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Hammerson at aglance

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

2t Bicester Village, Bicester
Fidenza Village, Milan
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Kildare Village, Dublin

LaRoca Village, Barcelona
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LaValige Village, Paris
Maasmechelen Village, Brussels
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ETHATIGIC SR
WELCOME FROM OUR CHIEF EXECUTIVE

Welcome from our
Chief Executive

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

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

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

Rita-Rose Gagné
Chief Executive
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STHRATEGICREFORT
OUR ASSETS AND DEVELOPMENTS

/4

CA.SE. STUDY

. Unlocking our prime
urban multi-use

- estate across 26 acres

T A

i
.

Dundrum Estate, Dubiin

Visitors per annum (2022)
Jobs
Totalacres

Occupancy (31 December 2022}

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

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

are advancing at pace ambitious plans to unlock

the complementaryvalue of the adjacent
development land.

MAXIMISING OPPQRTUNITIES

Strength of coreretail €

— Re-anchored 18,600m2 since 2020to Brown Thomas,
Penneys & Dunnes Stores

— This created momentum toleverage our internationat
relationships and attract firsts to Ireland brands
including Nike Live Concept and Watches of
Switzerland, as wellas Ireland’s largest Lush store

Successfuldiversification &% £

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

— Estabtlishedthriving restaurant, social, leisure
and cultural hubinthe architecturally acclaimed
Pembroke Square redevelopment anchored by
prermiurn bowling concept

— Convertedformer storage to 1,000m” penthouse office
suite —occupler identified and contractin discussion

Unlocking Dundrum forgenerationstocome €2

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

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

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

Harmmenrson plc Annual Report 2022 z
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We are pleased with the progress
made in 2022 aswe accelerate
development to unlock furthervaiue
of the Dundrum Esiate and create
Dublin's lifestyle destination of cheice,
Marrying a blendofuses, including
residential, food, entertainment,
healthcare and workspace anchored
by Dundrum Town Centre, Treland’s
premier retailand lelsure destination. s,

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

Located in Vald’Oise, Cergy, on the edge of Paris,
Les 3 Fontaines is the region’s leading urban retail and
leisure destination.

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

heart of the ‘New City’, a major reinvestment and . .. »
o 1! t i d 5,000

oo, Zo0nE oroffieasnace and s retail opportunities

transport hub to the city by 2025. . . .

Leveraging the redevelopmentof the area, its ‘New a n d d lve rs I fyl ng t h e

City’ status, and public transport links, Hammerson . .

has reinvented Les 3 Fontaines to become a city centre Oc c u p I e r m I x

inits ownright.

MAXIMISING OPPORTUNITIES

Thize Kay Themes

Strength of core retail

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

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

Successful diversification

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

— Introduction of education, healthcare providers and
city centre retailers

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

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

Les 3 Fontaines extension was developed with

sustainability in mind. This included:

— Use oflow carbon concrete alternative, 399% ofthe
steel used fromrecycled materials and operationally
75% of thewaste is also recycled

— LesFontaines de l'emplof was created to support the “
community, In partnershipwith the Mayaor and tocal
associations. Offering 1,300 local job seekers We ar.e prOUd Of the LeS 3
employment workshops, recruitment companies Fontaines transformation

and interviewtraining

and have created an
exciting destination at the
heart of the city. This sees
us become the new
reference for students,
families, employees and
the wider community.yy

Renaud Mollard
Managing Director France
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Visitors per annum (2022)
¢.2,200
Jabs

.25

Total acres
91% .

;lTI I!l'l ﬁE : Occupancy (31 December 2022) _wi
W’“ €27m

pli
g— “ / Passing rent




STRATEGIC REPORY
OUR ASSETS AND DEVELOPMENTS

Birminghamisone ofthe youngest and
mostdiverse cities in Europe, which
underpinsits current and future growth,
including major national infrastructure
and cultural investment.

Birminghamshowcases Hammerson's
strategy inaction aswe bring together
Buliring, Grand Central and Martineau
Galleriesinto our Birmingham Estate.

with ownership extendingto 35acres,
equating to 15% of the city core,
Hammerson’s Birmingham Estate isat
the heartand provides social, culturatand
commercial opportunities thatengages
tens of millions of peopleeachyear.

Bullring welcomes over 30m visitors each
year and isone of the most successtul retail
destinationsin the UK.

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

Martineau Galleries completes our estate,
with seven acres positioned directly opposite
the new HS2 Curzon Station. This has outline
consent forafurther 93,000m?2of com mercial
and residentiat uses.

Individually each assethas the potential 10
holistically enhance the Estate. By leveraging
the halc efiectwe are ableto capitalise and
drive value for our stakeholders, the local
economy and thecityasa whole.

MAXIMISING OPPORTUNITIES

Thras Key Thames

Repurposing and successful diversification

— Repositioningand repurposing of the
former Debenhams 1o introduce anew
M&S and TOCA gocial, reflectinga
combined investment from Hammerson,
CPP Investments and M&Sof £18m

— Newsociatand entertainment investment
of£8m creating 7,200z of repurposed
space tointroduce TOCASocial, Lane 7
and Sandbox VR

— Brandengagement and investment—
c.£15minward flagship brand investment
from Nike, TAG Heuer and JD Sports

placemaking — engaging our visitorsinnew,

smart and memorable ways
atthe heartof the City, the Birmingham Estate
hosts and supperts events and activations
across theyear offering our visitors
entertainment, iIMMEersve moments,
f0od and social and retail

Hammerson plc Annual Report 2022

Including;

— OfﬁciatsponsoroftheCommonwealth
Games, attracting 1.8m visitors over
the event

_ 220,000visitors tothe Birmingham
Carnival

— Bnrminghamv\/eekender,BfSideHlp‘Hop
festivaland Birmingham Pride

Unlocking our estate for generations
tocome

planning submitted for'Drum’ the repurposing
of 18,500m? of former retail space to create
anew paradigmof city centre workplace,
incorporating the best levels of amenity and
connectivity. All complementingthe existing
food and social hubin Grand Centraland the
retail and entertainment prands Bullring

has to offer.

Toby Tait (pictured left)
Director, Asset Manage ment

Martineau Galleries —with planning obtained,
we continue o work with our parinersto
deliveraworidclass commercialand
residential district. Supported by outstanding
infrastructure connections and underpinned
by open, multi-use amenityand cuttural
sSpaces, Martineau Galleries willsee us
further leverage the henefit of the wider
Birmingham estate.

Further milestones achieved with land
assembly, phasing, enablingand vacant
possession, working towards initiat dernolition
and site enabling.

s’
e

i sl

=

Harry Badham (picturedright, commenting
on Drum repurposing)
Chief Developmeniand Asset Repositioning Officer
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Repositioning and
diversifying our 35 acre
prime Birmingham Estate

Visitors per annum (2022)
(Bullring and Grand Central)

c.4,40

Jobs

35

Total Acres




STRATEGICREFORT
CHAIROF THE BOARD'S STATEMENT

Chair ofthe Board’s

Statement

Business environment

Inflation was already embedded in the supply
chain as the UK and Europe began to emerge
from Covid-1.9 restrictions. Then Russia’s
invasion of Ukraine in February caused
devastation to millions of Ukrainians and an
energy Crisis across Europe. As governments
fought with these events, central banks
grappled with accelerating inflation, tenders
became more cautious, borrowers became
increasingly concerned and consumers faced
acostof living crisis not seenin decades.

Although risk levels rernained elevated, the
new Hammersan team has a strong grip on the
business and has built atwo-year track record

of consistent operationaland financial detivery.

Today, Lam pleased that Hammersanis a
better, morefocused and resilient business
with a strengthened balance sheet; a care
portfotio of city centre estates that continue
toattract the best occupiers; new ways of
working; asignificantly reduced cost base; and
unexploited value inits unique development
opportunities, The team is focused on
executing aclearstrategy to deliver a path

to growth.

Beard changes and evaluation

The retirement of Gwyn Burr and Andrew
Formica at the conclusion ofthe 2022 AGM
was covered inlastyear’s annual report,
Having joined the Board in June 2020,

Des de Beer stepped down as aNon-Executive
Directorin October. Des helped guide the
Company through some difficult challenges
during his time on the Board and we benefitted
from his deep experience in both retaitand
capital markets. He leaves with our thanks for
his pasitive contribution, and we wish himwell.

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

Our Board evaluation in 2022 was an

external review carred out by Board Alchermy.
The review of the effectiveness of the Board
and its Committees included individual
interviews with all Directors and various
regular attendees, observing a Board meeting
inJune and discussingthe results of the
reviaw with the Board in October.

Hammerson plc Annual Report 2022 8

Robert Noel
Chair ot the Board

The review concluded that the Board is
affective. Board Alchemy mada varicus
recommendations including the emiphasis
given to certain topics. These have been
incorporated into our Board plantor 2023 and
progress against these recommendations will
be monitored during the year. The effectivencss
of Directors was also withinthe scope of the
evaluation and Tam pleased ta report that
considerable progress has been made since
the last external review was undertaken in
2019. All Directors are fully engaged in offering
awide range of perspectives and relevant
skills. Mare information on the review can be
found on pages 70and /1.

The Boardvalues its diversity. I'm pleased

to reportthat 37.5% of the Board are female
and we exceed the target setout in the Parker
Review ta have atleast one director from
aminority ethnic group. Further details are
contained inthe Nomination and Governance
Committee Report on pages 721075,

‘Birmingham Estate,
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Robert Noel

Chairof the Board

ESG

Hammersonis committed toreaching

Net Zero by 2030. The Board is alsc fully
committed to the Group’s continuing
recognition as a sustainability leader inthe
round, ensuring the highest standards of
operaticnal pertormance and corporate
governance. To achieve ouraims we need
tomaintain the support of our occupiers,
customers, partners, the communities
affected by our operations, our colieagues, and
ourequity and debtinvestors. Collectively our
stakeholders have numerous and changing
demands on the way the business conducts
itself. We endeavourto maintain the right
balance as these demands continue to evolve,
and totreat everyanein line with ourvalues.

Lastyear we set out our response to the Task
Force on Climate-related Financial Disclosures
(TCFD). This year we have sct out our path

to beanetzero carbon business by 2030.
Details of our plans and our sustainability
performance are set out on pages 25t0 31,
with more detail available in our ESG Report
2022, whichis available on ourwebsite at
www.hammerson. com.

During the year, the Group provided assistance
tocolleagues in response to the emerging cost
of living crisis. A salary supplement was
awardedtoall colleagues onannualsalaries

of less than £/€60,000. This was paid infour
equal instalments from November to February
inthe UK and Ireland, and as aonc-off for
Frenchcolisapues. The Group has alsc made
differentiated pay awardsin March 2023
benefitting those in lower salary bands.

Hammerson plc Annual Report 2022 a

Dividend

Asexplainedintastyear'sannual report, the
Board continued to satisty our REIT and STIC
distribution requirements through offering an
enhanced scrip dividend during the year. Atthe
AGMan 28 April 2022 sharcholders approved
afinal 2021 cash dividend of 0.2p per share
with an enhanced scrip option of 2p pershare,
entirely paid as a PID, and then at a General
Meeting on 25 Octaber 2022 shareholders
approved an interim 2022 cash dividend of
0.2ppershare, alsowith an enhanced scrip
optionof 2p pershare.

The payrnents made to date have satisfied
ourREIT and SIIC distribution requirements
for 2022 and the Board will therefore notbe
recommendingafurther payrment in respect
of 2022.

As previously announced, the Board
anticipates recommending the reinstatement
ofacash dividend for 2023, Ttis expected this
will be at leastthe minimum required to
continue to meet our REIT/SIIC distribution
obligations. Furtherinformation will be given at
the Company’s half year results announcement,

Leoking ahead

Sincethe yearend, Hammerson has moved

its London head office to new, smaller offices.
Notonly does this save significant cost and
give increased flexibility, it gives us closer
proximity to key partners. It also colncides with
arefreshofthe Group's values and new ways of
working, marking a new chapterfor colleagues
who have faced up tothe challenges of the last
three years with stoicism and significant effort.
Iwouldliketothankthem again for their
contribution and commitment.

The leadership team have achieved a great
dealin 25 months. Hammerson is a better
business today than it was in 2020. The Board
is confident the strategy is the right one -
focused on city centre estates with an
attractive development portfolio. 2023 willbe
anotherimportant yearin our transformation
with the Board and executive [cadershipteam
remaining laser focused on delivering long
termvalue creation for all stakeholders.

Robert Noel
Chair of the Board



STRATEGICREFPORT
CHIEF EXECUTIVE'S STATEMENT

Chief Executive’s

Statement

We have delivered another strong year

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

We do notyet know the full impact of the cost
afliving crisis, a period of higher inflation and
interest rates, and continued supply chain
disruption. Moreover, this year highlighted

the value of sustainable sources of energy.

Our commitment to ESG and Net Zero remains
absolute, and we finished the year with fully
costed Net Zero Asset Plans for every flagship
asset inthe managed portfolio,

We setoutaclear strategy in June 2021 and
our performance in 2022 underscores our
belief that we are strongly positioned to deliver
attractive total returns over the medium term.
Overthe last two years, the new management

tearm and [ have focused on two key objectives:

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

— Starting to rebuild value in our existing
portfolio whilst at the same time creating
optionality on how we unleck the deep
developmentvalue in our portfolio

We willcontinue to be disciplined allocators
of capital and select the best returns for
shareholders, mindful of cur own cost of
capitatand all options forcapital deployment
including debt retirement, and distributions
for shareholders.

Despite this uncertain and valatile backdrop,
we have been disciplined in the execution
against these objectives focusing on what
we can control. Our operational andfinancial
performanceis proof positive that our
strategy is working:

— Weare enlivening and reinvigorating our
assets by introducing new occupiers,
uses and concepts. Inrecognition ofthe
importance of placernaking, we attracted
asenior leaderin a newly-created role who
has already brought an increased emphasis
ancommercialisation, marketing, and
advertising to create exceptional spaces
forour customers and occupiers. Weare
actively repurposing our destinations and
creating asense of place that brings people
and expertences together

Hammerson pic Annual Report 2022 10

Rita-Rose Gagné
Chief Executive

— Wesigned 317 leases representing £45m
of headline rent (£25m at our share]
demonstrating the attractiveness of our
destinations and the continued flight to
quality by occupiers

— Wehave re-aligned the organisation to
be asset-centric, maore agile and focused
onoccupiers and customers. The rapid
progress on the re-set ot our operational
model delivered a 17% reduction in gross
administration costs. We have atready
taken steps that will deliver further
efficiency gains in 2023 and 2024

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

— Qurresulting financial position is stable,
with netdebtdowin 4% ta £1,732m,
headline LTV 39% and fully proportionally
consolidated LTV 47%. Qur netdebt to
EBITDA improved to 10.4x from 13.4xin
2021.We have ample liquidity incash and
undrawn committed facilities of cE1bn

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



Bullring, " .
Birmingham

FINANCIALAMD OPERATIOMAL REVIEW

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

Likc for-ike GRIincreased 84 tollowing two
strongyears of [easing performance, and
reduced vacancy resulting in some leasing
tension returning in our destinations.
Significant improvements in collections
performance, and the growth in GRIresulted in
like-for-like NRIimproving 29% year-on-year.

In 2021 we committed to reduce our gross
administration casts by 15-209% Ly 2023
which we have already delivered witha 17%
recuction year-on year. Thereare more
efficiencies to come from the digitalisation
of our business.

Deleveraging rernains animportant priority
andin 2022, we generated gross proceeds of
£195m from the disposal of non-core assets,
resulting in reduced finance costs, There was,
howaver, alack of liquidity in investment
marketsin the second half of the year. We have
refinanced RCFs and redeemed the remaining
2023 eurobonds.

Our financial position is stable. Net debt was
£67m lower, reflecting disposals completed
duringthe year. Headline LTV was unchanged
at 39%, while fully proportionally consolidated
LTV, including the Group’s proportionate share
of Value Retail debt was 47% (2021: 46%),
Net debtto EBITDA was 10.4x down from
13.4xin 2021, reflecting bath lower debt

and theimproved earnings performance,

EPRANTAwas E2,634m at 31 December
2022 (2021:£2,840m), a decline of 7%
year-on-year, predominantly dueto the
impact of market wide vield expansion and
ERV decline on property valuations, reflecting
higher base interest rates in the second half.

Overall, the Group recorded an 1FRS loss
of E164m (2021: £429m [oss), [argely due
to a £282m revaluation deficit, of which
96% wasin Q4.

Sales and foctfall

The quality of our destinations and our
stronger asset-centric focus means that
faotfall and sales in our destinations continue
toexceed national averages.

Hammerson plc Annual Report 2022 11

During 2022 we saw asustained recovery
infootfall and sales performance. Footfall for
the whole of 2022 was 39% up year-on-year
(UK +41%, France +36% and Ireland +35%),
and finished the year at around 90% of 2019
levels. Footfall rernvered steadily throughout
the year with the Group seeing an 11% point
improvement between January and
December. On the ground activity remains
robust with strang footfall, sales and leasing
trends continuing into the first few months

of 2023.

Sales recovered strongly as consumers are
shopping less freguently but visiting our
destinations with more purpose, also avoiding
increasingly expensive delivery and return
costs charged by online retailers. The
improvement instore like-for-like performance
alsoillustrates fewer better performing
retailers reflective of our shift away from
reliance on legacy fashion to a broader mix

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

Occupancy

Qur core portfoliois well positioned to benefit
fromtheincreasing polarisationin the market
and the flight to quality. Vacancy levels remain
low across our assets with the UK and France
at4% and Ireland atonly 2%. We are
beginningtosec leasing tension returninthe
care portfolio. Having some vacant space
allows us to trial new concepts as wellas
initiate our longer term strategic plans ta make
ourdestinations more relevant to evolving
customer behaviour and spend.

Coilections

Rentcollections, bothinterms of overall
proportion collected and pace afterthe due
date have continued to improve as trading
normalised post the pandemic. As at February
2023, 2022 Group collections were 95%,
with the UK and Irelandlargely back to
pre-pandemic norms and France slightly
behind. For Q1 2023, Grouprent collections
were 90%. This compares with 90% for 2021
and 83% for Q1 2022 atthistime last year.

Value Retail

Value Retail saw the performance of the
Villages recoverclose to pre-pandemic levels,
Brand salesincreased by 34% year-on-year
and were only 5% lower than 2019 levels.
Footfall across the Villages was resilient;
downonly 996 on 2019. Spend per visit
increased by 5% on 2019 following improved
digital marketing of domestic high net worth
customers. Value Retail expects to benefit
fromthereturn of the international traveller
in 2023, These trends continue into 2023,
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CHIEF EXECUTIVE'S STATEMENT continued

strategy inJdune 2021
and ourperformance in
2022 underscores our

helief that we are strongly

sositionaed to deliver
attractive total returns
over the medium term...

Rita-Rose Gagne
Chief Executive

Overall, Value Retail signed 332 leases during
the year, showcasing the attractiveness otthe
premium outlet sector. Occupancy for the
year wasat 949, There have been 96 new
openingsin2022; Dolce & Gabbanaopened
thelrfifth Value Retail store in Las Rozas,
Christian Louboutin opened a new store at

La Vattée and Ceccani's opened at Bicester.

The Group’s share of adjusted earnings were
£27.4m,up 72% on 2021. GRIhasincreased
duetothe recovery of turnoverrents from

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

Qutioghk

Nearterm

Whilst we remain very mindful of the unceriain
macroeconamic outlook, we have astrong
operational grip on the businessand are
targetinga further 20% reductionin gross
administration costs by theend of 2024, and
to complete the £500m disposal programme
by the end ot the year. We have strong
mamenturm and are well placed to deliver
anatheryear of robust underlying earnings
and cashflow and anticipate a return to cash
dividends during theyear.

M 5 8 A A
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Mediurm term

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

Our unigue development opportunities provide
adistinctive apportunity to create turthervalue
by bringing a broader mix of uses tothe existing
estate through integral and complementary
repurposing and developmentwhich will
enhance the proposition of the whole estate.
Meanwhile, we will also create aption value

on stand alone projects.

We have astrong platform and over the
mediumterm we sec multiple opportunities
to continue to unlock deep value.



STRATEGIC ARMD BUSINESS REVIEW

We own city centre flagship destinations and
adjacent land around which we can reshape
entire neighbourhoods. Ourstrategy
recognises the unique position that we have
inoururban locations and the opportunities
to leverage our experience and capabilities
to create and manage exceptional city centre
destinations that realise value forallour
stakeholders, connects ourcommunities
and delivers a positive impact for generations
tocome.

Ouraimis simple and clear—to charta path
to growth that delivers total returns for
shareholders through consistent execution
againstourstrategic goals:

— Reinvigorate ourassets
— Accelerate development
— Create anagile platform

— Deliverasustainable and resilient
capital structure

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

We have made significant progress towards
allour goals as follows:

Reinvigerate vur assels

The guality and location of ourassetsisa

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

There are both nearand medium term
opportunities ta grow income through the
repositioning of aur assets. Forexampte we
see opportunities to re-purpose department
stores for both retail, experience and multi-use
such asresidential or office use which willin
turn benefit the whole destination. Under-
utilised space canalso be re-purposed for
alternative uses with new income streams
such as creating new and engaging spaces,
with a greater focus on placemakingand a
fresh approachto marketingand reachinto
social mediachannels, and attracting new
accupiers and services. Curcity centre
locations are also attractive focal points for
click and collect and last mile logjstics.

In 2022, it wasimportant to build cn the
rmomentum from the strong performance in
2021 and it was gratifyingto see the strategy
inaction with 317 leasessigned in 2022,

2% morethan 2021 excluding disposals.
Invalue terms, we secured £45m by value
(F25matnurshare} nin10% on alike-for-like
basis and ourstrongest leasing performance
since 2018.

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

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

Short term leasing of less than one year
(2022:74 deals) remains important to maintain
vibrancy, trial new concepts, mitigate annual
void costs of £2m and allow time 1o secure
longerterm deals with the best occupier for
agivenunit.

Placemaking not anly continues to enliven
space and enhance the experience for
custormers and occupiers, but also contributes
meaningfully inits own right. Our resulting
commercialisation incomeisup13%ona
like-for-like basis. Indeed, as we look forward
to an occupational market with a greater
technological and social media integration
inourspaces, weare moving from a stage

of stabilisation and initial reinvigoration

of the assets to one where the focus switches
toa greater emphasis on experience,

more focused and sophisticated marketing
and advertising, and completing our

planned repurposing.

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

— We have re-geared four Apple stores across
the portfolio, bringing in new concepts, with
afurthertwounderdiscussion

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

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

— We have secured renewals with key footfall
and income drivers such as Indigoand
Monoprixin Les Terrasses du Port
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We continue to bring ather new occupicrs and
the newest concepts into the portfolio, such as
Lane 7 bowling at Bullring, Reserved at Brent
Cross, the first Watches of Switzerland in
Irelandat Dundrum, and VR Sandboxonthe
Birmingham Estate, driving vibrancy, footfall
and new revenue streams.

Atthe same time, we incubated digitally native
brands into white-boxed and permanent units
across the portfolio, including further openings
for Gym & Coffee inIreland, La Coque
Francaise in our Colab project in France, and
Kick Game taking permanent space at Bullring.

Cormmercialisation and placemaking often
go handin hand boosting footfalland revenues
for occupiers, and enhancing the customer
experience, Ttis worth highlighting in particular:

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

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

— Qursupercarweekend in Dundrum
attracting more than 30% additional footfall

— LesCabanonsdes Terrasses duringthe
summerin Marseille

— Ourusualstellar roster of seasonal outdoor
barsand restaurants

We shifted our approach to marketing,
switching agencies and usingourspendina
more focused and higher-returning manner,
generating asignificantimprovement in
impressions and engagement from our
customers, specifically:

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

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

— Bringing awareness of the local offerat
ourassets

— Working with local influencers and
celebrities to build and enhance our
brandequity
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CHIEF EXECUTIVE’S STATEMENT continued

Interms of the repurposing of department
stares, we successiully completed the
repurposing of the former House of Fraser unit
in Dundrum to Brown Thomas and Penneys,
with the backfill of the latter affording the
opportunity to bring Dunnes Stores into
Dundrum for the first time. Inthe UK, we have
completed the feasibility studies and submitted
a planning application fora major repurposing
of former retail space, predominantly
department store, at New Street Station,
Birmingham, to create anamenity rich
workspace-led proposal, ‘Drum’, directly
served by the UK’s most connected rail station.

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

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

In France, we completed the 34,000m?
extensionin Les 3 Fontalnes, with new units
for a selection of major international brands
including Lego, Lacoste, Rituals, Inditexand
H&M. As part of the broader repositioning of
the asset, we brought in aflorist, bakery and
improved restaurant and food aptions to the
adjacent Rue des Galeries, elevating the tone
of this important thoroughfare intc ourasset.
We continue to investigate the potential to
complete afinal phase of the redevelopment
and bringin a major new retail offer.

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

The Ironworks, a 122 unit residential
development, the firstofi*s kind on the
Dundrum Estate and a major proof of concept
forthe future of the wider Dundrum Estate.

ENVIRONMENTAL, SOCIAL
AND GOVERMANCE

Toacknowledge the breadth of the
sustainability agenda, we have realigned

aur strategy to Environmental, Socialand
Governance. Interms of the Environmental,
ourcommitmenttoNet Zero by 20301is
absolute, and we achieved a12% reduction
in like-for-like omissions in 2022 During the
yearwe invested in anindependent
assessment of our assets to align to the Paris
agreement. We developed detailed asset-level
plans with a clearly defined pathway to Nat
Zero,withan interim stage at 2025, aligned
with the targets for our sustainability-linked
bondissued in 20271. These plans are fully
costed as part of the Group’s annual business
planning process, with total expenditure over
the period to 2028 of under £40monthe
current asset base. During 2022 we also
delivered a range of projects from EV charging,
upgraded lighting and property management
systems to PVarrays onour assets.

To match our asset-centric operating model,
we revised our approach to Social withanew
Board-approved strategy that determined that
alt social value activities would deliver for our
localcommunities, acknowledging that each
community in which we operate and support
has diverse and specific needs. During the
year, the Group provided assistance to
colleaguesin response to the emerging cost of
living crisis. A salary supplement was awarded
toall colleagues on annual salaries of less than
£/€60,000. The Group has also made
differentiated pay awards in March 2023
benefitting those in lower salary bands. As well
as realising savings, the move ofthe head office
to Marble Arch House alisned with a refresh of
the Group's values and approach to ways of
waorking, which was well received by colleagues.

