittee monitars the results of this
process. The Audit Committee also reviews
our risk management framework at least
twice a year as well as our Assurance Map,
which sets out the key controls and assurance
activities for each risk. This supports the
Committee's evaluation of the control
environment and the adequacy of
assurance activity. The Committee also
receives a surmnmary report at each
meeting, describing key second and
third-line assurance activities, including
internal audits, actions agreed and the
status of open risk mitigation actions.

Risk management framework

Risk Governonce

Board

I * Set strategy and abjectives

* Settherisk culture

* Manitaring risk exposure
(including emerging risks)

s Define and approve risk appetite

Audit Committee

e Supports the Board in menitoring risk exposure

» Raview the effectiveness of our risk monagement
ond internal contral system

L st line of defence

2nd line of defence

3rd Iine of defence |

- - —_— ]

Risk Management

Bottom-up

ELT and Business area
leadership tearns .
* Define the risk appetite

[dentify the principal and

emerging risks

Evoluate response strategies . #
against nsk appetite ‘
H Design, implement ,
| and evaluate the risk I
: management and internal |

f control systemn

applying

*

appetite

i ' training

Risk management
Create a common risk |

framework and language |
and provide direction on

Assist with the identification |
and assessment of principol i
and emerging risks ‘
Monitor risks and risk ) |
response plans against risk '

Aggregate risk informaticn
Provide guidance and

Facilitate risk escalations
and occeptance

Internal Audit
e Provide independent
assurance on the nsk
‘ programme, testing of key
‘ controls and risk response
phans for significanrt risks

i Risk Ownership

L

Business units ‘ [
» |dentify and assess risks i ‘
* Respond torisks ‘
| « Monitor risks and risk ‘
o response
Ersure operating ‘
effectiveness of key controls | ‘

Support functions
s Provide guidance/support |
to the Risk team ond i
business units ‘
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Principal risks and uncertainties

Effectively understanding and managing Landsec’s
principal risks and uncertainties allows our business
leaders and the Board to make informed decisions.

Our principal risks consist of the ten most
significant group risks, including seven
strategic and three operational risks. The
strotedic risks relate to the macroeconsmic
environment; our key markets - office and
retail; capital allocation; development;
climate change; and people and skills.

The operational risks are health and safety;

and information security and cyber-attack.

'Change projects fail to deliver’ is a new
operational principal risk this year.

The risk waterfall below sets cut Landsec’s
principal risks in columns from left to right
ordered according to the level of residual
risk. The colour of the header box indicates
whether the risk is strategic {light blue)

or operational {dark blue). Risk scores are
generated by the multiplication of the

Principal Risks

M Interent nsk
M Fesidual risk

ppette rongs

Strategic nick

B Coeroriong sk

Appetite  Roting

ol

c
@ —_
o i
£ |
w cniegns
T sgntcon
<
o
2

|
= *Aggercte
B
L
=

By e

impact and likeliheod of a risk incident
occurring using a five-by-five scale. The
yellow arrows indicate the inherent risk
score before mitigating controls and blue
arrows show residual risk scores after
taking account of controls, as determined
at year end.

Our appetite range for each risk is reflected
by the white box. The lower down the
column the box is, the lower our appetite.
The oppetite range is a future looking view
as opposed to risk seores, which are stated
as at the year end. For risks that have
been mitigated to within our appetite,

the blue residual arrow is within the box.
The appetite for ecch risk, when compared
to the residual score, helps to determine
business priorities and mitigation activities
in the future.
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Appetite ranges are: ‘Open’ (where we

are focused on maximising opportunities);
‘Flexible” (willing to consider all options);
"Cautious’ (where we are willing to tolerate
a degree of risk); ‘Minimalist’ (preferring
options with low inherent risk); and ‘Averse’
(where we avoid risk and uncertainty).

Risk appetite is a continuum and the range
for some risks extend over more than cne
of these categories.

At present, there are no residual risk scares
above appetite, though sorme are below,
indicating an oppeortunity for greater risk
to be taken in delivering business activities.
The tables on the following pages describe
sach principal risk in detail, including
rnitigating controls, KRIs and changes
inthe year.
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1 Macroeconomic cutlock

Changes in the macroeconoemic
environment result in reduced
demand for space or deferral
of decisions by retail and office
occupiers. Due to the length

of build projects, the prevailing
economic climate at initiation
may be different from that

at completion.

Example KRIs
s UK Gross Domestic Product
e UK household spending levels

» Inflation rate

+ Interest rates

» Business confidence

* Employment intentions

* Ourloan to value ratio

Mitigotion

s KRIs monitored

¢ Scengrio-based modelling of
plausible ecorormic trajectories

¢ Research team prepares reports
for ELT and area leadership teams
on macroeconomic and internal
risk retrics

Structural changes in customer
expectations leading to changing
demand for office space and the
consequent impact on income
and asset values, Further, the risk
includes the inability te identify
or adopt to changing markets

in a timely manner.

Example KRis

» Office usage percentages

» Percentage of lease expiries over
our five-year plan

* Void rates across our portfolio

. Structural changes in consumer

! expectations leading to changes

| in demand for retail or hospitality
I space and the consequent impact
onincome and asset values.
I

|

Example KRIs

* Asset guest numbers

* LUK met retail openings and
asset-vacancy rates

» Portfolio void rates

3 Retail and hospitality occupier market

4 Inf

Data loss or disruption to
business processes, corporate
systems or building-management
systems resulting in a negative
reputational, operational,
regulatory or financial impact.

Example KRIs

* Speed of threat and vulnerability
detection {against agreed Pen test/
External Assurance Schedule)

* Speed of threat and vulnerability
resolution

* Number of major cyber incidents
or dato-loss events

» Incident Response and Recovery

i Planreviewed and tested

2 Office occupier market

* Like-for-like remtal income rmetrics
* Custormer and space churn

Mitigation

* Customer relationshio and
customer base monitoring

KRls rmonitored and reviewed
monthly by Office leadership tearn
ESG programmie to decarbonise
office portfolio and strengthen
prime property partfelio by
meeting changing cccupier neeads

Custormer sotisfaction measured
regularky

* FPercentage of lease expliries over
five years

s Customer credit risk and tenant
counterparty risk

Mitigation

* KRls manitored and reviewed
rmorthly by Retail leadership team

* Brand partner relaticnship and
guest experience manitoring

* Dota-led development of asset
and sector strategies, promoting
proactive leasing

Executive responsible | Mork Allan

e Twice-yearly Cycle Watch produced
by our Research team, analysing
magreeconomic, political and
market-risk foctors - which s also
used for budget and forecasting
assumptions

* Business portfolios prepare
quarterly reporting to review sector
and market risks

- —_
|

CHANGE IN YEAR | INCREASING i

The UK econemy has endured o
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Appetite: Flexible/Cautious
interest rate rises and high energy
prices leading to o slow-down in the
UK rarket - and potential for
recession. The risk increased in the
first-hatf of the year and has softened
in 2023, with inflation appearing to
have peaked and energy prices falling

Civerall, the risk has incr eased over
the course of the year. The net risk
remains in line with our ‘Flexible/
Cautious’ appetite.

Appetite: Flexible

* Forward-looking market inteligence
reviewed regularly

Market-led demand and custorner
expectations for environmentally
sustainable office space closely
maonitored

Strict credit policy and process,
including regular review of
customers gt risk

Future of Work forum hested by our
Insight tearn, examining disruption
themes and megotrends in ways

of working

CHANGE IN YEAR | DECREASING
The risk has reduced, as businesses
have defined and implemented new
waorking practices, office occupancy
has settled and demand for prime
space has strengthened.

Residual risk at year end was below
our ‘Flexible’ appetite - reflecting our
view of the office cccupier market
outlook and opportunities for stronger
leasing terms in the coming year.

Executive responsible | Bruce Findlay

+ Brand Account, Asset Management
and Guest Experiences teams
establisked

= Customer satisfaction surveys

« Strict credit pelicy and process,
including regular review ot
customers at risk

n CHANGE IN YEAR | NO CHANGE J

This risk hos remained consistent as
the impacts of the pandemic have

tion security and cyber threat

» Cornpletion rates on cyber security

and data-protection training

s Number of critical, strategic ar
infosec partners without current
cyber-security diligence

Mitigation

o |T security policies set out our
stondards for security and
penatration testing, vulnerabitity
and patch managerment, data
dispasal and access contrel

A specific Cyber Security team
and Deta Protection Officer
Quatterly assessrment of key
IT controls

Moritgred mandatory cyber
security and GOPR training

Appetite: Flexibie |
levelled - with online penetration
falling from lockdown levels and
growing omri channel business
models. With the potential for
recession, we continue to monitor
the risk.

Residual risk at year end was belaw
our 'Flexible’ appetite - reflecting
our view of the retail and hospitality
rmarket outlock and opportunities
for stronger leasing terms in the
coming year.

Executive responsible | Mark Lockton Goddard

Appetite: Cautious

* Third-party IT providers subject
to information-security vendor
assessment

« Close working with T service
partners to manage risk and
improve technical stondards

Defined techmical 1T standards
for all building systerns

» Extensive use of cloud-bosed
systerms

Business resilience, crisis
management and T disaster-
recovery plans in place for all
assets, including regular testing

Regular penetration testing across
our IT estate and vulnerability-
managgement system

* Corporate environment cyber
insurance in place including access
to instant support and external
expertise and resources

The risk has reduced in the year,
largely due to significant investment
in, and development of, our cyber
capability - as validated by an
independent review.

CHANGE IN YEAR | CECREASING

We continue to develop and invest
in the wider information security
and cyber-control environment, and
remain vigilant os the cyber threat
landscape continues to evolve.
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Principal risks and uncertainties

continued

5 Change projects Executive responsible | ELT

Landsec is engaging in o number
ef impertant internal change
programmes aiming to deliver
eperational and cultural benefits.
There is a risk that these projects
fail to deliver the identified
benefits in a timely manner

ond to budget.

Example KRIs

» Key project milestones missed

* Projects operaoting without
appropriate governance

= Success criteria achieved at
past-implementation reviews
and audits

Mitigation
* ELT sponsorship, with ELT and
Board oversight

*

Project governance methodology
Qualified project managers used
on all large projects

* Documented and approved
benefits cases

» Company-wide communication
supported by Senior Leadership
Teom engagarnent

Regular progress reporting to
project boards

Strategic Report

Appetite: Coutious

CHANGE IN YEAR | NEW RISK
The number and impact of active
change projects at Landsec has
resulted inincreased risk associoted
with programmes not achieving
identified cutcornes.

Cuttural change 1s o key element of
the wider change portfolio, moking
it of particular importance.

Capital allocated to specific
assets, sectors or locations does
not yield the expected returns

i.e. we are not effective in placing
capital or recycling.

Specifically:

® Mixed-use urban neighbourhood
develepments do not yield
expected returns

e Developrment of assets not
motched 1o expected demand

e Retaining assets with low yields
that should be recycled

Example KRls
» Committed development pipeline
10% GOV

6 Capital allocation

» Partfolio liquidity

e Loan to value

o Headroom over development
capital expendrture

* Speculative development,
pre devetopment and troding
property risk exposure

* Group hedging

+ Net debt

Mitigation

®» Monthly monitoring of copital
disciplines and XRls by business
arec boards, ELT and PLC Board

s Detatled market and product
analysis to enabre optimal
investment decisions

Executive responsible | Mark Allan

Appetite: Flexible/Cautious

Rigorous and established
governance and approval processes
through the business area
leadership, ELT ond Board
Imvestrment Appraisal Guidelines
define the key investment criteria,
the risk assessment process, key
stakeholders and the delegations
of authority

Stress-testing of scenarics as part
of decision making

n CHANGE IN YEAR | NC CHANGE J
i

We have a clear view of the scale
of the oppertunity in each sectar
and relative returns achievoble
across Central London, major retail

destinations and mixed-use urban
neighkourhoods,

The macroecanomic backdrep has
put upward pressure on this risk and
our appetite in the last year was
lower, We responded by de-risking
our balonce sheet, with the scle of

21 Moorfields and other assets, @ more
flexible approach to development
commitments and the recent issue
of Landsec’s Green bond.

Over the course of the coming year,
we expect the risk to increase
towards our desired cppetite range,
as we commit to developments and
potentially deploy capital inte new
capital cpportunities.

7 Development strategy

We may be unable to generate
expected returns as a result of
changes in the occupier market
for a given asset during the course
of the develecpment, or cost or
time overruns on the scheme.

Example KRIs

o Take-up leve. for offices

« Tender-price inflation

* Monitor bui'd-to-selt and build-tc-
rent ratios to determine phasing
cppreach of deveroprrents

Mitigation

* Develocpment strotegy addresses
nsks that could adversely affect

underlying income and capital
performance

by business crea leadership and
Boord before committing to
ascheme

Firancial modeling and
scenaria plann’ng to deterrmine
expected yieids

Tested project-management

approach and highly experie~ced

development team

A detailed appraisal is undertaken

Executive responsible | Mike Hood

Control processes over key risk
araqs including: project
arganisation and reporting;
financial management; guality;
schedule; change; risk and
contingency management; health
and scfety; and preject objectives
Eoch projectis supported by
internat stakehclders in Operations,
Sustainability and Tech, as
evidenced through key monitering
reviews and gateway sign-cffs

Strong cam murity invelvement
n the design process for our
developments

Eorly engagerment ard strong
“eratonships wth planrirg
authorities

Appetite: Flexible/Cautious

n I CHANGE IN YEAR ™NOC CHANGE

The external factars thot influence
this risk, such os market conditions
ard inflaticn, have increased

However, tris s offset 05 three
rna:or developrnent schernes cre
close to completion

Qwer the course of the coming year,
we expect tne risk to increase towards
our desired appet’te range, as we
commit to new deveicpments.
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8 Health and safety

Failure to identify, mitigate or

react effectively to major health

or safety incidents, leading to:

= Serious injury, illness or loss of life

» Criminal or civil proceedings

+ Loss of stokeholder confidence

» Delays to building projects and
access restrictions to our properties,
resulting in loss of Income

* inadequate response to regulatory
changes

* Reputational impact

Example KRIs

® Number of reportable health and
safety incidents

* Health and sofety training
cormpletion

* Controf reviews and follow up
10 completion

Mitigation

* Regular reviews by Health, Safety
and Security Commitiee, {Chaired
by the CEQ), ELT and Board

» Health & Sofety manogement
system accredited to 130 45001
slundurd

Landsec Annual Report 2023
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Executive responsible | Mark Allan

Fire-safety management system
accredited to the BS 9997 standard
Accelerated asset integrotion
gssessment process for new
acquisitions {e.g. U+l and MediaCity}
o H&S audits by Internal Avdit, plus
annual programme of data-led and
second-line audits by H&S teamn
Legal and best proctice compliance
monitored in real time

Strict H&S standards applied to the
selection of key service and
construction partners; assessed by
KPls and regular reviews

9 People and skills

Inability to attract, retain and
develop the right people and skills
to meet our strategic chjectives,
grow enterprise value and meet
shareholder expectations.

Example KRIs

* Employee turnover levels

s High-potential employee turnover
s Employee engagement score

* Succession plonning up to dote

s Time to hire

Mitigation

® Executive remuneration ond
long-term incentive plans in place,
benchrnarked and overseen by the
Rernuneration Committee and
aligned to the Group and individual
performance

Regular review of succession plans
for senior and critical roles

Rernuneration plans for other key
roles are benchmarked annually

10 Climate change transition

Climate change risk has

two elements:

0 Our commitment to reducing
Landsec’s near and long-term
carbon reduction targets by
2030 and 2040 is not met in
time or achieved ata
significantly higher cost than
expected, leading to
regulatory, reputational and
commercial impact.

@ Failure to ensure all new
developments are net zero in
construction and operation,
as defined by the emerging
net zero standaord for assets,
leads to an inability to service
market demand for high-
quality assets that meet the
highest environmental and
wellbeing standards.

Example KRIs
Energy intensity

Renewable electricity
EPC raungs

Operational carbon emissions

Embaodied carben for new
developments

Portfolio natural disaster risk
Portfolio ESG credentials
Energy efficiency measures

Appetite: Cautious/Minimalist

The likelihood of a majer health
and safety incident has remained
constant througheout the year, with
U+l and MediaCity properties now
falling under the wider Health and
Safety regime following integration

Executive responsible | Kate Seller

Appetite: Cautious

The talent management
programme identifies high-
potential individuals

Clear employee objectives and
developrnent plans

Health and Wellbeing Statement
of Practice

* Regular employee engogement
surveys

n ‘ CHANGE IN YEAR | INCREASE '

The risk has increased due to a
combination of veluntary and forced
attriticn due to ongoing
transformation programmes.

Further, the continuation of
pucyant post-pandemic employment
market has created an employee and
candidate-led market with high levels
of wage inflation,

Executive responsible | Chris Hogwood

Appetite: Coutious/Minimalist

Mitigation

¢ Climate risks and opportunities
for potential ccquisitions assessed
agoinst our Responsible Froperty
Investment Policy and ESG
Acquisition Appraisal Framework

Developrnents designed to be

resilient to climate change and

net zero — both in construction

and operation

* All properties comply with iSO
14001 and 15O 50001 Energy
Mormagemeant Systam

* Continued monitoring of portfolio

exposure to physical climate risks,

and review of mitigation actions

for sites locgated in high-risk areas

Earty supply chain engagement
for procurement of oir scurce heat
pumps and sclar PVs - ensuring
appropriote due diligence

The transitional risks of climate

change have continued to reduce
as we have reviewed ond updated
our fully costed net zero transition
investrment plan for the effects of
inflation and have begun portfolic
decarbonisation planning.
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Going concern and viability

The Directors outline their assessment of the
Group’s ability to operate as a going concern
and its long-term viability, taking into account
the impact of the Group's principal risks.

Going concern

The Directers confirm they have a
reasonable expectation that the Company
has adequdte resources to continue in
operationgl existence for at least 12 months
from the dote of signing these financial
statements. This confirmation is made ofter
having reviewed assumptions about future
trading performance, valuation projections,
capital expenditure, asset sales and debt
requirerents contained within the period
ending 30 September 2024 from the Group's
budget and long-term strategic plan. The
Directors also considered potential risks and
uncertaintiés in the business, credit, market
and liquidity risks, including the availability
and repayment profile of bank facilities,

as well as ferecast covenant compliance.
Further stress testing has been carried out
to ensure the Group has sufficient cash
resources to continue in operation for ot
least the next 16 months to 30 September
2024 with materially reduced levels of cash
receipts. Based on the above, together

with available market information and the
Directors’ knowledge and experience of the
Group’s property portfolio and markets,
the Directors centinue to adopt the going
concern basis in preparing the accounts

for the year ended 31 March 2023, Refer

to note 1 of the financial statements for
further information.

Viability statement

The viability assessment period

The Directors have assessed the viability of
the Group over a five-year period to March

2028, taking account of the Group’s current
financial position and the potential impact
of our principal risks.

Process

Our financiai planning process comprises

a budget for one financial year and the
strategic plon. Generally, the budget has

a greater level of certainty and is used to
set near-term targets across the Group.
The strategic plan is less certain than the
budget, but provides a longer-term outlook
against which strategic decisions can

be made.

The financial planning process considers
the Group's profitability, capital values,
gearing, cash flows and other key finoncial
metrics over the plan period. These metrics
are subject to sensitivity analysis, in

which a number of the main underlying
assumptions are flexed ond tested to
consider alternative macroeconomic
environments. Additionally, the Group alse
considers the impact of potential structural
changes to the business in light of vorying

Strategic Report

economic conditions, such as significant
additional sales and acquisitions or
refinancing. These assumptions are then
adapted further to assess the impact

of considerably worse macroeconomic
conditions than are currently expected,
which farms the basis of the Group’s
Viability scenario’.

Given the recent unfavourable macre-
sconomic conditions in which the Group
has been operating, additional stress-
testing has been carried out on the Group's
ability to continue in operation under
extremely unfavourable operating
conditions. While the assumptions we have
applied in these scenarios are possible, they
do not represent cur view of the likely
outturn. The Directors have also considered
reverse stress-test scenarios including one
in which we are unable to collect any rent
for an extended period of time. Thea results
of these tests help to inform the Directors’
ossessment of the viability of the Group.
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Key risks

The table below sets out those of the
Group’s principal risks {see pages 56-59 for
full details of the Group's principal risks)

Principal Risk Viability scenario assumption

Macroeconomic outlock

Changeas in the moacroeconamic environment
results in reduced demand for space or deferral
of decisions by retall and office occupiers.

Due 1o the length of build projects, the prevailing
economic climate at initiation may be different
from that at completion.

that could impact its ability to remain in
operation and meet its liabilities as they
fall due and how we have taken these into
consideration when making our assessrment
of the Group’s viability.

+ Declines in capital values and outward yield
moverments across all assets within the portfolio
Additional impact of a higher inflationary
market coptured within costs

No issuance of odditional fixed term bonds
thraugh the assessment period

Additional impact of increased interest rates on
servicing debt

Cffice occupier market
Structural changes in customer expectations
leading to changing demand for office space and

the consequent impact on income ond asset values.
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pericds, negative valuation movernants and
downward pressure on rental values over the
whale assessment period

Retail and hospitality occupier market
Structural changes in custemer expectations
leading to changes in demand for retail or
hespitality space and the consequent impact on
income and asset values.

Imcreased customer failures lead to increased
void periods, negative valuation movements
ond downward pressure on rental values over
the period

Capital allocation

Capital allocated to specific ossets, sectors or
locations does not yield the expected returns i e.
we are not effective in placing copital or recycling

Development strategy
We may be unable to generate expected returns
as a result of changes in the occupier market for

a given asset during the course of the development,

or cost or time everruns on the scheme,

Capital that is accretive to the portfolic but not
essenual has been remaoved

Any uncommitted budgeted acquisitions,
disposals and developments do not take place
due to reduced ligquidity

A reduction in recognised development profits
for committed schemes that will continue to be
advanced over the vigbility assessment pericd

We considered cur other Principal Risks, including climate change transition, and their
possible impact on our assessment of the Group’s viability. We concluded that as we have
fully costed and committed to invest £135m to achieve our science-based net zero target
by 2030, this mitigated the climate change transition risk sufficiently.
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Impact on key metrics

We have assessed the impact of these
assumptions on the Group’s key financial
metrics over the assessrment period, including
profitability, net debt, loan-to-value ratios
and available financial headroom.

The viability scenaric represents a
contraction in the size of the business over
the five-year period considered, with the
Security Group LTV at 48.0% in March 2028,
its highest point in the assessment period.
The Group maintains a positive financial
headroom from March 2023 through to
March 2025. From March 2026 the Group will
be required to secure new funding as existing
facilities expire. This drives the negative
available financial headroor in the viability
scenario at March 2028. The Directors expect
the Group 1o be able to secure new funding,
or exercise extension options, given the
Group's expected loan-to-value ratio, the
flexibility of the financing structure in place,
and positive engagement with providers of
funds to date.

Key Metrics Table 50
Viability
Actuals scenario
3t March 2023 31 March 2028
Security Group LTV 33% 48.0%
Adjusted net debt £3,287m £E3,742m
EPRA Net Tangible P36p 638p
Assets per share - B L
Available financial £2.4bn {£1.6bn)

headroem

Confirmation of viability

Based on this assessment the Directors have
a reasonable expectation that the Group will
continue in operation ond meet its [iabilities
as they fall due over the pericd to March 2028.
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Non-financial information
statement

This sectien of our Strategic Report constitutes Landsec’s Non- — You can find our policies on cur website: landsec.com/
financial Information Statement. This is intended to help stakeholders sustainability/governance-policies, landsec.com/about/
understand our position on these key non-financial matters. The table corperate-governance

below highlights cur peticies and standards and where you can find
more information in this report.

! ‘ B ’ Wheré infermation cr:m be found |

" Topi O icies and stand h . .,
- opic ur policie: andards that govern our approurc " in this report
Envi tal * Sustainability policy: sets out our sustainability vision and — Build well - our commitment
pvirenmenta associated commitments as detailed in cur Build well, Live weli, to the environrment on
matters Act well strategy pages 41-43

* Lnvironment ond energy policy: how we manage our business
activities with minimal impact on the natural environment

and strive to reduce our climate change impact

Biodiversity brief: used to guide our partners and expand on

our biodiversity requirements across our portfolio

Materials brief: sets out the materials we prohibit use of in

our construction activities based on health impacts, responsible
sourcing, embodied carben impact and resource efficiency
considerations

Responsible property investrment policy: our commitment and
approach to managing aspects of sustainability throughout the
acguisition and disposal of assets

Sustainable Development Toolkit: translates our sustainability
vision into o guide to ensure that we design and develop our new
schemes and refurbishments sustainably

Build welf, Live well, Act well site action plans: plans that guide our
| site teams to operate and manage our standing assets sustainably

v

Ermployee Code of Conduct: sets out how we behave internally — Our people and culture on
Emp|oyee5 - and externally, in line with our purpose, values and behaviours pages 34-39
. = Equal opportunities policy: how we treat our employees, based | — Act well - oUF comrmitment to
on merit and ability, in a fair and transparent way, building a being @ resnonsible business on
diverse and inclusive workplace g P
‘ i pages 45-46

* Harassment and bullying policy and procedure: our commitment
to step and prevent behaviour that couses offence or distress

in the workplace

Health and safety policy: how we maonage health and safety
throughout cur operations and assets

Health and wellbeing policy: investing in improving the :
health and wellbeing of our ernployees encouraging a healthy
work-life balance

Mental health first aider policy: sets out how we manage our
trained mental health support netwerk

Respect for Hurman r]ghts policy: our cormmitment and core principles to — BCirectors” Report on
P respect the human rights of all those who work for Landsec and pages 117-119

human rights on our behalf

Modern Slavery Staterment: we are committed to ensuring that

ali work In cur supply chain associated with our projects and

contracts are veluntary and fair and that the health, safety

and security of all warkers is o priority

Supply Chain Commitment: our commitment to build long-lasting

partnerships with suppliers who uphold the same ethical principles

as us and work together for a sustainable future for all

Right 1o work policy: provides best practice guidance to those

assigned responsibility for perforrming right to work checks across

cur supply chain

— Our approach to sustainability
on pages 40-53
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Where information ;qn_be founﬂ

Qur policies and standards that govern our approach in this report

h Topic

Social matters

— Qur people and culture on

Diversity and inclusion: our revised strategy, Diverse Talent,
pages 34-39

Inclusive Culture ond Inclusive Places sets out our vision to design,
develop and manage mare inclusive, commercially successful
places through attrocting and nurturing diverse talent within a
zulture that enubles everyone To reach ther tull patential
Cormmunity Charter: our commitment (o engage our cemmunities
throughout the development process and beyond

=— Live well - our cornmitment
1o creating opportunities und
inclusive places, supporting
communities to thrive on
page 44

-

Anti-bribery and
corruption

Anti-Bribery Gifts and Hospitality Policy: we have o zero tolerance
for any form of bribery or corruption being a responsible busiress on
Conflicts of interest and anti-competitive behaviours: cur pages 45-46

employees must act in the best interests of the Company and — Report of the Audit Committee
not make decisions for personal gain on pages 88-95

Speak Up Policy: how we encourage those who work for Landsec
and on our behalf to ask questions, raise concerns or report
incidents of any impropriety ar wrongdoing

Sustainable Procurement Guidance: sets out six procurerment
principles to ensure that we procure goods and services responsibly,
securely, timely, smartly, ethically and positively in accordance with

— Act well - our commitment to

the law and in carnpliance with relevant legislation
Tax strategy: we act with integrity and excellence when dealing
with taxes and engage with Government for a fair taxation system

i

Description of principal
risks and impact of
business activity

and controls

» We consider both external and internal risks, evaluate them,
assess the impact and put in place mitigating actions

— Managing risk on pages 54-55

— Principal risks and uncertainties
on pages 56-59

— Report of the Audit Cormnmittee
on pages 88-95

Description of
business model |

¢ To create value, we buy, develop, manage and sell property,
drawing on a range of financial, physical and social resources

- Our business model an
pages 12-13

-

Non-financial key
performance indicators

In addition to our financial performance metrics, we set ourselves
a range of KPIs for the year including sustainability targets

F— Key perforrance indicators on
! page 16

| |
|

The EU taxonomy

The EU taxonomy has been developed to support the transformation
of the EU economy to meet its Eurcpean Green Deal objectives,
helping to redirect capital Hows towards a more sustainable
economy. It aims to set a common language and clear definition

to help companies, investors and policyrmakers understand whether
an economic activity is environmentally sustainable.

The EU taxonamy is a classification system, establishing a list of
sustainable economic activities that substantially contribute to
the EU’s six environmental objectives:

1. Climate change mitigation

2. Climate change adaptotion

3. The sustainable use and protection of water and marine resocurces
4. The transition to a circular economy

5. Poliution prevention and control

6. The protection and restoration of bicdiversity and ecosystems

To date, details for only the first two environmental objectives were
released: climate change mitigation and climate change adaptation.

As a UK company, Landsec is not in scope of the EU Taxonomy
Regulation. However, we recognise the importance of providing
aur investors and stakeholders with information about the
sustainobility of our activities and portfolio of assets. For that

regson, we have started working towards voluntarily disclosing
information that can help investors to assess the alignment of our
activities with the ELJ taxonomy.

The UK has established a Green Technical Advisory Group who have
issued its initial recommendations to the UK Government on UK
Green Taxenomy, which builds on the EU taxonomy and net zero in
the UK context. Taking steps to understand the requirements from
the EU taxonomy, helps us te prepare Londsec for the incoming
implementation of the UK Green Taxenomy.

In the Build well section on pages 41-43, we provide information on
how we are investing across our portfolic to transition to net zerg,
its current EPC ratings, and approach to new developments.

We provide further information on our portfolio EPC ratings
and building certifications in our Sustainability Performance
and Data Report.

This Strategic Report waos approved by the Beard of Directors on
15 May 2023 and signed on its behalf by:

Mark Allan
Chief Executive
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Introduction to the Corporate
Governance Report from the Chairman

Dear shareholder

| am pleased to introduce
the governance section of
this year's Annuat Report.

This section of the report gives more detail
on the gavernance structures that we have
in place, and how we comply with the UK
Corporate Governance Code.

The Board takes sericusly its responsibility
for the long-term sustainable success of
the Company, generating value for our
shareholders and contributing rmore widely
to society.

The year in review

The business has maintained momentum
in delivering ogainst its strategic plan,
notwithstanding the challenging economic
backdrop this year. Effective governance
together with the strength of leadership

of our Board has continued to provide

structure and stability in times of uncertainty.

| am grateful to my fellow Directors,
the Executive Leadership Team and our
colleagues for their continued support
and dedication during the year.

Board succession and diversity

This year, the Board, together with the
Neomination Committee has continued to
focus on succession planning and Board
composition.

During the year we have actively emngaged
with two search consultancies to ensure the
Boord has the necessary skills, knowledge,
experience and diversity to deliver superior
performance and enhance the success of
the Company. As a result, we appeinted
Miles Roberts and Sir lan Cheshire.

We remain committed to having a Board
that is diverse in all respects. As at the date
of this report and througheut this financial
year we have complied with the Listing Rules
requirements reloting to diversity: (i) at least
40% of the Board are women {alse meeting
the FTSE Women Leaders target); (i) at least
ane of the senior board positions are women
{both Chair and CFO); ond (iii) ot least one
individual on the Board is from a rinority
ethnic backgraund {also meeting the Farker
Review target). The Board and new Chair
are awdare that on my retirement our gender
diversity will dip below 40%, and this will

be taken into account in our near-term
succession planning.

importantly, across the wider business,
we have refreshed our diversity and
inclusion strategy during the year and
agreed new targets (see pages 35-38).

Stakeholder engagement

Landsec’s success is dependent on the
Board taking decisions for the benefit of
our shareholders and in doing so having
regard to all our stakeholders. Throughout
the year, the Board received institutional
investor updates and our Committee
Chairs and Senior Independent Director
have made themselves available to
investors for meetings.

Our 2022 AGM was held at our
headguarters in London and shareholders
were able 1o submit questions in odvonce
for consideration by the Board.

This year we continued with our workforce
engogemment activities, including receiving
a tull briefing cn the annual employee
engagernent survey results and Directors
meeting directly with employees.
Christophe Evain also engaged with our
Erployee Forum to answer guestions on
execulive remuneration. The Board is

Governance

committed to understanding the views of
il of Landsec’s stakeholders to inform the
decisions that we make.

Culture

The Board understands the importance

of culture and setting the tore of the
organisation from the top and embedding
it throughout Landsec. Qur culture is a key
component for continuing te make progress
with our strategic plans. The aim of our
people strategy is to create a high-
performing and inclusive culture. During
the year the Board monitored our culture
with regular updates on our people, our
organisational transformation programme,
aur culture, talent, diversity and inclusion
activities and engagement survey, and
direct engagement with the workforce.

Board evaluation

This year cur Baard evaluation was carried
out internally. The Board was satisfied

with its own performance, with all Board
members rating performance as good or
excellent. The coemposition of the Board was
considered appropriate with the impact of
recent changes noted.

Conclusion

I would like to conclude by thanking
mermbers of the Board for their continued
suppeort and commitment over the past
year ond throughout my time as Choirmon.
| have much enjoyed my tenure at Landsec,
especially the last five years as Chairman.

I know | will be leaving the Companyina
robust pesition with Sir lan Cheshire, our
experienced Board members, the leadership
tearmn and the wider workforce.

I would also like to extend my personal
thank you to our colleagues, as | step down
from the Board, for all their hard work and
commitment to the business. | wish
everyone at Landsec all the best for the
future.

Cressida Hogg
Chairman
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Board of Directors

Cressida Hogg, Chairman

Sir lan Cheshire, Non-executive Director*
and Chair Designate

Years on the Board — Nine
{Chairman since July 218). Due to retire from
the Board on 16 May 2023,

Committees — Nomination Cornmittee
{Chairman}, Remuneration Commiittee

Role — Leads the Board, responsible for
governance, major shareholder and other
stakeholder engagement,

Skills and experience — Cressida has spent
over 20 years in the investrnent industry and has
experience of building and developing businesses
both in the UK and globally. She brings significant
beard experience to the Group, together with a
strang corporate background in infrastructure
and private equity, mergers and ocquisitions,
and investment. Cressida was one of the
co-founders of 31 Group's infrastructure business
in 2005, becoming Managing Partner in 2009,
and she was aolse Global Head of Infrastructure
at Canada Pension Plan Investment Board
between 2014 and 2018, In addition to her senior
executive positions, Cressida has broad
experience as a non-executive in a voriety of
sectors, Cressida received g CBE in 2014 for
services to infrastructure investment and policy.

Cressida was independent upon appointment
as Chairman.

Other current appointments — Non-executive
Director and Chair Designate of BAE Systems pic,
Senior independent Director and Chair of
Remuneration Cormmittee, London Stock
Exchange Group plc. Non-executive Director,
Troy Asset Management,

*Independent us per the UK Corporate Governance Code.

Years ¢n the Board — Less than one
lappeinted to the Board 23 March 2023). Due to
assume the role of Chair from 16 May 2023,

Committees — Nomination Committee,
Remuneration Committee

Skills and experience — Sir lan joined the
Landsec Board as Non executive Director and
Choir Designate on 23 March 2023 and will assume
the role of Chair on 16 May 2023, Sir lan brings
extensive general management end board
experience in customer-facing erganisations across
a range of sectors. His executive roles include
senior leadership and cormnmercial roles in
customer-focused businesses, latterly as Group
Chief Executive of Kingfisher ple from 2008 to 2015,

He previously held Non executive Director roles
at Barclays PLC (and as Chairman of Barclays
Bank UK), Whitbread PLC (where he was Senior
Independent Director), Debenhams and Maison
Du Monde. He was lead Non-executive Director
at the UK Cabinet Office and Department for
Work and Pensions. He was also Chairman of the
British Retail Consortium, Chairman of the Prince
of Wales Corporate Leaders Group on Climate
Change, President of the Business Disability
Forum President’s Group and chaired the
Ecosystern Markets Task Force and GR Task Force,

Sir lan was knighted in the 2014 New Year
Honours for services to Business, Sustainability
and the Envirenment and is a Chevalier of the
Ordre National du Merite of France.

Other current appointments — Chair of
Channel 4, Spire Heolthcare Group plc and
Menhaden Resource Efficiency plc (due to
relinquish the role of Chair on 16 May 2023).
Non-executive Director of BT Group plc ond
Chair of their Remuneration Committee (due to
retire at their AGM in July 2023). Chairman of the
Prince of Wales's Charitable Fund and We Mean
Business Coalition.
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Edward Bonham Carter, Non-executive Director*
and Senior Independent Director

Years on the Board — Nine

Committees — Normination Committee,
Remuneration Cormmittee

Role — A sounding board for the Chairman
and a trusted intermediary for other Directors
and shareholders.

Skills and experience — Edward has significant
experience of general management as a former
CEOD of a private equity backed and listed
company. Hoving been a fund manager for
many years, he has g cormprehensive
understanding of global stock markets and
investor expectations which is beneficial to

the Company when it considers its engagement
with investors.

Other current appeointments — Senior
Independent Director, ITV ple. Trustee and
Chairman of Investrnent Committee, Esmeée
Fairbairn Foundation. Non-executive Chairman,
Netwealth Investments Ltd. Member, Strategic
Advisory Board, Livingbridge LLP,

Committees
°Aud|t Committee
0 Nomination Committee

e Remuneration Committee
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Board of Directors

continued

Nicholas Cadbury, Non-executive Director*

Years on the Board — Six

Committees -— Audit Committee (Chairman),
Nomination Committee

Skills and experience — Nicholas brings
wide-ranging and international financial and
general maonagerment experience to the Group
gained from working in censurmer-facing
businesses, particularly in the retail, leisure and
hospitality sectors. He also haos extensive

commercial and operational knowledge and skills

in relation te strategy and IT development. This
broader commercial perspective adds breadth
te Board discussions and enables Nicheolas to

provide effective challenge as Chairman of the

Audit Committee. Nichalas was appointed Chief

Financial Officer of International Airline Group
(IAG) in March 2022, Prior to this, Nicholas was
Group Finance Director of Whitbread PLC, a

position he held frorm Novernber 2012 until March

2022, Before that, he was Chief Financial Officer
of Premjer Farmell PLC ond Chief Finonce Officer
of Dixens Plc. Nichelas originally qualified as an
accountant with Frice Waterhouse.

Other current appeintments — Chief Financiol

Officer, International Airline Group (1AG).

*Independent as per the UK Corporate Governance Code,

Madeleine Cosgrave, Non-executive Director*

Gevernance

Christophe Evain, Non-executive Director*

Years on the Board — Four
Committees — Audit Committee

Skills and experience — Madeleine has
extensive experience in the property industry;
she is a member of the Royal Institution of
Chartered Surveyars and former chair of the
INREV Investor Flatform. She is an independent
member of the CBRE IM EMEA Investment
Committee, senicr advisor to ICG Real Estate
and has menteoring roles with Intolniversity
and GAIN (Girls Are Investors). Madeleine was
previously Managing Director and Regional
Head, Europe at GIC Reai Estate, Singapore’s
Sovereign Wealth Fund. She held this position
from 2016 until che stepped down in June 2021
and was responsible for the investrnent strategy,
porifelio and team. She led the RE business in
Europe and was 3 voting member of GIC RE's
Glebal Investment Committee.

Maodeleine is a chartered surveyor and started

her career in 1989 with JLL as o graduate trainee.

She went on to hold roles in valuaticn, fund
rmanagement, leasing and development in both
London and Sydney, befare joining GIC in 1999,

Cther current appointments — Independent
Member of CBRE IM EMEA Investment
Committee. Senior Advisor to ICG Real Estate.

Years on the Board — Four

Committees — Nomination Committee,
Remuneration Committee {Chairman)

Skills and experience — Christophe has
extensive investment experience in private
equity, debt and other alternative asset classes,
As the former CEO of g UK listed company, he
also has management and leadership strengths,
having successfully led the transformation of
Intermediate Capital Group PLC {{CG) from a
principal investment business into a diversified
alternative asset management group with
£34bn assets under management. Christophe’s
brood experience, both as a business leader and
an investor, is a valuable asset to the Board.
Having started his career in banking, holding
various positions ot NaotWest and Banque de
Gestion Privée, he joined ICG in 1994 as an
investment professional, becarme CEQ in 2010
and stepped down from that position in 2017,
During this tirne be held vorious investrment
and management reles, founded the Group's
businesses in FParis, the Asia-Pacific region and
Nerth America, ond was instrumental in adding
various addtional businesses, including a UK
property lending business.

Other current appointments — Chairman,
Bridges Fund Managernent. Non-executive
Director, Quilvest Copital Partners.
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Miles Roberts, Non-executive Director*

Years on the Board — Less than one
{Appointed to the Board 15 September 2027}

Committees — Audit Committee

Skills and experience — Miles is currently Group
Chief Executive of DS Smith Ple, the internaticnal
packaging group, and has held this position since
2010, Prior to this, he was Chief Executive at
McBride plc from 2005 to 2010. Miles brings a
wide level of Board experience, together with
specific experience of large, long-term capital
projects, alongside a particular focus on
sustainability. Miles is a qualified chartered
accountant.

Other current appointments — Chief
Executive, DS Srmith Ple.

*Independent as per the UK Corporate Gevernance Code.

Manjiry Tamhcne, Non-executive Director*

Years on the Board — Two
Committees — Remuneration Committee

Skills and experience — Manjiry brings over

20 years of client and agency side experience

in the data, technology and advanced analytics
industry gained from working in rmarketing,
customer insight and strategy roles. She is Global
Chief Executive Officer of Gain Theory, a global
foresight consultancy, o subsidiary of WPP plc.
Manjiry was part of g team which founded Gain
theory in 2015, having previously been Managing
Director of another of WPF’s consultancies olso
focused on data and analytics, Ohal Ltd. Priar
to that, Manjiry spent the first part of her career
in the retail sector, latterly as Head of Customer
Insight and Strategy at Debenhams. In 2017,
Manjiry was named as one of the top 20 Wornen
in Dato & Technelogy, led by The Fernale Lead
and Women in Data.

Other current appointments — Chief
Executive Officer, Gain Theory, a subsidiary

of WPP plc. Advisory Board mermber, Saracens
Wormen's Rugby.
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The role of our Non-executive Directors

Our Non-executive Directors are respansible

for bringing an external perspective, sound
judgerment and ebjectivity to the Board's
deliberations and decision making. They support
and constructively challenge the Executive
Directons using Lheir broad range of experience
and expertise and monitor the delivery of the
agreed strategy within the risk managerment
framewaork set by the Board.

Our Non-executive Directors have a diverse skill set
and bockground including property, investrnent,
asset management, retail ond hospitality, and
data and analytics. This expertise enables the
Board to constructively challenge managerment |
and encaurages diversity of thought in the decision |
making pracess.

Other Directors on the Board during the year
Colette O’Shea stepped down as an Executive |
Director on 30 September 2022 having joined the
Board in 2018, and stepped dawn frarm her role as |
Chief Operating Officer in March 2023 ofter o |
transitional period.

Company Secretary appointment f
Marina Thomos was appointed as Company
Secretory with effect from 31 October 2022,

Marina provides odvice and support to the Bearg,

its Committees and the Chairman, is responsible

for corporate governance ucross the Group as

well as being responsible for the health and safety
function. The appointrent and removal of the
Company Secretary is o matter for the Board,
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Mark Allan,
Chief Executive, Executive Director

Years on the Beard — Three

Role — Responsible for the leadership of the
Groun, development and implementation

of strategy, managing overall business
perforrmance and leading the Executive
Leadership Team.

Skills and experience — Mark brings extensive
knowledge and experience of the property sector
combined with strong operational leadership
and financial and strategic management skiils
to the Board. Prior to joining Landsec, Mark was
Chief Executive of 5t. Modwen Properties PLC for
three years. Prior to that he was Chief Executive
of The Unite Group ple from 2006 until 2016. He
moved to Unite in 1999 from KPMG and held a
nurmber of financial and commercial roles in the
business, including Chief Financial Officer from
2003 to 2006. A qualified Chartered Accountant,
Mark is also a member of the Royal Institution
of Chartered Surveyors.

Other current appointments — Mark is
Vice Prasident of the British Property federation.

Mdanagement committees — Chairman of
the Group's Executive Leadership Team. Mark
is invited to attend the Audit, Remuneration
and Nomination Committees ot the invitation
of the Chairs

Vanessa Sirmmns,
Chief Financial Officer, Executive Director

Years on the Board — Two

Role — Works closely with the Chief Executive
in developing and impiementing vision and
strategy. Responsible for Group financial
performance, financial planning, management
of risk and assurance, group legal and group
procurerment

Skills and experience — Vanessa brings
extensive experience to Landsec from the
property sector in the UK. She has over 25 years

of experience in finance and extensive knowledge

of UK real estate holding a number of senior
positions at other UK property companies,

Vanessa has a valuable combination of expertise

and experience in leading and implementing
strategic change in businesses and substantial
experience in semior finance leadership roles in
a listed environment.

Prigr to oining Landsec in fune 2021, Vanessa
was CFO of Grainger plc, g role she held since
February 2016, and immediately prior to jaining

Grainger held o nuniber of senior pasitions within

The Unite Group ple, including Deputy Chief
Financral Officer. Priar to that Vanessa was UK
finance director at SEGRO plc. Vanessa is a
Chartered Certified Accountont (FCCA) and
has an executive MBA (EMBA) from Ashridge
Business Schoo!

Other current appointments — Audit Chair

and a Non-executive Directer at Drax Group Plc.

Management committees — A member of

the Group'’s Executive Leadership Team. Vanessa

attends Audit Comnmittee meetings ot the
invitatian of the Committee Chairman

Governance

Current gender

diversity of Board
{All directors)

2 o
60% 40%

Male Female

Chuort 31

Current Board tenure
{Non-executive Directors including Chairman)

24%

4 é yedrs 80/0
8% O 3 years
Owver

& years
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Our governance structure

e Board committees* —

Remuneration Nomination Committee
Committee

Board of Directors

i ris

arnd

! c Fro 21 ance

| — —
) Executive
Leadership Team
-_— - — -_ — ————————— .
‘ Maonitar Cevelop and oversee Qversight of
performance and the Group's people and sustainability and
| organisational health culture strategy dateo strategies, risk
CEQ i and compliance
| Leads the Group _
Articulates vision, . o
values and purpose | ———— -~ - Managementcommittees — - ———— |
| .
~ Develops and | Workplace and Lifestyle Boards
implements strategy
| -_———————— — . —— - ————————— ==
y Responsible for Approve property  Develop and Fotus on Assess
I overall performance investment oversee the externat and manage
: decisions delivery of perspectives  strategic risks
of the business i | £10m to £150m strategic plans and trends
Manages the Executive , _ 7 _ ) - —
i Leadership Team - — ¥ - ‘
|
‘ | Business UnTt (Workplace, Retail, Mixed-Use) |
executive committees
| ‘ |
‘ - — -
: Develop Assess and Deliver Talent |
‘ and execute manage financial development
business plans operotional risks performaonce

|

i

i

‘ * We a sc operate a Disclosure Comrattes, chared by the CFOD, which sversees compiiancs
‘ wath market abuse requicemenits ane monsges inside 1Information

L - . - — — — - - —
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Our governance structure

continued

Heow we make dacisions
Decisions that can only be made by
the Boagrd, together with the terms of
reference for our Committees, can be
found on the corporote governance
section of our website.

Decision making on investments,
commercial agreements, including the
acquisition, disposal and development
of assets, is delegated according to
financiai vatues.

Our Delegation of Autherities framework
sets out levels of authority for decision
rmaking throughout the business.

During the year, in light of the changing
environment a review of the organisation
structure was undertaken to ensure
Landsec was well positioned for the future,
The result was the identification of a
number of differentiators and o change

to the internal operating model.

The governance for this model is focused
around the two different business areas
primarity based on Landsec’s custormers’
needs. Workplace covers office activity
{currently mainly Central London but

could expand in the future to other regions)
and Lifestyle which cavers retail and the
mixed-use business,

Under the new operating model the Board
continues to oversee governance and
assurance, suppaorted by the Executive
Leadership Tearn, which is responsible for
Group strategy and co-ordination alongside
the Workplace and Lifestyle Boards wha
are responsible for strategic planning.

Potential conflicts of interest and how we have managed them

Director

Potential conflict situation

The Workplace and Lifestyle Boords are
supported by executive committees
which are responsible for developing
and executing business plans, managing
operational matters day to day and
delivering financial performance.

Managing Directors
Up to £10m

Executive Leadership Team
£10m-£150m {Non-praperty)

Workplace and Lifestyle Boards
£10m-£150m {Property}

Board
Over £150m

Conflicts of interest and external
appointments

The Board has a pelicy to identify and
manage Directors’ conflicts or potential
conflicts of interest and has delegated
authority to the Nomination Committes
to {i) approve or atherwise any such
disclosed conflicts, and (i) determine any
mitigating actions deemed appropriate
to ensure that all Board meetings and
decisions are conducted solely with a
view 1o promoting the success of Landsec.

Directors’ conflicts of interest {(which
extend beyond third-party directorships
and include close family] are reviewed by
the Nomination Committee annually, with
new conflicts arising between meetings
deolt with ot the time between the
Chairman and the Company Secretary,

Governance

During the year, Modeleine Cosgrave
declared two appointments, which were
ultimately not deemed to be of concern
frorn a time commitment or conflicts
perspective (senjor advisor to ICG Real
Estote and independent member of the
CBRE IM EMEA Investment Committee).

We foliow the Institutional Shareholder
Services (I58) proxy voting guidelines on
overboarding and accordingly deem all
our Non-executive Directors to be within
these guidelines.

We appreciate that other proxy bodies
and institutional investors impase more
stringent guidelines than IS5 and that
each individual’s portfolio of appointments
must be considered cn a case-by-case
basis, which the Board duly dees befare
approving any appointments and then,

on an annual basis, assesses whether each
member of the Board is able to comtinue
contributing effectively.

Sir lam Cheshire is currently Charr of
Channel 4, Spire Healthcare Group Ple,
UK investment trust Menhaden Resource
Efficiency Plc and serves as Non-executive
Director at BT Group Plc. He is stepping
down from the Chair position {remaining
as Non-executive Director) at Menhaden
Resource Efficiency Plc on 16 May 2023
and will retire from BT Group Ple at its AGM
in July 2023 to ensure he has sufficient
capacity to act as Chair of Landsec.

The Board was not asked to approve any
additional external appeintments far any
of our Directors during the year.

' lan Cheshire

(Non-executive
Director}

Decisions on investing in Landsec securities
canflicting with role an Landsec Board.

As Menhaden Resource Efficiency invests primarily in US and European
markets, investing in businesses and opportunities delivering or benefitting

fram the efficient use of energy and resources, investment in Land
Securities Group PLC securities is unlikely and in any event Sir lan Cheshire
does not participate directly in investment decisions at Menhaden and has
agreed to never participate in investrment decisions concerning the shares
of Land Securities Group PLC at Menhaden.
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Induction

Our induction plan is delivered over the
first year of appointment. The aim is to
enable a new Director to assume their
responsibilities as quickly as possible and
feel able to contribute to business and
strategy discussions, with sufficient
knowledge to provide effective challenge.

Aninduction plan was put in place for Miles
Roberts upon joining as a Non-executive
Director in September 2022 The gim of his
induction wos to support his understanding
of Landsec’s business and financial position,
strategy, culture, risks and opportunities,
Board governance and dynamics. The plan
assisted him 1o form relationships with the
Chairman, the Board, the Executive
Leadership Team and key external advisers,
in addition to a number of site visits. Sir lan
Cheshire is currently undertaking a similar
induction plan.

— More information on their inductions
can be found on page 85.

Board diversity
As at the date of this report and throughout
this financial year we have complied with

the Listing Rules requirements relating to
diversity: (i) at least 40% of the Board are
women (also meeting the FTSE Women
Leaders target}); (i) ot least one of the senior
board paesitions are women (both Chair and
CFQ); and (iii) at least one individual on the
Board is from a minarity ethnic background
{also meeting the Parker Review target). The
Board and new Chair are aware that on the
retirernent of Cressida Hogg, our gender
diversity will dip below 40%, and this will

be taken into account in our near term
succession planning. See table 33 below.

Training and development

Directors received regular updates in their
Board papers, facilitating greater
awareness and understanding of the
Group’s business and in particular the
emerging strategy.

The Board also received presentations an
the flexible office market and the future
of office assets acquired os part of the
U+l Group and MediaCity acquisitions.

In Jurme 2022, the Board had ¢ deep dive
into the Southwark area of London,
where Landsec has assembled a pipelfine
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of c.Im sq ft. In addition, the Board received
a teach-in session on embodied carbon
from the Landsec sustainability team

which included case studies on The Forge,
Red Lion Court, Timber Square and

Liberty of Southwark and discussed the
implications for nZ whilst the Board visited
the development.

In December 2022, the Board received a

detailed briefing on embodied carbon in

development and Landsec's objective to
reduce embodied carbon. The Board also
received o briefing and site visit of the n2
development on the same day.

In February 2023, the Board held its
strategy away day at our Myo offices at
Dashwood House in London with a tour
of 21 Moorfields, a complex developrment
nearing completion that showcased
Landsec’s deep development expertise
during the life of the project.

Finally, the Board were also provided with
a market disclosure briefing to reinforce
their knowledge of the Market Abuse
Regulation including recent developments
and case studies.

Board diversity' Table 35
Number of
senior
positions on Number in Percentage
Number Percentage the Board Executive  of Executive
of Beoard of the (CEQ, CFO, SID Leadership Leadership
members? Board? and Chair)? Teim‘ Team?
Gender diversity o o o
Men . B B _ & &0% 2 o) 67%
Wormen o . o 4 40% 2 3 33%
Not specified/prefer not tosay = ] . - e - - ,
Ethnic diversity ) - i -
White British or other White (including minority white groups) " 0% 4 ? 100%
Mixed/Multiple Ethnic Groups i - o - - - -
Asian/Asian British 1 _10% - - -

VBV\ocri;/Aﬁjrcram‘Cor'\bbeonfBIé:k B'ri‘r,is}-w-
Other ethnic group, including Arab

Not specified/prefer not to say

1. Data disclosed as at the date of this report. The data is cotected from individuals when jaining the Company. individuals are asked to select from a serfes of options on both
gender and ethnic diversity. Gender and ethnicity data is shored with the Executive Leodership Team and the Board regulariy.

2.Board numbers for gender diversity will change after the date of this report ewing to the retrerment of Cressida Hogg.

3. Executive Leadership Team numbers for diversity will chonge after the dote of this report owing to the appointment of a new ELT member in Jung 2023 {ses page 73).
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Executive Leadership Team

Our Executive Leadership Team is made up of our

Executive Directors and the Managing Directors

set out on this page. It is chaired by our CEQ.

— Biographies for our Executive Directors can be found on page 68.

Remco Simon,
Chief Strategy &
Investment Officer

Role — Rarmco has responsibility
for the Group's strategic planning,
capital allocation and capital
markets activity

Skills and experience — He has
over 15 years’ prior experience in
international real estate capital
rmarkets. Before joining Landsec,
Rermco was Managing Director ot
St. Madwen, with responsibility for
strategy, investrment and capital
markets, and warked as director
of equity research at BofA Merrill
Lynch and Kermpen & Co. He halds
o MSc in management and a BSe
in construction engineering.

Kate Seller,
Chief Peaple Gfficer

Role — Kate is responsible for
helping the business to achieve our
people and cultural strategic goals,

Skills and experience —

Kate has over 25 years of multi
sector international MR experience,
including an early career spent in
retail, then ten years at Experian
where she held a variety of global
HR roles, including HR Director for
Experian Asia Pacific based in
Singapere. Mare recently she held
the role of Group People Director
at HormeServe ple, o founder-ted
FTSE 250.

Mike Hood,
CEQ of U+l

Role — Mike leads U+l, Landsec's
regeneration business and is
responsible for driving forward
the portfolio of transformative
mixed-use regeneraticn projects
acrass the UK,

Skills and experience — Prior

to joining U+l in 2020, Mike was
Managing Director gt Capital &
Counties Properties PLC (Capco),
where he led the 77 acre/L10bn
Earls Court project and subsequent
sale and spearheaded major,
award-winning heritage and
restoration projects for Capeco's
prestigious Covent Garden estate.
Mike traired in the UK and Holland
as an architect

Governance

Marcus Geddes,
Managing Director, Central London

Role — Muarcus has responsibility
for the performance of our Central
tondon partfelio and executing
Group investment acquisitions
and disposals.

Skills and experience — Marcus
Geddes is a qualified chartered
surveyor with over 20 years'
experience in the central London
market. A Cormbridge Lond
Economy graduate, he qualified
and spent 13 years at Sovills before
joining Landsec in 2071,
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Bruce Findlay,
Monoging Director, Retail

Role —- Bruce helps to define the
overall direction of the retail assets,
ensuring our retail destinations
remain relevant for both retailers
and consumers in arder to provide
a sustainable retail modet.

Skills and experience — Bruce has
aver 25 years of consumer brand
experience where he'’s developed his
operational leadership and
strategic managemant skills. Prior
to joining Londsec, Bruce was Chief
Commercial Officer of Furla and
priar to that as the VP Giobal Retail
for Diesel, where hea led the brand's
Direct to Consumer business
through its transformation frorm a
traditional whelesale manufacturer
to a modern omni-channel retailer.

Chris Hogwood,
Managing Director, Corporate
Affairs & Sustainability

Role — Chris leads the Corporate
Affairs and Sustainability teams
at Landsec.

Skills ond experience —

Chris joined from Portland
Comrnunications where he was a
Senior Partner, leading its local
engagement and real estate
specialism as well as jointly leading
the agency's flagship corporate
practice. He has worked in leading
cornmunications agencies for

the last tem years and before that
waorked in London local government.

Marina Thomas,
Head of Governance
and Company Secretary

Role — Marina has responsibility
for governance and the Company
secretary and health and safety
functions at Landsec.

Skilis and experience — Marina
has over 20 years' experience in
governance, dcross aerospace and
defence and financial services. Prior
to joining Landsec, Marina was
Group Company Secretary and EVP
of Ethics and Communications at
Meggitt PLC.
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rNisha Manaktala, ‘
Chief Data and
Technology Officer
Joining Landsec ‘
| in June 2023

Rele — Nisha will lead the
data and technolegy teams,
overseeing digital and data
transfarmation programmes
across the business.

Skills and experience — Most
recently, Chief Technology
Officer for Hiscox Re & ILS, part
of the Hiscox insurance group,
Nisha has over 20 years of
technology leadership
experience, with expertise
across data, enginearing and ‘
operations. Nisha hos been
featured as a Top 100 CIO in \
the UK, recognised for ‘
delivering digital business
transformation through |
complex change programmes. |
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The Board in action

Decisions of the Board this year have been
considered in the context of a challenging macro-
economic environment and whilst considering the
changes, risks and opportunities that such an

environment can bring.

Boord meetings

Board members attend eight scheduled
meetings a year and meet as required
for additional discussions.

All members of the Board attended all
Board and Committee meetings during
their tenure and membership, with the
exception of Christophe Evain who missed
the Board, Nomination and Remuneration
Cormmittee meetings held in March 2023
due to a farmily bereavement.

If the Board needs to make decisions in
between meetings, it can do so by
unanimous approval by email but will only
do so in such situations where the matter
has been discussed at previous meetings
50 that Directors are fully appraised, have
hod the opportunity to ask questions and
are therefore in a position to make a fully
informed decision.

