Land Securities Group PLC tCompany number- 4369054

Parent company accaunts for Blueco Limited

Company number- 3196199

Landsec

*ACTA
13/12/2023 #168
COMPANIES HOUSE

~

WEDNESDAY

A




Building on our
competitive advantages
First to opportunities,

in shape to act

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

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

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

talent; the future of major retail destinations

is more positive than many people theught
three years ago; and there remains a structural
need to remodel city centres in o sustainable
way. With flexibility on the timirg of any
future capital commitments, we are ready

to seize the opportunities this new market
environment presents.

But cur strategy is about more than buildings.
ft's built on a vision and coemmitment to
shape successful and sustainable urban places
where our customers can achieve their goals

and our communities can realise their potential.

With the quality of our portfolio, expertise
of our people and strength of our customer
relationships underpinning our business, this
strategy is the right one and we are well
positioned to continue to pursue it.
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Qur areas of focus

Valuation

£6.20"

Central
L ondon

— Read more on page 17

Voluation

£‘| .9bn
Retail

— Read more on page 18

Valuation

£o.8bn

Mixed-use

urban

— Read more on page 19
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e Who we are
We are cne of the leading

real estate companies in
tho UK. Wo create places
that make a lasting positive

contribution to our

cormmunities and our planet.
We bring pecple together,
forming connections with
each other and the spaces

we cregte.

o Qur purpose
Sustainable places.

Connecting communities.
Realising potential. Three
principles to live by, they
articulate what we want

to achieve, and the benefits
and experiences we will
create for our stakeholders,
now and in the future.

Qur performance

VALUATICN

‘ 2023

‘ 2022

EPRA EARNINGS

2023
L

2022

DIVIDEND PER SHARE

£10.2bn

£12.0bn |

£393m |

£355m |

| ones  38.6p

2022 37.0p
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Chairman’s statement

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

Cressida Hogg
Chairman

r

Strategic Report

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

his team.

Progressing our Strategy

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

During the year we sold 21 Moorfields, EC2,

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

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

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

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

in Cardiff that we did not already own. We
continue to focus on investing as appropriate
in our leading retall destinations, which
post-pandemic have recovered well, proving
that consumers value the experience of the
best physical retail.

We have made progress on some exciting
mixed-use opportunities os well, and our
team has shown creativity and resilience
unlocking some complex opportunities in
London and Manchester. For example we
cbtained planning consent for our 1,800
hormes masterplan at a site on the Finchley
Road previously used for retail.

Managing returns

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

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

of our ongoing bond issuance programme.

Akey part of our strategy is to provide
shareholders with a predictable dividend
each year, underpinned by high-quality
earnings acress our pertfolio. The Board
is focused on the resilience of underlying
earnings, and factaors in income
considerations when approving sales or
investments. The organisational review
undertaken this year should generate
efficiencies to offset inflation in the near
term. We appreciate that for most of
our shareholders our dividends are an
important gttraction, especially when
capltal returns are volatile,

Our organisation and culture

Since Mark joined the business we have
been focused on ensuring that Landsec is
fit for the future, especially in light of the
upheavais in our market caused by the
pandermic and macreeconomic change.
Over the last year the structure of the
organisation has been re-aligned to our
future strategy, becoming flatter and
more streamlined. We have added external
customer facing, data and technology
skills to our senior team, and we now have
a clear rondmap for digital transformation.
While we have been sad to see some
long-term colleagues leave as part of this
project, we are very positive about the
impact on our culture and efficiency that
these changes are bringing. We continue
to be committed to making Landsec’s
warkforce truly reflective of the diverse
custormers and communities that we serve

see pages 35-38.

Our sustainability agenda

We continue to be proud of our sector-
leading position on sustainability issues, but
are nat complacent with the level of change
and investrnent that will be needed to make
our existing assets more environrmentally
friendly. We are also driving necessary

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

our first Net Zero carbon building powered
entirely by renewable energy. Science Based
Targets are once again embedded in the ESG
objectives in managernent remuneration
schernes (see page 109).

Board changes

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

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

as | hand over to my successor. It has been

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

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

of our portfolio, in London in particular.
The Board is groteful for the commitment,
insight and empathy she brought, and we
wish her well for the future.

We welcomed Miles Roberts to the Board

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

Looking forward

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

Cressida Hogyg
Chairman
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Introduction to Sir lan Cheshire
On behalf of the Board | would like |
to thank Cressida for her invaluable
contribution during her time an the !
Board and as Chairman ot Landsec.

The business has benefited considerably |
frorn her experience and leadership. i
Cressida’s influence and oversight have
been significant in getting us to the
strong strategic position we are in
today, despite the significant challenges
faced by this business during the
pandemic and more recent
macroeconomic challenges.

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

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

more about the business. | am hugely
impressed with the work Mark and his
teamn are leading to drive the business
forwards with strategic investments
and disposals, stronger customer focus
and operational performance and a
more agile culture.

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

Sir lan Cheshire

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

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

Mark Allan
Chief Executive

Strotegic Report

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

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

over the last 12 months. Despite enduring
customer dermand driving rents and
occupancy higher, increasing interest rates
meant the value of our portfolio was down
7.7% for the year, as an average >0bps rise
in valuation yields offset an overall 3.6%
ERV growth,

Whereas many slowed or paused activity

in response, we have remained active,
pragmatic and future-focused in executing
our strategy during the year. We sold £1.4bn
of London offices where our ability to add
further value was limited, bringing total
office disposals since late 2020 to £2.2bn,
with an average yileld of 4.4%, on average
just 4% below book value. We selectively
invested where we saw value, for exarnple
buying the debt securaed on St David’s,
Cardiff at an implied property yield of 9.7%.
We kept to programme on new developrments
by committing to early works during the
political turmail in the auturmn whilst
keeping flexibility on . £400m of future
spend, which we now expect to commit

to shortly. And we issued a £400m Green
bond, to pro-actively extend our sector-
leading debt maturities even further.

Qur areas of competitive advantage remain:
i) our high-quality portfolio; i) the strength
of our customer relationships; and i} cur
ability 1o unlock complex opportunities
through our development and asset
management expertise. Despite the change
in market conditions, these strengths are
clearly reflected in our strong operational
performance during the year and we expect
these to persist going forward.
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This is supported by the strength of our
capital base. With a 31.7% LTV and net
debt/EBITDA of 7.0x at the year-end our
leverage is low; at 10.3 years cur average
debt maturity is long; and we have no need
to refinance any debt until 2024, We have
alse created more opticnality in our
attractive pipeline and as a result of our
strategic choices and decisive action since
late 2020, we are well placed to take
advantage of the opportunities that will
undoubtedly emerge in a new higher rate,
higher yield environment.

Delivering continued growth

in operational results

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

EPRA EPS for the year increased to 53.1
pence, or 50.1 pence on an underlying basis,
excluding the benefit of o £22m increase

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

vs the prior year, towards the high end

of our guidance of low te mid-single digit
percentage growth. This was supported by
growth in like-for-like net rental income of
6.0%, which more than offset the impact
from our £1.4bn of disposals end our
significant deleveraging. In line with growth
in underlying earnings, our dividend for the
year s up 4.3% to 38.4 pence, reflecting a
dividend cover of 1.3 times.

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

the sharp increase in bond yields over

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

Our strategy

Cur strategy is focused on three areas -
Central London offices, major retail
destinations and mixed-use urban
neighbourhoods. Each of these benefits
from growing demand for high-quality,
sustainable space, which cantinues to drive
rental growth, Whilst the proportions of use
differ, there is increasingly more that unites
these areas thon divides themn, as the lines
between where people want to work, live
and spend their leisure time blur. What
binds these oreas together is the enduring
Immportance of a sense of place.

Whilst our strategic focus remains the
right one, economic and financial market
conditions have changed materially over
the past year. Interest rates have risen
sharply in response to higher inflation and
credit conditions are tightening, resulting
in reduced lending and increased credit
margins. It is impessible for us to predict
where interest rates will settle over time,
but taking a long-term view, it seems cfear
to us that the uitra-low rates over the pricr
decade were the aberration, not the
adjustment over the past year.

Londsec Annual Report 2023 00s

This is important for a number of reasons.
Firstly, the strategy we set out in lote 2020
was never built on a premise that low
interest rates would persist forever. Neither
are our actions now based on the hope that
rrdrkets will just “return to normal” and
interest rates come back down sharply if
we wait long encugh. They might, but this
seems wnlikely to us and hope is not a
strategy, so we have not and will not base
our decision-making on this. Cur disposal
of £1.4bn of mature offices over the past
year is testament to this.

Secondly, and most importantly, this
adjustment plays directly to the strengths we
have baen building since late 2020. At that
time, it was difficult for us to find value in

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

a higher cost of capital, similar 1o equities
and bonds. The full effect of increased
borrowing costs will likely only work its

way through the system over time, but

this should lead to attractive opportunities
for us.

Since lote 2020 our focus has been on

i} focusing our new investment where

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

iii} rmaintaining capital discipline. As o
result, we are well placed now.

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

Whilst part of the property market is busy
looking backwards to deal with leverage
or refinancing issues, we have the rare
opportunity to lock forward to future
growth. Part of this will be funded by our
significant headroom ond residual c. £1.46bn
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Chief Executive’s statement

continued

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

Creating value through our
competitive advantages

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

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

Im London, where 74% of our portfolio

is now focated in the vibrant West End

and Southwark markets, up from 58%

in 2020, we completed £43m of leases,

on average 3% above ERV, with a further
£6m in solicitors” hands, 19% ahead of ERV.
As a result, occupancy increased 110bps

tc 959% and at 99.5% occupancy our
West End offices are effectively full - both
substantially ahead of the wider market.
This drove 4.7% ERV growth, which is at the
high end of our guidance. As demand for
grade A space remains strong and supply is
low, we expect continued low to mid single
digit percent £RY growth this year.

Across our major retail destinaticns, where
we selectively expanded our presence with
our investments in Bluewater in late 2021
and St David's in March, we signed £27m
of new lettings, on average 8% above ERV.
This was 35% higher than the prior year
and occupancy of $4.3% was up 110bps
during the year, highlighting the value

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

in dermand for space, with £11m of lettings
in solicitors” honds 11% above ERV, up 28%
vs this time last year, Cur portfolio saw
0.9% ERV growth last year and we expect
low to mid single digit percentage ERV
growth this year

Our positive outlook for rental value growth
reflects the high qguality of our portfolio,

as we expect overall demand for space will
continue to rationalise in both retail and
offices. We expect this will start to tead

to o growing divergence in asset pricing.
Investment activity remains thin and so
the emerging stabilisation of values in
recent months needs to be viewed in that
context, yet we expect values for the best
assets 1o stabilise and return to growth well
before those where fong-term structural
demand is questionable.