Diversity, Eguality

Inclusionismore

aboxticking exs

]

Rita-Rose Gagné
Chief Executive
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Interms of Governance, we revised our
structures with the ambition to operate ina
more diligent way, with allelements of ESG
embedded across the business. Acentral part
ofthisis recognition that Diversity, Lquality and
Inclusionis more than a box ticking exercise,
but ratherencourages ways of working that
foster better decision-making processes
through inclusion and open dialogue. Valuing
this, itis pleasing to report that oursenior-
management sponsored Affinity Groups
continue to attract broad engagement across
the Group. We recognise that evolving and
improving our Governance structures will
remain a focus for Hammerson.

ACCELERATE DEVELOPMENT

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

Owerthe last 12 months, we have further
scgmented our development opportunities
between those that are integral to gur existing
assets such as department stare repurposing;
those that are complementary to our existing
destinations and the development of which
will benefit the whole estate; and those that
stand-alone.

Qurimmediate focus has been on progressing
ourintegral opportunities suchas The Ironworks
in Dundrum and Grand Central repurposing in
Birmingham. In addition, we have a broad
pipeline of complementary opportunities;
which are projects adjacentorinclose
proximity to our existing assets and which have
potential toincrease purscale and critical
mass and unlock development retums, as well
as further halo and diversification effect on the
retained estate.

Finally, we ownvaluable development
opportunities in key cities that are stand-alone
from our current estates, but which have the
strength of location and potential scale to
create critical mass and returns of their own.
Inthe nearterm we remain focused on capital
light initiatives to unlock value and generate
optionality to take developments forward,

ta potentially bring inrelevant partners with
sectoralexpertise oraligned capital, orto
seek liquidity and focus onthose projects

with the highest returns and impact on our
retained estate.



At Dublin Central, we have received further
planning cansents, which endorse our
proposals to regencrate this important site
and have begun discussions with potential
operators and occupiers as part of plans to
commence the first phases of development.
We have also continued to work with Transport
for lreland to integrate a new metro station
within the site,

At Martineau Galleries, part of the wider
Birmingham Estate, we have continued to
work with Birmingham City Council and the
West Midlands Combined Authority to finalise
details for the scheme and prepare for the
first phaseas of demolition and development
adjacent to the new Curzon Street HS2 station
andthe newtram connections.

At Brent Cross, we are working with the London
Borough of Barnet to develop a holistic brief for
longterm regeneration, which includes in the
shortterm reactivating the surrounding land
forcomplementary uses that support the asset
and local customerand will integrate with local
infrastructure and the development of Brent
CrossTown.

In Dundrum Phase I1, we have submitted a
planning application far nearly 900 residential
apartments alongside other mew town centre
uses and transport connections.

In Bristol, we have been engaged with the City
Councilas they develop their post Covid city
centre development strategy and we have
started to explore the potential uses and
phasing of development on our land holdings,
potentially to include residential, student,
office and life science uses alongside
additional customeriacing city centre uses.

Turning to ourstand alone projects, in the UK
we signedthe 5106 agreement for Bishapsgate
Goodsyard, which has allowed us to commence
the next stages of design, enabling and
marketing for this development working with
our partner Ballymaore to set up the project
management and delivery. In Leeds we are
progressing the master planning process for
ourremaining .10 acres of land and
considering our next steps.

CREATEAN AGILERPLATFORM

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

As aresult, we achieved a17% year-on-year
reductian in gross administration costs in
2022, achieving ourinitial target of a 15-20%
reduction by 2023,

We have taken further steps including more
officicntways ul wurRing, increasing speed of
leasing, collections and prompt payments to
oursuppliers, and the consolidation of our
property managementsuppliersinthe UK,
which formally started in February 2023, At
the same time, we continue to implement
more integrated, connected, and automated
systems to drive further efficiency.

Necessarily, the actions we have taken over the
last two years have resulted in a reduction of
headcount, down 42% since 2019, and 25%
year-on-year. We have notbeen immune tothe
challenges of navigating hybrid working, the
‘Great Rasign’and pressures fromanincrease
in cost of living, and indeed we saw higher
voluntary colleague turnover during the year.
We continue to invest in and promote key
talent forthe future, however, most notably this
yearin leasing, asset management, ESG and
placemaking and marketing. Cverall, we are
targeting a further 20% reduction in gross
administration costs by the end of 2024,

We have also made some prograssin
simplifying our asset structures. Forexample,
we were delighted to expand our partnership
in Birmingham with CPPIB, forming a new
50750 joint venture at Bullring inthe second
half of the year, following theiracquisition of
Nuveen's one third stake. There is moreta do,

DELIVER ASUSTAINABLE AND RESILIENT
CAPITALSTRUCTURE

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

and developments.

Generating total gross proceeds of £195m,
we completed the sale of Victoriafor £120m
and our 50% share of Silverburn for £70m,
plus other non-core land. Net debt reduced by
A% to £1.7bn. The Group remains committed
to total disposal proceeds of c.£500m over
2022 and 2023. Ourtrack recard of exccuting
£628m of salesinthe lasttweyearsin
challenging conditions andthe attractiveness
of our assets gives us confidence we will
deliverthis target.

=
o
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Cabot Circus,
Bristol

We refinanced £820m of expiring RCFsin late
Aprilintoanew £463m facilityona 3+1+1
maturity with a smaller group of banks reducing
cost. In December, we redeemed the remaining
£236mofthe 2023 eurobond at par.

In addition, we completed the triennial review
af the defined benefit pension plan and moved
toafull buy-in basis completed on 9 December
2022 with £nil contribution frorm the Company,
a£2msurplus, and the reduction ofthe
£120m Hammerson plc guarantes, to £10m.

We remain committed to an IG credit rating,
[am pleased to report that Fitch reaffirmed
ourratingand revised our outlook to stablein
May, as did Moody’s also with a stable outiook
in December.

At 31 December 2022, the Group had liquidity
of £1.0bninthe form of cash balances
(£0.3bn} and undrawn committed RCFs of
£0.7bn, and had nosignificant unsecured
refinancing requirements until 2025 not
cavered by existing cash.

COMCLUSION

As evidenced above, a significant amount of
change has taken place averthe last two years,
but there is more to do. Delivering that change
whilst progressing our strategic, operational
and financial KFIs against a challenging
backdropis atestamenttothe strength of the
management team, the Board and the support
ofallour stakeholders. Tam sincerely grateful.

In early January, we maved tca new head
officeinMarble Arch, marking areset. Ttisa
more efficient and collahorative space, and
more reflective of who we are today. We are
well positioned to continue to deliver another
year of progress, and more agile totackle
challenges and capture opportunities that
times like these offer,

Rita-Rose Gagné
ChietExecutive
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Market Overview

Hammersanis well placad inaffluent
cities with young, fast-growing
populations, These cities are all major
natfonalanainternational transport
hubs with leadinguniversities.

Fast grawing cities
AllHammerson development
locations are expected to see their
GDP grow by ¢.15% inthe next
decade, with London, Dublin and
Reading set to grow their GDP

by c.20%.

Londan, Dublin, Bristol, Birmingham
and Southampton are expected to
see large population growth by 2032:
London 8%, Dublin 7% and 5% for

Bristol, Birmingham and Southamipton.

Bristol, Birmingharn and
Southampton all have more than
50% of their poputation under

34 years old, with all our other cities
aver 40%.

Londan, Paris and Dublin are the top
3 major cities forinward investment
in Europe, with Bristol and Reading
featuring as leading small towns and
cities for attracting inward
investment.

We cantinue to benefit from major
infrastructure and inward investment
projects inta cities:

Birmingham: HSZ

— Marseille: Medusa Project
(superfast data interconnection)

- Bristol: Brabazon Park
Neighbourhood

Dubtin: City Edge urban expansion

1

J

Aliourassets are graded B+ and
above by the investment market. The
Buliring, Dundrumand Les Terrasses
du Port being notable as A+ centres.

Ourflagship destinations are easity
accessible 1o 25m people.

Sources:
Oxford Econamics, GreenStreet
Properties Mali rankings 2022

People are visiting city centres for a multitude of reasons including business, leisure, shopping and socialising,
We arewell positioned to capitalise on the following trends:

Ftexibitity

Consumers are increasingly looking for a convenient and frictionless experience as the ines hetween work, life and

leisure become blurred.

~ 72% of office workers anticipate their future being hybrid. Workers are now visiting the office less frequently but
use the space for collabaration and will combine avisit with social activities. When workers do come to the office,
spend is up by 15% vs, pre Covid-191

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

—- F&Band leisureis becoming a larger part of discretionary spend as people prioritise socialising and experiences
aver owning things — accounting for 15% of monthly spendinlate 2022

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

Connactivity and Hyhirid

Office, retall, hospirality and residential formats are all evolving in line with changing consumer demands and

technological innovations:

— Offices are blending with sociat spaces (WeWaork, Greenspace), Retailis blending with leisure {Southside),
Hospitalityis blending with meeting spaces (Brawdog), and Residential is blending with lifestyle & wellness
(Quintain)

— City centres bring together people and the latest technology to create smart, searnless and more sustainable
environments e.g. 5Gand HS2

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

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

~ 61% of people consider trave!, sustainability and environmental factors when shopping, and twa thirds of people
are likely to seek loral brands?

- 60% ofGen? say using independent shops and restaurants makes them feel part of their community’

Conveniznce and Logistics
By 2020, up to 50% of clothing bought online was being returned, costing businesses around E7bn every year®.
As aresult, brands like Zara, Uniglo and Next now all charge for onlina returns, unless a customer returns to a store,

Robots and drenes are set toimprove logistics and aperations. The European delivery robot market is estimated
10 grow more than 20% CAGR from 2023 10 20327,

La{sure and Weliness

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

agree that 2 leisure activity helps them escape from their daily routine*?.

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

— Thewellness industryis currently growing at ¢.5-10% p.a. 79% of people believe that wellness is important,

and 42% consider itatop priority**

When purchasinga product or aservice 66% of consumers are influenced by how a product or service Impacts

their health and wellbeing, more so than ease and affordability*?

— Over40% of consumers feel they become more [oyal to brands after aftending their events and experiences”

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

1

Sources:
1 CACI, 2 BazaarVoice, ® Savills, * Knight Frank, ¢ RICS, ¢ JLL, * The Property Marketing Strategists
8KPMG, ¢ Yahoo Finance, 2 Mintel, 1 McKinsey, ¥ Global Data, ** Event Track



Ganeral

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

Assets in prime locations, with strong ESG credentials willcontinue
to be the most attractive with the best retail locations also
benefiting from this flight to quality. Increased investordemand
combined with easier lending against prime assets meanthat the
spread between prime and secondary yields is likely ta increase,
with secondary assets potentially repricing to levels which become
eccnomical to be upgraded or converted.

Clearlong termmegatrends around ESG, demographics and
techinology should mean investors stay focused

UK

Inthe short term emerging sectors with strong demand such as
student accommodation, residential build to rent, life sciences,
healthcare and data centres are expected to perform strangly.
The UKreal estate outlookis inderpinned by currency benefits,
relatively attractive yields and its safe haven reputation.

France

The French market is expected toremainresilient especially in the
Paris region. A combination of relative economic stability and a
strong domestic investor base who understand the market well
means that France enjoys astable real-estate market.

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

i

Wiy et
Digital transformaticn of the property industry — top proptech
trends for the next year:

':Ei.-i"ﬁ'y

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

— ESG practices: sensors 1o monitor air quality, auto-dim lights,
eneigy-usage monitoring
— Predictive maintenance: intelligent buildings that can use

datatoimprove energy efficiency, detect water leaks and
improve security

Sources:
JLL, Knight Frank, CBRE

Cabot Circus,
Bristol
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Our Business Model

Qur purpose
We create outstanding experiences
in unique city locations.

How we create value

1

use of space

- refnvestingIn highest




Growing top line
Costmanagement
Increased underlying earnings
High cash conversion

Create optionality for
our development
opportunities and the
witder portiolio
- De-risking
- Underwriting
~ Unlocking value

Hammerson plc Annual Report 2022

The value we create for cur stakeholders

it

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

LR L

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

We promote an environment where colleagues can realise their
full potential

GIvHNLUNEILS

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

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

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

19
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QUR STRATEGY AND KPIS

Our Strategy and KPIs

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

Our strategy is executed through a strong set
of values, clear KPIs and accountability, an
optimised asset-centric operating model and
talented people, with a clear commitment to
grow in the right way for our communities and
our planet, We will continue to investin our
digital capabilities to leverage technology to
predict and meet the business needs for now
andthe future.

Creats
anagile
Qverthe long term, with disciplined execution, piatfm‘m
we can unlock value by accelerating
development opportunities within our portfolio,
This will drive sustained growth in cash flows
and total returns, which can e crystallised and
reinvested in our business, starting the cycle
again. This can only be delivered through an
agile, collaborative, high performance culture
that retains and attracts the best people and
embraces opportunities to positively impact
the communities in which we operate.



Reinvigorate
our assets

Adjusted earnings increased by 60% to £105m

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

Ireland 98%)

Sustained footfall recovery to around 90 % of 2019 lavals

Lollection rates back to 95%

Leasing highlights:

— Strongleasing volumes with 317 deals signed

— £25.4mleasing by value (at our share)

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

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

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

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

— Secured key tenants e.g. Zaraat Westquay, H&M at
Cabot Circus

— Launched partnership with SOOK in Westquay and
Bullring providing a turnkey flexible pop-up space to bring
innew brands

Redevelopment and repurposing;

— Department store repurposing e.g. Pennays, Brown Thomas
and Bunnes in Dundrum

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

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

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

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

Sustainability:

— Progressed projects in line with our corporate ESGagenda
e.g. LEDlightinstallation at Brent Cross car park, EV charging
in Butlring

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

— Trialled ESGinnovations teimprove operational and energy
efficiency through building management software

— Retained EPRA Gold Standard

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

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

Placemaking:

— Curated new content, working with influencers and celebrities
tobuild brand equity. Launched channels on TikTok and
Snapchat forthe first time.

— Elevated events programme e.g. Official provider for
Birmingham 2022 Commonwealth games, Skate Park
and Jobs Fairat Cabot Circus, Supercar event at Dundrum,
Ice Rink at Westguay

[S*)
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Shift focus frem stabilisation and reinvigoration to
placemaking and repurposing

High leasing momenturn to further reduce low vacancy
lesmlg, ronewkcy ueeupiet s and bning in new and

relevant brands

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

Complete repurposing of former Debenhams unitin
Bullring with M&S and opening of new leisure offer TOCA
Further leverage SOOK partnership to bring in new brands
Monetising previously non-income genarating space

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

Furtherirmprovements tc Brent Cross placemaking via
landscaping projects

Deliver calendar of super events to delight visitors and
leverage partnerships

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

Accelerate
development

®

Create an
agile platform

®

Delivera
sustainable

and resilient
capital structure

Repurposing:

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

— Submirted planning application for the major regeneration of
The Oracle in Readingincluding 449 remal apartments and
8,700 m? of reconfigured reiail, enteriainment and workspace

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

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

Land promotion:

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

-- Planning application submitted for . 900 homes, public
square, retail, F&B and créche at Dundrum Village across
6 acresite

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

— Bishopsgate Goodsyard section 106 agreement, which
enabled next stages of design, enablingand marketing

Investment in people management, development and talent
attraction

Simplified praperty management supply chaininto consolidation
of suppliers

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

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

Delivered 1.7% cost reduction year-on-year since 2019 and
have taken further steps that will provide further efficiency gains
in2023

Broughtin new talent, tearmns, ways of working, with focus on
placemaking and marketing, asset management and leasing

New Chief People Officer appointed in February

New General Counsei and Company Secretary appointed in May
IT Transformation programmme provided foundational support
tobusiness transtormation delivery

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

Net debt reduced by £67m

G Credit Rating reaffirmed — Maody's autiook improved from
riegative to stable in February 2022 and review updated in
December 2022, Fitch outlook improved from negative to stable
inMay 2022

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

Atotal of £820m maturing RCFs, maturingin 2023 and 2024,
refinanced with a new £463m RCF maturing 2025 (3+1+1 year),
resulting in interest cost savings of £0.8mp.a.

Atotal equivalent of E149m RCFs extended by one year toanew
maturity date in 2025

Redeemead remaining €236m bond maturing 2023 andrepaid
£42m of private placement notes

No significant unsecurad maturities until 2025 not covered by
existing cash

Deployed capitalinto the existing portfolio - repositioning,
consolidating, accelerating development — to balance earnings
and NTA ditution from disposals
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Planning permission to transform Gra
“Drum’, an amenity rich, workplace led proposal, directly
served by the UK's most connected rail station submitted
January 2023

Progress integral opportunities through residential
developments in Reading and The Ironworks in Dundrurm
Bishopsgate Goodsyard progressing design, enabling
works and marketing, working with our partner Ballymore
Discuss with potential operators and occupiers as part of
plans to commence the first phases of development at
Dublin Central

With planning consent obtained will continue working
clasely with alt partners to deliver aworld class
comrnercial and residential district to enhance the
city centre at Martineau Galleries

Continue to assess the potential for the final phase
of redevelopment atLes 3 Fontaines

Working with the local councitte developalongterm
holistic regeneration at Brent Cross which willintegrate
with the develapment of Brent Cross village

Progress master planning process for c.10 acres of land
inLeeds city centre

Targeting afurther 20% reduction in gross admin costs

by 2024

Drive further efficiencies through supplier consolidatian
with more integrated, connected and autornated systerns

Beliverevolutionary IT projects to help achieve agile,
efficient and more sustainable platiorms, which enables
further simplification of processes and increased leverage
oftechnology to predict and meet the business needs for
now and the future

Focus on further investment in retaining and bringing in
new skillsand talent

Encourage innovative, fait fast mindset

New Diversity, Inclusion and Engagement mangerrole
to support the ongoing focus on colleagues e.g, through
affinity groups activilies and partnerships

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

Start to deploy capitat into the existing portfalio —
repositioning, consolidating, accelerating development
-t balance earnings and NTA dilution from disposals

Extend RCFs toa new maturity in 2026
Retain IG Credit Rating

Following clearance of SIIC obhiigations, Board anticipates
returning to cash dividendin 2023

Prioritised capitalinvestment into key high return
development projects
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T 2021 and 2020 figures have been restated ta reflact the IFRIC Decision on Concessions
with further information providedin notes 1B and 6 ta the financial statements.

Czlcutation as set out in note 10Atothe financial statements.

Totalpropertyreturnt % (D@
¥

2020
2021
2022

T 2021 and 2020 figures have been restated tareflect the IFRIC Dacision on Concessions
withfurtherinformation providedin notes 18 and 6 ta the financial statements.

Calculated ona manthly time-weighted basis consistent with MSCI methodology.

Passingrent frm (@)

2020

2021 Pk R, 2 % : ; 4 ;

t 2021 and 2020 figures have been restated toreflest the IFRIC Decision on Concessions
withfurtherinformation provided in notes 1B and 6 to the hinancial statements. Further
detail can be found in Table 2 of the Additional information.

Global emissions kgCO e/Common Parts Area Q0

2020 [
2021 ¥
2022

Figures forcommon parts arca of the flagship portlolio (which generates the majority
of the Group's emissions).

Like-for-like footfall % QD E

New KPIintroduced in 2022 reflecting continuted focus as the Group
emerges from tha Covid-19 pandemic

2020
2021
2022

Adjusted for newand closed stores, Ali three years use 2019 as base data toexclude
Cavid-19 effecls,
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Netdebti £m D@

2020 G -
2021 g w
2022 1,732.1

1 2021and 2620 hgures have heenrestated toreflect the IFRIC Declsion an Deposits
with further information provided in note 16 to the financial statements and Tables 13
and 14 of the Additional informaticn.

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

EPRANTAper share pence QDO @
2020
2021

Calculation as setoutinnote 108 to the financial statements.,

Leasingactivity tm (D
. i

2020 |
2021 i

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

Veluntary colleague turnover % @

2020
2021

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




STRATEGICREPORT
OUR COLLEAGUES

Our Colleagues

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

Creating an agite platforim

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

to focus on two key objectives:

— Stabilising the core income stream and
returning it to undertying growth

— Starting to rebuild value in our existing
porifolio white also creating optionality on
how we unlock the substantial value in our
development pipeline

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

Talentacquisition and management

The effects of Covid-19 continued taimpact
the employment landscape as companies
navigated hybrid working, the ‘Great Resign’,
and pressures resulting from an increase inthe
cost ofliving. While we were not immune o
these challenges, and indeed saw anincrease
in votuntary turnover, the Group was able to
successfuily recruit, retain and promote top
talentin key value creation areas, e.g. asset
management, leasing, placemaking and ESG.

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

Performance management

The operationaiand financial progress made
in 2022 is underpinned by the increased
priority and focus givento effective peaple
management. The streiching targets set by
the Board for 2022 were translated into a full
cascade of team and personai goals for
individuals. These were monitored during the
yearwith formal personal reviews undertaken
at both the mid and full year. This is reinforced
thraough an impraoved and expanded intarnat
communications rhythm and routine which
engages colleagues in the business strategy
and the role they play in delivering this.

Diversity, Equality & inclusion (BE&T)

The most successfulbusinesses from both
acolieague and value creation perspective are
those that champion diversity, It can deliver
great inniovation, afar deeper understanding
of customers, and colleagues develop amore
varied range of skills and outlooks as a resuft.
Continuing on our journey to shape amore
diverse and inclusive culture at Hammerson
is a priority for both the Group Executive
Committee (GEC) and the Board. We are
committed to accelerating progress in this
important area and our work over the past 12
months continues to shape our colleague and
DE&I strategy.

Since their farmation, our four colleague-led
Affinity Groups: LGBTO+, Race & Ethnicity,
wamen, and Wellbeing have made great
strides in ralsing awareness, creating
conversatians and highlighting educationat
resources, sharing personat stories and
support around these importanttopics.
Evenits during 2022 organised by the groups
were focused on increasing awareness and
understanding of the unique challenges faced
by our diverse colleague base. These included
events focused on Resilience, Mental Health
and Wellbeing, Men’s Mental Healih, Prideand
the LGBTQ+ community, Black Hisiory Month,
and Diwalt.

AGEC member sponsors each Affinity Group
to drive further momentum and action on
matters of importance to our colleagues,
pariners and communities.

We continue to welcorne and futly consider

all employment applications irrespeciive of
gender, race, ethnicity, religion, age, sexual
orientation or disability. Support also exists for
colleagues who become disabled to continue
in theiremployment orta be retrained forother
suitable roles, Training, career development
and promaotion opportunities are egually
applied for all our employees, regardless

of disability.

Difference in mean hourly rate of pay
Difference in median haurly rate of pay
Difference in mearn honus pay
Difference ir rmedian bonus pay

Proportion of male colleagues who recelved bonus pay
Proportion of female col‘lgagues whoreceived bonus pay
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Cotleague support

Inresponse to the emerging cost of living
crisis, inlate 2022 the Group provided
assistancetocolleagues across the Groupon
annual salaries less than £/€60,000 through
the award ofasalary supplement. The Group
has also made differentiated pay awards
inMarch 2023 benefittingthose in lower
salary bands.

Gender repiresentaticn

The gender representation across the Group
asat 31 December 2022 was 160 (50.0%)
female (2021: 52 3%) and 160 (50.0%) male
{2021: 47.7%).

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

Gender pay reporting

As an organisationwe are clearonour
commitment toall aspects of equality and fair
pay, and reward is a key element of this. For
many years we have undertaken an internat
pay auditto ensure that our reward practices
are fairto all colleagues, particularly those
undertaking like-for-like work.

The resuits of our 2022 audit continuedto
demonstrate the fair reward practices in place,
with a reductioninour gender pay gap forthe
fourth yearin a row. With regard to our UK
Gender Pay Gap, the table below shows the
latest data. The mean houny pay has reduced,
dernonstrating progress has been made.
wWhilst the downward trend Is encouraging,
the gap rernains high and we continue to

take positive steps to ensure that we further
improve female representation inour more
highly paid, senior management roles

over time.

2020 2021 2922
35.7% 34.9% 34.8%
31.4% 347% 29.9%
£0.0% 38.6% 44.2%
AT 7% 50.1% 44.1%
G0.1% B7.1% 92.5%%
87.3% 91.3% S5.9%

« L

T
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Environmental, Social and Governance (ESG)

Carbon emissions (LFL YoY change)
R P R AT HERTIE

chonps Land e

-12%

2021: +11%

Flagship destinations with NZAPs

160%

2021:0%

Social value investment

£2.7m

2021:£2.0m

Benchmarks )

GRESB 3stars/Sco 75
MSCI ' AA
ISSESG C+
Sustainalytics Low risk

ESGunderpinsthe Group's strategy and we
are pleased with the progress made in this
important area during 2022 as we continue
on our pathway to being Net Zero by 2030.

Becoming Net Zero

In 2022 wereviewed and reaffirmed our target
tobe Net Zero by 2030, revising our strategy
to focus on how we will achieve this goal, and
mare closely linking our strategic goals toour
approach for managing climate risk.

We continue to focus on energy reduction,
trying not to decouple energyand carben.
Energy use is the greatest operational impact
we have, and by ensuring we keep our sights
on this we can betterengage our onsite teams
and suppliers to operate as efficiently as
possible. This focus is demonstrated onour
Net Zero Pathway Hierarchy shown below
which ensures we are targeting true reductions
inimpacts, including the use of both onsite and
offsite renewables with true additionality. This
demonstrates ourintention of taking stepsto
avoid justreflecting improvemeants made from
grid decarbonisation and also to use offset as
asolutiontothe climate crisis.

Our key achievementin 2022 was to produce
Net Zero Asset Plans (NZAPs) farallour
flagshipassets. By targeting Scope 1 and 2
emissions, these plans provide a clear pathway
toachieving the Group targets of being Net
Zeroby 2030 and also those embedded in our
Sustainability Linked Bond (SLB) in 2025.

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

Net Zero Pathway Hierarchy

Irnprove controls and invest
inenergy efficiency

Onsite renewables

Offsite
renewables

Understanding materialimpacts

In 2022 we undertock our three-yearly
materiality review, engaging with debtand
equity investors, and also key brand and joint
venture partners. Our SLB target of a 50%
reduction in Scope 3 GHG emissions has been
welcomed by stakeholders who have
increasing expectations on this topic. We have
identified opportunities with a number of key
brand partners to collaborate tn reduce these
emissions and hope to drive positive change
across the sector through our initiatives.