The Board met for four dinners throughout
the year at which a number of matters were
discussed including the macro-economic
climate, areas of risk, culture and talent
retention. These opportunities allow the
Boarg to develop and solidify relationships
and further discuss matters impacting the
business in an informal manner without the
inevitable time restrictions of Board and
Committes meetings.

The Non-executive Directors also met without
the Executive Directors being present.

Execution of strategy

This year, the Board has continued to
consider the Group's strategy and the
execution of strategy, porticularly in

the context of the uncertain macro-
economic and political environrments.

In oddition, the olignment of culture

and the internal governance frarmework
and strategy has been a focus of the Board.
All of Landsec’s stakeholder interests
rernain at the heart of strotegy decisions
especially in uncertain climates.

—- There is further information about the
Board and our stakeholders on
pages 76-79 and the Board and our
Culture on pages 80-81

The Board considered a number of strategic
areas during the year, which included
reviews of the retail strategy, the residential
strategy and the alignment with urban
mixed-use. In addition, the Board considered
the future of the office and flex office. More
details on the strategic {and other matters)
considered by the Board can be found on
page 75 As part of these strategic reviews
the Boord had a tour and deep dive review
of our developments in the Southwark area
of Landon.

in addition, the Board benefited from

a session with some of the sustainability
team on embodied carbon followed by
a tour af the n2 development site, which
brought to life some of the matters that
had been discussed in the session.

Governance

]
. Board’s tour ;
} of Southwark

The June meeting of the Board took
I place in Southwark and allowed the
Board to benefit from a walking tour
| of the area led by the Executive
‘ Directors and members of the ‘
Central London office team.

The Board were initially given a
presentation on why the Southbonk

’ was considered an impaortant area ’
and how in particular the Southwark
areq fitted inte this growing port
of London.

J During the tour the Board were able J
10 see our four existing {or potential)
development sites in the area -

Timber Square, The Forge, Liberty of

- Southwark and Red Lion Court, and

‘ the thriving neighbourhoods in which ‘

they are located.

The tour allowed the Board to ask
gueasticns on the area, its heritage,

I development progress, and
sustainability credentials. The Board
welcomed the additional insight
into the developments, the location
and the impact on Landsec’s

| growth strategy.
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Operational
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Board discussions during the year

e« e a & + a

Update of the strategic plan

Consideration of the retail strategy

Update on the residential strategy

Urban mixed-use business review

The future of office and the flex office market
Optimum capital recycling and capital allocation

» Capital Markets Day held in Southwark

Approval of sale of 21 Moorhelds, Une New bStreet Square
and 32-50 Strand

Purchase of additional 50% stake in St David's

Macroeconomic environment consideration
Budget and five-year plan

Key business targets

Dividend consideration

Gaing concern and viability statement
Investor relations

Partfolio valuation

Source of funding and gearing levels

Preliminary Results

Annual Report and Accounts
Half-year Report

Dividend payments

Launch of new Green bond
Annual Tax Strategy

U+l post investment appraisal

The impact on the business of the inflationary !
envircnment ‘
Development pipeline and pre let activity

Market and sector trends

Investment and sales

Board’s heightened focus on the impact of cost increases
for the business, custorners and employees

Board’s continued focus on the use of data and
technology throughout the business to make informed
decisions on customer and market trends and to provide
the best service to customers H
Flexible retail and office models !
Recognition of the increasing importance of custermers’
changing needs

Manitoring pre-let activity

Succession planning

Talent

Diversity and inclusion

Culture

Sustainability

Gender pay

Health and safety

Fire safety

Data strategy and governance
Imternal operating rmodel and governance
Employee engagement

Appointment of additienal Non-executive Director and !
a new Chair

Importance of diversity reinforced ot Board level and
throughout the business

* New diversity and inclusion strategy

Revised internal operating model and its governance
framewaork to support cultural change

Embodied carbon update for the Board

Gender Pay Gap Report

Updated sustainability strategy and targets

Health and safety updates provided at every Board

meeting with particular focus an the new fire safety ‘
legislation and ensuring that Landsec's residential

portfolio is in compliance

Driving cultural change embedded in Board discussions

- L]

“« b &

Risk identification, management and internal control ‘
Cyber security and technology

Meeting reparts frorm Chairs of Audit, Remuneration

and Nomingtion Committees

Modern slavery

Beoard and Committee effectiveness

Legal and litigoticn updates

* Risk appetite and tolerance ranges for each principal risk ‘
* Internai Board and Committee evaluation

* Annual General Meeting

* Approval of Modern Slavery Statement

» Progression of technology transformation progromme i

o7s
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The Board and our stakeholders

Our purpose — sustainable places, connecting
communities, realising potential - puts all our
stakeholders at the forefront of the Board's
decision making.

This is our Section 172 Statement.

‘ The Board is pleased to provide a
statement that supports Section 172(1}
of the Companies Act 2006. This requires
that Directors promaote the success of
the Cornpany for the benefit of the

‘ members, having regard to the interest
of stakeholders in their decision making.

Over the next few pages, we provide

examples of how the Board engages with
stakeholders and takes into account their

‘ interests when rmaking decisions.

— An introduction to our stakeholders
can be found in our Strategic Report
on page 11

! Stakeholders and Board

decision making

Our stakeholders’ interests and pricrities
continue to change, and affect the way
we work, shop and engage with each
other, Effective communication with our
stokeholders is critical to keeping pace with
their evolving needs, which is so Important
for our long-term success. The Board’s
engagement with stakeholders is both
direct and by management reporting up
to the Board an stakeholder engagement,

Cu stomers the importance of which is embedded

throughout our business.
Communities
Partners

Employees

Our five key stakeholiders

Investors

Governange

Our customers

We have made good progress with growing
our customer relationships which has been
a key feature of our strategy for two years.
The Board receives regular updates on

our customers,

Buring the year, the Board received g
detailed briefing on our retail, office and
rixed-use strategies including customer
insights, as well as regular updates on
customers as part of the business update
at every meeting. This has helped to
understand the changing requirements
of office customers since the pandemic,
including changing space requirements
and the increased demand far ‘haalthy
buildings’. As a business we have listened
to office occupiers regarding their needs,
resulting in us providing greater flexibility
of office leases.

The Board reviewed the retail strategy
update in September. The Reimogine

Retail change programme has been
implermented and is based on three main
strategies: the future asset, brand partners
and guest experience. We have developed
clear plans for each of cur assets to make
sure they deliver the physical experience,
which continues ta attract the right visitors
for brands.

Each location will see a more distinet
identity, more closely representing the
narrative of the area in which it is located,
although there are some key themes thot
reach across all locations. The Board noted
the good progress that had been made in
recognising and understanding consumer
behaviour and its impact on investment
decisions, the importance of improving
data insights and direct relationship
management, but also ensuring that
downside scenarios were cansidered.

The Board also received a residential
strategy update from the Chief Strategy
andg Investment Officer and Head of
Lifestyle Investrnert. The Board supported
the view that residenticl should be part of
cur strategy.
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Our communities

To understand in more detail some of the
communities our assets are located within,
the Board visited certain assets during the
year, inciuding Southwark. The Beard
received o presentation on the Southwark
area which highlighted the rich culture

and heritage of this community, along with
the good transport links, young population
and amenities,

The assets owned by Landsec in the area
were highfighted, inciuding Red Lion Court,
the Forge, the Liberty of Southwark and
Timber Square. This was then followed by
a walking tour of the area. Our Capital
Markets Day event in September also
focused on Southwark and provided
investors with an operational update and
tour of the area.

The Board visited the n2 development in
December to see first hand cne of our sites
under construction,

The Board had a tour of 21 Moorfields as
part of their strategy day in February which
was held ot our Myo flexible office space in
Dashwood House, The Board were impressed
with the engineering challenges overcorme
at 21 Moorfields and thought the busingss
should be proud of their achievernent with
this complex development.

— You ¢on read more about our
community support on page 44

Our partners

The Board received updates during the year
on fire safety. The political and legislative
landscape had evolved since the last review,
including the intraduction of the Developers’
Fledge that required developers to rectify or
fund remediation of critical fire safety works
in certain circumstances. Landses committed
to the pledge in July 2022 and signed the
assoctated contract in March 2023.

The Boord were updated by our Managing
Director of Corporate Affairs during the
year on local and national Government
issues impacting the business. The Board
also discussed the gutput of Landsec’s local
and national Government engagement.
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One New
Street Square

In January 2023 the Board approved the
sale of One New Street Square, EC4 to
Chinachem Group, a property developer
based in Hong Kong.

The total consideration for the sale amounts
to £349.5m. The sale price compares to

a September 2022 valuation of £362.8m
and crystallises a total return on capital
averaging 10% per annum since Landsec’s
acquisition of the site in June 2005 and
subsequent redevelopment in 2016,

One New Street Square is fully let to
Deloitte, with a 14-year unexpired lease
term remaining and q current annual net
rent of £16.8m. With limited cpportunities
to add further value, the disposal was in line
with Landsec’s strategy to recycle capital
out of mature London offices.

The Board considered the sale to be in

lime with the strategic review conducted

in late 2020, when Landsec announced its
intention to sell c.£2.5bn of mature London
offices aver the medium term. With the
inclusion of One New Street Square, the
Company has now sold £2.1bn of offices,
representing an average yield of 4.4%.

The disposal proceeds will initially be used

to repay debt and, on a pro-forma basis,
would reduce Landsec’s long-term value fram
31.1% to 28.9% based on September 2022
valugtions. Its strong balonce sheet provides
Landsec with significant optionality for future
reinvestment in higher-return opportunities
which are expected to emerge as markets
continue 1o adjust 1o a new reality.
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The Board and our stakeholders

continued

Our employees

Ermployee Forum meetings were held
monthly throughout the year, with four
quarterly meetings held which Mark Allan,
CEOQ, attends to answer any guestions
and get an indication of topical issues

of importance 1o employees.

The Employee Forum sends out a list of
summary topics for employees to vote

on at the start of every financial year.

The Employee Forum will then repert

back to constituents on topics throughout
the year.

Christophe Evain met with the Employee
Forum separately to answer guestions on
executive rermuneration.

We continued with cur ermployee
engagement sessions with two Non-
executive Directors meeting a small group
of ermnployees from the Lifestyle area of the
business. A range of matters were discussed
including culture change, communications
and business strategy. Manjiry Tamhane
also joined a session of our Women's
Network. The feedback from those sessions
is passed back into the boardroom.

The Board also received a full briefing on
the emplayee engagerment survey which
was undertaken in Summer 2022 which also
gave therm a good insight into employee
sentiment. Read more about our
engagemeant survey results on page 34.

During the year there have been a number
of drop in lunches held with members of
our Executive Leadership Tearn, including
our CEQ ang CFO.

We are also planning to hold ancther
‘Meet the NEDs" event for ernployees
immediately after our Annual General
Meeting in July and further engagement
events with smaller groups of employees
from the other areas of our business in
September and Decermnber. This will be a
great opportunity for the Board to engage
further with empioyees,

Themes raised at the employee engagement events included

» the cost of living

» the recrganisation and
changes 1o the internal
operating model

» office environmeant
and culture

» retention of tolent > L&l integration

> diversity and inclusion » business strategy
» managing change

» change communications

» employee wellbeing
and benefits

» career development

Feedback from employee engagement events

O

O

O

“We met with Christophe on behalf of the Employee
Forum to discuss Executive Remuneration and raise
queries on behal!f of the business. It was reclly great
to meet Christophe and we really valued the open
discussions we had with him, We were given a clear
insight into Board life and dealing with shareholders,
he elaborated on his role and discussed the recent
recruitment process for our new Chairman which
was really interesting.”

"I thoroughly enjoy the monthly ELT lunch sessions,
they are great opportunities to have conversations
and build relationships with our leadership team.

To me, it shows how committed our Executive team
are to listen to and engage with colleagues across
the business.”

"I was lucky encugh to meet Sir lan Cheshire to discuss
the Employee Forum's role and how it represents
Landsec employees. We had a really open and
wide-ranging conversation where lan wanted to
hear all about Landsec, the culture and what
employees really cared about. We discussed the cost
of living crisis, our focus on improving diversity and
employee satisfaction drivers in a post-cevid worid
- all issues that lan is clearly engaged with and keen
to help drive forward. We lock forward to working
with him and the wider Board more closely to make
Landsec the best possible place to work.”
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QOur investors
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We want to create sustainable value for our three types of investors: institutional, private and debt.

it is important te us that our investors understand our strategy and our equity story so they can support the execution

of our strategy and our capital recycling.

Institutional investors

Institutional investors

Our Executive Directors once again held
meetings with investors representing more
than half the share register by value.

We were delighted to return to a full
programme of in-person investor events
during the last year. Whilst some investor
meetings were conducted online for the sake
of convenience, the vast majority of our
investor engagement has been face-te-face.

In September 2022, we held g Capital
Markets Day in Seuthwark in London for
institutional investors. This event provided
an overview of the Southwark region and
detail on the existing and potential
development schemes Landsec has in this
area of Lenden. In addition, we explained
our plans to reduce the embadied carbon
within our developments through a
combination of efficient use of materials,
design and construction methods. The
event also included a tour of Southwark to
view our four major committed/potential
development sites.

We engaged with investors throughout the
year on all aspects of environmental, social
and governance matters. In February 2023,
we conducted a sustainability roadshow

in the Netherlands, meeting with fund
managers and sustainability analysts from
major institutional investors.

Industry conferences

Industry conferences provide Executive
Directors with a chance to meet o large
number of investars on a fermal and
informal basis. Conferences attended this
year included the UBS Global Property
conference in London, the Kempen
conference in Amsterdam, the Bank of
Arnerica conference in New York, the Citi
conference in Florida, Barclays' real estate
conference in London and Morgan
Stanley’s real estate conference in London.
All conferences were in-person events.

Institutional investors

Private investors

Qur private investors are encouraged to
give feedback and communicate with the
Directors via the Company Secretary
throughout the year.

2022 Annual General Meeting

We caontinued to hold our AGM as a
hybrid meeting in 2022. We invited
shareholders to ask guesticns and vote
on the resolutions online or they couid
join the meeting physically.

All resolutions put to the meeting received
overwhelming support of investors. The
results of the voting at all general meetings
are published on our website: landsec.com/
investors/regulatory-news.

Five-year private investor plan

We have a rolling five-year private investor
plan, the intention of which is to maintain
an efficient share register, limited paper
distributions, effective communications
and the provision of best-in-class service
10 our investors.

Private investors queries

We work closely with our registrar Equiniti
to address all queries that we receive
from our private shareholders throughout
the year.

Private investors

Debt investors

Credit side institutional investors
and analysts

In March 2023, as part of the marketing
process for the Green bond issuance, we
held a series of debt investor meetings.

A combingtion of the physical and virtual
meetings, including a Group lunch and a
recorded presentation, was well received
by the investors and allowed us to provide
a comprehensive update on our strategy
as well as to present the recently updated
Green Finoncing Framework.

Banks

Regular dialogue is maintained with our
key relationship banks, including regutar
meetings and calls with our treasury team.

Credit rating agencies

Buring the year, business and financial
updates were provided by our treasury
tearmn and senior managers to Standard
& Poor’s, Fitch Ratings and Moody's.
Further information for our debt
investors can be found on our website:
landsec.com/investors.

No. of listed bonds

12

No. of equity investors

1,371 1 .z

N

9 s
) of shares B

8,964
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The Board and our culture

This year has seen the Board focus on supporting
rmanagement to design and embed a more agile,
efficient culture, with less internal complexity
and more external and customer focus.

A year of progress

In previous years we have outlined how

an appropriate governance framework

and an environment of trust, respect and
accountability were all fundamental to

our culture, ond that the Board played an
important rele in monitoring and assessing
our culture and the governance framewaork.
This year we have made significart progress
on a journey that had already commenced,
but which has now been considered in
detail by the Board and is being embedded
throughout the Group. The key components
of that journey are cutlined here.

In order to ensure that cur growth

strotegy was not hindered by legacy ways
of working, a cultural change programme
was initiated during the year which resulted
in a change to the operoting model ond o
new internal governance framework led by
the Board and supported by the Executive
Leadership Team.

— More detail on this revised framework
can be found on pages 69-70

Embedding
cultural change
through a new
operating model

Governance

The new operating rmodel and governance
structure ultimately flows up to the

Board ond is designed to facilitate and
encourage clear reporting, decision making,
empowerment, accountability, ermployee
input and stakeholder feedback, and
enable o focus on our customers, leading
1o growth.

The Board have been regularly updated
and Inputted as this programme has
evolved and are now supporting
rmanagement in embedding this across
the organisation through orgonisational
design, business planning, leadership
effectiveness and behaviours, reward and
incentivisation and diversity and inclusion.
More details on each of these areas are
set out on the opposite page.

In shaping this framework, feedback

from an externally facilitated employee
engagement survey undertaken during

the year was also taken inte account.

The Board were appraised of the key themes
arising from the survey and challenged
management as to how they address the
areas where the need for improverment

was identified. Positive changes are already
underway and employee engagerent
surveys will be undertaken on a regular basis,
which will assist in allowing the Board to
QS5e55 Progress.

In additien, as the Board have greatly
benefited from first hand engagement
with employees at Non-executive Director
engagement sessions, similar meetings are
continuing and a further series is plonned
throughout the coming year.

— Further information on employee
engagement can be found on page 34

Metrics which are provided to the Board
to allow them to consider certain cultural
thermes are shown on the next page.
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Embedding cultural change

Organisational design

® Decision-making framework focusing
on two key business areas - workplace
ang lifestyle-flowing up to the Board

Flatter organisation with increased
spans of control

Newly created roles and leadership
changes

Business planning

* A business plan drafted for each area
of the business linked to the overall
strategic plen of the Group as
approved by the Board
Business planning process coordinated
and consistent across the business
Clear financial and nen-financial
objectives and targets owned by each
business plan areq and linked to
remuneration

Leadership effectiveness and

behaviours

» Leadership-first opproach to
embedding cuhtural change, starting
with the Board

» Enabling leaders to role model the
required behavicurs

» A fully refreshed leadership prograrmme

Reward and incentivisation
» Refreshed perfermance management
s Updated salary philosaphy

* Agile incentives

Diversity and inclusion
s Updated diversity and inclusion
strateqy as approved by the Board

» Creating more diversity within our
decision making

s Embedding a diversity and inclusion
focus into the business planning
process

— Pages 35-34 contain more
information on our approach 1o
diversity and inclusion
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Cultural metrics — FY2023

Purpose and meaning

We give our employees a sense of purpose as to why Landsec exists with a
focus on our role in wider society. Our purpose - sustainable places, connecting
communities, realising potential - reflects our role in wider society and
consideration of all our stakeholders continues to be more important than ever
and has been at the forefront of Board discussions and central to our culture.

£8.7/m 100%

Volue of social contribution  Employees that are requested to have energy and
carbon reduction objectives

Ethics and fairness

We behave ethically and treat all our stakeholders fairly. Our employees are
critical to our business and we continue to nurture talent and development
and to assess our gender pay gaps to build a balanced, diverse workforce for
the long term.

0 4 4 2

Grievances raised Whistleblowing
incidents

Equal pay claims Diversity network

groups

Transparency and openness

We share information openly and discuss our challenges and mistakes.

The importance of effective communication and transparency is crucial to

our culture. We continue to hold town halls and hold Non-executive Director
engagement sessions to offer a means of direct, informatf engagement between
our Board and our workforce. We have encouraged our workforce to reassess
priorities and to feel empowered to challenge expectations placed upon them
in terms of what and how we deliver.

4 67 1

Company-wide
avents

77%

Employee
engagement
average score

Town hall
meetings

16 35

Exit interviews
completed

Independent
employee
engagement
survey

Employee forum
meetings

Collaboration and growth

We collaborate, innovate and collectively contribute to Landsac’s growth.
Our culture promotas personal development and growth and we encourage
internal moves and promotion from within our business. Succession planning
and promotion of our talent at all levels within the business is identified as
an area of improvement.

13.8% 35 41

Roles filled Peopie promoted
by internal in the last year
candidates

People on female
development
programme

0&1
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Introduction from the
Chairman of the Nomination Committee

Committee members

& Cressida Hegg (Chairman)
& tdward Bonham Carter
& Nicholas Cadbury

& Christophe Evain

& Sir lan Cheshire
(from 23 March 2023)

Highlights

s Appointment of new Non-
executive Director

* Appointment of Chair designate

* |Internal Board evaluation

Key responsibilities

» Skiils matrix and compesition of
the Board and Committees

* Syccession planning

* Boord appointment process

* Corporate governance

Number of meetings

and attendance

® Four scheduled rmeetings

* Additional meeting regarding
recruitment

* All members of the Committee
attended all meatings during
their membership with the
excepticn of Christophe Evain
who was unable to attend one
meeting due to a family
bereavement

Dear shareholder

| am pleased to present the
report from the Nomination
Committee for the year.

The Committee has continued to assess
the composition, succession plan and skills
of the Board and its Committees and
promote diversity.

Board and Committee changes
Following a comprehensive selection
process, in January we announced the
appointment of Sir lan Cheshire as Non-
executive Director and Chair Designate.

Sir lan joined the Board ot the end of March
and will succeed me as Chair on 16 May.

On behalf of the Board, 1 am pleased to

be welcoming sormeone of Sir lan Cheshire’s
calibre as Chair.

We olso appointed Miles Roberts as
Non-executive Director in September 2022.
Miles, who originally troined as a structural
engineer, brings significant experience as
a serving chief executive and has held a
number of non-executive roles. You can
read about the Committee’s appointment
process for both Sir lan and Miles on

page 84.

Colette O'Shea stepped down from the
Board in September and as Chief Operating
Officer in March. Colette joined Landsec

in 2003 and was appeinted to the Board in
2018. The Committee is extremely grateful
to Colette for her significant contribution
to the Board and the business during her
time at Landsec

Gevernonce

Board evolution

A balanced and diverse Board with @ mix
of skills, expertise, background and tenure
is critical to the success of the Company.
The composition of the Board underpins
the quality of debate and challenge
during discussions.

The process for Board appointments is
led by the Nomination Committee which
makes recommendations to the Board
for its approval. It is the Nomination
Committee’s responsibility to keep Board
compaosition under review, including
reviewing director independence and
tenure. During the year the Committee
reviewed the composition and skills of
the Board, and developed an ongoing plan
for Board succession, taking into occount
recent and likely future Board changes.

The Board is mindful that Edward Bonham
Carter has been g Director in excess of nine
years and so the Committee reviewed his
independence and role and was completely
satisfied that Edward continues to bring
independent judgement to the Board,

As such, the Nomination Committee was
satisfied that Edward can continue to fulfill
the role of Senior Independent Director.

The Committee also has responsibility for
oversight of Executive Leadership Team and
senior management succession. This is also
discussed by the Board as a whole, with

a focus on diversity and inclusion and
developing and maintaining the internal
talent pipeline.
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Diversity

The Board believes that diversity at Board
level sets the tone for diversity throughout
the business. We promaote diversity in the
broadest sense, not just gender or ethnicity
but also experience, skills, professional
background and tenure. Ihe Nomination
Committee monitors cur talent pipeline

1o ensure we have a diverse pool of talent
being developed at all levels of the business.
Maintaining a diverse workforce is as
important as diverse recruitment and

we continue to assess and promote this.
During the year, we have refreshed the
overall diversity and inclusion strategy for
the Group, including setting new targets.

| am pieased to report that during this
financial year we met the Listing Rule
requirements targets for diversity. 40%
of our Board members are women, our
Chair and CFC positions have been held
by wormen, and we have one member

of the Board from an ethnic minority
background. The Cammittee is aware that
as a result of the change of Chair in May
2023, the Beard’'s gender diversity will dip
below 40%, and this will be taken into
consideration in Board composition and
succession planning.

l'am pleased te report that following

the recruitment of Marina Thomas as

Head of Governance and Company
Secretary and Kate Seller as Chief Pecple
Officer during the year, one third of the
Executive Leadership Team are women
(which will increase to 40% when our

new Chief Data & Technology Officer joins
us in June 2023). We acknowledge that
ongoing work is needed to increase diversity
of our Executive Leadership Tearmn and its
direct reports whilst ensuring that
appeintments and succession plans are
based on merit and objective criteria and
the Committee, and the Board will continue
to monitor progress.

— You can read maore about diversity
and inclusion at Landsec in our People
and Culture section on pages 35-38
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Internal Board evaluation

This year our Board evaluation waos carried
out internally with the Committee’s
effectiveness assessed as part of the internal
review. The Committee was satisfied with its
own effectiveness as a whale and pleased
with the cutcorme of the Non-executive
succession planning and processes, including
the Chair selection precess, which had been o
main focus during the year. With a new Chair
and Executive Leadership Tearn in place it is
appropriate to reset the Committee’s
priorities to focus more on wider Board
succession, while continuing to cover all areas
of the Committee’s remit including ongoing
management succession planning.

— Further details an the internal Beard
evalugtion can be found on pages 86-87

Corporate governance

During the year, the Cormmittee has
overseen the corporate governance agenda
an behalf of the Board. | am pleased to
confirm that Landsec has complied with
and applied all of the principles of the
2018 UK Corporate Governance Code for
the financial yvear ended 31 March 2023.
The Code is published by the Financial
Reporting Council and is available from
frc.org.uk.

Cressida Hogg
Chairman, Noemination Committee

CB3
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Report of the

Nomination Committee

Executive Director changes

During the year, Colette O’'Shea stepped
down from the Board on 30 September
2022 and as Chief Operating Officer on
31 March 2023,

Non-executive Director changes
Cressida Hogg will step down as Chairman
on 16 May 2023, having served over five
years as Chairman and nine years on

the Board.

As the Chairman succession process
began, it was agreed that Edward Bonham
Carter would lead the process as Senior
Independent Director, joined by the other
members of the Cormnmittee, excluding
Cressida Hogg (the Chairman, Succession
Committee). Hedley May, an independent
executive search firm and with ne connection
to Landsec, was appointed to conduct the
search for a Chairman with experience in
retail and customer-focused businesses.

A diverse shortlist of candidates was put
forward by Hedley May and the candidates
met with members af the Chairman
Succession Committee and the CEQ, CFO
and the other Non-executive Directors.
The Chairman Succession Comrmittee
concluded that Sir lan Cheshire would be
an excellent addition to the Board bringing
a wealth of experience across customer-
focused businesses in executive and
non-executive positions in listed companies.

Im 2022, the Nomirotion Committee
appointed Russell Reynolds, an independent
executive search firm with no connection

to Landsec to conduct a search for a
Non-executive Director. Members of the
Cornrnittee ard the CEO met with o shortlist
of candidates put forward by Russell Reynolds.
The Cornmittee concluded that Miles Roberts
with his experience as a serving chief
executive and in non-executive roles would
be a positive addition 1o the Board.

Diversity

The Board's policy on diversity establishes
the importance of diversity in the broodest
sense, not just gender or gthnicity but also
experience, skills, professional background,
tenure and alsc other differentials between

directors such as cognitive and personal
strengths. The Board believes that diversity
is crucial to creating a high-performing,
effective Board, to provide a breadth of
perspective and debate that aids decision
making ond which supports and directs the
business more effectively.

The Nomination Committee works with
executive search consultants to ensure
they suppert cur approach 1o diversity in
providing a diverse selection of candidates
for Board appointments and the selection
can then be based upon merit and
objective criteria,

Diversity ot Board level sets the tone for
diversity throughout the business. The
Nornination Committee monitors our
talent pipeline to ensure we have o diverse
succession pool of talent being developed
and maintained at all levels of the business.
Maintaining a diverse workforce is as
important as diverse recruitment and

we continue to assess this,

Diversity is also addressed at the
Remuneration Committee, particularly
in the comtext of gender pay gap, and
discussed at the main Board in light of
its increased focus on the promotion
and maintenance of diversity at all levels
of tolent throughout cur business.

— Further information on diversity at
Landsec can be found on pages 35-38

Independence and re-election

to the Board

The independence, effectiveness and
commitment of each of the Non-executive
Directors has been reviewed by the
Committee. The Committee is satisfied
with the contributions and time
commitment of all the Non-executive
Directors during the year.

The Committee will always discuss the
additional cornmitments of all directors
(including the Chairman) befare
recommending their approval to the Board.
It alse considers patential confict issues as
part of that assessrment. The Committee

is mindful that Edward Bonhom Carter has

Governance

been g director of the Board in excess of
nine years and has reviewed his
independence and role and is completely
satisfied that Edward continues to bring
independent judgement to the Board.

As such the Committee is satisfied that
Edward can continue to fulfill the role

of Senior Independent Director. The
Committee is confident that each of

the Non-executive Directors remains
independent and will be in a position to
discharge their duties and responsibilities
in the coming year. From a governance
perspective, the Board as a whale is
independent.

Sir lan Cheshire and Miles Roberts are
standing for initial election by shareholders
at the AGM, with all other Directors
standing for re-election ot the AGM in

July 2023 with the support of the Board
(with the exception of Cressida Hogg

who is stepping down from the Board

on 16 May 2023).

Internal evaluation of the
effectiveness of the Nomination
Committee

Following a busy few years of Executive
and Non-executive appointments, the
internal review af the performance of the
Nomination Committee included a review
of the Chair succession process and
considering the Committee’s priority for the
year ahead to include role profile plonning
for future non-executive recruitrment and
continued detailed reporting back to the
main Beard.
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Miles Roberts’ induction

Miles Roberts’ induction focused on gaining
insight into Landsec’s purpose, strategic
priorities, key performance drivers and

a market overview with Mark Allan. In
addition, Miles met with Vanessa Simms
who provided an overview of Landsec’s
financial position and our five-year plan,
budget and in-depth financial review.

Miles rnet with members of the Executive
Leadership Team to gain o deeper
understanding of their areas of the business
and get an understanding of the individual
priorities and challenges thot they face.
Another key focus was meetings with

the Managing Director of Pecple and
Corporate Services for o deep dive into

our pecple and culture.

Additionally, Miles spent time with other
Non-executive Directors, including those
that he had not met as part of the
selection process.

Sir lan Cheshire’s induction

To date Sir lan Cheshire’s induction plan

has included (i} a series of handover
rmeetings with the Chair focused on
strategy, forward locking agenda ond
Board processes; {ii) meeting Non-executive
Directors and Executive Directors including
Chairs of both the Audit and Remuneration
Committees and the Company Secretary;
(i) meeting Landsec’s auditors and brokers;
{iv} meeting senior leaders of the retait
business and a site visit to Gunwharf
Quays; (v) meeting the Chief People Officer
and MD, Corporate Affairs; and {vi)

meeting with cur Employee Forum to
understand current employee sentiment.
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On 19 September 2022, Miles became a
member of the Audit Committee. As part

of his induction, Miles spent time with our
Audit Committee Chairman, our Group
Financial Controller and Director of Risk

and Assurance, who provided Miles with
information as to the role of the Committee.

Asset visits

Miles was able to visit the following assets
during the year: Bluewater, O2 Finchley
Road and the Landsec Victoria portfolio.
Miles also visited Dashwood House as part
of the Board Strategy day In February.

Induction focus for the year ahead
The next phase of Sir lan’s induction will
mainly focus on getting more insight into
our portfolio and will include office and
mixaed-use visits scheduled to various assets
and developments. Sir lan will be joined on
these asset tours by senior leaders of the
business areas.
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Board evaluation

Board evaluation process 2022/23

In line with year two of our three-year cycle, we carried
out this year's review of the Board's effectiveness internally
via questionnaire, having conducted a detailed external
evaluation last year. Our Board evaluation provides the
Board and its Committees with an opportunity to reflect

on effectiveness and performance.

Board evaluation cycle

Year 3

Year 2 progress reviewed internaily,
and areos of focus identified
ahead of external evaluation

the following year.

Year 1
Independent, externally

facilitated review

Performance review against
targets set for 2022/23

An external evaluation carried
out by the advisory firm No 4

Areas of focus identified
for 2023/24

1 Year 2

Internal review focused on Year 1issues
raised and any new issues arising.

The process for internal review is
determined on a year-by-year basis.
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Progress against objective§ set for 2022/23

Our objectives 2022/23

Succession planning
Continue to evolve the Board
to meet the needs of the
business and to work
effectively with managerment.

A key part of this is Beard and
Executive Leadership Team
succession, The Board would
like more visibility of the talent
ceming up through the
business and how diverse
talent is being maintained
and developed.

Execution of strategy
Execution of strategy

and evolving and adapting
the strategy to reflect

the changing external
environment and

investor needs.

Culture

Accelerating the pace of
change and of the turnaround
for the business, looking both
shorter and longer term. The
Board would like more agenda
time on culture and business
tronsformation.

Data strategy

and governance

Continued focus and drive

on Landsec becoming o data-
driven business. The Board
needs to moniter and support
Landsec on this journey.
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Conclusions of evaluation
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The overall conclusion of the Board evaluation this year is
that the Landsec Board and its Committees continue to

operate in a collaborative and open way and work effectively.

The priorities for the incoming Chair include strategic
development and capital allocation, cultural and

organisational change and succession planning. A priority

for the Board as a whole is to provide support to the new

Chair. The Board agenda and topics have the right focus on
key areas, however there were some preferences for more time
te be allowed for discussions during meetings or informally.

{he Board telt 1t added value in developing and implementing
strategy and supporting the disposal programme, with the
Board feeling they are appropriately agile to adjust to the

changing environment.

Nomination Committee evaluation

The Committee looked at its own effectivenass. Overall, the
Committee was satisfied with its own effectiveness and thot
of the Non-executive Director and Chair succession processes.
The Committee will keep Board succession planning and

diversity as a key area of focus.

Our performance 2022/23

The compesition of the Board
was considered appropriate
with good prograss made
during the year with the
recruitrment of two Directors
te the Boaord, including the
Chair Designate.

Mermbers of the Executive
Leadership Team and their
direct line reports have
spent time over the year

on asset visits and providing
presentotions to the Board.
However, the Board have
requested continued increased
visibility of the Executive
Leadership Team and senior
leaders in the year ahead.

Progress has been made
against the strategic
objectives of the Company
and reqular reporting to the
Board in this arec was noted.

During the year, the Board
has spent more time focused
on culture and business
transformation including
regular updates on
organisational and digital
transformation programmes,
as well as sessions with the
leadership tearm an
engagement and diversity
and inclusion. The Board
have noted that the pace

of change continues to

accelerate across the business.

The Board has monitored
progress with dota and
technolagy through sessions
with the executives during the
year and was pleased to note
significant improverments in
progress with our technology
strategy, as well as the
appointment of a Chief

Data and Technology Officer
who will join the Executive
Leadership Team in June 2023,

Output of 2022/23 Board evaluation:
areas of focus for the year ahead

Strategic
development
Continued progress with
strategic developments.

The Board would like to
continue to build an their
understanding of custorner
needs through enhanced
access to customer data as
| part of the strategy process.

! Capital

i allocation

1 Continued focus on capital
allocation and investment.

Culture and

organisational change
Progress already made on
culture change within the
business should comtinue,
monitored by the Board
through sessions with the
executive and engagernent
survey results.

Succession

planning
An area of focus for the
Board is succession planning
and talent developrent.

Support to

new Chair
A key focus for the Board is
in supporting the new Chair
to develop relationships
across the Board.

Board papers

and Executive

Leadership Team
Continued Improvement

of Board paopers with a focus

to move towards more
executive summaries to
allow more time for debate
at Board meetings.

The Board would like

to focus on more

exposure to the Executive
Leadership Team and other
senior leaders.
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Introduction from the
Chairman of the Audit Committee

" Committee members
& Nicholas Cadbury {Chairman)
& Madeleine Cosgrave

& Christophe Evain
(until 18 September 2022}

&, Miles Roberts
(from 19 September 2022)

| Highlights
* Integrity of reporting process

* Rigorous assessrment of risk
| management and internal contrels

Cyber and information security

Accounting treatrment of
significant acquisitions/disposals

Preparation for the new
governance regime

Consideration of fire safety
provision
¢ Appointment of third-party advisers

* Financial systems transformation

Key responsibilities

¢ Reliabifity of the financial
statements and internal controls

» Effective risk identification
and managament

o Overall transparency and financial
gaovernance

Number of meetings

and attendance

® Four scheduled rmeetings

* 100% attendarce fram all
mernbers during their membership

Dear shareholder

During the financial year the
Committee has continued
to fulfil its oversight
responsibilities on the
financial statements, the
integrity of the reporting
process and the Company’s
systern of internal controls
and risk management, the
audit and valuation processes
and the procedures for
ensuring compliance with
laws, regulations and ethical
codes of practice.

Risk focus

Risk management is a primary responsibility
of the Committes on behalf of the Board
and is consistently monitored throughout
the year. Information security and cyber
threat remains a key cperational risk and
the Committee has had regular oversight
of the significant work undertaken to
ritigate against this risk and will continue
to consider updates and moniter progress
of the programme to improve cyber resilience.

The macroeconomic outlook is currently the
rmost sigrificant risk. The risk management
strategy in place to mitigate agoinst this
risk includes the regutar monitoring of key
risk indicators and scenario-based
modelling of plausible economic
trajectories. No emerging risks have been
identfied through the risk management
process.

Climate reporting

The Committee has updates from the
sustainability team on how Landsec is
implementing the requirements of the
Task Force on Climate-related Financial
Disclosure (TCFD), the evolving reporting
landscape for climate risks and cur
approach te climate risk identification,
assessment and strategy.
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We have continued 1o make disclosures
that are consistent with the TCFD
recommendations and will continue to
monitor these. Our TCFD disclosures can
be found on pages 47 to 53.

Fire safety remediation

Following the introduction of the Building
Safety Act 2022, the Committee has been
updated on work to assess our liability for
fire remediation works on residential buildings
developed by Group over the last 30 years.
The Committee has regularly considered,
alongside the external auditor, the level of
the provision required, how the provision is
deterrmined and the associated disclosures.

Financial statements

The Group's finangial statements are of
ciitical importance to investors and the
Committee monitors the integrity of the
Group's reporting process and financial
management. It scrutinises the full and
half-yearly financial staterments before
proposing thern to the Bowd for approval.
The Committee reviews in detail the work
of the external auditor and external valuers
and any significant financiol judgements
and estimates made by management 1o
ensure that it is satisfied with the ocutcome

I am pleased to say that the Financial
Reporting Council (FRC}) included some
disclosures from our 2022 Annual Report
inits publication “What Makes a Goaod
Annual Report and Accounts”, as they
were considered examples of best practice.

Asset valuation

The valuation of our assets fs an important
constituent of our financial results and
measurement of our performance. For @
number of years CBRE has been the principal
valuer of our entire partfolio, however in
order to increase market insight and future
flexitility, Jones Lang LaSclle Limited (JLL)
has been appointed to value a large
proporticn of Landsec's retail portfolio with
effect from 3t March 2023, CBRE will continue
o value the office portfolic and some of

the retail portfolio. Both CBRE and JLL are
industry-teading agencies with extensive
expertise and appropriate knowledge who
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provide us with an external valuation of our
portfolio twice o year, in accordance with
the relevant industry standards.

The valuation process requires the valuers
10 evaluate the likely future financial
performance of each individuol asset
and apply recent, relevant transactional
evidence in the market to determine

an appropriate value at the period end.
The Committee analyses, challenges

and debates the valuations prepared

by the valuers who attend Committee
meetings for this purpose at the half and
full year-end. The external valuation process
and the values ascribed to specific assets
are also reviewed independently by cur
auditor, EY, as part of its audit scope.

Acquisitions and disposals

During the year, Landsec progressed

with its strategy to accelerate growth
through recycling capital into higher

return opportunities through a number

of significant disposals of 32-50 Strand,

21 Moorfields and One New Street Square,
and securing 100% ownership of St David’s
shopping centre in Cardiff vio the
acquisition of the remaining 50% interest.
The Committee considered the gccounting
treatment and disclosures of these material
transactions and concluded that they
were approprigte.

Provisions for bad debt

The Committee has continued to closely
monitor the cash collections of rents across
the whole portfolio. The rent collection
statistics are strong and although there
remains bad debt provisions in respect of
some accupiers who have been or may be
unable to satisfy their rent obligations, the
provisions have decreased from last year.
Continual monitoring of the provisions is
undertaken by the Committee particularly
in fight of the uncertain macro-environment.

Internal audit

Until mid-summer 2022, the internal qudit
function was an in-house team which sat
within the Risk and Assurance team and
although this was operating effectively,

it was considered an appropriate time to

appoint an external third party which
waould increase flexibility over audits and
improve the quality of the audits as a
result of access to current best practice
and subject matter expertise. Following

o tender process, KPMO were selected

as the preferred provider and since their
appointment hove undertaken stakeholder
interviews to understand Landsec's key
risks, reviewed the internal audit plan

and agreed an internal audit charter.

They have completed audits on Turnover
Rents, Car Park Income and Investrnent
Appraisal. Eleven further audits are planned
for the year ended 31 March 2024 and will
include, amangst others, Treasury and
Cash Management, U+l Post integration,
Risk Management and ESG.

Fair, balanced and understandable
The Committee considered the Company’s
2023 Annual Report in the round and
concluded and recommended to the Board
that, taken as a whole the 2023 Arnual
Report is fair, balonced and understandable.

Going concern and viability statement
We continue to focus on the
appropriateness of adopting the going
concern gssumption in preparing the
financial staternents for the year ended

31 March 2023 particularly in light of the
uncertain macreeconomic environment.
The going concern statement is set out

on pages 60 and 61, along with the vigbility
statement and the rationale behind the
chosen five-year time horizon.

Audit tender

As highlighted last year, we were required
1o tender our gudit as EY were approaching
being in office for ten years having
performed their first audit for Landsec for
the year end 31 March 2014. A competitive
and thorough tender process was
undertaken during the year and following
in depth consideration, the Committee and
the Board concluded that EY remained the
appropriate auditor for Landsec. £Y would
ensure continued independence through

a change in partner with effect from

July 2022. The appointrment is subject to
shareholder approval at the 2023 Annual
General Meeting.
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UK Corporate Governance Code/
Financial Reporting Council (FRC)
Guidance on Audit Committees

The Committee considered its compliance
with the 2018 UK Corperate Governance
Code and the FRC Guidance on Audit
Cormmittees and continues to believe that
we haove addressed both the spirit and the
requirements of each. In addition, the
Committee has been regularly monitoring
the potential changes to the new corporate
governance regime and preparing for its
implementation, including reviewing o draft
audit and assurance policy.

Committee effectiveness

During the first half of the year the
Committee requested that a specific
effectiveness survey was undertaken to
supplement and support the Board and
Committee annual evaluations. This
in-depth review was undertaken by internal
audit and concluded that the Committee
is operating well and should maintain many
of its existing practices. The internal Board
evaluation was undertaken later in the year,
which alse highlighted the high standards
of the Committee.

The Committee welcomed Miles Roberts
who joined as a mermber of the Committee
in September 2022, replacing Christophe
Evain. Myself and the Committee would
like to thank Christophe for his valued
contributions.

| continue to appreciate the valuable input
from the other members of the Audit
Committee, management and the key
advisers £Y, KPMG, CBRE and JLL and would
like to thank them for their support during
the year.

Nichelas Cadbury
Chairman, Audit Committee
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Report of the Audit Committee

The Audit Committee continued to focus this year Structure and operations
. . The Audit Committes’s structyre and
on risk assessment gnd management, internal omerations ore governed by teims of
controls and financial reporting processes, together reference, which are reviewed annually
with additional focus on the requirements of changes and approved by the Board. These were
. . A X last approved in March 2023, The terms
to fire safety regulations and legislation. of reference are available on our website:

landsec.com/aboutcorporate-
governance/board-committees.

Toe maintain effective communication
between ol relevart parties, and in support
of its activities, the Chairman of the Board,
Chief Executive, Chief Financial Officer,
Company Secretary, Director of Risk and
Assurance, the partner and representatives
of our external auditor, EY, the partrmer and
representatives of our internal auditor, KFMG
and other members of the senior finance
team regularly attend Committee meetings.

Audit Committee meetings

All directors are invited to attend meetings
when the Group's external valuers, CBRE,
and JLL, present their full year and half-
year property valuation

| Regular attendance Property valuation Committee " The Committee has private and informal
at meetings presentations private sessions sessions with the EY audit team and the
to support the CBRE and JLL valuation teams to ensure
Committee that open lines of communication exist,
in case they wish to raise any concerns
outside of formal meetings.

The Committee members are all
independent Non-executive Directors and
collectively have a broad range of financial,
comrnercial ond property sector expertise
that enables them to provide oversight of
both financial and risk matters, and to
advise the Board accordingly. The Board
has determined that Nicholas Cadbury,

as Chairman of the Cormmittee, has recent
and relevant financial experience for the
purposes of satisfying the UK Corporate
Governance Code. Details of the experience
of all members of the Committee can be
found on pages 66 and &7,

The Committee works to a structured
programme cf activities and meetings

to coincide with key events around our
financial calendar and, con behalf of the
Boord, to provide oversight of the Group's
risk managerent process. Following each




Governance

meeting, the Committee Chairman reports
on the main discussion points and findings
to the Board.

Risk management

The Board is responsible for the Group’s risk
management framework and risk appetite
and is supported by the Committee
through its monitoring and reviewing of
the effectiveness of risk management and
internal control processes during the year.

An overview of Landsec’s approach to risk
rmanagement, its risk management
framework and governance, risk appetite,
managerment and agssurance of risks and
principal risks and uncertainties are
described on pages 54-59. The risk
managerment framework includes the
Board's strategic overview, the Executive
Leadership Team's detailed review of the
business risks, controls and mitigation
strategies, and the assessment of the
effectiveness of the risk management

and internal controls systermn by the Audit
Committee. A risk waterfall uses indicators
to highlight whether each risk is within our
appetite. This allows the Committee to
consider whether principal risks are
changing and whether the risk appetite
remains approprigte. In response to changes
in Landsec’s organisational structure, the risk
rmanagernent framework has been redefined
in order to ensure clarity on roles and
responsibilities at all levels and to embed

risk management within the business.

Primary responsibility for the operation

of the Company's internal control and

risk management systems, which extend
to include financial, operational and
compliance controls {and accord with the
FRC's 2014 'Guidonce on Risk Management,
Internal Control and Related Financial and
Business Reporting’), has been delegated
to management.

These systermns have been designed to
manoge, rather than eliminate, the risk
of failure to achieve the Group's business
goals and can provide only reascnable,
not absolute, assurance against matericl
rmisstotement or loss.

Risk assurance and internai control
Under the overall supervision of the
Cormmittee, there are several sub-
committees and working groups that give
assurance over risks being managed within
the business. The Group has o Director of
Risk and Assurance (with a direct reporting
line to the Audit Committee Chairman} who
provides regular oversight of risk matters,
evaluates emerging risks and monitors
compliance to ensure that any mitigating
actions are properly managed and
completed. During the year the Committee
benefited from regular updates from the
technology team who provided detailed
information on the progress of the projects
to improve information security, cyber
threat and processes to assist with financial
controls. In addition, the EY team now
includes a partner with expertise on
technology and cyber.

Internal audits are carried out in accordance
with an agreed annual assurance plan and
reviewed by the Committee throughout the
year. This plan was previcusly undertaken

by the in-house internal audit team and is
now the responsibility of KPMG who were
appeinted as internal auditor during the year
following a tender process. It was considered
appropriate 1o appoint a third party in order
to increase flexibility over the audits and
improve the guality of the audits due to
access to current best practice and subject
matter expertise.

Both the in-house team and KPMG have
provided assurance to the Committee on
key controls and prograrmme assurance
and identified improvernents in key
financial processes.

The key elements of the Group’s risk
management and internal control systems
are as follows:

* an established organisational structure
with clear lines of responsibility, approval
levels and delegated authorities

» a disciplined internal governance
structure which facilitates regular
performance review and decision making
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* a comprehensive strategic and business
planning review

a robust budgeting, forecasting and
financial reporting process

various pelicies, procedures and
guidelines underpinning the development,
asset management and financing
operations of the business

a compliance certification process
conducted in relation to the half-yearly
and full year results, and business
activities generally

a quarterly key controls self-certification
by management

an internal audit function provided by
KPMG whose work spans the whole Group

a focused post-acquisition review and
integration programme to ensure the
Group's governance, procedures,
standards and control environment are
implemented effectively and on time

a financial ond property information
management systerm

a whistleblowing process thot enables
concerns 1o be reported confidentially
and on an anonymous basis and for those
concerns to be investigated.

Additionally, the Committee discusses on
a quarterly basis:

the Group's significant and emerging
risks, and how exposures have changed
during the period

the effectiveness of internal contrels and
processes at mitigating those risks

internal audit reports, summary reports
of findings and recommendations from
completion of the internal audit plan

progress against completion of agreed
actions from the internal audit reports.

The Committee was satisfied that the
system of risk management ond internal
controls has been effective throughout
the year.
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Report of the Audit Committee

continued

External auditor

EY are Landsec’s external auditor and are
engaged to conduct a statutery audit and
express an opinion on the Company’s and
the Group's financial statements.

Their audit scope includes o review of the
property valuation process and methodaology
using its own chartered surveyors (more
details below), to the extent necessary to
express an qudit opinien.

When carrying out its statutory audit
work, EY also has access 1o a broader range
of employees and different parts of the
business. I it picks up any information as
part of this process, it would report to the
Audit Committee onything thot it believes
the Committee should know in order to
fulfil its duties and responsibilities. As audit
partner, Julie Carlyle is authorised to
contact the Committee Chairman directly
at any time 1o raise any matter of concern,

Audit plan

EY presented its proposed audit plan
{reviewed by senicr management and the
Directer of Risk and Assurance), to the
Comrittee for discussion. The objective
was to ensure that the focus of its wark
rermained aligned 1o the Group's structure
and strategy.

The Committee is keen to ensure that

its guditor feels able to challenge
managerment and is afforded oll the access
it reqjuires to report on Matters that may
not be part of the statutory audit but
which, in the opinion of the auditer, should
te brought to the attention of the Audit
Committee. These matters may be financial
or non-financial and may be based on fact
or opinion (including any concern over
culture or behaviour). An example may be
the use or adequacy of any controls used
by the Company to detect any fraud or
improper behaviour.

£Y is afforded such access through
attendance at each Committee meating,
supported by other meetings held during the
year with the Committee or the Committee
Chairman without maoragerment being

present and the knowledge that it can raise
any matter of concern to the Committee
Chairman at any time without going
through management. These regular
discussions were useful to the Cornmittee
but no matters of concern emerged.

Independence and objectivity

The Cornmittee is responsible for
monitoring and reviewing the objectivity
and independence of the external auditor.
in undertaking its annual assessment, the
Committee took inte account the UK
Ethical Independence Standards introduced
by the FRC in December 2019 and effective
from 15 March 2020.

The Committee reviewed:

the confirmation from EY that it
mdintains appropriate internal
safeguards in line with applicable
professional standards, together with an
explanation of the due diligence process
followed to provide such a confirmation

the mitigation actions we take in seeking
ta safeguard EY's independent status,
including the operation of policies
designed to regulate the ameunt of
non-audit services provided by EY and
the employment of former EY employees

the tenure of the oudit engagement
partner {not being greater than five
years); Julie Carlyle was appointed as

LY audit partner to the Group in July 2022

the internal performance and
effectiveness review of EY referred
to abave.

No Committee member has any
connecticn with the current auditor,

Toking the above review into account, the
Carmmittee concluded that EY remained
objective and independent in its role as
external auditor.

Effectiveness of the external audit
Following the issue of our Annual Report
each year, the Directar of Risk and
Assurance conducts g performance
evaluation and effactiveness review of the
external audit. This is conducted against
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structured guidelines in consultation with
the Executive Directors and mernbers of the
senior finonce tearn and members of the
Audit Committee to whorn they report.
The Committee Chairman met privately
with the audit engagement partner before
the Committee meeting to consider the
results of the effectiveness review. The
Committes's preliminary view is that EY
has continued to perform its audit services
effectively and to a high standard, and this
is consistent with perfarmance each year
since appeintment in 2013, Areas identified
for development will be shared with EY for
inclusion in its audit and service delivery
plans going forward.

Audit tendering

EY was first appointed to the office
of auditor in respect of the 2013/14
financial year.

Under current regulations, we were required
to re-tender the audit by no later than the
2023724 financial year and therefore
competitive audit tender process was
undertaken during the year which concluded
that EY remocined the oppropriote guditor
for Landsec, as recommended by the Audit
Committee and approved by the Board.

The evalugtion criteria used during the
tender process included the capability and
competence of the oudit partner, teamn

and firm, the audit approach and service,
cultural fit, quality of defiverables and
presentation, and fees. £Y were selected
because the proposed team would provide o
mix of continuity and embeadded knowledge
with the comfert of independence via a new
partner, their ability to provide o partrer
with technology expertise embedded within
the teorn, @ strang commitrnent on audit
approach and service, and a driven and
enthusiostic cutiook.

The decision on the appointment was made
by the Board without any influence by a
third porty, ond without any controctuo!
term of the kind mentioned in Article 16(4)
of the Audit Regulation being impeosed on
the Company.
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EY will be appointed for the 31 March 2024
financial year at this year's Annual General
Meeting, subject to shareholder approval.

The Company has complied with the
Statutory Audit Services Qrder 2014 for
the year under review.

Audit fee

The audit fees payable to EY for 2022/23
{including the audit of the Group’s joint
ventures) are £1.8m (2021/22: £1.8m).

This fee takes into account a reduction in
the number of Group subsidiaries that will
be audited as they have taken advantage
of the exemption from having accounts
audited under s479A-479C of the
Companies Act 2006.

Non-audit services

To help safeguard EY's objectivity and
independence, we operate a non-audit
services policy that sets out the
circumstances and financial limits within
which EY may be permitted to provide
certain non-audit services.

Audit vs. non-audit fees Chart 4

2022/23 (including the audit
of the Group’s joint ventures)

20.2% 79.8%

Audit

Non-audit

22.5% non-audit fees as g ratio to Group qudit fee
fexcluding the cudit of the Group's joirt ventures)

The Committee monitors complionce
with the policy, including the priar
approvals required for non-audit services,
and approval levels are as follows:

Table 35
Aggregate

Per assignment  during the year

[5! _(f-)
Chief 0-25,000 <100,000
Financial
Officer
Audit 25,000 100,000~
Committee 100,000 200,000
Chairman
Committee >100,000 =900,000*

*50% of the prior yeor oudit fee

All approvals are noted at the Audit
Committee.

EY was engaged during the year to provide
non-audit services to the Group relating

to the Company's half-yearly review, the
assurance statement on sustainability,
non-statutory audit of the Security Group,
work in relation to the update of the

bond programme documentation and the
issuance of the Green bond. It was decided
that it would be in the interest of the
Company to use EY for these services,
recognising that the use of audit firms for
non-audit work should generally be kept to o
minimum. Total fees for non-audit services,
amounted to £359,000. Details of the fees
¢harged by EY during the year can be found
in note 8 to the financial staternents.

Ne non-audit fees were approved or paid
on a contingent basis.

External valuations and valuers
The valuation of the Group’s property
portfolio, including properties held within
the development programme and in joint
arrangements, is undertaken by external
valuers. The Group provides input, such
as source data, and support to the
valuation process. CBRE has been the
Company's principal valuer since 2015
and Jones Lang LaSalle Limited (JLL) was
appeinted as joint valuer to undertake
the valuation of a lorge part of the retail
portfolic whilst CBRE will retain the
valuation of the office portfolio and some
of the retail pertfolic. This change was
implemented to increase market insight
and future flexibility, and therefore the
overall quality of the valuations.
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The valuation helps to determine a
significant part of the Group’s total
property return and net asset value, which
have consequential implications for the
Group's reported performance and the level
of variable remuneration received by senior
management through bonus and long-term
incentive schemes. Accordingly, the scrutiny
of each valuation and the valuer’s
objectivity and effectiveness represent an
important part of the Committee’s work.

Valuations for the half-year results were
presented to the Committee by CBRE, and
by CBRE end JLL for the full-year results.
These were reviewed and challenged by the
Committee, with reference to each valuer's
approach, methodology, valuation basis
and underlying property and market
assumptions. Other Non-executive
Directors attended the full and half-year
presentations. The Committee Chairman
and other members of the Committee also
had separate meetings with the valuer's

as part of this process to provide an
opportunity to test and challenge the
valuation ocutcomes and the principles

and evidence used in the determination.

Additionally, CBRE and JLL rmet with E£Y
and exchanged information independently
of management. EY has experienced
chartered surveyors on its team who
consider the valuer's qualifications and
assess and challenge the valuation
approach, assumptions and judgernents
made by themn. Their audit procedures are
targeted at addressing the risks in respect
of the valuations and the potential for any
undue management influence in arriving
at them. This year 41 properties (comprising
78% of the portfolio) were identified for
substantive review by its valuation experts
primarily on the basis of their value, type,
risk profile, cornmitments to ESG and
location. The Committee reviewed the
auditor's findings.

An internal evoluation of the valuers'
performance and effectiveness will be
conducted after the year-end results
are finalised, with the results reported
to the Committee.
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Report of the Audit Committee

continued

The Committee considered the independence
of the valuers and has noted that CBRE and

JLL check for conflicts of interest and seek
approval for non-valuation activity and this
process has been effective during the year.
CBRE and JLL have olso confirmed that
their valuation departments operate
separately from other advisory activity,
and their valuation remuneration is not
linked to other non-valuation work that
they undertake.

A fixed-fee arrangernent (subject to
adjustment for acquisitions and disposals)
is in place with the valuers for the vatuation
of the Group's properties and, given the

importance of their work, we have disclosed

the fees paid to them in note 9 to the
financial staternents. These fees reflect
the valuers work on the year-end and
half-yearly valuations as well os other work
on aogency services including investment

activity. The total valuation fees paid by the

Company to CBRE and JLL during the year
represented less than 5% of their total fee
income for the year.

Significant financial matters

The Committee reviewed four significant
financiol matters in connection with the
financial statements, namely the valuation
of the Group’s property portfolio, revenue
recognition, fire safety remediotion
provisions and significant acguisitions and
disposals. Further details are set out in the
table on page 95.

These items were considered to be
significant taking into account the level of
materiality and the degree of judgement
exercised by management and, in respect
of the valuation, the external valuers.

In addition, the Committee considered,

ang made onward recommendations to the

Board, as appropriate, in respect of ather
key matters including impairment of trade
receivables, including lease incentive
balances, developrent contracts, pensions
buy-in, maintenance of the Group's REIT
status, financial systems transfarmation
fincluding controls, processes and system

upgrades and improvements), going
concern, and cther specific areas of
individual property and audit focus.

The Committee was satisfied that all issues
had been fully and adequately addressed
and that the judgements made were
reasonable and appropriate and had been
reviewed and debated with the external
auditor who concurred with the appreach
taken by monagement.

Non-financial matters

The Committee understands the level of

reliance that is placed by shareholders on
the statutory audit and the report of the
external auditer.

We report on alternative performance
meagsures an page 199. The Committee
debated and discussed these measures
and agreed that they were appropriate
for the business.

Fair, balanced and understandable
The Committee applied the same due
diligence approach adepted in previous
years in order 1o assess whether the
Annual Report is fair, balonced and
understandable, one of the key UK
Corporate Governonce Code requirements.
The Comrmittee received assurance fram
the verification process carried out on

the content of the Annual Report by the
Executive Leadership Team to ensure
consistent reporting and the existence of
appropriate links between key messages
and relevant sections of the Annual Report.
Particular attention has been given this
year to the consistency of the narrative
disclosures around climate risks, our
strategy and the financial staternents.

Taking the above into account, together
with the views expressed by EY, the
Committee recommended, and in turn

the Boord confirmed, that the 2023 Annual
Report, taken as a whole, is fair, balanced
and understandable and provides the
necessary information for shareholders

to assess the Company’s position,
perfermance, business model and strategy.