This is supplemented by our ability to
unlock complex opportunities, such as

the discounted purchase of the debt on

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

Looking ahead, this aiso provides us with
a clear competitive advantage in terms

of future opportunities. We now have a
1.0m g ft consented office pipeline in the
West End and Southwark, deliverable into
a window of a significant shortage of
sustainable Grade A supply, and we could
potentially start on site with two major
mixed-use regeneration schemes later this
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year. In addition, we continue to see value
in major retail destinations, where asset
values have already repriced materially

and our differenticted platform provides

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

Driving returns

We rermnain decisive in our capital allocation
decisions - fecusing squarely on the future
returns we expect our investments to
generate, rather than any historical book
value. The £1.4bn of offices we sold during
the year are a good example of this. The
two principal ossets in this had generated
an attractive 10% IRR over the period we
had held them, but ocur expected forward
return from the price on offer was in the
mid-single digits. As this is below our
return ambitions and ather investrment
opportunities available to us, such as those
outlined above, we decided 1o sell. We will
maintain this clear discipline in the future.

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

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

Looking forward, higher interest costs and

cost inflation are @ headwind to earnings

across every sector, but this is compensated

by the strengths of cur business and the

successful execution of our strategy:

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

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

our growth in like-for-like income,
reflecting the strong dermand for our
high-quality space, espedially from next
year onwards once the last historically
over-rented feases in retail have reset.

For the year to March 2024, we expect
EPRA EPS to be broadly stable vs last year's
underlying level of 501 pence, as we expect
the positive impact from continued strong
operational performance and like-for-like
rental growth to be more or less offset by
the fact that we have been - and in the
near term will likely remain — o net seller

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

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

Delivering sustainably

Eighteen maonths ago we were the first UK
REIT to set out a detailed net zero transition
investment plan, We continue to progress
the implementation of this, es delivery of
this plan will ensure we stay ahead of the
Minirmum Energy Efficiency Standard
Regulations, which require @ minimum

EPC B certification by 2030, as well as
other regulatory requirements. So far our
work has been focused on optimising
building management systems and
conducting the detailed design to install air
source heat pumps in our office buildings.

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

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

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

to last year, when utilisation was lower

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

to save energy.

Outlook

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

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

to be @ smooth one. The reversal of decades
of glebalisation and associated inflationary
pressures will also continue te affect
economic prospects, for the UK further
exacerbated by the impact of Brexit.
Positively, the political situation in the UK
has stabilised somewhat since late last year
and despite all uncertainties, our strotegic
decisions since late 2020 mean we are in
great shape for any eventuality:

Landsec Annual Report 2023 007

our portfolio is well-located and its
quality is high, which are decisive factors
for our customers;

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

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

* we have created an attractive and
profitable pipeline, with flexibility on
future comrnitments.

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

Mark Allan
Chief Executive
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Market context

The Landsec property portfolio is invested in a
number of sectors within the UK. We own high-
quality offices in London, six regional shopping
centres, five retail outlet centres and a portfolio
of mixed-use urban development opportunities
in London, Manchester, Glasgow and Cambridge.

Market at a glance

£236m =’ 8.3%a

of office space ir central Londan vacancy rate in centrol London
offices [2022; 8.43)

- $£/.3bn= 25.5%=

of investment transactions Online sales as o percentage of
in central London in 2023 all retail sales (os ot March 2023)
(2022 £14.5bn) (March 2022: 26.3%)

Centrol London office vacant space {Scurce: CBRE, Landsec)
‘ | ®MNew 3 Second-hand — City ---- West End == Central London

f

Million sq ft
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The UK real estate market

The real estate investable market in the
UK is estimated to be valued at £920bn,
with assets across a wide range of sectors
including offices, industrial, healthcare,
retail and residential. Rather than try to
invest in all areas, and spread our
management focus too thinly, we currently
focus on three. These are: Central London
offices, Major retail destinations and
Mixed-use urban rneighbourhoods - areas
where we have sources of competitive
advantage and expertise to be able to
rmaximise the value from our portfolio.

The performance of real estate is a
combination of the moverment in values
and rent. Over the last year, global political
and ecornomic factors, such as the war in
Ukraine and the increase in inflation and
interest rates, have depressed property
vatues as yields have increased as a result
of uncertainty and higher pclicy rates.
Conversely, property in general has seen

a strong operational recovery as the
effects of Covid diminish and the utilisation
of physical space has increased.

Central London office market — floor space under offer (Source: CBRE}

---=10 year average

Million sq ft

1
— 4

% 310J AJUDIDA
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Eéntrul London offices

London is well set to continue its position
as Eurcpe’s pre-eminent global gateway
city. It has a unique ecosystem that
combines a rich novwork of world-class
universities, renowned research centres,
innovative small businesses and globai
industry players. Alongside its global reach,
London's ability to attract and retain talent
continues 1o be a cormpetitive advantage,
and its reputation as a safe haven is
particularly valuable in times of turmoil.

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

The demand for flexible space continues

to grow as both established and new
businesses are looking to cccupy space
that meets today’s flexible-working needs.
Conventional space, occupied aver a longer
length of lease, will still play a critical role;
but successful property companies need to
provide a range of spaces offering different
products. Creating workpiaces as overt
displays of o company’s culture, ond places
that facilitate the benefits of collaborating
in person, will stimulote creativity and,
ultimately, productivity. We expect this
trend to continue, alongside the growing
requirement to ensure offices meet the
minimum credentials for sustainability by
2030Q. As o result, the divergence in the
performance and resilience of the best
space, compared with secondary space,

is likely to widen.

The last 12 months have seen a significant
repricing of office values as yields have
increased as a result of higher interest rotes
and wecker global economic conditions.
The occupational market continues to
perform well, with take-up of office space
up 6.9% and the vocancy rate reducing

to 8.3%.

Major retail destinations
The retail market has experienced a number
of significant changes in recent years
including the material increase in online
reluil und Lhe chunge in consumer habits
coused by the pandemic. The current
economic environment is also a challenge,
with retailers facing higher costs due to
inflation, and consurner disposable income
facing pressure frern higher energy and
food costs, and higher interest rates.

It is clear there remains too much physical
retail space in the UK: perhaps up to 25%

of this space will be converted to alternative
uses such as leisure or residential space,

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

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

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

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

As aresult of these trends, we expect
investment activity to continue to grow.
Shopping centre yields are high compared
to other markets and sectors. With the
prospect of rental income growth, the
future returns look attractive. This provides
a cyclical investment opportunity, as there
are few investors with both the capital and
operational expertise required.

Mixed-use urban neighbourhoods

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

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

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

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

From this perspective, developing strong
public-sector partnerships is critical to
success. Not only are they politicat
stakeholders, but in many cases their
participation will be key to accessing
development land - with U+l's Mayfield
project in Manchester a case in peint.



a0 Landsec Annual Report 2023

Our top ten assets

Listed by value

4 Piccadilly Lights, W1

7 Gunwharf Quays, 8
Portsmouth

Strategic Repert

80-100 Victoria Street, SWT

|
|

3 ( One New Change, EC4

{‘ i

5 MediaCity, Greater Manchester

6 ‘ Nova, SW1

|

62 Buckingharn Gate,

Bluewater, Kent .9 sw1

10 Queen A-nne's Mansions,
SW1
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Our stakeholders

To achieve our purpose, we need to understand our stakeholders, and the most effective way of .
asking for their input and support. As the nature of commercial real estate is becorning much !

more operational, we need to work even more closely with our custorners and other stakeholders.
;’7 Whoe are they? Why are they What do they want How do we engage
| important to us? from us? with them?
! Everyone who uses our Serving our customers is the reascn Customers want us to We rmeet our customers regularly
! 4 buildings, Qur office we exist. Qur cccupiers provide us understand and respond to their to understand what's important
‘ E occupiers’ employees and with rental incorme. Our reputation changing needs. That means to thern and evaluate the service |
‘ .E their visitors. Our brand depends on meeting the needs of providing sustainable, efficient, we provide.
! 3 partners and guests inour  all our custorners. fabulous space and services
5 retail and leisure assets, that enhance their working,
o and residents in the shopping, leisure and living
| accommeodation we build. experiences.
‘ Everyone employed Qur people put our strategy Our employees want a We use engaogement surveys,
" directly by Landsec. into practice, live our culture, great career, and a positive our Employee Forum, weekly ‘
g and enable us to achieve our and rmotivating work updates from across the business ‘
c_>:f purpose. Uitimately, they crecte environment where they can and ‘town hall’ presentations,
g' ! value for our stakeholders. thrive, underpinned by alengside relevant training and ‘
; w ‘ a supportive culture that development programmes. And we |
! 3 ! embraces diversity hove recently launched a new ‘
‘ ond inclusion. recognition platform to celebrate

those who bring our purpose to life.

| .
Thase who live in areas We want aur buildings and activities Local people want us to Our activities range from providing
 where we work or where to have a positive impact on the local  enhance the physical and work experience and routes to
! we have assets. For community. To achieve this, we need social infrastructure in their ernployrment, to helping students
| H example, local residents, to have good relaticnships and area, helping their cammunity  and addressing local socio-economic
) :g businesses, schools and understand local people’s needs. thrive. They also want us to needs. We consult local communities
| ] charities. provide the nght mix of ahead of all development activity
X £ | services for their needs. and maintain the relationships
N following cormpletion. Our !
5 | Community Charter sets out o list
o of commitments that we, asa |
responsible developer and landlord, |
N must stick to in order to fulfil our ‘
‘ purpose.
w .T Those who own shares Investors provide capital to the Investors want a clearly Farmal results presentation every
E 1 in Landsec, and our business, as well as valuable articulated long-term strategy,  six months plus capital market
§ " bondholders. feedback on our performance together with shorter term days gs appropriote, Financgial |
£ | and strategic options. plans and effective institutions aond debt providers
5 ' communication of our progress.  meet our management reguiarky. |
o We hold an AGM every year. .
P - - = - — - 4
@ ! Those who have a direct Their vita! contributions to cur Qur partners want us to be We work to find mutually effective
E working or contractual business range from providing services  trustworthy and live up to our ways to comrmunicate and collaborate
t relationship or share a and advice, through to granting the promises. with each group. The highest
4 mutual interest with us. planning perrmission and approvals standards of health, safety and
g that allow us to develop buildings and security underpin everything we do.

run aur business.

[ Qur Section 172 Statermnent
You can find our Section 172 Statement, which sets out how the Board takes stakeholder |
| interests into account when making decisions, in our Governance section. ‘

— See our Governance section on pages 76-7¢
— You can find commentary on our culture on pages 34-39

L one: s
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Our business model
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To create value, we buy, develop, manage and
sell property, drawing on a range of financial,

real estate and social rescurces,

Financial

The different types of funding

we deploy, from shareholder

capital to borrowings.

Properties and places

Cur land and buildings, the
materials and technologies
we use, and the natural

environment.

People and
relationships

The relationships we have with
custamers, communities and
partners, and the capabilities

of cur employees.

QOur
focus

We focus on areas of

the real estate market
where we have scurces

of competitive advantage
and can maximise the
value from our partfelic
and our talent.

Our main
activities

Asset
management

Building strong relationships
with our custormers 1o
provide the spoce and
services they, and their
customers, need, to help
thermn suceeed, so growing
our income and value.