We participate in all benchmarks identified

by our stakeholders as key ta their decision
making and continue to evolve our approach
tareporting, with adrive for transparency
when providing information to all stakeholders,
Werank as one of the top property companies
inISSESG with ascoreof C+.1In 2022, we
maintained our AA rating from MSCI and low
risk rating by Sustainalytics. After maintaining
GRESB 4 stars for a number of years, we were
disappointed tosee ourscore drop to 3 stars,
Onreview, this was in the most part driven by
shortcomings in our submission. We have
rmade anumber of changes to address this
issugand are theretore targeting a return to
ad starrankingthisyear.

Managing climaterisk

We continue to stay focused on identifying and
responding to both the risks and opportunities
that climate change presents. Inresponse to
ourclimate risk work, ESGrespensibilities
have been taken furtherinto all areas of the
business, with reporting now linked into our
asset management, leasing, insights,
placemaking and marketing teams. We are
also exploring internal carbon pricing as away
ta both drive down the carbon attached toour
developmentsandtadirect funding into
carbon and energy reduction activities.

Delivering social value

Alongside carbon reduction, delivering social
value is oursecond key ESG strategic goal.
Ourapproach here is also asset, and therefore,
community centric. We aim to respond to
local needs and build relationships at botha
nationaland local level to achieve our material
social objectives of:

— Building skills and employment
-- Supporting health and welibeing
— Developing young people

Encouraging and supporting tocal
investment and enterprise

l
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Carbon emissions (Scope 1 and 2)

2019
2020
2021
2022

Globalermssrons mtensnty, kgCO e/m?
Ao L A and S 10 B

3'7.9

202%:40.0

[N ORITS TR TR L R BS T

'70%

2021:63%

Water consumptmn (LFL YQY chande)
o reoally ool ateon

+30%

2021:+8%

% oi UK porrfoho W|th F and G EPC ratm:,s

2%

2021:12%

ASESTUDY

Reducing carbon emissions

1n 2022 we continued to reduce aur carbon
emissions, which for Scope Land Zemissions
ona propartionally consolidated basis, were
8,070tC0,, a 12% reduction on alike-for-like
portfolio basis. Our GHG emissions, shown
onthe next page and calculated ona 100%
basis, including Scope 3 emissions, were
15,642tC0,2 (2021:18,1951C0O&). Thess
reductions are consistent with our pathway to
being Net Zero by 2030. We are alsa actively
pursuing oppartunities for ansite and offsite
renewables which are another key step
towards achieving this target.

Renewing focus on energy reduction
Recognising that energy use is our greatest
operational impact, we have renewed our
focus anenergy reduction. This allows usto
better engage those operating our assets

to be as efficient as possible and support the
delivery of energy saving inftiatives. This
approach also ensures we areseeing atrue
reduction inimpacts, and notjust reflecting
reductions made from grid decarbonisation.

1n 2022, we undertook anumber of projects
to reduce aur operationat footprint. These
inctuded a new Al system forour Brent Cross
car park lighting which addresses safety needs
alongside an expected 40% energy saving,
We alsoextended our Grid Edge Al partnership.
Thiswillincrease the datawe receive andthe
learning capability of the existing systern at
Bullring and Grand Central and introduce the
technology at Dundrum Town Centre. We also
cantinue to target improved EPC ratings and
only 2% of unitsat our UK assets have ForG
ratings compared with 12%in 2021,

Net Zero Asset Plans (NZAPS)

In 2022 we undertook adeep dive into how
our Net Zero ambitions could be delivered on
an asset by asset basis, We have developed
NZAPs for all our flagship assets. Thesefactor
inthelifecycle and needs of both the property
and the community, and use climate change
risks and apportunities as the foundation for
addressing wider carbon scopes.

Blodiversity
T ethefwrthReadmgAbbeyQuarterBusmessImpmvementnusmctandtheCanaland River
Trist, The Oracle team planted a series of floating beds along the Kennet Canal, The 94m? of
ing were quickly established with 1,300 reeds, sedges and other flowering plants, planted
to ‘Biomatrix,a 100% recyciable; non-todic matenal, The newly instatled bedsiayashort ™
distancefrom the Delphi Bridge, outside the restaurants and bars at The Oracle Riverside, The

nsite teamenlisted the helpof 33 students frormRedlands P

Scl ooltoassnstwuth plan’ﬂng,
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We have used the creation of these plans to
grow our knowledge of how the regulatory
landscape is changing and how we can best
respond. Forexample, our Dundrum Town
Centre plan identifies and addresses needs
as perthe incoming EU taxonomy regulations,
andinFrance we are able toensure our assets
can meet more demanding energy legislation.

Tackling Scope 3 emissions

Cur materiality revicw demonstrated a
significant increase in expectations around
Seope 3 emissions and the need for solid plans
toreduce these. Our stakeholders have also
highlighted the need for industry leaders to
build solid examples of how to tackle these
emissions. Through our stretching Scope 3
SLB 50% reduction target we have already
shown our commitment to driving down our
emissions. In 2022 we launched anengagement
campaign to reach aut to our key brand
partners to collaborate totackie Scope 3
emissions such astravel to our destinations
and tenant sourced/managed goods.

Reducing water and waste impacts

We remain committed to reducing our
water use and diverting waste from landfilt.
For 2022 we increased our recycling to 70%
of operational waste while ourwater
consumption rose by 30%, largely due to
increased footfallacross the portfolio. We
continue to improve our ability to monitor
water use and implement projects to reduce
usage, and during 2022 we installed smart
flow metering at Dundrura Town Centre. We
established a new waste cantract with Mitie,
with a view to revising our national waste
strategy in 2023, particularly concerning the
management of food waste at our assets.

Progressive developmentstandards

As partof ourrevised ESG strategy we updated
ourdevelopment standards to ensure they
cover all three ESG pillars. We have also

begun to explore internal carban pricing as
amechanismior driving down emissions at
our developments and as away to ring-fence
funding for carbon reduction projects.
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OUR REPORTING
Basis of reporting -~ Mandatory Greenhouse Gas data
Voluntary non-financial dats . ‘
Hniary nan-mnancial data Standards Calculated and recorded in accordance with the Greenhouse Gas
Qur ESG reporting complies with both GRI o o i
. . (GHG) Protocol and IS0 14064 this guidance codifies using both
Care Standards and the EPRA Sustainabitity market and location-based metheds for Scope 2 accountin
Best Practice Reporting Gold Standard. Key ) i P €
metrics n_aported und_erthgse sjandards are Baseline year 2019
included in cur non-financial disclosures in our . . : : o
separate 2022 ESG Reportand Databook Boundary summary All assets and facilities under Hammerson's direct operational
available on the Group’s web'.sde control are included, where we have authority to introduce and
www.hamme rson.com. SEFZtIOH 1 oft_he imptement operating policies; thisincludes properties held with
Databook contains our _basrs ofreporting. The third-parties where both Harmmearson and partner approvalis
2022 ESGreport also discusses our approach required. We have reported 100% of GHG emissions data for these
to £SG, our performance, and shares examples assets, The reporting excludes the Value Retail portfolio where we
of ourdelivery model during the year. do not have authority to intreduce orimplement operating policies
Mandatory Greenhouse Gas data Consistency with financial Consistency and reporting period are as set cut above
Inline with requirements setoutinthe staternents
Companies Act 2006 (Strategic Reportand ) ) . '
Directors’ Report) Regulations 2013, and in Emissions factordatasource 2022 DEFRA GHG Conversion Factors for Cornpany Reporting and

reporting scurces including, but not limited to, International Energy

accordance with the Streamlined Energy and
Agency and Equans

Carbon Reporting (SECR), this statement

reports the Company’s GHG emissions for ) '
2022, including the previous year's datato Assgssmen‘f methodglogy GHG Protocol and ISO 14064.(2006)

pro_vrde ayear-oquearcom‘parrson,OurGHG Materiality threshold Selected activities generating emissions of <5% relative to total
BMISSI0NS reporrtmg per\lod 'sthe same as the Group emissions have been excluded. This principally retates to
financialreporting year, in accordance with 5 3 cat ‘ h . d di terial
the DEFRA Environmental Reporting Guidance. B (?ope categories w ere emgsmms are deemed immateria
Intensity ratio Denominatoris common parts area of 412,579m?2 (2021:
455,097m?)

Emissions disaggregated by country (1C0_e) 2022 , , 2021

. Global Global

intensity intensit
Source UK France Ireland Global (kgCO,e/m} UK France Ireland Global  (kgCO.e/m?
Total GHG emissions tonnes (market based) 3,909 2,352 935 7,196 17.4 5029 3458 348 8,835 19.4
Total GHG emissions tonnes 10,487 2,353 2,802 15,642 37.9 11,862 3,367 2,966 18195 40.0
a. Stationary operations 2,442 502 188 3,132 7.6 2,317 872 247 3,436 7.6
b. Mobile combustion 5 25 - 30 0.1 - 3 - 3 -
c. Fugitive sources o 73 - - 73 0.2 854 - - 854 1.9
Total 2,520 527 188 3,235 79 3171 875 247 4,293 95
a. Electricity (market based) 295 1,133 623 2,051 4.9 1,076 1,132 13 2,221 49
a. Electricity 6,873 1,234 2,490 10,497 25.4 7,909 1041 2631 11,581 25.5
b. Steam - - - - - - — - — -
¢. Heating 227 277 - 504 1.2 257 1,274 - 1,531 3.3
d. Cooling 33 241 - 279 0.7 49 49 — 98 02
Total {market based) 560 1,651 623 2,834 6.8 1,382 2455 13 3,850 8.4
Total 7,438 1,652 2,490 11,230 27.3 8215 2,364 2,631 13,210 29.0
Business travel 174 33 10 217 0.3 43 21 2 66 01
Waste 588 102 8h 776 1.9 369 78 64 511 11
Water _ 68 38 23 134 0.3 64 29 22 115 03
Total 830 173 124 1,127 2.7 476 128 88 652 1.5
SECREnergy consumption (MWh) 49,282 30,838 9,357 89,477 52,405 32701 10,257 95,364
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Social value investment

2019
2020
2021
2022

Charities, organisations and groupsthat
penefittecd fromthe Group's divect and
indirect contributions

152

2021:194

Number of individuals engaged in Group
organised or supported activities

8,641

2021:22,283

Charitahie cash donations (£000's)

107

2021:129

Material soctalimpacts
We focus our sociat value work on four
key areas:

— Emptoyment and skills

Health and wellbeing
Developing young peaple
Localinvestment and enterprise

[

These provide the Group with the greatest
potential to support positive change through
partnerships and collaboration, and those that
have beenidentified as most relevant to the
communities in which our assets are located.
During 2022 we parinered with 152 charities,
organisations and groups and positively
engaged with 8,64 Lindividuals.

Oursocial value investment in 2022 was
£2.7m, 35% higherthanin 20271, Some
examples of ourworkin 2022 are shown later
inthis section.

Charity partnerships and donations

We remain committed to charitable activity,
supporting our corporate and employee
charity partners across the Group. During
2022, we provided a charity bursary to support
relevant charity partners, that engage and
inspire our people, and respond o needs ata
local level. Intotal, duringthe year we donated
£107,000(2021:£129,000).

In the UK, we have a continuous corporate
charity partnershipwith LandAld, the property
industry charity working to end youth
homelessness, Throughouttheyear,
colleagues have supported anumber of
fundraising events for the charity including the
LandAid 10k run, Tour de LandAid and a Sleep
Out raising over £6,000. Our employee charity

partnership with The Outward Bound Trust has

continued with five colleaguesvaluntearing a
week to supnort the Ambassador Programme.
This programmie is foryoung people from
deprived urban environments across the UK
toincrease their skills, confidence and
aspirations. Qver one week, our colleagues
acted as positive role madels foryoung people,
helping the group bond as ateam, identifying
strengths and weaknesses in order to
overcome a series of mental and physical
challenges in the remote Scottish Highlands.

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

to maximise the partnership through colleague

volunteering, tundraising, providing unit, mall
and advertising space.
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Helping our cotleagues support the

local community

We continue to deliver arange of innovative
volunteering opportunities that positively
engage and benefit local communities, whilst
providing supplementary benefits to bath
colleagues and the Group. During 2022,128
colleagues across the Group volunteered with
arange of charities, groups and organisations
throughout the year to support some cf the
most disadvantaged members and groups

of society.

Through collaboration with Opening Doors
London, a LGBTQ+ charity, collcagues
organisedand hosted at our London head
office alunch event forsocially isclated
oldermembers of the LGBTQ+ community.
InIreland, our colieagues volunteered with
Saonas, a domestic violence support charity
totransformexternal areas atawomen’s
refuge into awelcoming environment.

Following the implementation of a revised
internal volunteering policy, there will be a
push toencourage all colleagues to donate
theirtime forvolunteering in 2023, Also, our
Community Day eventwhich hasin recent
years been affected by Covid-19 and associated
restrictions will be revived, with all colieagues
across the Group participating in a series of
high impact vatunteering activities.

Furtherinformationon colleaguesisinthe
Our Colleagues section on page 24.
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Managing climate risk

Our climate risk approach has been guided by
the TCFO recommendations since 2018,
reporting publicly in line with them since 2020.
In 2021 we built on cur approach with climate
scenarioworkthat helped us toidentify 12 key
risks and 13 key opportunities forour business.
We also invested in bespoke training for our
Executive and Non-Executive Directors, ensuring
those leading ourbusiness both understand
the risks and oppartunities presented by
climate change and are able to respond to
climate-related disclosure requirements.

Inthefirst half of 2022 wereassessed the
key climate-related risks and opportunities
identified in 20271, using our revised impact/
likelihood matrix. We focused on climate
scenarios 1 and 2 of the three modelled
climate scenarios and identified existing
mitigations or planned actions for those risks.
Four new actions have been plannad because
of ourrecent risk review, and these have been
added into our Transition Plan. These include:
— Update operationaland induction training
modules

— Mobilisation of a strategic partnership
across our UK portfolioio ensure bestin
class £ESG operations

— Review and update public disclosure within
the Annual Report, ESG Report and
Databook to enhance transparency

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

We planto review the risks twice ayearinline
with our Group risk methodology with the
output presented to the Audit Commitiee.

Reguirement Progress

Assetspecific planning

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

In 2022 we focused further on the application
of our approach atan asset level, undertaking
an audit of each asset to identify historicand
current performance, opportunities forenergy
reductions and onsite renewables, The
findings of our earlier physical climate risk
assessments were also taken into account,
although these confirmed our portfolioto have
alow exposure, aview supported by ourlow
risk Sustainalytics rating. We identihed three
different scenarios for each asset, aligned with
CRREM pathways, and selected the most
impactfulinterventions to determinea
decarbonisation pathway foreach. These
findings informed our new flagship destination
NZAPs and the transition actions identified
above will help embed the outputs of these
across our operations.

The design teams working on our
development opportunities are targeting net
zerocarbon, looking closely at embodied
carbon and adonting Passivhaus principles
inall theirwork. Our design standards were
reviewed in 2022, and we continue to strive
for BREEAM Excellent. We will continue 1o
increase the challenges we set ourselves as
our knowledge and material options broaden.
Alive example inthis areais at The Ironworks
projectat Dundrum Town Centre whichisone
of the first Trish residential schemes to have

been designed to achieve BREEAM Excellent.
The scheme incorporates a numberof
environmental features including P,
greenroofs, rainwater harvesting, heat pumps
and EV charging.

Ourresponse to Task Force on Climate-
Related Financial Disclosures

We have considered our ‘comply or explain’
obligation under the UK’s FFinancial Conduct
Authority’s (FCA) Listing Rules, and confirm
that we have made disclosures consistent with
the TCFD recommended disclosures. We will
continue to refing our approach in line with the
FCA’s requirements.

Inourassessment of the risks under the
TCFD requirerments, we did not identify any
material financialimpacts on the Graup’s 2022
financial statements, We will continue to
review the risks for new impacts each year
as part of our standard ESG governance.

The Board can therefore confirmthat it has
considered the relevance of climate and
transition risks associated with the transition
to netzero as part of the preparation of the
AnnualReport 2022,

The table below provides an overview of
headline paintsinresponse tothe TCFD
recommendations and provides links to
furtherinformation in the Annual Report 2022
and also inour separate 2022 ESG Report and
Databook which is available onthe Group’s
website www.hammerson.com.

Further information

1 Describethe Board's oversw’gh}
of climate-related risks and
opportunities.

The Board collectively has overall accountability for climate sk and
wider ESG matters which are also addressed by the Group Executive
Committee (GEC). The GEC responsibility for climate-related risk
resides with the Chief Financial Officer (CFO) whoisresponsibie for

delivering the strategy.

2  Describemanagement’srolein
assessing and managing
climate-relatedrisks and
opportunities.

The delivery of ESG initiatives and the monitoring of risks and targetsis
undertaken by the GEC. Thereis also ESG representation on the Group
Management Committee and the Group Investrnent Committee to

ensure that ESG isembedded across the Group’s activities.

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

Audit Committee Report {page 76)

Section 1L of aur 2022 ESG Report

" ESGReview (page 30)
Risks and Uncertainties (page 52)

Section 1 of our 2022 ESG Report

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

asset level.
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Requirement Progress Further inforimation

3 Describethe climate-related The Group performed a detailed review in 2021 to assess and plan for ESG Report (page 30)
risks and opportunities the climate change risks and identified 12 key risks and 13 key opportunities.
organisation has identified These were arrsas thrana loy arcas: the idenlilicdilon ot specihe physical — Section 1 of our 2022 ESG Report
wvel the short, medium and and transition risks; a physical risk deep dive; and a stranding risk
long term. agsessment. These were reassessed in 2022,

4 Describe theimpact of Acommitment to mitigate or manage climate risks which threaten ESG Report (page 30)
climate-related risks and strategic objectives underpins the Group’s strategy. Followingourworkin - Risks and Uncertainties (page 54)
opportunities onthe 2021 to identify risks and opportunities, in 2022 we enhancedourfocus  Non-financial Information Statement
organisation’s businesses, onclimate risks and the application of the energy hierarchy across our (page 62)
strategy and financial planning.  assets to ensure we minimise energy use, our greatest carbonimpact.

Our half-yearty review of climate risks and opportunities wiltinform Section 1 of our 2022 ESG Report

continuous review of aur Group level and asset level transition plans.

5 Describetheresilience of the The Group has reviewed its climate risk for three separate scenarios: Section 1 ofour 2022 ESG Report
organisation’s strategy, taking ~ 1.5°C, 2°C and 4°Cincrease, the first two of which are relevant to TCFD.
into consideration different Forthe first scenario (Steady Path to Sustainability), risks are assessed Fullclimate change scenario report
climate-related scenarios, as materialising steadily through the 2020s with agenerally slow onset,  availableonrequest

includinga 2°Cor lowerscenario.  such that the Group can adapt its strategy accordingly. For the second
scenario (Late Policy Action), risks are assessed as crystallising in quick
succession inthe early tomid-2030s. Almost all the risks have a higher
impact and likelihood under this scenario.

6 Describe the organisaticn’s The Group has an overall risk rmanagement framework for all Risks and Uncertainties (page 50)
processes foridentifying and operational, financial, reputational and regulatory risks, which allows Audit Committee Report {page 77}
assessingclimate-relatedrisks.  the Board toidentify, assess and manage the Group’s key risks including

climate-related risks. Short, medium and long term risks are also Section 1 of our 2022 ESG Report

identified using aur ESG risk framework, taking into account economic,
regulatory and scientific changes. Regular reviews are undertaken
throughout the year of allrisks, including climate-related risks.

7 Describe the organisation’s The GEC and Board, supported by the Audit Committee, have oversight  Risks and Uncertainties (page 50)
process for managing of the Group’s risks including climate-related risks. The ESG team Audit Committee Report (page 77)
climate-related risks. provide regular ESG updates to these committees including twice yearly

reviews of climate risks and opportunities, including transition risks. Section 1 of our 2022 ESG Report

8 Describe how processes for Qurclimate-relatedrisks are fed into the Group’s Risk Framework, Risks and Uncertainties (page 50)
identifying, assessing, and reviewed halfyearly, and our response is managed by our senior-level Audit Committee Report {page 77)
managing climate-related governance structure for climate-related risks.
risks are integrated into Section 1 of our 2022 ESG Report

the organisation’s overall
risk management.

9 Disclose the metrics used The Group uses arange of metrics to assess exposure to short term ESG Review (pages 25-27)
by the organisation to assess climate-related risks and opportunities including energy consumption
climate-related risks and and Scope 1, 2 and 3 carbon emissionsin line with rarket practice. Sections 1and 2 ofour 2022
opportunities inline withits We regularly assess and seek feedback on our disclosures and strive ESG Report

strategy and riskmanagement.  to enhance transparency forall our stakeholders.

10 Disclose Scope 1, Scope 2, We report extensively onour Scope 1, 2 and 3emissionsand fo provide  ESG Review (pages 25-27})
and if appropriate, Scope 3 greater prominence we have incorporated the GHG emissions table
greenhouse gas (GHG) within the ESG section of this Annual Report 2022 Section 2 of our 2022 ESG Report
emissions, and the and supporting Databook

related risks,

11 Describethetargetsused by Wwe ére targeting to be Net Zero by 2030 and have emissionstargets n Directors’ Remuneration Report

the organisation to manage our 2021 sustainabitity-linked bond. At aGroup level we alse setannual  (page 83)
climate-related risks and targets which are underpinned by individual asset level targets. The Note 18tothe financial statements
opportunities and performance  Group leveltargetis included in the Group's annualincentive plan. (page 167)

against targets.
Section 1 of our 2022 ESG Report
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Our Stakeholders

Occupiers We create a platform that fosters success foradiverseand  — Shared commercial objectives; afiracting
evolving mix of occupiers to deliver unrivalled customer consumers
experiences andthrive. — Vibrant and well-operated destinations
— ESG
— Occupancy cost
Customers We create vibrant destinations through continually evolving  — Vibrant destinations with engaging occupier
the mix of brands and experiences through placemaking mix
and events that appealto a broadrange of consumers. —~ Future winning brands
-- Coniinuous improvement to enhance
consumer engagement and experience
— E5G
Colleagues Ourcolleagues are fundamental to achieve our strategic — Strategy
goals. We support our people andempower our operations Colleague engagement
teamsto deliver best-in-class customer service, — Reward
championing a diverse culture where everyone can thrive. e ] k .
— Diversity, equality and inclusion
— Trainingand development
— Health and wellbeing
— ESG
— Highperformance
Communities We continually strive to make a positive difference tothe — Measurable positive impactin socio-
communities in which we operate. economic issues relevant to the communities
inwhich we operate
— ESG
— Cormmunity projects focus on fourareas:
— Employment and skills
— Local investment and enterprise
— Developingyoung people
— Healthand wellbeing
Partners We strive to be a responsible partner witha wide range — Currentand future financial performance
of partners that enable us to deliver our strategy. — Operational excellence
— Corparate governance
— Innovation
— Consumertrends and insight
— ESG
Investors We have a broad range of institutionalinvestors and private . — Currentand future financial performance
shareholders, We actively engage with thern throughout — Strategy
the year and undertake regular cammunication to ensure _ Corporate sovernance
they understand the perforrmance of the business. P g
— ESG

Regular and transparent communication
and reporting
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Our dedicated leasing team has a leasing strategy for each asset, underpinned by the Group's strategic objectives

We hold regular executive management meetings with ouroccupiers

The Board receives reports from the senior management tearm on the performance of ouraccupiers, which are discussed atits meetings

We have atargeted programme of engagement for future occupiers and partners

We run a brand feedback study with our accuplers to gather input on their satisfaction to hetp drive strenger, mutually beneficial relationships

We undertake both guantitative and qualitative insight to understand consumer needs
Our marketing, leasing and asset management strategies are focused on ensuring that we curate vibrant destinations for muiti-use estates
We investin optimising space and occupier mixand improving customer facilities

The Board raceive regular reports on consumer behaviours and associated needs which provides useful insights into emerging trends at
alocaland national [evel and will inform investment decisions and identify future revenue drivers

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

Updates on current business is delivered via tawn hall 'squad’ meetings

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

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

Curcomprehensive programme for new joinersincludes an online training programme

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

Ourlocal community impacts are positive, and our business activities attract significant additional investment into local economies
We establish a clear placemaking strategy foreach asset, that reflects the needs of our local communities, delivered through our asset
management pragramme

We setcommunity engagement plans that address issues identified as relevant to local communities

We develop lang-term partnerships with organisations that share ourfocus areas

The Directors received a report of the progress against socio-economictargets as part of the Group’s sustainability strategy

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

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

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

We are signatories to the Prompt Payment Code, to support our partners, suppliers, local authorities and debt investors

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

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

The AGM pravides the opportunity to engage with shareholders and allows all shareholders to attend and vote on resalutions. Shareholders
wereable to ask questians at the meeting and were ask given the opportunity to submit questions to the Beard in advance of the meeting.
In October 20272 a general meeting was held to approve special resolutions for the Enhanced Scrip Dividend Alternative and to cancel the
Company’s capital redemption reserve.
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OUR STAKEHOLDERS continuad

takenoldar engagament
We seek to delivervalue forall our
stakeholders. The Board is also aware that its
actions and decisions impact our stakeholders
including the cammmunities inwhich we
operate. Effective engagement with
stakeholders is important to the Board as it
strengthens the business and helps to deliver
a positive result for allour stakeholder groups.

Inorderto comply with Section 172 of the
Companies Act 2006, the Board is required
totake into consideration the interests of
stakeholders and include a staterment setting
out the way in which Oirectors have discharged
thisduty during the year.

The Board seeks to understand the needs and
the key areas of interest of each stakeholder
group and considerthem during deliberations
and as part of the decision-making process.
It reviews the long-term conseguences of
decisions on each stakeholder group by
ensuring that the Group builds and nurtures
strong working relationships with our
shareholders, occupiers, suppliers, joint
veniure partners, debt capital providers,
cansurmers, and the wider community and
government agencies which are important
tothe success of the Group. [t does this

by overseeing the work undertaken by
managementtamaintain and seek toenhance
these relationships. The Board receives
detailed reports and when relevant these
include assessments of theimpact of a
proposal or project on stakeholders, and if
required, the Directors receive appropriate
input from the senior management team.