Gaovernance

Whistleblowing policy

The Audit Cornmittee provides o regular
whistleblowing update to the Board, which
has overall responsibility for whistleblowing.
The Audit Committee reviews the Group’s
Speak up policy which allows employees
and third parties to report concerns about
suspected impropriety or wrongdoing
{whether financial or otherwise) ona
confidential basis, and anonymously if
preferred. This includes an independent
third-party reporting facility comprising

a telephone hotline and an alternative
online process. Any matters reported are
investigated by the Company Secretary,
Chief Pecple Officer and the Director of
Risk and Assurance and escalated to the
Committee, as oppropriate. During the year
two whistleblowing incidents were reported.
One matter was investigated and no
concerns or action were required following
conciusion of the investigation. The second
matter, which was reparted ¢lose 1o the
year-end is being fully investigated.

We rmonitor whistleblowing awareness and
remind employees that a dedicated hotline
exists should they ever need to ‘blow the
whistle’. The arrangements alse form part
of the induction programme for new
employees. Details of the whistleblowing
hotline are included in our Supply Chain
Commitment, Sustainability Toolkit,
procurement tender documentation,

on our website, and at our assets and
development sites.
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Significant financial matters
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Significant financial matters - what is the risk?

How the Committee addressed the matters

Valuation of the Group's property portfolio

{including investrment properties, investment properties

held in joint ventures)

The valuation of the Group’s praperty portfolin is a major
determinant of the Group's performance and drives an element

of the variable rermuneration for senior management. Although the
portfolio valuation is conducted by an external valuer, the nature

of the valuation estimatas is inherently subjective and requires
significant judgements to be made by management and the valuer.

Significant assumptions and judgements made by the valuer in
determining valuations may include the appropriate yield (based on
recent market evidence), changes to market rents {ERVs), what will
oocur at the end of each lease, the level of nan-recoverable costs
and alternative uses. Development valuations also include
assurnptions around costs to cormplete the developrment, the level

- of letting at completion, incentives, lease terms and the length of
time space remains void.

|
|
I
|
\
!
\
\

The Audit Committee adopts a formal approach by which the valuation process,
rmethodology, assumptions and outcores are reviewed and robustly challenged.
This includes separate review and scrutiny by managerment, the Committee
Chairrnon wind 1he Committee itselt. | he Group uses CBRE and JLL, both leading
firms in the UK property market, as its principal valuers. It also involves EY as the
external auditor which is assisted by its own specialist team of chartered surveyors
who are familiar with the valuation approach and the UK property market.

EY met with the valuers separately from management and its remit extends to
confirming thot no undue influsnce has been exerted by managerment in relation
to the valuers arriving at their valuations.

CBRE and JLL subrmit their valuation reports to the Committee as part of the
half-yearly (CBRE only as JLL were not yet appointed as principal valuer) and full
year results process. Both valuers were asked to attend and present their reports
1o the Board and 1o highlight any significant judgerneants made or disagree ments
whivhy existed between thern and management.

CBRE and JLL proposed changes to the values of our properties ond developmenits
during the year, which were discussed by the Committee in detail and accepted.

Based on the degree of oversight and challenge applied to the valuotion process, the
Comrnittee concluded that the valuations had each been conducted appropriately,
objectively and in accordance with the valuer's professional standards.

Revenue recognition (including the timing of revenue
recognition and the treatment of lease incentives)

Certain transactions require management to make judgerments

as to whether and to what extent they should be recognised as
revenue in the year. Market expectotions and EPRA earnings torgets
may place pressure on managerment to distort revenue recognition.
This may result in overstatement or deferral of revenues to assist in
meeting current or future targets or expectations, including through
incorrect treatment of leasa incentives.

The Committee and EY considered the main areas of judgerment exercised by
management in accounting for matters related to revenue recognition, including
timing and treatment of rents, incentives, surrender premiums and other
property-related revenue.

In its assessmient, the Committee considered all relevant facts, challenged the
recoverability of aceupier incantives, the options that management had in terms
of necounting treatment and the appropriateness of the judgements made by
management. These matters had themselves been the subject of prior discussion
between EY and management,

The Cormmittee, having considered the views of EY, concurred with the
judgements made by management and was satisfied thot the revenue reported
for the year had been appropriately recognised.

Completeness of provisions for fire safety remediation works

i Following the Grenfell Tower disaster, a series of new fire safety
regulations were introduced which impact the Group's residential
portfolic. Additionally, the Building Safety Act was enacted on
28 April 2022, with the related leasehalder protections coming
into force on 28 June 2022,

These require cormpanies to assess wheather their proparties are
safe to use and perform remedial building works where they are
not, including properties which are no langer owned, Management
have therefore undertaken g review of which properties, in both
the current portfolio and previously owned, are impacted by this
legislation and which require remediation works. There is a risk that
rmanagerment do not identify all properties where fire remediation
works are required.

The Committee has been briefed throughout the year on the changes to the
regulations and legislation, and management have provided detail on the process
for identifying properties that are in scope for remediation assessment and the
amount of any provisions required.

The Audit Committee has discussed the fire remediation waorks provisions in detail
at its meetings throughout the year and has heard from EY on their procedures
for understanding the compieteness of management's review. The Committee
has concluded that the procedures for identifying in scope properties, the
assessrert of fire remediation works and the level of the provision is appropriote.

Significant acquisitions and dispesals

Certain transactions require management to make judgements
on accounting treatment, including how a profit or {oss is
recognised and calculated, and how a contract is interpreted

There is g risk thot profits and losses on disposals are overstated or
understated respectively, or asset ownership is incorrectly recorded.

The Audit Cornmittee has considered the accounting treatrment of o number
of cornplex sale and acquisition contracts during the year, particutarly those for
21 Moorfields, One New Street Square and the remaining interest of St David’s.
These transactions and the proposed accounting treatment were explained

by management and the Cammittee thoroughly reviewed the appropriate
treatment.

The Committee was satisfied, based on its review and having considered the
views of EY, that the accounting treatment was appropriate.

The above description of the significant financial matters should be read in conjunction with the independent Auditor’s Report on pages 121

to 128 and the significant accounting poficies disciosed in the notes to the financial statements.
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Directors’ Remuneration Report -
Chairman’s Annual Statement

| Committee members
& Christophe Evain
| {Committee Chair}
i & Edward Benham Carter
( & Cressida Hogg
& Manjiry Tamhane
{ & Sir lan Cheshire
(from 23 March 2023)
\

i Highlights
‘ » Operoting the Approved Policy
* Workforce engogermnent

Key responsibilities
! * Reviewing the link between
i reward and the Group’s purpose
and strategy

Owversight of reward matters
! across the Group

*

Maintaining a strong connection
berwsen returns to shareholders
and reward for Executives

Number of meetings

and attendance

® Three scheduled and one
unscheduled meeting

= Ffull gttendance from memibers
ot all scheduled meetings except
for the March meeting which
Christophe Evain could not attend
owing to a family bereavernent

Dear shareholder

| am pleased to present,

on behalf of the Board,

the Directors’ Remuneration
Report for the year ended
31 March 2023.

This year, the Executive Team bos delivered
strong operational results and continued to
pro-actively execute the strategy, despite
increased macroeconomic unceartainty.
Our performance has been underpinned by
a strong balance sheet, creating significant
optionality for future growth.

Directors’ Remuneration Policy

We have continued to operate under

the Remuneration Policy approved by
shareholders at our 2021 AGM. The
Committee believes that the Policy provides
strong alignment with our ambitiocus
strategy whilst following best practice in
corporate governance and providing an
oppropriote level of flexibility. We are next
due to put forward an updated Poficy for
approval at the 2024 AGM and the
Committee will start the process to
review the Policy this summer.

Performance for the 2022/23
financial year

During the course of the year, executive
management has continued te drive the
business strategy forward. In Central
London we delivered continued strong
leasing results as well as the disposal of
£1.4bn of mature offices. In retail we
delivered strong leasing momenturn via
our differentiated brand focused platform
copitalising on the ‘Aight to prime’, with
6.9% year on year sales growth, In mixed-
use we hove secured planning consant

for our major Finchley Road project and
signed a drawdown agreement for the
first phase of land at Mayfield, progressing
preparations for cur 11m sqg ft pipeline.
Despite the general macro chollenges,

our performance highlights the high quality
of the Landsec platform and poertfolic and
sirong progress on executing strategy since

late 2020, creating balance sheet resilience
and optionality for future growth.

We are a purpose-led business and aim

1o create value for all stakehalders. Our
strategy for the coming year cantinues

to focys on shaping Central London offices,
major retail destinations and mixed-use
wban neighbourboocds.

For the year ended 31 March 2023,

whilst asset values decreased by 7.7%

in aggregate owing ta wider econamic
conditions, EPRA earnings were up 10.7%
and et debt hos reduced by £0.96n,
reducing LTV by 2.7% to 31.7% inline
with our LTV target range of 25% to 40%
and net debt/EBITDA from 9.7x to 7.0x.
Qur current development pipeling is 60%
pre-let or under offer. In Central London,
£48m of lettings were completed or in
soficitors’ hands, 5% ahead of valuers’
assumptions, and accupancy up 10bps
to 95.9%. In Major retail destinations,
£38rn of lettings were completed or in
solicitors’ hands, 9% chead of ERV with
occuponcy up 110kps 1o 94.3% These
results are clearly reflected in the variable
pay awarded to the Executive Directors,

Annual bonus performance

The performance of the Executive Team
has been both focused and decisive, with
progress made in all areas of the strategic
plan that wos set cut at the start of the
year. This perforrnance was achieved
despite increased macroeconomic
uncertainties including inflation tensions
owing to geopolitical issues ond the energy
crisis leading to increased interest rates.
Significant achievernents include completing
on key transactions at attractive prices
including the sale of 21 Moorfiglds and
One New Street Square. We further
strengthened our sector-legding balance
sheet with the issue of our ingugural
£400m Green bond in challenging bond
market conditions. We also carried out

an organisational restructure enabling

us t& hold overhead costs stable year on
year despite rising inflation. This leaves
the Group well placed 1o pursue growth
opportunities. The acquisition of the
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rermaining 50% of the 5t David’s shopping
centre in Cardiff at an implied property
yleld of 9.7% demonstrates management
facus on decisive capital allecation,
reinvesting capital back into the business

at attractive returns to generate growth.
The Committee has carefully considered the
performance against the targets, business
outcomes and the wider stakeholder
context and believes that it is appropriate
for the Executive Directors to receive annual
bonuses for 2022/23. The assessment
against the targets resulted in overall bonus
outcormes of 50% of maxirmurm (equating
to 75.04% of salary), which is considered

to be appropriate in the context of the
performance of the business.

Long-Term incentive Plan
performance

Vesting of the 2020 LTIP in 2023 was
determined by performance against two
equally weighted measures of Total
Property Return {TPR) and Total Shareholder
Return (TSR} relative to FTSE 350 real estate
companies. Performance under the TPR
measure was below threshold while TSR
was between threshold and maximum over
the three years to 31 March 2023. As such,
and after consideration of the value of the
shares expected to vest, 37.69% of the
2020 LTIP awards will vest.

In addition, the 2021 buyout award granted
to Vanessa Simms was determined by
performance measured against the same
targets as the 2021 LTIF award, albeit over
two years to 31 March 2023, Performance
against the Total Accounting Return (TAR)
measure (now called Total Return on Equity
(TREY) was below threshold, TSR was upper
quartile and ESG (reduction in carbon
emissions) was above maximum over the
two years to 31 March 2023, As such, 60%
of the 2021 buyout award will vest.

Executive Director change

Colette O'Shea left the Board on

30 September 2022 and stepped down
from her role as Chief Operating Officer
with effect from 31 March 2023 after o
transitional period.

Discretion

No positive discretion was exercised in
the year ended 31 March 2023, Negative
discretion has been used to reduce the
value of an unbudgeted surrender premium
received from EFRA earnings prier to
calculating the annual bonus outcome.
This was recommended by management
and agreed by the Committee given that
the surrender premium was unbudgeted
and was not therefore factored into the
original earnings targets,

Executive remuneration 2023/24

1. Base salary

From 1 June 2023, Executive Directer
salaries will increase by 4%. The payrise
across the wider workforce was 6.75%

(5% of which was accelerated and paid
from 1 January 2023 to assist employees
with the cost of living crisis). This was in
addition to a one-off award of £1,000 poid

to all employees earning below £40,000 p.a.

2. Pension and benefits

Consistent with the UK Corporate
Governance Code, Executive Director
pension centributions are aligned to the
wider workforce at 10.5% of salary. No
changes will be made to benefit provision
other than a switch from a car to o travel
allowance for Vanessa Simms.

3. Annual bonus

For the year ending 31 March 2024, Executive
Directors will be eligible for an annual bonus
of up 10 150% of salary. Our bonus scheme,
which remains cligned to our strategy,
combines stretching targets for earnings,
Total Return on Equity (TRE) {previously
known as Total Accounting Return (TAR))
and ESG fer the year ending 31 March 2024
Personal objectives will continue to apply

for a minority of the award.

4. Long-Term Incentive Plan

We intend to grant awards under the
LTIP in June 2023 which will be subject
to performance conditions measured
over @ three-year performance period.
Performance targets will continue to be
based on TRE (previously known as TAR),
relative TSR, and carbon reduction. Any
awards which vest will be subject to a
two-year post-vesting holding period.
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Remuneration across the Company
The Committes oversees all remuneration
policies and practices across the organisation,
ond is regularly briefed by the Chief Pecple
Officer in this regard. The Committee takes
account of the interests of all internal and
external stakeholders when making any
decisions on remuneration matters, During
the year ended 31 March 2023, we continued
te grant LTIP awards below the Executive
Leadership Team, more closely cligning those
who execute our strategy on a daily basis
with the interests of our shareholders.

Employee voice

In April 2023, | tock the opportunity to
meet with members of our Employee Forum
{which represents the wider Landsec
workforce). This is an important activity
and | was pleased to answer a number of
guestions posed by the forum on pay ratios,
pay structures, LTIPs, base salary and
investor views on remuneration.

Effectiveness

During the year the Committee reviewed
its own effectiveness and the effectiveness
of FIT as advisers to the Committee.
Overall, the Committee was satisfied with
the effectiveness of both. Follow-up actions
included streamlining Committes processes
and ensuring proactive responses to issues
and advice.

Conclusion

Despite increased macroeconomic
uncertainty, Landsec’s Executive Team
continue to lead the business to deliver
strong cperational results and active
execution on strategy. | am grateful for the
engagement and support provided by cur
shareholders and welcome your feedback.

Christophe Evain
Chair, Remuneration Committee
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Remuneration
at a glance

Our at a glance summary sets out clearly
and transparently the total remuneration
paid to our Executive Directors in 2022/23.

Remuneration structure

2022/23 in numbers

Remuneration principles — supporting long-term success
|:|nd sustainable value

s We will matenally differentiate
reward according to performance.

* Wa will provide a balance
between attracting, retaining
and motiveting telented peaple
as well as supporung equal

Performance targets will be

relevant, stretching, and alianed

to cur business strategy.

+ Our framework will ensure that
levels of performance-related

Rewards will be compatible with
the Group's risk policies and
systemns, with malus and clawback

: of the organisation.
opplied to all forms of vanable pay.

-

Rermuneration outcormes will

be clear and explainable, avoiding
paying mare than the Committee

considers necessary.

» Base salary
» Berefits

- To read more go to page 114 » Pension

} Fixed pay

opportunity and diversity of talent,

pay are appropriate to each level

Annual bonus

— To read more go to page 115

Long-term incentive

— To read more go to page 115

Performance

Governance

We aim to align the total
rernuneration for our
Executive Directors to

our business strategy
through a combination

of fixed pay, bonus and
long-term incentives,
underpinned by stretching
performance targets.

Remuneration
across the Group

Chief Executive
remuneration

£393m

EPRA earpings*
(2022: £355m)

Upper
quartile

Relative TSR

[2022: Above median)

£65m

Total pay bill
(2022: £66m)

£2,657,730

Single figure
(2022: £1999,930)

15.3%"

g\t‘;gg: ‘snu\cry LTIP wvesting
(20221 8.4%) (2022: O%)

37.69%

-16.2%

Annual TSR
(2022:191%)

53.1p
EPRA EPS
(2022: 48.0p)

?9.3%

Emiployees received
an annual increase

(2022 82 6%)

50% ‘
Annual bonus ‘
|

percentage of max
(2022: 90.4%)

94 .8%

Ermployees poid

a bonus

(2022' 88.4°%)

32.9%

Charge in total
remunergtion

(2022: -31.5%;

~ EPRA eornrgs of £376 Sm (adjusted to remaove o matencl surrender prerrium)
used for annual honus poyout curposes
-*|ncludes promotions and role changes.
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Summary of CEO and CFO total remuneration (£000)
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Mark Allan
Chiet Executive

Tasle 38

Vanessa Simms
Chief Financial Officer

3,000
1106
2,000 :
1,085
1,000 e [ as
915 7
586
o .
2022/23 2021422 2022/23 2021422
a ) e ae |
Base salary 820 800 502 446 |
I . J— _ — i
S " |
(%) Benefits 30 31 31 25
i Pension allowance 86 84 53 47
. Annual bonus paid in cash 410 400 251 223
‘A — — - - - - —_
S Annual benus deferred into shares 205 685 126 382
oo, LTP 1,106 - - - |
i _— -— — S .
=" Other [LTIP CFO Buyout) - - 442 973 |
Total remuneration 2,657 2,000 1,405 2,094 J
_ - - . i
Summary of Annual Bonus and Long-Term Incentive Plan outcomes
- — - . —

Weighting Outturn % of weighting achieved
Ep— A
-7 ) ) 7 : I—i S
| o EPRA NTA (Total Return on Equity) 30% 0% L _ . ) o |
(R _ - - - T =
| e S e
Annual s
| PO persona "R 2020202 2 2 e
Total bonus 100% so% N .
@) Theoyeor elote TSR N 0 e
g - - -
Long-term Three-year ungeored TPR 50% 0% ‘_” - o J
incentive : - - — — -
{CEO) Total LTIP wew 376v% N == =0 ]
Three year elotie ISR e con N
‘l - - - -
Ry TAR 40% 0% )
Long-term — -
meantve  ESC o 2o I
(CFO buyout) —— — -
Total w0 covw NN

— To read more on our strategy, go to pages 14-15 and 17-19

1.2020 LTIP vesting in 2023 (CEQ).
2 2021 buyout award vesting in 2023 (CFC).
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Annual Report
on Remuneration

The Annual Report on Remuneration describes
how the Directors’ Remuneration Policy has
been applied in the financial year ended

31 March 2023 and how the policy will operate
in the financial year ending 31 March 2024.

During the course of 2022/23, the Rermuneration
In this section Comrnittee was engaged in a number of key
matters, inclugding:

I W ® reviewing remuneration levels for employees

e ] — and Executive Directors
‘ Remuneration ’ © The context of pay

outcomes "7/ inLandsec ‘

setting and subsequently reviewing the
outcornes for corporate, business unit and
personal targets under the annual bonus

i . . scheme for Executive Directors and Executive

‘ N . .. 4 . o i Leadership Team (ELT) members
02 | Directors’ interests 106 ¢ Dilution i

reviewing and determining the outturns

against the performance conditions, and

f subsequent vesting cutcome, of awards
e Remuneration ‘ granted under the Long-Term Incentive Plan
’ ’ (LTIPY in 2020 and 20271 buyout award

reviewing the variable pay arrangements
; below Executive Director level

Application of

P policy for 2022023 L7 r Committee

—" meetings

determining the apnual level of LTIP grants

; S 2T ) to Executive Directors and ELT members
CoL 04 Total Shareholder © 08 . Shareholder voting
-~ Return and CEO pay "

monitoring Directors’ compliance with the
Company's share ownership policy

monitoring developments in stakeholder
sentiment on executive pay and corporate
governance

_ — - s overseeing the calcuiation and publishing
of the Group's gender pay gap report and
voluntary publishing of the Group‘s ethnicity
poy gap report
B Fixed T Annual N Long-term * reviewing and approving the exit terms

> pay @ &J incentive for Colette O'Shea.

Colour key

_  — — — — — Unless otherwise stated, narrative and tobles
- are unaudited.
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1. Remuneration outcomes for Directors during the year
In this section, we explain the pay outcomes for Directors in relation to the financial year ended 31 March 2023. Tables 37 and 38 show the
payments we have made or expect to make and tabies 39 to 47 give more detail on how we have measured the performance ocutcomes

with respect to the annual bonus and LTIF/buycut awards.

1.1 Directors” emoluments (Audited)

Landsec Annual Report 2023

The basis of disclosure in the table below is on an ‘accruals’ basis. This means that the annual bonus column includes the amount that
will be awarded in June 2023 in connection with performance achieved in the financial year ended 31 March 2023,

Single figure of remuneration for each Executive Director (£000) Table 3/
Annual Annual
bonus bonus Total Total
Basg Pension paid in deferred fixed varigble
i?lury‘ "Benefijs’ ullcﬁwunces cash* into shu_r_es‘ - LTiPs* Other® Total pay Pay
Executive Directors o - o
Mark Allan 2022/23 820 30 86 410 205 1,106 - 2,657 936 1,721
2021722 800 31 84 400 685 - - 2,000 ~ 915 1,085
Vanessa Simms?® 2(7)727?[23 502 31 53 251 126 - 442 1,405 75786 819
2021722 446 25 47 223 382 - $73 2,0%6 518 1,578
Former Directors L B L - i ) B ) )
Colette O'Shead’ 2022/23 245 g 26 184 - 553 - 1,017 280 737
2021727 480 18 50 240 89 - - 1178 548 629
Martin Greenslade® 2021/22 88 4 18 65 106 - - 281 110 171

G LA P

Base salory earned during the year ended 31 Masch 2023 {with prior year cormparatives).
The benefits consist of o car/travel allowance, private medical insurance, income protection and life assurance premiums.
The pension amount for Mark Allan, Vanessa Simms and Calette OrShea was a cash allowance of 10.5% of base salary.

Further details of the bonus awards are set out in section 1.3 below,
Further details of the 2020 LTIF vesting are set out in section 1 4 below.
. Vanessa Sirmms joined Landsec's Board as CFO designate on 4 May 2021, taking up the post of CFO on 1 June 21, The ‘Other’ column relfates to the estimated vesting value of

the 2021 buyout award granted 1o Vanessa Simms based on two years of performance to 31 March 2023 (see section 1.4 for further details). The prior year number related to
the acquisition of 21,281 shares in the Company following the exercise of optians granted under a recrutment Detferred Share Bonus Plan and LTIF award and a replacement
beonas of £288,852 relating to Vanessa Simms’ recruitment, as set out in last year's Annual Report on Remuneration,

7. Calette O'Shea left the Board on 30 September 2022, See section 1 2 below.
8. Martin Greenslade left the Board on 31 May 2021.
9. In addition to the ghove, Vanessa Simms and Colette O'Shea participoted in the Sharesave ot the maximurm monthly savings lirmit {£5Q0).
Single figure of remuneration for each Non-executive Director (£000) Tok e 38
Total Total
Pension Annual Fixed variable
Fees' Benefits allowance bonus LTIPs Total pay pay
Non-executive Directors B T T
Cressida Hogg 2022723 375 - - - - 375 375 -
202122 378 - - - - 375 375 -
Edward Bonham Carter 2022723 85 - - - - 85 85 -
202i/22 7 85 -~ 8 =85 -
Nicholas Cadbury ~ 2022/23 90 - - - - 90 90 -
2021/22 90 e - 90 90 -
Sirlon Cheshire®  2022/23 ) 10 - - - - 10 10 -
Madeleine Cosgrave 2022723 70 - - - - 70 70 =
2021/22 70 - - - ST 70 -
Christophe Evain® 2022723 %0 - - - T - 90 %0 -
2021022 90 3 - - - 93 93 -
Miles Roberts* 2022723 38 - - - - 38 38 o
Monijiry Tomhane 2022/23 70 - - - 70 70 -
2-0_23/22 T B B 70 77 o o I 77@ 70 -

1.Fees paid to Directors during the year ended 31 March 2023 (with prior year carmparatives).

2. 5ir lan Cheshire was appointed to the Beard on 23 March 2023,

3. Christonhe Evain, who is bosed in France, received noticnal insurance contribution support in 2021722, which was treated as o benefit in kind
4. Miles Roberts wos appainted to the Board on 19 September 2022,
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2 Payments to former directors

As announcad on @ September 2022, following almest 20 years ot Landsec, Colette O'Shea ceased to be a director of the Compony on
30 September 2022 and stepped down from her roie as Chief Operating Officer with effect from 31 March 2023 after o tramsitional period.
in respect of her remuneration arrangements, she:

received £281,906 in respect of her salary and normal berefits between 1 October 2022 and 31 March 2023 after leaving the Board.

She will continue to be an employee until the end of her 12-maonth notice pericd on 8 September 2023 and will continue to receive her

salary and normal benefits during the remainder of her employment

was eligible to receive an annual bonus in respect of the 2023 financial year to reflect her time served as Chief Operating Officer, subject

to the satisfaction of the relevant performance criteria and determined on the normal timetable in line with the shareholder approved

Remuneration Paolicy

will not be eligible to receive an annual bonus (n respect of the 2024 financial year

was treated as a good leaver in respect of her outstanding:

— deferred bonus awards, which will continue and vest on the normal vesting dates

— LTIP awards which will vest on their narmal vesting dates, subject to the satisfoction of applicable performance conditions and time
pro-rating. A two year post-vesting holding period will apply as normal. To the extent that awards vest, dividend equivalents may be
credited where applicable

— options under the Company’s Sharesave plan, which will be exercisable {to the extent of her savings as at the date of exercise) within
six months after she ceases to be an employee

wili receive a statutory redundancy payment of £15,417 calculated in accordance with applicable legislation and will be paid in lieu of any

accrued holiday that cannot be taken. She will also receive a contribution of up to £14,500 (excluding VAT) in respect of legal fees and up

to £70,000 (excluding VAT in respect of outplacement support

will comply with the Company's post-cessation sharehelding requirements.

Other than the amounts disclosed above, Colette will not be eligible for any remuneration payments or payments for loss of office.

1.

3 Annual bonus outturn

In the year under review, Executive Directors had the potential to receive a maxirmum annual bonus of up to 150% of base salary. Of this,
120% of salary was dependent on meeting Group targets and 30% of salary was dependent on meeting personal objectives. Ali targets
were set at the beginning of the year. The foliowing table confirms the targets and their respective outcomes.

Annual bonus performance summary for 2022723
Measure Weighting Description Performance outcome
Outturn Cutturn
) ) 7 ) _ 7 Threshald Target } qu.imum_ Actuql_ (% af targets] _(% of max}
EPRA earnings {£m) 30% EPRA earnings targets £3608m  £3720m  £3943m  £374.5m° 60.1% 18.03%
TAR (now called TRE) 30%  Total Return on Equity targets 5.0% 8.5% 11.0% -83% 0% 0%
{pence per share) o
ESG 20% Milestone targets relating to Energy 25% 50% 100% See tables 75% 15%
and Developments {10% each) 3targets 4targets  Stargets 40 and 41
} ) rmet met met
Personal objectives 20%  Individual goals set at the beginning 0% 50% 100% See table 85% 17%
of the year 42
Total annual bonus  100% 50.03%

Negetive discretion was exercisec 16 reduce the value of unoudgeted surrerder cremium fraom the EPRA earmirgs result, os recommended by monagement and agreed by the
Committee The EPRA ecrnings before cdjustment were £33,
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ESG - Energy (10%)

Committee assessment

Achieved 16.6% energy intensity reductien through various factors
including energy efficiency measures and improved energy
management. Excluding impact of accupancy levels, we have
uchleved 13% energy intensity reduction.

100% compliance with MEES reguletion achieved.

103

Outturn
{% of mox)

Achieved

Achieved

Coneept design completed for four assets with detailed technical
design progressed for two assets and additional feasibility studies
cormpleted for two further gssets.

Achieved

25 customers have bee?engc-ged, with 11 collaborating on

Target - Detail

Energy 4% like-for-like energy reduction

reduction compared with 2019720

EPC 100% relevant portfelio has a valid
EPC rating £ or above, compliant
with 2023 MEES regulation

ASHP Concept design is completed for
five gssets, with at ledst two ossets
{proof of concepts) progressing
with developed and technical

o ___ design (stage 3 and 4)
Customer Progress customer engagement
engagement programme, sngaging toral

An ongoing basis and seven completing their audit processes,
20 customers (follow-up with

15 customers included in the

2021422 programme and engage

ten new customers)

Achieved

SBTi net zerc
commitment

Near term and net zers targets were updated and approved by SBTi
on 3 February 2023. Our near-term target is to reduce emissions by
47% from a 2019720 baseline by 2030 and achieve net zero by 2040
from the same boseline yeor.

Update our science-based target
and net zero cornmitment in line
with Science Based Targets initiative
Net-Zero Standard

Achieved )

Totol

Five cut of five outcomes achieved

100%

Based on number of outcornes achieved: Threshold (25%): at least three outcomes are achieved/Target (50%) at least faur outcornes are achieved/Maximum (100%):
all five outcomes are ochieved.

ESG - Developments (10%)

-Tuo\a 21

Cutturn

Target N Detail Committee assessment _ {% of max)
Embodied All new developments not already New developments have not met 40% lower ermbodied carbon Not
carbon on site (design stage) to target targets than typical buildings. This has been largely caused by the achieved
reduction average 40% lower embedied limited availability of low carbon steel.
. carbon than typical buildings . N o
NABERS UK/ All new developrnents to target: Target considered to be met in respect of NABERS/Energy intensity Achieved
Energy NABERS 5 stars or above for performance across all new developments.

offices/45kWh/m? energy intensity

for residential
ASHP/all All new developments to be all Alt of our developments are now being designed as oll-electric Achieved
electric __ electric in operation ositcmdord. ) .
Refurbishments  All lorge scale refurbishments Whole life carbon assessments completed for all large scale Achieved

to undertake whole life carbon refurbishments and now embedded as standard.

assessment to enable us to develop

a baseline for an embodied carbon

B target for refurbishments ] o o

BREEAM/WELL All new developments in design All new developments met or exceeded their target certifications. Achieved
or other stage to target BREEAM outstanding
relevant and/or WELL Core Gold or above for
certification offices/BREEAM excellent or above

tor retail/Home Quuality Mark or

o ___equivalent for residential

Total Four cut of five outcomes achieved 50%

Based on number of outcames achieved: Threshold (25%): at least three outcornes are achieved/Target (50%): at least four outcames are achieved/Maximum {100%):
all five outcomes are achjeved,
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Personal objectives (20%)

Target

Detail

Governance

Committee assessment

Business performance
and strategy delivery

Progress
developrnent
pipeline and
maintain portfolic
recycling
programrne

(CEG only)

Major disposzals were successfully executed {including the disposal of £1.4bn of mature offices).
The London developrment pipeline was progressed, while preserving optionallty and 100%

of 5t David's jn Cardiff was secured. Combined, this activity accounted for ¢.46% of all
investment activity in the City and ¢.24% of central Landon overall across the year, resulting

n one of the strongest balance sheets in the sector and the retention of Landsec’s streng
investment grade rating,

Deliver refreshed
strategic plan

in year
(CEC only)

Following effective Board and Senior Leader engagernent, the strategy was refreshed
successfully in the context of the current/expected market conditions, our future office
praposition, a longer-term view of the future of retail, the residential strategy and the
acceleration of growth.

Deliver cost
challenge
(Shared)

Deliver updoted
Green Finoncing
Framework
(CFO only)

New business planning cycle and streamlined organisation design lounched, resulting in
a reduction to overhead costs despite inflationary pressures.

Following Therpuinccﬂon of Landsec’s refreshed Green Financing Framework, Landsec lounched
its first Green bond to enhance Landsec’s financial capacity and flexibility and legve it well
ploced to continue to deliver against the strategy.

Organisation
and culture

Refresh D&l

strategy with
greater focus
on leadership
(Shared)

While steps v-vere taken to refresh Landsec’s D&! strmteggf, with greater focus on ha;dem_
accountability and data driven action, there is still progress to be made in respect of delivering
the D&l strategy. As such, this target was considered to be partially met.

Maintain
momentum in
data and digital
modernisation
strategy delivery
{Shared)
Accelerate

cyber security
programme

7 During 2Q22/23, the CFO champicned o detailed review of cyber security, the conclusions of

The CEO and CFO sponsored the core business systems change programme, ensuring that it
remained on track with important decisions being made in a timely manner.

which led to substantial and rapid improvements.

(CFO only)

The personal objectives were considered by the Committee to have been largely met. On assessment, they delivered an outcome of 17%
out of 20% against the CEC’s personal and shared targets and 17% out of 20% against the CFO’s personal and shared targets. These
results (i.e. B5% of maximum against both sets of targets) are consistent with the strong operational performance delivered in 2022/23.

Total Annuat bonus achievement

£PRA NTA (Total

EPRA earnings Return on Equity) ESG — Energy ESG - Developments  Personal Total % of max Tetal
Director 130%) (30%) {10%) (10%) (20%) (% of salary} £k
Mark Ailan 85% of max 50% (75.04% of salary] £615

85% of mox )
85% of max

60.1% of max 0% of max 100% of max 50% of max 50% (75.04% of salaryy  £377

50% (75.04% of solary)  £184

Vanessa Simms
Colette O'Shea
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1.4 Long-Term Incentive Plan outturns
The table below summarises how we hove assessed performance in respect of the 2020 LTIP awards granted on 24 July 2020 (held by Mark
Allan and Colette O'Shea) over the three years to 31 March 2023.

Tob'e 44
Cutturn
Measure Weighting  Description Pgrrforrmunce outcome 7 o ] (% of max)
Total Shareholder  50% TSR relative to the FTSE 350 Real Estate Threshold Target Maximum Actual 75.38%
Return (TSR) Index, weighted by market capitalisation, (10%) (25%) {50%)
measurad over the three-year Index Index Index Index
performance period. +1.13% p.a.  +3% p.a. +2.1% p.a.
Ungecred Total 50% The Group's ungeared TPR relative to Threshold 'i'clrget Maximum Actual 0%
Property Return an M5C! benchmark comprising all (10%) (25%) {50%)
(TPR)? March-valued properties?, measured Benchmark  Benchmark  Benchmark  Below
“over u Lhree-yeur perivd. ~0.4% p.a. +1.0% p.a. benchmarlk
Total 100% 20% 50% 1c0% 37.69%
1. Index excludes Landsec,
2.The outturn is adjusted to take account of the performance of trading properties.
3. Excluding Landsec.
The value of these awards shown in the single figure table for Mark Alan and Celette O'Shea are as follows:
Table 45
Number of shares Number of shares Estimated vatue Impact of share price
) Shares granted! that will lopse B that will vest of shares vesting® at vesting®
Mark Allan ) 438,594 273,289 165,307 £1,106k £202k
Colette O'Shea 219,298 135,644 82,653 £553k £101k

1.LTIF award granted on 24 July 2020
2. Based on a 3 month average share price to 31 March 2023 of £6.69. Excludes the value of dividend equivalents which only accrue post vesting during the two year holding period.
3. The difference between the value of the shares under awards vesting {£6.69 per share) and the value of the shares ot gront (£5 47 per share).

The Committee reviewed the estimated LTIP vesting values set out above (this is the first LTIP vesting since 2017) and concluded that the
vesting values do not represent unjustified windfall gains, noting Landsec’s:

» strong operational performance over the three years to 31 March 2023

» proactive execution of the strategy (which includes a number of material asset disposals), notwithstanding the challenging market conditions
* balance sheet strength (one of the strongest in the sector)

« strong relgtive share price performance over the three years to 31 March 2023.

In addition, Yanessa Simms was granted a buyout award on 18 May 2021 in respect of LTIP awards forfeited from her previous employer.
The table below surmmarises how we have assessed performance in respect of this 2021 buyout award over the two years to 31 March 2023,

Table 46
Outturn
Measure Weighting Description Performance outcome - B (_% of max)
Total Shareholder  40% TSR relative to the constituents of the FTSE 350 Real Threshold Maximum Actual 100%
Return (TSR) Estate Index, measured over a two-year period, from (20%) {100%) Upper
1 April 2021 Median Upper Quartile
Quartile (ronking 3/24
as at year
o o ) end) o
Total Accounting  40% Growth in EPRA NTA per share over the performance Thresheld Maximum Actual
Return {TAR), period as adjusted for dividends in line with overall {20%) {100%) Below 0%
now called TRE five-year strategic plan _ 4% p.a. 10% p.a. threshold
ESG- 20% Reduction of carbon emissions over the Threshold Maximum Actual
performance period {20%) (100%) Above 100%
2.8% 129% maximum
{23%
reduction to
- year end)
Total 100% 60%

1. Original 3-year targets of 15% to 20% pro raoted to reflect 2-year performance Carbon emissions were reduced by 25'%: from a 2019/20 baseline. In assessing the performa-ce
target, benefits from asset sales and tawer utilisation have been neutralised.
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The value of these awards shown in the single figure table for Vanessa Simms is as follows:

Table 47
Number of shares  Number of shares  Estimated value Impact of share
Shares granted that will lapse that will vest of shares vesting®  price at vesting'

Vanessa Sirmms ) 110,160 44,064 66,096 £442k £95k

1. Buyout oward granted on 4 May 2021.
2. In additen, dividend equivalents accrue between the grant dote and the end of the two-yeor holding pericd or dete of exercise if eartier
3. The difference between the volue of the shares under awards vesting (£6.69) ond the value of the shares ot the announcement date as used to determine the buyout value (£5.24).

2. Directors’ interests

2.1 Total shareholding (Audited)

Details of the Directars’ interests, including those of their immaediate families and connected persens, in the issued share capital of the
Company at the beginning and end of the year, together with their required shareholding, are set out in the table below.

Executive Directors are expected to meet the minimum shareholding requirements within five years of appointment to the Board.
Where the minimum level is not met, or where the value of shareholding falls below the required level due to rmovermnents in the share price,
the Executive Director is expected to retain 100% of the shares acquired, net of tax, under any share plan awarded by the Cornpany.

Non-executive Directors are expected to meet the minimum shareholding requirements within three years of appointment to the Board.
The shareholding requirements are considered met once the Non-executive Director has obtained the required holding value and, provided
those shares are retained, no adjustrment is required due to movements in the share price,

Directors’ shares Table £
Minimum Met
Salary/ shareholding Required Holding Helding Deferred requirement
base fee ot requirements holding {ordinary (ordinary  bonus shares Value of or building in
31 March 2023 (% of salary/ value shares} shores) under holding halding line with

Name . B (£} base fee)* {£) 1 April 2022 31 March 2023 period_ (£} pali:! -
Mark Allan 824,000 300% 2,472,000 214,531 229,203 66,355 1,837,249 Building
Vanessa Simms ] 504,700 . 200% 1,009,400 48,292 51,400 34,542 533,872 Building
Colette ¥'Shea’ 494,400 200% 88,800 107,730 107,730 38,598 908,990 Building
Cressida Hogg 375,000 100% 375,000 41,375 41,375 - 257,022 Met?
Edward Bonham Carter N 70,000 100% 70,000 2,375 Q,375 58,238 Mets
Nicholas Cadbury 70,000 100% 70,000 7,481 7,481 - 46,472 Mets
Sir lan Cheshire? , 375,000 100%  375.000 - - - Buiding

Madeleine Cosgrave 70000 100% 70,000 10,535 10,535 - 65,443 Mets
Christophe Evain 70,000 100% 70,000 8000 8000 - 49,696 Mets
Miles Roberts* 70,000 100% 70,000 - - - - Building
Manjiry Tamhane 70,000 100% 70,000 4,473 4,473 - 27,786 Building

1.Using the closing share price of 621 2p on 31 March 2023 and includ'ng any deferrea nonus snares, net of tre notional tax and emp'oyee NIC.

2 Colette O'Shea retired from the Boa-d on 3C September 2022 and s reguired tc hold shares equivalent to 200% of the value of her saiary for two years past-cessation
3. Sir lan Cheshire was appainted 16 the Board on 23 March 2023,

4 Miles Roberts was oppoirted 1o the Boord on 19 Seprernber 2022,

5. Once tne “runierJam shcreholging recurrement has been met, the number of shares s frozen with subsequert share price moverrerts disregarded.
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The table below shows share awards granted and vested during the year, together with the outstanding ond unvested awards at the yeor
end. LTIP awards are granted in the form of nil cost options, which may be exercised from the third anniversary of the date of grant, untl

their expiry on the tenth anniversary of the date of grant.

Outstanding share awards end those which vested during the year Table 47
Market price Market price
at award at date of
date Options Options vesting
Award date {p) awarded vested P} Vesting dote
Mark Allan S {TIP shares ’ 12/05/2020" 913.8 113,753 0 n/a 01/06/2022
T 24/07/20201 547.2 438,596 24/07/2023
25/06/2021  695.4 345,125 25/06/2024
24/06/2022 694.3 356,042 24/06/2025
Deferred shares ?75/06/2021 695.4 26,959 25/06/2024
24/06/2022 694.3 57,611 - 24/06/2025
| 24/06/2022 694.3 41,008 24/06/2024
Vanessa Simms Buyout shares 18/05/2021% 526.2 110,160 25/06/2023
LTIP shares 25/06/2021  695.4 211,389 - 25/06/2024
- 24/06/2022 694.3 218,075 24/06/2025
Deferred shares 04/05/2021 T80 5,431 5431 615.6p  12/12/2022
25/05/2021 713.4 10122 25/05/2024
24/06/2022 6943 32,165 - 24/C6/2023
24/06/2022 694.3 22,895 24/06/2024
Colatte O'Sheat LTIP sheres ) 25/06/201%° 819.6 134,211 0 nfa 25/06/2022
24/07/2020° 5472 219,298 . _ 24/07/2023
25/06/2021* 495 4 172,562 25/06/2024_
i 24/06/2022°  694.3 78022 24/06/2025
Deferred shares 25/06/2021 595.4 16,773 25/06/2024
24/06/2022 594.3 34,567 - 24/06/2023
| 24/06/2022 694.3 21,493 24/06/2024

1.5ee sectian 1.4 in respect of the vesting of the 2020 LTIP owards over three year performance to 31 March 2023, No time pro rating was applied to Colette O'Shea's 2020 LTIP

award given that the performance period wos completed before cessation.

2,%ee section 1.4in respect of the vesting of Voressa Simms’ buyout aword in respect of two-year performance to 31 March 2023,
3, As set out in last year's Directors’ Remuneration Report, awards lapsed in full as o result of below threshold performance against the tergets measu-ed over the three years

to 31 March 2022,

4, Subject to performance conditions ond time pro-rating. The maximum number of shares which con vest is 132,008.
5.5ubject to performance conditions and time pro-rating. The maximum number of shares which can vest 1s 84,065
& Calette O'Shea retired from the Board on 30 September 2022 and will remain an employee until 8 September 2023,

2.3 Share awards granted in the year ended 31 March 2023

Awards were granted under the LTIP in June 2022, subject to three performance conditions measured over a three-year performance
period, as set out below. No awards will vest if the threshold performance targets are not met. In the performance period from 1 April 2022
to 31 March 2025, the performance conditions are 40% TSR relative to the FTSE 350 Real Estote Super Sector, 40% Total Accounting
Return performance bosed on the percentage change in EPRA Net Tangible Assets per share over the performance period and 20%

ESG performance, measuring the reduction in carbon emissions. Full details of the performance targets are set out on page 121 of the
2022 Annual Report. Awards may normally be exercised between 24 June 2025 and 23 June 2032 ond a two-year post-vesting holding

period applies.

Number of awards

Share price {p)'

Tab e 50

Face value

Mark Allan 356042 694.3 | £2,472,000
Vanessg Simms 218,075 6943 £1,514,100
Colette O'Shea 178,021 694.3 £1,236,000

1. Face value of awards has been determined based on the closing share price on the trading day immediately prier to the dote of grant.
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Awards were granted under the Deferred Share Bonus Plan in June 2022. Awards may normally be exercised between 24 June 2023 and

23 June 2027.

Number of awards

Vesting date

Number of awards

Vesting date

Share price [p)

Tab & 51

Total face value

Mark Allan 57,611 24/06/2023 41,008 24/06/2024 494.3 £684,712
Vanessa Simms B 32,165  24/06/2023 22,895 24/06/2024 6943 £382 282
Colette O'Shea’ 34,567 24/06/2023 21,493 24/06/2024 £94.3 £389,225

1.Face value of awards has been determined based on the closing share price on the trading day immediately prior to the dote of gront.
2. Colette O’'Shea retirad from the Board on 30 September 2022, Har award will continue to vest on the normal vesting dote

2.4 Directors’ options ever ordinary shares (Audited)

The options over shares set cut below relate to the Land Securities Group PLC Sharesave scheme (Sharesave). The Sharesave is open to all
qualifying employees (including Executive Directors) and under HMRC rules dees not include performance conditions.

Outstanding grants and those which were exercised during the year

Number of

Takle £7

aptions Number
Number of Exercise price granted in year options Market price Number of
options at per share” to 31 March exercised/ at exercise options at
1 April 2022 (2] 2023 lapsed?® (3] 31 March 2023 Exercisable dute57
Colette O'Shea? 1,734 519 - - - 1,734 08/2023-02/2024
1,541 584 - - - 1541 09/2023-03/2024
Total 3,278 - - - 3,275
Vanessa Simms 3,082 584 - - 3,082 08/2024 02/2025
Total 3,082 584 - - - 3,082

1. Sharesave awards may be exercised within six months of cessation far awards neld by Colette O'Shea
2. The exercise price for the Sharesave awards was determined bosed on ¢ three-day average mid-market share price prier to the invitation date of the scherme, discounted by 20%.

3. Colerte O'Shea retired from the Board on 30 September 2022,

2.5 External appointments for Executive Directors

Executive Directors are permitted to hold one external directorship subject to prior approval by the Board and are permitted to retain any
fees paid. Vanessa Simms holds the positions of Non-executive Director and Audit Committee Chair of Drax Group ple and received fees

of £70,382 in respect of the 2022/23 financial year.

2.6 Directors’ Service Contracts and Letters of Appointrment

Dates of appeintment for Directors

Name

Executive Directors
Mark Allan

Vanessa Simms

Non-executive Directors
Cressida Hogg

Edward Bonham Carter
Nichglas Cadbury

Sirian Cheshire
Madeleine Cosgrave
Christophe Evain

Miles Roberts

Manjiry Tamhane

Date of oppointment

Table 33

Date of contract/Letter of
Appeointment

14 April 2020
4 May 2021

12 July 2018

1 January 2014

1 January 2017

23 March 2023

1 January 2019

1 April 2019

19 September 2022
1 March 2021

21 November 2019
27 October 2020

14 May 2018

13 May 2015

16 January 2023
19 January 2023
22 November 2018
14 March 2019

1 August 2022

29 January 2021
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3. Application of Policy for 2023/24

3.1 Executive Directors’ base salaries
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Executive Directors

Name

Mark Allan

Current salary

MNew salary*

Vanessa Simms

(£000) ~ (£000)
B 824 - 857
505 525

ioble 54

Percentage

increase

4
4

1.From 1 June 2023.

From 1 June 2023, Executive Director salaries wiil increase by 4%. The payrise across the wider workforce was &.75% (5% of which was

accelerated and paid from 1 January 2023 to assist employees with the cost-of-living crisis).

3.2 Non-executive Directors’ fees

The fees for Non-executive Directers and Chairman for 2023/24 are presented below. Base fees for Non-executive Directors will increase
from 1 June 2023 by 3%. In line with the Committee’s Terms of Reference, ne individual was invelved in the decisions relating to their own

remuneration.

Non-executive Directors’ fees Teble 55
Current New
Bose fee Base fee Percentage
(£000) (£000) increase
Chairman ’ i 375 T a7s 0%
Nion—execut'\ve Director - o 77 70 77 o 7z B B ~ 3%7
Additional fees j - o ~ B -
Audit Cermmittee Chairman i 20 R 0%
Remunerotnon Committee Chmrmcn B 20 20 0%
) ) 15 15 0%

Senior \ndependent Director

1.From 1 June 2023.

3.3 Performance targets for the coming year

Performance metrics and weightings in respect of the annual bonus, which will continue to be capped ot 150% of salary, are set out below.
To refiect the importance of delivering growth in like-for-like earnings in line with Landsec’s strategic aims notwithstanding the challenging
market conditions, the EPRA earnings measure will be split equally between the existing EPRA earnings measured against budget and a
like-for-like EPRA earnings growth measure in respect of the year ending 31 March 2024. Challenging sliding scale targets will operate and
the Remuneration Committee will retain discretion to ensure any payouts against the targets reflect the underlying performance of the
Company. Performance targets are considerad to be commercially sensitive although will be disclosed in full, together with the performance
and the resulting bonus awards, in next year’s Directors’ Remuneration Report.

Annual bonus 2023/24: Performance criteria

Measure Weighting Description

EPR_A_EG_IJr;ngs 30%  EPRA earnings tcrge‘(s - split 50/50 between Actual and lee for-Like performonce

TRE {previousty T 0% Delivery of EPRA NTA targets (adjusted for dividends) through pro-active asset manogement.

called TAR) -
ESG T 20% A milestones approach as per the cpproachiudrop‘ted in 2022/23 based on energy efficiency and embodied

carbon reduct\on

Persgﬁé objec‘tives 20% A mixof mdlwduoi goals set at the begmmng of the year.

Total annual bonus  100%

LTIP 2023-2026: Performance criteria

Measure Weighting Descnptlon

Performance range?!

TSR 40% TSR relative to the const|tuent5 of the FTSE 350 Real Fstate
Index, measured over o three-year period, from 1 April 2023.

Threshold {8%)
Median_

Maximum {40%)

Upper quartile

Maximum (40%)

TRE (prenous\y ’ 40% Growtl’?in EPRA NTA per share over the three-year Threshold (0%}
colled TAR) B performance period os adjusted for dividends. 2% p.a. 10% p.o.
ESG 20% Reduction of carbon emissions over the three yeor Threshold {4%)

performance period,

Total LTIP 100%

25.4%

Muxamum (20%)

31.0%

1.Vesting takes place on a straight-ling basis between threshold and maximum values.
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The approach for the 2023 LTIP awards reflects both Landsec's focus on delivering returns to shareholders cornbined with our approach
1o sustainability and our ambition to be a net zero carbon business. Relative TSR is based on an unweighted, median to upper guartite
vesting schedule and TRE (previously colled TAR) targets deliver a close alignment to strategy and a clear line of sight for management.
The widening of the TRE targets from the prior year awards reflects elevated volatility levels in the market. The 2% to 10% p.a. TRE target
range compares with a 4% to 10% p.a. range set for the 2021 LTIPs and a 6% to 11% p.a. ronge set for the 2022 [TIPs. However, reflecting
the lower threshold for the 2023 LTIP award, the level of vesting for this part of the award has been reduced from the 20% normally
operated to 0%, with a pro-rota vesting between threshold and maximum.

The 2023 LTIP award will be set at up tc 300% of salary for the CEO and CFO.

4. Total Shareholder Return and Chief Executive pay

The foliowing graphs illustrate the performance of the Company measured by TSR (share price growth plus dividends paid) against

a 'broad equity market index’. In addition to the ten-year period required by the disclosure regulations, a five-year peried has also been
presented to demonstrate Landsec’s performance more recently. As the Cormnpany is a constituent of the FTSE 350 Real Estate Index,
this is considered to be the most appropriate benchmark for the purposes of the graphs. An additional line to illustrate the Company’s
performonce compared with the FTSE 100 index over the previous five and ten years is also included.

This groph shows the value, by 31 March 2023, of £100 invested in Landsec on 31 March 2018, compared with the value of £100 invested
in the FTSE 100 and FTSE 350 Real Estote Indices on the same date.

Total Shareholder Return Chart 58
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value {f) {rebased)
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This graph shows the value, by 31 March 2023, of £100 invested in Landsec on 31 March 2013, compared with the value of £100 invested
in the FTSE 100 and FTSE 350 Real Estate Indices on the same date.

Total Shareholder Return Chars 59
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The following table shows remuneration for the Chief Executive over a period of ten years.

Chief Executive remuneration over ten years Toble 60
Single figure
of tetal Annual bonus Long-term
remuneration payment incentive vesting
Year Chig_f E.I:Euﬂve _ {£000) [_% of mgxi_p_w:)um) {% of rnoxin_-aum)
202i Mark Allan 2,657 o 50.0 S 37.7
2022 Mark Allan 2,000 90.4 0.0
2021 o Mark Allan 2,9200 ) 16.2 ~_nfo
2020 Robert Noel 1,569 43.8 ) 0.0
2019 Robert Noel B 1,624 7 505 Cﬂ_
2018  Robert Noel 1,693 - 58.8 0.0
2017 Robﬂ Noe\ B 2,622_ . 58.8 _50,07
2016 Robert Noel - 2,011 - _ 67.5 13.1
2015 Robert Noel 4,776 ?4.5 N 84.7
2014 Robert Noel 2,274 71.0 62.5

1. Includes £1,692,042 in relation to buyout awards mode on appaintment.

5. The context of pay at Landsec

5.1 Pay across the Group

a. Senior management

For the year under review, performance-related pay for our 37 most senior employees {excluding the Executive Directors) ranged from
27% to 72% of salary (2022: 33% to 87%), equating to 45% to 60% of the maximum potential. The average bonus was 33.9% of salary
(2022: 51.4%), equating to 49% of the maximum potential.

b. All other employees

Executive Directors’ base salaries were increased by 3% in 2022, which was below the warkforce average increase of 5%. From 1 June 2023,
Executive Director salaries will increase by 4%. The pay rise across the wider workforce was 6.75% (5% of which was occeleroted and paid
from 1 January 2023 to assist ernployees with the cost of living crisis).

In addition, in autumn 2022, we made a one-off payment of £1,000 to employees earning below £40,000,

As at 31 March 2023, the ratio of the base salary of the Chief Executive to the average base salary across the Group (excluding Executive
Directors) was 1071 (£82,948: £824,000).
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¢. Percentage change in remuneration between Directors and employees

The table below shows the year on year percentage change in salary, benefits and annual bonus earned for all current Directors compared
to all emplovees. As noted above, 5% of the employee pay rise for 2023/24 was accelerated and paid in 2022/23, but this acceleration did
not apply to Directors or members of the Executive Leadership Team. This will impact comparative numbers in baoth years.

Table ¢1
2020/21 2021/22 2022423

- - — — — ‘éolury/fee N Benefits Viﬂiénuﬁalt;;gre- Benéﬁts —Bcnus—Salm ) Benefits _Bc_:nus_
change change change change <hange change change change change
S . SN o) I £ SO ¢..) SN ¢ NN o R ... B €. MU & N
Executive Directors - o -
Makallon T nig T nie | mia_ 9% 5% 479% 3% 3% -A3%
Vanessa Simms' - w/ia nsa n/a ;n/o i r-w‘o__; _nh/a t_ 13% 1@-&
Colette OShea® __ ~ 3% 3% 65% 5% 0% 389% _-49%  -50% _ 71%
Non-executive Directors ] e o
CressidaHogg t T ‘7_5%‘_ n/a nfa 5% _nfa _ nfa %  nfa  n/a_
Edward Bonham Carter - 15% __ nfa_ n/a 3% nfo nfa 0%  nfa_ nia
Nichelas Cadbury T 77 "% nia _nfa 5%  nfa_nfa__ 8%  nfa _ n/a_
Sir lan Cheshire* S  n/a___n/a____ nla
Madelaine Cos@:ri T sy V_ﬁ/di n/a 5% n‘a ; n/a g n/a \nrla¥ ﬂ
Christophe Evain - T 1e% “nle n/a 7% 100%  n/a 0% _ _nla___ nla
M_i\_eﬁoberts“ :1: R N e 0% n/a n/a
MonjiryTomhane L —; 7—?/0—; n/a n/a i nfa _ n/a n/a _ 0% n/fa _ n/a_
Averoge employee ] 7% 6% ~49% -1% | 2% 219% 15% -24% -12

1. Vanessa $imms joined the Board during 2021722

2. Colette O'Shea stepped dowr from the Board on 30 September 2022 therefore camparing part-year (FY22/23) with full year prior.
3. 5ir lon Cheshire was appointad on 23 March 2023.

4. Miles Roberts was gppointed on 19 September 2022,

d. CEC pay ratia

The tables below show how pay for the CEQ compares to employees at the lower, median and upper quartiles (colculated on a full-time
equivalent basis). The ratios have been calculated in accordance with Option A of The Companies (Miscellaneous Reporting} Regulations
2018, which uses the total pay and benefits for cll employees, and is the same methedology that is used to calculote the CEO's single figure
of remuneration table on page 101. Figures are calculated by reference to 31 March 2023 using actual pay data from April 2022 to March 2023,
Excluded from our analysis are jainers, leavers and long-term absentees from the Company during the year. As the CEO hos o lorger
propartion of his tatal remuneration linked to business performance than other employees in the UK workforce, the ratio has increased
versus last year primarily as a result of the partial vesting of the 2020 LTIP {the 2019 LTIP did not vest last year) more than offsetting the
reduced bonus award for the year ended 31 March 2023. Given the alignment of incentive arrangements cascaded below Boaord level,

the Remuneration Committee believes the pay ratios are consistent with the pay, reward and progression policies for the Group's UK
ernployeeas taken as a whole.

Table £2

Year Method 25th percentile pay ratio ___ Medianpayratio 75th percentile pay ratie
202225 oOptonA 49:1 S 18
2021/22 Option A 40:1 25:1 16:1
2020/21 Option A 22:1 14:1 10:1
2019/20 Option A 36:1 231 15:1
CEO pay P25 pay P50 pay P75 pay

Salary " gsmoo00  sazen C T weassy 0 5104813

Total pay ' £2,657,730 £54,032 £87,925 £145 648
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e. Total pay and benefits

Tcble 63
Lower quartile {25th percentile) Median R Upper quartile (7'_Sth percentile)

Total Pay Total Total Pay Total Total Pay Total

Year . Method and Benefits Salary and Benefits Salary and Benefits Salary
2022/23 A - 754,032 £43,811  £87,925 £64,851  £145648  £104,813
w2 A T rnnn £38,038 L/, sa0  £58,083 £122,852 £77,800
2020/21 A T fa5752  £39,000 £73,212 55776  £105848  £77,000
2019720 A £44,140 £29,785 £465,393 £58,565 £104,438 £79,203

5.2 The relative importance of spend on pay
The table below shows the total spend on pay for all Landsec emplayees, comparad with our returns to shareholders in the form of dividends,

Tabe &4

March 2023 March 2022 %

- - (Em) . (Em) B change
Spend on pay! 65 Rl 15
Dividend paid? 288 274 5.1

1. Including base salaries for all employees, bonus and share-based payments.
2. Dividend paid represents dividends declared for the yeor. See note 11 to the financial statements.

6. Dilution

Awards granted under the Company’s long-term incentive arrangements (LTIF, Deferred Share Bonus Plan, Restricted Share Plan and the
ESOP) are satisfied through the funding of an Employee Benefit Trust {administered by an external trustee) which acquires existing Lond
Securities Group PLC shares in the market. The Employee Benefit Trust held 781,456 ordinary shares (2022: 888,400) and 3,049,943 treasury
shares {2022: 3,049 943) at 31 March 2023.

The exercise of share options under the Land Securities Group PLC Sharesave, which is open to all employees who have completed more
than one month's service with the Group, can be satisfied by the alletment of newly issued shares. At 31 March 2023, the total number
of shares which could be allotted under this Scheme was 565,439 shares (2022: 635,473), which represents less than 0.08% {2022: 0.09%)
of the issued share capital of the Company.