Strotegic Report

Our
objective

7 To achieve the best
. risk-tdjusted returns

Deveiopment

and refurbishment
Creating new or
refurbished spaces and
places, from stand-alone
office and retail, threugh
to urban mixed-use
neighbourhoods. With

a focus on sustainability,
design and wellbeing, these
spaces create long-term
value for our customers
and our business.

from our activity.

i
|
Bl
o ~
Investment
activity

We balance our
investment activity.
acquiring income-
generating assets or
potential development
schemes, and funding this
by disposing of mature
assets or those where

we have no sources of
competitive advantage
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Everything we do airns to achleve our
purpose: Sustainable places. Connecting
cormmunities. Realising potential. Our
culture, supported by our values, provides

Landsec Annuaol Report 2023

313

We are able to add significant value
through our portfolio and activities, and
we match our capital and capabilities to
ensure we Tocus on areas where we can
odd the most value.

a commaon language to enable our people
to thrive, and realise their potentinl

Output

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

i Financial
Long-term growth in asset
. values and income, creating
' value and petential for
: increased dividends to
‘ sharehoiders.

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

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

Properties and places
f Space that creates value
] for us by meeting the
\ changing requirements of our
' customers and communities,
. and being o healthy
environment for all.

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

The tronsition to a net zerc carbon portfalio
imvolves changing the design, materiats and
the way we construct new buildings, ond
how we operate our existing portfolio.

—= Tc read more go to pages 41-43

i People and
i relationships

{ Cur ability to help businesses
- and people thrive - including
! our own employees.

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

For our employees, we invest to attract
and develop great people who add value
io our business. We focus on engagement,
wellbeing, diversity and reward, and
conduct regular reviews.

We help those further frorn the jobs
market access opportunities in our
industry, belleving everyone must be
treated and paid tairly, and that cur
business should reflect and support cur
diverse communities.

— To read mare go to pages 44-46

We aim to be a sustainable business

by anticipating and responding to

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

Goal

. Total return
. onh equity

Qur aim is to achieve
| above-market total return
L on equity, together with
' significant social and
[ economic value for all
: our stakeholders.

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

; — How we manitor performance,

; see page 16

! — How we reward success,

: see pages 98-116
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Our strategy

Landsec focuses on three areas of the UK

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

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

Qur strategy is underpinned by two key
principles of sustainable value creation:
focusing our resources on where we
have genuine competitive advantage,
and preserving a strong bolance sheet,
To achieve this strategy, we need a clear
sense of purpose and a culture thot
supports, respects and motivates our
people. The three - strategy, purpose,
culture — are inextricably linked.

Importantly, cur strategy remains grounded
in our purpose; Sustainable places.

Connecting communities. Realising potential.

M executing it, we continue to be led by
three things: warking sustainably, meeting
the needs of our customers, and being
disciplined with our capital. It is vital we
make healthy, sustainable returns to enable
our business to grow over time. Which is
why we focus an thosa areas where we

believe we have a genuine competitive edge.

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

Landsec strategy

Two key principles
of sustainable
value creation

Strategic Repaort

Focus on
competitive
advantage

* High-quality portfolic
e Strong customer
relationships

s Unlocking complex
opportunities

Preserving balance
sheet strength

» Disciplined capital
recycling

= Managing LTV

s Preserving optionality
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Global economic and financial market
conditions have changed significantly

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

Importantly, the strategy we set out in
late 2020 was not based on a continuing
low-rate environment. This is why we said
we would i) Tocus our investment on sectors
where we have a genuine competitive
advantage that helps us create long-term
value, rather than sectors which happened
to be in vogue at the time; i) over time sell
<. £2.5bn of mature London assets where
yields were low, of which we have now sold
£2 2bn; and i}y maintain capital discipline.

Our strategy's
impact on portfolio
weighting (%)

Qur strotegic focus on sustainable value
creation in three key areas, central Londan
offices, major retail destinations and
mixed-use urban neighbourhoods, remains
the right one. Demand in each area
remains resilient, underpinned by the
strenyth of our customer relationships

and high-quality portfolio.

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

This year, we have refreshed our
environmental targets, setting far more
demanding carbon-reduction targets,

in line with the latest recommendations
frarmn the Science Based Targets initiative.
We will cantinue to strive to rermove carbon
from our construction and the operational
use of our buildings.

Landsec Annual Report 2023 [015)

At the heart of our philesophy is a belief
that we can only be successful if our
customers are successful. We look to build
positive and lasting relationships with them,
1o understand their businesses better, and
determing what we can de better or
differently to help them succeed.

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

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

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

March 2022

£12.0bn

March 2023

£10.2bn

“Chat3

Mediurn term

Portfalio split

March 2022

March 2023

Medium term

. Central Londen

65% 61%

55-60%

. Majar retail destinations

16%

18%

20-25%

. Urban mixed-use

7% 8%

20-25%

. Subscale secters

12% 13%

n/of
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Our KPls

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

As well as the performance measures
below, everyone has personal objectives
1o achieve for the year. For our Executive
Directors, these focus on strategic
development and execution, performance,
and culture and values.

| EPRA earnings

How we measure it
We set targets for EPRA earnings in
f line with our five-year strategic plan

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

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

In addition to the annual bonus KPis below,

we set KPls for LTIP awards in line with our
rernuneration policy.

— You can fing further infarmation in
Remuneration on pages 96~116

Total return on equity

How we measure it

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

Link to remuneration

30% of annual bonus performance
is linked to this KP

J Our perfoermance in 2022/23

Total return on equity was -8.3%
compared with the target of +8.5%

Strotegic Report

The measures and their weightings are

soh [ 30% | Kzo% )

Total return
on equity

EPRA earnings E5G argets

ESG |

How we medsure it

We have two action-orientated targets
driving energy intensity reduction

across all assets {five actions) and ‘
embodied carbon reduction across

all developments (five actions)

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

Cur performance in 2022/23 i
5/5 actions delivered contributing
to energy intansity reduction;

4/5 actions delivered contributing
to embodied carbon reduction
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Our strategic focus

Offices

Our view of the market

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

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

to want flexible options and strong
sustainability credentials - 5o only the best
spaces will thrive, Qur portfolio is weli
placed to benefit from these trends.

Our plan fer our

Central London portfolio

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

Three office developments will complete

in 2023 and these are expected to generate
£372m of gross income when fully let.

We have a consented pipeline of 1.1m sq ft
of office-led development opportunities,
inctuding Portland House in Victoria and
Timber Square in Southwark, where we
are already on site with early works. Qur
developments will offer a range of cur
products - Myo, Customised and Blank
Canvas — and will provide the space and
facilities customers now demand. We plan
to open three new Myo locations in the
autumn, totalling 138,000 sq ft, with a
further location to open next surmemer.

We also think rising interest rates will lead
to investment opportunities in 2024, as high
refinancing costs will cause sormne owners

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

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

This year, we will install our first air source
heat pump at Dashwood in the City

The portfolio

§6.2bn

of prime office space
in central London with
ancillary retail space

£435m

office lettings or renewals,
3% ohead of valuers’
assumptions

95.9%

like-for-like accupancy

three

developrrents campleting
in 2023, with a 1.1m sq ft
near-term pipeline of

four assets

Strategy in focus

Landzec Annual Report 2023 oy

During the fast financial year,
we sold three major office
assets for a total of £1.4bn.

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

These disposals demonstrate
our strategy in action. We were
disciplined in our approach and
took the opportunity to realise
value even though property
values were falling in the rmarket.
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Our strategic focus
Retail

Our view of the market

Prime retail destinations have been one

of the most resilient real estate sectors
aver the last year. As the cost of online
retail has increased in recent years, physical
retail costs - rent and rates - have declined.
For many leading brands, enline and physical
channals are now firmly inter-connected,

50 we continue to see existing brands upsize,
new brands opening stores in our assets as
they move from nearby locations to benefit
from higher foctfall, and digital-native
brands opening stores to grow customer
connectivity and experience.

Consurmer behaviour has gradually reverted
to pre-Covid trends, with online sales down
and in-stare sales growing over the paost
yeor. Given the inflationary pressure on
margins for many brands, both online and
physical, we expect that the raticnalisation
of the tail-end of brands’ store portfolios
will further accelerate. This adds to the
chalienges for secondary retail locations,
where there remains a significant excess

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

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

Our plan for our retail portfolio

We will concentrate on catchment-
dominant locations we are confident

will be lomg-term winners, by offering

an experience that draws shoppers tirme
and again. We will sell assets where we do
not have scale or sources of competitive
odvantage: the retail parks from our
subscale sector, for example. We will also
make selective disposals and acquisitions,
to ensure our portfolic always holds retail
assets that have long-term appeal to brand
partners and visitors.

The portfolio

|
- £19bn

portfolic comprising six

( high-quality regienal
shopping centres and five
outler cantres

£38m

lettings signed or in
sclicrters’ hands

- 94.3%

hke-for-like occupancy

4.4%

ke for like sales up we 2020

Strategy in focus

Strategic Repart

Investing in Cardiff

During the last year we secured
100% ownership of St David's
shopping centre in Cardiff.
Using our competitive advantage
to unleek complex opportunities,
we acquired the outstanding
50% from two debt holders at

a net initial yield of 9.7%.

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

Via a separate deal, we also
acquired the adjocent vacant
Debenhoms store for a minimaol
sum. All cambined, this unlocks
the opportunity to deliver our
future vision for the centre, ta
further enhance its ottractions
for brands and guests. We
expect to deliver a high single-
digit incorme return on
incrernental capital expenditure.
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Our strategic focus
Mixed-use urban
neighbourhoods

Our view of the market

There rermains a structural need to

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

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

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

The portfolio

Qur plan for our mixed-use urban
neighbourhoods portfolico

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

However, the changes in capital market
conditicns have a clear impact on cur
underwriting assumpticns. Any decision

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

10m sq ft

pipetine ot mixed-use urban
schemes in Landon,
Menchester and Glasgow

First

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

Potential

to start on site at Mayheld,
and commence enabling
works at Finchley Road,
later this year

Strategy in focus
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Preparing the pipeline
Our mixed-use schemes are
regenergtion projects in the
heart of communities. Strong
relaticnships with local
authorities and crganisations
is therefore essential to ensure
our schermes work both for us
and their local communities.

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

[ / Overview

‘ | Qur overall portfolio on @ combined basis was valued at
£10.2bn at the end of March, which adjusted for disposals
‘ and new investrments, was down £848m for the year due
‘ to a softening of valuation vields, and is made up of the
L. following areas:

Central London

Our rmodern, high-quality office {82%) and retaif

and other commercial space (18%), located in the
West End (68%), City (26%) and Southwark (7%).

Major retail destinations

Qur investments in six shopping centres and five retail
cutlets, with the seven largest assets comprising 85%
of the overall retail portfolic value, most of which are
‘ ' armongst the highest selling locations for retailers in

the UK.

i —
l // \\ Mixed-use urban neighbourhoods

. | Our investrments in rmixed-use assets and future

/ 8()/ ‘; development opportunities, focused on five sites

| (] i in London, Manchester and Glasgow, of which some
| '\ /’ still have a short-term use as retail ahead of their

\ / medium-term redeveloprment.
e
| -
\\ Subscale
: i Assets in sectors where we hove limited scale and
' 13% ‘ which we therefore intend to divest over tirme, split

i broadly equally between retail parks, hotels and

N, 4 leisure assets.
\\
~..
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Investment activity

When we set out our strategy in late 2020,
we said we planned to sell ¢. £4bn of mature
London offices and assets in sectors which
were subscale for us over o period of circa six
years, with a view to reinvest this inte higher
growth opportunities over time. We have
continued to make strong prograss on this, so
2.5 years into this period, we have now sold
£2 4bn, including £1.4bn over the past year.