Seciion A72({1) statemant
The Directors of the Company have actedin
away that they considered, in good faith, to be
most likely to promote the success of the
Companyfor the benefitof its membersasa
whole and, in doing so, had regard, amongst
ather matters, to thase matters set outin
section172(1)(a) to (f) of the Companies Act
2006, being:
— The likely consequences of any decision in
the long term

— Theinterests ofthe Company’s colleagues

— The need tofoster the Company’s business
relationships with partners, consumers
and others

— Theimpact of the Company’s operations on
the community and the environment

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

— Theneedtoact fairly as between members
ofthe Company

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

Ourextensive engagement efforts helpto
ensure that the Board can understand,
consider and balance broad stakeholder
interests when making decisions ta deliver
long-term sustainable success.

While the Board will engage directly with
stakeholders on certain issues, stakeholder
engagement willoften take place atan
operational levei with the Board receiving
regular updates on stakeholder views from
the Executive Directors and the senior
management team. Directors receive a
briefing regarding their duties under s172(1).
Board papers for all key decisions are required
tainclude a specific section reviewing the
impactof the proposal on relevant stakeholder
groups as well as other s172(1) considerations.

Hammerson plc AnnualReport 2022 34

The Board is responsible forestablishing and
averseeing the Company'svalues, strategy
and purpose, all of which centrg aroundthe
interests of key stakeholders and other factors
sectionoutin s172(1). The Directors remain
conscious that their decisions and actions
have an impact on stakeholders, including
occupiers, customers, colleagues,
communities, partners, and investors, and
they have had regard to stakeholder
considerations and other factorsins172(1)
during theyear,

Whilstthe Board acknowledges that,
sometimes, it may have to take decisions
that affectone or more stakeholder groups
differently, it seeks to treatimpacted groups
fairly and with regard to its duty to act i a way
that it considers would be most likely to
promote the success of the Company forthe
benefit of its members as awhole, having
regard o the balance of factors set outin
s172(1).Considerations relating tos172(1)
factors are an important part of gavernance
processes and decision-making both at Board
and management levet, and moreg widely
throughout the Company. Necessarily ina
large group, some decisions are taken by
management. Thesa decisions are taken
within parameters set by the Board and there
is arobust framework that ensures ongoing
gversight and menitoring.
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Financial
Review

TVERVIEW

Over thelast two vears, the Group has made
significant financial progress inre-basing its
grossrentalincome, reducing costs andin
strengthening the balance sheet.

[FRS reported losses decreased to £164m
comparedwithalossof £429min 2021,
predominantly due to the impact of market-
wide yield and ERV expansion on property
valuations, reflecting higher base interest
ratesinthe second half,

Adiusted earnings for the year ended

31 December 2022 increased by 60%to
£105m as a result of improved performance
acrossthe business. On a like-for-like basis,
gross rental income increased by 8% and
like-for-like net rental income improved by
29%. Our gross administration costs reduced
17% year-on-year with more efficiencies to
come from continuing to refine our operating

modeland from autornation and digitalisation.

We alsoreducedfinance cosls asaresuli of
the continued deleveraging of the balance
sheet, and we saw an improved recovery from
Value Retail.

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

Himanshu Raja
Chigf Financial Officer

Net debtreduced by 4% to £1,732mat

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

of E131m.

Headline LTV was 39% and LTV on a fully
proportional consolidation basis was 47%.
Ournetdebt: EBITDAImproved to 10.4x
trom 13.4xin 2021. The Group has ample
liquidity in cast and undrawn committed
facilities of c. £1bn.

During the year, Moody’s and Fitch’s senior
unsecured investment grade credit ratings
were re-affirmed as Baa3 and BBB+,
respectively and outlooks from both rating
agencies were changed from negative to
stahle reflecting the significant improvements
in the business, debtreductionand the
recavery from the Covid-19 pandemic.
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FINANCIAL REVIEW continued

PREZEMTATION OF FINAMCIAL INFORMATION

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

The Group'sinvestment in Value Retailis

not proportionally consclidated because it

is not under the Group's management, is
independently financed and has differing
operating metrics to the Group’s managed
portfolio. Accordingly, it is accounted for
separatelyas share of results of associates as
reported under IFRSand is also excluded from
the Group's proportionally consolidated key
metrics such as net debt or like-for-like net
rental income growth,

Whilst the Group prepares its financial
statements under IFRS {the ‘Reported Group’),
the Group evaluates the performance of its
portfolio for internal management reporting
by aggregating its wholly owned businesses
togetherwithits share of joint ventures and
associates which are under the Group's
management (‘Share of Property interests’)
on a proportionally consolidated basis, lineby  However, for certain of the Group’s Alternative
ling, including, where applicable, discontinued  Performance Measures (APMs), forenhanced
aperations (in total described as the Group's transparency, we do disclase rmetrics
‘Managed porttolio’). combining both the managed portfolio and
Value Retail. These include property valuations
BoththeIFRS and Management reporting and returns and certain credit metrics.
bases are presented in the financial
statements.

Managementrepon

HIFAS accounting raatment

Comprising properties which are

Managementreporting

Managed portfolio —Wholly owned and Share of Property interests
_ Value Retait o o —Heidasanassociate

IFRS

Managed portfolio:

—Reported Group —Wholly owned

— Jointly ownea
-—Heldinjointventures
—Heldin associates

— UK retail parks portfolio
— Held as an associate

— Share of Property interests

— Discontinued operations®
Value Retail
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Following the fuli impairment of our share in
the Highcross joint venture as at 31 December
2021, the Group has ceasedtorecognise the
resutts of this jointventure in the incame
statement, howaver, the Group’s share of

its assets and liabilities continue to be
incorporated in note 1.3 tothe financial
statements, Since the yearend, itwas agreed
that itwasinthe bestinierests of the lenders
inthelongertermtoappoint a receiverio
administer the asset for the benefit of the
creditars. Accordingly, owing to contral being
inthe hands of the recelver, going forward,
Highcross will cease to be incorporated into
the Group’s financial statements.

Accounting treatment

Proportionally consolidated

Single line — results/investment fn associates

Fully consolidated

Cansolidation of Group's share

Single line—-resultsfinvestmentin joint ventures
Single line — results/investmentin associates
Single line—discontinued operations

Single ine - resultsfinvestment in associates

* Onlyapplicable for 2021, whereby propartionally consalicatad figures include results up to the date of dispasal.



During the yvear, the following agenda decisions
were issued which have been considered
as follows:

InApril 2022, the [FRICissued an agenda
decision inrespect nfthe precontation of
‘Demand deposits with restrictions on use
arising froma contract with a third party’
("the IFRIC Decision on Deposits’) with
further information provided in note 18
tothefinancial statements. The impact

is to change the classification of certain
amounts held by third party managing
agents inrespect of tenant deposits and
service charges such that they have been
reclassified from restricted monetary
assets tocash and cash eguivalents.

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

In Gctober 2022, the IFRIC issued an
agendadecision inrespect of ‘Lessor
forgiveness of lease payments (IFRS 9 and
IFRS16) {‘the IFRIC Decision on
Concessions’). This concluded that losses
incurred on granting retrospective rent
concessions should be chargedtothe
income statement on the date that the tegal
rights to income are conceded (j.e.
immediate recognition in full). Histarically,
the Group’s treatment of such concessions,
which arose as a result of the Covid-19
pandemic, was to recognise thesc as lease
modifications such thatthe impact was
initially held on the balance sheet and then
spreadforward into the income statement
overthe lease term or period to first break.
Theimpactisthat 2021 figures have been
restated whereby Reported Group revenue,
gross rental income, net rental income and
revaluation losses are affected although
operating profitand income statement
figures below are unaffected The eguivalent
Adjusted figures are alsc affected including
those down to Adjusted earnings, A more
detailed analysis of the effectsis setoutin
note 6 to thefinancial statements,

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

Alrnniive Perlomnante Mersuias (AP M)
The Group uses a number of APMs, being
financial measures not specified under IFRS,
to monitor the performance of the business.
Many of these measures are based on the
EPRA Best Practice Recommendations (BPR)
roparting framewurk which airms to improve
the transparency, comparability and relevance
of the published results of listed European real
estate companies. Details onthe EPRABPR
can be found onwww.cpra.com andthe Group's
key EPRA metrics are shown in Table 1 ofthe
Additional information.

We present the Group’s resulison an IFRS basis
but also on an EPRA, Headline and Adjusted
basis as explained in note 1Bto the financial
statements. The Adjusted basis enables us

to monitor the underlying operations of the
business aon a proportionally consolidated
basis as described in the basis of preparation
and excludes capital and non-recurring items
such as revaluation movements, gains or
losses on the disposal of properties or
investments, as well as otheritems which the
Directors and management do not consider
to be part of the day-to-day operations of the
business. Such excluded items are inthe main
reflective of those excluded for EPRA earnings,
but additionally exclude certaincash and
non-cash itermns which we believe are not
refiective of the normal routine operating
activities of the Group. We believe that
disclosing such non-IFRS measures enables
evaluation ofthe impactof suchitems on
results to facilitate a fuller understanding of
performance from period to period. These
items, together with EPRA and Headline
adjustments are setoutin more detail in

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

— [xclusion ofachargeof £5.1m
(2021: £8.6m) inrespect of business
transformation as the Group continues its
imploementativn ol strategic change and
comprises mainly non-capitalisable costs
associated with digitaltransformation as
well as severance costs following the
reorganisation which accurred mainly
inthe second halfof 2021,

— Acreditof£2.4m (2021 creditof £8.1m)

torevarse expected credit losses charged
tothe income statement but where the
related income is deferred on the balance
sheet such that the exclusion of this
removes the distortive mismatch

this causcs.

— Incomeof £1.6m fromassets held for

sale which relates to the Group's 50%
jointventure investment in Silverburn
sold inMarch 2022, The IFRS and EPRA
accounting treatment is to offset the
operatingincome until disposal against the
loss on sale, therefore it is excluded from
Adjusted earnings. As aresult we have
added the income back in order to reflect
the fact that the property remained under
the Group’s joint ownership and
management up until completion of the
disposal andis considered to still be part
of underlying earnings.
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FINANCIAL REVIEW continued

INCOME STATEMENT

Sumimary inceme statament

Reported Group

The Group's IFRS reported loss was £164.2m (2021: £429.1m loss). The most significant elements of the reduction were reduced vatuation
lossesof £82.7m (2021: £169.6m), where the key factors influencing this were the market driven yield shift in the second haifof the year of £68m,
areduction inthe share of (osses in jointventures to £41.5m (2021 losses of £171.3m) where again a reduced valuation deficit of E138.3m
(2021: £274.5m) was a key contributor and an adverse swing inthe Group's share of Value Retail of £25.3m again driven by valuation losses.

Proportionally consolidated

The Group evaluates the performance of its portfolio for internal management reporting by aggregating its wholly owned businesses togetner with
its share of joint ventures and associates which are under the Group's management {'Share of Property interests”) on a proportionatlly consolidated
basis, line by line, including, where applicable, discontinued operations. A detailed reconciliation from Reported Group to the proportionally
consolidated basisis set outin nate 2 to the financial statements and a summary reconciling to Adjusted earnings is set out below:

2022 2071
- __a_____ Proportionaliyconsolidated Proporionalyconsoliated
Before Before

adjustments Adjustments Adjusted adjustments Adjustments Adjusted

Summaryincome statement £m £m £m £rm £m £m
Netrentalincome T amz (24 1748 182.5 81y 1744
Netadminstrationexperses @79 51 (28 (60O 86 (514
Profit from operating activities F 129.3 2.7 132.0 122.5 05 123.0
Revaluation losses — Managed portfolio 1 (221.0) 221.0 - 444.1) 4441 -
Disposals and assets held for sale {1.0) 1.0 - (10.3) 10.3 -
fairvaluechangesandotherimpairments. w1 61 - = ©3 03 _ -
Other net(losses)/gains (1.2) 1.2 - (10.6) 10.6 ~
Joint venture impairmeant - - - {11.5) 115 -
Shareofresults of associates (ValveRetal) (83 327 214 200 (A1 159
Operating (loss)/profit + (98.1) 257.5 159.4 (323.7) 462.6 138.9
Netfinance costs (65.6) 11.6 (54.0) 103.6) 318 (71.8)
Taxchaoge . @8 - 5 48 02 _ 1o
(Loss)/profitfor the period 1 (164.2) 269.1 104.9 (429.1) 494.6 655
Repaorted Adjusted Reported Adjusted

(Loss)/earningspershare . ___pence  pence  peve __pene

Basic b (2.3)p (8.7p

Adjusted 1 b 2.1p 1.3p

T 2021 figures have been restated to reflact the IFRIC Oecision on Concessions with furtherinformation provided in notes 18 and 6 to the financial statemenits
a Praopartionally consolidated figures are set out in mare detail innote 2 and adjustmenisare described in more detailin note 1L0A 1o the firancial statements.

b Inadditiontothe IFRIC Cecision on Concessions, camparative figures for 2021 have alsc been restated to take account of the bonus element of serip dividends
asexplained furtherin note 11B tothe financial staterr ents. Previously reported figures were: Reponted Group: (9.8)p; Adjusted: 1.8p.
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The table below bridges Adjusted carnings between the two periods.

ancilintion shmovemant

* Adjusted

earnngs

£m

31 Decemher 2071, ) + 65.5

Increase in net rental income excluding disposals 20.7
Decrease in et finance casts 17.8

Decrease in gross administration costs 11.9

Decreaseintax charge 1.1

Increasein Value Retail earnings 11.5
Decrease innet rentalincome arising from disposals {20.3)
Cecreasein property fegincome and management fees receivable o o . - (3.3)

104.9

31 December 2022

T 2021 hgures have been restated to reflect the IFRIC Decision on Concessions with further information provided in notes 1B and & to the financiat statements.
* Decreases and increases are alt on an Adjusted basis and therefore exclude adjusting items as set out Innote 10Ato the financia! statements.

b A
EEnaLTRgsme

Analysis of rentalincome

- - . . 2022
B ___Share of Property interests
Reported Joint Discontinued

Group ventures Associates Subtotal operations Total

Propertionally consolidated £m £m £m £m £m £m
Grossrentalincome ' 90.2 119.4 5.6 125.0 - 215.2
Netservice charge expenses and cost of sales o - (12.9) (23.9) 1.2) {(25.1) = (38.0}
Net rentalincome 77.3 95.5 a.4 99.9 - 177.2
Changein provision for ameunts not yet recognised in the income statement o o . ) (2.9
Adjusted net rental income 174.8
- - - 202

o Share of Propertylnp_arests
Reported Jarnt Drscamtinued

Group ventures Associates Subtotal operations Total

Proportionally consolidated £m £m £m £m £m £m
Gross rental income " . . {1 903 1431 60 149.1 11.0 250.4
Net service charge expenses and cost of sales o o (23.1) (42.3) (13 {43.6) a2y (679
Netrentalincome ' + er2 100.8 4.7 105.5 9.8 182.5
Changein provision for amounts not yet recognised in the incorna statement ) B - o s
Adjusted net rentalincome 1 174.4

t 2021 fgures have beenrestated to reflect the IFRTC Decisicn on Concessions with further informatton is provided innotes 1B and 6 to the financial statements.

Gross Rental Income (GRI)
GRIdecreased to £215.2m from £250 4m, reflecting the impact of disposals and lower surrender premiums than in 2021, These were partly

offset by increased turnover and car park income, lower concessions and income from completion of the extension at Les 3 Fontaines.

2022 2021 Changein

Proportionally consolidated £m £m o like-for-like
Like-for-like m;méged portfolio; ) ) :

—UK 1 86.8 78.4 10.8%

—France: T 41.2 38.8 6.1%

—Ireland o o _ T 374 353 51%

165.1 152.5 8.3%

+ 2021 ligures have been restated loreflect the IFRIC Decisicn on Concessions with fur ther information pravided innotes 18 and 6 to the Binancial slatements.
* Like-for like GRI forthe managed portfoliois caleulated based on properties owned throughout both current and prior periods, calculated onaconstant currency
basis suchthat the comparatives have been restated accordingly.
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Net Rental Income (NRI)

NRIdecreased to £1'77 2m from £182.5m. Adjusted NRI was broadly unchanged at £174.8m (2021: £174.4m). In addition to the GRI
maovements highlighted above, NRI benefited frorm a significant improvernent in collections enabling release of provisions for bad debts and
tenant incentive impairments together with growth in varfable income streams. This resulted in an improvernent of the Adjusted NRLGRI
(after ground rents payable) raticto 81.2% (2021 69.6%).

2022 2021 Changen
Proportionally consolidated £m £m  like-for-lke
Like-for-like managed [EEO[T; - a -
—UK b 70.8 54.0 31.3%
— France t 36.3 268 354%
—helend X386 282 193%

140.7 109.0 ___59_?_“/5

Disposals 3.5 238
Developments and other T 30.6 41.8
Foreignexcharge =4
Adjusted net rental income 1 174.8 174.4
Changein provision for amounts not yet recognised in the income statement v 24 8l
Netrentatincome i 177.2 182.5
T 2021 figures have been restated to reflect the IFRIC Decision on Conceassions wilh further inforimation provided in noles 18 and 6 to the financial statements

@

Like-tor-tike NRI for the managed portfolicis calculated based on properties owned throughout bath current and prior periods, calsulated ona constant currency
basis such that the comparatives have heen restated accardingly.

Relatestothe change in provision for amounts not yet recognised in the income staternent for expected credit iosses whereby the related income is deferred on
the balance sheet. The amount has been excluded from Adjusted net rentalincome to eradicate the distortion of cast being recogmsed in one accounting penadf
and the related revenue heing recognised in a different accounting period as further described in note 10A o the financial staterments,

j

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

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

Furtheranalysis of net rental income by segment is provided in Table 6 of the Additional information.

A

2022 2021
Propartionally consolidated £m £m
Ermployee costé :eﬁxéludLngJérggfeE;tg—m o 29.2 375
Variable employee costs 9.6 2.6
Othercorporatecosts o ___ 20 @ 245
Gross administration costs 59.8 1.7
Property fee income {11.5) (13.2)
Jointventure andassociate maragementfeeincome . 8BS 021
Otherincome (17.0) 120.3)
Adjusted net administration expenses 42.8 51.4
Business transformationcosts ... 51 86
Net administration expenses 47.9 60.0

During 2022, Adjusted net administration expenses decreased by £8.6m against 2021. The decrease, reflecting the Group's focus an cost
reduction, principally relates to:

— Employee costs following the reset of the organisation to an asset-centric structurewhich occurred in the second half of 2021, Average
neadcount durtng the year reduced from 494 to 370 with headcount at 31 December 2022 being 320.
— Othercarporate costs (comprising mainly professionalfees, office rent and software lizenses), where the mast significantelement was a

decrease of £2.7rm in Directors and Officars insurance premiums reflecting tne strergthening of the Group's financiat position. The remainder
of the decrease was predominantly in prafessional fees.
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Business transformation casts comprised mainly fees for contractors and consultants from the Group’s digitatisation programime, whichwere
not eligible for capitalisation, and severance costs relating to the ongoing strategic re-organisation initiated in the second half of 2021 (2021:
comprised mainly consultancy fees and severance costs).

Dispesals and assatsheld forsals

During 2022, we raised gross proceeds of £195m, relating mainly to the disposals of Silverburn and Victoria. Taken together with other smalter
disposals and adjustments to historical disposals, an overall profit from disposals of £0.7m was generated.

Shareofresults of jointventures and assaciates. including Valu
Reported Group

Afulllisting of ourinterests in joint ventures and associates is set out in Table 22 of the Additional inforration. Our Reported share of resultsunder
[FRSwas acombined loss of £48.6m (2021 loss of £155.7m). This year-on-year change was due to lower revaluation losses in 2022 compared
with 2021.

Proportionally consolidated

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

Reported Group
Reported Group net finance costs were £63.0m, adecrease of £34.9m compared with 2027 attributable to higher interest income and lower debt
and loanfacility cancellation costs.

2022 2001
Proportionally consclidated £m £m
id_j_u_g.tégﬁnanceincome ' _ ’ 261 151
Finance costs
Gross interest costs (81.3) 92.2)
Interest capitalised o o o 1.2 53
Adjusted finance costs o N ~(80.1) (86.9)
Adjusted net finance costs (54.0) (/1.8)
Debtand loan facility cancellation costs (1.3) (22.0)
Changein fairvalue of derivatives o A , 103 = @8
Net finance costs (65.6) (103.6)

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

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

interestincorme from cash deposits. Key compenents comprised:

— afé6.8mreductioninfinance costs driven by a reduction in interest on cross currency swaps and a reduction as aresult of repayment of private
placement notes and eurobonds

— £11.0m higher interestincome resulting from both increased cash balances in the year following disposals and a sharprise in prevailing
interest rates in the second half of the year

Proportionally consolidated net finance costs decreased by £38.0mto £65.6rm compared to 2021, with £20.7m of the decrease relating to lower
debtand loan facility cancellation costs partly offset by changes in the fairvalue of derivatives, both of which are treated as adjusting items and

are described furtherin note 10A to the financial statements. The debt and loan facility cancellations costs relate to unamartised facility fees in
respect of revalving credit facilities which were extinguished and replaced with a new £463m facility as set out in the cash flow and net debt
section below.

The Group's tax charge on a proportionally consolidated basis was £0.5m which compares to £1.8m for 2021, with the reduction being due to
certain changesin the Irish capital structure. The tax charge remains low as the Group benetfits from being a UK REIT and French SIIC and its Irish
assetsare held ina QIAIF. The Group is committed to remaining in these tax exempt regimes and further details on these regimes are given in note
81tothefinancial statements.

Inordertosatisfy the REIT conditions, the Company is required, on an annual basis, to pass certain businesstests. The Group has met all
requirements for maintaining its REIT status forthe yearended 31 December 2022,
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FINANCIALREVIEW continued

videndis

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

The interim cash and enhanced scrip dividend alternative were paid as a non-Property Income Distribution (Non-PID) and treated as an ordinary
UK company dividend. As st out in note 22 to the financiai statements, the interfm dividend of £77.1m was settled during the year, of which
£1.4mwas settled in cash.

\

NETASSELS

17

Adetailed analysis of the balance sheet on a proportionally consolidated basis is set out in Table 12 of the Additional information with a surmmary
reconciling to EPRA NTA set out inthe table below:

2022 2021
) T Share of ’ ) Share of o
Reported Property EPRA Reported Property EPRA
Group interests adjustments EPRANTA Groun interests  adjustments EPRANTA
Summary net assets £m £m £m £m £m £m cm £m
Investrment and trading properties 1,497 1,723 - 3,220 1,595 1,883 - 3,478
Investmentin joint ventures 1,342 (1,342) - - 1,452 (1,452) - -
Investment in associates —Value Retail 1,189 - 52 1,241 1,141 - 95 1,236
—Italie Deux 108 (108) - - 106 (106) - -
Assets held for sale - - - - 71 (71) - -
Net trade receivables 24 20 - a4 27 19 - 16
Net debt t a (1,458) (274) (1) (1,733) (1,559) (240) g (1,791)
Other netliabilities o N (116) . 19) (3) (138) 87) (33) (9) (129)
Netassets 2,586 - 48 2,634 2,746 - 94 2,840
EPRA NTA per share b h3p 64p

1 2021 hgures have been iestated toreflect the IFRIC Decision an Deposits with furtner information proviced in note 16 to the hnancial staternenits and Tabies 13
and 14 of the Additionalinformation.

a Comprises cashand cash equivalents, loans, fair value of currency swaps and cash and cash equivalent held within assets held for sale.
b EPRAad;ustments in accordance with FPRA best practice, pr ncipally in relation to deferred tax, as shown in note 10B to the financial statements.

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

Movementin netasssis
Reported EFPRA
Group adjustments EPRANTA
Proportionally consolidated including Vatue Retail £m £m £m
1 January 2022 ' i 2,746 94 2,840
Property revaluation — Managed portfolio (221) - (221)
—Value Retail (61) - (61)
Adjusted earnirgs 105 - 105
Changeir deferred tax (9) 5 (4
Bividerds (13) - (13)
Fareign exchange and othermovements ) L - 39 (51 (12

31 December2022 2,586 48 2,634
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trvesimenimarhiots
The improvementinthe investment market seen inthe first half of 2022 stalled in the second half due torising interest rates, continuing high
inflation, scaring energy prices and the ongoing war in Ukraine.

Tnthe LK, there were 58 shopping rentre transactions talalling £1.9bn, the majority of which we e agieed in the first half of the year including
transactions involving non-managed stakes in prime shopping centres and larger lot sizes, for example, CPP Investments’ acquisition of Nuveen's
onethird stake in Bullring, Investment volumes slowed in the second half of the year with anumber of larger schemes failing to transact due to lack
of debt finance. Second half investment activity was primarily at the discaunt/convenience end with lot sizes between £10-£30m (Source: JLL).
Prime shopping centre yields moved out by 50 basis points in the last quarter of 2022.

In France, retail investment activity reached €4.5bn with over 207 transactions and strong volume growth in large transactions with 13 deals
above €100m (Source: JLL), Prime shopping centre vields increased slightly towards the end of the vear.

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

Partfolisvaluating

The Group’s external valuations cantinue to be conducted by CBRE Limited (CBRE), Cushman & Wakefield {C&W) and Jones Lang LaSalle Limited
{ILL), providing diversification of valuation expertise across the Group. At 31 December 2022 the majority of our UK flagship destinations have
beenvalued by JLL and CBRE, the French partfolio by JLL, and the Irish portfolio, Value Retail and Brent Cross have been valued by C&W. Thisis

unchanged from 31 December 2021,
At 31 December 2022, the Group’s portfolio was valued at £5,107m, adecline of £265m (4.5%) since 31 December 2021, This movement was

primarily due ta revaluation losses of £282m and net disposals totalling £194m comprising mainly Silverburn and Victoria, being partly offset by
capital expenditure of £79m and favourable foreign exchange gains of £157m. Movements in the portfolic valuation are shown in the table below.