7. Remuneration Committee meetings

The Committee met for three scheduled meetings and one unscheduled meeting over the course of the year. All members attended all
the scheduled meetings with the exception of one meeting which Christophe Evain could not attend owing to a family bereavement. The
Committee meetings were normally alse attended by the Chief Executive, the Chief People Officer and Company Secretary who acted

as the Committeg's Secretary.

The Committee received advice on remuneration and ancillary share plan matters from FIT Remunerstion Consultants LLP. FIT is a member
of the Remuneration Consultants Group and is a signatory to its Code of Conduct, which requires their advice to be impartial. The
Committee is satisfied that the advice it receives is independent and cbjective. Aside from some support in benchmarking remuneration
for roles below the Board, FIT has no other connection with the Group. For the financial year under review, FiT received fees of £75,676
(FY2022: £66,610) in conmection with advice provided to the Committee.

8. Shareholder voting

Table 45

% of votes % of votes Number of votes

For Aguir!it withheld'

Directors’ Remuneration Policy (2021 AGM) - 964 7 36 286,920
Annugl Report on Remuneration (2022 AGM) ) ) 10.1 152,910

1. A vote withheld is not o vote in law.

The Committee engaged with a single major shareholder in relation to the 2022 vote against on the Annual Report on Remuneration. it has
been agreed that feedback recelved from that shareholder would be taken into consideration during the Rermuneration Policy review in 2023/24.

The Directors’ Rernuneration Report was approved by the Board on 15 May 2023 and signed on its behalf by:

Christophe Evain
Chairman, Remunergticn
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Directors’ Remuneration
Policy Summary

A summary of our Directors’ Remuneration Policy Ts set aut below. The policy, which was approved by shareholders at the 2021 AGM, will
be reviewed during FY2024 in advance of seeking shareholder approval for a new policy at the 2024 AGM. The full policy can be found in
the 2021 Annual Report.

1. Executive Directors

Base salary

Purpese and link » To aid the recruitment, retention and motivation of high -performing Executive Directors
to strategy e To reflect the value of their experience, skills and knowledge, and importance to the business
Operation Normally reviewed amnually, with effect frorm 1 June, and reflects:

* Increases throughout the rest of the business

« Market benchrarking exercises undertaken periodically to ensure salaries are set at around the median of the market
competitive level for people in comparable roles with similar levels of exparience, performance and contribution

* Changes in the scope of an Executive Director’s role

Opportunity

The maximum annual salary increase will not normally exceed the overage increase across the rest of the workforce.
Higher increases will be exceptional, and may be made in specific circumstances, including:

® Where there is an increase in responsibilities ar scope of the role

s To apply salery progression for a newly oppointed Executive Director

® Where the Executive Director’s salary has fallen below the market positioning

Performance measures » |ndividual and Company performance is taken into account when determining appropriate salary increases

Purpose and link e To provide protection and market competitive benefits to aid recruitment and retention of high-performing
to strategy Executive Directors
Opergtion Typical benefits include, but are not limited to:

* Car allowance

+ Private medical insurance

Life assurance

I health income protection

Holiday and sick pay

Eligibility to participate in all-employee share incentive plans
Professional advice in connection with their directorship

Travel, subsistence ond accormmaodation as necessary

Occasional gifts, for example appropriate long service or leaving gifts

Opportunity

* The value of benefits may vary from year te year depending on the cost to the Company

Performance measures « n/a

Pension

Purpose and link + To help recruit and retain high performing Executive Directors
to strotegy * To reward continued contribution to the business by enabling Executive Directors to build retirement benefits

Operation * Participation into a defined contribution pension scheme or cash equivalent

Opportunity * 10.5% of salary, in line with the maximurm employer contribution for all employess in the Company’s Group Personal Pension Plan

Performance measures « n/a
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Annual bonus

Purpose and link Incentivise Executive Directors and senior management to achieve specific, predetermined goals during a one-year period, or less
to strategy Reward financial ond individual performance linked to the Company’s strategy
Deferred proportion of benus, awarded in shares, provides a retention element and additional alignrent of interest

with sharehalders

Qperation The annual bonus operates by reference to financial and personal performance measures normally set and assessed over one year
Any bonus payment 1s determined by the Committee after the year end, based on performance against challenging targets which

are reviewed annually

The achievement of on-target performance should normally result in a payment of up to 50% of the maximum opportunity
Bonuses up to 50% of salary are normally paid in cash. Any amounts in excess of 50% of salary are deferred into shares for one
year. Any amounts in excess of 100% of salary are deferred into shares for two years

Deferred shares are potentially forfeitable if the individual leaves prior to the share release date

Dividend eguivalents may be awarded on deferred shares between grant and vesting to the extent that awards vest

Bonus payments are not pensionable
Malus and clawback provisions apply
The leva!l of pavout at threshold performance for each performance measure fs set annually, but will typically be no mere than

25% of maximum
The Committee retains discretion ta armend the payout level {up or down} where it considers it to be appropriate, but not so as
to exceed the maximum bonus potential and will fully disclose the exercise of any discretion in the Annual Report on Rernuneration

that follows such exercise of diseretion

150% of salary

Opportunity

Performance measures s The performance measures applied may be financial, non-financial, or individual, and in such proportions as the Remuneration
Committee considers oppropriate, although individual measures will form o minority of the potential

Performance measures will be aligned to the Company’s strategy. The Cornrittee reserves the right to change measures

{and their weightings) for each financial year to ensure the metrics chosen are appropriate means of assessing the performance
of the Executive Directors

Once set, performance measures and targets will generally rermain unchonged for the year; exceptionally targets may be
adjusted by the Cornmittee to take account of significant transactions such as acquisitions and/or disposals or in other
exceptional circurnstances such as timing of transactions that hove a material impact on the business plan

Long-term incentive

Purpose and link *» Incentivises value crection over the long term

to strategy Rewards execution of our strategy

Aligns the long-term interests of Executive Directors and sharsholders
Promotes retention

The Committee may make an annual award of shares under the LTIP
Vesting is determined on the basis of the Group’s achievements against stretching performance targets, normally over
@ three-year pericd and continued employment

The Committee reviews the measures, their relative weightings and targets prior to each award

For each measure, no awards vest for performance below threshold

Up to 20% of an award may vest for threshold performance

Each measure is capped at 100% vesting, which represents a stretching target

Executive Directors are required to hold vested awards {net of tax/Ni where relevant) for a further two years

(including post-cessation) following the three-year vesting peried expiry

Dividend equivalents may be awarded between gront and the expiry of any holding period to the extent that the award
vests Malus and clawback provisions apply

Operation

.

Opportunity * 300% of salary

Performance measures e The performance measures applied may be finoncial, non financial, corporate or strategic and in such preportions as the
Remuneration Committee censiders appropriate

+ The measures may be based on @ mixture of relative and absolute financial perforrmance as well as one or more measures

to recognise the Company’s broader strategic £SG commitment

Notes to Policy table;

Performance measures and target setting

Full details of the performance conditions and targets applying for each award will be disclosed in the relevant Annual Repert on Remuneration.
Where targets are considered to be too sensitive to disclose in advance for commercial reasons, full disclosure of the original targets, and the
extent to which they have been achieved, will be provided on a retrospective basis at the end of the relevant performance pericd.
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2. Non-executive Directors

Base fee

Purpose and e To aid the recruitment, retention and motivation af Non-executive Directors of appropriate calibre and experience
link to strategy e Toreflect the time commitment given by Non-executive Directors to the business

Operation « The Choirman is paid a single fee for all Board duties and the other Non-executive Directors receive a basic Board fee, with
supplementary fees payable for additional responsibilities

* Non-executive Director fees are reviewed (but not necessorily changed) annually by the Board, hoving regard to independent advice
and published surveys

* The Chairman's fee is reviewed (but not necessarily changed) annually by the Remuneration Committee without the Chairman present

Opportunity e Any increases reflect relevant benchrmark data for Non-executive Directors in companies of a similar size and complexity, and the time
commitment required

Additional feesK

Purpose and + To reflect the additional time commitment required from Non-executive Directors in chairing various Beard sub-committees or
link to strotegy becarming the Board's Semior independent Directar. Occasionally awarded to a Non-executive Director who cormpletes a specific
additional piece of work on behalf of the Board

Operation + Reviewed (but not necessarily changed) annually by the Board, having regard to independent advice and published surveys

Cpportunity * The opportunity depends on which, if any, additional reles are assumed by an individual Non-executive Director over the course of
their tenure
« Any increases reflect refevant benchmark data for Non-executive Directors in companies of a similar size and complexity, and the time
commitrment required

Other incentives and benefits

Operation s Non-executive Directors do not receive any other remuneration or benefits beyond the fees noted obove
» Expenses in relation to Company business will be reimbursed (including any tax thereon, where applicable)
» If deermed necessary, and in the performance of their duties, Non-executive Directors may take independent professional advice gt the
Company’s expense

Oppertunity s n/g
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Directors’ Report

The Directors present their report for the
yvear ended 31 March 2023.

Additional disclosures

Other information that is relevant to this
report, and which is also incorporated by
reference, including information required
in accordance with the Companies Act
2006 and Listing Rute 9.8.4R, can be
located as follows:

Table 66

. _ Fages
Likely future developrments in a7
the business
Emplo_y;e engagement 34 35
Going concern and viability 60 61
statement .
Governance 64-116
Copitalised interest 145
Fincncial instruments 168
Credit, market and liquidity risks 169-173
Related party transactions IBSLJE
Energy and carbon reporting 195-1%8
Wori(force engagement _“ T 7877
Stokeholders } 11
Section 172 Statement 75-79

UK Corporate Governance Code

The Company has complied throughout
the year with all relevant provisions of

the 2018 UK Corporate Governance Code
{the Code). The Code can be found on the
FRC's website: fre.org.uk.

Compony status

Land Securities Group PLC is a public limited
liability company incerporated under UK
law. It has o premium listing on the London
Stock Exchange main market for listed
securities {LSE:LAND) and is a conhstituent
member of the FTSE 100 Index.

Landsec is a Real Estate Investment Trust
(REIT). It is expected that the Company,
which has no branches, will continue

to operate as the holding company of
the Group.

Dividends
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The results for the year are set out in the financial statements on pages 129-186.

The Cormpany has paid three interim dividends to shareholders for the yeor under review.
The first interim dividend of 8.6 pence was paid to shareholders in October 2022, o second
interirn dividend of @ pence was paid to shareholders in January 2023; and third interim
dividend of ¥ pence per share was paid to shareholders in April 2023, A final dividend of
12 pence per share is being put to shareholders for approval at the AGM in July.

1st Interim

2022/23 2022/23

2nd Interim

Property Inéome 8.6 pence (PIDj
Distribution (PID)/
Nan-FID )

Record d o-t.;

26 August 2022

g pence (P10}

25 November 2022

Table 67

3rd Interim
2022/23

2 pence [(FID])

final 2022/23
{proposed}

17 pence (FID)

16 June 2023

Poyment date 7 October 2022

3 January 2023

24 February 2023
& April 2023 21 July 2023

A Dividend Reinvestment Plan (DRIP)
election is currently available in respect
of all dividends paid by Landsec.

Events after the reporting period
The following matters are disclosed in
note 41 to the Financial Statements as
events occurring after the reporting period.
Since 31 March 2023, the Group sold

or exchanged contracts to sell certain
interests in trading properties acguired
as part of U+l Group PLC in the previous
financial year. No other significant events
occurred after the reporting period but
before the financial statements were
authorised for issue. See note 41,

Directors

The names and biographical details of
the current Directors and the Board
Committees of which they are members
are set out on pages 65-68.

All the Directors proposed for election and
re-election held office throughout the year.
The Service Agreements of the Executive
Directors and the Letters of Appointment of
the Non-executive Directors are available
for inspection at Landsec’s registered office.

A summary of these documents is also
included in the Directors’ Remuneration
Policy on pages 114-116.

Appointment and removal of Directors
The appaintment and replacement of
Directors is governed by Landsec’s Articles
of Association (Articles), the Code, the
Companies Act 2006 (Act) and related
legislation.

The Board may appoint a Director efther to
fill @ vacancy or as an addition to the Board
so long as the total number of Directors
does not exceed the limit prescribed in the
Articles. An appeinted Director must retire
and seek election to office ot the next
Landsec AGM. In addition to any power of
removal conferred by the Act, Landsec may
by ordinary resclution remove any Director
before the expiry of their period of office
and may, subject to the Articles, by
ordinary resolution appoint another person
who is willing to act as a Director in their
place. In line with the Code it is the Board’s
policy that alt Directors ore required to
stand for re-election at each AGM.

Directors’ powers

The Board manages the business of
Landsec under the powears set out in the
Articles. These powers include the Directors
abifity to issue or buy back shares.
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Shareholders’ authority to empower the
Directors to make maorket purchoses of up
1o 10% of its own ordinary shares is sought
at the AGM each year. The Articles can only
be amended, or new Articles adopted, by a
resolution passed by shareholders in general
meeting and being approved by at least
three quarters of the votes cast.

Directors’ interests

Save as disclosed in the Directors’
Remuneration Report, none of the
Directors, nor any person connected with
therm, has any interest in the share or loan
capital of Landsec or any of its subsidiaries.
At no time during the year ended 31 March
2023 did any Director hold a material
interest, directly or indirectly, In any
contract of significance with Landsec ar
any subsidiary other than the Executive
Directors in relation to their Service
Agreements.

Directors’ indemnities and insurance
Landsec has agreed to indemnify each
Director against any liability incurred in
relation to acts or emissions arising in
the ordinary course of their duties. The
indemnity applies only to the extent
permitted by law. A copy of the deed of
indernnity is available for inspection at
Landsec’s registered office. Landsec has
appropriate Directors’ & Officers’ Liability
insurgnce cover in respect of potential
legal action against its Directors.

Share capital

Landsec has a single class of share capital
which is divided into ordinary shares of
nominal value 10%p each ranking pari
passu. No other securities have been issued
by the Caompany. At 31 March 2023, there
were 751,381,219 ordinary shares in issue
and fully paid. To satisfy future awards
under the Company’s shareholder approved
employee share plans, on 3 June 2021, of
the 2 839,179 existing shares held by the
Company in Treasury, 3,048,943 were
transferred to the Company's Employee
Benefit Trust, leaving, 6,789,236 shares held
in Treasury. The voting rights and dividend

entitlerments hove been waived for the
shares held by Treasury and the Employee
Benefit Trust. This transfer has not offected
total number of voting rights. No shares
were bought back during the year. Further
details relating to share capital, including
rmovements during the year, are set out

in note 36 to the financial statements.

At the Company's AGM held on 7 July 2022,
shareholders authorised the Company to
rnake market purchases of ordinary shares
representing up to 10% of its issued share
capital at that time and to allot shares
within certain limits approved by
shareholders. These authorities will expire
at the 2023 AGM and a renewal of that
authority will be sought.

The Cormnpany received no other DIR
notifications by way of change to the
inforrmation in the substantial shareholders
table during the period from 1 April to

15 May 2023, being the period from the
year end through to the date on which

this repart has been signed. Information
provided to the Company under the DTR

is publicly available to view via the Investor
section on the Company’s website.

Substantial shareholders

Governance

Employee benefit trust

Equiniti Trust {Jersey} Limited continues

as trustee (Trustee} of Landsec’s Employee
Benefit Trust (EBT}. The EBT is used to
purchase Land Securities Group PLC
ordinary shares in the market from time ta
time for the benefit of employees, including
to satisfy outstanding awards under
Landsec's various employee share plans.

The EBT did not purchase any shares in

the market during the year (2022: nil).

On 3 June 2021, 3,049,943 Treasury shares
were transferred to the EBT. The EBT released
106,944 shares during the year to satisfy
vested share plan awards. At 31 March 2023,
the EBT held 781,456 ordinary shares
purchased on the market and 3,049,943
ordinary shares previously held in treasury

in Land Securities Group PLC.

A dividend waiver is in place from the
Trustee in respect of all dividends payable
by Landsec on shares which the EBT holds.
Further details regarding the EBT, and of
shares issued pursuant to Landsec’s various
employee share plans during the year, are
set out ih notes 35-37 to the financial
statements.

As at 31 March 2023, the Company had been notified under the Disclosure and Transparency
Rules {(OTR 5 of the following holdings of voting rights in its issued share capital:

Shareholders holding 3% or more of the Company's issued share capital

Swarehcider rame

Taole &8

BlackRock, inc

Governrment of Norway

Schroders Ple

The Vanguard Group, Inc.

State Street Corporation

Legal & Gereral Group

Jupiter Investment Management Holdings

Nurr ge- of Perce-toge of tatal vatng nights

_ ordiney shares sttaching ts ssuec share captal

} 86,166,038 116
) 58,205,425 78
] 26,698,775 | A9

35,609,741 i EE

35,182,644 ) 4.7

28,060,936 38
23430977 ) 37

1. 7otal number of voting <1ghts attaching 1o the ‘ssued share capniel of the Company o1 31 March 2023 wos

74,642,040



Governance

Shareholder voting rights and
restrictions on transfer of shares
All the issued and outstanding ordinary
shares of Londsec have equol voting rights
with one vote per share. There are no
special control rights attaching to them
save that the control rights of erdinury
shares held in the EBT can be directed
by the Company to satisfy the vesting
of outstanding awards under its various
employee share plans.

Im relation to the EBT, the Trustee has
agreed not to vote any shares held in the
EBT at any general meeting. If any offer

is made to all shareholders to acguire their
shares in Landscc, the Trustee will not be
obliged to accept or reject the offer in
respect of any shares which are at the
time subject to subsisting awards, but will
have regaord to the interests of the award
holders and will have power to consult
them to obtain their views an the offer.
Subject to the above, the Trustee may
toke such action with respect to an offer
as it thinks fit.

Landsec is not aware of any agreements or
control rights between existing shareholders
that may result in restrictions on the
transfer of securities or on voting rights.
The rights, including full details relating to
voting of shareholders and any restrictions
on transfer relating to Landsec's ordinary
shares, are set out in the Articles and in
the explanatory notes that accompany the
Naotice of the 2023 AGM. These documents
are available on Landsec’s website at:
landsec.com/agm.

Change of controi

There are a number of agreements that
take effect, alter or terminate upon a
change of control of the Company
following a takeaover. None of these are
considered significant. The Company's
share plans contain provisions that take
effect in such an event but do not entitle
participants to a greater interest in the
shores of the Company thon created by

the initial grant or award under the relevant
plan. There are no agreements between the
Company and its Directors or employees
providing for compensation for loss of office
or employment or otherwise that occurs
specifically because of o takeover.

Human rights and equal
opportunities

Landsec operates a Human Rights Policy
which aims to recognise and safeguard the
human rights of all citizens in the business
areas under our control. We support the
principles set out within both the UN
Universal Declaration of Human Rights
and the International Labour Crganization’s
Beclaration on Fundamental Principles and
Rights at Work. Qur Pelicy is built on these
foundations including, without limitation,
the principles of equal cpportunities,
collective bargaining, freedom of
association and protection from forced

or child labour,

The Policy takes account of the Maodern
Slavery Act that came into force in October
2015 and reqguires Landsec to report
annually en its workforce and supply chain,
specifically to confirm that workers are

not enslaved or trafficked. Landsec’s latest
Modern Slavery Statement was approved
by the Board on 8 September 2022 and
posted on our website the same day.

Londsec is an equal opportunities employear
and our range of employment policies and
guidelines reflects legal and employment
requirernents in the UK and safeguards the
interests of employees, potential employees
and other workers. We do not condone
unfair treatment of any kind and offer
equal opportunities in all aspects of
employment and advancement regardless
of race, nationality, gender, age, marital
status, sexual orientation, disability, religious
or political beliefs. Landsec recognises that
it has clear obligations towards all its
employees and the community at large to
ensure that disabled people are afforded
equa!l opportunities to enter employment
and progress. Landsec has therefore
established procedures designed tc provide
fair consideration and selection of disabled
applicants and to satisfy their training and
career development needs. If an employee
becomes disabled, wherever possible
Landsec takes steps to provide reasonable
adjustrments to their existing employment
arrangements, or by redeployment and
providing appropriate retraining to enable
continued employment in the Group.
Further information can be found on
pages 34-39.

Political donations

The Company did not make any political
donations or expenditure in the year that
reguire disclosure (2022: nil}.
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Auditor and disclosure of
information to the auditor

So far as the Directors are aware, there

is no relevant audit information that has
not been brought to the attention of the
Company's auditor. Each Director has
taken all reasonable steps to make himself
or herself aware of any relevant audit
information and to establish that such
information was provided to the quditor.

A resclution to confirm the reappointment
of Ernst & Young LLP as auditor of the
Company wilt be proposed at the 2023
AGM. The reappointment has been
recommended to the Board by the Audit
Committee and EY has indicated its
willingness to remain in office.

2023 Annual General Meeting
This year’s AGM is scheduled to be held
at 10.0C am on Thursday, & July 2023
at 80 Victoria Street, London SWIE 5JL.

A separate circular, comprising a letter

from the Chairman, Notice of Meeting

and explanatory notes in respect of the
resoluticns proposed, can be found an

our website: landsec.com/agm.

Disclaimer

The purpose of this Annuat Report is to
provide information to the members of
the Cempany and it has been prepared
for, and only for, the mermbers of the
Company as a body, and no other persons.
The Company, its Directors and employees,
agents and advisers do not accept or
assume responsibility 1o any other person
to whom this document is shown or into
whose hands it may come and any such
responsibility or liability is expressly
disclaimed.

A cautionary statement in respect of
forward-locking statements contained in
this Annual Report appears on the inside
back cover of this document.

The Directors’ Report was approved by
the Board on 15 May 2023,

8y Order of the Board.

Marina Thornas
Company Secretary

Land Securities Group PLC
Company number 4369054
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Statement of Directors’ Responsibilities

The Directors are responsible for preparing
the Annual Report and the financial
stoterments in accordance with applicable
law and regulations.

Company law requires the Directors to
prepare financial statements for each
financial year. Under that law the Directors
have prepared the Group and the Cormpany
financial staterments in accordance with the
requirements of the Companies Act 2006.
Under the Financial Conduct Authority's
Disclosure Guidance and Transparency
Rules and Company law, group fingncial
statements are required to be prepared in
accordance with UK adopted international
accounting standards {IFRSs and IFRICs).
Directors must not approve the financial
statements unless they are satisfled that
they give o true and fair view of the state
of affairs of the Group and the Company
and of the profit and loss of the Group and
the Company for that peried.

In preparing these financial statements,

the Directors are required to:

* select suitable accounting policies in
accordance with JAS 8 ‘Accounting Policies,
Changes in Accounting Estimates and
Errors’ and then apply them consistently;

= make judgements and accounting
estimates that are reasonable and
prudent;

* present information, including accounting
palicies, in a manner that provides
relevant, reliable, comparable and
understandable information;

» in respect of the Group financiaf
statements, state whether international
accounting standards in conformity with
the requirements of the Companies Act
20046 {ond UK odopted internotional
accounting standards) have been
followed, subject to any material
departures disclosed and explained in
the financial statements;

in respect of the Company financiaf
staterments, state whether international
accounting standards in conformity with
the requirements of the Companies Act
2006 have been followed, subject 1o
any material departures disclased and
explained in the financial staternents;

* provide additional disclosures when
compliance with the specific
requirements of UK odopted internationol
accounting standards is insufficient to
enable users to understand the impact of
particular transactions, other events and
conditions on the Group's and Company’s
financial position and performance; and

* prepare the Group's and Company's
financial statements on o going concern
basis, unless it is inappropriate to do so.

The Directors are responsible for keeping
adequate accounting records that are
sufficient 1o show and explain the Group's
and Cormpany’s transactions and disclose
with reasonable accuracy at any time the
financial pesition of the Group and the
Company, and to enable them to ensure
that the Annual Report complies with the
Companies Act 2006 and, as regards the
Group financial statements, Article 4 of
the IAS reguiation. They are also respensible
for safeguarding the assets of the Group
and the Company and hence for toking
reasonablie steps for the prevention and
detection of fraud and cther irregularities.

Directors’ responsibility statement
under the Disclosure and
Transparency Rules

Each of the Directors, whase names and
functions appear below, confirm to the
best of their knowledge:

¢ the Group financial statements, which
have been prepared in accordance with
International accounting standards in
confarmity with the requirements of the
Companies Act 2006 (and UK adopted
international accounting standords)
give a true and fair view of the assets,
liabilities, financial position, performance
and cash flows of the Company and
Group as a whole; and

the Strategic Report contained in the
Annual Report includes a fair review
of the developrment and performance
of the business and the position of the
Group and the Company, together
with a description of the principal risks
and uncertainties faced by the Group
and Company.

Finencial statements

Directors’ statement under the UK
Corporate Governance Code

Each of the Directors confirm that to the
best of their knowledge the Annual Report
taken as o whole is fair, balanced and
understandable and provides the information
nacessary for shareholders to Qssess

the Group's and Cormpany's position,
performance, business model and strategy.

A copy of the financial staterments of the
Group is placed on the Company’s website.
The Directors are responsible for the
maintenance and integrity of statutory
and audited information on the Cormpany's
website ot landsec.com. [nformation
published on the internet is accessible in
many countries with different legal
requirements. Legislation in the United
Kingdorm governing the preparation and
dissemination of financial statements may
differ from legislation in cther jurisdictions.

The Directors of Land Securities Group PLC
as at the date of this announcement are
as set out below:

s Cressida Hogg, Chairman, retiring fram
the Beard on 16 May 2023

Sir lan Cheshire, Chair Designate, assuming
the role of Chair on 16 May 2023*

Mark Allan, Chief Executive
Vanessa Simms, Chief Financial Officer

Edward Bonham Carter,
Senior Independent Director®

Nicholas Cadbury™

Madeleine Cosgrave*®

-

Christophe Evain®

Manjiry Tamhane*
Miles Roberts*

*Mon-gascutive Ditectars

The Statement of Qirectors’ Responsibilities
was approved by the Board of Directors on
15 May 2023 and is signed on its behalf by:

Mark Alfan
Chief Executive

Vanessa Simms
Chief Financial Officer
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Independent Auditor’s Report

tc the members of Land Securities Group PLC

Opinion

In our opinian:

v Lund Secutities Group PLU s Lroup tnancial statements and Parent Company financial statements (the “financiol statements”)
give a true and fair view of the state of the Group's and of the Parent Company’s affairs as at 31 March 2023 and of the Group's toss
for the year then ended;

¢ the Group financial statements have been properly prepared in accordance with UK adopted international accounting standards;

+ the Parent Company financial statements have been properly prepared in accordance with UK adopted international accounting
standards as applied in accordance with Section 408 of the Companies Act 2006; and

¢ the financial statements have been prepared in accordance with the provisions of the Companies Act 2006.

We have audited the financial statements of Land Securities Group PLC (the ‘Parent Company’) and its subsidiaries (the '‘Group’} for
the year ended 31 March 2023 which cormprise:

Group - o Parent Company 3
Consolidated balance sheet gs at 31 March 2023 Balance sheet as at 31 March 2023
Consolidated income staterment for the year then ended Stotement of changes in equity for the year then ended

Consolidated statement of comprehensive income for the year then ended  Stotement of cash flows for the year then ended

Consolidated statement of changes in equity for the year then ended Related notes 1 to 41 to the financial statements including
a summary of significant accounting policies

Consolidated statement of cash flows for the year then ended

Related notes 1 to 41 to the financial statements, including a summary
of significant accounting policies

The financial reporting frarmework that has been applied in their preparation is applicable law and UK adopted international accounting
standards and gs regards the Parent Company financial staternents, as applied in accordance with section 408 of the Companies Act 2006.

Basis for opinion

We conducted our audit in accordance with International Standards on Auditing (UK} (ISAs (UK)} and applicable law, Our responsibilities
under those standards are further described in the Auditor’s responsibilities for the audit of the financial statements section of cur report.
We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our opinion.

Independence

We are independent of the Group and Parent in accordance with the ethical requirements that are relevant to our audit of the financicl
staternents in the UK, including the FRC’s Ethical Standard as applied to listed public interest entities, ond we have fulfilled our other
ethical responsibilities in accordance with these requirements.

The Non-Audit services prohibited by the FRC's Ethical Standard were not provided to the Group or the Parent Company and we remain
independent of the Group end the Parent Company in conducting the audit.

Conclusions relating to going concern

In auditing the financial staterments, we have concluded that the Directors’ use of the going concern basis of accounting in the preparation
of the financial staternents is appropriate. Our evaluation of the Directors” assessment of the Group and Parent Company’s ability to
continue to adopt the going concern basis of accounting included:

» assessing the risk around geing concern in planming cur audit, at the interim and again at the year-end phase.

s confirming our understanding of the Group’s going concern assessment process and reviewing management’s related Board papers.

» assessing and challenging the appropriateness of the duration of the going concern review period to end of September 2024 and
considering whether there are any known events or conditions that wili occur in the short-term following the going concern period which
would impact our considerations.

challenging the modelled scenarios, which included challenging the key assurnptions used by management by comparing to corraborative
evidence and searching out independent contradictory evidence. We assessed management’s consideration of downside sensitivity analysis
taking into account current events and market conditions. We have alse challenged the impact of the historic impact on events such as
covid-19 on the performance of the Group and the valuation of investment properties. We also applied further sensitivities on income and
expense cash flows and forecast valuation maovements where appropriate to stress test the impact on both liquidity and covenants. As part
of our sensitivity testing, we considered the perspective of our chartered surveyors on forecast valuation movernents.
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continued

checking the integrity of the models developed by managernent for the base case cash flow and liquidity forecasts and covenant
calculations covering the going concern review period to September 2024 and the additional downside scenarios.

checking that the terms and cenditions of the debt agreements with lenders had been appropriately incorporated into the going concern
scenarios and modelling, inciuding the maturity profile of the Group’s borrowings, the impact of the Security Group structure (as defined
in the Glossary on page 215) and the tiered operating covenant regime.

performed testing to evaluate whether the covenant requirements of the debt facilities would be breached under either the base case
or the downside scenarios through the going concern period. We performed reverse stress testing on key assumptions and considered
the likelihood of outcomes including contrallable mitigating actions over and above the scenarios modelled.

further challenging the cash flow forecasts with reference to historical trends and gssessing the ocutcome of management’s previous
forecasts.

reviewing the disclosures in the financial staterments relating to going concern with a view to confirming that they appropriately disclose
the risk, the impact on the Group’s operations and results and potential mitigating actions.

The results of the severe but plausible downside scenarios modelied by management indicate that the Group would maintcin available
facility and covenant headroom to be able to withstand the impact of plausible downside sensitivities throughout the period of the going
concern assessment to 30 September 2024,

Based on the work we have performed, we have not identified any material uncertainties relating to events or conditions that, individually
or collectively, may cast significant doubt on the Group and Parent Company’s ability to continue as a going concern for a period to
30 September 2024,

In relation to the Group and Parent Company’s reporting on how they have applied the UK Corporate Governance Code, we have nothing
material to add or draw attention to in refation to the Directors’ statement in the financial statements about whether the Directors
considered it apprapriate to adopt the going concern basis of accounting.

Qur responsibilities and the responsibilities of the Directars with respect to going cencern are described in the relevant sections of this
report. However, because not all future events or conditions can be predicted, this statement is not @ guarantee as to the Group's ability
to continue as @ going concern.

Overview of our audit appreach

Audit scope = The Group operates in the United Kingdom through four segments: Central London, Major retail, Mixed-use urban and Subscale sectors.
* We have identified the entire Group as ong component and perform full procedures across the entire Group. The Group audit tearn
also performed audit procedures on jaint venture balances included within the Group financial statements.

Key oudit s The voluotion of property, including investment properties and investment properties held in joint ventures.
marters + Revenue recognition, including the timing of revanue recognition and the treatrnent of lease incentives.,

Materiality e QOverall Group materiality of £99m which represents 0.9% of total assets in the Group balance sheet at 31 March 2023, Gverall
materiglity is applied to gccount balances related to investment propertigs, trading properties (either wholly owned or held within
joint ventures) and related loans and borrewings.

« Specific materiality of £19m, which represents 5% of EPRA Earnings before tax. Specific materiality is applied to account balances
not related to any of the following balances; investrnent properties, trading properties (either wholly owned or held within joint
ventures) and loans and borrowing.

e Parent Company materiality of £56m, which represents 0.9% of total assets in the Parent Company balance sheet. Parent
Company materiality is applied to all balances within the Parent Company.
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An overview of the scape of the Parent Company and Group audits

Tailoring the scope

Our assessment of qudit risk, cur evaluation of materiality and our allocatien of perforrmance materiolity determine our audit scope for
the Group. Taken together, this enables us to farm an opinion on the corsolidated financial statements. We take into account size, risk
profile, the organisation of the Group and effectiveness of group-wide controls, changes in the business environment, the potential impact
of climate change and other factors such as recent internal cudit results when assessing the level of work to be performed.

Changes from the prior year

In the prior year, U and | Group Plc (U+l) was identified as a separate component for the purpose of scoping the audit and designated
a specific scope. U+l has subsequently been integrated within the Group during the current financial year and has not been identified
as a separute cornponent for the purpose of our audit this vear.

Climate change

Stakeholders are increasingly interested in how ciimate change will impact Land Securities Group PLC. The Group has determined that
the most significant future impacts from climate change on their operations will be from failure to meet their 2030 carbon reduction
target leading to regulatory, reputational and commercial impact and failure to mitigate physical impact on Landsec assets. These are
explained in the required Task Force for Climate related Financial Disclosures and on pages 56 to 52 in the principal risks and uncertainties.
They have also explained their climate commitments on pages 40 to 46. All of these disclosures form part of the “Other information,”
rather than the audited financial statements. Our procedures on these unaudited disclosures therefore consisted sclely of considering
whether they are materially inconsistent with the financial statements or our knewledge obtained in the course of the audit or otherwise
appear to be materially misstated, in line with our responsibilities on "Other information”.

In planning end performing our audit we assessed the potential impacts of climote change on the Group's business and any consequential
material impact on its finencial statements.

The Group has explained in the basis of preparation note within the financial statements how they have reflected the impact of climate
change in their financial staternents including how this aligns with their commitment to achieve net zero emissions by 2030. Significant
judgernents and estimates relating to climate change are included in note 2.

Our audit effort in considering the impact of climate change on the financial statements was focused on evaluating management's
assessrment of the impact of climaote risk, physical and tronsition, their climate cormmitments, the effects of material climate risks
disclosed on poges 36 to 59 and the significant judgements and estimates disclosed in note 2 and whether these have been approprigtely
reflected in the valuation of the investment properties, investment properties held in joint ventures and trading properties or have any
other material impact on the financial staternents. As part of this evaluation, we performed our own risk assessment, supported by our
climate change internal specialists, to determine the risks of material misstatement in the financial statements from climate change
which needed to be considered in cur audit.

We also challenged the Directors’ considerations of climate change risks in their assessment of going concern and viability and associated
disclosures. Where considerations of climate change were relevant to our assessment of going concern, these are described above.

Based on our work we have not identified the impact of climate change on the financial statements to be a key audit matter or to impact
a key audit matter.

Key audit matters

Key audit matters are those matters that, in our professional judgment, were of most significance in our qudit of the financial statements
of the current period and include the mest significant assessed risks of material misstatement (whether or not due to fraud) that we
idgentified. These matters included those which had the greatest effect on: the overall audit strategy, the allocation of resources in the
audit; and directing the efforts of the engagement team. These maotters were addressed in the context of our audit of the financial
staternents as a whole, and in cur opinion thereon, and we do not provide a separate opinion on these matters.



124 Landsec Annual Report 2023

Independent Auditor’s Report

continued

The valuation of property,
including investment properties
and investment properties held
in joint ventures

2023: £2,658m in investment
properties and £601m (the
Group’s share) in investment
properties held in joint ventures
(2022: £11,207m in investment
properties and £771m share in
investment properties held in
joint ventures)

Refer to the Report of the Audit
Cormmittee (poges 90-95);
Accounting policies (poges
149-150); Note 14 & 16 of the
Financial statements {poages
151-140).

The valuation of property,
including investment properties
and investrent properties held in
joint ventures, requires significant
judgement and estimation by
rmanagement and their externai
valuers. This also includes
considering the impact of climate
change on the investment
properties. Inaccuracies in inputs
or unreasonable bases used in
these judgements (namely in
respect of estimated rental value
and yield profile applied) could
result in a material misstatement
of the income staterment and
balance sheet.

There is also a risk that
management may influence

the significant judgements

and estimates in respect of
property valuations in order to
meet market expectations or
bonus targets.

Financial statements

QOur response to the risk

Our cudit procedures over the valuation of property included:

We obtained on understanding of the Group's processes and controls arpund the
valuation of properties,

We evaluated the competence of the Group's external valuers, CBRE and JLL which
included consideration of their qualifications and expertise.

We attended meetings between management and CBRE and management and
JLL to assess for evidence of undue maonagement influence and we obtained
confirmation frorm CBRE and JLL that they had not been subject to undue influence
from management.

We met with CBRE and JLL to challenge their valuation approach and the judgernents
they rnade in assessing the property valuation. Such judgements included the
estimated rental value, yield profile and other assumptions that impact the value.

We assessed and challenged these judgements made by CBRE and JLL in light of the
continued turbulence in the retail sector, lack of cormnparable market evidence from
transactions and costs associated with climate change.

We selected a sample of investment properties based on a number of factors
inzluding size, risk, representation across asset classes and segments and including
a further random setection which in total comprised 78% of the market value of
investment properties {including investment properties held in joint ventures).

For this sample of properties, we tested source docurnentation provided by the
Group to CBRE and JLL. This included agreeing a sample back to underlying legse
data and vouching costs incurred to date in respect of development properties.
We included chartered surveyors on our audit tearm who reviewed and challenged
the valuation approach and assumptions for the sarne sample of properties.

Our chartered surveyors compared the yields applied to each property to an
expected range of yields taking into account available market data and asset
specific considerations. They challenged whether the other assumptions applied

by the external valuers, such s the estimated rental values, voids, tenant incentives
and developrment costs to complete were supported by available data. They also
challenged whether other market transactions contradict the assumptions used

in the valuation.

Together with our chartered surveyors, we met with the external valuers to further
discuss the findings from our oudit work described above and to seek further
explanations as required.

We chailenged whether sustainability costs identified by rnanagement have been
appropriately considered within the valuation.

We conducted analytical procedures on the properties not included in the sample
reviewed in detail by our chartered surveyors by comparing assumpticns and the
value of those properties by reference to our understanding of the UK real estate
market, external morket doto and asset specific considerations 10 evoluate the
appropriateness of the valuations adopted by the Group. Where values or assumptions
were not in line with our expectations, we challenged these further by discussing
with management, CBRE, JLL ond our chartered surveyors and, where appropriate,
obtaining further evidence to suppert the movernent in values.

We performed 5 site visits. Where properties are under development, this enabled us
to test existence of the property and challenge whether the status of the development
was consistent with what we were told by management. We chalienged development
directors and project managers for major properties in the development programme
on the project costs, progress of development ond leasing stotus. We challenged
the reasonableness of forecast costs to complete included in the valugtions as well
as the identified contingencies and the exposure to remaining risks, by cormparing
the total forecast costs to contractual arrangements and other supporting

evidence. We challenged forecast cost and cost to complete for evidence of
overruns through risks identified during our development meetings, review of
meeting minutes and other supporting information. We corroborated the
inforrmation provided by the developrnent directors ond the project managers
through our review of cost analysis as well as the valuation cutcome.

We ossessed the odequocy of the disclosures of estimates and voluation assurnptions
in note 14 that were made in accordance with IFRS 13 - Fair Value Measurement.

Scope of our procedures
We performed full scope audit procedures over the valuation of properties,
including investment properties and investment properties held in joint venturas.

Key observations
communicated to the
Audit Committee

We have tested the
inputs, assurmptions
and methodolegy
used by CBRE and
ALL. We have
concluded that the
methodology applied
is reasonable and
that the external
valuations are g
reasonable
assessment of the
rmarket value of
investment properties
ot 31 March 2023,

We concluded that
the sample of
properties reviewed
by our chartered
sUrveyars was within
the reosonable range
of vaiues as assessed
by them, We
concluded that
clirnate change has
been appropriately
considered within the
valuations where
appropriate.

We consider that
management
provided an
appropricte level of
review and challenge
over the valuations,
and we did not
identify evidence of
undue management
influence.

We have reviewed
the disclosures in the
financial staternents
including the
significant accounting
estimates and
sensitivities and
consider them to

be appropriate.
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Risk

Revenue recognition, including

the timing of revenue

recognition and the treatment

of lease incentives

Qur response to the risk

Key observations
communicated to the
Audit Committee

Our audit procedures over revenue recognition included;

We tested certain manual controls governing approvals and changes to lease terms
and the upload of this information to the Group's property information
management systerm {FIMS). We also performed testing of certain manual contrals

Based upon the
audit procedures
performed, we
conciuded thot
revenue has been

2023 £612m rental income over the billings process.

(2022: £557m rental income) We selected a sample of new, existing and amended lease agreerments in the year
2023 £91m service charge incorme  and agreed the key lease terms input inte PIMS, including lease incentive clauses.

(2022: £78m service charge We performed data analytics procedures to recalculate rental income across the
incorme) whele population of leases in Lhe Group's portfalio; this also covers the straight-
Refer to the Report of the Audit lining rent adjustment for lease incentives.

Commﬁt.tee (po_g'es F0-95); We obtained the schedules used to calculate straight-lining of revenue in
Accounting policies (POQ‘?S . accordance with IFRS 16 Leases. We tested the arithmetical accuracy of these
140-141); Note & of the Financial schedules and that the straight-lining was calculated in accordance with the
statements (pages 140-141). guidance. For a sample of leases we agreed the lease information per the schedules
Market expectations and EPRA back to lease agreements.

earnings-based targets may place  we have performed testing in relation to service charge income. This has included

pressure on managementto vouching a sample of income recognised to both invoice and cash collection, and

distort revenue recegnition. This perfarming an analytical review to challenge unexpected or unusual variances.

may result in overstatement or We have also performed testing on the service charge expense in the year, including

defe;‘rol of reve?ueitg GSS“tSt n . the accrual ot year-end to test cut-off.

g;iiég%éﬂﬁ; ic;ch(jLﬂ:eg t(?‘-rr%i;h We performed cudilt procedures sp_eciﬁcglly desw‘gr\_ed to addrless the risk of

the incorrect treatment of lease rmanagement override of controls including consclidation adjustments and

incentives. journal entry testing, which included a particular focus on joumal entries which
impact revenue.

recognised on an
appropriate basis
in the year.

Scope of our procedures
The Group was subject to full scope audit procedures over revenuea.

Inthe prier year, our auditor’s report included a key audit matter in relation to the accounting for the acquisition of U+l In the current year,
there are no such similar transactions.

Our application of materiality
We apply the concept of materiality in planning and performing the audit, in evaluating the effect of identified misstatements on the
audit and in forming our audit opinion.

Materiality
The magnitude of an omission or misstatement that, individually or in the aggregate, could reasonably be expected to influence the economic
decisions of the users of the financial statements. Materiality provides a basis for determining the nature and extent of our cudit procedures.

The table below sets out the materiality, performance materiality and threshold for reporting audit differences applied on our audit:

e o } ____Bu_s'l_s o Murteriuliity - ) Pﬂfo(rﬂqnf:f rr@ierﬁuiity Audit differences
Qverall 0.9% of total assets £99m £74m £5m
(2022: 09% of total assets) (2022: £110m) (2022: £83m) (2022: £6rm)
Specific - account balances not related 5% of EPRA earnings before tax £19m £l4m £1m
to investment properties, trading (2022: 5% of average revenue (2022: £18m) (2022: £13m) (2022: £1m)
properties {either wholly owned or profit before tax over two years)
held within joint ventures) or loans
and borrowing L
Parent Company 0.9% of total assets £56m £42m £3m
(2022: 0.9% of total assets) (2022: £55m) (2022: £42m) (2022: £3m)

When establishing cur overall audit strategy, we determined o magnitude of uncorrected misstaternents thot we judged would be material
faor the financial staterments as a whole. We determined that an usset-based measure would be the most appropriate basis for determining
overall materiality given that key users of the Group's financial statements are primarily focused on the valuation of the Group’s assets.
Based on this, we determined that it is appropricte to set the overall materiality at 0.9% of total assets {2022: 0.9% of total assets). We applied
averall materiality to the investment property ond trading property balances, including those in joint ventures, and other directly related
balance sheet items such as the value of loons and borrowings which are secured against the Group’s investment properties.

This provided a basis for determining the nature, timing and extent of risk assessment procedures, identifying and assessing the risk of
material misstatermnent and determining the nature, timing and extent of further audit procedures.
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We determined that for other account bafances not related to investment properties, trading properties (either wholly owned or held
within joint ventures) or loans and borrowings, a misstatement of less than overall materiality for the finoncial statements as a whole
could influence the economic decisions of users. We believe that it is rmost appropriate to use a profit-based measure as profit is also

a focus of users of the financial statements.

We determined that materiality for these areas should be based upon 5% of EPRA earnings before tox. TPRA sarnings is considered
an impeortant performance metric and aligned with industry earnings measures.

During the course of our audit, we reassessed initial materiality which has not resulted in g change from our planning materiality.

Performance materiality
The application of materiality at the individual account or balance level. {t is set at an amount to reduce to an appropriately low level
the probability that the aggregate of uncerrected and undetected misstatements exceeds materiality.

On the basis of our risk assessments, together with our assessment of the Group's overall cantrol environment, our judgement was that
performance materiality was 75% (2022: 75%) of the respective materiality. We have set performance matericlity at this percentage
due to our past experience of the cudit that indicates a lower risk of misstaternents, both corrected ond uncarrected.

Reporting threshold
An amount below which identified misstatements are considered as being clearly trivial.

We agreed with the Audit Committee that we would report to thern all uncorrected audit differences in excess of £5m (2022: £6m), as well
os audit differences in excess of £1m (2022: £1m) that relate to our specific testing of the other account balances not related to investrnent
praperties or loans and borrowings, which are set at 5% of their respective planning materiality, s well s differences below that threshold
that, in our view, warranted reporting on gualitative grounds.

We evoluate any uncorrected misstatements against both the guantitative measures of materiality discussed above and in light of other
relevant qualitative considerations in forming cur opinion.

Other information

The other inforrmation comprises the information included in the annual report, including the Strategic Report and Governance section
set out on pages 1-11%, other than the financial statements and our auditor’s report thereon. The Directors are responsible for the other
infarmation contained within the arnual report.

Qur opinion on the financial statements does not cover the other information and, except to the extent otherwise explicitly stated in this
report, we do not express ony form of assurance conclusion thereon.

Our responsibility is to read the other information ard, in doing so, consider whather the other information is materially inconsistent with the
financial statements or aur knowledge abtained in the course of the audit or otherwise oppears to be materially misstated. ¥ we identify such
material inconsistencies or opparent material misstatements, we are required to determine whether this gives rise to a material misstaterment
in the financial staternents themselves. If, based on the work we have performed, we conclude that there is @ material misstatement of the
other information, we are required to report that fact.

We have nothing to report in this regard.

Opinions on other matters prescribed by the Companies Act 2006
In our opinion, the part of the Directors’ Remuneration Report to be oudited has been properly prepared in accordance with the
Cormpanies Act 2006.

In our opinion, based on the work undertaken in the course of the audit:

* the information given in the Strategic Report and the Directors’ Report for the financial year for which the financial statements are
prepared is consistent with the finoncial statements and those reports have been prepared in accordance with applicable legal
requirements;

the information about internal centrol and risk management systems in relation to financiel reporting processes and about share capital
structures, given in complionce with rutes 7.2.5 and 7.2.6 in the Disclosure Rules and Transparency Rules sourcebook made by the
Financiol Conduct Authority (the FCA Rules), is consistent with the financial statements ond has been prepared in accordance with
applicable legol requirernents; and

inferration about the Company’s corporate governance staterment ond practices and about its administrative, management and
supervisory bodies and their carnmittees complies with rules 7.2.2, 7.2.3 and 7.2.7 of the FCA Rules,
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Matters on which we are required to report by exception

In the light of the knowledge and understanding of the Group and the Parent Company and its environment obtained in the course of the

cudit, we hawve net identified maoterial misstaterments in:

¢ the Strategic Report or the Directors’ Report; or

« the information about internal control and risk management systerns in relation to financial reporting processes and about share capital
structures, given in compliance with rules 7.2.5 and 7.2.6 of the FCA Rules

We have nothing to report in respect of the following matters in relation to which the Companies Act 2006 requires us to report to you if,

in our opinion:

» gdequate accounting records have not been kept by the Parent Company, or returns adequate for our qudit have not been received from
bramches not visited by us; or

s the Parent Company financial statements and the part of the Directors’ Remuneration Report to be audited are not in agreement with
the accounting records and returns; or

* certain disclosures of Directors’ remuneration specified by law are not made; or

* we have not received all the information and explanaticns we require for our audit; or

e o Corporate Governance Staterment has not been prepared by the Company.

Corporate Governance Statement

We have reviewed the Directors’ Staterment in relation to going concern, longer-term viability and that part of the Corporate Governance
Statement retating to the Group and Company’s compliance with the provisions of the UK Corporate Governance Code specified for aur
review by the Listing Rules.

Based on the work undertaken as part of our audit, we have concluded that each of the following elements of the Corporate Governance

Statement is materially consistent with the financial statements or our knowledge obtained during the cudit:

¢ Directors’ Staterment with regards to the appropriateness of adopting the going concern basis of accounting ond any material
uncertainties identified set out on pages 60-61 and 120;

» Directors’ explanation as to its assessment of the Company’s prospects, the period this assessment covers and why the period is

appropriate set out on pages 60-61;

Director's Staterment on whether it has a reasonable expectation that the Group will be able to continue in operation and meets its

ligbilities set out on page 120;

¢ Directors’ Statement on fair, balanced and understandable set out on page 12G;

¢ Board’s confirmation that it has carried out a robust assessment of the emerging and principal risks set out on pages 56-5%;

* The section of the annual report that describes the review of effectiveness of risk management and internal control systems set out on
pages 54-59; and

s The section describing the work of the Audit Committee set out on pages 88-95.

Responsibilities of directors

As explained more fully in the Directors’ responsibilities statement set out on page 120, the Directors are responsible for the preparation of
the financial statements and for being satisfied that they give a true and fair view, and for such internal control as the Directors determine
is necessary to enable the preparation of financial statements that are free from material misstatement, whether due te fraud or error.

In preparing the financial staterments, the Directors are responsible for assessing the Group and Parent Company’s ability to continue as
a going concern, disclosing, as applicable, matters related to going concern and using the going concern basis of accounting unless the
Directors either intend to liquidate the Group or the Parent Campany or to cease operations, or have no realistic alternative but to do so.

Auditor's responsibilities for the audit of the financial statements

Cur objectives are to cbtain reasonable assurance about whether the financial staternents as a whale are free frorm material misstatement,
whether due to fraud or error, and to issue an guditor's report that includes our opinion. Reasonable assurance is a high level of assurance,

but is not @ guarantee that an audit conducted in accordance with 1SAs {UK) will always detect a material misstatement when it exists.
Misstaterments can arise frorm fraud or error and are considered material if, individually or in the aggregate, they could reasonably be expected
to influence the economic decisions of users taken on the basis of these financial statements.

Explanation as to what extent the audit was considered capable of detecting irregularities, including fraud

Irregularities, including fraud, are instances of non-compliance with laws and regulations, We design procedures in line with our
responsibilities, outlined above, to detect irregularities, including fraud. The risk of not detecting a material misstaterment due to fraud
is higher than the risk of not detecting one resulting from error, as fraud may invoive deliberate concealment by, for example, forgery or
intentional misrepresentations, or through collusion. The extent to which our procedures are capable of detecting irregularities, including
fraud is detailed below.
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However, the primary responsibility for the prevention and detection of fraud rests with both those charged with governance of the
Company and management.

» We obtained an understanding of the legal and regulatery frameworks that are applicable to the Group and determined that the most
significant are those that relate to the reporting framewaork (UK adopted international accounting standards, the Companies Act 2006
and UK Corporate Governance Code), the relevant tax regulations in the United Kingdom, including the UK REIT regulations, the UK
General Data Protection Regulation (GDFR), Health & Safety Regulations and the Bribery Act. There ore no significant industry specific
laws or regulations that we considered in determining our appreach.
We understood how Land Securities Group PLC is complying with those frameworks by through enguiry with management, and by
identifying the Group’s policies and procedures regarding compliance with laws and regulations. We also identified those members of
management who have the primary responsibility for ensuring compliance with lows and regulations, and for reporting any known
instances of non-cormpliance to those charged with governance. We corraborated our enquiries through our review of board minutes and
papers provided to the Board and the Audit Committee, as well as consideration of the results of our audit procedures across the Group
to either corroborate or provide contrary evidence which was then followed up. Qur assessment included the tene from the top and the
ermnphasis on a culture of honest and ethical behaviour.
e We assessed the susceptibility of the Group's financial statements to material misstatement, including how fraud might occur by
reviewing the Company’s risk register and enquiry with management and the Audit Cornmittee during the planning and execution
phases of our audit. We considered the programmes and controls that the Group has established to address risks identified, or that
otherwise prevent, deter and detect fraud; and how management monitors those programmes and controls.
Based on this understanding we designed our audit procedures to identify non-compliance with such laws and regulations. Our
procedures involved:
— Enguiry of management, and when appropriate, those charged with governance regarding their knowledge of any non-compliance
or potential non-compliance with laws and regulations that could affect the financial statements;
— Reading minutes of meetings of those charged with governance;
— Reading of internal audit reports;
— Obtaining electronic confirmations from the Group's banking providers to vouch the existence of cash balances and completeness
of loans, borrowings and other treasury positions such as derivatives;
— Obtaining and reading correspondence from legal and regulatory bodies, including the FRC and HMRC; and
— Journal entry testing, with a focus on manual journals and journals indicating large or unusual transactions based on our
understanding the business.

A further description of our responsibilities for the audit of the financial statements is located on the Financial Reporting Council’s website
at https://www fre.org.uk/auditorsresponsibilities. This description forms part of our auditor’s report.

Other matters we are required to address

* Following the recommendation from the Audit Committze we were appointed by the Cormnpany on 18 July 2013 to audit the financiol
statermnents for the year ending 31 March 2014 and subsequent financial periods.

* The period of total uninterrupted engagement inctuding previous renewals and reappointments is 10 years, covering the years ending
31 March 2014 to 31 March 2023,

s The audit opinion is consistent with the additional report to the Audit Committee.

Use of our report

This report is made solely to the Company's members, as a body, in accordance with Chapter 3 of Part 16 of the Companies Act 2006.

Our audit work has been undertaken so that we might state to the Company’s members those matters we are required to state to them
in an auditor’s repert and for no other purpose. To the fullest extent permitted by law, we do not accept or assume responsibility to anyone
other thon the Company and the Company’s members as a bady, for our audit work, for this report, cr for the opinions we have formed.

Julie Carlyle
Senior Statutory Auditor

for and on behalf of Ernst & Young LLF, Statutery Auditor
London
15 May 2023
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Income statement
for the year ended 31 March 2023
2023 2022
Copital Capital
EPRA and other FPRA cnd other
earnings itemns Total cOrmINgs tems 1ot
Notes £m £m _Efm frr £ im
Revenue 6 726 85 791 647 32 679
Costs - movernent in bad agac;ubtful c-jebts provisions 7 2 - 2 13 - 13
Costs - other 7 {291) (93) (384) (273} (48) (321)
437 (28) 409 387 (18) 371
Share of post tax profit/{loss) from joint ventures i 16 29 (30) (1) 29 4 33
{Loss)/profit on disposal of investment properties - {144) (144) 107 107
Profit on disposal of investment in joint ventures - - - - 2 2
Net (deficit)/surplus on revaluation of investmment proper:r'\-;es 14 - {827) (627) - 416 416
V(Lrgsﬁsi)fgoin on changes in finance leases V - o - (6) (6) - 6 T s
Operating profit/(loss) ) 466 {1,035) ' (569) 416 519 935
Finance incorne 10 11 23 34 B 16 25
Finance expense 10 (B4) (3) (57-) 7 (76} ”(7175)7 }a
Profit/(loss) before tax 393 {1,015) (622) 355 520 875
Taxation o li - o o -
{Loss)/profit for the year (622) B 875
Attributuble to: o o
Shareholders of the parent - ) (“619) 869
Non—c-ontrolﬁfng interests (3) &
7 (622) T 875
{Loss)/profit per share attributable to shareholders of o o S
the parent:
Basic (loss)/earnings per share 5 T (83.8)p 117.4p
Emgﬁ_-(loss)feomings per share 5 ’ (83.6)p o 117.1;;7
Statement of comprehensive income
for the year ended 31 March 2023
2023 202
Total Total
Notes £m £
(Loss)/profit for the year o (622) 875
Items that may be subsequently reclassified to the income statement: 7
Movement in cash fow hedges i (1) (1)
Items that will not be subsequently reclassified to the income statement: )
Movement in the fair value of o‘chér ‘\H-vestmems - (fi
Net re—mecsiurerrnent (Ioss)/gain on defined benefit pension scheme 34 (12) 22
Deferred tax c}edit/(chnrge) on re-measurement above 12 3 (5)
Other comprehensive {loss)/income féi'-;-t-r;e_;éﬁ-r - {10} 13
Total comprehensrive (loss)/income for the year (632) 888
Attributable to:
Shareholders of the parent - (629) 882
Non—contro\\ir@ interests [3) 6
o (632) 888
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Group Company
2022 2022
2023 {restated)* 2023 [restated}
. Notes £m £fm £m £m
Non-current assets }
Investrent properties 14 9,658 11,207 - -
Emngib\e assets 20 6 8 - -
Net investment in finance leases ) 19 21 70 ~ -
Investrnents in joint ventures 16 533 700 - -
In;/estments in associates 17 3 4 - -
Investments in subsidiary undertakings 2% - - 6,229 6,222
Trade and other receivables } 27 1446 177 - -
atﬁher non-current assets 30 67 _ 61 - -
Total nen-current assets 10,434 12,227 6,229 6,222
Current assets i B
Trading pr-épert\'es 15 118 145 - . -
Trade and other receivables 27 365 368 - =
Meonies held in restricted accounts and deposits 23 4 4 - e
Cash and cash equi\;clents 24 41 146 2 2
Other current qsset_s 31 4 5 - -
Total current gssets 532 668 2 2
Total assets 10,966 12,895 6,231 6,224
Current liabilities -
a‘rrowings 22 (315} (541) - -
TT(:Ldg and other payables ) 28 (306) {320) (2,821) (2,912}
Other current liabilities 32 (24) (11) - -
Total current liabilities ] (645) @72) _ (2,821) (2,912)
mjfcqrrent ligbilities ,
Borrowings 22 (3,223) 4,012) - -
Trade and other payables 28 (17) (8) . - -
Other nen-current liabilities 33 {9) (12) - -
Total non-current liabilities (3,249) (4,032} - -
Total liabilities {3,894) (4,904) (2,821) (2,912)
Net assets 7,072 7,991 3,410 3,312
Equity _ i
Capital and reserves attributable to shareholders
Ordinary shares 36 80 80 80 80
Share premium 318 317 318 317
Other resarves i 13 Q9 13 9
Ferger reserve - - 374 374
Retained eamings 7 6,594 7,511 2,625 2,532
Euity attributable to shareholders of the parent 7,005 7.917 3,410 3,312
Euity attributable to non-controlling interests 67 74
Total equity 7,072 7,991

1. Casn and cash equivaients and monies held in rest-icted accounts and deposits have been restated s ot 31 March 2022 following clarification by IFRIC on classification of funds

with externally impased restrictions.