Our largest sale last year was the £809m
disposal of our 21 Moorfields, EC2
developrnent in September. The building is
fully pre-let to Deutsche Bank for 25 years
and therefore offered little room to add
further value. The scle represented a 9%
discount to March book value, partly
reflecting the fact that construction had
not yet completed, but crystallised a 25%
profit on cost and 11% IRR since we acquired
the site.

In January, we sold One New Street Square,
EC4 for £350m. This bullding is fully let to
Deloitte for a further 14 years and, following
o regear of the lease ot the stort of the
yaar, alsa offered little to room to add
further value. The price was 4% below the
September valuation, yet crystallised a 10%
IRR since our acquisition of the site in 2005.
At the start of the year, we also sold 32-50
Strand, WC2 for £195m, following a 10-year
lease regear with the sole occupier, 15%
above its prior book value. In addition, we
sold £54m of smaller non-core assets, 22%
ahead of book value, and we have now sold
or exchanged contracts to sell over half of
U+l's mon-core assets for £58m, on average
16% above book value.

Relative 1o £1.4bn of disposals, we spent
£120m on acguisitions and £280m on
development capex last year. Qur main
purchase was the debt secured on 50% of
St David's, Cardiff via separate transactions
with two lenders. This allowed us to obtaoin
100% cantrol of the shopping centre at a
discount to the £113m book value of our
existing holf of the csset and on implied
initial and eguivalent yield of 9.7%. In
addition, we spent a small amount an land
assernbly deals around some of our major
mixed-use projects.
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We have now sold £2.2bn of the ¢ £2.5bn
London offices we earmarked in 2020, at
an average yield of 4.4% and a 4% discount
to book value. This means our Lendon
assets are now 74% in the West End and
Southwark, with City exposure down from
39% to 26% over the year. We are planning
further disposals this year, yet we expect
future disposal activity to be more
balanced towards our subscale sectors.

Portfelio valuation

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

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

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

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

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

The value of our major retail assets reduced
46.4% during the vear, despite our successful
leasing activity driving 0.9% ERV growth.
Virtually all of this movement occurred in
the final quarter of the 2022 calendar year,
as valuers moved yields out by 40bps,
mostly based on sentiment, as there were
no comparable transactions during the
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period. We ascribe more value to the
continued improvernent in operational
performance then "sentiment”, so we
continue to focus on driving this. Reflecting
the high incorne return, the total return of
aur majer ietuil assets was at 0.5% ahead
of Londen (-3.4%) and mixed-use (-2.8%).

In mixed-use, our completed assets at
MediaCity were down 5.9%, as ERV growth
of 8.6% was offset by o 6lbps increase in
yields. Our future developments were down
2.4%, reflecting the fact that these are
mostly valued based on their existing use
and we manage the income on a short-
term basis to maximise flexibility for future
development. In Subscale, hotel values
were down slightly (-3.1%), whilst retail
parks were down 12.1% driven by 6%bps
yield sofiening, following a strong 31.9%
increase in values during the prior yeor.

The value of our leisure assets was down
17.7% reflecting concerns around the largest
tenant, Cineworld, although the news of
its recapitalisation post the year-end is

a clear pesitive.

Valuation analysis Tacle 4
Market LFL
value FY H2 LFL rental Topped up equivalent
31 March Surplus/ valuation valuation value Net initial netinitial  Equivalent yield
2023 [deficit} change change change® yield yield yield change
£m £m % % Yo bps
Wast End offices 5,653 (222) (8.0) (4.0) 37 4.8 53 5.1 44
City offices 1,304 (234) (15.4) (7.4 47 15 20 52 53
Retall cnd other 1,095 14 13 1.1 7.6 41 4.3 4.6 13
Developments 1,190 (37) (3.0) (2.5) na 03 03 46  n/
Total Central London T 5,242 (479) (7.3) (3.6} 47 43 470 49 42
Shopping centres T 11%e (60) (4.8) (5.8) 3.0 8.1 8.6 7.6 S
Outlets 684 67y (B9 (B.4)  (2.5) 6.5 6.8 7.2 45
Total Major retail 1,880 {127) 16.4) 16.7) 0.9 7.5 7.9 7.6 40
Completed investment 389 {24} (5.9) (1.1) 8.6 5.4 5.4 6.4 61
Developments 426 48) (9.4  (112)  n/a 53 5.4 58 nia
Total Mixed-use urban 815  (72)  {7.8) 16.9) 8.6 5.42 5,47 6.1 61
Leisure 476 (99) (17.7) (15.5) (1.4 8.0 81 B3 116
Hotels 405 Tan 3.2) (8.1) 9.9 Ces b6 &7 117
Retail parks 418 (58 (12.1) (7.1) 4.9 6.5 7.0 6.4 49
Total Subscale sectors 1,302 (170)  {11.6)  (10.6) 3.5 7.1 7.3 72 96
Total Combined Portfolio 10,239 (848)  (7.7)  (5.4) 3.6 5.4 5.9 5.8 50

1.Rental value chonge excludes units materniclly altered during the period.

2.Excluding developrnents

Looking ahead, whilst yields appear to
have storted to stabilise in recent months,
investrment activity in reality remains thin
across most sectors. Investor dernand is
selective, so combined with the volatility
in interest rates and tightening of credit

conditions the outlock remains uncertain,
although we expect values for prime assets
to stabilise and return to growth well before
secondary. We also expect high vields in
majer retail destinations to offer more
resilience than lower yielding sectors.

Reflecting the streng demand for high-
quality space and limited supply, we expect
ERVs in London and majer retail to grow by
a further low to mid single digit percentage
this year,
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Leasing and operational
performance

Central London

Despite the recent disruption from
transport strikes, London continues to
get busier and office utilisation continues
to gradually increase. We continue to see
a grewing bifurcation in demand, with
custorers focusing on flexibllity, the
best quality space in areas with the right
amenities to attract key talent, and
sustainability. Across the London market,
office take-up slowed in the second half,
ending the year at 11.8m sq ft - up 7% vs
last year and just 4% below the 10-year
average. Spoce under offer reduced to
3.2rn sq ft vs a 10-year average of 3.4m
sg Tt and vacancy in the City remains high
at 11.7%. Conversely, vacancy in the Wast
End, where ¢.70% of our assets are located
is just 3.6% and down 70bps YoY. Overall,
57% ot available space is second-hand,
as Grade A vacancy remains low at 1.7%.

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

19% above valuers’ estimates. This included
an upsized, new 17.5-year lease with Taylor
Wessing at New Street Square, in a deal
where we are temperarily relocating them
to a different building on the estate where
we are drawing up plans for medium-term
redeveloprment, whilst we decarbanise
their existing building. In line with our
guidance, occupancy increased 110bps to
95.9%, with our West End offices effectively
full, at 99.5% occupuncy. We continue to
see strong demand for our Myo flexible
offer, with 123 Victoria Street 100% let

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

a year age. We plan to open three new
Myo locations in autumn, totalling

138,000 sqg ft, with a further location

tc open next summer.

Locking forward, we have been clear in
cur expectation thot more flexible waoys of
working would reduce overali demand for
office space in the UK, However, we have
also consistently said that the impoct of

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

a much bigger impact. This has started

to play out and we expect this will continue.
Across London space marketed for subletting
increased to 5.1m sq ft over the year, but
75% of this is in the City, City Fringe ond
Docklands. in the West End and Southwark,
where assets are srmaller and accupiers
more diversified, demand remains strong
and Grade A supply is fow. This continues

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

Major retail destinations

Customer demand for retail space in

the best locotions continues to grow,
Underlining the value of our major retail
destinations for brands and consumers,
total retail sales across our portfolic
grew 6.9% YoY and like-for-like sales were
4.4% above 2019 levels. Footfall across
our shopping centres increased 12% and
is now at 90% of pre-pandemic levels,
compdred ta 83% for the UK market and
80% a year ago.
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Ceonsumer behaviour continues to gradually
revert back to pre-Covid trends, with online
sales down and in-store sales up over the
past year. For most leading brands, online
and physical channels are now firmly
interconnected, and a number of key
brands such as Next and Inditex indicated
recently that online is no longer expected
to grow as quickly as previously anticipated.
The increase in cost of capital and cost of
doing business oniine has alsc led many
online pure-play retail mode's to shift their
focus from growing market share to
growing profitability, increasing the cost
for consumers to buy online.

Whilst we expect brands 1o continue to
rationalise their overall store footprints,
their focus on ‘fewer, bigger, better stores
continues to drive growth in demand for
space in our assets, as they upsize existing
stores or open new stores as they move
from nearby locations to benefit from
higher footfall in a “Hight to prime’.
Reflecting this, we completed 218 lettings
totalling £27m, up 35% vs the pricr year, on
average 8% above ERV. Close to 70% of the
leases we signed during the year had some

Operational performance analysis tonle S
Annualised LFL
rental Estimaoted LFL  occupancy
income rental value Occupancy? change® WAULT?
£m £m % ppt years
West End offices 134 126 995 10 b4
aty offices : . E 87 :Qﬁ Z* BE
Retall and other 42 56 95.4 15 74
Dmpr?nts - o \5 \57 n‘g n/a o nfa
Total Central London T 242 346 95.9 1.1 7.1
Shoppfﬁg centres _7 Y 123 4.7 19 —47;
Outlets 56 80 938  (0.2) 30
Total Major retail 170 183 943 1.1 41
Completed investment 24 26 978 18 92
Beveiopmeﬁ - 28 31 ] n/u; n/a n/a
Totgl Mixed-useurban 52 57 978 18 9.2
Leisure 51 50 95.5 (L0 103
Hotéls—‘ T *7_7* ) 317‘ 28 fin/o n/fa 8.2
Retail parks o 28 30 98.6 21 47
Totul Subscalesectors 110 108 977 0.3 8.0
Total Combined Portfolio 574 694 9538 0.7 5.

1 Zrcluding developmerts.
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turnover linkage, although the average
turnover element was only 10% of the total
rent. Overall, 53% of our leases now have
some turnover component, with turnover
rent making up 12% of our total retail
income. This turnover data provides us with
valuable nsights and a unique competitive
advantage in underwriting incorme levels.

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

to menitor credit risks, but units in
administration remain low at 0.4%, vs 0.5%
a year ago, There have been no CVAs and
minimal insolvencies, as the maost
challenged businesses already folded during
the pandernic, Whilst Cineworld (less than
1% of annual rent in major retail destinations),
filed for Chapter 11 bankruptcy protection in
the US during the year, it continues to trade
and pay rent and agreed a recapitalisation
shortly after the year-end.

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

With sales in our shopping centres close

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

Mixed-use urban neighbourhoods

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

three shopping centres in London and
Glasgow. This income is managed on a
short-term basis to maximise our flexibility
for future development. This will eventually
erode and be reploced by cur new schemes,
but in the near term it compensates for the
holding costs of these sites as we prepare
them for future development.

Subscale sectors

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

of pre-Covid levels, up from &7% last year,
driving @ substantial increase in RevPAR.