Movenenisin prong:

Develop-

ments and Managed Value Group

Flagships other portfolio Retail portfolio

Proportionally consolidatedincluding Value Retail £m £m £m £m £m

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

Capital expenditure 51 22 73 6 79

Reclassifications 206 (206) - - -

Capitalised interest - 1 1 - 1
Disposals (187) (7 (194) - (194)

Foreign exchange . . 102 7 109 48 157

At31December 2022 a 2,788 432 3,220 1,887 5,107

a Valuations and revaluation losses are further analysed in Table 9 of the Additionalinformation.
b TheHighcross jointventure is excluded awing to the Group’s share of net losses after revaluation being restricted to £nilas described innote 13 to the
financial statements.

During the year, capital expenditure on the managed portfolio was £73m and related mainly to the Les 3 Fontaines extension at Cergy, which
openedinMarch 2022, cladding works at Bullnng and works to repurpose the former House of Fraser anchor unit at Dundrum, inaddition to £15m
spentat Whitgift on acquiring the long leasehold and frechold interests. Table 11 of the Additional informaticn anatyses the spend between the
creation of additional area and that relating to the enhancement ot existing space.

Theles3Fontaines extension expenditura was recorded in the Developments and other portfolio prior to the extension being raciassified to the
Flagship portfolioupon opening.
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Teovoluationiossas

Excluding Highcross, we recognised atotal net revaluation loss of £282m across the Group portfolio, comiprising £221m in respect of the
managed portfolioand £61min Value Retail. £272m ofthe revaluation loss occurred in the second half of the year, the majority of which came
from a market drivenyield shift of £154m in the second half of the year as aresult of higherinterest rates which mostly occurred in the last quarter
of 2022. The balance was principally due to the valuers reducing selective ERVs across the portfolio.

UK flagship destinations reported a revaluation deficit of £90m where half was due to an outward yield shift averaging 50 basis points with

the remainder due to selected ERV reductions. In France, yields were more stable with a 10 basis point outward maovement, equivalent to

arevaluation deficit of £12m with the baiance of £45m rainly due to ERV reductions. Ireland saw a positive movement in ERV most notably !
at Bundrum, however this was more than offset by a 20 basis point outward yield shift wh'chresulted ina netrevaluation deficit of £20m.

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

Despite a continued strong post pandemic recovery in trading at Value Retail in the year, the portfolio recorded an overall revaluation loss of £61m,
of which £53m related to Bicester Village, driven by outward yield shifts.

Furthervaluation analysis is included in Table 9 of the Additional information.

Like far-iike ZRY

2022 2021
Flagship destirations % %
UK (3.8) (10.6)
France 1.6) (1.5)
felend .03 (0
(2.2) 6.7

* Calculated onaconstant currency basis for properties owned throughout the relevant reporting period.

Like-for-like ERVs fell 2.2% during 2022 with most of the decrease occurring in the second half of the year foliowing a broadly flat performance
InH1 where the decrease was only 0.3%.

UK ERVs were 3.8% lower, reflecting the investment to attract ‘bestin class’ occupiers in certain of our managed portfclio, while ERVs in France
were marked down lessat 1.6%.

Inireland, ERVs were up 0.3%, with Dundrum Town Centre reporting a 0.4% increase driven by the opening of Brown Thomas in the former
House of Fraser unitin February, with Penneys relocatinginto the remairing space in the firsthalf of 2023, offset by small decreases at the
otherdestinations.
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Propary retirns anaiyeis

The Group's managed property portfolio generated a total property return of —2.3%, comprising an income return of +5.4% offset by a capital
return of =7,3%. Incorporating the income and capital returns from the Value Retail portfclio, this brought the Group's income return to +5.3% and
the capital returnto —5 8%, ta generate atotal return of —0.7% (2021: -3.9%,).

_ _ 20z

Develop-
Flagship  mentsand Managed Value Group
UK France Ireland destinations other portfolio Retail portfolio
Propartionally consolidated % % % % % % % Y%
Incomereturn B ';.9 4.8 5.2 6.0 23 5 ;4 5.3 53
Capital return (9.4) {4.6) {3.0) (5.9) (14.8) (7.3) (3.1) (5.8)
Total return (2.1) - 21 (0.2) (12.8) (2.3) 2.0 (0.7
. . S =021

Develop-
Flagship ments and Managed Value Group
UK France Ireland  destinations other portfolio Retail parttolio
Proportionally consolidated % % 9% % % Y % %
Incomereturn T 6.5 36 1.2 56 29 4.7 2.7 ’ 40
Capitalreturn f (16.3) (6.4) (7.8) (11.2) (AN (10.9) (0.6) (7.7)
Totalreturn 1 (10.8) (3. (3.9) (6.8) (6.6) (6.7} 21 (3.9)

+ 2021 figures have been restated toreflect the IFRIC Decision on Deposits with further infarmation provided in note 14 tothe financial statements and Tables 13
and 14 of the Additionalinformation.

Total Total
shareholder shareholder
return return
Cashbasis  Scripbasis Benchmark
a a b
Return perannum over Yo % %
Oneyear T ‘ o 2620 (151)  (34.3)
Three years (44.0) (37.7) (12.4)
Five years (35.2) (30.8) 6.7

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

b Benchrmarkis the FTSE EPRA/NAREIT UK index.

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

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

Reperied] Group

Jointventures

During the year, our investmeant in joint ventures decreasad to £1,342m (2021: £1,452m) where the most significant movernents were the
Group’s share of net rentalincome of £96m offset by revaluation losses of £132m and cash distributions tothe Group of £63m.

Associates

Ourinvestrmentin associates increased to £1,297m (2021: £1,24/m) of which the Group’s investment in Value Retail was £2,189m. Key
movementswere inValue Retail where the Group’s share of earnings were offset by revaluation losses of E61mtogetherwith foreign exchange
gains ot £35m.
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TRA

During 2020 and 20271, the intermittent closures of the majority of non-essential retail across all regions as a result of the Covid-19 pandemic,
coupled with the UK government’s restrictions on landlords” ability to enfarce collections, impacted collection rates and consequently, the level
of trade receivables was high. To address these challenges, the Group put in place more rigorous procedures and clearer tracking of cur trade
receivables combining involvement of our asset management, leasing and finance teams to maintain clear focus on collections.

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

Gross trade (tenant) receivables on a proportionally consolidated basis totalled £74.1m {2021: £99.5m) against which a provision of £32.3m
{2021: £53.3m) has been applied. This provision represents 60% (2021: 76%) of trade receivables of £53.9m (2021: £70.5m) after excluding
tenant deposits, guarantess and VAT, although this also includes a provision of £1.6m (2021: £4.0m) in respect of income not yet recognised in
the income statement owing to a technical interpretation of IFRS 9 as explained in note 10A to the financial statements. Further analysis is set out
belowand in note 15tothe financial statements.

e ) 2022 ) : » 2021
) Trade Trade ’

receivables receivables

netof net of

deposits, daposits,
Gross trade . guarantees Nettrade  Grosstrade | guarantees Ne!trade
receivables and VAT Provision receivables reccivables and VAT 'ovwswon 1ecevables
£m £m £m £m m £m . | £m
oK 291 250 [ (12.5) 16.6 463|384 [ @7 194
France 40.0 24.6 (17.2) 22.8 452 25 6 21.7) 235
elognd 50| 43| _ (26 24 80 5 | @4 36
Managed portfolio 74.1 53.9 (32.3) 41,8 995 | 70 5 ‘ (53.3) 462
Shareof Property interests (33.1) (273); 147 (18.4) (M4.6)]  (368), 259 (187
Reported Grou 41.0 26.6 (17.6) 23.4 54.9 337 (27.4) 275

p

PEMBICHNS

On 8 December 2022, the Company and the Trustees of the Group's principal defined benefit pension scheme (‘the Scheme’) enteredinto a bulk
purchase annuity policy (buy-in") contract with Just Retirement Limited fora premium of £87.3min respect of insuring all future payments to
existing pensioners of the Scheme at 9 December 2022, The pension buy-in transactionwas funded through the existing investrment assets held
by the Trustees on behalf of the pension scheme and the impact of thistransactionis reflected in the IAS 19 valuation.

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

Financing strategy

Cur financing strategy is to borrow predominantly on an unsecured basis to maintain flexibility, Secured borrowings are occasionally used,
mainly in conjunction with jeint venture partners. Value Retail alsc uses predominantly secured debtin izs financing strategy. Allsecured debt
Is non-recourse 1o the rest of the Group.

The Group's norrowings are arranged to maintain access to sho-tterm liguidity anc longterm financing. Sho-t termfunaingis principally

through syndicated revolving creditfacilizies. Long term debt cormnprises the Group's fixed rate unsecured bonds and private placement notes.

At 31 December 2022, the Group also had secured borrowings in Value Retail and three of the Group's joint ventures, although foliowing the
placing of Highcross inta receivership in February 2023, this has since ~educed to two. Acgqu'sitions mayinitially be financed using shorttermiunds
before be' ng refinanced with longer termr funding depending on the Group’s financing position in terms of maturit' es, future commitments or
disposals, and market conditions.

Der'vative financialinstruments are used to manage exposure to fluctuatiors in foreign currency exchange rates and interest rates but are not
employed for speculative purposes.
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The Board reviews regularly tha Group's financing strategy and approves financing guidelines against which it monitars the Group's financial
structure. Where there is any non-compliance with the guidelines, this should not be for an extended period but the Group always strivesto

maintain aninvestment grade creditrating. The keyfinancing metrics are setout below.

Calculation

{References

to Additional
Proportionally consolidated unless otherwise stated information) 2022 2021
Net debt ) o ' - Table13 E1,732m  £1,79%m
Liquidity T £996m £1,478m
Weighted average interest rate 2.4% 3.0%
Weighted average maturity of debt 3.4years Alyears
FX hedging 91% Y9%
Netdebt: FRTTNA T Table16 10.4x 13.4x%
Loantovalue — Headline a Table18 39% 39%
Loantovalue — Full proportional conselidation of Value Retail . . T b _lable18 LA A6%
Metrics with associated financial covenants . . Covenant . — e
Interestcover T »1.25% Table 17 3,24x 2.30x
Gearing—Selected bonds T ¢ <175% Table 19 68% 66%
~Other borrowings and facilities 1 <150% Table 19 68% H6%
Unencumbered asset ratio f > 1.5x Table 20 1.74x 1.84x
Secured borrowings/equity shareholders’ funds <50% 15% 14%
Fixed rate debt as a proportion of total debt n/a 84% 85%

t 2021 figures have been restated 1o reflect the IF RTC Decision on Deposits with further information provided in notes 18 and 16 tathe financial statements and
Tables 13 and 14 of the Additionalinformation.

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

b Full proportional consolidation of VR: Loan includes Value Retail nctdebt and Value includes Value Retail property values.

¢ Applicabletohonds maturingin 2023, 2025 and 2027 {as set autin note 18 to the financial stataments).

Croditratings
Tn recognition of the Group’s strengthened financial position, Moody’s and Fitch's senior unsecured investment grade credit ratings were
re-affirmed during the year as Baa3 and BBB+ respactively and outlooks from both rating agencies werc changad from negative to stable.

Leverage

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

The Group's share of net debt in Value Retail totalled £675m (2021: £680my). Fully proportionally consolidating Value Retail's net debt, the Group's
loan tovalue ratio was 47% (2021: 46%).

Calculations for loan to value and gearing arc set out in Tables 18 and 19 of the Additionalinformation, respectively.

BorTowings and covenants
The terms of the Group's unsecured borrowings contain a number of covenants which provide protectiontothe lenders and bondholdersas set
outin the Key financial metrics table above. At 31 December 2022, the Group had significant headroom against these metrics.

In addition, some joint ventures and associates have secured debt facilities which include covenants specific to those properties, including
covenants forioan to value and interest caver, however, there is na recourse to the Group. At 31 Decernber 2021, certain cavenants on the secured
lan atthe Highoross joint venture were in breach and an impairment of the full equity value was recognised at that time with the position
remaining at 31 December 2022, but as described in the overview above, going forward, Highcross will cease to be incorporated into the financial
statements following the appointment of a receiveron 9 February 2023,

ianagingforeign erchangeexposure

The Group's exposure to foreign exchange translation differences on euro-denominated assets is managed through a combination of euro
borrowings and derivatives. At 31 December 2022, the value of euro-denominated liabilities as a proportion of the value of curo-denominated
assets was 91% comparad with 89% at the beginning of the year. Interest on euro-denominated debt also acts as a partial hedge against
exchange differences arising on net income from our overseas operations. Sterling weakened against the euro during the year by 5%.
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FINANCIALREVIEW continued

CASH FLOW AMNDMNIETDEET
resuriionally consolidated net daibt

Movement in proportfonally consolidated net debt £m

1,900

4,800

1,700

1,600

1,500

1,400

1,300

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

T Netdebt at 1 January 2022 has been rastated to reflect the TFRIC Decisian on Deposits with further information pravided sin nates 1B and 16 to the financial
statements as wellas in Tables 13 and 14 of the Additional information.

On a proportionally consolidated basis, net debt decreased by 4% to £4,732m (2021: £1,7992m). This comprised loans of £2,038m and the fair
value of currency swaps of £31m, less cash and cash equivalents of E336m, of which £2219m is held by the Reported Group. Disposals during the
yaar generated natcash proceeds of £192m. Cash generated from operations of £166m comprised profit from operating activities of £1.2%m and
£37maf movements in working capital and other non-cash items.

The Graup cornpleted significant refinancing during 2021, reinfarcing the Graup's capital structure, including the refinancing of E1bn near term

bond maturities with a new £700m sustainability-linked hond and proceeds fromdisposals. As at 31 December 2021, the Group had a number

of Revolving Credit Facilities (RCFs) in place with a totalof £1,030m commitments expiring between April 2022 and Aprit 2024. Guring 2022,

thefollowing activities were undertaken to refinance and extend *hese facilities:

— £820m of facilities, comprising a £420m RCF with commitrments expiring in 2023 and a £400m RCF with commitments expiting between
2023 to 2024 were refinanced with a new £463m RCF expinng in April 2025, which may be extended to April 2027 atthe latest, subject to
both lenderand borrower consent. A further £10m of commitments expired in Aprit 2022

— £100m and 3PY7 . 7bn (£49m) of RCF commitments expiringin June 2024 were extended to a new expiry in June 2025. The remaining £50m
of commitments with an expiry of June 2024 remain unchanged

— E£235.5meurobonds due 2023 wererepaid on 16 December 2022 using available cash

Following these changes, committed facilities were reduced by £368m from £1,030m at 31 December 2021 to £662m at 31 December 2022
with £2m utilised to support ancillary facilities. This will resultin an interest cost saving of £3.8m perannum in undrawn commitment fees whilst
maintaining a strong balance sheet and exiending the maturities of remaining commitrents,

Inaddition, furtherto the £297m of private placementnotes repaid in 20271, notes totaliing £42mwere repaid early at parin Apnl 2022, saving
£0.9mof interest on an annualised basis.

Liguidisy

The Group’s liguidity at 31 December 2022, calculated on a nroportionally consolidated basis comprising cash of £336m and unutilised cornmitted
facilities of £660m, was £926m, £482m lower than at the beginning of the year. This was primarily due to the £368m reduction in RCF committed
facilities, the €236m early repayment of the Group’s 2023 eurobond being partially offset by the retention of cash proceeds from disposals.
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The Group's weighted average maturity is 3.4 years (2021: 4.1 years). The maturity of 2024 private placements are cavered by existing cash with

the Group having no further unsecured debt maturities until 2025.

Maturity analysis of loans and reconciliation to net debt

2022
Loan Maturity £m
Steriing bonds 2025-2028 846.4
Sustainability linked eurobond 2027 612.3
Eurobonds 2023 a -
Bankloans and overdrafts 2023 b (3.1)
Seniornotes (US Private Placements) 2024-2031 B 190.8
Totalloans — Reported Group 1,646.4
Shareof Property interests . 2023-2024 3916
Totalloans - proportionally consolidated 2,038.0
Cashand cash equivalents (336.5}
Fair value of currency swaps B ) - 30.6
Net debt ' 1,732.1

2021
£m

T Bana
578.3
197.4
2.7

216.4

1,834.8
374.3

22091

(454.4)
44.1
1,798.8

a Redeemedin December 2022 using available cash resources, following the exercise of an early redemption aption.

b Debn balance comprises unamortised fees for RCFs against which no funds had beendrawn at the yearends.



STRATECIC REPORT
RISKS AND UNCERTAINTIES

Risks and Uncertainties

Risk ovat view

2022 was a mixed year from a risk perspective.
The post pandemic period resulted in a steady
recovery infootfall and collections, and the
Group's strong leasing performance has
reduced vacancy levels. These positive trends
contrast with the heightened level of
macroeconomic and geopolitical uncertainty,
primarily related to the ongoing war in Ukraine,
and the associated economic challenges on
beth consumers and businesses from high
inflation, rising interest rates and supply

chain pressures,

Thraughout the year, the Board maintained its
focus on ensuring the Group was effectively
managing its risks. This included a thorough
review exercise involving the Audit Committee
and senior management, covering the Group's
risks and the associated mitigations. This
resultedinanumberof changes to the Group’s
principal risks to better reflect how the Group’s
strategy and markets are evolving. [talso
involved splitting some existing principal risks
inta separately identifiable new risks where it
was deemead that each risk was significantly
material to the Group on a siand-alone basis.
The outcome of the exercise was subsequently
reviewed and approved by the Board.

Giventhe changing risk environment, the
residualrisk level of each principal risk was
alsore-assessed. This resultedin an increased
residual risk assessment for three principal
risks and areduction forthree risks. Work was
also undertaken to develop astronger
assurance programmie aligned to the principal
risks. The programme will be expanded in
2023 along with greater efforts to promaote
risk awarcness across the Group.

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

Governancs

The Group’s approach to risk managementis
designed to enahble the business ta deliverits
strategic objectives while effectively managing
differing levels of uncertainty which direcily
impact the Group’s activities.

The Group adopts atop-down and bottom-up
approach to ensure cormnprehensive risk
identification and risk appetite is clearly
defired. This allows the Group forespond
quick'ytochangesinits risk profite and
ensures risk management is factored into

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

Top-down

The key roles and responsibilities for the
Group's risk management are showninthe
Risk governance structure chart.

The Board has overall responsibility for risk
aversight and determining the Group’s
approachto managing financial, regulatery,
operational and reputational risk. It ensures
that effective risk rnanagement is integrated
throughout the business and embedded
within the Group's policies, processes, culiure
and values.

The Board also sets the Group's risk appetite
to ensure that risks are managed within centain
parameters with efficient use of resource,
Where controllable risks are outside the
Group’s risk appetite, the Board seaks to
manage these down by implernenting
appropriate mitigations wherever possible.
The Board ensures each yearthat its risk
appetiteis consistent with its strategy.

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

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

Bottom-up

The effective day-to-day management of risk
is embedded within our operational business
teams. This aligns risk management with
operational responsibility. Ttalso allows potential
newrisks ta be identified at an early stage and
escalated as appropriate, such that required
mitigating actions can be putin place.

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

Through thisapproach the Group operates
a‘three lines of defence’ model of risk
management, with operational management
farming the first line, the Risk Management
team forming the secondline, and finally
Internal Audit as the third line of defence.
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Riskreviowy process

The Group's key risks are derived froma
systematic review of the Group’s strategic
priorities, and recurring work with senior
management and business teams toidentify
and quantify key risks. These are reviewed
and manitored during the year by the Group
Executive Cornmittee, the Audit Committee
and approved annually by the Board.

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

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

To support the assessment process, the Group
produces a quartetly Risk Dashboard which
comprises several key risk indicators, both
historic and forward-looking, for each principal
risk. The risk indicators help identify whether
thoserisksare changing and hence whether
mitigating actions need to be amended.

1In 2022, the annual exercise to formalise the
Board’s risk appetite found that the Board and
seniar managementwere alignad inthelr risk
appetite for each principal risk. Itis noted that
there are two principal risks where the current
residual risk rating is deemed ‘high’ as shown
onthe Residual Risk Heat Map. This assessment
is largely due to external factors beyond
management’s control, although there are
clear mitigating actions to complete which
will reduce the current nisk assessment.

Fiews and amerging risks

New and emerging risks are a particular area of
focus, and are explicitly considered as part of
the regular risk review process explained above.
Furtheridentification work is undertaken by
the Risk team by reviewing internal activities
and externalinsights, covering both the real
estate and wider commercial sectors. During
the year a number of potentialemerging risks
were hightighted including catastrophic
events, the development planning process,
political risk, the ongoing war in Ukraine and
financial crime compliance.



Risk governance structure

Risk
Governance

Top-down

Determines
riskappetite
and provides
oversight,
monitoring,
identification,
assessment,
and agrees
mitigations of
keyriskata

Group level Risk

Management

Bottom-up
Detaited
identification,
monitoring,
assessment,
prioritisation
and active
mitigation of
risksatan
operationpal
level Risk
Ownership

Onreview, it was determined that these were
appropriately captured by the Group's existing
principal risks, or were not significant enough
to be deemed a new principalrisk.

As part of the annual risk review, the Board
therefore concluded that no significant
emerging risks have been identified in 2022,

Assurances activity

Asexplained inthe Audit Committee Report,
the Audit Committes approves the annual
Internal Audit plan. The planis designedto
cover anumber ofthe Group’s principal risks,
with afocus on those with an elevated
residual risk relative to risk appetite or where
activities are undergoing significant change.
In addition it includes cyclical reviews of key
financialcontrols.

The scope and finalised auditreports are
reviewed by the Group Executive Commitiee
and Audit Committes, and agreed actions are
monitored to completian.

—Setsrisk culture and appetite

1stline ofdefence

—Embedsrisk appetite
—Reviews risk mitigation activities

—2ndtine of defence

and emergingrisks

. —3rdline of defence

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

— The ‘Retail market and valuations’ risk was
splitinta: ‘Retail market’ and ‘Investment
market andvaluations’

— The ‘Catastrophicevent’ risk was split into:
‘Health and safety’ and ‘Cyber security’

— The ‘Taxand regulatory’ risk was split into:
‘Tax’ and ‘Legal and regulatory compliance’

Otherchanges inthe residual risk assessment
forthe Group's principal risks during 2022 were:

Increaseinrisk

Macroeconomic (risk A): The nearterm
macroeconomic outiook worsened during
2022 dueto geopolitical issues, primarily
related to the ongoing war in Ukraine.

This resulted in rising inflation and interest
rates and supply chain pressures, which
had an adverse impact on both consumers
and businesses.
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Overall responsibility for risk management
Sets overall risk framework for the Group

Considers and approves risk and controls work undertaken by Audit Committee

— Reviews effectiveness of risk management frameworks
: —Qversightof system of internal control
— Approves 3rd line assurance activity by Internal Audit
—Reviews going concern and viability
Reviews climate riskand TCFD compliance

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

—Works with management to identify principal risks, considering current

—Monitors and reports on key risk indicaters
—Monitors risks and mitigations againstrisk appetite

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

- Identifies, evaluates and mitigates operational risks
- Responsible for operating effectiveness of key controls
- Monitors risks assigned to each team, including escalation of emerging risks

Non-retail/multi-use markets (risk G): Higher
costs, interest rates and softervaluation yields
have adversely impacted non-retail sectars,
which are targeted as key components ofa
number of the Group's future developments/
asset repurposing plans,

Capital structure (risk J): The macroecanomic
challenges explained above and UK political
issues resuited in financial market instability,
particularly in the second half of 2022, This
saw increased bond spreads and restrictions
onthe availability of borrowing, particularly
for retail property. These adverse changes
have been partly mitigated through refinancing
activity and disposals, and the Group has

no unsecured refinancing required until
2025 which are not covered by available

cash balances.

Decreasein risk

Climate (risk D): ESG remains a high area of
facus forthe Group’s stakehoalders. During
2022 we made significant progress to address
this risk with the key achievernent being the
completion of Net Zero Asset Plans (NZAPS)
foreach ofthe Group's flagship assets.

These contain a clear pathway for the Group
to achieveits commitment to be Net Zero

by 2630.



STRATEGIC REPONT
RISKS ANDUNCERTAINTIES continued

Residual Risk Heat Map
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Transtormation (risk M): Substantial progress
was made in 2022 onthe Group’s transformation
programme, This progress has reduced the
impact of this risk. However, the likelihond of
issues has increased as these initiatives go- live
in 2023 and will require significant effort to
transition to new ways of working,

People (risk N}: 20221 saw an elevated People
risk as a result of the Covid-19 pandemic and
significant organisational restructuring
towards the end of the year, These issues were
actively managed during 2022 with new team
structures embedded and strong progress
made towards the Group’s strategic objective
of creating an agile platform.

These changes are shown onthe Residual Risk
Heat Map above.

Cilmaterisk

Furtherdetails an thisimportant risk area are
inthe detailed risk section below, inthe ESG
secticnon page 25 and the Group’s separate
2022 ESG Reporit and Databoak availabte an
the Group's website www.hammerson.com.

Fuilrg vutioox

Theimpact of external factors continues to be
the matn concern for the Group, particularly
giventhe heightened tevels of macroeconomic
uncertainty towards the end of 2022.

Nonetheless, the successful delivery of the
Group's strategic objectives willact to reduce
the level of residual risk and ensure the longer
term success and viability of the Group forthe
benefit of ali stakeholders.
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Link to strategy Risk movement
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A MACROECONOMIC

B RETAILMARKET (NEW)

Inthe context of the everevolving retail market place, the Group fails
to anticipate and address structural market changes. This will impair
leasing performance, result ina sub-optimal cccupier mix and thus
nnpactourability to atcract visitors, maximise foottall/spend, and grow

Adverse changes to the macroeconomic environment inwhich we
operate have the potential to hinder our financial performance and our
abilityto deliver our strategy.

Risk Mitigations
— Diversified portfolio (sectors, geography and occupiers)
— [Flagship destinations in the heart of major European cities

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

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

— Value Retail Villages in affluent areas with strong tourist appeal
— Monitoring of macroeconomic research and forecasts
— [conomic outlock incorporated into annual Business Plan

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

— Ongoing transformation programme to enhance organisational
agility, and process efficiency and automation ta minimise fixed
costbase

Changeinyear

Despiteinitial positive signs of recovery post pandemic in 2022,
adeterioration inthe macroeconomic environment during the year
caused primarily by rising inflation, higher interest rates, supply chain
constraints, and geopolitical uncertainty significantly slowed economic
growth, withthe UK farecast to potentially enter a recession in 2023,

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

income at our properties.