The profit for the year of the Company was £38Tm (2022: £15m).

The financial statements on pages 129 to 186 were approved by the Board of Directors on 15 May 2023 and were signed on its behalf by:

2
s L S A
~ Y R s

Mark Allan Vanessa Simms
Directars
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_ Attributable to shareholders of the parent Group
Nen-
Ordinary Share Other Retained cantrolling Total
shares premium reserves earnings Tatai interests equity
£m £m £m £m £m £m £m
At 1 April 2021 80 317 28 6,787 7,212 - 7,212
Total comprehensive income for the financial year - - - 882 882 é 888
Transactions with shareholders of the parent: ~
Share-bused payments - 2 2 4 - 4
Dividends paid to shareholders of the parent ) - - - (181) {1A1) - (181)
Transfer of treasury shares - - 21 21 - -
Total transactions with shareholders of the parent - - {19 (158) (177) - {177)
E:rd‘\sition of subsidiaries I - - - - - 68 68
At 31 March 2022 80 317 5 7.511 7,917 74 7991
Total comprghensive loss for the financial year - - i - (629) ) (629) (3} (632)
Transactions with shareholders of the parent:
Share-based payments - 1 4 2 7 B - 7
Dividends pc\'dr to Vshdreho\ders of the parent - - - {290) (290) - (290)
Total transactions with shareholders of the parent - 1 4 (288} (283) - {283)
DividgpjsEg‘grnon—controll‘mg interests - - - - - (4)7 - (4)
Total transactions with shareholders - 1 4 ~ (288) (283) (4) {287)
At 31 March 2023 80 318 13 6,594 7,005 &7 7,072
Attributable to shareholders Company
Ordinary Share Qther Merger Retained Total
shares premium reserves reserve earnings* equity
. o . £m im £m £m £m £m
At 1 April 2021 ) 80 317 28 374 2.675 3,474
Total comprehensive income for the financial year - - - - 15 lé
Transactions with shareholders: L
Share-bosed payments - - 2 - 2 4
Dividends paid to shareholders ) L B - - - - (181) {181)
Transfer of treosury shares - - . (21) - 2 -
Total transactions with shareholders - - (19) - (158) (177)
At 31 March 2022 80 317 9 374 2,532 3,312
Total comprehensive inceme for the financial year - - - - 381 381
Transactions with shareholders:
Share-based payments o ) ) - 1 4 - 2 7
Dividends paid to shareholders - = - - (290) (290}
Total transactions with shareholders - 1 4 - (28_@)____(_283)
At 31 March2023 i 80 318 13 374 2,625 3,410

1 Availcole for distribution.
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Financial statements

Group Company
2022 2002
2023 (restated)” 2023 restctes)
Notes £m £m £m Em
Cash fHlows from operating activities
Net cash generated fro;;;erations 13 356 448 - i
Interest received 16 o3 - -
Interest paid _ (92_) (84) - -
Rents paid o - N ) (13) N (8) - -
Capital expenditure on trading properties (6} (5) = -
bisposo\ of tr;i;ng properties 18 8 - T
Deve\opmentﬁ mC(;me proceeds received 54 _ - -
Other operating cash flows 9 (1} - {1)
Net cash iﬁ;low/(outﬂow) from operating activities 13 342 381 - (17
Cash flows from in-vesting activities T o
Investment propertygevelopment expenditure {253) iSOZ) 7 - .
Other irnves‘tr‘ﬁeﬁt property related expenditure {102) (42) - -
Acquisition of investrnent properties ] {2) (147) - T
Disposal of investment properties 1,269 B 265 - -
Euis‘\tlon of subsidiaries, net of cash acquired 192) (399) - - _
Cash distributions from joint ventures 16 14 22 -
Increase in monies held in restricted accounts and deposits - {4) - -
Net cash inflow/(outflow) from investing activities 834 (607) - -
Cash flows from financing activities ) )
Proceeds from rwev:borrow'mgs {net of 'Fl'hance fees) B 227 394 1,653 -
Repayrment of bank debt S22 {1,407} (48%) -
Net cash inflow/(outflow) from derivative financial instruments 22 25 (3} - -
Dividends paid to sharenolders of the parent - 11 (289) (190) - —
Divideimdsrpoid to non-controlling interests (4) - - -
Other financing ;osh flows ___ - (%) -
Net cash (outflow)/inflow from financing activities .(1,281) 362 - -
EDecre(]rse)/increose in cash cﬁidrcosh equivalents for the yeorri {105) 136 - (l-)
Cash and cash equivalents at the beginning of the year 146 10 2 3
Cash and cash ec{uivc:lents at the end of the year 24 41 144 2 ) 2

1 Cash ond cost equiva'ents and mcries beld in restricted accounts and deposits hove been restated as at 32 Marck 2022 followang c.arfication by IFRIC on clossifeatien of

funds w'th exterrzlly imoosed restrictions.,
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Notes to the financial statements
for the year ended 31 March 2023

Section 1 - General

This section contains a description of the Group's significant accounting policies that relate to the financial staterments as a whole.

A description of accounting policies specific to individual areas (e.g. investment properties) is included within the relevant note to the
financial staternents.

This section also includes a summary of new accounting standards, amendments and interpretations that have been applied in the year
and those not yet adopted, and their actual or expected impact on the reported results of the Group.

1> Basis of preparation and consolidation

Basis of preparation

These financial staterments have been prepared on a going concern basis and in accordance with UK adopted international accounting
standards (iFRSs and IFRICs}, and as regards the Parent Company financial staterments, as applied in accordance with the provisions of
the Companies Act 2006. The financial statements have been prepared in Pounds Sterling {rounded to the nearest one million), which

is the presentation currency of the Group (Lond Securities Group PLC and all its subsidiary undertakings), and under the historical cost
convention as modified by the revaluation of investment property, financial assets at fair value through other comprehensive incorne
{without recycling), derivative financial instruments and pension assets. As applied by the Group and the Company, there are no material
differences between UK adopted international accounting standards and EU IFRS.

The preparation of financial statements in conformity with generally accepted accounting principles {GAAP) requires the use of estimates
ond assumptions that affect the reported amounts of assets and liabilities at the date of the financial statements and the reported
amounts of revenues and expenses during the reporting period. Although these estimates are based on management’s best knowledge
of the armount, event or actions, actual results ultimately may differ from those estimates.

Land Securities Group PLC (the Company) has not presented its awn statement of comprehensive income (and separate income
stoternant), as permitted by Section 408 of Companies Act 2006. The Merger reserve arose on 6 September 2002 when the Company
acquired 100% of the issued share capital of Land Securities PLC. The Merger reserve reprasents the excess of the cost of acquisition over
the nominal value of the shares issued by the Company to acquire Land Securities PLC. The Merger reserve does not represent a realised
or distributable profit. Other reserves includes the Capital redermption reserve, which represents the nominal value of cancelled shares,
the Share-based payment reserve and Own shares held by the Group.

Going concern

The impact of international and domestic political and economic events over the course of the year has resulted in the UK facing a prolenged
recessionary pericd and therefore the Directors have continued te place additional focus on the appropriateness of adopting the going
concern assumption in preparing the financial statements for the year ended 31 March 2023. The Group's going concern assessment considers
changes in the Group’s principal risks {see poges 56-59) and is dependent on o number of facters, including cur financial performance and
continued access to borrowing facilities. Access to our barrowing facilities is dependent on our ability to continue to operate the Group's
secured debt structure within its financial covenants, which are described in note 22,

In arder to satisfy themselves that the Group has adequate resources to continue as a going concern for the foreseeable future, the Directors
have reviewad base case, downside and reverse stress test models, as well as a cash flow model which considers the impact of pessimistic
assurmptions on the Group's operating environment (the ‘mitigated downside scenario’}. This mitigated downside scenario reflects
unfavourable macro-economic conditions, a deterioration in our ability to cellect rent and service charge from our customers ond removes
uncommitted acguisitions, disposals and developments.

The Group's key metrics from the mitigated downside scenario as at the end of the geing concern assessment period, which covers the
16 months to 30 September 2024, are shown below alongside the actual pesition at 31 March 2023.

Mitigeted downside
scenaric

Key metrics B . 31 March 2023 30 Septemnper 2024
Security Group LTV ’ 7 33.0% 39.2%
Adjusted ret debt - £3,287m £3,670m
EF;RA rinet tangible assets o £6,967m £é,0271j7

Available financial headroom £2.4bn £1.66n
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1> Basis of preparation and consolidation continued

In our mitigated downside scenario, the Group has sufficient cash reserves, with our Security Group LTV ratio remaining less than 65% and
interest cover above 1.45x, for a period of at least 16 months from the date of autherisation of these financial staterments. The value of our
assets would need to fall from 31 March 2023 values by approximately a further 50% for LTV to reach 65%. The Directors consider the
likelihood of this cccurring over the going concern assessment pericd te be remote.

The Security Group requires earnings of at least £150m in the year ending 31 March 2024 for interest cover to rermain above 1.45x in the
mitigated downside scenario, which would ensure compliance with the Group’s covenant through to the end of the going concern
assessment period. Security Group earnings are well above the level required to meet the interest cover covenant, and would need to fall
from 31 March 2023 values by over £300m for interest cover to reach 1.45x. Therefare, the Directars do not anticipate a reduction in Security
Group earnings over the period ending 30 September 2024 to a level that would result in a breach of the interest cover covenant.

The Directors have also considered a reverse stress-test scenario which assumes no further rent will be received, to determine when our
available cash resources would be exhausted. Even under this extreme scenario, although breaching the interest cover covenant, the Group
continues to have sufficient cash reserves to continue in operation throughout the gaing concern assessment period.

Based on these considerations, together with available market information and the Directors’ knowledge and experience of the Group's
property portfolio and markets, the Directors have adopted the going concern basis in preparing these financial statements for the year
ended 31 March 2023.

Basis of consolidation

The consclidated financial statements for the year ended 31 March 2023 incorporate the financial statements of the Company and all its
subsidiary undertakings. Subsidiary undertakings are those entities controlled by the Company. Control exists where an entity is expased
to variable returns and has the ability to affect those returns through #ts power over the investee.

The resuits of subsidiaries and joint ventures acquired or disposed of during the year are included from the effective dote of acquisition
or to the effective date of disposal. Accounting policies of subsidiaries and joint ventures which differ from Group accounting policies are
adjusted on consolidation.

Where instruments in a subsidiary held by third parties are redeemable at the option of the holder, these interests are classified as
financial liakility, called the redempticn liability. The liability is carried at fair value; the value is regssessed at the balance sheet date and
movernents are recognised in the income statement.

Where equity in a subsidiary is not attributable, directly or indirectly, to the shareholders of the parent, this is classified as a non-controlling
interest. Total comprehensive income or loss and the total equity of the Group are attributed to the shareholders of the parent and to the
non-controlling interests according to their respective ownership percentages.

Joint arrangements are those entities over whaose activities the Group has joint control, established by contractual agreement. Interests in
joint arrangements are accounted for as either a joint venture or a joint operation. A joint arrangerment is accounted for as a joint venture
when the Group, clong with the other parties that have joint control of the arrangement, have rights to the net assets of the arrangement.
Interests in joint ventures are equity accounted. The equity method requires the Group’s share of the joint venture's post-tax profit or loss for
the year to be presented separately in the income statement and the Group's share of the joint venture’s net assets to be presented separately
in the balance sheet. A joint arrangement is accounted for as a joint operation when the Group, along with the parties that have joint control
of the arrangerment, have rights to the assets and obligations for the liabilities relating to the arrangement. Joint operations are accounted for
by including the Group’s share of the assets, liabilities, income and expenses on a line-by-line basis.

Intra-group balances and any unrealised gains and losses arising from intra-group transactions are eliminated in preparing the consolidated
financial statements, Unrealised gains arising from transactions with joint ventures are eliminated to the extent of the Group's interest in the
joint venture concerned. Unrealised losses are eliminated in the same way, but only to the extent that there is no evidence of impairment.
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2>Significant accounting judgements and estimates

The preparation of financial statements in conformity with IFRS requires management to exercise judgement in applying the Group's
accounting policies. The areas where the Group considers the judgernents to be most significant involve assumptions or key estimates
in respect of future events, where actual results may differ from these estimates. These key estimates are deermed to have a significant
risk of causing @ material adjustment to the carrying amounts of assets and licbilities within the next financial yeor. Other sources of
estimation uncertainties identified below are estimates deemed to have a lower risk of causing o material adjustment to the carrying
arnounts of assets and liabilities within the next financial year.

Judgements
¢ Recognising revenue where property management activities are performed by a third party (note 6)
» Compliance with the Real Estate Investment Trust {REIT) taxation regime and the recognition of deferred tax assets and liabilities (note 12)

* Accounting for certain property acquisitions and disposals (note 14)

Key estimates
» Valuation of investment properties (note 14)

Other sources of estimation uncertainties
= Valuation of trading properties (note 15)

o Impairment of trade receivables (note 27)

In preparing the financial staternents, the Group has considered the impact of climate change, taking into account the relevant disclosures in
the Strategic Report, including those made in accordance with the recommendations of the Taskforce on Climmate related financial Disclosure.
These considerations included the limited exposure in terms of our investment properties, as we fully costed and cormmitted to invest £135m
to achieve our science-based net zero target by 2030 (note this cost will fluctuate year on year to account for changes in inflation). On this
basis, the Group has concluded that climate change did not have a matericl impact on the financial reperting judgements and estimates,
consistent with the gssessment that this is not expected to have a significant impact on the Group’s going concern or viability assessment.

3>Changes in accounting policies and standards

The accounting policies used in these financial statements are consistent with those applied in the last annual financial statements, as
amended where relevant to reflect the adoption of new standards, amendments and interpretations which became effective in the year.

Following clarification by IFRIC on the classification of manies held in restricted accounts, monies that are restricted by use only are
classified at 31 March 2023 as ‘Cash and cash equivalents’, whereas monies to which access is restricted remain classified as ‘Monies held
in restricted accounts and deposits’. The comparative balances have been restated where applicable to reftect this change in classification.
As a result, £18m of monies held in restricted accounts has been reclassified to Cash and cash equivalents in the Greup balance sheet

as at 31 March 2022 which increased the Cash and cash equivalent from £128m to £146m and decreased the restricted accounts from
£22rm to £4m. Within the Group cash flow statement for the year ended 31 March 2022, this reclassification also resulted in the overall
net moverment in Cash and cash equivalent from £128m to £136m, as well as the movements in monies held in restricted accounts being
classified as cash flows from investing activities rather than financing activities as in prior year, based on the nature of the accounts.

As at 1 April 2021, the total value of the reclossification is £10m which increased the Cash and cash equivalent from Inif to £10m and
decreased the restricted accounts from £10m to £nil. This prior year restatement did not have any impaoct on the reported net assets,
net current assets or net profit or loss.

Additionalty, £2m of monies held in restricted accounts has been reclassified to Cash and cash eguivalents in the Company balance sheet
as at 31 March 2022 which increased the Cash and cash equivalent from Znil to £2m and decreased the restricted accounts from £2m to
£nil. Within the Company cash flow statement for the year ended 31 March 2022, this reclassification did not result in a net movement of
Cash and cash equivalents. As at 1 April 2021, the total value of the reclassification is £3m which increased the Cash and cash equivalent
from £nil to £3m and decreased the restricted accounts from £3m to £nil. This priar year restatement did not have any impoct on the
reported net assets, net current assets or net profit or loss.

There has been no material impact on the financial statements of adopting any other new standards, amendments and interpretations.

Amendments to IFRS

A number of new standards, amendments to standards and interpretations have been issued but are not yet effective for the Group.
The application of these new standards, amendments and interpretations are not expectad to have o significant impact on the Group’s
income statement or balance sheet.
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Section 2 — Performance

This section focuses on the performance of the Group for the year, including segmental information, earnings per share and net assets
per share, together with further detalls on specific components of the income statement and dividends paid.

Our property portfolio is o combination of properties that are wholly owned by the Group, part owned through joint arrangements and
properties owned by the Group but where a third party holds a non-controlling interest. Internally, management review the results of the
Group on a basis that adjusts for these different forms of ownership to present a propertionate share. The Combined Portfolio, with assets
totalling £10.2bn, is an example of this approach, reflecting the economic interest we have in our properties regardless of our ownership
structure. The Combined Portfolio comprises the investment properties of the Group's subsidiaries, on a proportionately consolidated
basis when not whaolly owned, together with our share of investment properties held in our joint ventures (see note 14). We consider this
presentation provides further understanding to stakeholders of the activities and performance of the Group, as it aggregates the results
of all of the Group’s property Interests which under IFRS are required to be presented across a number of line itemns in the statutory
financial statements.

The same principle is applied to many of the other measures we discuss and, accordingly, a number of our financiol measures include the
results of our joint ventures and subsidiaries on a proportionate basis. Measures that are described as being presented on a proportionate
basis include the Group's share of joint ventures on a line-by-line basis and are adjusted to exclude the non-owned elerments of our
subsidicries. This Is in controst to the Group's statutory finonciol stotements, where the Group's interest in joint ventures is presented as
one line on the incame statement and balance sheet, and all subsidiaries are consciidated at 100% with any non-owned element being
adjusted as a non-controlling interest or redemption flability, as appropriate. Our joint operations are presented on a proportionate basis
in ail financial measures.

EPRA earnings is an alterngtive perforrance measure and is the Group's alternative measure of the underlying pre-tax profit of the
property rentol business. EPRA earnings excludes all iterns of o capitol noture, such gs valuotion movernents and profits and losses on the
disposal of investment properties, as well as exceptional items. The Group believes that EPRA earnings provides additionel understanding
of the Group's operational performance to shareholders and other stakeholder groups. A full definition of EPRA earnings is given in the
Glossary. The components of EPRA earnings are presented on a proportionate basis in note 4.

Our income statement has two key components: the income we generate from leasing our investment properties net of associated costs
(including interest expense), which we refer ta as EPRA earnings, and items not directly related to the underlying rental business, principally
valuation changes, profits or lesses on the disposal of properties, refinancing activity and exceptional items, which we refer to as Capital
and other items. Qur income staterment is presented in a columnar format, split inte those items that relate to EPRA sarnings and Capital
and other items. The total column represents the Group's results presented in accardance with IFRS; the other columns provide additional
information. We believe EPRA earnings provides further understanding of the results of the Group's operational performance to
stakeholders as it focuses on the rental income performance of the business and excludes Capital and other items which con vary
significantiy from year to year.

4> Segmental information

The Group's operations are all in the UK and are managed across four eperating segments, being Central London, Major retail destinations
{Major retail), Mixed-use urban neighbourhoods (Mixed-use urban} and Subscale sectors.

The Central London segment includes all assets geographically located within central London. Major retail destinations includes all regional
shopping centres and shops outside London and our outlets. The Mixed-use urbon segment includes those ossets where we see the most
potential for capital investment. Subscale sectors mainly includes assets that wili not be a focus for capital investment and consists of leisure
and hotel assets and retail parks. There has been no change to the classification of these segments during the year to 31 March 2023,

Management has determined the Group’s operating segments based on the information reviewed by Senior Management to make
strategic decisions. The chief operating decision maker is the Executive Leadership Tearmn (ELT), comprising the Executive Directars and
the Managing Directors. The information presented to ELT includes reports from all functions of the business os well os strategy, financiol
planning, succession planning, organisational development and Group-wide policies.

The Group's primary measure of underlying profit before tax is EFRA earnings. However, Segrnent net rental incorne is the Jowest level to which
the profit arising from the ongoing operations of the Group is analysed between the four segments. The administrative costs, which are
predominantly staff costs for centralised functions, are oll treated as administrative expenses and are not allocated to individual segments.
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The Group rmanages its financing structure, with the exception of joint ventures, on a pooled basis. Individual joint ventures may have
specific financing arrangements in place. Debt facilities and finance expenses, including those of joint ventures, are managed centrally and
are therefore not attributed to o particular segment. Unallocated income and expenses are items incurred centrolly which are not directly
attributable 1o v ol the segments.

All itermns in the segmental information note are presented on a proportionate basis.

Segmental results

EPRA earnings 2023 2022

Central Major Mixed-use Subscale Central Major  Mxed-use Subsccle

London retail urban sectors Total Londen retail urban ectors Total

£m i}m £m £m £m £m £m £m £m £

Rertal incomne 313 179 58 107 657 287 167 43 ay 586
Finunce lease interest - - - - 2 2 & - N 2 5
Gross rental income - 313 179 58 109 559 293 167 43 91 594
(before rents payable) 7
Rents payable! 3y (8 (1) - (12) (4) () _ 2 ®)
Gross rental income 310 171 57 109 647 289 161 43 93 584
(after rents payable) L
Serv'\créicrhorge income V 46 42 10 - 98 40 39 7 - 84 |
Service charge expense_ R (47)  (50) (12) (1) (110) (a1 (45) () (3) (98Y
Net service charge expense i (8) 2 (@ (12) (1) © @ (3) (12)
Other property related income 15 10 3 3 31 13 11 2 2 28
Direct property expenditure (34}  (44) (14) {16)  (108) {42) (37) (11)  (14) (104
Movernent in bad and deutful EY 3 1 - 3 (1) 13 2@ 12
debts provisions
Segment net rental income 289 132 45 95 561 258 142 34 76 510
Other income o 3 3
Administrative expense o B (82) B (82)7
Depreciation (5) o (5)7
ﬁié;;ﬁings;f;:re interest B 477 o 426
Finance income 7 T T ] 11 9
Finance ;Ese (847)7”7 B - (70}
Joint venture net finance expense-__. B {11) (lO)-
EPRA sarnings attributable B 393 ’ 355

to shareholders of the parent

t.Included within rents payable is lease interest paycble of £2rm (2022: £2m) for the Central London segment, £1m for the Mixed use urban segment (2022, £nil) and £1m
(2022: £2my} for the Subscale segment.
2. A reconciliction fram the Group income staterment to the information presented in the segmental results table for the year ended 31 March 2022 is included in table 90.
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4> Segmental information continued

The following table reconciles the Group'’s income statement to the segmental results,

Reconciliation of segmental information note to statutory reporting

Financial statements

Year ended 31 March 2023

Taxation

Adjustment
Group for non- Capital
income Joint  wholly owned EPRA and other
statement ventures® subsidiaries? Total earnings iterns
£m im £m £m £m £m
Rental income ) } 612 53 (8) 657 657 N
Encmce lease intéresz 2 - - 2 2 e
Gross rental income [before rents payable} 614 53 (8) 659 659 -
Rents payable ' (10) @ (12) 12} -
Gross rental income (after rents payable) 604 51 (8) 447 547 L
Service charge income ) 7 ) i 1 7 10 {3) 98 g8 |
Service charge expense ) (12) 2 (110) ©(110) ﬂ
Net Eer\..r'\ce charge expense ) (9} {2} {1) (12} {12) =
Other property related income 29 2 - 31 31 -
Direct property expenditure (100) (10) 2 {108) (108) T
Moverment in bad and doubtful debts prows-\'-ons 7 2 1 - 3 3 -
Segment net rental income 526 " 42 (7 561 561 o
Other incorne 3 - - 3 3 -
Administrative expenses (80) (2} - (82) (EZ) -
Depreciation, including amortisation of software (5 - - (5) {5) -
EPRA earnings before interest 444 40 7 477 477 -
Share of post-tax loss from joint ventures 11y T i - - - T
Profit on aisposol of trading properties 1 - - 1 - 1
Loss on disposal of investment proper lies® (144) {144 - (144)
Net {deficit)/surplus on revaluation of investment properties (827) (30) Q (848) - (848)
Net developrment contract expenditure i (%) - B (9} - (&)
Less on changes in finance leases (8) - - (6 - (&)
Impairment of goodwill (5) - - (53 - (5)
Epc:irment of trading properﬁes (1‘5) . - (19) - (i‘?)
Depreciation i (3) - B "3 - Ty
Operating (loss)/profit ) (569) 11 2 {556) 477 (1.033)
Finance incorne 34 - 1 35 11 24
Finance expense (87) (11) - o8y (95) 3
{Loss)/profit before tax (622) - 3 {619) 393 (1,012)
{Loss)/profit for the year {622) - 3 (619)

1.Reallocatior of the shore of pest-tax ioss from jaint vertures reported in the Group ncome sioterent to the indivdual line itens reported in the segrmmertal results taole.

2. Rerroval of the ron-wholly cwned share of resuits of the Groop's subsidiaries. The nor-whally owned subsicianes are consclidated at 100% 11 the Group's iIncome statement,
put only the Group’s share s ‘neluded in EPRA earmings reported in the segmental results table. The non-owned element of the Group’s subsiciaries are included in the
‘Cap'tal and other .tems’ column presented in the Group’s income statemert, together with items not directly reigtea to the underlying rental busiress such osinvestment
properties valuation chenges, grofits or losses on the disposa’ of Investment properties, the proceeds from, and costs of, the scle of trading propertes, income from and costs
associoted wth developrment controcts, amartisotien ond impoirment of ‘nicngibles, and other attr'butasle costs, ar'sing on business combirations.

3 Included in tne loss or disposal of investment properties 1s o £9m charge related 1o the provision for fire sofety remedioticn works on properties na longer owned by the Graup
But for which the Group is responsit e for remecioting under the Bui aing Sofety Act 2022,
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5> Performance measures

In the tables betow, we present earnings per share attributable to shareholders of the parent, calculated in accordance with IFRS, and

net assets per share attributable to sharehclders of the parent together with certain measures defined by the European Public Real Estate
Association (EPRA), which have been included to assist comparison between European property companies. Three of the Group's key
financial perfermance measures are EPRA earnings per share, EPRA Net Tangible Assets per share and total return on equity, which was
previously referred to as total accounting return. There hos been no change to the calculation of this measure other thon the change of
name during the year to 31 March 2023. Refer to Table 70 in the Business Analysis section for further details on these alternative
performance measures.

EPRA earnings, which is a tax adjusted measure of underlying earnings, is the basis for the calculation of EPRA earnings per share.

We believe EPRA earnings and EPRA earnings per share provide further insight into the results of the Group's operational performance
to stakeholders as they focus on the rental income perfarmance of the business and exclude Capital and other items which can vary
significantly from year to year.

Ecrnings per share Year ended Year ended
31 March 2023 31 March 2022
Loss for EPRA Protit for EPRA
the year earnings the yeor earnings
£m £m £m im
(Loss)/profit attributable to shareholders of the parent ' (619)  (619) 867 869
Valuation and Fé;_s-/_(proﬁt) on disposals - 1,016 - (527}
Net finance income {excluded from EPRA earnings) T - - (-21) - 71)
\_mpclirment of g;dwill o o - 5 - 6
Other N - 12 - 8
{Loss)/profit used in per share calculation o (61797)777"7””73‘53 8&9 355
IFRS EPRA IFRS EPRA
Basic (loss)/earnings per share T o (83.6)p 53.1p 117.4p 4é6p '
Diluted (loss)/earnings per share* (83.6)p 53.1p 117.1p 47.8p

1.1n the year ended 31 March 2023, share options are excluded from the weighted averaqge diluted number of shares when calcutating IFRS and EFRA diluted (loss)/earnings
per share because they are not dilutive,

MNet assets per share 31 March 2023 31 Marcn 2022
Net assets EPRA NDV EPRA NTA het assets EPRA NV CPRA NTA
tm £m £m £rn £m £m
Net assets attributable to shareholders of the parent o 7,005 7,005 7,005 7.917 7,917; 7.917
Shertfall of fair value over met investrent in finance leases book value - {&) (6} - =} (6}
Deferred toax liability on intangible asset - ) - 1 . - 1
Goodwill on deferred tax liability T - (1) (1) - 1) (1
Ot_her i-th-én.gib!e asset - - (2) - - T {2}
Fair value of interest-rate swaps - - WFZ) L ; (21}
Excess of fair value of trading properties over bock value - 12 12 - - -
Shortfall/(excess) of fair VG-|-l-.Ie o'F"d-e-b'( over book value (note 22} - 324 - - (10i -
Net assets used in per share calculation 7,005 7,334 5,967 7,917 7,803 - 7,888
IFRS EPRA NDV EPRA NTA PS5 EPRA NDY EPRA NTA
Net assets per share 945p nfa ’ n/a - 1.070p n/a n/a

Diluted net assets per share 42p 986p 936p 1,067p 1,052p 1,063p
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5>Performance measures continued

Numkbker of shares 2023 3022
Weighted Weighted

average 31 March cverage 31 Marck

million million million million

Ordinary shares ' 751 751 751 751
Treasury shares . ' 77 (7 N
Own shares - (4) (3 G 4)

Number of shares — basic V 740 741 740 740
Dilutive effect of share options 7 i ) o - . 4 3 2 2

Number of shares - diluted 744 744 742 742

Total return on equity is calculated as the cash dividends per share paid in the year plus the change in EPRA NTA per share, divided by the
opening EPRA NTA per share. We consider this to be a useful measure for shareholders as it gives an indication of the total return on equity
over the year.

Total return on equity based on EPRA NTA Year ended Yeor ended
21 March 32 March

2023 2022

. B R _ pence p?‘w:e
(Decrease)/increase in EPRA NTA per share B B (127} 78
Dividend paid per share in the year (note 11) 39 - 25
Tetal return (a) - - o (88) 103
EPRA NTA per share at the beginning of the year (b} ) 1,063 285
Tetal return on equity (a/b) (8.3)% 10.5%

6> Revenue

o Accounting policy

Rental income, including fixed rental uplifts, is recognised in the income statement on a straight-line basis over the term of the lease.
Lease incentives being offered to occupiers to enter into a lease, such as an initial rent-free period or a cash contribution to fit out or similar
costs, are an integral part of the net consideration for the use of the property and are therefore recognised on the same straight-line

basis. Where the total consideration due under a lease is modified, for example, where a concession is granted to @ tenant prior to the date
the conceded rent falls due, the revised total amount due under the iease is recognised on o straight-line basis over the remaining term of
the lease.

Contingent rents, being fease payments that are not fixed at the inception of a tease, for example turnover rents, are variable consideration
and are recorded as incorme in the year in which they ore earned. Where a single payment is received from a tenant to cover both rent and
service charge, the service charge compenent is separated and reported as service charge income.

The Group’s revenue from contracts with customers, as defined in IFRS 15, includes service charge income, other property related income,
trading property sales proceeds and development contract incorme.

Service charge income and management fees are recorded as income over time in the year in which the services are rendered. Revenue is
recognised over time becouse the tenants benefit from the services as scon as they are rendered by the Group. The actual service provided
during sach reparting peried is determined using cost incurred as the input method.

Other property related income includes developrnent and asset management fees. These fees are recognised over time, using time elopsed
as the input method which measures the benefit simultaneously received and consumed by the customer, over the period the development
or asset management services are provided.

Proceeds received on the sale of trading properties are recognised when control of the property transfers to the buyer, i.e. the buyer
has the ability to direct the use of the property and the right to the cash inflows and cutflows generated by 1t. This generally occurs on
unconditional exchange or on completion. If completion is expected to occur significantly after exchange or if the Group has significant
outstanding cobligations between exchange and corpletion, the Group assesses whether there are multiple perfarmaence obligations in
the contract and reccgnises revenue as each perfermance obligation is satisfied
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When property is lat under a finance lease, the Group recognises a receivable equal to the net investment in the leose at inception of the
lease. Rentals received are accounted for as repayments of principnl nnd finance Income s approprivte. MNnance income 15 allocated to
each period during the lease term so as to produce a constant periodic rate of interest on the remaining net investment in the finance
lease and is recognised within revenue.

Revenue on development contracts is recognised over time over the period of the contract as the Group creates or enhances an asset that
the customer controls. Progress towards completion of the development, by reference to the value of work completed using the costs incurred
to date as a propertion of total costs expected to be incurred over the term of the contract is used as the input method.

e Significant accounting judgement

For those properties where the property management activities are performed by a third party, the Group considers the third party to be the
principal delivering the service. The key factors considered by the Group wher raaking Lhis judgement include the following responsibilities of
the third party:

* selecting suppliers and ensuring all services are delivered
» establishing prices and seeking efficiencies

» risk management and compliance
In addition, the residual rights residing with the Group are generally protective in nature.

All revenue is classified within the "EPRA earnings’ colurmn of the income statement, with the exception of proceeds from the safe of trading
properties, income from development contracts and the non-owned element of the Group's subsidiaries which are presented in the
‘Capital and other itermns’ column.

2023 2022
Capital Copitsl
EPRA and other EPRA and other
earnings items Total eamnings iterns Teta
o _ £m £m Em irn fm £
Rental income {excluding adjustment for lease incentives) 6046 B 614 552 3 555
Adjustment for lease incentives B (2 - {2) (18) - (18
Rental income - - 604 -] 612 534 3 537
Service charge income B 88 3 91 77 1 78
TrUdEHg_Eerel‘}y sales proceeds - o 22 227 - 27 27
Other property related income B B 29 _ = 29 B 25 - 25
Finance lease interest ) 2 - 2 8 - i)
Development contract incorne! - 32 32 - 1 1
Other income - 3 - 3 3 - 3
Revenue per the income statement 726 &5 791 647 32 679
1. Development cantract income for the year ended 31 March 2023 relates to the income released from the contract fiability recorded an the disposal of 21 Moorfields,
recognised in line with costs incurred on the development in note 7.
The fallowing table reconciles revenue per the income staternent to the individual components of revenue presented in note 4.
2023 2022
Adjustment
for Adjustrnent
non-wholly for non-wholly
Joint owned Joint awned
Group ventures subsidiaries Total Group wenlures subs'diaries Tota
_ . N - Em £m - £m £m fro _im £m frr
Rental income 612 53 (8) 657 537 52 (3 586
Service charge incorme 91 10 (3) ¢8 78 ? (1) 86
Other property related income B 29 2 - 31 25 B 3 - 28
Finance leose interest 2 - = 2 8 - - 5
Other incarme R 3 - - 3 5 o - 5
Revenue in the segmental 737 45 {11) 791 551 &4 14y 711
information note _ _ B
Development contract income* B 32 - - 32 1 - - 1
Trading property sales proceeds 22 - - 22 27 15 - 47
Revenue including Capital and 791 45 {11) 845 679 79 {4) 754

other items

1. Development contract incorne far the year ended 31 March 2023 relates to the incorne released from the contract liabitity recorded on the disposal of 21 Moorhelds,
recognised in line with costs incurred on the development in note 7.
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7>Costs
o Accounting policy

The carrying amounts of the Group’s non-financial assets, other than investment properties, are reviewed ot each reporting dote to
determine whether there is any indication of impairment. If any such indication exists, the asset’s recoverable amount is estimated.

An impairment loss is recognised in the income statement whenever the carrying omount of an asset exceeds its recoverable amount.

The recoverable amount of an asset is the greater of its fair value less costs to sell and its value in use. The value in use is determined as
the net present vaiue of the future cash flows expected to be derived fram the asset, discounted using a pre-tax discount rate that reflects
current market assessments of the time value of money ond the risks specific to the asset. An impairment loss is reversed if there has been
a change in the estimates used to determine the recoverable amount. An impalirment [oss is reversed only to the extent that the asset’s
carrying ameunt after the reversal does not exceed the amount that would have been determined, net of opp\iccble depreciation, if no
irmpairment loss had been recognised.

Rents payable reflect amounts due under head leases. Where rents payable are variable, and do not depend on an index or rote, the
payrments are recognised in the income statement os incurred. Where these rents are fixed, or in-substance fixed, at the inception of the
ogreement, or become fixed or in-substance fixed at some point over the life of the agreement, an asset representing the right to use the
underlying land and o correspending liability for the present value of the minirmum future leose poyments cre recognised on the Group’s
balance sheet within Investment properties and borrowings respectively.

All costs are classified within the 'EPRA earnings’ column of the income statement, with the exception of the cost of sale of trading
properties, costs arising on development contracts, amortisation and impairments of intangible assets, and other attributable costs,
arising on business combinations and the non-owned element of the Group's subsidiaries which are presented in the 'Capital and other
items’ colummn.

2023 207E
Capital Capral
EPRA andg other E-R& and otrer
earnings items Total earings Items Tatan
£m o ;‘L o 7Em7 o Jm im £m o
Remspayeble T T 7 19 - 10 s e
Qvicecﬁg;xpgse T T T T Tes 2 160 &8 7 &0
Direct property expanditure 98 2 180 94 - 94
Administrative expenses s - 0 80 - 80
impoirment of trading properties - 7 4¢3  ~ — = "~ & — &
Co;cﬁrodingﬁ)pe?y dispc@s\ e /0 !_LT -—_;—21— T T _25 T .Eﬁ
Development contract expendituee” - a1 & - 1 1
Depreciation, including amortisetion of software & 3 @8 5 5
Impairment of goodwil T T L R
Business combination costs . . s 8
Costs - other per the income statement 291 o3 384 273 48 321
Movement in bad and doubtful debts expense - rent (4 - “ @ B
%&éﬁ@dﬁdﬁuﬁ@t;pense;rvﬁe chiorg? 7__;*2 = T _2 T ?) T ‘(7)_
Total costs per the income staterment 289 93 382 2e0 a8 308

> Developrrent comtract expendty~e for the year ended 31 Marcn 2023 i~cludec expenditure relatirg o the ¢mgoirg development of 21 Mcorfields fellowing the sale cf the
property durng the period.
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The following table reconciles costs per the income statement to the individual components of costs presented in note 4.
2023 2022
Adjustment Adjustment
for far
non-wholly non wholly
Jaint owned Joint owned
Group ventures subsidiaries Total Group ventures subsidiaries Tora!
. . o £m irr\’ £m £fm £m - im im . Ewl_
Rents payable B o 10 2 - 12 6 2 - 8
Service charge expense 100 12 {2y 110 20 10 (2) 98
Direct property expenditure 100 10 (2) 108 @4 10 - 104
Adrninistrative expenses o 80 2 - 82 80 2 - B2
Depreciation, including ameortisation 5 - - 5 5 - - 5
of software
Movement in bad and doubtful debyts {4) {1) - (5) (9} 2 - (73
erpense-rent 00000000 .
Movernent in bad and doubtful debts 2 - - 2 (4 (1) - (5)
expense - service charge i B - -
Costs in the segmental information note 293 25 (4 314 262 25 (2} 285
Impairment of trading properties 19 - - 19 6 - 65
Cost of trading property disposals 21 - - 21 25 16 - 41
Development contract expenditure! 41 - - 41 1 - - 1
Depreciation 3 - - 3 - - - -
Impairment of goodwill ) . 5 - - 5 & - - 6
Business combination casts - - - - 8 - - 8
Costs including Capital and other items 382 25 (4) 403 308 41 123 347

1. Development contract expenditure for the year ended 31 March 2023 includes expenditure related to the ongoing development of 21 Moorfields following the sale of the

property during the year.

The Group's costs include employee costs for the year of E7ém (2022: £78m), of which £5m (2022: £5m) is within service charge expense,
£58m (2022: £60m) is within administrative expenses and £13m (2022: £13m) is within direct property expenditure

Employee costs 2023 2022
£fm im
Sclaries and wages 777 ) T 59 63
Ermnployer payroll taxes T 7 5
Other pégon co-s-t-s (note 34) i o 4 3
ghore—bosed payments (note 35) B &
- - 76 78
2023 2022
Number Numoer
The averaggéﬁont-l;a number of employees during the year was; o - L
\ndr'\rrect?c;perty or contract ondgamirnistrot'\on - 385 412
Direct property or con‘troc;t -services; B i
Full-time S 180 184
" Part-time - o - o 12 14
B B B 577 610

With the exception of the Executive Directors who are ernployed by Land Securities Group PLC, all employees are employed by subsidiaries
of the Group. The employee costs for Land Securities Group PLC are borne by another Group compony.

During the year, nene (2022: none) of the Executive Directors had retirement benefits accruing under the defined benefit scheme.
Infermation on Directors’” emeluments share options and interests in the Company’s shares is given in the Directors’ Remuneration Report
on pages 100 to 113,

Details of the employee costs associated with the Group's key management personnel are included in note 39.
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8> Auditor remuneraticn

2023 7022
£m fri
Services provided by the Group’s auditar _; : B
ﬂ__Au;dit of parent company and consolidated ﬁnon_c{o\ stotements ] T 10 09
Audit of subsidiary undertakings - 0.8 0.7
T Audit of joint ven-tures ) T . 0.2 OT
B ' ) ' j 18 18
Nor\fcudit fees: T o
‘athér assurance Ser-v'\cesr ) ’ 7 - 0.4 ) ?
- 22 20

The Group operates a non-audit services policy that sets out the circumstances and financial limits within which the Group’s auditors may
be permitted to provide certain non-audit services. Where appropriate the Group seeks tenders for services. If fees for an assignment are
expected to be greater than £25,000, they are pre-approved by the Audit Committee.

9> External valuers remuneration

2023 2022
_ - £m £r
Services provided by the Group’s external valuers i - ] o
g&zr end and holf—yegr@ valuations - Group T T 0.9 07
T Joint ventures 7 0.1 7 0.1
Gther fonsu\téncy and oéency serviceé - CBRE - - i 2.5 05
ENTE ' ~ ] _ 07 :
R ] ) 4.2 17

1.JLL ather consultancy and agency services fees are stated for year ended 31 Marcn 2023 only followirg their appaintraert in the year as a principal valuer. The comparable
fees for the year ended 31 March 2022 would have been £0.7m.

CBRE Limited {CBRE} and Jones Lang LaSalle Limited (JLL) are the Group's principal valuers. The fee arrangements with CBRE and JLL for
the valuation of the Group's properties is fixed, subject to an adjustment for acquisitions and dispesals. The fees of both CBRE and JLL have
been included in the table above. CBRE and JLL undertake ather consultancy and agency work an behalf of the Group. CBRE and JLL have
confirmed to us that the total fees paid by the Group represented less than 5% of their total revenues in both the current and prior year.
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2023 2022
Capital Tanpitg
EFRA and other EFRA and cthe-
earnings itemns Tetal earningsy items Total
- £m £m £m £m Fr £m
Finance income B :f : ':7 B
Interest receivable from joint ventures 11 - 11 T - ) 9
Fair value movement on interest- rate -;op;;_- T - 23 23 o 16 14
- 1 25 34 9 16 25
Finance expense - B
Bond and debenture debt T (e8) - (68) (67) - (e
Bank and other short-term borrowings _(38_) - “._(2)- (46) o {19) - o (19
Other interest payable - (1) (L (15 (16)
) - S 08y (3 {109) (87) 15y (102)
Interest capitalised in relation to properties under developrnent 22 I P 17 - 17
{84) (3} (87) (70} (15) (85)
Net finance (expense)/income {73) 20 (53) 161) 1 {60)
Joint venture net ﬁ;or{CQ exrp;rw'sei - 77 o {11) o (16) T
Net finance expense included in EPRA earnings {84) ) R (71) h

Lease interest payable of £4m (2022: £4rm) is included within rents payable as detailed in note 4.

11> Dividends
o Accounting policy

Interim dividend distributions to shareholders are recognised in the financial statements when paid. Final dividend distributions are
recognised as a liability in the period in which they are approved by shareholders.

Dividends paid

Pence per share

Year ended 31 March

2023 2022
Payment date PID Non-PID Total £m £m
For the year ended 31 March 2021: T )
" Third interim - 30 Morch 2021 600 - 6.00
Final 23 July 2021 .00 - so0 T e
For ti'gy_é;_er;c-je-d 31 March 2022: o
First interim 8 October 2021  7.00 o 7.00 52
Second interim 4 January 2022 8.50 T 850 53
Third interim 7 Aprilz2022 8.50 - 8.50 63
Final 22 July 2022 13.00 T 13.00 96
For the year ended 31 March 2023: - ’
First interim 7 October2022 8.60 - 8.60 64
Second interim - 3 January 2023 9.00 __ - .00 67
Gross dividends B 290 181
Dividends in the statement 6f7churr;§e;; ecTuityi' N I 290 181
Timing difference on payment of withholding tax N - (1) ?
Dividends in the statement of cash Hows - 289 T 190
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11> Dividends continued

The third quarterly interim dividend of 9.@p per ordinary share, or £67m in total (2022: 8.5p or £63m in total), wos paid on 6 April 2023 as

a Property Incorne Distribution (PID). The Board has recommended o final dividend for the year ended 31 March 2023 of 12.0p per ordinary
share {2022: 13.0p) to be paid as o PID. This final dividend will result in a further estimated distribution of £90m (2022: £96m). Subject to
shareholders” approval at the Annual General Meeting, the final dividend will be paid on 21 July 2023 to shareholders registered at the close
of business on 16 June 2023.

The total dividend paid and recommended in respect of the year ended 31 March 2023 is 38.6p per ordinary share (2022: 37.0p) resulting
in a total estimated distribution of £288m (2022: £274m).

The first quarterly dividend for the year ending 31 March 2024 will be paid in October 2023 and will be ennounced in due course.

A Dividend Reinvestment Plan (DRIP} has been available in respect of all dividends paid during the year. The last day for DRIP elections
for the final dividend is close of business on 30 June 2023.

12> Income tax

e Accounting policy

Income tax on the profit or loss for the year comprises current and deferred tax. Current tax is the tax payable on the taxable income
for the year and any adjustment in respect of previous years. Deferred tax is provided in full using the balance sheet liability method on
temporary differences between the carrying amounts of assets and liabilities for financial reporting purposes and the amounts used for
taxatiion purposes. Deferred tox is determined using tax rotes that hove been enacted or substantively enacted by the reporting date
ond are expected to apply when the asset is realised, or the liability is settled.

No provision is rmade for temporary differences (i) arising on the initial recognition of assets or liabilities, other than on a business combination,
that affect neither accounting nor taxable profit and (i) relating to investments in subsidiaries to the extent that they will not reverse in the
foreseeable future.

e Significant accounting judgement

The Group is a Real Estate Investment Trust (REIT). As a result, the Group does not pay UK carporation tax on its profits and gains from
the gqualifying rental business in the UK. Non-qualifying profits and gains of the Group continue to be subject to corporation tax as normal,
In order to maintain group RET status, certain ongoing criteria must be rmet. The main criteria are as follows:

* at the start of each accounting period, the assets of the tax exempt business must be at least 75% of the total value of the Group's assets;
¢ atleast 75% of the Group's total profits must arise from the tax exempt business; and

* otleast 90% of the notional taxable profit of the property rental business must be distributed.

The Directors intend that the Group should continue as a REIT for the foreseeable future, with the result that deferred tax is no longer
recognised on termperary differences relating to the property rental business.

Deferred tax assets and liabilities require managerment judgement in determining the amounts, if any, to be recognised. In particular,
judgement is required when assessing the extent to which deferred tax assets should be recognised, taking into account the expected
timing ond level of future 1oxable income. Deferred tox assets ore only recognised when management believes it is probable thot future
taxable profits will be available against which the deductible temparary differences can be utilised.

There is no income tax charge in the income statement (2022: none). There is a deferred tax credit of £3m {2022: £5m charge) included
within Other comprehensive income.
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The tax for the year is lower than the standard rate of corporation tax in the UK of 19%. The differences are explained in the table below.

2023 2007
im tm
(Loss)/profit before tax _ B N __ — {622) 875
{Lossy/profit before tax multiplied by the rate of corporation tax in the UK of 19% {118) 186
Adjustment for exempt property renrtcrjr\rlossesf(proﬁts) and revatuations in the yeor o 130 (154)
S - 12 1z
Lffects of: .
Timing difference omir;purci?:viuse of medium term notes - o {11) {11)
N Tntere;t rate Evoiﬁzrmégméaigr;d otﬁéritewn{pmrr’mrerenceg e (3) {3}
Neon-allowable expenses and non-taxable items 1 1
Movement in unrecognised tax losses 11
Total income tax charge in the income statement T T .
2023 2022
£m £n
The Group’s deferred tax liability is analysed as follows: ) _
Arising on business combination 7 11
Arising on pension surplus 3 6
Total deferred tax liability o - 4 7

Deferred tax is calculated at the rate substantively enacted at the balance sheet date of 25% {2022: 25%). The movernent in the deferred
tax liability arising on the re-measurernent loss on the defined benefit pension scherne surplus is included within Other comprehensive
income in the Statement of comprehensive income.

There are unrecognised deferred tax assets on the following itermns due to the high degree of uncertainty as to their future utilisation by
non-REIT qualifying activities.

2023 2022
£m Im
Revenuelosses ) B 245 220
Capital losses - - ) _5_2 - 572_
Other unrecognised temperary differences 239 313
Total unrecognisedftems 756 805

The other unrecognised temporary differences relate primarily to the premium paid on the redermption of the Group’s medium term notes.
The premium paid was expensed in full in prior years, whereas a tax deduction is taken over the remaining term.
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13>Net cash generated from operations

Financial staterments

Reconciliation of operating (loss)/profit to net cash generated from operations Group Company
2023 2022 2023 2Cz2
_ . im im im fm
Operating (loss)/profit - (569) 935 (26) 90
Adjustmeﬁ?s for: ) T T - ’ —
F\J_e‘t deﬁcit/-tsurplus) on revaluation of investrment properties 827 (414) - -
Loss/{gain) on Chcng-es in finonce leases & {6) - _
Profit on dispﬁsol of trodirl:g éroperties ] ’ (1) —7(2) -
Loss/(préﬁt) on disposal of investrnent properties 144 {107} - -
Proﬁt on d‘\sp-oso\ of investment in jom_tTeEres - ) _ (é) - T
Share of loss/(profit) from joimt-ventures and asﬂ;fes ) 1 (33) - -
Sharefboséd payment charge 7 - ] 7 4 - -
Impcﬂrrﬁﬂ goodwill T 5 T 6 -
Reversal of impairment of investment in subsidiary -~ - {1) {117}
Rents payable 7 o } 7 10 s - s
DTprecw’c:tion and omortisotioﬁ 5_ 5 - -
\rﬁpclrmént of trading properties 19 4 - -
Other - - = - e
) 453 399 (27) (27}
Ehunges in working capital; T V T
(Increése)/decreose in receivables (177) 28 -
iDecrecse)/\'ncrease in payables and provisions - (80) 21 27 27
N)e{ cash generated froimﬂopercltions - - 356 T aa8 - -
Reconciligtion to adjusted net cash inflow from operating activities Group Company
2023 2022 2023 2022
£m £m £m tm
@t cash mﬁdw fram oéaroting actﬁivit’ires 342 381 - T
Joint ventures net cash inflow from operofing activities 17 23 - ) -
Adjusted net cash inflow from eperating activities’? T 359 404 - _

1. Adjusted net cash inflow from operating octivities is now presented inclusive of cash flows from trading property activities. whereas previously it hod excluded these cash
flows The presentation for the year ended 31 Morch 2022 has been restated 1o reflect this change. Refer ta the Glossary for the definition of Adjusted net cash inflow from

operating activities,

]

cncludes cash Hows relating to the interest in MediaCity which 1s not owned by the Group, but is conseidated in the Group numbers
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Section 3 — Properties

This section focuses on the property assets which form the core of the Group's business. It includes details of investment properties,
inwestments in joint vontures and trading proportics.

Qur property portfolio is @ combination of properties that are wholly owned by the Group, part owned through joint arrangements and
properties owned by the Group but where a third party holds a non-controlling interest. In the Group's IFRS balance sheet, wholly owned
properties and properties owned by the Group but where a third party holds a non-controlling interest are presented as either ‘Investment
properties’ or ‘Trading properties’. The Group applies equity accounting to its investrments in joint ventures, which requires the Group's
share of properties held by joint ventures to be presented within ‘Investments in joint ventures’.

Internally, management review the results of the Group on a basls that adjusts for these forms of ownership to present a proportionate
share. The Combined Portfolic, with assets totalling £10.2bn, is an example of this proportionate share, reflecting the economic interest
we have in aur properties regardless of our ownership structure. We consider this presentation provides further insight to stakehclders
about the activities and performance of the Group, as it aggregates the results of all of the Group’s property interests which under IFRS
are required to be presented across a number of line items in the statutory financial statements.

The Group's investment properties are carrfed at fair value and trading properties are carried at the lower of cost and net realisable value.
Both of these values are determined by the Group's external valuers. The combined value of the Group's total investment property portfolio
(including the Group’s share of investment properties held through joint ventures) is shown as a reconciliaticn in note 14,

e Accounting policy

Investment properties

Investrnent properties are properties, either owned or leased by the Group, that are held either to earn rental income or for capital
appreciation, or both. Investrment properties are measured initially at cost including related transaction costs, and subsequently at fair
value. Fair value is bosed on market value, as determined by a professional external valuer at each reporting date. The difference between
the fair value of an investment property at the reporting date and its carrying amount prior to re-measurement is included in the income
staternent as a valuation surplus or deficit. Investment properties are presented on the balance sheet within non-current assets.

Sorne of the Group's investment properties are owned through long-leasehold arrangements, as opposed to the Group owning the freehold.
Where the Group is a lessee, a right-of-use asset is recognised at the commencement date of the lease and accounted for as investment
property. initially, the cost of investment properties held under leases includes the amount of lease liabilities recognised, initial direct costs
incurred, and lease payments made at or before the commencement date less any lease incentives received. The investment properties held
under leases are subsequently carried ot their fair value. A corresponding liability is recorded within borrowings. Each fease payment is
allocated between repayment of the liability and a finance charge to achieve a constant intersst rate on the outstanding liability.

Trading properties

Trading properties are those properties held for sale, or those being developed with a view to sell. Trading properties are recorded at the
lower of cost and net realisable value. The net realisable value of a trading property is determined by a professional external valuer at
each reporting date. If the net realisable value of a trading property is lower than its carrying value, an impairment loss is recorded in the
income statement. If, in subsequent periods, the net realisable value of a trading property that was previously impaired increases above its
carrying value, the impairment is reversed to align the carrying value of the property with the net realisable value. Trading properties are
presented on the balance sheet within current assets.

Acquisition of properties
Properties are treated as acquired whan the Group assumes control of the property.

Capital expenditure and capitalisation of borrowing costs

Capital expenditure on properties consists of costs of a capital nature, including costs associated with developments and refurbishments.
Where a property is being developed or undergoing major refurbishrment, interest costs associated with direct expenditure on the property
are capitalised. The interest capitalised is calculated using the Group’s weighted average cost of borrowings. Interest is capitalised from
the commencement of the developrment work until the date of practical completion. Certain internal staff and associated costs directly
attributeble to the management of major schemes are also copitalised. The total staff and associated costs are capitalised based on the
proportion of time spent on the relevant scheme. Internol staff costs are capitalised from the date the Group determines it is probable that
the development will progress until the date of practical completion.



150 Landsec Annual Report 2023 Fimancial statements

Notes to the financial staterments
for the year ended 31 March 2023 continued

Transfers between investment properties and trading properties

When the Group begins to redevelop an existing investment property for continued future use as an investment property, the property
continues to be held as an investment property. When the Group begins to redevelop an existing investment property with a view tc sell,
the property is transferred to trading properties and held as o current asset. The property is re-measured to fair value os at the date of
the transfer with any gain or loss being taken to the income statement. The re-measured ameunt becomes the deemed cost at which the
property is then carried in trading properties.

Disposal of properties

Properties are treated as disposed when contral of the property is transferred to the buyer, Typically, this will either occur on unconditional
exchange or on completion. Where completion is expected to occur significantly after exchange, or where the Group continues to have
significant outstanding obligations after exchange, the control will not usually transfer to the buyer until completion.

The profit on dispesal is determined as the difference between the sales proceeds and the carrying amount of the asset at the beginning
of the accounting period plus capital expenditure to the date of disposal. The profit on dispesal of investment properties is presented
separately on the face of the income statemnent. Proceeds received on the scle of troding properties are recognised within Revenue, and
the carrying value at the date of disposol is recognised within Costs.

e Significant accounting judgement

Acquisition and disposal of properties

Property transactions can be complex in nature and material to the financiol statements. To determine when an acquisition or disposal
should be recognised, management consider whether the Group assumaes or relinguishes control of the property, and the point at which
this is obtained or relinquished. Consideration is given to the terms of the acquisition or disposal contracts and any conditions that must
be satisfied before the contract is fulfilled. In the case of an acquisition, management must clso consider whether the transaction
represents an asset acquisition or business combination.

Key accounting estimates and other sources of estimation uncertainty

Valuation of the Group's properties

The valuation of the Group’s property portfolic has been undertaken by independent valuers in accordance with the Royal Institution

of Chartered Surveyors (RICS) Valuation - Glebal Standards and UK Supplement (together the “Red Book”). Real estate by its nature is

a complex asset class with value determined by a range of factors overlaid by interpretation and judgemental assessment of market data;
as such it is ¢clossified as a ‘Level 3 asset’ within IFRS. Factors offecting valuation are on an individual property level and include the
property type, location, tenure and tenancy characteristics, quality of the asset and prospects for future rental revenue.

The Group's investment property valuation has been undertaken by valuers interpreting market evidence as available in reaching their
conclusions on fair value, reflecting asset specific data provided by management, making assumptions that tenure, tenancies, Town
planning and condition of buildings are as provided. As a result, the valuations the Group places on its property portfolio are subject to

a degree of uncertainty and are made on the basis of assumptions which may not prove to be accurate, particularly in periods of volatility
or low transaction volume in the property market.

The estimation of the net realisable value of the Group’s trading properties, in particular the developrment land and infrastructure
programmmes, is inherently subjective due to a number of factors, including their complexity, unusually large size, the substantial
expenditure required and long timescales to cornpletion. In addition, as a result of these timescales to completion, the plans associated
with these programmes could be subject to significant market variation over the course of development. As a result, and similar to the
valuation of investment properties, the net realisable values of the Group’s trading properties are subject to a degree of uncertainty and
are determined on the basis of assumptions which may not prove to be accurate.

If the assumptions upon which the external valuer has based its valuations prove to be inaccurate, this may have an impact on the value
of the Group’s investrment and trading properties, which could in turn have an effect on the Group’s financial positiorn and results.
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14> Investment properties

2023 2022

~ £m im

Net book value at the beginning of the year T B T11,207 5,607
Transfer from J;inTventurel o ) T3 -

Acquired tm?g;uc;uiSWtion of group of subsidicries _ T o - 619
Acquisitions of investment properties? T B o T 218 247
Copitoliexip;e;iiture B - -__ T 356 343

Capitalised interest - - 22 17

Net movernent in head leases capitalised? 3 ~ 1) e
Diisporso\rsd-‘; B - (1,319) (58

Net (deficit)/surplus on rev_oIJ;Jti;jn of investment prrop;rtrliegi - o [827) h 416
Transfers to trading properties - T B {6) - (&)

Net book value at the end of the year T B B 9,658 11,207

1. Recognition of property following the change in classification of Wind Farms from a joint venture to a subsidiary during the year. Refer 1o note 16 for further detals.

2.Includes ocquisition of the remaining 50% interest in 5t David's for cash consideration of £013m, Including the purchase of debt and subsequent purchase of the entire share

copital of the other Limited Partner, Intu The Hayes Limited, an 24 March 2023, This has been accounted for as an asset acquisition, with assets and liabilities acquired at the

dote of acquisition consisting of investment property of £113m, cash of £11m, trade and other receivables ot £4m and trade and other payables of £12m. The ocquisition

amount in the table above also includes the transfer of the investment property held in the existing 50% interest in 5t David's from investrment in joint venture to wholly

owned subsidiary.

. See note 22 for details of the amounts payable under head leases and note 4 for detells of the rents payable in the incorne staterment.