Development pipeline

Central London

Demand for the best quality space remains
strong. Qur two on-site West End schemes,
nZ in Victoria and Lucent behind Piccadilly
Lights, are set to complete shortly and are
73% and 71% pre-let or in soliciters’ hands
respectively, with rents agreed over the
last 12 menths on average 11% chead of
ERV. At the end of March, we completed
The Forge, in Southwark. Our Myo flexible
offering will operate 35% of this space and
is set to open in autumn, and we are now
in soliciters’ hands on 1% of the remaining
spoce. Combined, these three projects are
expected to generate an ERV of £39m conce
fully let, which will support our near-term
income growth.

During the year, we sold our development
at 21 Moorfields in the City, which we fully
pre-let ta Deutsche Bank, for £80%9m,
ahead of its completion, This crystallised
a 25% profit on cost and 11% IRR since our
acquisition of the site in 2012
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As expected, we are seeing a slowdown

in new development starts across the
London market, reflecting the increase

in construction and finance costs, but
also the decline in availakie development
finance In previous periods of economic
uncertainty, new development starts ended
up c.33-20% below originally expected
levels and we believe this is likely to repeat
this time. As demand for the best, maost
sustainable space remains strong, this
creates an attractive window for us to
deliver new space in 2025, when Grade A
supply is expected to be very low.

Last autumn, we decided to commit to the
early works for the refurbishrment of
Portland House, SW1 and Timber Square,
SE1. At a cost of £55m, this allowed us to
maintain our programme for a delivery in
late 2025, whilst keeping flexibility on the
residual ¢. £400m of copex at a time of high
financial and pelitical uncertainty. Returns
on both projects remain attractive, with
gross yields on cost of 7.4% and a yield on
capex of 12%+, so supported by the strong
leasing success in our current pipeline,
with recent lettings 11% ahead of ERY, we
therefore plan to commit to the full works
on both imminently.

We also continue to progress our future
pipeline, as we received plamning consent
for Red Lion Court, SE1in March; are
currently seeking to enhance our existing
consent at Liberty of Southwark, SET; and
unlocked a future cpportunity at Southwark
Bridge Road, SE1 adjacent to The Forge,
through a lease surrender we agreed in the
second half of the year. This further adds
16 the potential to create o unigue cluster
of highly sustainable offices in Southwark,
which is one of the most attractive areas of
London in terms of amenities. All combined,
this provides us with a 2.0m sq ft future
pipelineg, of which 1.1m sq ft is now
consented.

Committed development pipeline Table £
Market Gross yield

Size Estirnated MNet income/ Market Costs to value + on MV +

sq ft completion ERV vaiue complete future TDC future TDC

Property Sector o '000 date £m__ o £m £m £m Y
Lucent, W1 Office/retail/residential 144 Aug-23 15 270 23 295 51
nZ, SWl Office 65 Jun-23 14 229 21 250 5.7
Total 309 29 499 44 543 5.4
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Future Central London development pipeline

Property Sector
Nea? term T T T
TimberSquare, SEL Office
F’orﬂcmd House refurb;-shrr%ent Ser Office

Liberty ofﬁSouthwcxrk, SE1

Red Lion Cour_t,i.ﬁl Office
Total near term
Medium term T
Novo Place, SWl— - ﬁ_O_fﬁce
Old Brood Street, ECE_ - Office
Hill House, EC4  Office
Southwark Bridge Reag, SE1 Office

Totql medium term

Total future pipeline

Ofﬁce/ﬁeiiq':—:ntioi

Table 7
Gross yield
on TOC Paotential
% stardate Planningstotus
T 75 H12025  Consented
73 H22023  Consented
74 H2o024 Consented
77 H22024  Consented
75 -
- T2025 Tes'wg?
N 2025 T Design
T 7 777 2026 Design
2025 Design

Proposed Indicative Indicative
sq ft TOC ERY
000 o ,im -~ Em
7 "m0 40 30
 Tso0 30 28
N 220 250 T
Tozs 310 24
~ T 1145 1340 o8
- — s — —
o 0
I
T T 130
T gl0
1955

1. Gross yield on cost adjusted for residential TDC

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

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

Our 10m sq tt mixed-use pipeline in London,
Glasgow and Manchester has o total
development cost of ¢. £5bn, with a mix

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

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

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

We have made excellent progress during
the year at our two most advanced
projects, which provides optionality to
potentially start first works on site over
the next 12 months. At Mayfield, next to
Manchester's main train station, the new
6.5-acre public park apened in Septembar
and we agreed terms with our JV partners
for o drawdown of land for the first phases
of development. This allows us to develop
100% of the first phase, covering around
one-third of the overall project, ourselves
and therefore paves the way for a potential
start on site with the first two office
buildings tetalling 320,000 sg ft tater this
year. The expected investment for this is
c.£150m, with an expected gross yield on
cost of . 8%,

At Finchley Road, in zone two, London,

we secured o resolution to grant planning
consent at the end of March for our
masterplan to develop 1,800 new homes.
Subject to further planning and land
assembly workstreoms being satisfactorily
progressed, this could allow us to start on

site with enabling works for cur first major
residential scheme later this year.

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

Cur good pragress during the year has
further odded to the valuable opportunity
to build an attractive balance of income,
developmenrt upside and medium-term
growth potential our pipeline provides.

The mixed-use nature, ability to phase
capex, geographic spread of the pipeling,
and the flexibility to adapt to changes in
demand all add to the balanced risk-profile
of this port of our business.
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Mixed-use urban neighbourhoods development pipeline Tabe 8
Target
Landsec Propased Earliest Estimated first/ Indicative yield
share sq ft start Number total scheme TDC on cost Planning
Property . % ‘000 on site . of blg£7 crtarrr\prliertfon . . Em %, ) . status
Mayfield, Manchester 50-100 2,500 2023 18 2025/2032 &00-950 7R Consented
MediaCity, Greater Manchester 75 1,900 2024 8 2026/2031 600-700 7-8 Consented
F\'nch_ltiRogd, NWS 100 1,400 2024 10 2027/203_5_ ) 250-1,050 6-7 Consented
Buchanan Galleries, Glasgow 100 1.900 2025 @ 2028/2036  1,000-1,100 7-8 Design
Lewisham, SE13 100 71,7500 2026 14 202872037 1,100-1,300 &-7 Design
Total future pipeline 9,500 4,450-5,100

Delivering sustainably

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

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

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

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

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

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

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

A Bluewater, Kent

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

A Mayfield, Manchester
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Operating and

portfolio review continued

A Lucent, W1

A 21 Moorfields, EC2 - sold

We continue to wark on driving down
unfront embodied carbon and during the
year we announced a target ta reduce this
by 50% vs a typical development by 2030,
to below 500kgCC,e/m? for offices and
400kgCO,e/m? for residential. We are
already tracking an average 36% reduction
in upfront embodied carbon across our
future pipeline, which equates to an
average upfront embodied carbon intensity
of 640kgCO,e/m’ on our offices and
535kgCQ.e/m’ for residential. To help us
achieve our langer-term targets, during the
year we signed up to the ConcreteZero
Initigtive where we commit to using 100%
net zero concrete by 2050 with ambiticus
interirm targets. This complernents our
existing membership of the SteelZero
Imitiative and sends a clear signal of our

cormnmitment to net zere 1o our supply chain.

Near-term, at Timber Square, 5E7 cur plans
show upfront embodied carbon intensity
of §35kgCQO e/m?, reflecting the retention
of part of the existing structure, a highly
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optimised design and the use of low carboen
cross-laminated timber. At Portland Mouse,
SW1, retaining the existing structure and
upgrading the existing facade has resulted
in upfront embodied carbon intensity of
395kgCO,e/m?. At Red Lion Court, SE1 we
expect an upfront embodied carbon intensity
of c.600kgCO;a/m?, reflecting the retention
of 35-40% of the existing basement and piles
and the use of g highly flaxible concrete
structural solution with demountable
timber infills, The Forge, SE1, which recently
completed, is the first building in the UK

to be designed, constructed and aspiring 10
operate in line with the UK Green Building
Council framework definition of a net zero
carbon building.

Building on our strong track record of
investing in our lecal communities, we have
enhanced our appreach to community
mvestrment by launching the Landsec
Futures fund last month. This is aimed at
improving social maobility in the real estote
industry and will see us invest £20m over
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A One New Change, EC4

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

Creating the right culture and
investing in our platforms

Qur strong operational performance

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

A The Farge, S5E1

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

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

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

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

Despite high inflation, this alse meant

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

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

Vanessa Simms reports on
our financial performance
and explaing the moverment

in our key financial measures.

Highlights

£393m

EPRA earnings'
(2022: £355m)

53p

EPRA earnings
per share'
12022: 48.0p)

£10,239m

Combined portfolio'
(2022 £12,017m)

(8.3)%
Total return on equity’
(2022:10.5%)

3N7%

Group LTV rotio’
(2022 34.4%)

936p

EPRA Net Tangible
Assets per share’
(2022 1,063p)

£(622)m
{Lass)/profit before tax
(2022: £875m)

(83.6)p
Basic (loss}/earnings
per share

12022: 1W7.4p)

£7,072m

IFRS net assets
[2022: £7.951m)

38.6p

Dividend per share
(2022: 37.0p)

£3,287m

Adjusted net debt'
{2022, £4379mj

50.1p

Underlying EPRA
earnings per share' ?
(20272: 48 Op)

Including ous proportioaate snare of subsidiaries
crd joint ventures, gs explained in the Presentation
of financial infarmatior in the Financial Revew.
Excluding inrcreose n surrender prem ums received
of £22rm.

ha

Presentation of financial
information

The condensed consolidated
preliminary finangial information

is prepored under UK adopted
intermational accounting standards
{IFRSs and IFRICs) where the Group's
interests in joint ventures are shown
collectively in the income statement
and balance sheet, and oll subsidiaries
are consolidated at 100%. Internally,
management reviews the Group's
results on a basis that adjusts for
these forms of ownership to present

a proportionate share. The Combined
Portfolio, with assets totalling £10.2bn,
is an example of this appraach,
reflecting our economic interest in

our properties regardless of our
ownership structure.

Our key measure of underlying earnings
performance is EPRA earnings, which
represents the underlying financial
performance of the Group's property
rental business, which is our core
operating activity. A full definition of
EPRA earnings is given in the Glossary.
This measure is based on the Best
Practices Recommendations of the
Eurcpean Public Real Estate Association
[EPRA) which are metrics widely used
ocross the industry to aid comparability
and includes our proportionate share of
joint ventures’ earnings. Similarly, EPRA
Net Tangible Assets per share is our
primary measure of met asset value.

Measures presented on a proportionate
basis are alternative performance
measures as they are not defined

under IFRS. This presentation provides
additional information to stakeholders
on the activities and performance of
the Group, as it aggregates the results
of all the Group’s property interests
which under IFRS are required to be
presented acrass a number of line items
in the statutory financial statements.
For further details see table 70 in the
Business analysis section.
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Overview

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

EPRA earnings for the ysar were up 10.7%

to £393m, partly due to an increase in
surrender premiums received, which were

up £22m vs the pricr year. The two main
surrenders unlocked the opportunity for a
major 17.5-year lease reqear elsewhere in our
estate and two medium term developments.
Like-for-like gross rental income excluding
these surrender premiurs was up 6.0%,

or 5.8% on o net rental income basis.