Risk Mitigations

Diversified portfolio limits impact of downturn or major market
changein a single market

High quality, diversified tenant base with weighted average lease
termtofirstbreak of 4.3 years

Disposal programme to focus core portfolio on key city centre
destinations and provide capital for repurposing space away from
challenged retail categories

Greater datainsightsand analytical capabilities including regular
catchment and occupier analysis

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

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

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

Asset-centric organisational structure toensure leasing team

fully aligned with asset management team with approved
property strategies

Innavationthrough food and social, and services opportunities
reducing exposure to retaill market

Digital innovation strategy to provide detailed customerinsight and
communication with our customers

Use of shortterm ‘temporary’ leases to enhance tenant mix, reduce
vacancy costs and incubate new brands

Active engagement with key brand partners to collaborate on
reducing environmental impacts

Changeinyear

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

2022 has seen avery strong leasing performance, with £25rm of rent
secured and over half of teases signed with non-fashion brands.

While the macroeconomic backdrop is adversely impacting consumers,
the UK business rates revaluation has been favourable for the vast
majority of ourtenants who continue to seek the optimal trading
locations. Overall, our strong leasing pipeline and prime flagship
portfolio gives us confidence in the future of physical retail.
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C INVESTMENTMARKET AND VALUATIONS (NEW)
g R i L

PRENB Y T kS

Investar appetite for retail assets is reduced due to macroeconomic or
retail market factors including increased borrowing costs, economic
downturn, and consumer and occupier confidence. This will adversely
impact property valuations and also risk hindering the Group’s in flight
disposal plans. Thisinturnwould reduce the availability of funds for
reinvestment in our core assets and/or refinancing debt.

Risk Mitigations

— Diversified portfolic limits impact of downturn in a single market

— Porttolio focuses on high quality flagship destinationsin the heart
of major Eurcpean cities

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

— In-flight disposals programme of non-core assets

— Strong leasing performance and pipeline to maintain security
ofincame

— Assetlevel ESGplansin place with future improvement initiatives
plannedto ensure alignment with investors’ environmental
expectations

— Maintenance ot solid capital structure prevents forced sales

Change inyear

The value of the Group's property portfolio was broadly unchanged
in the first half of the year. However, in the second half of the yearthe
heightened level of macroeconomic uncertainty and the associated
increase in interest rates and rising costs for consumer and
business adversely impacted the Group's valuations. This adverse
macroeconomic backdrop is forecast to hamperinvestorsentiment
and hence nearterm property valuation performance. Therefore,
the level of residual risk for this newly created stand-alone risk
remains elevated.
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D CLIMATE
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Climate risks, particularly the reduction in carbon emissions and
compliance with ESG regulations, are not appropriately managed
and communicated. Thisis likely to adversely impact valuations and
investor sentiment and mayresultin an increased final year bond
coupon ifthe Group's sustainability linked bond targets are not met.
Also, extrerne weather events may impact our properties.

Risk Mitigations

— Clearaction plan and quarterly updates provided to Group Executive
Committee and regular updates provided to Audit Committee
and Board

— Net Zero Asset Plans in place forall flagship assets

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

— Senior management and Board provided with TCFD training

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

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

— 1S5S0 accredited Energy and Environment Management System
implemented across the Group (IS0 14000 everywhere and
ISO 50001 inthe UKand [reland)

— Insurancein placeto cover property damage

Changeinyear

ESG remains a high area of focus for the Group's stakehalders and
significant progress was made during 2022 to enhance the execution
of the Group's ESG strategy. The key improvernent was the completion
of Net Zero Asset Plans (NZAPs) for each of the Group’s flagship
destinations which contain a clear pathway to net zero for each asset
and have beenincluded inthe 2023 Business Plans.

Our climate risk approach has been guided by the Task Force on
Climate-related Financial Disclosures (TCFD) recommandations since
2018, reparting pubticly intine with them since 2020.

During 2022, the Group’s physical and transitional climate risks and
mitigations were reviewed against three different climate scenarios
aligned with CRREM pathways for future global temperature increases
of 1.5%C, 2°C and 4°C. The review focused primarily onthe 1.5°C and
2%C scenarios with updated mitigations including four new risks added
tothe Group's transition plans.
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F LEGAL ANDREGULATORY COMPLIANCE (NEW)

The Group suffersfinancial loss and reputational darmage fromanew or - The failure to comply with existing laws and regulations relevant to the

increased tax levy or due to non-compliance with local tax legislation. Group, ortoadapt to changes inthese requirements in a timely fashion,
could resultin the Group suffering reputational damage and/or financial
kisk Mitigations penalties. These laws and regulations cover the Group’s roleasa

multi-jurisdiction listed company; an owner and cperator of property;

— Tocus on maintenance of the Group’s low risk tax status
anemployer; andasadeveloper.

— Regular meetings with key officials and local tax autherities,
including from HMRC and government Risk Mitigations

— Regulartaxcompliance reviews and audits across the Group — Specialistinternal functional support and external advisors engaged

— Manitoring and advanced planning for future tax changes to assist and provide advice on the ongoing management and
— Potential amendments or re-interpretations to tax laws and their assessment of legaland regulatory risk
apphcat_\on to the} Group are regularl_y monitored and, ifrelevant, — Implementing appropriate and proportionate policies and
appropriately refiected in the financial statements. Any necessary procedures designed to capture relevant regulatory and legal
actions are taken to ensure ongoing efficiency while remaining fully requirements
n CO'[T']pllajtﬂCt.S Wlth_regulat\ons _ o 7 , — Internal systems and processes for the monitoring of compliance
— Participationin palicy consultations and inindustry led dialogue with withlegal and regulatory requirements and for the escalation of
policy makers through bodies such as REVO, BPF, EPRA relevant items

— Maintaining constructive and positive relationships and dizlogue
with regutatory bodigs and authorities

— Advanced warning of regulatory changes likely to impact the Group
togetherwith ongeing engagement with external advisers on the

Changeinyear ¢,
This risk was previously included with “Tax and regulation” and judged
to be a Medium risk and the new “Tax’ risk has also been judged at this

risk level.

relevant regulatory horizon
Tax laws that applytothe Group's businesses continue to be subjectto . — Advanced monitoring and planning for future regulatory changes
amendment or change by the relevant authorities and in 2022 the UK and responding in arisk-based and proportionate manner to any
Governmentintroduced business rates changes which benefits the changes tothe legal and regulatory environment as well as those
majority of the Group’s UK tenants. driven by strategic or commercial initiatives

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

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

Change inyear )

This risk was previously included within ‘Tax and regulation’ and judged
to be a Medium risk and the new ‘Legal and regulatory compliance’ risk
has also been judged at this risk level.

The legal and regulatory landscape has remained broadly stable
throughout the year. We continue to closely monitor the regulatory
enviranment and respond to new requirements to ensure compliance,
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The Group fails to target the optimal (non-retail) property sectors The Group’s information technology systems fail or are subjecttoan

far future developments or repurpasing, or has insufficient access attack which breaches their technological defences. Afailure could
tocapital and the skills required to deliver its urban estates vision. lead to operational disruption, finarcial dermands or reputational
Occupier orinvestor demand for non-retail sectors weakens or darmage due to assets being brought down and/or loss of commercially
evolves such that the Group’s development and repurposing plans sensitive data.
aresub-optimal,
Risk Mitigations

Risk Mitigations — Cybercontrols framework and cyber strategy implermented and
— Engagement with experts and/or advisors to gain adeeper validated by EY

understanding of alternative sectors and systematically identify — 15027001 aligned cyber policies setting out standards jor

which developments will resultin the greatest return and alignment

! penetration testing, vulnerability testing, patch management,
with the assets

access control and data loss prevention
— Asset-centricvisions developedfor key urban estatestoensure new Implementation of Cisco Umbrella software to enable same level
development complements existing flagship assets and enhances of security in remote working locations

local communities — Cybertraining for all colleagues and advanced training for higher

— The Board approves all major commitments and performs formal risk individuals, as well as periodic cyber awareness campaigns
development reviows twice-yearly

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

— Operational activities, talent and systems aligned with the delivery
of the Group's future strategic objectives and a diversified portfalio
— Hiringof experienced leaders and managers with multi-use and city
centre development experience and backgrounds Changelnyear
Cyber securityis anew stand-alone risk in the year, having previously

Changeinyear - ‘ been captured in ‘Catastrophic event’ risk. The residual risk has been
The residual risk profile is judged i have increased to a Medium level determined to be Medium,

of risk during 2022 due to the adverse macroeconomic environment,
particllarly theincreased cost of borrowing. This has seenanincrease  Thig assessment recognises the multiple mitigations the Group has
invaluationyieids andto a lesser extentadecrease inoceupierdemand  jn placeto detect and prevent cyberattacks. Nonetheless it is reflective

— Cyberincident response plansinplace
— Extensive use of multiple cloud-based systems

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

inthe office, logistics and residential sectors. ofthe high levelof cyber attacks occurring globally as a result of the
) ] rapidly evolving technological landscape and uncertainty inthe
Nonetheless, we remain confident that we have clear steps to realise geopolitical sphere.

value fremthe Group's development pipeline and existing properties
through both development and repurposing activity andin the longer
term through integration across the broader urban estates.
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There s a serious wark related injury, death and/or ill health to our
colleagues, customers or contractors, and anyone else who visits our
properties or premises. This may be duetothe Group'sactions w
activities, orfromexternal threats such as terrorism, In addition an
incident or public health issue, such as a pandemic, is likely to have an
adverse operationalimpact. Also, there is insufficient insight into health
and safety risks and mitigations with a failure to embeda strong safety
culture which incroases the Group's expeosure ta reputational damage,
fines and sanctions,

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

— Physical security measures implemented and regularly reviewed

— Dialogue with security agencics tc assess local and national threat
levels and best practice

— Onlineincident and risk management tool for UK and Ireland and
incident managementin France

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

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

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

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

— Onsite guarterly health and safcty meetings. Monthly operational
meetings with weekly reports to senior managementand an annual
update tothe Board

— Appropriate insurance cover, including for terrorismand
property damage

Change inyear .

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

Whilst we remain confident that we have appropriate mitigation actions
in place to effectively manage this risk, the residual risk has been
determined to he Medium. This reflects the potential seriousness that
amajor health and safety incidentoccurring at one of our properties
could have forthe Group.
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J CAPITAL STRUCTURE

H j ¢

Lack of access to capital on attractive terms could lead to the Group
having insufficient liquidity to enable the delivery of the Gronp’s
strategic objectives.

Risk Mitigations

— Board approves and menitors key financing guidelines and metrics
and all major investment approvals supported by a financing plan

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

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

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

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

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

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

Changeinyear .

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

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

Y

A significant proportion of the Group'’s properties are held in conjunction
with third parties which has the potential to imit our ability to
implement the Group’s strategy and reduces our control and therefore
quidity if pariners are not strategically aligned.

Risk Mitigations

— Track record of working effectively with diverse range of partners

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

— Annualjointventure business plans ensure operationaland
strategic alignment

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

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

— The Group operates significantinfluence through governancerights
and Board representation for its Value Retailinvestments

— Value Retail is subject to (ocal external audit and valuations, with
oversight by the Audit Committee and the Group's External Auditor

— Value Retail pravide prescribed reporting to the Groupona monthly
and quarterly basis

Changeinyear .

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

This position is contrary to the Group's strategy of simplification and
creating an agile operating platform focused on aselect number of core
urban estates and development opportunities. The overall residual risk
assessment remains as High given the high concentration of jointly held
assets, and the size of the Group’s holding in Value Retail.

Property developmentis inherently risky due to its complexity,
management intensity and uncertain outcomes, particularly for major
schemes with miultiple phases and long delivery timescales, Unsuccesstul
projects resultin adverse financialand reputational outcomes.

Risk Mitigations

Utilise expertise and track record of developing iconic destinations

Development plans and expasure included in annual business
planning process

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

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

Capital expenditure is subject to a strict appraisal process which
defines the key investment criteria, the risk assessment process,
key stakeholders, and appropriate delegations of autharity

Changeinyear

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

In 2022, we commenced works on The [ronworks, a122-unit
residential scheme directly adjacent to Dundrum. We also achieved
key milestones at schemes in Bublin, Reading and Birmingham.
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M TRANSFORMATION

The Group fails to deliver its strategic objective of creating an agile platform
due tosub-optimal transformation projects. Otherissues could arise due
totrancformationinitiatives being delivered late, overbudget orcausing
significant disruption to business-as-usual activity.

Risk Mitigations

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

— Implementation of a strong change management programme

— Full managementand communications engagement to motivate
colleagues to drive transformation agenda

— Useofexternalexpertise to leverage best practise and support
existing teams to deliver various initiatives

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

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

Changeinyear -

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

However, as key projects commence or go-live, change management
becomes acritical element of the transformation programme to ensure
success and the likelihood of transition issues increases.
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Afailure to retain or recruit key management and othercolleagues to
build skilled and diverse teams could adversely impart operational and
corporate performance, culture and ultimately the delivery of the
Group's strategy. As the Group evolves its strategy it must continue

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

Risk Mitigations

— Recentrefresh of the Group's purpose, visionand values

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

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

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

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

— Affinity groups established to promaote diversity, equality and inclusion

— Regulartailored colleague surveys to gain feedback

Changeinyear

2021 saw an elevated People risk as a result of the impact of the
Covid-19 pandamic and significant organisational restructuring
towardsthe end of the year. The effects of the restructuring have been
actively managed during 2022 with enhanced activity on colleague
engagementand communications.

This has led to adecrease in the levelof residual risk, although the risk

remains as Medium reflecting the elevated level of voluntary colleague
turnaver and risks associated with the Group's transformation agenda
with the continuing focus on cost reduction.
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The Directors have assessed the future viability
of the Groug.

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

The Group has a clear strategy, announcedin
August 2021, with four strategic pillars:

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

— Deliverasustainable and resilient capital
structure

These piliars are underpinned by the Group's
commitment to ESG and the Group has made
progress in all these areas during 2022. Details
of this progress, including details of 2023
strategic priorities and outlaok, are explained
inthe Chief Executive’s Statementand inthe
Qurstrategy and KPIs section.

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

2022 financialand operational
performance

The Group increased its year-on-year adjusted
eamings by 0%, through improved revenue,
lower property costs boosted by the reversal of
credit losses from stronger collections, Footfall
also steadily improved over the course of the
vear, and tenant sales were back at pre-
pandemic levels.

Administration and net financing costs weare
also lower by 17% and 25% respectively.
Reducing administration costs continues to
be a key area of focus with costs reduced due
tolower headcount, 17, insurance and
professionalfees. Finance costs were lower
dueto recent refinancing activity, reduced net
debtandhigherinterest income from cash
deposits and derivatives.

Value Retail has achieved a strong operational
recovery in 2022, with the Group's share of
adjusted earnings being £27m, /2% higher
than 2021.

Capital structure

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

At 31 December 2022, the Group's net debt,
excluding Value Retail, was £1,732m, E67mor
4% lower than at the start of the year, withan
average debt maturity profile of 3.4 years. The
Group has liquidity of £996m, reflecting cash
of £336m and unutilised committed revolving
creditfacilities (RCFs) of £660m meaning that
the Group has no unsecured debt maturities
notcovered by available cash balances until
2025.The RCFs currently mature overthe
period to June 2025 and contain options,
subject to lender consent, which could extend
theminto 2026 and 2027.

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

Strategy and prospects

The Board annually reviews the strategy and
also inDecemberofeach yearconsiders and
approves a rolling five-year Business Plan
('the Plan’). The Plan sets out how the Group
will achieve its strategic objectives and contains
financial forecasts, financing strategies and
portfolia plans, including disposals, asset
management initiatives and development
projects. Italsaincludes forecasts of financing
and debt covenant metrics including reverse
stress headragm calculations.,

Anatherimportant factor to consider in

the viability assessment is the diversity

and security of the Group's income.

At 31 December 2022, only 17% of passing
rentisderived from the top ten tenants.
Also, 40% of the Group's passing rent is
subject to atenant break or expiry over the
next three years and the corrésponding
average unexpiredleasetermwas 4.3 years.
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Principal risks and Viability period
conclusion

The Group’s performance and financial
position continues to significantly improve
compared with 2020 and 202 1. However,
levels of uncertainty remain high, particularly
those associated with the macroeconomy, and
two ofthe Group's principal risks are currently
judged as having high levels of residualrisk.

Having considered all of the above faciors,
the Directors have concluded not to change
the three yeartimescale for the Group's
viahility assessment. This means that for the
year ended 31 December 2022, the Group's
‘Viahility period’ covers the period to

31 December 2025.

Asseszzimanicivizkilizy

Toenable the Board to understand the Group’s
projected resilience to adverse changestothe
Group’s principal risks, a downside “Viability’
scenario has been derived from the Plan based
on weaker consumer, occupier and investment
market conditions.

Adverse assumpiions have been adopted for
areas which maostly impact the Group's capital
structure and debt covenants and hence
viability. These include changes to rental
income and property values with mitigating
actions to preserve hquidity, although no
non-contracted disposals have been
assumed. These adverse assumptions, which
are outlined in the table on the following page,
are consistentwith thase adoptedinthe
Severe but plausible scenario inthe Group's
goingconcern assessrment explained in note
1D to the financial statements.

The Directors also considered climate-reiated
risks as part of the Viahitity assessment, The
Group's climate risk is currently judged to have
amedium level of residual risk and during
2022 the Group has developed asset level
project plans which provide aclear pathway
tothe Group achieving Net Zero by 2030, The
total expenditure to deliver these asset level
plans over the three year Viability period is
¢.£30m, and there remains optionality over
the phasing of this expenditure if market and
operating conditions are worse than expected,

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

risk does nathave as'gnificant impacton the
Viability assessmoent over the three year
Viability pericd.
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Income: NRI and Value Retail earnings
Weaker occupier and consumer demand
resulting in lower sales and footiall, weaker
leasing demand, reduced collections and
increased tenant failure.

This backdrop also impacts Value Retail sates,
which are further hindered by a slower than
expected recovery of foreign tourists.

Link to principal risks: oe@

Hammerson plc Annual Report 2022 61

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

(o33 provisions.

The Group’s share of Adjusted earnings from Value Retail are an average of 25% lower than
2022 over the Viability period. Value Retail management decide to retain cash to support
future refinancing requirements and therefore no distributions have been assumed.

Property valuations

Lack of investor demand associated with the
adverse macroeconomic outlook and weaker
operational performance resultsin lower ERVs
and higher yields reducing property values across
the Group.

Link to principal risks: oeoo@@

The Group's property portfolio, including Value Retail, is assumed to suffera capital return

of -16% over the three year Viability period,

Liquidity and refinancing

Limited lender appetite for retail properties
resultsin maturing loans being refinanced on less
attractive terms (higher borrowing costs, lower
LTVs forsecured loans).

Link to principal risks: oe@@

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

£350m bondissueat 5.5% in mid-2025.

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

Toaveid the risk of a breach of the Groun’s unsecured unencurmbered asset cavenant caused
by the forecast lower property values, it is assumed that the outstanding £191m of private

placement notes are redeemedin 2023.

To preserve Group liquidity, capital expenditure is reduced to c.£140m over the three year
Viability period and dividends are limited to the minimum RELT requirements.

Scenaricoutcome

Based on the above Viability assumptions, the
Group is forecast to retain significant liquidity
and is able to meetits obligations as they fall
ducoverthethree year Viability period. Itis
alsoforecast to remain comptiant with the two
remaining key unsecured debt covenants,
gearingand interest cover.

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

Levelof reductionin key variable until

covenantbreach
31Dec  Viahility
Covenant Variable 2007 pericd
Gearing Groupproperty  28% 17%
value .
Interest cover Netrentalincome 61% 38%

Othermitigating actions

While the Viability scenario does not assume
any future disposals, the Group remains
focused onits disciplined disposal programme
of non-core assets.

Even in challenging markets, the Group has
completed disposals with gross proceeds of
£628msincethe beginningof 2021, and the
diversity of the Group's portfolio, interms of
location and sector, provides accesstoarange
of investment markets, Disposals would be
aexpected toimprove the financial forecasts,
however their precise impact on the financial
projections and Group's debt covenants is
dependent on the timing of a sale; the level of
proceeds relative to book value; the ownership
structure; and whether any debt is secured
against the properties sold. In addition,
disposal proceeds would provide additional
liguidity to support the refinancing
requirements over the Viability period.

Conglusion

Basedon their detailed assessment of the
Viability scenario, the Directors confirmthat
they have a reasonable expectation thatthe
Group will be able to continue in operation and
meet its liabilities as they fall due overthe three
year period to 31 December 2025,
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NON-FINANCIALINFORMATION STATEMENT

Non-~financial

Information Statement

The Companies Act 2006 requires the
Companyto disclose certain non-financial
information within this Annual Report.

This information can be found in the following
locations within the Strategic Report (orare
incorporated into the Strategic Report by
reference for these purposes):

Palicy Description

dizcissuras
Non-financialinformation Pages
Business model 18719
Principalrisks B 50-59
Non-financial key performance

indicators 23

Policy application and cutcomes
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The Groupalso applies a range of policies

and procedures relating to colleagues,
environmental and social matters, human
rights and anti-bribery and corruption.
Adescription of these polices, the due
diligence measures we undertake to implement
them andthe results of applying these policies,
areallsetoutinthetable below.

Associated
reporting
requirement

Energy policy

inaresponsible manner

Sets out the Group's commitment to
endeavour to use best practice In the
designand aperation of the Group’s

assets tlo minimise energy demand across
muiltiple time horizons and procure energy

Inthe UK and Ireland, the Group procured 100% ranewable electricity in 2022, as well
as undertaking audits and compliance reviews within the ISQ 50001 compliant energy

— Environmental
matters

managementsystem. To transition the Group to Net Zero by 2030 we completed Net

Zero Asset Plans for each destination. These plans address each asset's significant
energy users by identifying projects to acdress building controls, energy efficiency and

onsite renewable through the application of the energy hierarchy. Also see the
Environmental section of the Group's ESG Report 2022,

Includes the Group's overarching
commitment to design and build

Environmental
policy

properties using sustainable materials
and practices, and to manage assets
underthe Group's contral efficiently

1o ensure compliance and continually

improve environmentally

In 2022, we maintained our 150 14001 and IS0 50001 accreditation across the UK
and Ireland. To ensure we continue to smprove and embed proactive environmental
management we have alsaimplemented an 130 14001 compliant management

— Environmental
matters

systemin Chateaudun {our orincipal office in France), 3'Parinor and Les Terrasses du
Portin France. Also see the Envirenmental section of the Group’s ESG Report 2022.

Climate change

Sets out the Group's commitment to

The Groupicentified colleagues in core roles within the business o participatain a
Climate Scenaries workshop in 202 1. To build on this throughout 2022, we reviewed

— Environmental
matters

policy develop and implement climate change
managementand mitigation strategies risks and opportunities and mapped these across the assets to confirm deliverables
atbusiness and asset level. Recognising 10 positively manage the areas identified. To support this we have revised our
three climatic scenarios and the risks development standards with a view to ensuring that they address climate nsks and
and opportunities that arise from opportunities by addressing climate change within the design process. Also see the
these scenarios Environmental and Governance sections of the Group's ESG Report 2022.

Brodiversity Ams to ensure that opportunities In2022, we acknowledged that in order to address cur operational iImpacts we need — Environmental

policy to protect, enhance and restore to not only focus on climate change but more robustly work on biodiversity net gain matters
biodiversity are maximised while o ensure we minimise our contribution to the global biodiversity crisis. We continue
ensuring that any negative impacts toinstall bee hives, pollinator planting regimes and deliver education programimes to
resuiting from the Group™s business position our assets as supporters of local biodiversity in the areas in which we operate.
operations are minimised Inaddition to this, Italle Deux was awarded the BiodversCity Life labeland in The

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

Code of conduct Sets out expectations for colleagues’ The Code of conduct 1sssuedto all colleagues across the Group and supported by — Employees
personal behavicurincluding treating training during new colleague induction, as well as being reinforced by the Board’s and — Social matters
others with respect, acting fairly in senior leadership’s actions and communications. No material breaches were alleged
dealing with stakeholders, complying oridentified during 2022, Alss see page 24 for mare infarmatisn on our colleaguss. — Anti-bribery and
with laws and maintaining integrity in corruption
financia.repcrting

Equal ranfrmsthe Groap's commitmsnt to The pobicy 1s avaitable to all colleagues and applied in relation to all hinng and —Humannghts

opportunities equal opportunities and diversity and prormot on decisions at all levels. Nc breaches of the policy were alleged oridentified — Ermolovess

policy the Group’s opposition to all forms of during 2022, The ethos of the pelicy is supported by four calteague led afinity groups nploy

unlawfut discrimination

(LGBTQ+, Race and Ethnicity, Women and Wellbeing), each of which has a sponsor

— Socialmatters

onthe Group Executive Cormmittee and partners with Group Communications and
HR to deliver relevant news, events and initiatives to colleagues across the Group.
Also see page 24 for mare information o7 our coleagues and a*finity groups.
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Associated
. . reporting
Policy Description Policy application and outcomes requirement
The policy is applied through our robust management system across the UK and — Employees

Health, safety
and security
statement of
intent

Sets cut measures designed toensure a
culture of health and safety best practice
that leads to the elimination orreduction
inrigks to health, safety and security of all
associated with the Group

Ireland, which enabled us to gain re-accreditation to IS0 45001 standard in October
2022. The Group undertook a full review of all the centre assessments over the last
three years, and the entire Health, Safety, and Security Management System. As at

31 December 20232, there were nointalerable risks outstanding and no Environmental
Health Officer notices were received during the year. By integrating the nan-care
portfolio into the management system, we saw a reduction in the number of open risks.
A continued improvemnent in health and safety culture wasreflected in internal audit
scores with the entire portfolio scoring above 95%. Also see page 57 for more
information on health, safety and security matters.