4. Includes impact of dispasals of finance leases.

3. Includes £766m mpact of disposal of 21 Moorfields. Gross proceeds of £742m (inclusive of development costs to go) were received following adjustments to the heoadline
price of £80%m for rent top up and fit-out contributions.

i

The market value of the Group's investment properties, as determined by the Group's external valuers, differs from the net book value
presented in the balance sheet due to the Group presenting tenont finance leases, head leases and lease incentives separately. The following
table reconciles the net book value of the investrment properties to the market value.

2023 2022
Adjustment Adlustmant
for far
Group non-wholly Group non-wholly
{excl. joint Joint owned Combined (excl. joint Joirs owned Combined
wventures) venturest subsidiaries Portfelio werTures) ventures: subscenes Portfelc
- £m £m £m _ __im fm £ £m £m
Market value 9,743 635 {13%) 10,239 11,362 _ 80Q (1_42 __ 12,017
Less:wpriop{eirties tregted as finance leases {17} - - {17) (66) = (636)
Plus: head legses capitalised 107 1 - 108 o1 g - 132
Less: tenant lease incentives {175) _3%) - {210) {212} (38} - 7(275%
Net book value 9,658 601 (139} 10,120 11,207 771 (145) 11,833
Net (deficit)/surplus on revaluation  (827) (30) ) (848) 416 IS 4y 409

of investment properties

1. Refer ta note 14 for a breakdown of this amount by entity.

The net book value of leasehold properties where head leases have been capitalised is £1,723m (2022: £2,908m).

Investment properties include capitalised interest of £271m (2022: £249m). The average rate of interest capitalisation for the vear is 3.0%
(2022: 2.5%}. The gross historical cost of investment properties is £8,280m (2022: £8,404m).

Valuation process

The fair vaiue of investment properties at 31 March 2023 was determined by the Group’s external valuers, CBRE and JLL. The valuations are
in accordance with RICS stondards and were orrived at by reference to market evidence of transactions for similar properties. The valuations
performed by the valuers are reviewed internally by Senior Management and other relevant people within the business. This process includes
discussions of the assumptions used by the valuers, as weil as a review of the resulting valuations. Discussions of the valuation process and
results are held between Senior Management, the Audit Committee and the valuers on o half-yearly basis.
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14> Investment properties continued

The valuers’ opinion of fair value was primarily derived using comparable recent market transactions on arm’s length terms and using
approprigte valugtion techniques. The fair value of investment properties is determined using the income capitalisation approach.
Under this approach, forecast net cash flows, based upon current market derived estimated rental values {market rents) together with
astimated costs, are discaunted at market derived capitalisation rates to produce the valuers’ opinion of fair value. The average discount
rate, which, if applied to all cash flows would produce the fair value, is described as the equivalent yield.

Properties in the development programme are typicalty valued using a residual valuation method. Under this methedology, the valuer
assesses the completed development value using income and yield assumptions. Deductions are then made for estimated costs to
complete, including finance and developer’s profit, to arrive at the valuation. Costs include future estimated costs associated with
refurbishment or development {excluding finance costs), together with an estimate of cash incentives to be paid to tenants. As the
development approaches completion, the valuer may consider the income capitalisation approach to be more appropriate.

The Group cansiders all of its investment properties to fall within 'Level 3, as defined by IFRS 13 and as explained in note 24(iii).
Accordingly, there have been no transfers of properties within the fair value hisrarchy in the financial year.

The table below surmmarises the key unobservable inputs used in the valuation of the Group’s wholly owned investment properties,
and properties owned by the Group but where a third party helds a nen-controlling interest, at 31 March 2023:

2023

wewer L PUTeRRSR TR i

.. &m  low  Averoge High Low Average High Low Average! High

Central London - e e e -
West Endoffices 2,288 20 64 156  4.0%  43% 5.6% - 38 231
T Lsos 56 72 s0 5ow s ee% | - i1a 152
‘Retalland other 1,058 8 49~ 82 35%  47%  65% - 27 259
Tovei Contro Landon_~___bsso " 5" 3" Tise sk ark eew . 5 gy
Majerreta T T T T T T T e
" Shoppingesntres 1,026 12 25 31  6.5% 8.0% 9.2% 3 10 25
Coutlers 484 15 47 52 6.4% 7.2% 106% 8 12 22
Total Majorretail 1,710 12 34 52 64%  7.7% 10.6% 3 11 25
Medwaseuban T e e e e e
" Completed investrents 518 17 25 47  55%  6.3% 10.0% -~ - 4
" Developments 4 410 10 17 27 5.6%  6.4% 114% - - -
e S R e S
Subscale sectors - T
Cleisure 439 ¢ 13 19  6.6% 8.5% 105% - 2 25
Hetels 48 8 18 ' 3 _ 56% 68% 82% - - -
TRetoilsparks  a18 13 19 25  5.0%  6.4% 83% - 4 18
Total Subscalesectors 1,265 8 17 36 50% 7.2% 105% - 2 25
" Developmerss: 167 &2 58 80  4.8% 5.3% 55% -~ - -

incorme capitalisation method

" Developments: residul methed 1,023 60 47 Be  4.7%  AB%  53% - - =
Development programme 1,190 52 49 B8  4.7%  49% 55% - -

Market value at 31 March 2023 - Group 9,743

1. 7ne calzulanion for average costs exciudes thase properties whior are cssarec by the Group's externcl vcluer 10 ce substant'a'ly refurbishea or redeve sped, but wrich do rat
/et ‘o nart of the desswonment prograrmme.
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The sensitivities below illustrate the impact of changes in key unobservable inputs (in isclation) on the fair value of the Group's properties:

Sensitivities

Impact on valuations
of 5% change in

Impact on valuations
of 25 bps change in

2023

Impact on vatuations

of 5% change

Total Maj

Developments: Mixed-use urban

Developments: income capitalisation method

Developments: residual methed

estimated rental value equivalent yield in costs
Market - T

value Increase Decrease Decreose Increase Decrease Increase

fm £fm fm £m £m £m £m

Total CrentroG\dron fexcluding developments) - 4650 178 7(71774) 262 (232) o 14 (8)
r retail {excluding dt_a_v_e_e\oprﬂts)-_- 1,71¢ 7? {71) 61 (57) - 4 (4:)_

Total Mixed-use urban {excluding developrnents) 518 17 {16) 20 (19) - -
Total Subscale sectors (excluding deveiopments) o 7” i265 T a7 (476i7 18 (13) 2 (2)
T 410 13 (13) 13 (13) 1

1467 11 {12) 15 (14) 4 (4}
T 1,023 72 (87) 104 {107) 23 (40)

o 9,743 409 (419) 491 (455) 48 (59}

Market value at 31 March 2023 — Group

The table below summarises the key uncbservable inputs used in the valuation of the Group’s wholly owned investment properties, and
properties owned by the Group but where a third party holds a nen-contrelling interest, at 31 March 2022:

20e2
MS(;TS; B -_.Eszirnoted re;tpc;rvsoqh;el Equivalent ynel: : DB'C;S';
o £m Low Average High Low Average Fgh Low Average: High
Cer;fdl Lgl;ndon

West End offices 2613 15 e5 77 38%  A7% _ 50% - 18 96

City offices 1,628 56 112 260 4.3% 4.6% 6.0% o a2 95
" Retail and other 1,096 8 56 84 25%  42%  65% - 2 23
Total Central London 5,637 8 79 250 25%  4.6%  65% - 23 96
Major retail e T B - o

Shopping centres 852 22 26 36 83% 7.4%  7.8% 2 19

Outlets 743 19 48 56 6.1% 68%  12.8% - 2 )
Total Major retail 1,595 19 36 56 6%  7.1%  12.8% - 2 19
Mixed-use urban ) T )

Completed investments 545 15 2 72 47%  57%  8.4% - -
" Developments 473 3 1% 55 4.5% &.7% ©.7% - - -
Total Mixed-use urban 1,018 3 24 72 45%  62% 9.7% - - 11
Subscule_s-e:-cto:. T -

Leisure - 515 6 12 16 65%  7.4%  10.5% - 4 23
~ Hotels 422 7 16 30 48%  57%  7.4% - s

Retails parks 466 12 16 24 4.0%  57% 7.7% N 3 32
Total Subscale sectors 1,403 6 12 30 40%  57% 10.5% - 3 32

Dé{zelopment-s_:_imcome capitalisation @23 57 &7 75 4.1% 22%  5.0% - T

method -

_ Developments: residual method 786 34 65 24 4.0%  42%  54% - -
Development programme 1,709 34 L] 94 4.0% 4.2%  5.4% i - -

Market value at 31 March 2022 - Group 11,3672 o

1. The calculation for average costs excludes those properties which are assumed by the Group's external valuer to be substantially refurbished or redeveloped, but wnich de not

yet form part of the development programme.
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14> Investment properties continued

Financial statements

The sensitivities below illustrate the impact of changes in key uncbservable inputs (in isotation) on the fair value of the Group's properties:

Sensitivities

2022

Impact on valuctions of Impecat on voluat'ens of Irmpoct o valuaticns of
5% chonge in 25 bps clonge i~ 5% change
estimgred rertel value eas volet yield In costs
Mo-ket N 47 - - - - -
value Increase Decreose Decrease Increase Decrense Increase
B £m Im £ fm fm frn £m
Total Central Landon (excluding developments) 5,637 202 (90) 311 (269) 2 (4)
Total Major retail {excluding developments) 1,595 Y] {250) &0 (26} 1 m
Total Mixed-use urban (excluding dev-elopments) 545 15 (1-4) 24 (22) - -
Total Subscale sectors {excluding developrments) 1,405 53 50) el (55) 1 (1
Developrments: Mixed-use urban 473 16 (a5) 16 (15 -
@opmenfcs: income capitalisation method 923 29 (29} B 74 (66) 10 7 {?)
Developrents: residual method 786 6% (68) 47 (81) 34 (34)
Market value at 31 March 2022 - Group 11,362 450 (616} 593 (564} TTas (49)
15> Trading properties
Development
land and
infrastructure Residential Total
_ im Emr fm
AtlApril2021 24 12 36
Transfer from investment properties ) _ 4 6
Acquisitions - 128 128
mal e;pend\‘ture B | T 5 &
bisposa\s ] o {25) - _(2?)
impow’rment provision - [6)] (6)7
AT 31 March 2022 128 17 145
Transfer from investment properties -1 - 6
Capital expenditure 5 (3) 3
Disposals ] (17) - 17}
m&irment provision)}reversul of impairment . (25) ) é (197)77
At 31 March 2023 i B } 98 20 118

The cumulative impairment provisian gt 31 March 2023 in respect of Development land and infrastructure was £25m (2022: £nil) and

in respect of Residential was £nil {2022: £&6m).
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16> Joint arrangements

o Accounting policy

Joinl unangernents are those entities over whose activities the Group has joint control, established by centractual agreement. Interests

in joint arrangerments are accounted for as either a joint venture or a joint operation. The treatment as either a joint venture or a jaint
operation will depend on whether the Group has rights to the net assets, or a direct interest in the assets and liabilities of the arrangement.

A joint arrangement is accounted for as a joint venture when the Group, along with the other parties that have joint control of the
arrangement, has rights to the net assets of the arrangement. Interests in joint ventures are accounted for using the equity method

of accounting. The equity methed requires the Group's share of the joint venture’s post-tax profit or loss for the year to be presented
separately in the income stoterment and the Group’s share of the joint venture's net assets to be presented separctely in the balance sheet.
Where a joint venture is in a net liability position, the Group’s share of cccumulated losses of a joint venture interest are recognised as net
llabilities where there is an obligation to provide for these losses.

A joint arrangerent is accounted for as a jeint operation when the Group, along with the parties that have jeint control of the
arrangement, has rights to the assets and obligations for the liabilities relating to the arrangement. The Group’s share of jointly controlled
assets, related liabilities, income and expenses are combined with the eguivalent iterns in the financial staternents on a line-by-line basis.

The Group's principal joint arrangements are described below:

Parcentage owned

Joint ventures® & voting rights? Business segment Year end date® Joint venture partner
Held at 31 March 2023** - ' 7 )
Nova, Victoria® o 50% 7 Ceﬁ-;;J_L_ondon _31 March Suntec Real Estate Investment Trust
Southside Limited Partnérsh'\p 50% ) Major retall 7 31 March Invesco Real Fstate European Fund
\;\}es{g;:te Oxford Alllance Limited Fa};nership 50% Major retail, 31 March The Crown Estate Compmissicners
Subscale sectors - o
Harvest™ 50% Subscale sectors 31 March JSainsbury ple
The Ebbsfiset Limited Partnership® 50% Subscale sectors 31 March Cbbsfleet Properfy Limited
West India Quay Unit Trust® 50% Subscale sectors 31 March Schroder UK Real Estate Fund
Mayfield®® T 50% Mixed-use urban 31 March LCR Limited, Manchester City Council,
Transpert for Greater Manchester
Curzon Park Limited® 50% Subscale sectors 31 March Derwent Deverlropmerwts {Curzon)
7 ~ Limited
Plus X Holdings Limited” 50%  Subscale sectors 31 March Paul David Rostas, Matthew Edmund
Hunter
Landmark Court Partnership Limited® 51% Central London 31 March TTL Landmark Court Properties Limited
Joint operdtion R Ownership interest Business segment Year end date® Joint operation partners
Held at 31 March 2023
B!uewc;ér,_-k-e_eﬁ;t 45.75% 7 Major retail 21 March M&G Real Estate and GIC

Royal London Asset Management
Aberdeen Standard Investments

1.Refer to Additional information pages 205-209 for the full list of the Group’s related undertakings.

nvestrments under joint arrongernents are not always represented by an equal percentage helding by each partner. In o number of joint ventures that are not considered
principal joint ventures and therefore not included in the table above, the Group holds a majority shareholding but has joint control and therefore the arrangernent is

accounted for as a joint venture.

The year end date shown is the accounting refersnce date of the joint arrangement. In afl cases, the Group’s accourting 1s performed using financial infermatien for the

Group’s own reporting yeor and reporting dote.

.During the year to 31 March 2023, Wind Forrrs are no longer classified as a joint venture and are consolidated together with other subsidiory undertakings. Wind Forms
includes DS Renewables LLF, Hendy Wind Farrn Limited and Rhoscrowther Wind Farm Limited

. On 24 March 2023 the Group acquired the remaining S0% interast in 5t David's Limited Partnership. From that date, the results of the operations from St David's

are consclidated together with other subsidiary undertakings. Results from its operations prior to that date ore included as share of profit or loss from joint ventures

For further details on the acquisition refer to nate 14,

Maova, Victoria includes the Nova Limited Partnership, Nova Residential Limited Partnerstip, Nova GP Limited, Nova Business Manager Limited, Nova Residertial (GP) Limited,

Nowva Residential Intermediate Limited, Nova Estate Management Company Limited, Nova Nominee 1 Limited and Nova Nominee 2 Limitaed

Harvest includes Harvest 2 Limited Partnership, Harvest Development Managerment Lirmited, Harvest 2 Selly Qak Limited, Harvest 2 GP Limited and Harvest GP Limited.

Mayfield includes Mayfield Develapment Partnership LP and Mayheld Development (General Partrer) Limited.

Included within Other in subseguent tabkles.

N

Ao

o o

o
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16> Joint arrangements continued

Financial statements

All of the Group's joint arrangements listed above have their principal place of business in the United Kingdem. All of the Group's principal
joint arrangements own and operate investment property, with the exception of The Ebbsfleet Limited Partnership which is a holding

company and Harvest which is engaged in long-term development contracts. The activities of all the Group’s principal joint arrangements
are therefore strategically important te the business activities of the Group.

All joint ventures listed above are registered in England and Wales with the exception of Southside Limited Partnership and West India Quay

Unit Trust which are registered in Jersey.

Joint ventures

Revenue!

Year ended 31 March 2023

properties

Westgate
Southside St. David's Oxnford
Nova, Limited Limited Alliance
Victoria Partnership Partnership Partnership Other Total Total
100% 100% 100% 100% 100% 100% Group share
Comprehensive income statement £m £m Em £m £m £m Em
49 10 33 34 4 130 65
Gross rental income (after rents payable) 36 10 25 - 27 T4 102 51
Net rental income 36 7 16 22 2 83 a2
EPR4 ea;nfngs before_intérest 35 é 15 22 2 ac 40
Finance expenss ) (17 (6) - - - (23) (111]
Net finance expense - (17) (6) - i - - (23) {11}
EPRA earnings 18 - 15 22 2 57 29
Capital and other items ) 7 7 B
Net (deficit)/surplus on revaluation of investrment (67) i 6 {8) 8 (60) (30)
{Loss)/profit before tax {49} 1 2 7 14 10 (3} {1)
Fgﬂ:—tax {loss)/profit ] ) (49) 1 21 14 10 {3) !ﬂ
Total comprehensive (loss)/income (49) 1 21 14 10 {3) (1)
Group share of (loss)/profit before tax (24) - 10 7 6 (1)
Group share of post-tax (loss)/profit (24) - 1o 7 é 1
Group share of total comprehensive (loss)/income (24) - 10 7 -} (1)

1. Revenue includes gross rental income {before rents poyoble), service charge income, other property related incorme and incorne fram developrment cantracts.
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Joint ventures

Yeor ended 31 March 2022

Westgote
Scuthside St David's Oxford
MNova, Limited Lirmitea Alhance
Victoric Partrerstip Fur tnership Partnership Other Toral Total
100% 1007% 100% 100% 106% 100%  Group shora
Comprehensive income staterment fm Em im £m im £m £
Revenue? 45 11 33 37 é - 132 64
Gross Vréﬁtai income (6fter rents payable) 36 10 25 26 & lOan 52
Net rental income ) - 29 11 17 25 I 8z 41
EPRA earnings before interest - 29 10 15 24 (1) 77 39
Finance expenﬂsﬁeiii o (13} (6} - - - (19) (16-)—
Net finance expense (13} (6} - - - (19) 110}
EPRA earnings 16 4 15 24 (1) 58 29
Capitc;I and other items o o - T
Net surplus/{deficit) on revaluation of investrment 16 (1} (20) {2} - (7) (3)
properties )
Proﬁlon disposal of investment praperties - - - - 1z 12 8
Loss on disposal of trading properties i - - - - (2) (2) 1y
Frofit/(loss) before tax ) 32 3 [5) 22 Pl 461 33
Post-tax profit/{loss) 32 3 (5} S22 2 &1 33
Total comprehensive income/(loss) 32 5 (5} 22 9 &1 33
Groupﬁshare of pfoﬁt/(loss) bef_o“r; tax 16 2 (3} 11 7 o 73.:5
Group share ofgost-tax pygﬁ}'{(loss) 146 2 (3) 11 7 33
Group share of total comprehensive income/{loss}) 14 2 {3 11 7 33

1.Revenue includes gross rental incorme (befare rents payable), service charge income, other property related incorme and income from development contracts.
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16> Joint arrangements continued

Fingncial statements

Joint ventures

31 Mareh 2023

Westgate
Southside St. David's Oxford
Nova, Limited Limited Alliance
Victoria Partnership Partnership Partnership Gther Total Total
100% 100% 100% 100% 100% 100% Group share
Balance sheet £m £m £m £m £m £m £m
Invesiment propsrtiss’ ] ' 748 134 - 225 o8 1,205 601
ﬁon—current assets } ) 748 134 - 225 98 1,205 ) 601
Cash and cash equivalém‘ts | 36 3 - 23 7 69 35
au;r current assets l 64 ) - 13 68 154 ’ 78
Current assets ) 100 12 - 36 75 223 113
Totat ossets 848 146 - 261 173 1,428 714
Trade and other payables and provisions : (22) (109 - (14) {48) (94) (48]
Current liabilities . (22} 10 - (14) (48) (94} (48)
Non-current hiabilities ] (131} (145) - - - (278) {138)]
Non-current liabilities B (131) (1:15) - - - (278) {138)
Total liabilities o (153) (155) - (14) (48)  (370) __ (186)
Net assets/(liabilities) 695 (e} - 247 125 1,058 528
Comprised of: -
Net assets 695 - - 247 125 1,067 533
Accumulated losses recognised as net liabilities? ’ - {9) - - - (9) 7(5)
Market value of investment properties: 807 134 - 233 98 1,272 635
Net cash/(debt)’ 36 3 - 23 7 59 35

1 The difference between the book valug and the rnarket value of investrment progerties is the amount recognised in respect of lease incentives, head leases capitalised and

properties treated as finance leases, where applicable.

2. The Group's share of accumulated losses of ¢ joint venture interest are recogrised os net liabilities (see note 33) where there is an obligaton to provide for these lasses.

3 Excludes funding provided by the Group and its jo'nt venture partners,
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Joint ventures

31 March 2022

Westgats
Southside 5t David's Cxford
Nows, Lirited Lirnited Allance
Victuria Partrership Portnership Partrership Oter Total Total
i00% 100% 100% 106% 100% 106%  Group share
Balance sheet £ £m £n £m £m £m im
Investment properties: 815 133 235 236 132 1,551 771
Non-current asset;m' 815 133 235 236 132 1,551 771
Cash and cash equivalents 27 4 10 12 10 63 31
Other curre:nt arsisieitzm &3 7 13 14 53 7 150 105
Current assets 0 11 o 23 22; 7 63 213 136 ’
E_a_l assets . @05 144 258 262 195 1,764 207
Trade and other payables and provisions (22) (10} (93 (10) {63} 7 (44)}
Current liabilities - (22) (10) @) (10) (63) (44)
Non-current liabilities B (139) (145) (22) 3) (131) (440) (168)]
Non-current liabilities (139} {145) 122} {3) (131) (440) {168)
Total liabilities (161) (155) (31) {13) (143)  (503)  (212)
Net assets/{liabilities) 744 (11) 227 249 52 1,261 695
Comprised of:
Net assets 744 - 227 249 52 1,272 700
Accumulated losses recognised as net liabilities? - (11) - . - (11)_ _______ (5)-
Market value of investment properties® 870 133 226 247 124 1,400 800
Net cash/(debt)’ 27 2 ey 12 4 39 19

1 The difference between the book volue and the morket volue of iInvestment properties is the amount recognised in respect of lease incentives, head leases capitalised and

properties treated os finance leases, where applicable.

2.The Group's share of accurnulated losses of a joint venture interest are recognised as net liabilities (see note 33} where there is an obligation to provide for these losses.
3. Excludes funding provided by the Group and its joint venture partners.
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16> Joint arrangements continued

Financial staternents

Joint ventures

Nova,
Victoria

Seuthside
Limited
Partnership

St. David’s
Limited
Partnership

Westgate
Oxford
Alliance
Partnership

Other Total

3 Greup share  Group share  Group share  Greupshare  Group share  Group share
Net investment ) ) fm £m £m £m £m £m
At 1 Aprit 2021 351 %0 124 125 32 625
Total comprehensive income/(loss) 16 2 3) 1 7 R
/Euisitions - _ - 54 B 54
Non-cash contributions -5 - - - 5
Cash distributions __ - - N (8) (11) (3 Ty
At 31 March 2022 ] ) 372 (5) 113 T1ss 90 695
Total comprehensi;re (loss)/income (24) - 10 7 4 (E)_
Cash distributions - - (4) T8 @ (14
Other distributions - - - - (7) 7
bi_s;aosols and transfers from joint arrangements - - - (_119) - (25) (1?)
bthgr_pon—cash movements ~ - Z - - (1) (1}
At 31 March 2023 348 {5} - 124 61 528
(i;wprised of: ) ) 7
At 51 Morch 2022 7 ’
Non-current assets 372 - 113 125 %0 700
Non current fiabilities: - (5) - - N (5)
At 31 March 2023
Non-current assets 348 - - 124 &1 533
Non-current liabilities' ) - (5_) - - - (5)

1. The Group's share of accumulated lesses of g joint venture interest are recognised as net liabilities (see note 33) where there is on obligation 1o provide for these losses.



Financial staternents Landsec Annual Report 2023 181

17> Investments in associates

o Accounting policy

Associates are those entities over whose financial and operating policy decisions the Group has significant influence, established by
contractual agreement, but over which the Group does not have contrel or joint control over thase policies. Interests in associates are
accounted for using the equity method of accounting. The equity methed requires the Group's share of the associote’s post-tax profit or
loss for the year to be presented separately in the income statement and the Group's share of the associote’s net assets to be presented
separately in the balance sheet.

The Group's principal interests in associates, acquired as part of the purchase of the share capital of U+l Group PLC in the prior year, are
described below:

Associotes! o Percentage owned and voting rights Year ﬂ\djlute Business segment

CDSR Burlington House Develop;einttgm?ted 20% 31 December Subscale sectors
Northpoint Deve-]-opments Limited 0% o 31 Decemnber i Subscale sectors i
YC Shepherds Bush Limited’ T 189% - 31 December Subscale sectors

1. Refer to Additional informotion pages 205-209 for the full tist of the Group's related undertakings,
2. The Group's investrnent in YC Shepherds Bush Limited wos reduced from 24.5% to 18.5% following capital calls during the year

All of the Group's associates have their principol place of business in the United Kingdem, except for CDSR Burlington House Developrments
Limited which operates in ireland. All of the Group'’s associates are engaged Tn property development,

The investrments in CDSR Burlington House Developrments Limited and Northpeint Developments Limited were fully impaired on acquisition
of U+l Group PLC.

All associates are registered in England and Wales with the exception of CDSR Burlington House Developments Limited which is registered
in lreland.

The Group's share of profit or loss from its investments in associates was £nil (2022: Fnil).

Associates Totat
Group share
Net investment o _ o £m
At L April 2021 -
Acguisitions o - P R 4
At 31 March 2022 o B 4
Reduction in investmentﬁ o (1)
At 31 March 2023 3

18> Capital commitments

2023 2022
. o £m £m
Contracted capital commitments at the end of the ;ear in respect of: T )
Investment prior;:;ritrigs ) T o 153 289
Trading properaers T - o 21 3
Joint ventures {our share) o o - B T 1 1
Total capital commitments ) o I 175 293

Capital commitments include contractually committed obligations to purchase goods or services used in the construction, developrnent,
repair, maintenance or other enhancement of the Group's properties.
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19> Net investment in finance leases

o Accounting policy

Where the Group’s leases transfer the significant risks and rewards incidental to ownership of the underlying asset to the tenant, the lease

is accounted for as o finance lease. At the cutset of the lease the foir value of the asset is de-recogrised from investrnent property and
recognised as a finance lease receivable. The finance lease receivable is derecognised in the event that the lease is terminated. Lease income
is recognised over the period of the lease, reflecting a constant rate of return. The difference between the gross receivable and the presenit
value of the receivable is recognised as finance income within Revenue aver the lease term.

2033 2822
- - & Em

Noncurrent - o 7
Finance leases - gross receivables e
Unguaronteed residual value e
Unearned finance income T T T T T T T gy )
S R T
N
Finance lecses - gross receivables T
Unearned finance income T T T T T T T
- T T
Netinvestment in finance leases T e
Gross receivables from financeleasesdue: T T T o o e T T
Nolater thanoreyear T T T T T T T T g
Onetotwoyears - R
Twotothesyears e T
Thiee to fouryeors T T o T T o T T T T T
N e T
More than five years R )
T e
Ungusranteed residualvalue T T T T T T T T T e
Uneorned finonce income T T T T T T T oy T da)
Net investment in financeleases T T T T T T gy

1. included in Other Receivables i note 310

The Group has lecsed out several investrment properties under finance legses, which range frorn 20 1o 40 vears in duration from the
inception of the lease. During the year to 31 March 2023, the surrender of a tenant lease resulted in the derecognition of the related net
investrnent in finance lease of £50m.
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20> Intangible assets
G Accounting policy

Intangible assets comprise goodwill and other intangible assets arising on business combinations and software used internally within the
business. Intangible assets arising on business combinations are initially recognised at fair value. Goodwill is not amortised but is tested
at least annually for impairment. Other intangible assets arising on business combinations are amortised to the income statement over
their expected useful lives. Software assets are stated at cost less accumuloted amortisation and are amortised on a straight-line basis
over their estimated useful economic lives, normally three to five years.

Other
intangible
Goodwill Seftware asset Total
o £m o £m im ) £m
AL1Apri 2021 L 1 5 2 5
Capital e;p;n;diture T ' - 2 T re
Additions o T B T N - 6
Amortisation 0 o - @ - @
mpairment T - () - 6)
At 31 March 2022 o T i 1 5 2 R
Additons T - s - s
Amortisation - - (2) - @
Impeirment - (5) - -
At 31 March 2023 T 1 3 2 6

The other intangible asset relates to the Group's acquisition of its interest in Bluewater, Kent in 2014 and represents the estimated fair value
of the managernent rights for the centre. The fair value at the date of acquisition was £30m and the asset is being amortised over a period
of 20 years. On recognition of the intangible asset, the Group recognised a deferred tax liability of £6m, and corresponding goodwill of the
same amount. The deferred tax liability is being released to the income statement as the intangible asset is amortised or impaired, and the
corresponding element of the goodwill is being tested for impairment.

In the year ended 31 March 2023, the intangible asset has been impaired by £nil (2022: £nil). The recoverable amount of the intangible asset
has been based on its value in use, using a discount rate of 2.0% (2022: 4.0%).
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Section 4 — Capital structure and financing
This section focuses on the Group's financing structure, including borrowings and financial risk management.

The total capital of the Group consists of shareholders” equity and net debt. The Group’s strategy is to maintain an appropriate net debt
to total equity ratio {gearing) and foan-to-value ratio (LTV) to ensure that asset level performance is translated into enhanced returns
for shareholders while maintaining an appropriate risk reward balance to accommodate changing financial and operating market cycles.
The table in note 21 details @ number of the Group's key metrics in relation to monaging its capitat structure.

A key element of the Group’s capital structure is that the majority of our borrowings are secured against a large pool of cur assets
(the Security Group). This enables us to raise long-term debt in the bond market, as well as shorter-term flexible bank facilities, both
at competitive rates. In general, we follow a secured debt strategy as we believe this gives the Group better access 10 borrowings at
a lower cost.

In addition, the Group holds @ number of assets outside the Security Group structure (in the Non-restricted Group). By having both the
Security Group and the Non-restricted Group, and considerable flexibility to rove assets between the two, we are able to raise the most
appropriate finance for each specific asset or joint venture.

21> Capital structure

2023 2022
Adjustment
for Adjustment
non-wholly for non-whany
Joint owned Joint owned
Group ventures subsidiaries Combinad Troup vertures subzsidiories Corrb ned
- %  _tm _ E&m w0 fm _fw Ew  m
Propertyportjglﬂ o P _: o - - - - -
Market value of investrment prcpert\es 9,743 _76_375 o @i _EZE: j]i(:l_ : _@ o E@ _E@_
Trodrmg pﬁpeﬂ@hﬂ@j term ¢ controcts 1118 - - 118 T 145 1 - 146
Total property portfolic {a} 9,841 635 (139) ~ 10,357 11,567 801 (145} 12,163
Netdebr
Borowings _ _ _ __ _____3A3L - (7% _ 3358 4430 3 (73] 4360
Monies held in restricted accounts and
deposits T {‘(ii o 1 (3) - N 4)
Cash and cash equ\vcler\ts sy (35) R (74) - _()317, R (17—2))
Foirvalue of interestioteswops (44 - 2 _ g _ @en - T T2 a9
i forei h S n
?gr;v\;c;g;se of foreign exchange swaps and 6 _ _ 5 (5) i (5)
Netdebt(b) 3348 (35) ___ (6B] _ 3.245 4254 (28] (66) _ 4160
Less: Foirvalus of interest-rateswops — — ~ 44 - (@ _ 4 T - @y 15
Adjusted net debt (¢} 3,392 (35) (70) ~ 3,287 4275  (28)  (68) 4,179
Adjusted total ec equ\ty e - 7 0
Totalequity (d 7072~ {67y _ 7005 7991 - " 74 7917
Fair value of interest-rateswops (44 - 2 42 ey - 2 U9
Adjusted total equity {e) 7,028 - T 165) 6,93 7970 T T T (72 7a%s
Gearing (b/d) T a73% T T T 4e3% 53z T T epim
Adjusted gearing (e/e) _ _  aasw _ __ _  aaw  ssen awm
GroupTVie/o 344% 31.7% 37.2% 34.4%
EPRA LTV R £ T T T T T T EsEw
Security GrouplLTV__ " 33.0% o EeaA%
Weighted average cost of debt? 2.7% T T zawm T T T T4k

VEPRA LTV is @ new megsure introduced by EPRA im the current year. The EPRA megsure differs from the Greup JTV 25 it incudes net paycbles andg receivables, and ‘ncludes
traaing progerties ot far value and debt Instruments at nominal vaiue rather thor ook value, EPRA LTV was not preserted in the financial stoteTarts as gt 31 Marar 2022
as the measure Fad rot yet been irtroduzed, EPRA LTV wouid have been presented as 35.5% <t 31 Maich 2022

.The weighted average cost of debt iz colau'cted basea or hustarico! average rotes of grass debt (‘c.' the penad, The weghted average cost of debrt as 5t 31 March 2022 ras
been restared 1o reflect overoge rotes of grecs delt for the period, ratner 1Ron average rates of et cebt wsed inthe caicuiatior m prevous periods

.Cash ond cask eguizaerts and menies reld n restricted aotourts and 4epsuts hove peean res'cme as at 11 Mareh 2022 following 5 c'arthication by FRIC on classification
of funds with exterac!ly mpasedrestrict ons Trere was norpact or cormputed ret debt, odjusted ret debt. geaning, agjusted gearing, Group LTV and Secunty Graup LTV,

32

~

o
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22 :Buniuwings

o Accounting policy

Borrowings, other than bonk overdrafts, are recognised initially at fair value less attributable transaction costs. Subsequent to initial
recagnition, borrowings are stated at amertised cost with any difference between the amount initially recognised and the redemption
value being recognised in the income statement over the period of the borrowings, using the effective interest method.

When debt refinancing exercises are carried out, existing liabilities will be treated as being extinguished when the new liability is substantially
different from the existing liobility. In maoking this assessment, the Group will consider the transaction as a whole, taking into account both
qualitative and quantitative characteristics.

2023 2027
Neminal/ Nerminal/
Effective notional Fair Book notional Farr Bock
Secured/ Fixed/ interest rate value value value value valua value
unsecured  fioating % o £m £Em £m _ _im o im £m
Current borrowings o s B _
Commercial paper - o ] o
Sterling Unsecured Floating SON!A + margin - = - 140 140 140
Euro Unsecured Floating SONIA + margin 167 167 167 217 217 217
US Dollar _____ _Unsecured Floating SONIA + margin 145 145 145 142 142 142
Euroloanmote Unsecured Fixed 4.8 - - - 30 o 30
Syndicated and bilateral Secured Floating SONIA + margin - - - 2 2 2
bank debt o S - L
Syndicated and bilateral Secured Floating Euribor + margin - - - 10 10 10
bank debt - - B o
Total current borrowings 312 312 312 541 541 541
Armounts payabie under 34 3 3 3 - -
head leases
Total current borrowings 315 315 315 541 541 541
including amounts payable
under head leases
Non-current berrowings o - o
Medium term notes (MTN) o o o o
AlQ 4.875% MTN due 2025  Secured Fixed 50 e ‘! 10 10 10 1w 1 10 |
A12 1§74% MTN due 2026 Secured  fixed 20 | 400 389 400 400 399 399
A4 5.391% MTN due 2026 Secured Fixed 5.4 17 7 7 17 18 17
A5 5391% MTN due 2027 Secured  Fixed 54 a7 87 - 87 87 33 87 !
Alé 2.375% MTN due 2027  Secured  Fixed 2.5 _ | _ 380 317 348 350 351 348 \
Ab 5376% MTN due 2029 Secured  Fixed 54 65 66 65 65 74 65 !
A L R N _ 2
AlD 2.399% MTN due 2031 Secured Fixed 24 300 263 299 300 299 299 |
A7 5.396% MTN due 2032 Secured Fixed 54 77 9 77 o 77 107 771
Al7 4.875% MTN due 2034 Secured Fixed 50 | _ 400 4086 394 - - —4‘
All 5125% MTN due 2036  Secured  Fixed 51 ~ 50 50 50 50 __ 68 50
Al4 2.625% MTN due 2039  Secured  Fixed 2.4 500 378 494 500 4791 494 !
Als 20970 MIHN due ZUs rec _Tlxed ¢ - S g7 Ava
Al5 2750% MTN due 2059  Secured  Fixed 2.7 500 312 495 500 497 495 |
2,756 2,374 2,736 2,356 2,407 2,341
Syndicoted and bilateral Secured Floating SONIA + margin 383 383 183 1,546 1,546 1,546
bank debt o o
Syndicated and bilateral Secured  Floating Euribor + margin - - - 2 2 2
bank debt . - o
Total non-current borrowings - 3,139 2,757 3,119 3904 3,955 3,889
Armounts payable under 34 104 142 104 123 164 123
head lecses - B . o e
Total nen-current borrewings including 3,243 2,899 3,223 4027 4,11% 4,012
amounts payable under head leases - ) o L S o
Total borrowings including amounts 5,558 3,214 3,538 4,568 4,660 4,553
payable under head leases o
Total borrowinas excluding amounts 3,451 3,069 3,431 4,445 4,426 4,430
paycble under head leases
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22>Borrowings continued

Reconciliation of the movement in borrowings 20;: ZCEZri
Atthe begirningef theyeer T 4883 3516
goﬁégﬁrmﬁgmredThr@g@%ﬁii(;)cﬁjugiidio_ﬂﬁé4_ e - 774E,7
Procasos om new boriowings gy
Repayment of bonkdeb e T T ey e
;s;e_of_M/T?\l;?r-\eToan;\ce fees) - 7 - o 194 _7—’
Fareign exchange movement an non Starling berawings T T T T T T T T T T Ty
Maverment in emounts poyable under heod leases T T T T T T T T T T T T
At3iMarch e e 3,538 4553

Reconciligtion of mavements in liabilities arising frem financing activities 2023

Nan-cash changes
At the ST othee

beginning Foreign changes At the end

of the Cash exchange in fair Other of the

year flows mavements values changes year

____________ &M _fm 0 Em _ . Em  fm

Borrowings 4,553 (1,013 14 - (18 3,538
Derivetive financial instruments (28) 25 (14)  (23) - 38
______ ' ' 4,527 (988) - (23  (1& 3,500
S T T T T T T T T T T T T T
Borrowings " awie oses s T T T Taes T Tassy
Derivative financicl instruments 3z gy e
- e 5519 se1 - gz 459 4527

Medium term notes

The MTNs ore secured on the fixed and floating pool of assets of the Security Group. The Security Greup includes investrnent properties,
development properties, the X-Leisure fund, and the Group's investment in Westgate Oxford Alliance Limited Partnership, Nova, Victoria and
Southside Limited Partnership, in total vaiued at £9.6bn at 31 March 2023 {31 March 2022; £11.2bn). The secured debt structure has a tiered
operating covenant regime which gives the Group substantial flexibility when the loan-to-value and interest cover in the Security Group are
less than 65% and more than 1.45x respectively. If these limits are exceeded, the operating environment becornes more restrictive with
provisions 1o encourage a reduction in gearing. The interest rate of each MTN is fixed untll the expected maturity, being two yedrs before the
legal maturity date of the MTN, The interest rate for the last two years may either becorne floating on a SONIA basis plus an increased margin
(relative to that at the time of issue), or subject to a fixed coupon uplift, depending on the terms and conditions of the specific notes.

The effective intarest rate is based on the coupon paid and includes the amartisation of issue casts, The MTNs are listed an the Irish Stock
Exchange and their fair values are based on thelr respective market prices.

During the year, the Group did not purchose any Mihs (2022: nome).

At 31 March 2023, the Group’s committed facilities totolled £3,007m (31 March 2022: £3,022m).

Maturity as
at 31 March 2023 202z 2023 2022 2023 2222
e 2023 £m £ £m £m £m foe
Syndicateddebr 2 - 12 S v S S
Syndicated deft‘ e 2_(12;4:27{_7 _2,782 2 785 383 1,393 2,399 1,392
Bilateral debt 2026 225 225 - 155 225 70
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All syndicated and bilateral facilities are committed and secured on the assets of the Security Group, with the exception of facilities
secired on the assets at MediaCity (of which £292m was drawn at 31 March 2023 and £294m drawn at 31 March 2022). During the year
ended 31 March 2023, the amounts drawn under the Group's tacilitics decreused by £1,177m.

The terms of the Security Group funding arrangements require undrawn facilities to be reserved where syndicated and bilateral facilities
mature within one year, or when commercial paper is issued. The total amount of cash and available undrawn facilities, net of commercial
paper, at 31 March 2023 was £2,353m (51 March 2022: £1,109m, restated following the IFRIC clarification on the classification of funds with
externally imposed restrictions during the year}.

23>Monies held in restricted accounts and deposits
o Accounting policy

Monies held in restricted accounts and deposits represent cash held by the Group in uccourts with conditions that restrict the gecess of
these monies by the Group and, as such, does not meet the definition of cash and cash equivalents.

Group Company

2022 2022

2023 {restotedi! 2023 lestated):

£m £m £m fm

Cash at bank and in hand - . — -
Short-term deposits 4 4 -
4 4 -

1 Monies held in restricted occounts ond deposits have been restated as ot 31 March 2022 following a clarification by IFRIC on classification of funds with externally
imposed restrictions.

The credit quality of monies held in restricted accounts and deposits can be assessed by reference to external credit ratings of the
counterparty where the account or deposit is placed.

Group Company
2022 2022
2023 (restoted)- 2023 (restoted)
£m £m £m Ern

Counterparties with external cradit ratings
A+ 4 — - -
A - 4 - -
4 4 - -

1. Monies held in restricted accounts and deposits have been restated as at 31 March 2022 following a clarification by IFRIC on classification of funds with externally
imposed restrictions.

24> Cash and cash equivalents

o Accounting policy

Cash and cash equivalents comprise cash balances, deposits held at call with banks and other short-term highly liquid investments with
criginal maturities of three months or less, Monies that are restricted by use only, and not restricted by access, are classified as cash and
cash equivalents. Bank overdrafts that are repayable on demand and form an integral part of the Group’s cash management are
deducted from cash and cash equivalents for the purpose of the staternent of cash flows.

Group Company

2022 m2z

2023 [restoted) 2023 (resiatec)

o o £m Fm £m m

Cash at bank and in hand 41 146 2 2
41 146 2 2

1 Cash cnd cash equivalents have been restated as at 31 March 2022 following a clanfication by IFRIC on classiheation of funds with externally imposed restrictions.



168 Landsec Annual Report 2023 Financial statements

Notes to the financial statements
for the year ended 31 March 2023 continued

24> Cash and cash equivalents continued
The credit quality of cash and cash equivalents can be assessed by reference to external credit ratings of the counterparty where the
account or deposit ts placed.

Group Company
2022 2022

2023 irestared) 2023 (restated)-
£m £rm £m £m

Counterpartias with external credit ratings

1.Cosh and cash equivatents have been restated as ot 31 March 2022 following o clarificetion by (FRIC on ¢lassification of funds with externally impased restrictions.

The Group's cash and cash eqguivalents and bank overdrafts are subject to cash pooling arrangements. The following table provides details
of cash balances ond bank overdrafts which ore subject to offsetting agreements.

2023 2022 (restatedy
Gross Gross Net amounts Gross Gross Net omnounts
amounts of amounts of fecognised in armourts of GourTs of secegnised in
financial financial the balance Anarcizl finarcial the bolance
assets liabilities sheet ilabiities sheet
£m £m £m £ £m
Assets
Cash ond cash equivalents 101 (60)

101 {60}

1. Cash and cash equivalents have been restated os at 31 March 2022 following a clarification by IFRIC on clossification of funds with externally imposed restrictions.

25> Derivative financial instruments

o Accounting policy
The Group uses interest-rate and foreign exchange swops and forwards to manage its market risk, In accordance with its treasury pelicy,
the Group does not hold or issue derivatives for trading purposes.

All derivatives are recognised on the balance sheet at fair value. The fair value of interest-rate and foreign exchange swaps is based on
counterparty or market quotes, Those quotes are tested Tor reasonableness by discounting estimated future cash flows based on the terms
ond moturity of euch contract and using market rates for simitar instrurments ot the measurement date. The gain or loss on derivatives are
recognised immediately in the incarme statement, within net finance expense.

Carrying value of derivative financial instruments 20{-‘: 2552:]
Curtentassets T o T oo s s
Nom-currenteossets T
Cureert liobllities o &
Mor-euentiobiites -
- sa 26

Notional amount 2023 2%
£im £

Interest-rate sweps® o T T T T T ks aed
Foegnehengesweps 329 s
FFFFFFFFFFFFFFFFFFFFFFF 1,878 1247

1. 4t 31 Marcn 2023, the Group held forward stacting poy fixed and receive flogting rate interest-rate swaps of £940m (2022, £275m) which ore mcluded in the netana’
crounts asave
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246> Financial risk management

Introduction

A review of the Group’s objectives, policies and processes for managing and monitoring risk is set out in ‘Managing risk’ and ‘Our principal
risks and uncertainties’ (pages 54 to 59). This note provides further detail on financial risk management and includes quantitative
information on specific financial risks.

The Group is exposed to a variety of financial risks: market risks (principally interest rate risk), credit risk and liquidity risk. The Group's
overall risk management strategy seeks to minimise the potential adverse effects of these on the Group's financial performance and
includes the use of derivative financial instruments to hedge certain risk exposures.,

Financial risk management is carried out by the Group’s treasury function under pclicies approved by the Board of Directors, except where
the relevant arrangements have been put in place by an individual subsidiary or a joint venture level prior to acquisition.

The Group assesses whether it intends to hold its financial assets to collect the contractual cash flows, or whether it intends to sell them
before maturity and classifies its financial instruments into the appropriate categories. The following table surnmarises the Group’s
financial assets and liabilities into the categories required by IFRS 7 Financial Instruments: Disclosures:

Group Company
2023 2022 2023 2022
£m £ £m rm
Financial assets at amaortised cost 450 570 -
Cash and cosh equivalents [ 41 146 2 2
Financial liabilities at amortised cost {3,750y {4777y  (2,821) (2,912)
Financial instrurments at fair value through profit or loss 38 26 -

{3,221) {4,035) (2,819) (2.910)

1. Cash and cash equivalents and monies held in restricted accounts and deposits, and the impacted cotegories in the table above, have been restated as at 31 March 2022
following a clarification by IFRIC on clossification of funds with externally imposed restrictions

Financial risk factors

(1} Credit risk

The Group's principal financial assets are cash and cash equivalents, trade and other receivables, net investment in finance leases and
amounts due from joint ventures. Further details cancerning the credit risk of counterparties is provided in the note that specifically relates
to each type of asset.

Bank and financial institutions

The principol credit risks of the Group arise from financial derivative instruments and deposits with banks and financial institutions. In line
with the policy approved by the Board of Directors, where the Group manages the deposit, only independently rated banks and financial
institutions with a minirmum rating of A- are accepted. For UK banks and financiat institutions with which the Group has a committed
lending relationship, the minimum rating is lowered to BBB+. The Group’s treasury function currently performs reguiar reviews of the credit
ratings of all financiat institution counterparties. Furthermore, the treasury function ensures that funds deposited with a single financial
institution remain within the Group's policy limits.

Trade receivables

Trade receivables are presented in the balance sheet net of allowances for doubtful receivables. The Group assesses on a forward-looking
basis the expected credit losses associated with its trade receivables. A provision for impalrment is made for the lifetime expected credit
losses on initial recognition of the receivable. In determining the expected credit losses the Group takes into account any recent payment
behaviours and future expectations of likely default events (i.e. not making payment on the due date) based on individual customer credit
ratings, actual or expected insolvency filings or company voluntary arrangements, likely deferrals of payments due, agreed rent concessions
ond market expectotions and trends in the wider macro-economic environment in which our custorners operate. These gssessments are
rmade on a customer by customer basis.

To limit the Group's exposure to credit risk on trade receivables, a credit report is usually obtained from an independent rating agency
prior 1o the inception of a lease with a new counterparty. This report, alongside the Group's internal assessment of credit risk, is used to
determine the size of the deposit that is required, if any, from the tenant at inception. In general, these deposits represent between three
and six months’ rent.
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26> Financial risk management continued

Net investment in finance leases

This balance relates to amounts receivable from tenants in respect of tenant finence leases. This is not considered a significant credit risk
as the tenants are generally of good financial standing.

(ii) Ligquidity risk

The Group actively rmaintains o mixture of notes with final maturities between 2025 and 2059, commercial paper and medium-term
committed bank facilities that are designed to ensure that the Group has sufficient available funds for its operations ond its cormmitted
capital expenditure prograrmme,

Management moniters the Group's available funds as follows

2022

2023 lrestotes)”

e fm_ fm

Cash and cash equivalents } ) i ) 41 146
Commercial poper ) ) (312) (499)
yndrown facilities 2,624 ) 1,46727

Cash ond availabie undrov_\fn faciiities ) 7 . . 2,}53 1,16%

As a proportion of drawn debt! 68.2% 25.0%

1. Bosed on norminal vaiues, including MTNs and commercial paper.
2. Cash and cash equivalents and maonies held in restricted accounts and deposits, and the impacted cotegeries, have been restated as at 31 Morch 2022 following
a clarification by IFRIC en classification of funds with externaliy imposed restnctions.

The Group's core financing structure is in the Security Group, olthough the Non-restricted Group mioy olso secure independent funding.

Security Group

The Group's principal financing arrangements utilise the credit support of @ ring-fenced group of assets (the Security Group) that
cormprises the majority of the Group’s investment property portfolio and certain investments in joint ventures. These arrangements
operate in "tiers’ determined by LTV and interest cover ratio (ICR). This structure is most flexible at lower tiers (with a lower LTV and a
higher ICR) ond allows property acquisitions, disposals and developrents to occur with relative freedom. In higher tiers, the requirements
become more prescriptive. No financial covenant default is triggered until the applicable LTV exceeds 100% or the ICR is less than 1.0x.

As ot 31 March 2023, the reported LTV for the Security Group was 33.0% (2022 36.4%), meaning thot the Group was operating in Ties 1
and benefited frorm maximum operational flexibility.

Management monitors the key covenants attoched to the Security Group on a monthly basis or semi-annual basis, depending on the
covenant, including LTV, ICR, sector and regicnal concentration and disposals.

Non-restricted Group

The Non-restricted Group obtains funding when required from a cormbination of inter-company loans from the Security Group, equity

and external bank debt. Bespoke credit facilities are established with banks when required for the Non-restricted Group and joint ventures,
usually on a limited-recourse basis.
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The table below analyses the Group's financial liabilities into relevant maturity groupings based on the remaining period at the balance
sheet dote 1o tho oxperted maturity date The amounts disclosed in the table are the controctual undiscounted cash flows.,

2023
Between 1 Between 2
Less than and and Ovar

1 year 2 years 5 years 5 years Total

e o £m £m £m . £m fm

Borrowings (excluding lease licbilities) B ;;8_17 7 463 717 2,476 4,493

Derivative financial instruments -3 - - - - -]

lease liabilties 6 6 17 474 503

-dee payables 7 77_ o 14 - - - 14

Capital accruais 32 _7_____ - - - 32

Accruals ”7 __7 T [:1:] - - - 88

Other payables T - 61 - 17 - 78

1,048 469 751 2,950 5,214

2022

Betwean 1 Betweer 2
Less than and and Over

1 year 2 yeors 5 yeors 5 yeors “otal

o £m fn Lrn fm £m

qurow'\ngs {excluding lease liabilities) 623 o Eé o 2,_184 2.096 5,415

Lease lisbilities 3 3 10 395 41l
Trade payables T - as - L e

Capital accruals 42 - - - 42
Aceruals ; ﬁ__ 7_ 7_ o 75 - - T ?5_

Other payables - 7: 73 ) - 8 S 81

o 842 515 2,202 2,491 6,050

{iii) Market risk
The Group is exposed to market risk through interest rates, availability of credit and foreign exchange moverments.

Interest rates

The Group uses derivative products to manage its interest rate exposure and has a hedging policy that generally requires at least 70%

of its existing debt plus increases in debt associated with net committed capital expenditure 1o be at fixed interest rates for the coming
three years and at least 50% for years four and five. Due to o combination of factors, including the degree of certainty required under

IFRS @ Financial instruments, the Group does not apply hedge accounting to hedging instruments used in this context. Specific interest-rate
hedges are also used from time to time to fix the Interest rate exposure on our debt. Where specific hedges are used to fix the interest
exposure on floating rate debt, these may qualify for hedge accounting.

At 31 March 2023, the Group (including the Group's share of joint ventures and non-wholly owned subsidiaries) had pay-fixed and receive-
floating interest-rate swaps in place with a nominal value of £619m (2022: £619m) and forward starting pay-fixed interest-rate swaps of
£940m (2022: £275m). The Group's net debt {including the Group's share of joint ventures and non-wholly owned subsidiaries) was 100.6%
fixed (2022: 70.0%) and based on the Group’s debt balances at 31 March 2023, a 1% increase/{decrease) in interest rates would increase/
{decrecse} the annucl net finance expense in the income statement and reduce/(increase) equity by Elm (2022: £9m). The sensitivity has
been calculated by applying the interest rate change to the floating rate components of borrowings, interest rate swaps as well as cash
and cash equivalents.
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24> Financial risk management continued

Foreign exchange
Foreign exchange risk arises when future commerciol transactions or recognised assets or liabilities are denominated in a currency that
is not the Group’s functional currency.

As it is UK based, the Group's foreign exchange risk is low. The vast majority of the Group's foreign currency transactions relate to foreign
currency borrowing under the Group’s commercial paper programme. It is the Group’s policy to hedge 100% of this exposure. At 31 March
2023, the Group had issued €190m (2022: £255m) and $180m (2022: $185m) of commercial paper, fully hedged through foreign exchange
swaps. A 10% waakening or strengthening of Sterling would therefore nave £nil {(2022: £nil) impact in the income staternent and equity
arising from foreign currency borrowings.

Where additional foreign exchange risk is identified (not linked to commercial paper borrowing), it is the Group’s policy to assess the
likelihood of the risk crystallising and if deemed appropriate use derivatives to hedge some or all of the risk. At 31 March 2023, the Group
had no foreign currency exposures being managed using foreign currency derivative contracts (2022: €6m exposure, which were entered
into in order to economically hedge our expasure to movements in foreign currencies). A 10% weakening or strengthening of Sterling would
therefore have ne impact on the profit before tax and/or total equity (2022: £1m impact).

Financial maturity onalysis
Theinterest rate profile of the Group's borrowings is set cut belew (based on notionagl values):

2023 2022

Fixed Floating Fixed Flaating
rate rate Total rate rate Total
. - - - - £m £m ) £m ng 7 £m ?TA
Sterling i . _ 2,863 383 3,246 2,479 1,700 4,179
Euro o N ] - 167 167 30 217 247
US Dollar _ - - 145 145 - 142 142
2,863 695 3,558 2,509 2,059 4,568

The expected maturity profiles of the Group's borrowings are as follows (based on rotional values):

2023 2022
Fixed Floating Mxed Floating

rate rate Total rote rate Total

- - £m irp £m £ £m £r

One year or less, or on dermand S 427 . 312 - 739 -‘ 30 - 51.1— 541
Mere thanm_mi but not more than two years gk o 87 292 379 a2 dZ diﬁ;

More than two years but not more than fiveyears 415 91 506 437 1546 1983
More than five years ) 1,934 - 1,934 1615 - 1615
Borrawings o 2,883 695 3,558 2509 2059 4568

Effect of hedging - 519 (619) - 400 {400) -

Borrowings net of interest—rate ﬁwu ps 73,482 476 3,558 2,909 1,6597 4,568

The expected maturity profiles of the Group's derivative instruments are as follows (based on notional values):

2023

Foreign Interest—

exchange rate

Swaps swaps

£m £m

One year or less, on dermand 319 400
More than one year but not more than two years - 494
More than twe years but not more than five years - 665

More than five vears - - . _
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Valuation hierarchy

Derivative financial instruments and financial assets at fair value through other comprehensive income (other investments) are the only
financial instrirments which are carried at fair value. For financial instruments other than borrowings disclosed in note 22, the carrying
value in the balaonce sheet approximates their fair values, The table below shows the aggregate assets and liabilities carried at fair value
by valuation method:

2023 2022

Level 1 Level 2 Level 3 Total Level 1 Level 2 Lavel 3 Total

£m £m £m fm £ £m fm Im

Asssts - 44 - 44 - 26 e 26
Liabilities - (6) = (6) - - S T

Note:

Level 10 valued usimg unadjusted quoted pricos in activa markets for identical inancial instriments

Level 2: valued using technigues based on informotion that can be ebtoined from observable market data.
Level 3. valued using techniques incorporating information other than cbservable market data.

The fair value of the amounts payable under the Group's lease obligations, using a discount rate of 2.7% (31 March 2022: 2.2%), is £145m
(31 March 2022: £164m). The fair value of the Group’s net investrment in tenant finance leases, calculated by the Group’s external valuer
by applying a weighted average equivalent yvield of 7.9% (31 March 2022: 49%j, is £16m {31 March 2022: £&&m).

The fair values of any floating rate financial liabilities are assumed to be equal to their nominal value. The fair values of the MTNs foll within
tevel 1 of the fair value hierarchy, the syndicated and bilateral facilities, commercial paper, interest-rate swaps and foreign exchange swaps
fall within Level 2, and the amounts payable and receivable under leases fall within Level 3.

The fair values of the financial instrurments have been determined by reference to relevant market prices, where available. The fair values
of the Group's outstanding interest-rate swaps have been estimated by calculating the present value of future cash flows, using appropriate
market discount rates, These valuation techniques fall within Level 2.

The fair value of the other investments is calculated by reference to the net assets of the underlying entity. The valuation is not based en
observable market data and therefore the ather investments are considered to fall within Level 3.
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Section 5 — Working capital

This section focuses on our working copital balances, including trade and other receivables, trade and other payables, and provisions.

27 » Trade and other receivables

e Accounting policy

Trade and other receivables are recognised initially at fair value, subsequently at amortised cost and, where relevant, adjusted for the time
value of money. The Group assesses on a forward-locking basis the expected credit losses associated with its trade receivables. A provision
for impairment is made for the lifetime expected credit losses on initial recognition of the receivable. If collection is expected in more than
one year, the balance is presented within non-current assets.

In determining the expected credit losses the Group takes into account any recent payment behaviours and future expectations of likely
default events {i.e. nct making payment on the due date} based on individual customer credit ratings, actual or expected insolvency
filings or campany voluntary arrangements and market expectations and trends in the wider macro-econamic enviranment in which
our customers operate. Where a concession is agreed with a customer after the due date for the rent, this amount is recognised as an
impairment of the reloted trade receivable.

Trade and other receivables are written off once all avenues to recover the balances are exhausted and the legse has ended. Receivables
written off are no ionger subject to any enforcement activity.

e Source of estimation uncertainty

Impairment of trade receivables

The Group's assessment of expected credit losses is inherently subjective due to the forward-leoking nature of the assessments. As a result,
the value of the provisions for impairment of the Group's trade receivables are subject to a degree of uncertainty and are made on the
basis of assumptions which may not prove to be accurate. See note 26 for further details of the Group’s assessment of the credit risk
associated with trade receivables.