This reflects our strong leasing, growth in
turnover income in majoer retail destinations,
higher variable income and continued
growth in income across our hote! portfolio.

Despite our significant disposals, underlying
EPRA EPS, which excludes the 3.0 pence
impact of the incregse in surrender
premiums, rose 4.4% ta 50.1 pence, towords
the high end of our guidance for low to mid
single digit percentage growth. In line with
growth in underlying earnings, our 38.6 pence
dividend for the year is up 4.3% vs the prior
year. This reflects o dividend cover of 1.30x,
in line with our policy to have dividends
ennually covered 1.2 to 1.3 times.

Although our successful leasing activity drove
growth in occupancy and ERVs, the value of
our portfolic was down £848m as a result of
an increase in valuation yields, reflecting the
rise in bond yields during the year. Despite our
growth in EPRA earnings, this resulted inan
overall loss befere tax of £622m and bosic
EPS of -83.6 pence, compared to a profit of
£875m in the prior year. As a result, EPRA NTA
per share reduced 11.9% to 936 pence, which
including dividends paid, resulted in a total
return on equity of -8.3%,
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Despite this, our decisive action during

the year further strengthened our strong
copital base, We reduced net debt by
£0.9bn to £3.3bn, so despite the reduction
in value of cur portfolio, our LTV is down
frarn 34.4% o 31.7%. This is un imper fect
measure to judge leverage, particularly

so when investment activity is low and

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

ot the end of March, down from 2.7x a year
ago, or 8.0x on a weighted average net
debt basis, down from 8.6x twelve months
ago. We increased our average debt
maturity to 10,3 years and with £2.4bn

of undiuw Tucilities, we luve nu need (o
refinance any maturing debt until 2026,

so our balance sheet is in excellent shape.

Income staterment
Qur successtul leasing activity and the high
quality of our portfolio is clearly reflected in
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the growth in income we have delivered.
Compared to the prior year, when the

UK was just emerging cut of lockdown

at the start of the period, this growth

has been most prevalent in our major
reluil deslinuliuns, udr miiaed-use ussels,
where some of our future projects have an
existing retail use; and our subscale sectors,
which include our retail parks, leisure and
hotels, as trading in these areas returned
to normal.

Income statement’ Toble s
Tear ended 31 March 2023 Taar ended 31 Morch 2522
Mixed- Mixed-
Central Major use Subscale Central Major use  Subscale
Londan retail urban  sectors Total Lomaon retal u-ban sectors Total  Change

N £m £m £m £m £m im £m £m fm frm £m
Gross rental income’ 310 171 57 109 647 289 161 43 %3 586 61
Net service charge expense S ) W(:VLV) (Bi 7 (2) {1} (12) (1) (&) (2) 7(3)7 (12} -
Net direct property expenditure (19) (34) {11} (13} (77} 29 (25) (%) {12} (76} {1}
Movement in bad/doubtful debts provisions (1) 3 1 - 3 (1) 13 2 @ 12 (9
Segment net rental income 77:_7 o T 289 132 45 95 561 258 142 4 s 510 51
Net administrative expenses (84) . (84) -
EPRA sarnings hefore interest 477 a6 s
Net finance expense (84} (71) _(i_S)_
EPRA earnings i i - 393 355 38
Capital/other items
Valuation (deficit)/surplus (848) 413 (1,261)
(Loss)/gain on changes in finance leases (6) (6) -
(Loss)/pré)ﬁ?gn disposals {144) 115 (259)
Impairment charges o 7(2:) o (&) {18)
Fair value moverment on interest rate swaps 22 i 16 7
Other - i (12) {18) 14
{Loss)/profit before tax attributable to (619) 8469 (1,488)
shareholders of the parent o
Non-controlling interests (3) T 6 §3]
(Loss)/profit befors tax (622) ) 875 {1,497)

L.Including our proporticnate share of subsidiaries and joint ventures, as explained in the Presentation of financial information above.

2. Includes finance lease interest, ofter rents payable.

Net rental income

Overall gross rental income increased by
£6Im to £647m, which includes the benefit
of a £22m increase in surrender premiums
received compared to the prior year. This
increase reflects a lease surrender we
agreed at Southwark Bridge Road to create
optionality for a new redevelopment,
adjocent to our recent scherme at The Forge,
and the lease restructuring with Deloitte ot
New Street Square we agreed at the start
of the year.

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

Excluding the increase in surrender premiums,

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

Overall net rental income for the year
increased by £51m to £561Tm. The reversal of
our bad and doubtful debt provisions was
£3m, compared to £12m in the prior yeor.
Direct property expenditure increased by
£1m, which reflects o £7m increase due to
acquisitions, offset by a £6m decrease in
direct property costs eisewhere in the
portfolio. This reflects the benefit of
increased occupancy and our focus on
costs. Net service charge expenditure was
stable compared to the pricr year.
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Financial review

continued

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

As aresult, our gross to net margin was
86.7%. We expect this to improve on a
like-for-like basis, as void and fetting costs
reduce as cccupancy continues to grow.

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

Rent collections remain strong and are
currently in line with this time last year
and pre-Covid levels. We have seen minimal
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insolvencies and no CVAs during the period,
although Cineworld, which rmakes up 2.0%
of our annual rent, entered Chapter 11
bankruptcy protection in the US. We have
taken appropriate provisions during the
year and its recently announced
recapitalisation now provides a positive
step forward, whilst all units in our portfolic
continue to trade and the company
continues 1o pay rent.

Net rental income' (£m}

ot
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|
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Net rental incorne for the
year ended 31 March 2022
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1. Including our proportionate share of subsidiaries and joint ventures, as exatained in the Prazentation of financial information above.
2. Gross rental incame on a like-for-like basis and the impact of developments, acquisitions ond dispesals exclude surrender premiums received.

Net administrative expenses

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

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

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

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

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

in the prior year.

Net finance expenses

Net interest costs increased £13m to £84m,
principally due to higher gross borrowings
in the first half of the year, ahead of
disposals during the year, plus an increase
In variable interest rates. At the start of last
year, 70% of our borrowings were fixed or
hedged but following our disposals, we are
now fully hedged. We expect net interest
costs to increase slightly in the current year,
reflecting a small increase In average
borrowing costs.
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Non-cash finance income, which includes
the fair value movements on derivatives,
caps and hedging and which is not included
in EPRA earnmings, increased from a net
income of £16m in the prior year 1o a net
income of £23m aver the past yenr This

is predominantly due to the fair value
movements of our interest-rate swaps as

a result of the increase in interest rates

over the period.

Valuation of investment properties
and loss on disposals

The independent external valuation of
our Combined Portfolio showed a £848m
value reduction. Whilst the strong lcasing
evidence we created drove 3.6% ERV

growth and we delivered further profits

on cur current developrment pipeline, the
upside of this was more than offset by o
market-wide softening of yields due to the
sharp rise in bond yields.

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

IFRS loss after tax

Substantially all cur activity during the year
wais cavered by LK RFIT legiclntion, which
means our tax charge for the year remained
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rminirmal. Reflecting the increase in EPRA
earnings, offset by the valuation shortfall,
IFRS loss after tax for the period was
£622m, compared 1o a profit of £875m

in the prior periad.

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

Balance sheet? Tosle
31 March 31 Maren
2023 2022
£m £m
Combined Portfolio 10,239 12,017
Adjusted net debt (3,287) (4,179)
Other net assets/(liabifities) - 15 50
EPRA Net Tangible Assets 5,967 7,888
Shortfall of fair value over net investment in finance leases book value & &
Other intangible asset 2 2
Excess of fair value over trading properties book value (12) -
Fair value of interest-rate swaps 42 21
Net assets, exciuding amounts due to nen-controlling interests 7,005 7.917
Net assets per share N ?45p 1,070p
EPRA Net Tangible Assets per share (diluted) 936p 1,063p
1.Including our proportiorate share of subaidionies end joint ventures, as explaired in the Presentation of financial information above
Moverment in EPRA Net Tangible Assets' (£m) Chart1z
Siluted per snare Lence)
1063 ) 53 (92) 110) nz) (39} @n B 15 %360
9,900
393
soco 7888 [
(687} 173) 88 I
(86)
7,000 290) — 6,967
114z 32
5,000
5,600 P : T . . N T
<E & £t 3 I : E
a5 : £ o T 55
£Z 5 3 i i
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1. Including our proportionate share of subsidiaries and joint venturaes, as explained In the Presentation of financiol information above
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Financial review

continued

Net debt and leverage

Adjusted net debt, which includes our
share of JV borrowings, reduced by £892m
to £3,287m during the yeor. This waos
principally driven by our £1.4bn of disposals
in London. We spent £120m on gcquisitions,
including the debt secured against St David's
in Cardiff. Capital expenditure on our
partfolio was £340m, reflecting our
Londen office developrnent programme,
the preparation of future developrments
and the investment in our existing assets.
We only have £20m committed capex left
to spend, although we anticipate this will
increase in the coming months as we
commit to the full refurbishment of
Portland House and our new development
at Timber Square.

The other key elerments behind the
decrease in net debt are set out in our
staterment of cash flows and note 13 to
the fingncial statements, with the main
movements in adjusted net debt shown
below. A reconciliation between net debt
and adjusted net debt is shown in note 21
of the financial statements.

Due to the reduction in borrowings, our
net debt/EBITDA reduced to 7.0x based on
our net debt at the end of March, or 8.0x
based on cur weighted-average net debt
for the year. We target net debt/EBITDA
to remain below 9x over time. Group LTV
which includes our share of JV¥s, reduced
from 34.4% to 31.7%. This remains well
within our target range of 25% to 40%
and in line with the low 30's level we said
we expected for the foreseeable future.
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Net debt and leverage Toblel’
31 March 31 March
2023 2022
o £m £
Net debt ) £3,348m  £4.254m
Adjusted net debt! £3,287m £4.179m
\Hte\’est coverr roti; 2.75)( 4.9%
Net debt/EBITDA 7.0x ?.7x
[period end) B .
Net debt/EBITDA 8.0x 8.6x
(weighted average)
Group LTV T 31.7% 34.4%
Security Group LTV 33.0% 36.4%

L Including wur praportionate share of subsidicries and
ioint ventures, as explained in the Presentation of
financial information above.

Movernent in adjusted net debt' {(fm)
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Adjusted net debt
ot 31 March 2023

1. Including our preportionate share of subsidianies andg joint ventures, as explained in the Fresentation of Ainancial 'nfermation above.,
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Financing

QCur gross borrowings of £3,358m are
diversified across various sources, including
£2,736m Medium Term Naotes, £310m
syndicated and bilateral bank loans and
£312m of commercial paper. Gur MTN and
bank loans form part of our Security Group,
which provide security on @ floating pool

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

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

With o Security Group LTV of 33.0%, down
from 36.4% in March, our portfolio could
withstand @ ¢.50% fall in value before

we reach the 5% hurdle and §/% before
reaching 100%, whilst our EBITDA could fall
78% before we reach 1.0x ICR.