— Social matters

Modern slavery
and hurnarn
trafficking
statement

Setfs out the approach taken by the Group
tounderstand the potential modern
slavery risks associated with the Group's
business and explans the actions taken to
prevent slavery and human trafficking
within the Group's operations and supply
chains

Modern slavery awareness 1s maintained across the Group's operational tearms and
specific training is provided to colleagues through the Group’s online training system
Key risk argas identified are within the Group's supply chain and relate ta construction
activities and low skilled suppaort services — bath areas remained low as part of the
Group’s overall sk assessmentin 2022, By incorporating modern slavery declarations
in our Source to Contract activities, we have increased compliance and reduced the
risks of using supplier and third-party suppliers who do not comply with this legistation.
No incidents of modern stavery or human trafficking were identified or alleged during
2022.The Company’s 2022 Modern Slavery and Hurnan Trafficking Statement was
approved by the Board in June 2022,

—Human rights

— Social matters

Responsible
procuremernt
palicy

Sets out the Group’s objectives to promote
responsible procurement through the
purchase of environmentally and socially
sustainahle goods and services and
engage with key suppliers toencourage
better performance and effective
management of environmental and social
risks within the Group’s supply chain

The policy was applied to procurement activities undertaken across both operational
and development activities in 2022. Supplier adherence to this policy is menitored and
enforced at the Reguest for Information stage of procurement with the most compliant
suppliers being progressed to the next stages of the procurement process. The policy
is alsolinked to the due diligence process necessary to approve third party consultants,
contractors and suppliers. No material breachas were alleged or identified during 2022,

—Human rights
— Social matters

— Anti-bribery and
corruption

— Environmental
matters

Supply chain
code of conduct
and procurement

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

This s fully embedded in the new procuremnent process — each new supplier to the
Group mugt subscribe to the code of conduct and complete the accompanying
guestionnaire in order to gain Approved Supplier status, Suppliers rmust be fully
compliant with health and safety, ESG regulations and must be fully insured. RIDDOR
(Reporting of Injunies, Diseases and Dangerous Uocurrences Regulations] issued by
the Health and Safety Exacutive must be fully resolved and disclosed before we can
use such suppliers. This hias resulted in only the most compliant suppliers being
selected to reduce risk exposure and asscciated casts. This is aiso inked to the due
diligence process necessary to approve third party consultants, contractors and
suppliers. No material breaches were alleged oridentified during 2022,

- Hurnan rghts
— Social matters

— Anti-bribery and
corruption

— Environmental
matters

Anti-bribery and
corruption policy

*

Sets out the Group's zero tolerance policy
inrelatian to bribery and corruption,
including profubitions on improper and
facilitation payments, and penalties for
breach of policy

The policy isissued to all colleagues across the Group alongside the Gifts and
Entertainment Policy and supported by traming delivered duting the colleague
induction programme. The Company has also made available to all colleagues an
Anti-Bribery and Corruption Risk Assessment, which provides guidance on carrying
out due diligence when appointing third party consultants, contractors and suppliers.
No incidents of bribery or corruption were alleged or ident fied during 2022

— Employees

— Anti-bribery and
corruption

Whistleblowing
policy™

Encourages colleagues to report any
concerns they may have in relation to
healthand safety matters, the environment,
oranyother unethical, unfair, dangerous
orillegal behaviour, sets aut the process
fordoing so and confirms that
whistleblowers will not be victimised

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

— Employees

— Anti-bribery and
corruption

Giftsand
enterfainment

palicy™

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

The policy Is issued to all colleagues across the Group and supported by training as part
of new colleague inductions.

Gifts and entertainment registers are maintained across the Group and reviewed
pariodically No breaches were alleged or identified during 2022,

—Employees

— Anti-bribery and
corruption

All policies arc available on the Company’s website at www.hammerson.com save forthose marked with a* which are available to all colleagues
through the Company’sintranet.
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Pages 1 to 63 of this Annual Report constitute the Strategic Repoert which was approved and signed on behalf of the Board on 8 March 2023,

Rita-Rose Gagné

Dircctor

Himanshu Raja
Director
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Rita-Rose Gagné
Chief Executive

Appuointed to the Board
2 November 2020

Rita-Rose has a wealth of experience in global real estate investment,
asset management, M&A and strategy. She hasworked in property
markets across the world and her expertise spans across various asset
classes and multi-use assets, including residential, retail, office and
logistics. Prior to Hammerson, she held various executive roles at the
global real estate campany, Ivanhoe Cambridge. Most recentily,
Rita-Rose was President of Growth Markets, where she managed
over $7.6bn of real estate assets plus development projects across
rmarkets in Asiaand Latin America. She is a Non-Executive Director

of Value Retail plc.
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Himanshu Raja
Chief Financial Officer

Appointed to the Board
26 April 2021

Himanshu brings to the Board strong financial, strategic and leadership
qualities as well as extensive experience of debtand equity markets
and in business transformation. Himanshu has served as CFO of listed
companiesinthe FTSE 100 and FTSE 250 forover 12 years as CFG of
Logica pic, G4S ple, Countrywide pic, and served as CFO of Misys under
private equity ownarship. Himanshu has previously held senior roles
covering finance, IT, procurement and capital and cost transformation
largely in the telecoms sector. Himanshu qualified as a Chartered
Accountant with Arthur Andersen.

NON-EXECUTIVE DIRECTORS

Habib Annous
Independent Non-Executive Directar

eee

Appointed to the Board
5May2021

Habib brings to the Board 30 years’ experience in investment
management across a range of sectors, Mast recently, he was a partner
atCapital Group, from 2002 to 2020, where he was responsible for the
European Real Estate sector as well as a number of gther industries.
He started his career as an equity analyst in 1988 with responsibility
for UK Real Estate, He became a Fund Managerin 1989 at Lazard
Investors and then moved to Barclays Global Investors and
subseqguently to Merrill Lynch Investment Managers. Habib is an
adviser tothe Investor Forum.

Méka Brunel

Independent Non-Executive Directar OO
Appointed tothe Board

1 December 2019

Méka has broad experience in the European real estate sector which,
together with her knowledge and skills in property outside of retail,
strengthens the Board's expertise. Her previous roles include Director
of Strategic Development at Gecina in 2003 and CEO of Eurosicin
2006.1n 2009, she joined Ivanhoé Cambridge as European President
before retumning to Gecinain 2014 as a Non-Executive Director and
was CEQ from 2017 to 2022, Méka is Chair of the European Public Real
Estate Association and a member of the supervisory board at CDC
Habitat. She alsc chairs University of the City of Tomorrow (UVD)
achapter of Palladio Foundation, a non-profit organisation.
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NON-EXECUTIVE DIRECTORS

Robert Noel

Mike Butterworth

Chaircof the Board LN Senior Independent Director o®
Appointed tothe Board Appointed to the Board
1 Sepfember 2020 and appointed as Chai un 7 September 2020 1 January 2021

Rabert brings extensive property industry knowledge and experience
to the Board having built a long and successful career spanning over
30yearsin the real estate sector, including at other listed companies.
Most notably, Robert was Chief Executive at Land Securities Group Pic
(Landsec) from 2012 untit March 2020. Prior to joining Landsecin
2010, Robert was Property Director at Great Portland Estates Plc from
200210 2009 and from 1992 t0 2002 he was a Director of Nelson
Bakewell, the property services group. Robert is a past president of the
British Property Federation. He will become Chair of Taylor Wimpey plc
atthe conclusion ofits AGMin April 2023,

External Listed Directorships
Senior Independent Director at TaylorWimpey plc.

Adam Metz
Independent Non-Executive Director

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

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

Carol Welch
Independent Non-Executive Director

®®

Appointed to the Board
22 July2019

Appointed to the Board
1 March 2019

Adam brings to the Board wide-ranging knowledge in retail and
commercial real estate, and extensive investment experience gained at
Blackstone Group, TPG Capitaland the Carlyle Group. His comprehensive
experience inreal estate investrent and strategy in the US, Furope and
Asia, through listed companies and private equity, enables himto make
avaluable cantribution to our Board. Adam sits on the boards of a
number of Margan Stanley fund entities,

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

Carol brings deep experience in commercial, marketing, innavation
and digital gained while workingin senior roles at global businesses,
such as PepsiCa, Cadbury Schweppes and Associated British Foads.
She also brings Insightfut operations and tenant experience fromthe
leisure, retail and hospitality sectors gained through her previous roles
as Chief Marketing Officer at Costa Coffee and Managing Director UK &
Ireland and European Commercial Officer at ODEON. From 17 April
2023, Carol willbecome CEC of A.F. Blakemore & Son Ltd. Carolis aur
Designated Non-Executive Director for Colleague Engagement.
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DEAR SHAREHOLDERS

Iampleased to present the Corporate
Governance Report for 2022. The Company is
subject to the UK Corporate Governance Code
2018 (the Code), which is available onthe
website of the Financial Reporting Councitat
www.frc.org.uk. The purpose of the Code is to
promate the highest ethical and governance
standards for UK premium listed businesses
1o contribute to long term sustainable success.
The Board considers that the Company has
applied allofthe principles and complied with
ail of the provisions of the Code during 2022
with the exception that Habib Annous had
served onthe Remuneration Committee for
aweek shart of 12 months when he became
Chairof the Committee on 28 April 2022
(having been appointed as a member of the
Committee on 5 May 2021) rather than the

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

as Chair given his time as a member of the
Committee and other relevant experience.
The Company’s compliance with the Code is
reported against each of the five main sections
ofthe Code: Board leadership and Company
purpose; division of responsibilities;
compaosition, succession and evaluation; audit,
risk and internal control; and remuneration.

The Company s disclosures on the way it has
applied the principles of the Code canbe
found throughout this Annual Report onthe
following pages:

Code section Page
Board l;dership and Company . o

purpose
Therole of the Board 66
Purpose and strategy 66
Culture and values 66
Stakeholder and workforce engagement 67
Division of responsibilities
The rolesof the Directors 68
Director commitment 59
Board Committees 70
Boagsupport 70
Composition, succession and

evaluation
Compositior and succession 70
Board effectiveness review 70
Nomination and Goverrance Committes
_Repot ... 72
Audit, risk and internal control
Risk maragermertand internal controls 71
Fair, balanced ard understandable

assessment 71
AuditCommittesReport 76
Remuneration
Directors’ Remuneration Report 82

BOARD LEADERSHIP AND COMPANY
PURPOSE

The role of the Board

The primary duty of the Board is to promate
the long term success of the Company through
settingaclear purpose and strategy which
creates long term value for its shareholders
and other stakeholders. It alignsthe Group’s
culture with its strategy, purpose and values
and setsthe strategic direction and governance
ofthe Group. The Board has ultimate
responsibility forthe Group's management,
strategic direction and performance and
ensuringthat sufficient resources are available
to enable management to meet the strategic
obiectives set.

The Company has a Schedule of Matters
Reserved forthe Board (Matters Reserved),
which was reviewed and updated in
December 2022, and is available to view at
www. hammerson.com. The Board undertakes
various duties in accordance with the Matters
Reserved, including approving major
acquisitions, disposals, capital expenditure
and financing. The Board also overseesthe
systemof internal cantrols and risk
management, including climate-related
risks and opportunities, and approves and
manitars performance against the annual
Business Plan.

Details of the Board of Directors of the
Company as at the date of this report are set
outonpages 64 to b5 and further information
on each Director can be found onthe
Company’s website at www.hammerson.com.
Details of the various Director roles are set out
in the ‘Division af responsibiliies’ sectionon
page 68 and details of Board and Committee
changes during the year can be foundinthe
Nomination and Governance Committee
Reporton pages 72to 75,

Key activities of the Board in 2022

During 2022, armong other things, the Board

spenttime on:

— Strategic aims and the financialand
operating performance of the Company

— External economic developments and
othertrends relevant tothe Company

— Stakeholder matters, including
consideration of developments relevant
tocolleagues, shareholders, partners and
other stakeholders

— Investrnent and disposal proposals and
planning

— The Company’sannual and halfyear
reparting, including considerations relating
todividends

— Strategic projects and initiatives affecting
the Company
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— The reviewand approval of the Company’s
business plan

— The Company's purpose, vision and values
— Sustainability and the wider ESG agenda

— Matters relating 1o risk and the internal
control framework together with IT and
cyber matters

— The external Board and Committee
effectiveness evaluation.

Purpose and strategy

The Board discharged its responsibilities in
relation to strategy and purpose througha
number of activities in the year. These included
the annual Board strategy session held in
October 2622, which covered a wide range
of strategic issues with input frorm senior
management from across the business.
Inaddition, the Board considers strategic
matters as part of regular meetings through
the year. At each scheduled meeting,
ranagement provide updates on
performance ageinst strategjc goals and
initiatives, together with relevant updates
on external developments.

During 2022, the Company has evolved its
purpose and strategic objectives. The Group
has a clear purpose: we create outstanding
experiences in unique city locations. The Board
spent time discussing and approving the
purpose statement, including consideration
offeedback provided by colleagues.

Throughout 2022, the Board facused on
providing leadership and supporttothe
Executive team as well as an objective,
independent and constructive view on the
Company’s strategy and business model,

to ensure they adequately reflect the core
capabilities of the business and the changing
external environment, particularly during

a period of challenging macroeconomic
conditions. This includes the refresh of the
Cormpany’s sustainability strategy which was
launched during tnefirst nalf of the year.
Furtherdetailonhowthe Company generates
and preserves value over the [ong term s set
outinthe Chief Executive’s statement on
pages 101015 and Cur business madelon
pages 18t019.

Culture and values

The Board recagnises the importance that
culture and values play inthe longterm
success and sustainability of the Company,
and therole of the Boardin establishing,
monitoring and assessing culture. During
2022, the contribution of culture and values
has been animportant focus for the Board,



Following the stratepic review and the
organisational changes during 20271,

the senior leadership team worked with
colleaguesin 2022 to review and refine
Hammersons values to reflect our new
strategy, with appropriate oversight and input
fromthe Board. The new values are Ambitious,
Connected and Respect.

The Groupis committed to fully complying with
allapplicable laws and regulations and has
high standards of governance and compliance.
The Code of Conduct has been prepared to
help colleagues and Directors to fulfil their
personal responsibilities to investors and
wider stakeholders. The Code of Conduct
covers the following areas:

— Compliance and accountability

— Therequired standards of personal
behaviour

— The Group's dealings with stakeholders

— Measures to prevent fraud, bribery and
corruption

— Sharedealing
— Security of information

The colleague induction programmeincludes
compulsory modules on health and safety,
anti-bribery, cyber security, sustainability,
protection of confidential and inside
information and data protection, which are
delivered inthe UK, France and Ireland viathe
Group’s online Learning Management System.,
The content for these modules was reviewed
and refreshedin 2022 in advance of a planned
relaunch with colleagues during 2023.

The Directors remain committed to zero
tolerance of bribery and corruption by
colleagues and the Group’s suppliers. The
Audit Committee receives annual Anti-Bribery
and Corruption, Fraud and Whistlebtowing
Reports and reviews the arrangements in
place for individuals to raise concerns. The
Board reviewed and, on the Committee's
recommendation, approved updates tothe
Company’s Anti-Bribery and Corruption Policy,
Anti-Fraud Policy and Response Plan and
Whistleblowing Policy. There were no
allegations of fraud detected orreparted
duringtheyear.

The Group’s Modern Slavery and Human
Trafficking Statement is submitted to the
Board forapproval eachyear, andthe
statement is published onthe Company’s
website at www.hammerson.com.

Engagement with stakeholders

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

of stakeholders when making decisions and
includes astaleiment setting outthe way in
which Directors have discharged this duty
duringthe year. Further information on the
actions carried out in 2022 by the Board to
comptly with its obligations to the Group's
stakeholders is detailed on pages 32to 33 and
the statement of compliance with Section 172
ofthe Actissetoutonpage 34. The
identification of our key stakehclders and the
continuing engagemant efforts help toensure
that the Board can understand, considerand
balance broad stakeholder interests when
making decisions to deliver long term
sustainable success. While the Board will
engage directly with stakeholders on certain
issues, stakeholder engagement will often
take place at an operational level with the
Board receiving regular updateson
stakeholder views from the Executive
Directors and the senior management team.
Board papers requesting adecision from the
Board arerequired toinclude a specific section
reviewingthe impact of the proposal on
relevant stakeholder groups,

Engagement with colleagues

Our colleagues are central to the busfness and
their performanceis criticat to its long term
sustainable success, Colleague engagement
inour business is therefore high onour agenda
atboth Board and senior management levels.

The Colleague Forum {the Forum) enhances
two-way dialogue between the Board and
colleagues, offering a structured environment
for the Board to listen to feedback from our
colleagues, allowing issues to be highlighted
and informs future Board decision making.
Carol Welch is our Designated Non-Executive
Director for Colleague Engagement. The
purposeofthe rolcisto:

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

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

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

— Assistthe Board in understanding
colleagues’ views based on insight from the
Forum and colleague sessions, and provide
guidance to the Board on how thair
decisions may impactcolleagues

Carolattends guarterly meetings with the
Forum in addition to separate discussions with
its Chairand the Chief People Officer, and
monthly sessions with the Chief People Officer.
InOctober 2022, Carol and Habib Annous,
Chairof the Remuneration Committee, carried
outan engagement sessionwiththe Forum
specifically to explain the proposed changes
to the Company’s Remuneration Policy and
howthe proposals aligned with colleague pay.
The Forum was supportive of the proposed
changes and commeints raised were shared
withthe Remuneration Committee, During the
year, Carolalso held engagement sessions
with colleagues based atasset locations.
Carol'sannual report on colleague engagement
in 2022 included an assessment of progress
made against 2022 objectives and her
recommendations forengagement prioritics
for 2023, which were reviewed by the
Nomination and Governance Committec and
discussed by the Board in December 2022,

In 2022, the Forum's focus has beentolisten
toand support colleagues throughout the
organisational review process, increasing
communications and engagement, andto
facilitate pasitive change aligned to the
Company’s strategy. The Campany alsohas
four colleague affinity groups (LGBTQ+,
Women, Race & Ethnicity, Wellbeing) which
are integrated with the Forumto support
colleague engagement and diversity and
inclusion activities throughout the year. Each of
the groups has adesignated GEC sponsorto
provide senior leadership support for its work,
Tofurther support a culture of diversity and
inclusion throughout the business, the
Compary established a new Diversity, Inclusion
and Engagement Manager role in February
2023 Finally, the Forum provided colleague
feedback onworkplace culture and other
developments during the yearto the GEC.

Furtherdetails on colleagucs, including
ourapproach to investingin and rewarding
ourworkforce as well as the policies and
procedures applicable to colleagues, can be
foundon pages 24 and 62to 63,
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Engagement with shareholders

The Company undertakes investor relations
(IR)y activity to ensurethat current and
potential shareholders, as well as financial
analysts, are kept informed of performance
and have appropriate access to management
to understand the Company's business and
strategy. The Board is regularly updated on
IR matters and feedback received from
shareholders. The Board believesitis
impartant to maintain openand constructive
relationships with shareholders and forthem
to have opportunities to share their views with
the Board. The Chief Executive and Chief
Financial Officer engage with the Company's
major institutionat shareholders on a regular
basis. As Chair of the Board, I meet with
shareholders to discuss matters such as
corporate governance and succession
ptanning. Separately the Senior Independent
Director is available to shareholders. The Chair
ofthe Remuneration Committee takes part

in consultations with majorinstitutional
shareholders onremuneration issues from
time totime, including an extensive
consultation in recent months as part of

the Committee’s review of the Directors’
Remuneration Policy. The Board also regards
the Company’s AGM as an important
opportunity for shareholders toengage
direcily with Directors.

Conflicts of interest and concerns

The Board has a well-established and detailed
process for the management of conflicts of
interest. The Directors are required to avoid
asituation where they have, or could have,
adirect orindirect conflict with the interests of
the Company. Priorto appointmentand during
theirtermin office, Directors are required to
disclose any conflicts or potential conflicts

to me, as Chair, and the General Counseland
Company Secretary. At each scheduled
meeting of the Board, a governance reportis
reviewed, containing details of conflicts ot
interestfor each Director notingany changes
or matters for authorisation. As part of the year
end reporting, each Director reviews the
Conflictof Interest Regjster inrespect of their
disclosed conflicts and confirms its accuracy {0
the General Counsel and Company Secretary.

There is regular dialogue between Directors
outside Board meetings on any impartant
issues that require discussion and resolution.
If necessary, any unresolved matters that are
raised with the Chair of the Board, the Senior
Independent Director and the General
Counseland Company Secretary wauld be
recorded in the minutes of the next Board
meeting, As Chairof the Board, Iencourage a
cultureof openandinclusive debate, challenge
and discussion at meetings and outside of the
formal environment. This helps to ensure that
any concerns can be considered and resolved.

Board and Committee meetings attendance —2022
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DIVISION OF RESPONSIBILITIES

Role of the Chair of the Board and the

Chief Executive

The Chairof the Board and the Chief Executive
have separate roles and responsibilities which
are clearly defined, set outinwritng and
available onthe Company’s website.

As Chair ofthe Board, L amresponsible for the
overall effectiveness of the Baard in directing
the Company and forensuring thatthe Board
receives accurate, timely and clear information.
The conclusion of the 2022 Board effectiveness
review was that Board meetings were chaired
well, that the views of all Directors are sought
and that all members of the Board participated
inand contributed to Board discussions
equally. The results and actions arising from
the Board effectiveness review carried outin
2022 aresummarised on pages /0 to 71.

The Chief Executive leads and manages the
businessin line with the strategy, policiesand
parameters set by the Board. To ensure the
effective day-to-day running of the business,
authority for operational management of the
Group has been delegated to the Chief
Executive and some powers are further
delegated by her to senior managers across
the Group.

Invesiment and

Additional, Nominauon Remuneration Disposal
Scheduled Board  unschedu'ed Board  Audit Committes Committes Committee Committee
Note meetings moeetings mectngs rneetngs (note f) meetings meetings {(note g)
Robert Noel 777 VI N/A 22 N T
Rita-Rose Gagré 717 1/1 N/A N/A NSA NJA
Himanshu Raja h &/7 1/1 N/A N/A N/A N/A
Habib Annous e 7/7 1/1 545 242 5/5 1/1
Méka Brunel h 6/7 0/1 NA 212 a/5 517
Gwyr Burr c 2/2 NJA NJA N/A 2/2 NSA
Mike Butterwarth 77 1/1 575 2/2 N/A N/A
Des de Beer a,b,d 414 /A N/A 11 NJA a4
Alan Olivier ab,d 171 /A NA N/A NJ/A 1/1
Andrew Formica c 272 NYA 22 N/A NJA N/A
Adam Metz 757 11 5/5 1/2 N/A 77
Carolwelch 717 1/1 N/A 272 5/5 N/A
a Alan Olivier was appointed as an alternate 1o Des de Beeron 22 February 2022.
b For March Board and Commitiee meetings, Alan Olvier attended in place of Des de Beer,
¢ Gwyn Burrand Andrew Formica resigned from the Board an 28 Apnl 2022.
d Desde Beer (and his alrernate Alan Olivier) resigned from the Board on 11 Ociober 2022,
e Habib Annous became a member of the Investmentand Disposal Commitiee startingon 19 Octaber 2022,
f TheNominatian Committee was reconstituted as the Nomination and Governance Commitiee an 8 December 2022
g TheInvestmentand Disposal Commuitee was dishanded an § December 2022,
h where Directors are indicated as not having attended Board or Committee meetings, this is attributable to pre-exisung and unavoidable commitments ordue to

iness. Ineach case, the Director was provided with all Board papers and *he opportunity to provide comements to the Chair of the Board or Committee, as appropriate.



Farfurther detail of the division of
responsibilities amongst Board Committees
see page 68.

Role of the Non-Executive Directors and
the Senior Independent Director

The Non-Executive Directars are identified in
theirbiographies on pages 64to 65 andplaya
key role in providing constructive challenge to
management and offering strategic guidance
throughtheir participation at Board and
Committee meetings. The Non-Executive
Directors hold ameeting without me present
annually, lad by the Senior Independent
Director, to discuss my performance, in
additionta playing a key role inappointing and
restoving Executive Directors and scrutinising
management performance against objectives.
Talso hold meetings with the Non-Executive
Dircctors as part of every Board meeting
without the Executive Directors present.

All Norn-Executive Oirectors are considered to
be independent as at the date of this Report,

in accordance with the provisions of the Code.
[wasindependent cnappointment tothe
Board in September 2020 for the purpose of
the Code. The Company has therefore complied
with the Code provision that at least halfof the
Board, excluding the Chair, should comprise
independent Non-Executive Directors.

Mike Butterworth succeadad Gwyn Burr as
Senior Independent Director in April 2022 and
is available to discuss shareholders’ concerns
on governance and other matters. He can
deputise as Chair of the Board in my absence,
actasasounding board and serveasan
intermediary for other Board members. His full
roleis clearly defined in writing and available
onthe Company’s website.

Directors’ time commitment and additional
appointments

All Directors are thoroughly engaged with the
work of the Group, as evidenced by their
attendance at Board and Board Committee
meetings during the year, which is disclosed
i the Board and Committee meetings
attendance table, set cut on page 68.

In addition to Board and Board Committee
meeting attendance, a numberofthe
Non-Executive Directors also visited the
Company's assets during the year.

As partafthe selection process for any
potential new Directors, any significant
externattime comimitrments are considered
before anappcintmentis agreed. In 2020,
the Board adopted a Directors’ Overboarding
Policy (Overboarding Policy) to set limits on the
number of external appointments which can
be held by Directors in tine with the guidelines
published by Institutional Shareholder
Services (I55). The Overboarding Folicy was
reviewed and updated in December 2022 to
reflect best practice requirements in the Code
and latest guidance issued by ISS. Directors
are required to consult with the Chair of the
Board and cbtain the approval of the Board,
hefore taking on additional appointments.
Executive Directors are not permitted to take
onmorethanone externalappointmentasa
directorofa FTSE 100 listed company or any
othersignificant appointment.

The Overboarding Policy states that Non-
Executive Directors may hold up to five
mandates an publicly-listed companies
(including their role as a Director of the
Company). Forthe purpose of calculating
this limit:

Board and Committee Governance Structure as at 31 December 2022
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— Anon-executive directarship counts
asone mandate

— Anon-executive chaircountsas
two mandates

— Aposition as exaclitive director
(orcomparable role) is counted as
three mandates

None ofthe Directors’ external directorships
exceed the limitin the Overboarding Policy. The
Cverboarding Policy Isavailable to view an the
Company's website at www.hammerson.com.