2023 2022
o . B £&m £
Net trdde receivables ’ " ) 47 - 38
Tenant lease incentives (note 14) ’ } 175 ) 212_
Preboymentﬁ ’ ) a6 34-
Accrued income j ] I 1
Ar‘;oums due-from joint {/entlj_res and associates ) ) ) 7 7 39 15- )
Eerred consideration ’ B ] - V ’ ) 17 -
Other receivables ) 30 58
Total current trade and other receivables ) ' ) 365 368
Non-current amounts due from joint ventures and associates ’ | 142 7 147
Neon-current property soles receivables ) ) ) - 5
Deferred consideration 7_ B B 4 - l;
@hér NGN-current ;eceivcbtes ) ) o 7 - 7
Total trade and other receivables - 511 545

The accounting for lease incentives 1s set out in note 6. The value of the tenant lease incentive, included in current trade and ather
receivables, is spread over the lease term.

The non-current amounts due from joint ventures have maturity dates ranging from April 2028 to the dissolution of the joint venture.
Interest is charged at rates ranging from 4% to 5% (2022: 4% to 5%).
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Ageing of trade receivables

Up to Upto é Up to 12 More than
Not 30 days months months 12 months
past due past due past due past due past due Totol
£m £m £m £m £m fm

As at 31 March 2023
Not impaired 5 12 18 8 4 47
Impaired o - ) - 3 5 37 45
Gross trade receivables 5 12 21 13 41 92
As at 31 March 2022 _ ]
Notimpaired 1 5 14 10 7 38
Impaired T _ 3 4 7 0 74
Gross trade receivables 1 18 17 67 112
None of the Group’s other receivables are past due and therefore no ageing has been shown (2022: £nif).
Movement in allowances for doubtful debts 2[::2; zcgzni
At the beginning of the year 74 o111
Increase to provision . 15 o 1.4
Ee-c-r_&:;t_(; provision o B (29} {35}
Utilised in the year ) (16) (16}
At 31 March 45 74
Movement in tenant lease incentives 2‘?; ?Ufﬁ
At the beginning of the year 212 230
Revenue recognised B o . ] (737,7 (18)
Movement in break penalties and other movements 3 -
Capital incentives granted 7 6
Provision for doubtful receivables L B B (5) 1
Disposal of properties B (49) {8)
Acquisition of properties ’ 10 1
At 31 March 175 212
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28> Trade and other payables

Group Company
2023 2022 2023 2022
o . £m £m im £m
Trade payables ~ 7 14 26 - -
Cé;itck accruals 7 32 - 472 _ -
amipqubles | ’ 25 . 72 8 87
Accruals _ 88 75 7 7
Deferred income B 111 104 - -
E-onislfdct liabilities ) - 22 - -
Amounts O\;V_E‘t-j to joint ventures ’ 14 7 1 _ -
Laws from Group undertakings ) B ) - ’ _ 2,806 B 2,897
a&ﬁrrent trade and other payables | B 306 520- 2,821 é,@u
Non-current cther payables i 7 17 8 - -
?ofol trade and other payables 323 328 - 2,821 2,9?

Capital accruals represent amounts due for work completed on investment properties but not paid for at the yeor end. Deferred income principally

relates to rents received in odvance,

The Leans from Group undertakings are repayable on demand with no fixed repayment date. Interest is charged at 4.3% per annum (2022: 3.7%).

Section 6 — Other required disclosures

This section gives further disclosure in respect of other areas of the financial statements, together with mandatory disclosures required

in accordance with IFRS

29> Investments in subsidiary undertakings
o Accounting policy

Investments in subsidiary undertakings are stated at cost in the Company's balance sheet, less any provision for impairment in value.

In gecordance with IFRS 2 Share Based Payments the equity settled share-based payment charge for the employees of the Campany's
subsidiaries is treated as an increase in the cost of investment in the subsidiaries, with a corresponding increase in the Company’s equity.

2023 2025

i £m £

At the beginning of the year ’ - B 6,222 6,101

ap-i'@\ cortributions ;elat‘mg 10 share based payrrernts {mo:ce 35) -} 4
Impagirment reversal B —~V B 1 ) 1177
At 31 March ' ' ) 6,229 6222

A full list of subsidiary undertakings at 31 March 2023 is included in Additional information on pages 205 to 209.

In the year ended 31 March 2023, there has been a reversal of prior years’ impairment on the Company’s investment in its subsidiaries of £1m
(2022: reversal of £117m) as a result of an increase in the value of the net assets in those subsidiary companies. The recoverable amecunt of the
investments has been bosed on the fair value of each of the subsidiaries ot 31 March 2023 os determined by their individual net asset volues

at that date, totalling £6,229m (2022: £6,222m).
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30> Other non-current assets
2023 2022
£m im
Other property, plant and equipment g 11
Net pension surplus (note 34) 16 28
Derivative financial instruments (note 25} 41 21
Other investments - ) 1 1
Tatal other nen-current assets 67 &1
31> Other current assets
2023 202z
£m £m
Derivative financial instruments {note 25) o B 3 5
Other investments o i -
Total other current assets 4 5
32> Other current liabilities
2023 2022
£m £m
Derivative financial instruments (note 25) [-] -
Provisions! 18 11
Total other current liabilities 24 11
1. Includes a £14m provision for fire safety remediation works, of which £9m relates 1o properties ne longer owned by the Group but for which the Graup is responsiile for
remediating under the Building Safety Act 2022,
33> Other non-current liabilities
2023 2022
£m fm 7
Deferred tax liability (note 12) 4 7
Net liabilities incurred on behalf of joint ventures® (note 16) 5 775
Total other non-current liabilities 9 12

1. The Group's share of occurnulated losses of a joint venture interest are recognised as net liabiiities (see note 14} where there is an obligation to provide for these losses.
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34>Net pension surplus

o Accounting policy
Contributions to defined contribution schemes are charged to the income statement as incurred.

The pension obligations arising under the Group’s defined benefit pension scheme are measured at discounted present value. The scheme
assets are measured at fair value, except annuities which are valued to match the liability or benefit value. The operating and financing
costs of the scheme are recognised separately in the income statement. Service ¢osts are spread using the projected unit credit method.
Past service costs are recognised Immediately in the income statement in the period in which they are identified. Net financing costs are
recognised in the period in which they arise, calculated with reference to the discount rate, and are included in finance income or expense
on a net basis. Re-measuremert gains and losses arising from either experience differing from previous actuarial assumptions, or changes
ta those assumptions, are recognised immediately in other comprehensive income.

Defined contribution schemes
The charge to operating profit for the year in respect of defined contribution schemes was £3m (2022: £3m).

Defined benefit scheme

The Pension & Assurance Scheme of the Land Securities Group of Companies (the Scheme) is a registered defined benefit final salary
scheme subject to the UK regulatory framework for pensions, including the Scheme Specific Funding requirements. The Scheme is operated
under trust and as such, the Trustees of the Scheme are responsible for operating the Scheme and they have a statutory responsibility to
act in gccordance with the Scheme's Trust Deed and Rules, in the best interest of the beneficiaries of the Scherme and UK legislation
{including trust law}. The Trustees and the Group have the joint power to set the contributions that are paid to the Scheme.

In setting contributions to the Scherme, the Trustees and the Group are guided by the advice of a qualified independent actuary on the
basis of triennial valuations using the projected unit credit method. The Scheme is closed to new members (and was closed to future
accruat on 31 October 2019). A full actuarial valuation of the Scheme was undertaken on 30 June 2021 by the independent actuaries,
Hymans Robertson LLP. This valuation was updated to 31 March 2023 using, where required, assumptions prescribed by 1AS 19 Employee
Benefits. The next full actuarial valuation will be performed as at 30 June 2024.

There have been no employer of employee contributions following the closure of the Scheme to future accrual on 31 October 2019, Prior to
this, the employer contribution rate was 43.1% of pensionable salary to cover the costs of accruing benefits and the employee contributions
were at 8% of monthly pensionable salary. It was also agreed that no further deficit contributions were required from the Group. Employee
contributions were paid by salary sacrifice, and therefore appeored as Group contributions. The Group does not expect to make any
employee or employer contributions to the Scheme in the year to 31 March 2024 (2023: £nil).

All death-in-service and incapacity benefits arising during employment are wholly insured. No post-retirement benefits other than pensions
are made available to employees of the Group.
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Analysis of the amounts charged te the income statement 2123 20{22
m m

Anal){sisic;ﬁgiuiimount charged to operating profit

Current service costs - _

Past service costs - _

Charge to_gerutih_g prcrifi; ) -

Analysis of amount credited to net finance expense

Interest income on plan assets - B (8) ()
Interest expense on defined benefit scheme liabilities ] 5
Net credit to finance income - -
Analysis of the amounts recognised in other comprehensive income 25;23 2022

m £m

Analysis of gains and losses

Net re measurement losses on scherme assets {58) - (4)
Net re-measuremant gains on scheme liabilities ) 456 26
Net re-measurement (losses)/gains S 7 (12)77T
Eumuﬂ'ltive net re—meusurel-'l-'leni-:Toss recogn?ed in other comprehensive income (36) __(24)“
The net surplus recognised in respect of the defined benefit scherne can be analysed as follows:
2023 2022
% £m % I
Equities o - s 15
Bonds Government 1 2 2 5
Bonds - Corporate L B - - 13 31
Proceeds from corporate bond sale 5 8 . -
Insurance controcts o 90 153 40 92
Cash and cash eguivalerts . 4 [} 12 27
Fair value of scheme assets o o 100 - - 16_9_ o EO o “230 )
Fair value of scheme liabiities {153) (202)
Net pension surplus T T T T

In the year ended 31 March 2023, £9m (2022: £9m) of benefits were paid to members.

During the year, the Scheme purchased a buy-in policy with Just Retirement for £7¢m. This insurance contract is valued as an asset using
the same |AS 19 assumptions. Insurance contracts are annuities which are unquoted assets. All other Scheme assets have quoted prices in
active markets. The Scheme assets do not include ony directly owned financial instruments issued by the Group. Indirectly owned financial
instrurnents had a fair value of £nil {2022: £nil).

In the most recent triennial valuation, the defined benefit scherme liabilities were split nil% (2022: nil%) in respect of active scheme
participants, 26% (2022: 31%) in respect of deferred scheme participants, and 74% (2022: 69%) in respect of retirees. As the scheme is now
closed to future accruat, there are no longer any active scheme participants. The weighted average duration of the defined benefit scheme
liabilities at 31 March 2023 is 12.0 years (20272:14.6 years).
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34> Net pension surplus continued

The assumptions agreed with the Trustees of the Scheme for the triennial valuation at 30 Jure 2021 have been restated to the assumptions
described by IAS 19 Employee Benefits. The major assumptions used in the valuation were {in nominal terms):

2023 20%2

_ _ * . 7

Rate of increase in pensionable salaries ) T T ) n/fa i n/a
Ro‘{é of increase in pensions with no cap ’ B - T 3.50 4.00_

Rate o;increase in pensions W-\tiﬁ.5% cap - ) o . 3.35 3.75

Discount rate _ ] _ . ' 4.75 2,70

Inflation - Retail Price lnd)ex o ) 7_ - o 350 4.00
- Consumer Price Index T o 2.80 5.307

The mortality assumptions used in this valuation were:

2023 2032

. Years Yeo s

Life expec{oncy at age 60 for current pensioners - Men ) T 267 26.6
- Cwomen - 200 289
Life expectancy at age 60 for future pems'\roners [current DrgernQD) - Men 297 29,67

7 ] - Women T T T T 31s ETY;

The sensitivities regording the principal assumptions used 1o measure the Scherme fiabilities are set out below. These were calculated using
approximate methods taking inte account the duration of the Scheme liabilities.

Eumption = i - Change inﬂTption . Impact onme Iium_ _
Discount rate o Decrease by 0.5% S Increase by £11m
Life expectancy o o JrEe:se by 1 year Increase by £om

Rate of inflotion 7 7 7 Increase by 0.5% Increase by £9m

The abaove sensitivities show the impact on liabilities only and do not reflect the hedging the Scheme has in place. In December 2022,
the Scheme transacted a buy-in policy for £79m cavering all remaining uninsured members. As a result the Group no lenger bears any
longevity, interest rate or inflation risk in respect of the pension scheme. The buy-in peolicy is an investment asset of the Scherme.

The Company did not operate any defined contribution schermes or defined benefit schemes during the financial years ended 31 March 2023
or 31 March 2022
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35>Share-based payments
o Accounting policy

The cost of granting shares, options over shares and other share-based rermuneration to employees and Executive Directors is recognised
through the income staterment. All awards are equity settled and therefore the fair value is measured ot the grant date. Where the awards
have non-market related performance criteria, the Group uses the Black-5choles option voluation model to establish the relevant fair
values. Where the awards have Total Shareholder Return (TSR} market related perfermance criteria, the Group has used the Monte Carlo
simulation valuation model to establish the relevant fair values. The resulting values are amertised through the incorne statement over
the vesting period of the awards. For awards with non-market related criteria, the charge is reversed if it appears prebable that the
performance or service criteria will not be met.

The following table analyses the total cost recognised in the income statement for the year between each plan, together with the number
of options cutstanding.

2023 2022

Charge Number Charge Mo rmoer

£Em {millions} £rn {rnillicns)

Long-Term Incentive Plan T o 3 o 773”7 - 2 2

Deferred Share Bonus P}G;‘w - o 1 - - -

Executive Share Option Scheme _ B - I 7— 1
Sharesave Plan o - 1 1 _l“

Restricted Share Plan 7 - 2 2 1 1

i T | ’ 7 h 4 5

A surmmary of the main features of each type of plan is given below. The plans have been split into twe categories: Executive plans and
Other plans. For further details on the Executive plans, see the Directors’ Remuneration Report on pages 100 to 113.

Executive plans:

Long-Term Incentive Plan {LTIP)

The LTIP is open to Executive Directors, Executive Leadership Team members and senior management members with awards made at the
discretion of the Remuneration Cormmittes. In addition, other than for Executive Directors, an award of ‘matching shares’ could be made
where the individual acquired shares in Land Securities Group PLC and pledged to hold them for a peried of three years. The awards are
issued at nil consideration, subject to performonce and vesting conditions being met. Awards of LTIP shares and rmatching shares are
subject to the same performance criteria and normally vest after three years. Awards are satisfied by the transfer of existing shares held
by the Employee Benefit Trust {EBT). There were no awards exercised during the year (2022: the weighted average share price at the date
of vesting during the year was 752p). The estimated fair value of awards granted during the year under the scheme was £7m (2022: £7m).

Deferred Share Bonus Plan (DSBP)

The Executive Directors’ annual bonus is structured in two distinct parts made up of an initial payment and deferred shares. The shares are
usually deferred for one or two years and are not subject to additional performance criteria. Awards are satisfied by the transfer of existing
shares held by the EBT at nil consideration. The weighted average share price at the date of vesting during the year was 615p (2022: 703p).
The estimated fair value of awards granted during the year under the scheme was £2m (2022: £1m).
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35>Share-based payments continued

Other plans:

Executive Share Option Scheme (ESOS)

The 2005 ESCS was previously open to managers not eligible to participate in the LTIP, but was largely replaced by the new Restricted Share
Plar in the year ended 31 March 2020. Awards are discretionary and are granted over ordinary shares of the Company at the middle market
price on the three dealing days immediately preceding the date of grant. Awards normally vest after three years and are not subject to
perfarmance conditions. Awards are satisfied by the transfer of shares from the EBT and lapse ten years after the date of grant. There were
no awards exercised during the year (2022: none). The estimated fair volue of awards granted during the year under the scheme was £nil
(2022: £nil).

Sharesave Plan

Under the Sharesave Plan, Executive Directors and other eligible employees are invited to make regular monthly contributions into a
Sharesave plan operated by Equiniti. On completion of the three or five year contract period, ardinary shares in the Company may be
purchased at a price based upon the middle market price on the three dealing days immediately preceding the date of invitation less 20%
discount. The weighted average share price ot the date of exercise for awards exercised during the year was 717p (2022: 764p). The
estimated fair value of awards granted during the year under the scheme was £1m (2022: £1m).

Restricted Share plan (RSP}

The RSP started in the year ended 3T March 2020. It is open to qualifying management level employees with awards granted as nil cost
options. Awards are discretionary ond are granted over ordinary shares of the Company at the middle market price on the day immediately
preceding date of grant. Awards normally vest after three yeors and are not subject to performance conditions. Awards are satisfied by the
transfer of shares from the EBT and lapse ten years after the date of grant. The weighted average share price at the date of exercise for
awards exercised during the year was 697p (2022: 787p). The estimated fair value of awords granted during the year under the scheme was
£86m (2022: £2m).

The aggregate number of awards outstanding, and the weighted average exercise price, are shown below:

o Executive planst . - Other plans
Weighted average
Number of awards Number of awards exercise price
- 2023 2022 2023 2072 ) _
Number Number Number MNurreer 2023 2027
tritlions) [ tons) {millions) Sl ores) Pence Pence
At the beg‘\nmingrof the yeari 7 2 2 2 2 805 821
Granted ) Sz 1 - 685 662
Exercised ) - - - - 736 635
Lapsed ] B {13 (1) - I 699 781
At 31 March 3 2 3 2 768 805
Exercisable at the end of the year - - 1 1 2,072 1,367
. Years Years Years Yeus
Weighted average remaining contractual fife 1 1 7 2 ) 3 o

1. Executive plans gre granted gt nil consideration,
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The nurmber of share awards ocutstanding for the Graup by range of exercise prices is shown below:
Qutstanding at 31 March 2023 Wetatending g 31 Man 02077
Weighted Weighted
Weighted average average
average remaining Weighted rermaining
exercise Number of contractual owerage Mumber of centractual
Exercise price - range price awards life exercise arice awards Iife
Mumber Number

Pence Pence (millions) Yeats Pence [milliomg) Years
Nilt - 5 1 - 3 1
400 - 599 552 1 1 552 1 2
600 - 799 465 - 3 725 - -
800 - 999 936 - 4 736 - 5
1,000 - 1,199 1,022 1 3 1,022 1 4
1,200 - 1,399 1,328 - 2 1,528 - 3

1 Executive plans are granted at nil consideration,

Fair value inputs for awards with non-market performance conditions
Fair values are calculated using the Black-Scholes option pricing model for awards with nen-rmarket performance conditions. The weighted

average inputs into this medel for the grants under each plan in the financial year are as follows:

Long-Term Incentive Plan

Deferred Share Bonus Plan

Restricted Share Plan

Sharesave Flan

Year ended 31 March 2023 2022 2023 022 2023 2022 2023 2022
Share price at grant date 687p &96p 716p 696p 706p ) (557p 644p 683p
Exercise price nfa n/a nfa n/a n/a Y 61?p7 o 758;;:7
Expectedvoletiity  39% 35% 39%  35%  39% 35% 39% 35%
Expected life 3 years 3 years 1.41 3 years 3 years 2.88 yearsj 3t 305 years
years 5 years
Risk free rate T 231% 0.29% 1.92% 0.27% 1.96% 027%  1.45%te  022%to
o o 1.71% 0.40%
Expected dividend vield  5.47% 0% il Tl 5.25% 4% 5.75% 4%

Expected volatility is determined by calculating the historical volatility of the Group’s share price over the previous ten years. The expacted
life used in the model has been determined based upon management’s best estimate for the effects of non-transferability, vesting/exercise
restrictions and behavioural considerations. The risk-free rate is the yield ot the date of the grant of an award on a gilt-edged stock with

a redemption date equal to the anticipated vesting of that award.

Fair value inputs for awards with market performance conditions
Fair values are calculated using the Monte Carfe simulation option pricing medel for awards with market performance conditions.

Awards made under the 2005 LTIP which were granted after 31 March 2009 include a TSR condition, which is o market-based condition.
The weighted average inputs into this rmodel for the scheme are as follows:

Share price at date

of grant
Year ended 31 March 2023 2022 2023
Long-Term Incentive Plan 689p 696p n/a

Exercise
price

voez

n/a

Expected volatility

Expected volatility

-index of comparator

Correlation

- Group cempanies - Group vs, index
2023 022 2023 2022 2023 €022
39% 35% 33% 35% 53% 55%
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36> Ordinary share capital

o Accounting policy
Ordinary shares are classified as equity. External costs directly attributable to the issue of new shares are shown in equity as a deduction
from the proceeds.

The consideration paid by any Group entity to acquire the Company’s equity share capital, including any directly attributable incremental
costs, is deducted from equity until the shares are cancelled, reissued or sold. Where own shares are sold or reissued, the net consideration
received is included in equity.

Group and Company
Allotted and fully paid

2023 2022
- [ £m £m
Ordinary shares of 10%:p each 80 80

Number of shares

. o 2023 20622
:th-;egmm'ng ofthe;etTr - —*4* T T ?1,?5,147 T -751,5?,063
et o e s o epions T T T e e T 1sone
At 31 March_ 751,381,219 751,328,142

The number of options over ordinary shares from Executive plans that were outstanding at 31 March 2023 was 5,223,270 (2022: 3,278,372).
If all the options were exercisable ot that date then 5,223,270 (2022: 3,278,372) shares would be required to be transferred from the
Employee Benefit Trust {EBT). The number of options over ordinary shares from Other plans that were outstanding at 31 March 2023

was 1,636,828 (2022:1,768,677). If all the options were exercisable ot that dote then 565,439 new ordinary shares (2022: 635,473} would
be issued and 1,071,389 shares would be required to be transferred from the EBT (2022: 1,133,204).

Shareholders at the Annual General Meeting have previcusly authorised the acquisition of shares by the Company representing up to 10%
of its share capital, to be held as treasury shares. There were no treasury shares transferred to the EBT during the year ended 31 March 2023
(2022: 3,049,943) to satisfy future awards under employee share plans. At 31 Mareh 2023, the Group held 6,789,236 ordinary shares

{2022: 6,789,236) with a market value of £42Zm (2022: £53m) in treasury. The Company's voting rights and dividends in respect of the
treasury shares, including those own shares which the EBT holds, continue to be waived.

37>Own shares

o Accounting policy
Shares acquired by the EBT are presented on the Group and Company balance sheets within "Other reserves’. Purchases of treasury shares
are deducted from retained earnings.

Group and Company

2023 2022
. - - - Em tiae
At the beginning of the year 7_ o :_ o S 4 T 11
Trerer of weasury shores S : O
Trignsf? of shares 1o ernployees on exercise of share options /74— - ,) S (41)—4— 4(—2)
At 31 March N T

Own shares consist of shares in Land Securities Group PLC held by the EBT in respect of the Group's commitment to a number of its employee
share option schemes (note 35).

The number of shares held by the EBT at 31 March 2023 was 3,831,399 (2022: 3,938,343}, The market volue of these shares at 31 March 2023
was £24m (2022: £31m).
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38>Contingencies
The Crpup s contingent liabilitics in respect of leqnl rlaims, tax queries, contractor cloims, guarantees and warranties arising in the
ordinary course of business, as well as contingent liabilities for fire safety remediotion arising from the Building satety Act 2022, for which
it is not yet possible to quantify any potential future liability.
The Group has received queries from tax authorities relating to historical transactions which may result in additional tax fiabilities. Based
on an assessment of the relevant tax rules, in addition to advice received from external parties, the Group does not believe that any tax
is due and has written to the authorities explaining that position. 1t s not possible to accurately state the timing of any potential outflow,
as the Group awaits further correspondence from the tax autherities. The Group has not disclosed an estimate of the financial effect as
it is considered this could be prejudicial to its position.
It is not anticipated that any materiol liabilities will arise from the contingent liabilities.
39> Related party transactions
Subsidiaries
During the year, the Company entered into transactions, in the normal course of business, with related parties as follows:

2023 2022

£m L

Transactions with subsidiary undertakings®: o ) i i
Recharge of costs {288) (193)
Dividends received 500 -
Interest paid (120) (99)

1. all cash payments, including dividend payments, are made by onother Graup company,

Joint arrangements

As disclosed in note 16, the Group has investments in a number of joint arrangements. Details of transoctions and balances between the
Group ond its joint arrangements are as follows:

Year ended and as at 31 March 2023

Yenr ended and cs ar 31 March 2022

Net Amounts Amounts Net Amounts Amaounts

investments owed by owed to AVESTIMenTs owed by owed 1o

Income/ inte joint joint joint into 'eint Joint joint

{expense} wventures wventures ventures Income wertures ventures veriLres

N - B - - o £m £m £m £m £ £m £m m

Nova, Victoria -} - 49 - Q 5 73 7 -
Southside Limited Partnership 3 - 75 - 3 75 -
St. David's Limited Partnership! (1) {123) - - 2 (8) 1 -
Westgate Oxford Alliance Limited Partnership {(2) (8) [ - 1 (11) 1 -
Other - (33) 23 (14) - 51 [s] (1)
-} {164) 173 (14) 15 37 156 1}

1.0On 24 March 2023 the Group acquired the remaining 50% interest in 5t David's. From thet date, the results of the operations fram St David's are consolidated together with
other subsidiary undertakings Results from its operations prior to that date are included as share of profit or loss frorm joint ventures. For further details on the acquisition

refer to note 14,

Associates

Details of transactions and bailances between the Group and its associates are as follows:

Associates

Year ended and os at 31 March 2023

Year ended and a5 at 31 March 2022

Net MNet
investments Armounts Amounts mvestrments Armaoants Amourts
into owed by owed to nto owed by owec to
Income associates associates associates Income associates Q550CIO%es QLRE0CIOTRS
£m £m £m £m £ £ £m im
- (1) 3 - - 4 6 -
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39> Related party transactions continued

Remuneration of key management personnel

The remuneration of the Directors, who are the key management perscnnel of the Group and Company, is set out below in aggregate for
each of the applicable categoeries specified in IAS 24 ‘Related Party Disclosures’. Further information about the remuneration of individual
Directors is provided in the audited part of the Directors’ Remuneration Report on pages 100 to 113,

2023 2022
£m £m
gho_rtftermremplo;{a_e benefits 5
Share-based payments ) ] ) B 4 2
. " - T

1. Shert rerm employee benefits include pension allowance.

40> Operating lease arrangements

o Accounting policy

The Group earns rental income by leasing its properties to tenants under non-cancellable operating leases. Leases in which substantially all
risks and rewards incidental to ownership of investment properties are retained by the Group as the lessor are classified as operating leases.
Payments, including prepayrments, received under operating leases (net of any incentives poid) are charged to the income statement on

a straight-line basis over the period of the lease.

At the balance sheet date, the Group had contracted with tenants to receive the following undiscounted future minimum lease payments:

2023 2({22

- £m £m

Neot Iot;};an crie yem;. - - 455 a1
E]ter than one year, but not more than two years - 0 /0 4277 459
Gter?cm two years, but not more than threeiyez:rs - * - - 7382 - -4374
Later than thres yeors, but not mare than four years - 333 8
Etemcm fmeomt not morermﬁveyﬁsp o I 299r 337 )
Mio}e than five years e - - 'ms 73,5
T ) - g#,491 7?217

The total of contingent rents, primarily turnover based rents, recognised as income during the year was £5Im (2022: £35m).

41> Events after the reporting period
Since 31 March 2023, the Group sold or exchanged contracts to sell certain interests in trading properties acquired as part of U+l Group PLC
in the previous financial year.

No other significant events occurred after the reporting period but before the financial statermnents were authorised for issue,
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EPRA net asset measures

Tekle 69

31 March 2023

EPRA EPRA EPRA
NRV NTA NDV
B . Em L fm L Em
Net assets attributable to shareholders ) ) 7,005 7,005 7.005
Shortfall of fair value over net investment in finance lease book value . (6) {6) (6)
Deferred tox liability on imtungible asset 1 1 -
Goodwill on deferred tax liability o (1) (1) (1)
Other intangible asset - (2.;) -
Fair value of interest-rate swaps B - {42} (42) -
Shortfall of fair value of debt over book value (note 22) ~ L B - - 324
Excess of fair value of trading proppr{ipﬁ aver hock value 12 12 12
Purchasers’ costs! } 617 = -
Net assets used in per share calculation 7,586 65,967 7,33;
EPRA EPRA EPRA
. NRY NTA NDV
Diluted net assets per share 1,020p 936p S86p
31 March 2027
EPSA EPRA EPRA
NRY NTA NDV
m irr £
Net assets attributable to shareholders _ 7,917 7,917 7.917
Shortfall of fair value over net investment in finance lease book value (8 {9 {6)
Deferred tax t-iobility on intangible asset 1 1 -
Goocwill on deferred tax liability - - (1 D (1)
Other intangible asset o o _ - £2) -
Fair value of interest-rate swaps (1) {21) -
Excess of fair value of debt over book value {note 22) - - {107)
Purchasers’ costs! 698 - -
Net assets used in per share calculation 8,588 7,888 7,803
EPRA EPRA ZPRA
o NRY NTA ~ NDV
Diluted net assets per share 1,157p 1,063p 1,052p

1, EPRA NTA ond EPRA NDV reflect {FRS vaiues which are net of purchasers’ cests Purchosers’ costs are added back when calculating EPRA NRV.
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EPRA performance measures

Table 70

31 March 2023

EPRA
Measure Detfinitian for EPRA measure . _ Motes measure
EPRA earnings i Recurring earnings frorm core operational activity ) 5  £393m
EPRA earnings per share EPRA earnings per weighted number of ordinary shares 5 53.1p
EPRA diluted eoming; per share! EPRA diluted earnings per weighted number of ordinary shares 5 53.1p
EFRA Net Tangible Assets (NTA) Net assets adjusted to exclude the fair value of interest-rate swaps, intangible assets 5 £6,967m
and excess of fair value over net investment in finance legse book value
EPRA Net Tangible Assets per share  Diluzed Net Tangible Assets per share 5 ?36p
EPRA net disposal value (NDV} Net assets adjusted to exclude the fair value of debt and goodwill on deferred tax and 5  £7,334m
to include excess of fair value over net investment in finance lease book value )
EFRA net disposal value ;-:ver share Diluted net disposal value per share ' ) ) 986p
EFRA loan-to-value (LTV)? Ratio of adjusted net debt, including net poryc:bles, to the sum of the net assets, 21 33.2%
including net receivebles, of the Group, its subsidiaries and jeint ventures, all on
a prepertionate basis, expressed as a percentage
~ . Table o
Voids/vacancy rate ERV of vacant space as a % of ERV of Combined Portfolio excluding the development 71 4.2%

- programme’ ) e
Net initial yield (NIY) Annualised rental income less non-recoverable costs as a % of market value plus ) 73 4.9%

7 assumed purchasers’ costs® B
Topped-up NIY NIY adjusted for rent free periods® 73 5.2%
Cost ratic® Tota! costs gs a percentage of gross rental income (including direct vacancy costs)® 74 25.2%

Total costs as a percentage of gross rental income (excluding direct vacancy costs)® 74 21.0%

1.In the year ended 31 March 2023, share options are excluded from the weightea averoge diluted number of shares when calculating EPRA diluted earnings per share
pecause they are mot dilutive, based on IFRS loss for the yeor.

]

LEPRA LTV is @ new measure intraduced by EPRA in the currert year. The EPRA measure differs from the Group LTV presented in note 21 as it includes net payables and

receivables, and includes trading properties at fuir value and debt instruments at nominal value rother thon book value, EPRA LTV was not presented *n the financiol
statements as at 31 March 2022 as the measure had not yet been introduced EPRA LTV would have been presented as 35 5% ot 31 March 2022,

o

. This measure reflects voids in the Combined Portfolie excluding only properties under development.
This measure relates to the Combined Pertfolio, excluding properties current!y under development, calculated by our external valuer and includes certain developments

that currently generate income from meanwhile use. Excluding all developrments, tne EPRA NIY 15 5.4% ard the EPRA topped up NIY is 5 9%, refer to Table 4 in the Operating
and portfolic review for further details. Topped-up NIY reflects adjustments of £3%m for rent free periods and other incentives.
5. This measure is colculoted based on gross rental income after rents payable and excluding costs recavered through rents but not separately inveiced of £9m

EPRA vacancy rate

The EPRA vacancy rate is bosed on the ratio of the estimated market rent for vacant properties versus total estimated market rent, for the
Coembined Portfolio excluding properties under development. There are no significant distorting factors influencing the EPRA vacancy rate.

Table 11

31 March

2023

3 3 £m
Ei“’ of vacant properties 7 ) B 246
ERY of Combined Portfolio excluding properties under developrment B ) 617
4.2

ERA vacancy rate (%)

amnge in net rental income from the like-for-like portfolic

2023 2022
£&m £ £m %
Central London i T 251 225 26 12
Mojor retal - 120 137 {17) (12}
Subscale sectors } 5 74 21 28
) 446 436 30 7
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EPRA Net initial yield (NIY) and Topped-up NIY Table 73
31 March 20523
Combined Portfolio o L - 7;7 - 7170,2397
Trading properties - - 130
Less: Properties under developr'r{ent,;roding properties under development and land - 777(1,158)
Like-for-like investment property portfolio, proposed and completed developments, and completed trading properties 9,211
Plus: Allowance for estimated purchasers’ costs o L - . 55¢
Grossed-up completed property pertfolio valuation (a} - 9.770
EPRA annualised cash passing rental income* L - 532
Net service charge expense? L - )
Void costs and other deductions . o o (40)
EPRA Annualised net rent' (b) - ' S B 477
Plus: Rent-free b;'iogbﬁdimi;iéciﬁ;imcentives {annualised) o ) o 35
Topped-up annualised net rents (¢} 512
EPRANIY (bfa> - 4.9%
EPRA Topped-up NIY {c/a)> -  5.2%

1. EPRA Annualised cash passing rental income and EPRA annuclised net rent os calculated by the Greup's external valuer.

2 Including costs recovered through rents but not separately inveiced.

3. The above table includes certain developrments that currently generate income from meanwhile use. Excluding all developrments, the EPRA NIY is 5.4% and the EFRA topped
up NIY is 59%, refer to Table 4 in the Operating and portfolio review for further details.
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Cost analysis Tobia 74
2023 2022
Cost Cost
Total ratio Total reto
- e £m % frm [
Gross rental income 659 594
(before rents payable) ) )
Casts recovered through (%) {7)
rents but not separately
invoiced ) i
Adjusted gross rental 650 587
iincomer B
- - o B Rents payable ) B (12} (8)
Gross rental income (before rents payable) 659 EPRA gross rental income 538 579 T )
Rents payable (12) - - -
Gross rental income (after rents payable) 647 —p Managed operatians 10 10
Net service charge expense (12) —>» Direct |—p Tenant defqult (3} {12)
Net direct property expenditure {77} —)‘ipr::;r:y — Void related costs 27 25
Bad and doubtful debts expense 3 —> £86m ‘——bOther direct property costs 48 47
Segment net rental income 5561 \ Davelopment expenditure 14 11
Net indirect expenses (84) —»; ‘ Asset managernent, 74 79
Segment profit before finance expense 477 : Net |—) Ss:g;;:s;on and
Net finance expense - Group (73) indlrectz
. - expenses
Net finance expense -~ joint ventures {11) £84m
EPRA earnings 393
Total costs (incl, direct 170 160
vacaneyecostsy
Costs recovered (% {7)
mrough rents -
EPRA costs {incl. direct 161 25.2 153 26.4
vacancy costs)
Less: Direct vacancy costs — (27) I v
EPRA costs (excl. direct 134 21.0 128 221

vacancy costs)

1 Percentages represent costs divided by EPRA gross rental incorme.

2. Net indirect expenses amounting to £18m (2022: £8m) have been capitalised as development costs and are excluded from table 74. See nete 14 of the financial statements
far the Greup's policy on capitalising indirect expenses.
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Acquisitions, disposals and capital expenditure Toble 75
Year ended Vear ended
31 March 31 March
2023 2027
Adjustment for
Group (excl. non-wholly
joint Joint owned Combined Combined
ventures) ventures subsidiaries Portfolio Fortfolo
Investment properties - £m £m £m £m £
Net book value at the beginning of the year 11,207 771 (145} 11,833 10,342
Transfer from joint venture o 23 (12) - 11 e
Acquisitions 218 5 o 223 757
Capital expenditure - 356 {13) {3 340 350
Capitalised interest 22 - - 22 17
Net meverment in head leases capitalised {16) (?) - {25) e
Disposals - - (4,319 (111) - (1,430) {98)
E{iﬂejcit)/ﬂ{fp‘uﬁ on revaluaticn of investment properties (827) (30 ¢ _(848) 409
Transfer 1o trading properties (&) - - (8) (o)
Net book value at the end of the year 9,658 601 {139) 10,120 11,833
(Lbss})pr;ﬁt on digo;f of inve;n{;t;roperties (144) - - (144) 115
Trading properties - £m £m £m £m fm
Net book value at the beginning of the year 145 1 - 1446 36
Acquisitions - - - - 145
Transfer from investment properties o & - - -] 5
Capital expenditure e 3 - - 3 6
Disposals 7 o . {17y (1) - (18) {41)
Movement in impairment {19) - - (1%9) 16)
Net book value at the end of the year 118 - - 118 144
Profit on disposal of trading properties 1 - - 1 1
Acquisitions, development and other capital expenditure
Investment Trading Combined Cembred
properties® properties Portfolio Porifoio
o e £m fm ~  fm_ @ im
Acguisitions* 223 - 223 902
Eevjl_qg_r_‘ner_wt capital expenditura® e 280 {2) 278 310
COther capital expenditure .- 5 65 o 44
Capitalised interest 22 - 22 17
Acquisitions, development and other capital expenditure 585 3 588 1,275
Disposals £m im
Net book value - invest:er?paerty dis;EcE T } T T _1,_436 Tom
Net book value - trading property disposals 18 41
Net book value othernetassets - S 52 &
E-LOS_S)/proﬁt on disposal - investrment properties {144) 115
Profit on disposal - trading properties - - = - T T 1
Other (3) -
1,354 263

Total disposal proceeds

1. See EPRA analysis of capital expenditure teble 76 for further details.
2 Properties acquired in the year

3. Development capital expenditure fo- investment properties comprises expenditure on the future development pipeline and cempleted developments.
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Table /&

EPRA analysis of capital expenditure
Other capitol expenditure Year ended 31 March 2023

B Totol Total copitol Adjustment
No capital expenditure for Total
Development Incremental incremental expenditure - jaint  non-wholly capital
capital lettable lettable Tenant Capitolised Combined ventures owned expenditure
Acquisitions®  expenditure? space’ space improvements Total interest Portfolio {Group share) subsidiaries ~ Group
s mo _7£n1_7 _7im7 _7£m o _irn_iirn_ 7_£rn '__i;m _ F{m £Em . im R
Centrallondon
West End offices - - - 3 3 _&_ - _ & _ - 6
Cityoffices .= - - - % - 3% - _ 22 - _ = 19
Retailond other -~ =~ - - 2 2 4 - 4 - =4
Developments - =~ 264 - - = - - 22 28 - - _ 2714
Total Central - 264 - 24 5 29 22 315 - - 303
London
Major retaii o . . o i o - - o o
Shopping centres 216 - - 7 2 ? - 225 {1) - 226
Outlets - = 7. - % = =%
Total Major 216 - 1 8 Q 18 - 234 (1) - 235
retail
Mixed-use
wrbono 0
Completed - - - [¢) - -3 - & - (3) 9
investment e
Developrnents 7z 8 - - -~ 23 () - 29
Total Mixed-use 7 15 - & - -] - 29 (3] {3} 38
urban
Subscalesectors o o
Lefewse. ... - - - 2z 4 - _ _4 {1 - 5
Hetels - - = = = = - - - - . = =
Retgilpacks =~ - =~ - -+ 2 3 - 3 -_ - 3
Total Subscale - - - 3 4 7 - 7 {1) - 8
sectors
Total capital 223 280 1 41 18 60 22 573 T 584
expenditure
ITrw'\ng difference between cccruchpd cash basis i - ) - (131 T 3 (135
442 {7} - Q

Total capital expenditure on a cash basis

1. Investment properties acquired inthe yvear.
2. Expenditure on the future development pipeline ond completed developraents,
3 Copital expenditure where the lettable area increases by atieast 10%
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Top 12 occupiers at 31 March 2023 Table 77
% of Group
rantl
(;Li\trol Govemr‘nen‘? T o ) 5.8
ACCor ) 5.4
Deloitte 24
Cineworld 2.0
Boots ) - N 1.7
Taylor Wessing B - 1.4
Peel L
BBC 11
M&S 1.0
Sainsbury's B B 1.0
HaM ] 10
Next 0%
] 24.8
1. On o proportianate basis.
Property Income Distribution (PID) calculation Table 78
Year ended Year eraed
31 March 2023 A% March 2022
£m Lrri
ﬁ_oss)/proﬁt before tax per income statement (622 875
Accounting profit on residual operations (67) {62)
(Loss)/profit attributable to tax-exempt operations (689) 813
Adjusfments
g]PiEG,‘ allewances (43) {38)
Copitalised interest (22) —(15)
Revaluation deficit/(gain) 848 {409)
Tox exempt disposals 142 (117)
Capital expenditure 5 4
Other tax adjustments (27) {28)
Goodwill amortisation and impairment 5 2
Estimated tax-exempt income for the year 219 221
j 197 199

PID thereon {90%)

As a REIT, our income and capital gains frem qualifying activities are exempt from corporation tax. 0% of this income must be distributed
as a Property Income Distribution and is taxed at the shareholder level to give o similar tax position to direct property ownership. Non-
qualifying activities, such as sales of trading properties, are subject to corporation tax. This year, there was no net tax charge (2022: £nil}.

The table above provides a reconciliation of the Group’s loss before tax to its estimated tax exempt income, $0% of which the Company

is required to distribute as a PID to comply with REIT regulations.
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The Company has 12 months after the year end to make the minimum distribution. Accordingly, PID dividends paid in the year may relate
to the distribution requirements of previous periods. The table below sets cut the dividend allocation for the years ended 31 March 2023 and

31 March 2022:

Dividends paid in year to 31 March 2022

Dividends peid in year to 31 March 2023

Minimurm PID to be paid by 31 March 2024

Teble 79
Ordinary Total
_ 712 allocction dividend dividend
Year ended Year erdac Pre 21
31 March 2023 31 March 2022 March 2022
im Lre £rm £m Zm
- 47 - - 67
158 132 - - 290
} 39 ~ - n/a n/a n/a
197 169

Total PID required

The Group has met all the REIT requirermnents, including the payment by 31 March 2023 of the minimum Property Income Distribution (PID)
for the year ended 31 March 2022. The forecast minimum PID for the year ended 3t March 2023 is £197mm, which must be paid by 31 March
2024. The Group has already made PID dividends relating te 31 March 2023 of £158m, leaving £39m to be paid in the coming year.

Our latest tax strategy can be found on our corporate website. In the year, the total taxes we incurred and collected were £134m (2022: £154m),
of which £38m (2022: £57m) was directly barne by the Group including environmental taxes, business rates and stamp duty land tax. The Group

has a low tax risk rating from HMRC.

REIT Balance of Business

To retain the Group's REIT status, it must meet conditions from the REIT legislation. At least 75% of the Group's assets and 75% of the Group's
income must relate to qualifying activities. The results of these tests at the balance sheet date are below:

For the year ended 31 Mgrch 2023

Table 50

For the yegr ended 31 March 2027

Tax- Tax
exempt Residual  Adjusted cxernpt Res cual Adjusted
o _ _ business businesi results _ buinesz bus ~ess 'Esu‘f?ﬁ
Profit before tax (Em)* } 319 (18) 301 2465 10 275
Balance of business — 75% profits test 100.0% 0.0% Q6. 4% 3.6%
{\djusted total assets (£Em)° 10,357 60% 10,966 12,230 &71 0 12,901
Balance of business - 75% assets test 94.4% 5.6% 24.8% 5.2%
1. Caolculoted according 1o REIT rules
Annual net rent breakdown by occupier business sector ~ Cront 8l Floor space (million sq ft)f Cnart 82
W R=20i crode 32 B entvo Lendsn 51
B Services 7% W Vo et LY
B Frong o serv ces 149 W ied-Lse arban %
£ adrristist or T B Subscole sectors 7
Grt. CITIMUN Conons Toagt 34

1 Joirt ventures ore reflected at 100% velues, not Group shore
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Sustainability performance

Greenhouse gas reporting

In line with requirements set out in the Companies Act 2006 (Strategic Report and Directors’ Reports) Regulations 2013 and the Cormpanies
(Directors” Report) and Limited Liability Partnerships (Energy and Carbon Report) Regulations 2018, and in accordance with the Streamlined
Energy and Carbon Reporting (SECR), this statement reports our GHG ermissions for financial year ending 31 March 2023,

Streamlined energy and carbon reporting (SECR)

Methodology

Our strearmlined energy and carbon reporting figures include energy consumption and carbon ermissions associated with all properties
under cur operational control (i.e. absolute pertfolio). Energy consumption is reported as kWh and ne normalisation technigque is applied.
Carbon emissions are reported as tonnes of carbon dioxide equivalent (1CO,e). We report our full greenhouse gas (GHG) emissions annualiy
in accordance to the WRI Greenhouse Gas (GHG) Protocol, including scope 1, 2 and 3 emissions.

At Landsec, scope 1 comprises emissions from natural gas and refrigerant gases. Scope Z emissions are from electricity, heating and
cooling purchased for common areas and shared services. All material sources of scope 1 and 2 emissions are reported. As the remaining
sources {e.g. diesel used in generator testing) represent such a small proportion of total emissions, we do not report thermn.

Scope 2 emissions are reported using both the “location-based” and "market-based” accounting methods. Location-based emissions are
reported using the UK Government's ‘Greenhouse gas reporting: conversion factors 2022°. Scope 2 market-based emissions are reported
using the conversion factar associated with each individual electricity, heating and cooling supply, either cbtained directly from the
supplier or from their official company website.

Scope 3 emissions are those that are o consequence of our business activities, but which occur at sources we do not own or control and which
are not classified as scope 2 emissions. The GHG Protocol identifies 15 categories of which 8 are directly relevant for Landsec. Our scope 3
reporting methodology is detailed in our Sustainability Performance and Data Report on landsec.com/sustainability/reports-benchmarking.

Landsec — Scope 1 and 2 emissions Toble 83

Location-based emissior factors

Market-based emission tactors

Emissions Unit e 202vE2 2022/23 waom 207122 2022/23
Scope 1 tCOLe 7,554 7,151 6,681 7,554 7,151 6,681
Scope 2 tCOse 18,434 18,338 16,798 2,079 2,054 2,954
Scope l and 2 1COze 25,988 25,489 23,480 2,633 ©,205 9,636
Intensity
Scope 1 and 2 kgCOe/m? 14.23 14.12 12.70 5.27 5.10 5.21
Landsec Scope 1and 2 emissions - Chort B4 Scope 1 and 2 GHG emissions using location-based emission facters
year on year driving factors have decreased by 8% compared with the previous reporting year,
despite anincrease in occupancy levels. The decrease has been
30,000 1790 largely due to changes in emissions factors and actions taken to
25,489 97 [ ] drive energy efficiency across our assets.
25,000 e 1.563] ﬂ 23,480 gy ¥y
1.94
s The detailed breakdown of main factors driving the change in
o 13,000 our scope 1 and scope 2 can be seen in chart 84 Landsec Scope 1
9 and 2 emissions — year on year driving factors. In terms of
i0.000 market-based emissions, we have seen a small increase (5%) due
10 the inclusion of two assets that have come under our operational
5000 control from 2022,
o]
g o) =5 £y . &3 g
=] £5 eB ag §E £y &
B ] é :‘%i oé £ 5 % & =
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Landsec - Energy Consumption Table 85
locaton-besed ermission fasters
Unit 202067 202432 2022/23
NaturelGes  kWh  For landlord shared services 27,504,757 34,618,470 31,202,547
(Sublmetered toteronts 12,636,608 17.627.638 19,526,063
Total Natural Gas consumnption 40,191,365 52,246,108 50,728,610
Electricity kWh For \qnd\ord shared services 74,375,665 81,414,523 82,227,618
(Sub)metered-‘co tenants ’ T 4475,1?7,?774—48,412—0,74;?_ 45?,1684,4?4 )
Totol Electricity consumption 120,482,841 129,535,206 133,396,023
District Heating and Cooling kwWh For landlord shared services 5,472,813 5,551,710 4,973,961
(Subjmetered to tenants 3580825 4,170.874 4,263,285
Total Heot\'ﬁg and Coaling comsumpt\onr - %2,6? 79,722,5? o 9,237,5?
Total Energy Consumption kWh for Jcmgﬂord sh_crred services 107,353,234 121,584,703 118,404,126
(S_ub)r‘ltereditew - ?,.’)BZEO ré‘?,ﬁZSSf W?ST,??
Total Energy consumption 169,736,845 191,503,956 193,361,879
Energy intensity  kWh/m? - T T TTes e aos

Table 85 shows the absolute energy consumption with a breakdown by landiord and tenant consumption. This year, absolute energy
intensity has slightly decreased by 1% compared with the previous year, largely due to energy efficiencies achieved from cur active energy
managament programme and Net Zero Transition lnvestrent Flan. Initiatives have included for example, lighting upgrades, further
software madifications in our building managerment systems (BMS) to optimise the operation of our central plant services and o targeted
custormer engagernent prograrnme with our office occupiers.

Landsec - Carben Footprint Tasle 86
_2_02’07/'/.'\_ ﬂ/ZZ_ 2022/2_3_

Ermossichs S of tote, Err'ssiors % of tctal Emissiens % of totol
GHG Scope  Category e JCOL velie chain (rCCe) va'se grain (tCGe) chllue:huini
Scopel 754 33% 7151 32% 6,682 2.7%
Scope 2 - 184’ 80% 1833 _  83% 16,798 8.9%
Scoped 205235 88.8% 195875 885% 219,792 90.3%
Purchased goods and services (PG&S) 34,004 147% 21,623 9.8% 27,516  11.3%
- Capital goods T 84261 364% 76397 345% 97,069 39.9%
S m— and eme@e\cted activities ’ | S,—Dg . 2.2% —7,;5 Fﬁ Fé,;?? 7—.2.8%
o Up@nﬁms#ﬁom dimmoT o medir Tﬁ%—éroup-ed— —OO% -Grouped TO%_

o under PG&_S o under PG&S undgr PG&S S

 Wastegerercted inoperstions 284 01% 516 02% 625 0.3%
_ Businesswovel 33 90% 4 00% 135 0.1%
~ Employee commuting 168 0a1% 1% 0i% 104 0.0%
Upstream leased assets ) n/a T 0.0%  Excluded  0.0%  Excluded T 0.0%

" Downstrear tronsportation and distrbution  n/a 00%  Excluded | 0.0%  Excluded  0.0%
-7 Processingofsoldproducts  Ta/ko 00%  Excluded  00%  Excluded _ 0.0%
Use of sold products - nfa 0.0% Excluded  G.0%  Excluded  0.0%
- Emd-o%-life treatment of sold products n/a ’ 0.0% Exc\uded— —O_D%— Excmed— —00:70_
'~ Downstreamleasedassets 51432  352% 89375 40.4% 87,551 36.0%
~ Fanchises /e 00%  Fxcuded  00%  Excluded  0.0%
 lwesteents nim 00% Ercluded ~ 00%  Excluded  0.0%

Total emissions 231,223 221,363 243,272
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Table 86 provides a breakdown of cur entire emissions inventory, including indirect emissions from our value chain activities {i.e. scope 3
ermissions). Our scope 3 reporting allows us to identify the most significant categories in our value chain that comtribute to our carbon
tootprint - Lapital goods and Downstiearn leused ussets, make up over 76% of cur total emissions

Capital goods include the emissions associated with the manufacture and transport of materials used within our developrnent activities
and portfolio projects. Downstream leased assets are those emissions associoted with energy consurmed by cur customers within our gssets.

The emissions from our development activities have decreased by 25% due to the fact that the four projects on-site are nearing
completion and the materials delivered during this phase are much less carbon intensive than in the earlier phases of structural works.
In table 87, we provide the amount of embodied carbon emissions reported for each development in 2022/23.

In relation to Downstream leased assets, we continue engaging our custorners (specifically those in our retail assets) to increase the share
of primary tenant energy usoge dntn (now at 63% - a 6% increcse compared with iast year), thereby increasing data accuracy. There's

a 2% reduction in carbon emissions as compared with last year for this category which can be explained by the increase of actual data
Inciuded in the calculation.

Because both categories represent a significant proportion of our total carbon footprint, we are committed to understanding the source
of these emissions and taking action to reduce them. As such, for all our development and refurbishment schermes, we undertoke life-cycle
assessments, following the RICS guidance document ‘“Whole life carbon assessment for the built ervirenment’ 1st Edition and BS EN 15978,
We will adopt the latest RICS guidance document ence adopted. The assessment considers both the upfront embodied carbon emissions
from our supply chain and construction activities {stages Al to A5), aos well as anticipated ermissions from a building’s operations and
embedied carbon associoted with maintenance and repairs over the lifetime of the building (stages Bl to C4). To minimise our construction
impacts, we set targets on the upfront embodied carbon emissions frormn supply chain (A1-A5) on a project-by-project basis and track
these through to the completion of our buildings. We aiso track the carbon emissions from Modules B and C to ensure that the decisions
we make for upfront embedied carbon do not lead to negative consequences in the leng term, for example higher replacement rates.
Once all reduction opportunities have been achieved, we offset the remainder of the upfront embodied carbon emissions of our buildings
at practical completion, in alignment with the UK Green Building Council guidelines. We also carefully design our buildings to minimise the
energy dermand of our operations and meet this demand through renewable electricity contracts.
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Sustainability performance

continued
Upfront Embodied Carbon - Developrnent pipeline Table 87
Carrent forecosted errbadied corbon % reduction from tyoical Ermbodied curban erniss Grs
Development Intensity kgCO;P/nﬂ\_C_S Mocules A‘u-AL build ~g - 2030 target of 50% reported in 2022/23 (tC0:e) B
21 Moorfields, £C2 o - 1,210 _ 9,012
Lucent, W1 T - ) 1,096 n/a new target set in 2021, after o 4,841
h_2, S\f\?l_ ’ T oes the buildings were designed — T 7’2317
The Forge, SE1 - - 863 ) 5080
Timber Square, SEL - 5357 - 4% - 1,012
Portland House, SW1 ) o 395 T e 9

Mayfield - The Poulton, Manchester
Mayfield - The Republic, Manchester

— Acquired sites undergoing significant design changes - no data available

Red Lion Court, SE1 ) 500 -40%
Liberty of Southwark, SE1 Acquired sites undergoing significant design changes - no data available

55 Old Broad Street, EC2 721 28%
Hild Hogsel EC4 )

Too early design - no data avaoilable

02 Finchley Rood, NW3 (everage)  “ss T T Ty T T
N3E S . ) ) 577 - T 329 -
Ne oo 528 B
N_S . 0 543 - e
Media Cit_y, Greater Mand‘)estﬂotg_ Aci.rled sw‘tﬁ_undergoing significant design changes —Vno. data avt-ji\oble - )
Buchanan Galleries, Glasgow - Block A ) 104 o Cam -
momun Galleries, Glasgow - Blm - o 876 - -12% T B
Lewisham, SE13 T S Too sarly design - no data available -

Eero?e—reduc;rrocross developrment b - 4—36% -

pipeline i
Average upfront embodied carbon intensity  Office: 640

) __ Residential: 535
Total embodied carbon emissions reported 27,185
in 2022/23 (tCO,e)
1 Typical offices: 1,000kgCO e/m* ond typical residential: 850kgCO e/m: (source: GLA Whole Life Carbor Guidance).

2. Total embodied carbon baseline for Timber Square project has been reviewed to exclude sequestration in accordance with industry guidelines ond the RICS guidance
document on whole life carbon, If sequestration is taken into account, the forecasted embodied carbon intensity is 448kgCO_e/m- (GIA).

Assurance

Landsec’s auditor, EY, has once again conducted sustainability assurance. This is part of our journey to embed sustainability across

the business and enhance the integrity, quality and usefulness of the information we pravide. EY performed a limited ossurance
engagemeant on selected perforrmance data and gualitative statements in the ‘People and Culture’, ‘Our approach to sustainability’,
‘Build well’, "Live well’, ‘Act well” and 'TCFD' sections of the Strategic Report pages 34-53; the sustainability content in the

‘Additional Information” section of the Landsec 2023 Annual Repert pages 195-198; and the oniine Sustainability Performance Data Report 2023.
This report and the full assuronce staternent is ovailable ot landsec.com/sustainability/reports-benchmarking.
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Alternative performance measures

The Group has applied the European Securities and Markets Authority (ESMA}) "Guidelines on Alternative Performance Measures' in these
recults Inthe rontext of these results, an alternative perfermance measure {APM) is g financiol measure of historical or future financial
performance, position or cash flows of the Group which is not a measure defined v upedified o IFNRS.

The table below summarises the APMs included in these results and where the reconciliations of these measures can be found. The definitions
of APMs are included in the Glossary.

Table 28
Afternative performance measure Nearest IFRS measure Reconciliation
EFPRA earnings - Profit/loss before tax T Note 4
EPRA earnings per share Basic ecmings/\gs_pe;shore ] Note 5
EPRA diluled éorr';ings per shore - S Diluted earnings/less per share B T Note 5
EFRA Net Tangible Assets S Net assets attributable to shareholders o Note 5
EPRA Net Tangible Assets per share Net assets attributable 1o shareholders " Note 5
Totalreturnonequity - n/a - - Note 5
Adjusted net cash inflow frorm operating activities T _Net c;:sh inflow from c;erot‘mg activities a Note 13
Combined Portfolic Investiment properties o T Note 14
A@;egn;t debt T ___ Borrowings B o MNote 21
Group LTV nfa - N Note 71

EPRA LTV nia Note 21
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Combined Portfolio analysis

Total portfolioc analysis

Valugtion Annualised rental Net estimated rental
Market value?! movement* Rental income? income? valuel
31March  31Maren  [Deficit)/ (Deficit)/ 31March 31 March 34 March 31 March 31 Mareh 31 March
2023 2022 surplus surplus 2023 2022 2023 202z 2023 2022
£m £ £m % £m £m £m im £m £
CentralLondon T e
West End offices 2,653 3013 (222)  (B.0) 140 1386 134 135 146 147
City offices 1,504 1928  (234)  (15.4) 76 75 61 76 87 101
Retoil and other 1095 Lixn 14 13 76 70 42 47 56 54
Developrents® 1190 1709  (37y (3.0 2 1o s 10 57 112
TotolCentrallondon 6,242 7781 (479) _ (7.3) 313 295 242 268 346 414
Major retail
Shopping centres  L196 114l (60}  {(4.8) 120 111 114 108 125 101
Qutlets e84 745 (67)  (8.9) 59 55 56 56 60 sl
Total Majorretail 1,880 1884  {127)  (6.4) 179 167 170 164 183 162
Mixed-use urban
Completed investment 389 409 (24]  (5.9) 24 10 24 24 26 24
Developrents* 426 486 (48)  (9.4) 34 33 28 29 31 32
Total Mixed-useurban 815 895 (72)  (7.8) 58 43 52 55 57 58
Subscole sectors
Leisare 476 569 (99) (17.7) 51 46 s1 49 50 51
Hotels a8 a2 am (32 15 31 15 28 25
Retgil parks 418 466 (58  (12.) 28 20 28 29 30 29
Total Subscale sectors 1,302 1457  (170)  (11.6) 109 o1 110 94 108 105
Combined Portfolio 10,239 12,017 {848) (7.7) 459 5%4 574 579 694 737
Properties treated as finonce leases (2) (8)
Combined Portfolio 10,239 12017  (848)  (7.7) 657 586
Representedby: o T Tm T T T T T e
Investment portfolic 9,603 11.217  (813)  (7.9) 603 534 536 531 656 687
Share of joint vertures 636 800 {38) (5.5 54 52 38 a3 39 50

Combined Portfolio 10,239 12,017 (848) (7.7) 657 584 574 579 694 737
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lotal portfollo unulysis continued

Net initicl yield*

Table 89

Equivolent yield®

Movernent Movernent
31 March Ilke-fo‘: 31 March ke for.
2023 line” 2023 like'
% bps % bps
Central London - T
West End offices _4_-5 o ES_ o _51 - 77457
City offices 3.3 (33) 5.2 53
Retail and other 4.1 (33) 4.6 13
Developments® 0.3 - 4.6 -
Total Central London T 3.5 39 4.9 42
Major retail
Shopping centres o 8.1 21 7.9 39
Outlets 6.5 67_7:7 ;’i _45 ’
Total Major retail 7.5 15 7.6 40
Mixed-use urban
Completed investment 5.4 28 6.4 617
Developméﬁt“’ o 5.3 n/a 5.8 n/a
Total Mixed-use urbanii o 53 Zé o 6_1_ - 61
Subscale sectors
Leisure 8.0 130 8.3 116
Hotels 6.6 249 6.7 117
Retail parks - 6.5 87 6.4 69
Total Subscale sectors o 71 - -14-7_ _7_2_ Q6
Combined Portfolio 4.8 41 5.8 50
Represented by:
\nveﬁt;ner%t portfolio - 4.7 n/a 5.6 n/a
Share of joint ventures o 56 - ;1./0 ) S_E - n/a
Combined Pertfolio ) 4.8 -n/o 5.8 7 n/a

Landsec Apnual Report 2023 20

Notes:
.Refer to Glossary for definition.