We have £2.4bn of undrawn facilities, which
provides substantial flexibility. The amount
of borrowings which is fixed or hedged
increased from 70% to 100%, as we used
the proceeds from our significant disposals
during the period to repay part of cur
floating debt, as planned. We expect this
figure to come down slightly as we repay
some of our near-term rnaturities and
continue 1o target a medium-term range
of ¢.80-20% to keep some flexibility for
potential divestrments,
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In March, we issued our first Green bond,
which is earrnarked for the investrnent in

our near-terrn London pipeline. This raised
£400m with a 9.5 year maturity at a margin
of 133bps, representing an afl-in cost of
4.875%. Combined with the reduced
utilisation of our revolving credit facilities, this
increased our average rnaturity of delst from
2110 10.3 years, even though cur average
cost of debt only rose slightly, to 2.7%.

We have £733m of debt maturing in the next
twa and a half years, but all of this is mere
than covered by existing undrawn facilities,
which means we have no refinancing
requirerments until 2026,

Available facilities!

Medium Term Notes

Drawn bank debt

Outstanding commercial paper

Cash and cash equivalents?

Available undrawn facilities?

Total comnmitted credit focilities

Weighted average maturity of debt

Percentage of borrowings fixed or hedged

Weighted average cost of debt

Taoie 15

31 March 21 Marzk

2023 2022

£m [y

2,736 2,341

""" - 310 1,519
D 312 499

(74) (172

o T 2,386 1,134
T 2,934 2,980
o ©10.3 years T o9 yas

- 100% 70%

T 2.7% 2.4%

1. Including our proportionate share of subsidiaries and joint ventures, as explained in the Presentation of financiol information above
2. Cash and cash equivalents and avallable undrawn facilities have been restated as at 31 March 2022 following a clarification by IFRIC on classificotion of funds with externa 'y

impased restrictions.

Outlook

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

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

aur control, which means we will not fand
precisely in this range every single year,

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

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

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

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

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

Vanessa Simms
Chief Financial Officer



034 Landsec Annual Repart 2623

Our people and culture

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

from, Landsec’s success.

Our approach ensures everyong is clear
about what we expect of themn, through
frequent communication and feedback.
This constantly raises parformance
expectations as people are accountable for
what they do, and know how ta contribute
1o our success and how that will link to the
rewards they then recelve.

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

Employee engagement

Themes

QOur culture
Trust
Empowesrment

Accountabibity

Furpose
Eraklernent
Autonomy
Reward
Leadership

frgagement

® Faovourable ~ Neutral

2 Unfavouratble

Recognising and celebrating one another,
being epen about and learning from ocur
mistakes, and creating time for innovation
and creativity, lay the foundations of
realising our ambitions in the Landsec way.

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

Strategic Report

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

Beth Howell, Retail Manager at Landsec graduating
frorm the Cirel Leadership programme

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

We gim to pay fairly and competitively, and
recognise and reward high perforrmance.
We expect the best from all our people,
providing the support needed for every
individual to flourish and demonstrate their
inherent talent and capability.

Chart e

o Cverall employee
7% engagement score
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Transforming our business for success
Respending to uncertainty and turning
challenges into opportunities has become
standard, so we are constantly looking to
develop even more ways 1o support our
colleagues to adapt and thrive.

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

in achieving their goals. Alongside this
transformaotion, we've created a suite of
development preducts designed to hene
the skills, capabilities and experiences

that will set cur people opart, and equip

us for growth.

Listening to our people

We know it is critical to listen to every
employee’s voice, and use that feedback
te continually improve our business. We
lounched a new employee survey, where
we are able to benchmark our results with
other crganisations based on size or sector.
This has given us socme clear insights that
will allow us to identify areas of strength
and areas for improvement. Questions
focused on the key employee viewpoints
that underpin engagement and allowed
us to explore our culture.

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

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

Our D&l strategy

Qur purpose

Qur vision —

e ur

- thie

organisations. The survey identified
strengths in our clear purpose and the
quality of our pertfolic as well as strong
interpersonal relationships. Each business
area has created a plan detailing what they
will do to address the points where we can
improve performance.

Developing our talent

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

We are incentivising the demonstration

of excellent leadership, with a proportion
of leaders’ performance-related pay (PRF)
taken into consideration.

Highlighting achievements

* As a signal of our commitment to
impreving leadership and management
effectiveness - 77 managers and leaders
have attained an Institute of Management
and Leadership accreditation, having
participated in our cornerstone leadership
programmes, while 36 more are currently
working on the accreditation.

Dermonstrating a self-driven appetite
for development - cur people have
completed 9.2 hours of learning each on
average, and completed 6,442 courses.
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* Supporting our commitment to diversity
and inclusion (D&} - 28 women have
completed our female-focused
development programre Thrive, with
a further 4 having just started a new
programme

Developing deeper relationships more
effectively both internally and externally
is underlying to our ongoing success -
97% of our workforce has completed the
Strengths Deployment Inventory (SDI),
which supports meaningful and effective
relationship-building.

Developing our approach to diversity
and inclusion

This year, we revised our approach to D&,
launching cur new strategy: Diverse Talent,
Imclusive Culture, Inclusive Places.

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

“We design, develop and manage more

inclusive, comrmercially successful places
through attracting and nurturing diverse
talent within a culture that enables
everyone 1o reach their full potentia

|

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

n Frocurement and supply chain
Development

1 n Inclusive leadership

| Employee engagement

Leadership
Workforce
n Future talent

n Training and ongoing learning

Foundations

Our approact e 1 by data o Al Baild tronsg
artabiity
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Our people and culture
continued

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

Diverse talent

To support greater leadership diversity,
we have introduced a new inclusive
recruitment process for senior-leader level
and abgove. This will involve de-biosing
role descriptions, mandating ethnic and
gender diversity on shortlists, and
including an employee panel in the
assessment process.

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

Inclusive culture

Our affinity networks continue to have
an important voice in our business in
advising how we shape our culture,

and this year played a part in improving
support for colleagues through some

of the most challenging life milestones.

Inclusive places

* We are implementing a D&I procurement

ond supply choln strategy with three core
abjectives, increasing the diversity of our
supply chain, improving D&l practices
within our supply chain, and working
with suppliers who can support us in
delivering our strategy, We have included
specific D& training requirerments in
contractual specifications, made the
latest guidance on designing for
neuradiversity part of our design brief
for o major wayfinding contract, and
warked with our supply chain partners

1o develop a diversity plan for our Timber
Square development.

s Our revised commitments and actions

are led by data and evidence of what
works. We have introduced improved
dashbeards, helping us to know
workforce diversity by business unit and
Jevel, but also to understand recruitment,
promotion and turnover trends, to inform

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

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

Affinity networks

In support of our D&l cbjectives, we want
to hear all veices across the Company, and
50 we continue to work clasely with our four
affinity networks to ensure we get feedback
from all perspectives. They have achieved o
huge amount this year, including:

Landsec Women

» Celebrating Internationa) Women's Doy
with a highly successful event on Allyship.

s Continued external netwarking in the
wider property industry to enhance the
profile of Landsec Wormen.

Hend in Hand

* Running another hugely successful Purple
Tuesday event across Landsec assets
to suppart improving accessibility and
inclusivity for disabled people, and to
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raise the profile of improving the
customer experience for disabled people
and their families.

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

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

Landsec Pride

* Celebrating LGBTQ+ History Month

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

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

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

the celebrations of the local LGBTG+
community.

Diaspora Network

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

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

and UNTHNKBLE to celebrate Black
History Month.
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Diversity charts

Gender by level

Executive L &7 33l
Senior leader o 6?1 o 31

Leader

Manager 50‘ 50

Professional 42‘ 58]
U T T

Support 22]. 78
‘ ) ;_T_i - - ,_’:_7"__

Whale organisation SDi 50!

" Male . Fernale

Qur overall workforce is gender balanced with 0% female representation
and 50% rmale representation. We are increasing our focus on achieving
greater gender balance at Leader level and above and have seen
improvemants over the past year, particularly ot Executive level where
fernale representation has increased from 22% te 33%. We have also seen
small improvernents at Senior Leader level (from 30% to 31%) and Leader
level (from 35% 10 36%;).

Whole organisation by sexual orientation (%)

® Heterosexual - 84

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

@ Prefer not ta say - 9

@ Not recorded - 3

4% of our staff are Lesbian, Gay, Bisexual ar Other {(LGBQY}, slightly higher
representation than in the wider UK bosed on Census population statistics.
Our LGBTG+ focus remains on creating an inclusive culture for o!l LGBTG+
colleagues and supporting LGBTQ+ inclusion in the wider real estate industry.

Executive |

100

) V 100%
B ] 89l

Senicr leader

|
Lecder !
Manager i B o - 807 11H5§I
Professional | 7 - 749 W?ﬁr[l
Support 5[_ a - 71l 100 16 3|
Whole organisation 7 B _E 8, 63

oWhite T Asian iBlack ‘o Mixed Z Other O Prefer not say T Not provided

18% of our staff are from ethnic minority backgrounds, broadly
representative of the overall UK population. We are increasing our focus
on achieving greater ethnic diversity at Leader level and above having
seen minor decreases in ethnic mMinority representation at Senior Leader
level {frorm 3% to Q%) and Leader level (10% to 8%) over the past year.

Whole organisation by disability (°

® Disabled - 4

@ No disability - 92

® Prefer not to say - 3
@ Not recorded -1

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

continued

Pay gap

We are committed to reducing our pay
gaps through improving the representation
of women and ethnic minority staff at all
levels of the business.

Please note these are our 2027 pay gap
figures. We plan to report our 2023 pay
gap figures later this year. While we made
pregress in some areas in 2022 - notably
in reducing our gender pay gop - we went
backwards on our ethnicity pay gaps.

Pay gap reporting not only supports
transparency, it aiso helps us to identify
the actions we need to take to address
these gaps. Further details of our actions
are available at Landsec.com.

Cur mean gender pay gap reduced from
36.6% to 30.8% in 2022 and our rmedian
gender pay gap reduced from 29.3% to
28.7% over the same period. This reduction
in the gender pay gap is primarily due to
increases in the representation of wormen in
the upper middle poy gquortile (1.7 percentoge
point increase) and upper pay quartile

(2.9 percentage point increase) over the
past 12 months. This is a result of a higher
number of male [eavers in the upper pay
quartile than joiners and an increase in
fernale representation ot executive level,

Our mean ethnicity pay gap increased
from 32.7% to 36.5% in 2022 and our
rmedian ethnicity pay gap increased
from 27.6% 1o 37.6% in the same period.

Our ethnicity poy gops have increased
because the representation of ethnic
minority staff haos increased in the lowest
poy quartile and decreased in all ather pay
guartiles. This is due to g high proportion
of ethnic minarity new starters at our
rnare junior levels - 30-70% of new starters
at these levels over the past 12 months are
frem ethnic minarity backgrounds.

During the same period, we had @ higher
proportion of ethnic minority stoff legve
the business at manager level and this
decreased ethnic minarity representation
within these more senior roles. This points
to the importance of cur affinity networks
and the need for us to increase our facus
on retention.