Inline withthe Code, during the year the Board
considered significant external appointments
proposed to be undertaken by certain Directors,
These were (i) Adam Metz'sappointment as
anon-executive director, and subsequently

as chair, of Seritage Growth Properties and (i)
my proposed appointment as chair of Taylor
Wimpey plc with effect from its AGM to be held
in April 2023, For each appointment, the Board
considered {among other things) the time
commitrment and whether it presenteda
conflictof interest. Ineach case, the Board
approved the proposed appointments and
was satisfied that none of themwould restrict
the relevant Director from carrying cut their
duties as a Director of the Company. The
relevant Director did not participate in the
decision or discussicn with respect to their
own proposed appaintments.
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Board Committees

The Board has delegated certain
responsibilities to its Audit, Remuneration,
and Nomination and Governance Commiittees,
each of which reports regularly to the Board.
Each ofthese Committees’ terms of reference
is available onthe Comparny’s website at
www.hammerson.com. During the year, the
Board undertook a review of its Committee
structure following feedback received during
the Board effectiveness review process.

In December 2022 itresolved o disband the
Investment and Disposat Committee and to
transfer its responsibilities to the Board.
Priorto the disbanding of the Investment and
Disposal Committee, the Committee was
responsible foroverseeing the Group’s
acguisitions, capital expenditure and
disposals, and assisted the Board infulfilling
its oversight respansibilities to deliver the
strategy. The Committee met seventimes
duringthe yearandthe agendaforeach
meeting reflected the status of investment
and disposal projects under consideration by
management. The Committee also reviewed
progress by receiving update reparts and
received regular updates on market
conditions, Both of these responsibilities
now reside with the Board, which will be
respansible for scrutinising proposals and
recommendations to proceed with
transactions valued over £30m.

In December 2022, the existing Nomination
Commiitee was reconstiiuted as the
Namination and Governance Commiitee with
a broadened remit including certain additional
governance related responsibilities, previously
the responsibilfty of the full Board. This change
will enable enhanced focus on corporate
governance matters whilst ensuring that
relevant items are escalated to the full Board
where appropriate.

further detail an the work of each of the Audit,
Nomination and Governance, and Remunaration
Committees can be found on pages 76, 72 and
82, respectively.

The Boardis also supporied by three turther
committees, the principal of which is the GEC,
which proavides executive managementof the
Group within the agreed strategy and Business
Plan. The GECis chaired by the Chief Executive
and comprisesthe semor leadership team.
The members of the GEC and their biographies
are avarlable towew on the Group’s website at
www.harmmerson.com. The GEC manages the
operation ofthe business on a day-to-day
basis, sets financial and operational targets,
overseesthe Group's risk managementand
has responsibility far the Company’s

sustainability objectives. The GECis suppoarted
inturn by the Group Investment Comnmmittee,
which supports the GEC and the Board inthe
execution of their respective capital allocation
responsibilities, and by the Group Management
Committee which supports the GEC inthe
exacytion of its operational duties.

Board support

0On 9 May 2022, Alex Dunnwas appointed as
General Counsel and Company Secretary.
The General Counsel and Company Secretary,
whaose appaintment or removalis decided by
all Directors, provides independent advice to
the Board on legal and governance matters
and ensures that the Board has the policies,
process, information, time and resourcesit
needs inorder fofunction effectively, This
includes ensuring that the Board regularly
recefves training and updates an relevantlegal
and governance developments aswell as
assisting with the induction of new Directors.

COMPOSITION, SUCCESSION AND
EVALUATION

Composition and succession
Appoiniments to the Board are subjecttoa
formal, rigorous and transparant procedure
based on merit and objective criteria, which

is overseon by the Board's Nomination and
Governance Committes. The Nomination and
Governance Committee also overseesthe
effactive succession planningof the Directors
and the process for succession planningtothe
senior management team.

Following a review af the composttion of the
Board and its Committees, it was determined
that the Board and its Commiittees have an
appropriate and diverse combination of skills,
experience and knowledge that are relevant to
the Group inits operating context. Forfurther
detail of each Director’s skills, experience and
knowledge, see the Board Skills Matrixon page
73.The Nomination and Governance Committee
also promotes diversity on the Board and
throughout the Group,

The Board has confirmed that each Director
continues to be effective and demonstrate
commitment totheir role. Onthe
recommendation of the Nomination and
Gavernance Committee, the Board will
therefore berecommending that all serving
Directors be reappointed by shareholders
atthe 2023 AGM.

Further information on composition,
succassion and the work of the Nomination
and Governance Committee can be foundin
the Nomination and Governance Cormmittee
Report on pages 7210 75.
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The Board acknowledges the benefits that
diversity and inclusion can bring to the Board
andtoall levels of the Cornpany’s aperations.
As such, the Board is committed to the
promotion of diversity and inclusion across
the Company and ensuring that all employees
are treated fairty, Further infarmation on the
Board's approach to diversity and inclusion,
and the consideration of relevant matters
during 2022 can be foundin the Nornination
and Governance Committee Report.

Board and Committee effectiveness review
The process

The Board undertakes aformal and rigorous
evaluation of its effectiveness and the
performance of the whole Board, its individuat
Directors and its Committeas annually.

The Board's policy, inline with the Cede,

is to carry out anexternally facilitated Board
effectiveness review every three years and
this year, the Board appainted an external
evaluator to carry out an independent review
of its effectivenass and performance.

The Board cansidered a shortlist of patential
external evaluators following a setection
process led by the Chair. [tappointed Hanif
Barma of Board Alchemy to undertake the
effectiveness review. Board Alchemy has no
other connection with the Company. The
Board discussed the scope and timing of the
raview, and the Chair aind the General Counse!
and Company Secretary then agreedthe
process {o be tollowed with Board Alchemy.

Each ofthe Directors, the General Counsel and
Company Secretary, and the Chief Operating
Cfficer held confidential ane-to-one interviews
with Board Alchemy. In advance of these
sessions, Board Alchemy was provided with a
wide range of documentation and information
Inresponseto aninformation reguest they
submitied. MrBarma also observed a Board
meetingin June 2022.

The scope of the evaluation was broad and
focused onarange of different areas relevant
to Board and Committee effectiveness, and
corporate governance, having regardtothe
FRC's guidance on board effectiveness,
including;

— Board composition, skills and diversity

— Board hehaviours and dynamics

— QOversight ot business performance
and strategy

— Board responsibilities and independence
— Board meetings and information

— The operation and contribution of
Commiftees

— Stakeholderengagement



Board Alchemy presented a detailed report
settingout the results of their review for
discussion atthe Board's meetingin October
2022 Following that initial discussion,

the Chair andthe General Counsel and
Company Secretary subseguently presented,
fordisuussiun dnd approval by the Board,
afollow-upreport at the Board's meeting
inDecember 2022 setting out propased
actions and timelines in response to the
recommendations in Board Alchemy’s report.

The overall conclusion of the evaluation

was that the Board and its Committees are
effective. The report identified many strengths,
including clear remits for the Board and ils
Committees with Directors possessing a good
understanding of the distinction between the
roleofthe Board and that of management.
Board Alchemy found that a good range of
relevant skills and experiences are
represented on the Board, and that the
composition demonstrates good diversity
interms of genderand ethnicity.

Interms of the operation of the Board, the
evaluation concluded that the Chair leads the
Board well with aninclusive style, and that
non-executive members have constructive
relationships with the executives whilst
maintaining an appropriate level of challenge.
Board Alchemy found that independence and
management of conflicts of interest are taken
seriously by the Board. The evaluation also
foundthat the Board shows positive dynamics,
operatingin an open and transparent manner
with contributions to discussion from around
the boardtable.

Board Alchemy concluded that Board
meetings operate weil with high-quality
discussion facilitated by thorough planning,
good papers and comprehensive
management presentations.

The Boardwelcomes the positive conclusions
ofthe evaluation and will focus during 2023
onthe recommendations made by Board
Alchemy with the aim of further improving the
effectiveness of the Board and its Committees.
The recommendations made in this year’s
evaluation include: following the pandemic,
continuing ta create opportunities forinformal
interaction between Board members; creating
additional opportunitics for Directors to meet
awider range of management and staff in
astructured way; holding private sessions of
the Non-Executive Directors before a board
meeting rather than at its conclusion;
continuing ta focus on the Company’s long
term strategy including in relation to ESG
matters; and enabling ongoing Board oversight
of teclnology and systermns changes in the
yearsahead.

The Board considers that improvements
have been made in the areas identified for
improvement inthe internal evaluvations
undertaken inthe previous two years,
including in relation to Board and senior
management shrcegsion planning, the
Board's involverment in culture and values,
and the Board’s ongoing consideration of
the evolving retail envircnment.

Director performance

Duringthe year, as Chair, L hold meetings
with individual Directors atwhich, among
atherthings, theirindividual performance
is discussed. Informed by my engoing
observation of individual Directors, these
discussions form part of the hasis for
recommending the reappointment of
Directors atthe AGM.

Chair performance

As in previous years, the Senior Independent
Director led an annual assessment process in
respect of my performance as Chair. This
involved meeting with other members of the
Board and the Company Secretary without me
being present and consideration of relevant
findings from the external Board Effectiveness
Evaluation. The Senior Independent Director
subsequently provided feedback to me.

AUDIT, RISK AND INTERNAL CONTROL

Financial statements and audit

The Beoard has established formaland
transparent policies and procedures inrelation
to the production of the financial statements
and the audit functions. The Audit Committee
aversees the Group's financial reporting and
monitors the independence and effectiveness
ofthe internaland external audits. The
Commitiee oversecs the valuation of the
property porifolic andis respansible for

the relationship with the External Auditor.
Furtherinformationcan be found in the Audit
Committee Reporton pages /60 81,

Fair, balanced and understandable
assessment

The Board is responsible for presenting a fair,
balanced and understandable assessment of

the Company's position and prospects. The full

statement confirming this can be found in the
Statement of Directors’ responsibilities on
page 116. Additionally, the Group’s Viability
Statement can be found on pages 60 to 61 and
the going concern statement can be found on
page 133.
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Risk managementand internal controls
The Beard recognises that it has overall
responsibility for monitoring risk managerment
andinternal control systems so as to protect
the assets of the Group and ensure risks are
appropriately managed. Further information
onthe Group’s approach ta risk can be fouind
onpages 50tc5%andinthe Audit Committee
Report on pages 76to 81.

REMUNERATION

Remuneration Committee

The Remuneration Comimittee is responsible
forestablishing a remuneration policy which is
designedto supportthe Company’s strategy
and promote its long term sustainable success.
The Committee sets the remuneration for the
Chair of the Board, Executive Directors and
mermbers of the GEC, It also oversees
remuneration policies and practices across the
Group. The Committee is responsible forthe
alignment of reward, incentives and culture
and approves benus plans and long term
incentive plans for the Executive Directors

and members of the GEC. A key focus of the
Committee in 2022 was the trignnial review of
the Company’s Remuneration Policy, which
willbe presented to shareholders for approval
atthe 2023 AGM., This included extensive
consideration of feedback received during the
Committee Chair’s consultation with major
shareholders and institutional shareholder
bodies. Furtherinfarmation can be found in the
Remuneration Committec Report on pages
8210113,

Robert Noel
Chair ofthe Board
8March 2023



CORPORATE GOVERNANCE

NOMINATION AND GOVERNANCE COMMITTEE REPORT

Nomination and Governance
Committee Report

Robert Noel
Chair of the Nemination and Governance
Committee

Overseeing matters related to corporate
governance and ensuring the Board and
its Committees have the right combination
of skills, experience and knowledge -
with engaged Directors and suitable
succession planning.

DEAR SHAREHOLDERS

Tampleasedto present the Report of the
Nomination and Gavernance Committee
{the Committee) covering the work ofthe
Committee during 2022.

In December 2022, the existing Nomination
Committee was reconstituted as the
Nomination and Gavernance Committee with
abroadened remit, which now includes certain
additional corporate governance related
responsibilities, previousty the responsibility
of the full Board. This change will enable
enhanced focus on carporate governance
matters whilst ensuring that relevant items are
escalated to the full Board where appropriate.

The Committee comprises all our Non-
Executive Directors and its terms of reference
can be found on the Company’s website at
www.hammerson.com. The Chief Executive
and Chief People Officer attend meetings

by invitation, together with the General
Counseland Company Secretary, who acts as
Secretary to the Committee. The Committee is
responsible for recommending appointments

Hammarson plc Annual Repart 2022 72

Committea members

Robert Noel (Chair)

Méka Brunel

Mike Butterworth

Adam Metz

CarolWelch

tathe Board and its Cormmittees and ensures
that plans have been putin place forthe
orderly succession tothe Board, its
Commttees and the senior management
team, This includes the developrnent of a
pipeline of potential candidates to the Board
and the senjormanagement team with the
necessary skills and experience, while also
taking into account diversity andinclusion.
The Committesais now also responsible for
overseeing the Board effectiveness review and
monitoring developmends relatingto corporate
governance, bringingany issuestothe
attention af the Board,

Key activitiesin 2022
During the year the Committee mettwice and
its activities included:

— Cansidering Board composition and
successian

— Assessingthe composition of the Board's
Commiittees

— Reviewingtalentand executive
management succession planning

— Theannualreview of the Board's Diversity &
Inclusion Palicy and Overboarding Policy
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Board Skills Matrix

Rita-Rose Himanshu  Robert Habib Mike Méka Adam Carol

Gagne Raja Moel Annous  Butterworth  Brunel Metz Welch
Risk Management; Audit N =) N N N
Finance, Banking: Financial Services; Find Management = N N N
Investment; Mergers & Acquisitions E E N N N N N
Assetand Property Management, Regeneration & Development £ N N N
Business Transformation; Strategy i £ N N N
Retail E N N N
Media; Marketing N
Digital; Customer Service & Customer Behaviours E £ N
Intermational Business & Markets E N N N
3 £ N N N N

Environmental, Social & Governance

£ — Exccutive Director
N - Non-Executive Director

— Assessingthe Directors’ skill sets,
knowledge and expetience to ensure that
anappropriate balance ot skills, knowledge
and experience has been maintained

~ Reviewingthe Non-Executive Directors’
independence

Board balance, composition and skills

The Board currently comprises eight Directors:
the Chair of the Board, twa Executive Directors
and five Non-Executive Directors. During the
yearandin accordance with its usual practice,
the Committee reviewed the composition and
balance of the Board and its Committees,
having regard to requirements under the UK
Corporate Governance Code (the Code).

The review considered: each Director’s skills,
experience and knowledge; the membership
ofthe Committees of the Board; the balance
onthe Board between Executive and Nan-
Executive Directors; the tenure of individual
Directors and the Board as a whole; multiple
forms of diversity on the Board; and the
independence of the Non-Executive Directors.

As demonstrated by the skills and experience
summarised inthe biographies of the Directors
onpages b4 and 65, and the Board Skills
Matrix above, the Board members have a wide
range of relevant skills gained in diverse
business environments and different sectors
and geographies. This gives the Board varying
perspectives during discussions and enhances
its decision-making and oversight of
management, The Committee is satisfied that
the Board has the necessary mix of skills and
experience to fulfilits role effectively (as
confirmed by the externally facilitated Board
effoctiveness review conducted in 2022 —
seepages 70and 71).

The Committee is also satisfied that the Board
is comprised of an appropriate combination of
Executive and Non-Executive Directors, and
that the overall size of the Board remains

appropriate given the complexity and scale of
the Company's operations. All Non-Executive
Directorsare currently considered to be
incdependent forthe purposes of the Code as at
the date of this Report. Onappointment to the
Board, I was considered to be independent in
accordance withthe terms of the Code.

QOn 28 April 2022, Gwyn Burrand Andrew
Formica stepped down following the conclusion
of the 2022 AGM. Habib Annous, Non-
Executive Director, succeeded Gwyn as Chair
of the Remuneration Committee and Mike
Butterwaorth, Non-Executive Director,
succeeded Gwyn as Senior Independent
Director. On 11 October 2022, Des de Beer,
Non-Executive Director, stepped down from
the Board. The appointment of Alan Olivieras
alternate directorto Des de Beeralso ceased
with effect from that date, Once again, Iwould
like to thank Gwyn, Andrew, Des and Alan for
their positive contributions to the Board over
anumberofyears.

All Directors are subject to annual re-election
by shareholders at the AGM. Priortothe
Company’s AGM each year, the Committeg
considers, and makes recommendations to
the Board concerning, the reappointment of
Directors having regard to their performance,
suitability, time commitment and ability to
continue to contribute to the Board. Following
this year’s review in advance of the 2023 AGM,
the Committee has recommended to the Board
that all Directors be reappointed at the AGM.

The biographics of the Directors, set outon
pages 64 and 65, contain more information on
the reasons why the Board recommends the
re-election of each Director. Directors are
expected to devote sufficienttime tothe
Company’s affairs to enable themto fulfilther
duties as Directors effectively. The attendance
atthe meetings for each Director during 2022
is shown in the Board and Committee

Meetings Attendance on page 68. Details

of the Company’s Overboarding Policy and
decisions made during the yearin relation to
Directors” additional external appointments
are setout on page 69. The Committee
remains satisfied that each Director continues
to devote an appropriate amount of time to
the Company and to their responsibilities as

a Director.

Board Diversity & Inclusion Policy

and objectives

Diversity and inclusion remain a key focus of
the Committee, In December 2022, the Board
Diversity and Inclusion Policy was reviewed by
the Committee and subsequently approved by
the Board. It sets out the Company’s approach
to diversity and inclusion in respect of the
Board and senicr management team.

The Board recagnises the benefits of diversity
and inclusion intheirbroadest sensein the
boardroom and that the skills, knowledge

and backgrounds collectively represented on
the Board should reflect the environmentin
which the business operates. The policy can
bereadin fullonthe Group’s website at

www hammerson.com.

The Board continues to make progress in
achieving the objectives of its Diversity and
Inclusion Policy as set out inthe table below.
The Directors helieve that the benefits of
adiverse and inclusive Board, and wider
workforce, will bring different perspectives and
build a broad range of capabilities necessary
forthe Company to achieve its strategic
ohjectives. At the end of 2022, three of the
Board’s eight members were wormen (37.5%)
and the Board exceeded the Parker Review
target of having at least one Director from
aminority ethnic group.
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BOARD DIVERSITY & INCLUSION POLICY OBJECTIVE

Consider diversity and inclusion, including gender and ethnicity,
when reviewing the composition and balance of the Board and when
conducting the annual Board effectiveness review.
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PROGRESS UPDATE

Diversity and inclusion is carefully considered as part of the Board's
annual review of both Board and Committee composition. Diversity and
inclusion onthe Board was an area of consideration for the externally
facilitated Board effectiveness review during the year, which concluded
that there is good diversity represented onthe Board.

Aim to maintain fermale representation on the Board of atleast 339
and, overtime as opportunities arise, seek to achieve fermale
representatian of at least 40%. Specifically, the Board willaim to
maintain the current position where at least one of the Chairof the
Board, the Senior Independent Director, CEQ or CFO is female.

Aim at all times to have at least one non-white director enthe Board.

Encourage and monitor the development of internal employees to help
support the internal talent pipeline for succession at both Board and
seniormanagement level.

At the date of this renort, the Board comprises 37.5% women Directors
and the Chief Executive Officer is fermale. The composition of the Board
inthis regardisin line with the requirements of the policy.

At the date of this report, the compaosition of the Board exceeds the
requirement of the policy and the Parker Review. The Company
responded to the BEIS “Parker Review — FTSE 350 Ethnic Diversity
Survey” in December 2022 and continues to monitor wider
developmentsinthis area.

This continued to be a key focusior the Committee and Board in 2022
with detailed updates anthe Company’s plans presented for discussian.
Cotteagues below management levet attend and present at Board and
Cornmittee meetings and meetthe Directars during visits to assets.
Internal successors for GEC members have been identified.

Oversee succession planstoensure that they meet current and future
needs of the business having due regard to diversity and inclusion.

Oversee plans for diversity and inclusion and assess progress annually
by monitering gender and ethnic diversity of the members of the
Company's GEC and direct reparts to GEC (excluding executive
assistants).

The Committee will continue to review Board and management
succession plans in 2023, ensuring consideration of relevant matters
relating to diversity andinclusion.

With additional input from the Designated Non-Executive Director for
Colleague Engagement, the Committee has reviewed plans to further
improve diversity and inclusion in 2023. This has included updates on
initiatives across the Company inthis area, including the work of the
Company’s Affinity Groups.

For Board appointments, only engage executive search firms who
have signed up tothe Voluntary Code of Conduct on gender diversity
and best practice.

The Board only uses accredited executive search firms and will
continue to do soforfuture appointments.

Ensure that candidate lists for Board positions are compiled by drawing
from a broad and diverse range of candidates (including for Non-
Executive Director positions, candidates who may not have previous
listed cormpany board experience but who possess suitable skills,
experience or qualities),

The Committee will continue to ensure candidate lists for future Board
positions meetthe criteria, as it did so when compiling the candidate list
forthe most recent appointments of Mike Butterworth, Habib Annous
and Himanshu Raja.

Intheirdiscussions on Board composition and appointments, continue
to have regard to relevant best practice and the recommendations of
relevantindustry reviews inthe areas of diversity and inclusion.

The Committee has received updates on developing market practice
and regulatory requirements in this area from the General Counseland
Company Secretary, and the Chief Peap.e Officer, These will continuge
in2023.



Board: Gender diversity
%

HEMale 625 (5)
" Female 375 (3)
Senior management and direct
reports*; Gender diversity %
M Male 69.8 (30)
3 Female 302 (13)

Alldataasat 31 December 2022

* asdefined inthe UK Corporate Governance Code
{excluding executive assistants)

Other Committee work: Workforce
diversity, colleague engagement, and
succession planning

Inits December 2022 meeting, the
Committee considered the Company’s Annual
HR Report, including areport on progress with
diversity and inclusion objectives across the
Group, the UK gender pay gap and wider HR
initiatives for 2023. The Committee takes
seriously its role in overseeing the development
ofadiverse pipeline forsenior management
pasitions and the link between diversity and
inclusion, and delivery of the Company’s
purpose, values and strategic aims. It received
updates during the year on diversity and
inclusion initiatives across the Company,
including management's wark with diversity
andinclusion campaign groups, and the
activities of the Company's Affinity network.

Inline with the Code, the Commitiee discloses
that the gender balance of those in senior
management (being the members of the GEC)
and their direct reports (excluding executive
assistants) at 31 December 2022 was 30.2%
(13)fermale (2021:32.4% (12)) and 69.8%
{30y male (2021: 67.6% (25)). Furtherdetails
of gender diversity at senior manager level

(as defined inthe Companies Act 2006) and
across the workforce can be found on page 24.
The above charts illustrate the gender diversity
at Board level and with respect to senior
management and their direct reports level (as
defined in the Ccde) as at 31 December 2022.

The Committee continues to be involved in
overseeing colleague engagement activities.
InJune 2022, the Company gathered
feedback from colleagues, which was shared
with the Committee for discussion, In July and
Deceinilber 2022, Carol welch, as Uesignated
Non-Executive Director for Colleague
Engagement, also reported to the Committee
on heractivities during 2022 and on her
engagement with colleagues and in particular
with the Colleague Forumn (the Forum). In July
2022, the Chair of the Forum presented an
update onthe work of the Forum, including its
focus areas for 2022 and priorities forthe
period ahead. You can read further details on

thisonpage 67.

Duringthe year, the Committee considered the
impact of, and the Company’s response to, the
cost of living crisis for employees. It received
input from Carol Welch, as Designated
Naon-Executive Director for Colleague
Engagement, and management, informed
famongst otherthings) by engagement with
members of the Forum.

Governance

With effect from December 2022, the
Committee's rernit was broadened toinclude
certain governance related responsibilities
{which were previously the responsibility of the
full Board). Additionalresponsibilities of the
Committee now include;

— Monitoring the Board's corporate
governance arrangements to ensure that
hoththe Company and the Board operate
inamanner consistent with corporate
governance best practice

— Monitoring director conflicts of interest

— Reviewingand approving the process for
the annual effectiveness review of the
Board and its Committees, including
approval of the appointment of any external
evaluator and monitoring progress against
any relevant recommendations arising from
any such effectiveness review

— Monitaring training and development
needs ofthe Board and individual Directors

— Reviewingthe Company’s delegation of
authority policy and making such
recommendations as required to the Board
forapproval

— Considering the process to be followed for
the annual appraisal of the Chair
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During 2023, the Committee will monitor
external governance developments, including
relevant aspects of the UK Government’s audit
and corporate governance reforms, and new
diversity reporting reguirements ungler

the Listing Rutes which will first apply tathe
Company inits 2023 Annual Report.

Committee effectiveness

As described in more detail on pages /G and
71, an external evaluation of the effectiveness
of the Board and its Committees was
undertaken duringthe yearin line with the
reguirements of the Code. The Committee
considers that during the year it continued to
have access to sufficient resources to enable
ittocarryoutits duties and has continuedto
perform effectively. In 2022, the Committee
reviewed its terms of reference to ensure that
they remain appropriate.

Robert Noel

Chair ofthe Nomination and Governance
Committee

8March 2023



CORPORATE GOVERNANCE
AUDIT COMMITTEE REPORT

Audit Committee Report

Mike Butterworth
Chair of the Audit Committee

Supporting the Board and acting in the
long-terminterests of stakeholders by
thoroughly reviewing and monitoring the
integrity and accuracy of the Group’s
financial and narrative reporting; its
compliance with laws and regulations,
the internal control and risk management
systems; and managing the externaland
internal audit processes

DEAR SHAREHOLDERS

As Chair of the Audit Committee (the
Committee), lam pleased to present my
report for the yearended 31 December 2022,

Thisreport sets out the activities undertaken
by the Committee during the year and offers
insightinto how the Committee has discharged
the responsibilities delegated to it by the Board
andthe key areas of focus it has considered
indoing so.

COMMITTEE GOVERNANCE

The Committee plays a key governance role for
the Group and in meeting its responsibilities,
the Committee continues to consider the
provisions of the UK Corporate Governance
Code (the Code) and the FRC Guidance on
Audit Committees. The Commitiee’s terms

of reference are available toview at
www.hammerson.com.

Membership and meetings

The Committee continues to be comprised
exclusively of independent Non-Executive
Directors. There were nochanges in the
membership of the Committee during the year,
otherthan the retirement from the Board

and the Committee of Andrew Formica on

28 Apnl2022.
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Committee members
Mike Butterworth (Chair)

Habib Annous

Adam Metz

The Committee met five times during the year.
The agenda for each meetingis planned
arcund the Group’s annual reporting cycle and
includes particular matters for the Committee’s
consideration. Following each meeting,

the Board is appraised of matters arising from
the Committee.

The Chair of the Board, the Chief Executive, the
Chief Financial Officer and ather members of