Annyalised rertal inceme is annual ‘rental income’ {as defined

in the Glossary) at the balance stiekl Juie, eaccpt thar car park

and commercialisation income are included on a net basis

{after deduction for operatienal outgeings). Annualised rental
incorne includes termperary lettings.
3. Net estimated rental vatue is gross estimated rental value,

as defined in the Glossary, after deducting expected rent payable.
. Net initial yield - refer to Glossary for definition This calculation
includes all properties including those sites with ne income.
Equivalent yvield - refer to Glossary for definition. Future developrments
are excluded from the calculation of equivalent yield on the
Cormbined Portfolio
.Comprises the development pipeline refer to Glessary for definition.
The tike for-like portfolio - refer to Glossary for definition

-3
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Reconcifiation of segmental information note to statutory reporting

Reconciliation of segmental information note to statutory repeorting for the year ended 31 March 2022 Table 90

Year ended 31 March 2022

Adjustment
for
Group non-wholly Capital
income Joint owned EPRA and other
statement ventures®  subsidiaries? Total earnings items
///////////////// £m £ oo £ony o Em
Rertalincome I A D c R TR
Finonee lease mterest T T T T g T
Gross rental income (befors rents payablel  sas 52 (3 sea  sea =
Rents payable R R - R
Gross rental income (after rents payable  s3s  s0 @1 s8s w86
Sevice charge income s m el el
oo chergeerperie B T R ST N N
Net service charge expense {(12) (1} 1 (12) (12) -
Other property reloted income I T T e
Direct property expenditure " w4 g - oy doy o
Movemnent in bad and doubtful debt provisions ] - )13) T )(ﬂ S gl? T 45 o
Segment net rental income . 471 41 {2) 510 510 -
Otherincome R T S S
Admiristrative expenses B e
Deprecigtion I e
EPRA earnings before interest 3489 39 (2) 426 426 -
Shore of post tax profit from joint verwres 33T T Ty . T T T T T
Net surplus/idefict) on revaluation of imestment properies a6 3 @ a9 - a8
Pgﬁamidi;dsgr of investment properﬁés _________ 571 - {8{ - —EB_ - - —115_
Frofit on disposal of joint vertures g - T T, T SRS
Profit/lloss) on disposal of trading proparties 3 T - 1 -1
Gain on modification of finance lease - - - e e e
Movement in impairment charge on reding properves @ = - i T
Impaitment of goodwill - I e )
Business combingtioncosts T T Ty T T T T T T T Ty T T T T T T Ty
gperuiniprﬁ/ioﬂ ______________ 935 10 {&} 939 426 513
Fin;ée income T T T 245—)7)) o ))iyyggsi ¥¥¥9 16
Finance expense sy am =T T Tew . @by as)
Profit/(ioss) before tax 875 - {6) 869 355 514
Joration T T T T LT T T -
Profit/{loss) before tox 875 - {6} 869

1. Reallocation of the share of post-tax loss fram joint ventures reported in the Group Inceme stoterment to tre individual Lne iterrs reported in the segmenmal information note,
2. Removal of the nom-wholly owned share of resu'ts of the Group's subsidianies Tre non-wholly owned subsidionies ore consolidated at 100% i the Group’s Income staterrent,
But only the Group’s share is ircluded in EPRA earnings reported in the segrrentcl information note
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Ten year summary

Income statement Tabie 71

Yeor ended and as ot 31 March

2023 2002 2021 2020 2019 2018 2017 2Ulb 2014 2011
R £m ) firr irvi - ) ,iT, - £m £rm £ B 7€m . £m £m
Revenue 791 679 635 741 757 83 781 936 765 712
Costs - {382 (308) (333) {274} (271} (321)  (260)  {404) (329)  (244)
409 371 302 A7 486 509 521 _ 532 436 468
Share of post-tax {loss)/profit (1) 33 (192) (151) (85) 27 69 199 326 196
from joint ventures S B
(Loss)/profit on disposat of {144) 107 8 (s3] - 1 19 75 107 14
mvestinen L propertics _ S
Profit/{loss) on disposal of - 2 - - - [o1e} [2) 3 ?
investrnents in joint ventures o B e B
Profit on disposal of other - - - - - - 13 - - -
investments - o
Net (deficit)/surplus on (827) 416 (1,448) (1,000} (441} (98) (186) 739 1,771 607
revalugtion of investment
p_ropertie; o - L
{Loss)/gain on modification (6) o) - - - - - - - -
of ﬁmonielij337 7 )
Operating (loss)/profit (569) 935 (1.330)  (&90) {40} 505 434 1,545 2,643 1,289
Net ﬁmgrlcg expense (53) {&0) (63) (l47l7 o £8§) ] _(248) [268) (185) (297) (165)
Net gain on business combination - - - - - - e - 2 5
{Loss)/profit before tax {622) 875 (1,393  (837)  (123) {43) 166 1,360 2,438 1,129
Taxation L - - - 5 4 {1 1 2 - 8
(Loss)/profit for the year (622) 875 (1,393) (832} {11%)} {44) 167 1,342 2,438 1,137

Nét_(cﬂﬁc_it)/surplus on
revaluation of investment
properties™:

Investment portfolio (827) 416 (1,.448) (998} (440) (58) (187) 736 1,768 609
Share of joint ventures (30) (3) (198) (181} (117 7 40 171 269 155
,;szsitr‘rrrweintﬂfor norn;wrhoillyiotv;éid o g (4) - B - - - - - -
subsidiaries’ S

Total {848) 409 (1,646) (L179) (557) (91)  (147) 907  2.037 744
EPRA earnings C 393 355 251 214 442 06 382 362 329 320

Results per share

Total dividend payable in respeg‘ti 77387.6p o 3_7’:bp_ 27 Op 232p  45.55p 44.2p 35.5_5;3- 35.0rpr 7 _7;1.”85;:) 7 7370.7;3

of the financial year

Basic {lossi/earnings per share (83.60p 117.4p (188.2)p (1124)p (l61)p  (58p  211p 172.4p 3086p  1448p
Diluted {loss)/earnings per share (83.6)p 117.1p (188.2)p (112.4)p (l&.1)p  (5.8)p 211p  171.8p 307.4p  1443p
EPRA e;;w_gs_p_er_sk_.ore - 53.1p 48.0p 33.9p 55.9p 59.7p 53:'Lp ) 4’8.’457'725%777 Eij’pi 40.7p
EPRA diluted earnings per share 53.7i|;7 ) 47.8p 35_.9_;-3 T _-55,‘-}‘p 59.7p 53.1p 48 3; T _4-5_.-7_p_ - _4E- ) 40557
Net ossets per share 945p 10700  975p  1182p  1,341p  1,404p  1.418p  1434p 1293  1,014p
Diluted net assets per share 942p  1,067p 973p  1,181p 1,339  1,404p  14lép  1,431p 1,288p  1,0Lip
EPRA Net Tongible Assets  936p  1,063p 985p  1,192p 1,348z  1,410p  1,422p  1,433p  1,296p  1,0lép
per share

1. tncludes our non whally owned subsidiaries on a prapartionate basis,
2. This represents the interest in MedieCity which we do nat own but consolidate in the Group numbers.
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Ten year summary
continued

Balance sheet Tablz 92

Az ot 31 March

2023 2022 2021 2020 209 2018 2017 2016 2815 2014

gm &M e _ 0 im gm0 g B im
investment properties 9,858 11,207 _ 9,607 11297 12,094 12,336 12,144 12,358 12,158 9848
Intengible ossets & & & 14 T Tma T as T sg w0 T o
Net investrent in finance leases 21 70 152 156 159 1& 165 183 185 187
Loan investments _ - - s
Investment in jeint ventures 533 700 425 g24 1,031 151 1734 1668 1,454 1443
Investment ingssociates 3 4 - T T T T T T T T
Trade and other receivables 146 177 170 178 176 165 123 86 5% 35
Other mon-current assets &7 &1 22 &2 30 ag | s 44 29 14
Total non-current assets 10,434 12227 10,584 12,501 13,510 13,897 14253 14,377 13,944 11,577
Trading properties and long-term 118 145 36 24 23 24 12z aza 222 19
development contracts )
Trade ond other receivables 365 368 354 433 437 471 4le 445 | 404 366
Monies held in restricted occountst 4 22 10 o s 15 21 18 10 15
and deposits e . -
Cash and cosh equivalentst a1 128 - 1345 a4 sz 3 35 1a 21
Othercurrentassets 4 5 & g a4 - o oo
Total current assets 532 668 406 1,859 524 572 891 13 650 595
Non-current assets held forsale - - - _ T T T T T T T Taes o
sorewrgs s ey ooe om @ @a @ @ us @
Trade and other payables ©q306)  (320)  (252)  (270)  (273) (294  (302) _ (289)  (367)  (320)
Other current ficbilities  (24) (1L} 7y @) (18 (4 7 dw o) (12
Total current liobilities ~ (645) (872)  (1165) (1,249)  (1.22%)  (L180)  (713)  (327)  (568)  (B45)

Borrowings _(3.223)  (4012) (2610) (4355) (2847) _ (2,858) (2859) (3222) _(3.985) _ (3,262)

Tredeondotherpayables @ & & w0 - 2% @8 30 (23
Other non curcent fiabiittes (%) 4y & 8y & @& 9 ¢4 48 )
Redemption labiliey - - - - _ (& G736 6% 3% (3%
Total non-current liabilities (3,249) {4,032} (2,613) (4,361) 2,889} {(2.903) (2.92%) {3,332} (4,095) (3,322)
Netassets 7072 7991 7212 8750 9920 10386 11,207 11351 10214  8.005
Net debt? (3,348)  (4.254) (3.509) (3.942) (3,747) (3,654} (3,219} (3,229) (4,193) (3,744
Market value of the Combined 10,239 12,017 10,791 12,781 13750 14,103 14430 14471 14031 11,859
Portfolic

Adjusted net debt? {3,287} {4,179) (5 489) (3,924} (3,737} (3,652) (3,261} {3,239) (4,172) (3,948}

1. The Balance Sheats tor the yeors ending 31 March 2022 and earler have not been rectatad far the purpose of this table for tne change in clossifcation between Cash ond
cosh equivaients ond monies keld 1n restricted accounts ond depos'ts following the 'FRIC classification during the yeor to 31 March 2023

2. MNet debt ond adjusted ret debt exciude amounts payakle ander head leases for reporting periods from, ond 'nciudng, <he year enaed 31 March 2022 Net debt and adjusted
ret debt for prior periods incfuded 10 the table above have not been restared, bur would have excluded armaounts poyable under Fead leases of £61m (2021, £30m (2020, 2019
and 20141, £31m (2618 and 2017}, £14m (2G14) ond £17m (2015}



Additienal information Landsec Annual Repart 2023 205

Subsidiaries, joint ventures and associates

As at 31 March 2023, the Company had Company name Company name
2rli?g;/?;Zféfstc':gfgroirt::‘]:;?;'W‘ir;;he Barrack Close Limited ) ) _ Development Securities Estates Limited
subsidiaries, all of which are registered Beyond Green Developrments Crake Bideford Limited® o
in the UK at 100 Victoria Street, London, (Broadland) Limited _ DS {Ringwood) Limited®
SWIE 5L, except for entities with Birmingham International Park Limited DS {Thatcham) L\mlted* N
a foot‘note imdicotlng their country BLEL Lirmited DS Investment Properties LLP :
of registration and address, BLIL Limited DS Jerse _
ittt v (Cup|to| Partners) L|m|ted
Blueco Limited"” DS Jersey (No 1) L_\m_ltT -
Bluewater Out_er_AEeg_Ler_w_t_ed S DS Jersey {No 10) Limited®
Bruform Limited m&;mi Limited®
Burgnfield Bolt Limited T 55 Jersey (No 3) Limited
Burlington House Developments le\ted“ . DS Jersey (No.5) Limited?
Castleford (UK) Limited _ DS Jersey (Notting Hilly Limited®
Cathedral (Brighton) Limited DS Jersey (Remewables) Limited®
Cathedral {Bromley 7} Limited o DS Jersey Corporate Services Limiteﬁd-;-ii
Cathedral {Bromley Esco) Limnited DS Renewables LLP
Cathedral {8remley) Limited Dg Robswall Irelond (Residential) Limited®
Cathedral {Greenwich Beach) Limited DS Wessex Barnstaple Limited
Cathedral (Preston Barracks) Limited ECC Investments Limited
Cﬁoﬂweﬁd@li&ttmgboume) Limired Elystan Developments_L-l;’Eéd
Cathedral Special Projects (H) Limited  EPD Buckshaw Village Limited
Crossways 2000 Limited ~ Executive Cormmunication Centres
Crossways 3065 Limited o (Birmingharm) Limited
Crossways 7055 Limited Executive Communication Centres Limited
Dashwood House Limited? Furlong Shoppmgteﬁt;e Limited
Deadhare Limited Future High Streets Limited o
Development Securities {Arrmagh) Limited Greenhithe Holdings Lirited®
Development Securities (Curzon_Pqu)_L\_rmted Greenhithe Investments Limited® -
Development Securities (Edgware Road Greenwitch Limited
NoT) Limited Grifte Giroingie Wind Farm Limited
Development Securities (Furlong) Limited Gunwharf Guays Limited'?
Development Securities (Greenwich) Limited HDD Burghfield Comman le\‘ted
Development Securities (Hammersmith} HDD Dideot Limited
Limited

— HDD Lawley Village Limited
HDD Llanelli Limited

— HDD Newcastle Under Lyme Limited
Development Securities (Investrment HDD Newton Leys Limited

Ventures) Limited HOD RAE W Cimited -
Development Securities {Investments) PLC DD RAT Watton Limited
. HendyWind Farm Limited

Development Securities {Launceston} Limited - -
****** I AM PRS Limited
Development Securities {Maidstone) Lirmited - —_————— _

T e e Kent Retc\\ Investments Limited?
Development Securities (Nailsea) Limited Kimosiond Sha c L .
Development Securities (No.22) Limited Ingsland shopping Centre Limite

oy L&P Estates Limited
Development Securities (No.9) Limited e
. L. S IT {Management] Limited

Development Securities (HDD) Limited

Development Securities (Hford} Limited

Development Securities (Romford) Limited

T S Land Securities {Finance) Limited
Development Securities {Sevenoaks) - ==
Limited Land Securities Buchanan Street

—  Developments Limited

Development Secur\t\es (Slough) Limited
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Subsidiaries, joint ventures and associates

continued

Company name Company name Company name

Land Securities Capital Markets PLC L5123 Victoria Street Limited* (S Company 36 Limited -

Land Securities Consulting Limited - LL]SCLWO&:ISLL@'{? -~ LsDevelopment Holdings Limited” o

Lond Securities Develﬂ:vmenti\_imed‘z s L5 21 Moorfields Developrnent \_S Director lel‘ted S

Lmd_Sec_urrt\es Ebbsﬁeet (No.2) Limited Managerment le\ted‘g o LS Dundos Square Limited

Land Securities Fbbsfieet Limited” L8607 Victona Strest Limited® (5 Fostoourne ferrace Limited

Land Securities Insurance Limited” LS 62 Buckingham Gate an_\@‘i_ _ LS Easton Perk Development Limited

Eond Securities Intermediate bimited LS Aperdeen Limited LS Easton Park investrments L\mmed o

E:md Securities Lakeside L?mfteql o _Li‘\\d_ersijteir@_teci o o LS EnterEmmrﬂe&eLLJmlted" -

Land Seﬂrmes Management L Llrmted" - LS Bonbridge Phase Two levted __ _  LSEwerStreetlimited o

Land Securities Managernent Services LS Bexhill Limited? — _ ___ ___ LSFinchiey Road Limited®

bmited ~_ _  __ \SBrackeellimited” ~  iSForge Bonkside Limited

Land Securities Partrerships Limited LS Braintree Limited? 15 Golleria Limited -

Land Securties Pensions Trustes Limited _ LSBuchanan Limites” 15 Greqt North Finghley Limted

Iﬂ?cﬁegrﬁ@s _PLC{ o LS Cclr‘uterbury lelted o LS Greenwu.h Limited

Land Securities Portfolio Managerment ES_CUWLHEP_“!‘?_SULENEZ Limited g Gunwhorf Lirnited

bmited - L5 Cordiff {GP) Investments Limited L?H;og:te L.m\red_k_:ﬁ_k{_

Land Securities Properties Lirited LSEGrﬂFﬂ.mlte_dﬁ - . Ls Hcrvesﬂ@ﬂ.!nvestments Lir'mted <

Lond Securities Pioperty | Ho\c‘:mgs Limited' L5 Cardiff Holdings Limited* [ Morvect 3 Limiad - _

Land Securities SPV'S Limited” LS Cardiff Limited !  Gherestumied T T T

Lond Securities Troding Uimited” _____ LsCardingl Limited® LS Hill House Developer Limited

Lend Securities Trinty Limited” (5 Castleford Limited? s Hill House Limited® -

Landsec Limited LS Chadwell Heath Limited” |5 Horels Limited -

LC25 Limited? ___ iSChattenden Marketing Limited L5 Kings Gate Residential Limited £

Leisure I {North Fvnchley Two) L\rr:\ted © LS @ei&fﬁfd@ﬁd‘_ - LS ngsmecd L\mrtedgi -

Ee__'bujf MNS’E@rfﬂeﬁL'ﬂtﬂ I LS City Gote House Limited s Leisure Parks Investments Limited B

Leisure i (Wei"t \}'wchn Quay LPY LS Company 2 Limited IS Lewisham Limited?

Sharehoider Limited s Do LEwWlRham ke

s o — ———— — —  LSCompany 25 limited® {5} iberty of Southwark Limited

Leisure |l {West India Quay Two) Limited™” LsC 2 Y e e e e

P var Nt v > Company 24 Limited® LS London Holdings One Limited

Laisure Il {West India Quay) Limited™ 15C 25 _

e o e e e Company 25 Limited LS London Haldings Three le\ted 2

Leisure Parks ( Limited™ S22 ZWIIERT TIINGE -

; - LSCompany 26 Limited LS Moorgate Limited®

Leisure Parks il Lumlted < L — - I =T -

T o T, - — — — LS LOMpany . 27 ‘m“tEd_ I L3 MYO 123 Victoria Street Limited

LS (Eureka Two} Lirnited c L o oo S

- T, T T ——— —— LS Cormpany 28 Limited LS MYO Dashwood House Limited

LS (Eureka) le\ted o T emmRe e e

- —— — LS Compuny 29 Limited LS Myo Limited™

LS {Fountain F’ork Two) Limited Cf — *L**d — = == _— —
S T T T T g ﬂm&ng imited LS MYO New Street Square Limited™

LS (Fountain Park) Limited ke el el g

— = = — — — LS Company 30 Limited LS ri2 L\mlted

LS (Jaguar) GP \nvestments L\mrted — } L_ — —_ — — — e e
T LiLTFEny#LWTE o LS New Street Squqrp lnvpsthnts Limited

LS (‘Parrswood Two) Lm’nted c 39 Lirmi e TR

e o - - - = LiEmLOHLz iﬂ_‘tﬁd_ o LS Nominees Haldings L\mrted

LS (Parrswoad} L Ltm(ted - L it A il bt~ il [

5 (R e T G d) — — — — LS Compony 33 Limited o LS Nova Development Mcmogememt

LS (Riverside Two) Limite S Cim@y 34 @Edi Lirmited'

LS (Riverside) Limited EC@EF‘QS Limited - ENEGEP,‘”VEEmﬂtLL‘”ﬂeL -

ESL/EorLo_)Egmmee Mollimited LS_C@@QC) Lw_mEdif o LS Nova LP1 Limited” -

LS (Victoria) Nominee No.2 Lirvited (S Compony 37 Limited (S Nova LP2 Limited?

LS_LNEV &’eit Squcre Developerimﬁd‘ Licgmﬁﬁﬁﬂgm_@d_ T T (s Nova Pioce meid -

LS She&o;ﬂﬁget Developer Lm‘nted Ls Compcmy 39 Lim\"ted T (5 Occupier Limited® -

Li Sﬂer@ﬂ btrier—bmgd% _—— LS Company Secretorles Limited LS O(d Broad Street Deve\oper Limited

g I imited-
LS 105 Sumner Street Developer Limited- LS Developer 3 Limited * LS O "Oid Brood Street Limnited”



Additional information

Londsec Annual Report 2023 207

Company name

Company name

Company name

L5 Ore
Limited
LS Oné New Change Limited
LS Oval Limited?

LS Park House Development
Managernent Limited

LS Pacle Retail Limited™

LS Portfolio Investments Limited®?

Mew Change Developments

LS Portland House Developer Limited"”
LS Pro}ecit 92 Limited?

LS Property Finance Company L\m\ted
LS QAM Limited®

LS Red Lion Court Developer Limited?
LS Red Lion Court Limited

LS Retail Warehouses Limited®

LS Rose Lane Limited

LS Shepherds Bush Limited'

LS Southside Limnited®

LS Stregt Em_\‘_ted“ o
LS Taplow Limited”
LS Thanet lelted"

LS Timber Square Developer Limited?

LS Timber Square Limited
LS Tottenham Court Road Limited?

LS Victoria Properties Limited™
LS West India Quay Limited'

LS Westminster Limited
LS White Rose Limited”
LS Workingten Limited”

LS Xscape Castleford Limited”

LS Xscape Milton Keynes Limited"
LS Zig Zag Limited"
Luneside East Limited
Mcy:ﬁE;Id Mecﬂcfsk Lim]ted

Njord Wind Developmen‘rs Limited

Nova Developer Limited”
Oriang GF Limited_

Oriana LP Limited?

0SB (Holdeo 1) Limited
0SB {Holdco 2) Limited ]
Oxford Castle Apartments Limited

Percy Ploce DS (reland) Limited*
Public Private Partnership (H) Limited

Purplexed LLP -
Purplexed Powerhouse Energy Limited

Purplexed Powerhouse Limited
Ravenseft Properties Limited”

Retail Property Holdings Trust Limited
RHD {Bartmouth) lel‘cgd___ -
Rhoscrowther Wind Farm Limited

Rivella Properties Bicester Limited

Rosefarm Leisure Limited

U anrd | IPC Limited
U and I Netherlands BV’

U and I Plus X TC Limlted'

U and | Powerhouse Limited

U and | PPP Limited

Sevington Properties Limited

U and | Retall Limited®

St David's (Cardiff Residential) Limited™?

Wallis Court Buckshaw Limited

St David's (General Partner) Limited™?

Wassand Wind Farm Limited

St. David's {(No.1) Limited

Westminster Trust Limited(The) 7

St. David’s (No.2) Limited

Whitecliff Developments Limited

St. David's Limited Partnership™

STRD Holdmg Corﬂpuny Limited®

The C|ty of London Real Property
Company Limited?
The Deptford Project 2 Limited

The Deptford Project Limited
The Imperial Hotel Hull Limited

The Telegraph Works Limited
The X-Leisure (General Partner) Limited ®

Tops Sheop Estates Limited

Triangle Developments Limited

Triangle London Limited

U and | (BAE) Limited
U and | (Ashford) Limited

U and | (Bromley Commercial) Limited

Uand | (Broombridge) ind Limited*

U and | (Cambridge} Limited

U and | (Bevelopment and Trading} le\ted:
Uand | (Golf) Limited

Willett Developments Limited

X-Leisure (Bentley Bridge} Limited

X-Leisure (Boldon) Limited

X-Leisure (Brighton Cinerna i) Limited

X-Leisure (Brighton Cinerna) Limited

X-Leisure (Brighton 1) Limited

X-Leisure (Brighton II) lelted

X-Leisure (Cambridge I} Limited

X-Leisure (Leeds |} Limited
X—Le‘\sure Leeds II) Limited

{
{
X-Leisure (Cambridge ) Limited
{
(
{

X-Leisure (F’oo\e) L\mlted

X-Leisure Limited™

X-Leisure Management Lirmited

Xscape Castleford Limited™

Xscope Castleford No.2 Limited™

Xscape Milton Keynes {Jersey) No.2
Lirnited"”

Xscape Milton Keynes Limited™

U and | {(Harwell) Limited

U and | {Innovation Hubs) Limited

(
(
U and | (GVP) Limited
(
(

U and | (Management) Irelond Limited*
Uand | (PB) Commercial Limited
U Ond | (F’mcems Lane) L|rmted B

U ond | {(White Heather) L{m\ted‘ B
Uond | (WIE) Limited

U ond | Company Secretcnes Limited
Uand | Director T Limited
Uand | Director 2 Limited
U and | Exit Limited

Uand | Finance PLC

Uand | Group Limited
Uand I Investment Portfolic Limited
Uand | IFA Limited
Uand | IPA SC Lirmited
Uand | P8 Limited

1. Subsidiary directly held by the Company, Lond
Securities Group PLC.

2. The narme of this company was changed to
Maoyheld Poulton Limited on 21 April 2023.

3. The rarme of this company was changed to
Mayfield Republic Limited an 20 April 2023.

4. C/OWilliam Fry, 2 Grand Canal Square, Dublin 2.
Ireland, DO2 A342.

5. C/O James Cowper Kreston The White Building,
1-4 Cumberland Place, Southampton, SO15 2NF.

&. Fifth Floor, 37 Esplansde, 5t. Helier, JE1 2TR, Jersey.

7. Prins Bernhardplein 200, 1097 JB Amsterdarm,
PO Box 990, 1000 AZ Amsterdam, Netherlands.

8 85 Great Portlang Street, First Floor, London,
England, WIW 7LT.

G. 44 Esplanade, St Helier, JE4 9WG, Jersey

10 IFC 5, 5t Helier, JE118T, Jersey.

1. Dorey Court, Admiral Park, 5t Peter Part, Guernsey,

GY? 4AT

12. £xempt from the requirernent of the Companies Act
2006 {"the Act”) relating to the audit of individual
accounts by virtue of Section 479A of the Act.

13. The name of this company was changed to LS
Workplace Managed Services Limited on 5 Moy 2023,
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Subsidiaries, joint ventures and associates

continued

As at 31 March 2023, the Company had an
interest (as shown), direct or indirect, in the
ordinary share capital of the following
subsidiaries, joint ventures and associates.
All entities included below are registerad

in the UK at 100 Victoria Street, London,
SWIE 331, except for entities with a
footnote indicating their country of
registration and address. Where the Group
share of ordinary share capital is from 75%
to 100%, these entities are subsidiaries of
the Company. Where the share of ordinary
share capital is from 50% to 74%, these
entities are joint venture interests based on
contractually agreed sharing of control with
joint venture partners. All other holdings are
associate interests.

Company name Group share %

Bluewater Two Limited 75%
Bluewater REIT Limited  75%
Cathedral (Movem:nt GTeer\;ch dﬁ?)g
w

CDER Burlington House T o
Developmerits Limited®

Central Research LGboFEOrT  50%
(Hoyes) Umited”

Circus Street Deve\opment? T s0%
Umived

Curzon Park Limited  50%
Ebbsfleet tnvestment (GFP) Limited  50%
Ebbsfieet Nomines Nol Limited  50%
Horvest 2GP Limited  50%
Horvest 2 Limited Pormershp ___ 50%
Harvest 2 Selly Gak LE{ET - S—O?/u
H_orve_st Eelopment - 750132
Management Limited

Horvest GP Limited  50%
Heart of Slough MGH-G_ger‘:s—nt) T %
Company Lis Limnited’

Kensington & EdmburghiEstas O s0%
{South Woodham Ferrers) Limited
Landmark Court Portnersﬁ - 51%
Limited

Moytield Development  50%
{General Partner) Limited

Mayfield Developrment T 0%

Partnership LP

Minevote Public Lum\ted Compony EJ"/i

Northpoint {No.4) Limited A%
I}JorthpownﬁHm@ =
Northpornt Developments Limited  42%
Morthpoint KC Limited  42%
Nova Business Monag?umﬁed‘ T 50%
Nova Estate Management  64%
Company Lirnited

Nova GP Limited  50%
Nova lelted%t;;shlp T 0%
NowaNomines Liited ~ — " “5o%
Nova Nominee 2 Limited  50%
NOVA Residentiol (GF) Lmed 30
NOVA Residential Intermediate  50%
Limited

NOVA Residentiol Limited  50%
Partnershie

Opportunities tor S\'ttimgbourz T s0%

Lirmited

Additional information

Company name Group share %
Peel Holdings (Media) Limited”® 75%
Peel Media (Holdings) Limites®  75%
Eemedz(o_mr\-g?)hlm\ted* T %
Pee| Media Deve\obment S
(Holdings) Limited®

Peel Media Development  75%
(Resicentiol ) Limicee?
Peel Media Developrment 75%

(Reswdentloi 2) Limited®

Peel Media Developrnent
Residentiol {Holdings) Limited®

Plus X Brighton Limited® __ ____ 50%
Plus X Holdings Limited® _—  '50%
Plus X Unity Place Limited® S50%
Schofield Centre Limited®  50%
Southside Limited Partnership* 50%
Southside Nominees No.i Limited  50%
Southside Nominees No.2 Limited __ 50%
Spirit of Sittingbourpe LLP 65%
Tarmac Clayform Limited - 50%
Tarmac Lﬂdﬁd le\ted’ T 50%

Thge_EbEl"leet Lmeﬂ’oﬂershlpi 50%
TLD (Landmark Court) Limited 99%
Triangle London Developments LLP 50%

West India Quay Limited ____ 30%
West India Quay Monagement 63%

Company Lirmnited

Westgate Oxford Alliance GP 50%
bmited I

Westgate Oxford AH\onc:e Limited 50%

Partnership -
Westgote Oxford Alliance 50%
Nominee No.l Limited

Weastgate Oxford Alllance 50%
Nominee No.2 Limited _______ _
White Lion Wolk Urpited” _____50%
YT Shepherds Bush (Market) 19%
bimtted
YC Shepherds Bush Limited 19%
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Limited by guarantee Group share %
Connaught Plase (Hale Rarns) n/n
Management Company Limited
Development Securities (No.19) n/a
Limited o
Lightbox (MediaCityUK) n/a
Managerment Company Limited®

Preston Barracks Management n/a
Company Limited S
St David's Dewi Sant Merchant's n/a
Associulivn Lirnited

399 Edgware Road Management n/a

Company Lirnited

Unit Trusts Group share %
DS Cordiff Unit Trust®  100%
Nailsea Unit Trust’ 100%

The X-Leisure Unit Trust?  100%
Xscape Castleford Property Unit 100%
Trust?

Xscape Mil;n?eynes Property 100%
Unit Trust? .
Wesl India GQuay Unit Trust? 50%

1. 2 Bentinck Street, Londen, England, WU 2FA

iFC 5, St Helier, JET1ST, Jersey.

Fifth Floor, 37 Esplanade, St. Heher, JE12TR, Jersey.
26 New Street, 5t Helier, JE2 3RA, Jarsey.

Venus Bullding 1 Old Park Lene, TraffardCity,
Manchester, England, M41 7HA.

CrO William Fry, 2 Grand Canal Square, Dublin 2,
Ireland, ©02 A342.

The address of this cormpany waos changed fram
CrO Ashby Capital, 15t Vincent Street, London,
United Kingdom, WU 4DA 16 100 Victoria Street,
London, SWIE SJL on 20 April 2023,

.85 Great Portland Street, First Floor, Londan,
England, WIW 71T

. Ground Floor T3 Trinity Park, Bickenhill Lone,
Birrmingham, United Kingdoem, B37 7ES

EESRES

o

~

@

<
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Shareholder information

Additional information

Financial calendar

Annual General Meeting
Final dividend?
2023424 Half-yeorly results announcernent

33723/24 Financial year end ]
2023/24 Annual results announcement?

Tobie 93
2023
& July

21 July
14 Novernber

s
31 March
14 May

1. The Annual General Meeting is scheduled to be held at 10.00 am on Thursday, & July 2023 gt 80 Victoria Street, London SWIE SJL. For further details, please see the Notice
of Meeting, comprising a letter from the Chairmaon, resolutions proposed and explanatory notes which can be found on the Campany’s website' landsec.com/agm
2. The Board has secommendead a final dividend of 120 pence per ordinary share, payable wholly a5 o Preperty Income Distnbution, sublect to shareholdess’ approval ot the

forthcorning Annual General Meeting
3. Provisional,

Share register analysis as at 31 March 2023 Table 94
Number of
Holding range: halders Y Number of ordinary shares %
000 T T T T T T T T oo ese 2146232 03
10015000 o 17s4 197 3599624 05
500110000 - T s Tos1 T Tis00,79%6 03
000150000 T~ T T T T T TTmyg T4z 7 oosege7 17
sqo01-100000 " " ig 14 9404201 12
100,001-500,000 - 7 T2 28 7 si7sssio 89
500,001-highest T T T T T gyt T2 673286069 896
Total B,964J¥ w00 4751,381,2194 100.0
Share register analysis as at 31 March 2023 Table &5
Number of
Held by [ _ hoiders %(,ﬂirNumberordeinnryshorresi Ya
Privarte shareholders - 7,593 = 87256497 11
Nominee and instituticnal investorst T T Tism T ass T 743a3a722 985
Total 894 100.00% 751,381,219  100.0

1. Including ©,78%,23& shares held in treasury by the Company.

Ordinary shares

The Cornpuny's ordinary shares of nominal value 10%p each are
traded on the main market for listed securities on the London Stock
Exchange (LSE:LAND).

Company website: landsec.com

The Cormpany’s Annual Report, results announcements and
presentations are avoiloble 1o view and dowrlood frorm its website:
landsec.com/investars,

The website alse includes information about the latest Landsec
share price and dividend information, news gbout the Company, its
properties and operations, and how to obtain further information.

Registrar: Equiniti

Our Company Registrar, Equiniti, can assist with queries regarding
administration of sharehaldings, such as bank account payment,
details, dividends, lost share certificates, change of address or
personal details, and amalgamation of accounts. You can contact
Equiniti as follows:

Online:

Equiniti offer o free and secure online share management service
1o shareholders called EQ Shareview, which also provides gccess
o current share prices, voting by proxy, buying ond seliing shares,
and receipt of electronic sharehelder communications.

Registration to EQ Shareview is available on our website:
landsec cam/investars/sharehalders-equity-investars ar
Equiniti at: shareview.co.uk.

Telephone:

Your shareholder account nurnber will be required when calling.
Telephone: 0371 384 2128

International dialling: +44 {0}121 415 7049°

Post:

Equiniti

Aspect House, Spencer Road, Lancing, West Sussex BN99 &DA,
United Kingdom



Additianal informaotion

Electronic communications

We encourage shareholders to consider receiving their commmunications
from the Company electronically. This will enable you Lo 1eceive
such communications more quickly and securely, whilst supporting
Landsec’s sustainability commitment by communicating in a more
environmentally friendly and cost-effective manner. Registration
for electronic commmunications is available via our website on the
investor poge or on shareview.co.uk.

UK Real Estate Investment Trust (REIT} taxation and
status on payment of dividends

As a LIK RFIT, | andsec does not pay corporation tax on Qualifying
Activities, which are rental profits and chargeable gains relating to
its property rental business.

At least 90% of income derived from Qualifying Activities must
be distributed as Property Income Distributions {PIDs). For most
shareholders, PIDs will be paid after deducting withholding tax
at 20%. However, certain categories of shareholder may be able
to receive PIDs gross, (i.e. without deduction of withholding tax).

These categories are principally UK companies, charities, local
authorities, UK pension schemes and managers of [SAs, PEPs and

Child Trust Funds.

A RET may additionally pay erdinary dividends which will be
treated in the same way as dividends from non-REIT companies.

Further information on UK REITs and the forms required to be
completed to apply for PIDs to be paid gross are available on
the Londsec website or from the Registrar: landsec.com/
investorsshareholders-equity-investors/uk-reit-regime-
and-dividends.

Payment of dividends to UK resident shareholders
Dividend payments by chegue ceased from October 2020 and all
shareholders are now required to have their dividends paid directly
into their personal bank or building society account or alternatively
sign up to our Dividend Reinvestrment Plan {see below). Under this
arrangement, dividend cenfirmations are still sent to your
registered address.

Receiving dividends directly into @ nominated account has a
number of advantages, including the crediting of cleared funds
on the actual dividend payment date.

Shareholders who have not already done so should contact the
Registrar {Equiniti} or complete a mandate instruction available
on cur website landsec.com/investersshareholders-equity-
investors/dividend-information and return it to the Registrar.
Alternatively, these details can be sent vig their Equiniti Shareview
online account, which is avaitable on our website on the investors
page under shareholders or directly at Equiniti: shareview.co.uk.

iandsec Annuol Repart 2023 m

Payment of dividends to non-UK resident shareholders
As applicable to UK resident shareholders, dividend payments by
cheque ceased from Octoker 2020 and all shareholders are now
required to have their dividends paid directly into their personal
bank or building society account. Payments to overseas accounts
are made a few days after the Company’s dividend payment date.

Shareholders who have not already done so are encouraged to
contact the Registrar (Equiniti) on +44 (0)371 384 2030 or
download an application form online at shareview.co.uk or provide
these details via their Equiniti Shareview online account.

This service is available in over 20 countries worldwide.,

Dividend Reinvestment Plan (DRIP)

The DRIP provides shareholders with the opportunity to use cash
dividends to increase their shareholding in Landsec. It is o
convenient and cost-effective facility provided by Equiniti Financial
Services Limited. Under the DRIF, cash dividends are automatically
used to purchase shares in the market as soon as possible after the
dividend payment. Any residual cash will be carried forward to the
next dividend payment.

Details of the DRIP, including terms and conditions and
participation election forms, are available on our website in the
investor section under shareholders.

These are also available by post from:

Dividend Reinvestrnent Plans Equiniti

Aspect House, Spencer Road, Lancing, West Sussex BN99 6DA
Telephone: +44 (03371 384 2268

Share dealing facilities

Equiniti provides both existing and prospective UK shareholders
with an edasy to access and simple-to-use share dealing facility

for buying and selling Landsec shares online, by telephone, or post.
The online and telephore dealing service allows shareholders to
trade ‘recl-time’ at a known price that will be given to therm at
the time they give their instruction.

For telephone dealing, call +44 (0)345 6035 7037° between 8.00am
and 4.30pm, Menday to Friday (exctuding public holidays in
England and Wales), Calls are charged at the standard geographic
rate and will vary by provider. Calls cutside the UK will be charged
at the applicable international rate. For online dealing, access is
available at Equiniti's website: shareview.co.uk/dealing. For postal
dealing, caoll +44 (0)371 384 2030 to regquest full details and o
dealing instruction form. Existing sharehelders will need to provide
the account/sharehclder reference number shown on their share
certificate. Other brokers, banks and building sccieties also offer
similar share dealing facilities.
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Shareholder information

continued

ShareGift

Shareholders with a small number of shares, the value of which
would make them uneconamic 1o sell, may wish to consider
donating them to a charity through ShareGift, a registered charity
(No. 1052686) which specialises in using such holdings for charitable
benefit. A ShareGift donation form can be ebtained from the
Registrar. Further information about ShareGift is available at:
sharegift.org

help@sharegift.org

Telephone: +44 (0420 7930 3737

ShareGitt 4th Floor Rear, 67768 Jermyn Street, London SW1Y 6NY

Individual Savings Account (ISA)

The Cornpany has arrangements in place to provide an ISA which
is managed by:

Equiniti Financial Services Lirmited

Aspect House, Spencer Road, Lancing, West Sussex BN99 6DA
Telephone: +44 (0)345 0700 7207

Capital Gains Tax

For the purpose of Capital Gains Tax, the price of o Londsec share ot
31 March 1982, adjusted for the capitalisation issue in Novemnber 1983
and the Scheme of Arrangement in Septerber 2002, was 203p.

On the assurnption that the 5 for 8 Rights Issue in March 200% was
taken up in full and there were no fractional shares in the 2017 share
consolidotion, the adjusted price, post consolidation, for Capital
Gains Tax purposes would be 229p per share. Further details on UK
tax on gains on a sale of Landsec shares can be found on our website
landsec.com/investorsshareholders-equity-investors/uk-tax-
gains-sale-landsec-shares

Data protection
A copy of the Shareholder Privacy Notice can be found on our
website: landsec.com/policies/privacy-policy/shareholders.

Unclaimed assets register

The Experian Unclaimed Asset Register (UAR} was decermmissioned.
You ¢an continue to uncover lost and darmant assets with
Estatesearch (estatesearch.co.uk).

Unsolicited mail

The Company is obliged by law to make its shore register avoilable
on request to other arganisations which may result in shareholders
receiving unsolicited mail. To limit the receipt of unsolicited mail,
shareholders may register for free with the Mailing Preference
Service, an independent organisation by visiting mpsonline.org.uk,
or by telephone on: +44 {0)20 7291 3310.

Additicral infermation

Shareholder security

n the past, sorme of our shareholders have received unsolicited
telephane calls or correspondence concerning investment rmatters
from crganisations or persens claiming or implying that they

have some connection with the Company. These are typicaliy
from purported “brokers’ who offer to buy shares at a price often
far in excess of their market value. These operations are commonly
known as 'boiler rcoms’.

Shareholders are advised 1o be very wary of any offers of unsolicited
advice, discounted shares, premium prices for shares they own or
free reports into the Company. If you receive any such unsolicited
calls, correspondence or investrnent advice:

ensure you get the correct name of the person and firm;

check that the firm is on the Financial Conduct Authority (FCA}
Register to ensure that they are authorised at Home (feo.org.uk);

use the details on the FCA Register ta contact the firm;

call the FCA Consumer Helpline (freephone 0800 111 6768} if there
are no contact details in the Register or you are toid they are out
of date; and

if you feel uncomfortable with the call or the calls persist,

simply hang up.

Additionally, feel free to report and/or discuss any sharehelder
security matters with the Cormpany. To do this, please call:

+44 ((0)20 7413 9000 and ask to be put through to a member of
the Governance and Company Secretarial department or email:
shareholderenguiries@landsec.com

1. Lines ore open 8.00arm 10 5.30pr (UK ume), Monday 16 Fniday, excluding pukhic
holidays Calls ore charged at the standard gengraphic rote and will vary by
provider. Calls from outside the UK will be chorged ot the applicable international
rote. I colling from outside the UK, please ensure the country code is used
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Key contacts and advisers

Registered office and principal UK address
I'and Serorities Group PLC

100 Victoria Street

London SW1E 5JL

Registered in England and Wales

Company No. 4369054

Telephone: +44 (0)20 7413 2000

landsec.com

Company secretary

Maring Thornas

Company Secretary
shareholderenguiries@landsec.com

Investor relations
Edward Thacker

Head of Investor Relations
enquiries@landsec.com

Registrar

Equiniti

Aspect House

Spencer Road

Lancing

West Sussex BN99 6DA

Telephone: +44 (03371 384 2128

If calling from outside the UK, please ensure the country code is used.

For deaf and speech impaired customers, Equiniti welcome calls
via Relay UK. Please see relayuk.bt.com for more information.
shareview.co.uk

Auditor

Ernst & Young LLP

1 More Lendan Place

London SET 2AF

Telephone: +44 {0)20 7951 2000

ey.com

External advisers

Principal voluers: CBRE and JLL
Financial adviser: UBS
Sclicitors: Slaughter and May
Brokers: UBS

Landsec Annual Repart 2023
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Glossary

Adjusted net cash inflow from operating activities
Net cash inflow from aperating activities including the
Group's share of eur joint ventures’ net cash inflow from
operating activities.

Adjusted net debt

Net debt excluding curnulative fair value movements
on interest-rate swops and omeounts payable under
head leases. It generally includes the net debt of
subsidiaries and joint ventures on ¢ proportionate basis,

Book value
The armount ot which assets ond liobilities are reported
nthe inanciol staternerts.

Combined Portfolio

The Combined Portfalic comprises the investrmant
properties of the Group's subsidiaries, on o
proportionately consolidated basis when not whally
owned, Together with our share of investrnent
properties held in our joint ventures.

Develapment pipeline

The development programme tagether with future
developments.

Dividend Reinvestment Plan (DRIP)

The DRIP provides shareholders with the epportunity
to use cash dividends received to purchase additional
ordinary shares in the Company immediately after the
relevant dividend payrnent date. Fult details appear on
the Cormpany’s website

EPRA

Europran Pubhc Real Estote Associgtion,

EPRA earnings

Profit before tax, excluding prefits on the sale of
non-current ossets and trading properties, profits on
development contracts, valuation mavements, fair
value movernents on interest-rate swops and similar
instruments used for hedging purposes, debt
restructuring charges, and any other items of an
exceptional nature.

EPRA loan-to-value (LTV)

Ratio of adjusted net debt, in¢luding net payables, 1o
the sum of the net assets, including net receivables, of
the Group, its subsidiaries and joint ventures, aflon a
preportionate basis, expressed as a percentage. The
caleulation includes trading properties at fair value and
debt at nominal value.

EPRA net disposal value (NDV) per share

Diluted net assets per shore adjusted to remove the
irmpact of goedwitl arising as a result of deferred tax,
and to include the difference between the fair value
and the book volue of the net irvestment in tenant
finance leases and fixed Interest rote debt,

EPRA net initiai yield

EPRA net initial yield is defined within EPRA’s Best
Practice Recommendatians os the annuclised rentol
incorne based on the cash rents possing at the bolonce
sheet dare, less non-recoverable property eperating
expenses, divided by the gross market value of the
property. It is consistent with the net initiai yield
calculated by the Greup's external valuer

EPRA Net Reinstaterment Value {NRV) per shgre
Qiluted net assets per share gdjusted to remove the
cumu'ative fair value movements on interest-rate
swaps ond sirnilar nstruments, the carrying value of
deferred tax onintangible assets ond to inciude the
difference between the foir volue cnd tne book value
of the met invest rent in tanant finance leases and odd
back purchasers’ costs

EPRA Net Tangible Assets (NTA) per share
Dilated net assets per share adjusted 1o rerove the
curnu'ative foir value movermnents on interest-rate
sweps and similer instruments, the carrying volue of
gooawli arisirg as o result of deferred tax and othar
‘nrangitle gssets, deferred tax cm intangicle assets
grd to incluge the difference between the fair volie
and the hook valse of the net investment n tenant
fincrce @oses.

Equivalent yiefd

Calculated by the Group’s external valuer, equivalent
yield is the internal rate of return frarn an investment
praperty, based on the grass outloys for the purchase
of a preperty {including purchase costs), reflecting
reversions to current market rent and such iterns as
voids and non-recoverable expenditure but ignoring
future chonges in capitel value, The calculation
assu,Mes rent is received annually in arrears,

ERV - Gross estimated rental value

The estimoted market rental value of lettable space as
determined oiannually by the Group's external valuer.
For investrment properties in the development
programme, which have not yet reached practical
cornpletion, the ERY represents managerent's view
of rmarket rents.

Fair value mavement

An accounting edjustment 16 change the book value
of an osset or hability to its market value (see also
rmark-to-mdrket adiustment)

Finance lease

A lease thaot transfers substontially all the fisks and
rewards of cwnership from the Group as lessor 1o
the 'essee

Gearing

Total borrowings. including bank overdrafts, less
shert-term deposits, corporote bonds and cash, gt
book value, plus cumulative fair value movements

on financial derivatives as o percentage of tatal equity.
For adjusted gearing, see note 21

Gross market value

Morket value plus assurmed usual purchaser’s costs ot
the reporting date.

Head lease

A lease under which the Group holds an investment
property.

Interest Cover Ratio (ICR)

A colculation of a company’'s ability to meet its irterest
payments on autstanding debt It s caloulated using
EPRA earnings before Interest, divided by net interest
{excluding the mark to-market movement on

interest rate swaps, foreign exchange swaps,
<aprtalised interest and interest on the pension
scheme assets and liabilities). The caleulation excluaes
Joirt ventures,

Interest-rate swaop

A financial instrument where twa porties agree to
exchange an interest rate abligation for ¢
predetermined amount of time. These are generally
used by the Group 1o convert fleating-rate debt or
investments to fixed rates.

Investment portfolio

The investment portfolio comprises the investment
propertes of the Group’s subsidiaries on g
praopartionately consolidated basis where npt
wholly owned.

Lease incentives

Anyincentive offered to occupiers to enter iIrta a lease.
Typically, the incentive will be an initial rent-free pened,
or G cash contrbution te At out or similar costs. For
gccounting purposas, the value of the incentive is
sprecd over the non-cancellable life of tne fease,
Like-for-like portfolio

The bke-for like pomfolio includes ofl oroperties which
have been in the portfzslic since 1 April 2021 but
excluding these which are acquired o sold since that
date. P-operties .n the development pipeline and
completed develop—ents gre also exciuded.

Loan-to-volue {LTV)

Group LTV 1s the ratio of adjusted net debt, including
subsidiaries and joint ventures, 1o the sum of the
merket value of investrrent properties and the book
value of irad’ ng properties of the Group, 1te subsidiones
and jzing ventares, oll 04 g proport oncte basis,
erpresses as a percentage For the Security Groug,

TV s tre ranio of net dept ent 1o the Seourty Group
divided by the value of secured assers.

Additional information

Market value

tMarket valuee fo determined by the Group’s external
valuer, in accordance with the RICS Valuation
Standards, as an epinien of the estimoted amount

tor which @ property should exchange on the date of
valuation between a willing buyer and a willing seller
In an arrm’s-length tronsaction after proper marketing.

Net assets per share

Equity ottributable to owners divided by the number
of ardinary shares in issue at the end of the year. Net
assets per share i also commonly known as net gsset
vatue per share (NAV per share)

Net initiai yield

Net initial yield is o calcuiation by the Group's external
valuer of the yield thot would be received by ©
purchaser, based on the Estimoted Net Rental Income
expressed as a percentage of the acquisition cost,
being the market value plus assumed usual purchasers’
costs at the reporting date. The calgeylation is in ine
with EFRA guidance. Estimated Net Rental Income

Is determined by the valuer and is based on the
passing cash rent less rent payable at the balance
sheet date, estimated non-recoveroble outgoings

and void costs including service charges, insurarce
<osts ond vold rotes.

Net rentai income

Net rental income is the net operational income arising
from properties, on an accruals basis, including rental
incame, finance lease interest, rents payable, service
tharge incorne ond eapense, viber property reloted
income, direct property expenditure and bad debts.
Net rental income is preserted on a proportionate
basis.

Net zero carbon building

A buiiding for which an overali balance has been
ochieved between carbon ermissions produced and
these teken out of the atrnasphere, including via offset
grrangements. This relates to opergtional emissions
for alt buildings while, for a new building, it also
ncludes supply-chain emissions asocated with

its construction.

Passing rent

The estimated annual rent receivable gs at the
reporting dote which includes estimates of turnover
rert ond estimotes of rent to be ogrees in respect of
autstanding rent review or lease renewal negotiations,
Fassing ent maoy be more or less than the ERV

{see over-rentad, reversionary and ERV). Passing

-ent excludes arnucl rent receivable from unitsin
adrmiristration sove to the extent that rents are
expected to be received. Void units at the reporting
date are deemed to have ne passing rent. Although
ternporary iets of iess thon 12 menths ore treated

as void, income fram temporary lets is included in
passing rents

Property Income Distribution {PID)

APID is o d'stribution by a REIT to its shareholders poig
out of qualifying profits. A REIT iz “equired ta distribute
at least 0% of its qualifying profits as a PID te s
shareholders

Qualifying activities/Qualifying assets

The ownership (octivity) of property fassets) which s
he'd to eor= rental inzome and qualthes for tax-exermpt
treatment (inceme gnd caprtal gains} under UK REIT
legislation

Rentul income

Rental ircorme 1s as reported in the income state~ent,
cn on acgrucls besis, ard adiusted for the spreagi~g
of lease intertives over the term certair of the lease in
accardance with (FRS 14 (previausly, $4C-15), It is stoted
grass, prie- to the deduct’or of grownd rents ard

w tnout deduetion for eperational outgeings on

car park ard commerciohsaticr aotivtigs



Additional infermation

Reversionary ef under-rented
Space where the passing rent 1s below the ERY

Reversionary yield
Ihe anticipatad yield 16 whicn the Infuab yield will 1se
{or fall) once the rent reaches the ERV.

Security Group

Security Group s the principal funding vehicle for the
Group and properties held in the Security Group are
mortgaged for the benefit of lenders. It has the
flexibility to raise a variety of different forms of finance.

SONIA

The Sterling Overnight Index Average reflects the
average overnight interest rate poid by banks for
unsecured sterling transactions with o ronge of
institutional investors, s calculated based on actual
transactions and s often used as a reference rate In
bank facilities.

Topped-up net initial yield

Topped up net initial yield is ¢ calculation by the
Group's external valuer, It is calculated by making
an adjustment to net initial yield in respect of the
annualised cash rent foregone through unexpired
rent free periods and other lease incentives.

The calculation is in line with EPRA guidance.

Total return on equity

Dividend paid per share in the year plus the change
in EPRA Net Tangible Assets per share, divided by
EPRA Net Tangible Assets per shore ot the beginning
of the year

Total cost ratio

Total cost ratie represents all costs included within
EPRA earnings, other than rents payoble, financing
costs and provisions for bod and doubtful debts,
expressed as a percentage of gross rental income
betore rents poyable adjusted for costs recovered
through rents but not separately invoiced.

Totcl development cost (TDC)

Total development cost refers te the book value of

the site at the commencemert of the project, the
estimated capital expenditure required to develop

the scheme from the start of the financial year in which
the property is added to our development programme,
together with capitalised interest, being the Group's
barrowing costs ossociated with direct expenditure on
the property under development. Interast is also
capitalised on the purchase cost of land or property
where it is acquired specifically for redevelopment.
The TDC for trading property development schermes
excludes any estimated tax on disposal.

Trading properties
Properties held for trading purposes and shown os
current assets in the balance sheet.

Turnover rent
Rental income which is related to an ccoupier’s
Turnover.

vacancy rates

Vacancy rates are expressed as a percentage of

ERV and represent all uniet space, including vacant
properties where refurbishment waork is being carried
out and vacancy in respect of pre-development
properties, unless the scale of refurbishment is such
that the property i1s not deemed lettable. The screen ot
Piccodilly Lights, W1 is excluded from the vacancy rate
caleulat’on as it will always carry advertising although
the number and duration of our agreements with
advertisers will vary,

Valuation surplus/defigit

The voluation surplus/deficit represents the increase

or decrease in the market value of the Combined
Portfolic, adjusted for net investrent and the effect of
accounting for lease incentives under IFRS 16 (previously
SIC-15). The market value of the Combined Portfolic

is determined by the Group’s external valuer.
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Voids

Voids are expressed as a percentage of ERYV and
represent all unlet space, including voids where
refurbizhment work is being carried out and waids in
raspect of pre development properties. Temporary
lettings for a period of one year or less ore olso treated
as vaids. The screen at Piccadilly Lights, W1is excluded
from the void colcutation as it will always carry
adwvertising elthough the number and duration of

our agreerments with advertisers will vary.
Commercialisation lettings are also excluded from

the veid calculation.

Weighted average unexpired lease term

The weighted average of the unexpired term of all
leases other than short-term lettings such as car

parks and advertising hoardings, temporary lettings

af less than one year, residential leases and long ground
leases.

Yield shift

A movement (negative or positive) in the equivalent
vield of o property asset.
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Cautionary statement

This Annual Report ond Landsec’s website may contain certain
forward-looking statements’ with respect to Land Securities
Group PLC (the Company) and the Group's financial condition,
results of its operations and business, and certain plans, strategy,
objectives, goals and expectotions with respect to these iterns
and the ecenemies and markets in which the Group operates.

All statements other than statements of historical fact are, or
may be deemed to be, forward-locking statements. Forward-
locking staternerts are sometimes, but not always, idertified

by their use of a date in the future or such werds as ‘anticipates’,
‘aims’, ‘ambition’, ‘'milestones’, ‘objectives’, 'autlock’, ‘plar,
‘probably’, ‘project’, ‘risks’, ‘schedule’, 'seek’, ‘due’, ‘could’, 'may’,
‘should’, "expects, ‘believes’ intends’, ‘plans’, torgets’, ‘goal’

or ‘estimates’ or, in each case, their negative or other variotions

or comparable terminology. Forward-looking statements are not
guarantees of future performance. By their very nature forward-
locking stoternents are inheremtly unpredictable, speculative and
involve risk and uncertainty because they relate to events and
depend on circumstances that will occur in the future. Many of
these assumptions, risks and uncertainties relate to faoctors that
are beyond the Group’s ability 1o control or estimate precisely.
There are a number of such factors that could cause actual results
and developments to differ materially from those expressed or
implied by these forward-locking staterments. These factors include,
but are not lirnited 1o, changes in the political conditions, econornies
and markets in which the Group operates; changes in the legal,
regulatory and competition frameworks in which the Group
operates; changes in the markets from which the Group raises
finance; the impact of legal or other proceedings against or which
affect the Group; changes in accounting practices and interpretation
of accounting standards under IFRS, and changes in interest and
exchange rates.

Any forward-looking statements made in this Annual Report or
Londsec’s website, or made subsequently, which are ottributable
to the Cormpany or any other member of the Group, or persons
acting on their behalf, are expressly gualified in their entivety by
the factors referred to above. Each forward-locking staterment
speaks only as of the date it is made. Except as required by its
legal or statutory obligations, the Company does not intend to
update any forward-locking statements.

Nothing contained in this Annual Report or Landsec’s website
should be construed as a profit forecast or am invitation to deat
in the securities of the Company.

Additienal information

Land Securities Group PLC
Copyright and trade mark notices.

All rights reserved.
© Copyright 2023 Land Securities Group PLC

Landsec, Land Securities, the Cornerstone
loge and the ‘'L loge are trade marks of
the Land Securities Group of companies.

Landsec is the trading name of Land
Securities Group PLC.

All other trade marks and registered
trade marks are the property of their
respective owners.

This report is printed on paper certified in
accordance with the FSC™ (Forest Stewardship
Council®) and is recyclable and acid-free.

Pureprint Ltd is FSC certified and 1SC 14001
certified showing that it is committed to

all round excellence and improving
ervironmental performance is an important
part of this strotegy.

Pureprint Ltd aims 1o reduce at source the i
effect its operations have on the environment

and is committed to continual improvernent,

prevention of pollution and compliance with

any legislation or industry standards.

Pureprint Ltd is a Carbon/Neutral”
Printing Cornpany.
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