Gender pay gap

Our mean gender pay gap

P P

e
2021 / 2022

/
36.6% ) > | 30.8%

\\ \
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Cur median gender pay gap

| 293% }> | 287% |
NN S

Table 23

Guattile split (rowly rate  mean:
Q mrt?\e prapartions (] M:Ic Fermuls T..to\ Avg mp;:\e jmoln 7 % ch
Lower Income Quartile 133 30.8% 692% £17.65 £17.34 £17.78 -2.53%
Lower Middle Income Guartile 133 42.9%  57.1% £27.96 £2901 127.16  6.37%
Upper Mldd\e Income Quartile 155 53 4% 46.6% {40,47 E4O 26 £40. 72 -1. 15%
Upper Incorme Quartile 133 49.9% 30.1% 18381 £8564 £79.54  7.12%

E‘thnlcrty pay gap

Our mean Ethnicity pay gap

. //mq

| 32.7% - 36.5%

\\\:_/ \

Our median Ethnicity pay gap RS

T

/ 2021 / o*z
> |

L 27.6% V> 37.6%

N \

e
Tapls 26
. Quartie sgit (haurly rate - mean)
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nic et Total Ex--c
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Lowerincome Quartile 133 —’O‘?% 29.3% 0.0% £17 65 £17. 34 £lé 77 3.30%
Lower M|dd\e Incorne Quartile 133 759% 22.6% 1.5% £27 76 £29. Ol £28 07 3.24%
Upper Middle Income Quartile 133 90.2%  9.0% 0.8% £4O 47 £40. 26 £40. ‘98 -1.80%

Upper Income Guartile 133 89.5% 6.8% 3./% £83.81 £85. 64 £65.72 72 23, 26%
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Wellbeing

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

of mind

We continue to respect and encourage

the need for balance In all aspects of life,
by supporting initiatives such our first
Work Life Balance group, created by

our Regeneration Development Team 1o
gauge thoughts and feelings, and gather
suggestions of things we could do to create
the most effective work-life balance.

In recognition of supperting families better
during their rmost challenging periods, we
have created o new policy for colleagues
going through pregnancy loss, with paid
time off, and improved our pelicy on
compassionate leave, which recognises
the importance of close relgtionships
outside of iImmediate family, We also
created comprehensive guidelines on
how to support colleagues through loss
or bereavement, to equip our workforce
to do this in the best way.

Recruitment and retention

Despite some challenging considerations
over the last 12 months, turnover has
remained stable and consistent with the
last financial year, We have undergone
only very marginal changes in voluntary
and involuntary turnover, in line with our
expectaticns, which is a positive outcome
when viewed in the context of challenging
macro factors presenting significant
ecenomic and cultural challenges.

We are now looking to the future as

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

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

‘We have also continued to focus in a big
way on developing our own internal pipeline
of talent with great skills, behaviour and
capabilities. This has resulted in 35 internal
promotions, 21 of whom were fermale
appointments.

Landsec Annual Report 2023
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Our approach to sustainability

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

now and for future generations.

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

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

like Landsec. In addition, our customers

are also increasingly aware of these issues,
and demanding an exemplary approach

to sustainability.

it is therefore critical that we continue to
focus on achieving our vision, embedding
our Build well, Live well, Act well (BWLWAW)
framewaork across our organisation - to help
balance the needs of our stakeholders with
positive environrmental and social impact.

This year, we've maintained our focus on:

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

rnaintaining our prudent approach to
energy procurement to protect our
customers from rising energy costs

supporting the needs of cur comrnunities,
specitically those groups who ore
disproporticnately affected by rising
living costs.

2022/23 highlights

£400m

Inaugural Green bond issued under our
Green Fingnaing Fromework (value as of
March 2023), attrocting copital to support
the creation of green buildings, renewable
energy and energy-efhciency projects.

25

Ofhre occupiers £ngaged todertify
apportunities to reduce erergy
consumption by 20-30%.

33%

Reduction in energy imtensity from 2013714
boseline, so we remain on track to achieve
g 45% reduction by 2030,

55%

Reduction in operatichal cacban ermissions
[tCO-e) comparsd with 2013114 baseline,
on track to meet carbon-reduction target
of 70% by 2030

§20m

Committed £20m 10 erhance social
mobilty ang create bathways for people
trom ynderrepresertad backgrounds into
Aur indastry thieugh Lendses Futures.
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Net Zero
by 2040

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

36%

Reduction in upfront ermbodied carban
compared to traditional construction methocs
achieved at The Ferge, SE1. Our first net zera
carbon building and the first carmmerciel
building to be designed and built using o
platforrm appreach to design for rnanufacture
and assemnbly,

100%

Of our partiolio 15 compliant with the 2023
Minimum Energy Efficiency Standard (METS)
of EPC E and 3¢'% of our portfeho already at
EFC B or higher - the proposed MEES ‘or 2030

7,067

People focing barriers in @ur communities
supported towards the wor'd of work, and
£25m of social value created, since 2020,

— For our full 2022/2023
sustainability pragress update visit
landsec.com/sustainability/
sustainability-performance

T weforur.argsrepartsiglobal-risks-repart 2023



Strategic Report

Decarbonising our portfolio
and transitioning to net zero

Our net zero transition

investment plan

In November 2021, we published our £135m

net zero transition investment plan (NZTIP}.
it will ensure we meet our near-term carbon-
reduction target and the proposed Minimum
Energy Efficiency Standard (MEES) of EPC B
by 2030.

Our portfolic is now 100% compliant with
the 2023 MEES EPC E or above requirements.

In addition, 36% of our portfolic, 38%

of offices and 34% of retail, are already
meeting the proposed MFES of EPC B.

With the sale of 1 New Street Square,

which had an EPC B rating, the proportion
of our portfolic meeting EPC B has reduced,
however we are confident that as we
continue with our NZTIF we will meet the
preposed MEES,

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

We are making excellent progress with our

plan, spending over £2m in 2022/23 on the

following initiatives:

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

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

“zhart 27

Portfolio EPC rating {by ER\?)
2020/ - 72424 - 25% B 0% 4| 42% 25%
- i R soon] 12ew] | a9
02122, B 363 ] e s wfm‘aj
r - T — T _ - I
33U |26 i

2022/23 :

EPC data excludes spaces that are not required to have EPCs, spaces designated for development, spaces with
registered EPC exemptions ar spaces not covered by MEES regulations such os assets located in Scotland.

Retail and office brea kdown

Charr 28

Retail

2021/22 T - mf 19

2022/23 T s - o T T k] om

Offices

2021722 - T T asc ] 2% sl s

Lii,i' oo T _ R 7 PR—

2022/23 mJ 22% w0

OAB OC LD TE CFG 2 EPC reguired |
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self-adaptive Al technology te optimise
heating, ventilation and air-conditioning
systems at our head office. We predict
this will contribute to energy reductions
of up to 10%.

* Increasing the capacity of onsite renewachble
energy, nstalling solar panels at eight of
our retall sites. This yeor we carried out six
air source heat pump feasibility studies and
seven remewable energy feasibility studies.

* Replocing all flucrescent lighting with LEDs.

Reducing emissions from

our construction activities
Approximately a third of carbon emissions
from commercial buildings are produced
before @ building is even occupied'. For
Landsec, 40% of our total emissions comes
from copital goods which inctude our
construction activities. We expect this
propertion to increase as we decarbonise
our buildings, the grid decarbonises, our
development pipeline expands and our
occupiers employ more sustainable
working practices.

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

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

and concrete, we're signatery members

of SteelZero and ConcreteZero.

1. The Net-zero buildings Halving construction
ernissions todoy report (2022).
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Build well
continued

Understanding that o substantial amount
of material often sits below the ground in
basements and structural foundations, our
starting point is to consider repurposing
exjsting buildings rather than demolishing
and replacing them, to reduce the upfront
embodied carban of a scheme, If we
conclude that a retention scheme would
result in a significantiy sub-optimol product
for our customers or communities by
limiting the public benefits we can provide,
we will look into a replacement scheme
that maintains a focus on positive
environmental outcormes, for example,

by reusing ond upcycling demolition waste.

This year we completed The Forge, 3E1, our
first net zero carbon office development
to be constructed and operoted in line
with the UK Green Building Council’s
(UKGBC) framewark definition of met zero
carbon buildings.

In addition to its net zero credentials,

The Forge bas the following sustoinability

features:

® Approximately 36% reduction in overali
upfront embodied carbon compared
to traditional construction methods.

It is an all-electric building that uses
heat pumps to pravide haating, cooling
and hot water.

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

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

13% less concrete cormpared with
traditional benchmarks,

* 50% ground granulated blast-furnoce
slag (GGBS) content in substructure
concrete and 40% GGBS content in
Flatform Design for Manufacture ond
Assembly (P-DfMA)Y flocr slabs.

All remaining upfront embodied corbon

has been offset using Gold Standard
carbon credits.

Taking a prudent approach to
energy procurement

Londsec has a flexible-procurement
framework in place to manage wholesale
energy risk acrass our portfolic. The
strategy is to spread risk as much as
possible by forward-hedging three years

in advance in six-month trading windows
o minimise our exposure to market
conditions, which is ta be fully hedged by
financial year end. We review our usage
@across our gssets every quarter 1o ensure
we make accurate purchasing decisions
that meet expected consumption, We have
again procured 100% renewable electricity
as part of our ongoing commitment to
RE100; a global greup of large companies
that will use only 100% renewable power.

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

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

Our current sclence-based carbon-
reduction target is to reduce our
operational carbon emissions by 70%
by 2030, from a 2013/14 baseline year.

In October 2021, due to the scale and
urgency of the climate emergency, the
Science Based Target initiative (SBT1)
published the Net-Zero Standard, which
provides the world's first credible,
independent assessment of carporate

net zero targets. We've therefore increased
our ambition this year in responsg to this
standard, updating our science-based
targets to cover emissions from all sources,
including ali of cur reported scope 3
emissions such as emissions from our
development pipeline, supply chain and
customers, We have updated our baseline
frorm 2013/14 1o 2020 and have committed
to reach net zero by 2040, ensuring we will
meet the requirements set out by the SBTH.
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— Overall net-zero target: We've
committed to reaching net zero
greenhouse gas (OHG) emissions across
the value chain by 2040 from a 2020
baose year.

— Near-term target: We've cormmitted
to reducing abselute scope T, Zand 3
greenhouse gas emissions 47% by 2030
from a 2020 base year.

— Leng-term torget: We've committed to
reducing absolute scope 1, 2 and 3 GHG
emissions 20% by 2040 from a 2020
base year.

To achigve aur near-term target, we must
continue to execute our net zero transition
investment plon (NZTIP) as detailed
above. In addition, we must achiave

our embodied-carbon target by 2030, o
reduce average upfront embadied carbon
by 50% compared with a typical building,
airming for 500 kgCQ,e/m* for offices and
400 kgCO,e/m? for residential.

Ta achieve our long-term target, we must
continue to reduce carbon emissions fram
our cperational and construction activities.
This will require us to focus on: targeting
suppliers with lower carbon impacts,
investing in ond demanding low-carbon
construction materials, rernoving fossil fuels
from our eperations, investing in on-site
renewagble-electricity capacity, and working
with occupiers to promote sustainable
working practices.

Enhancing hature and green spaces

Nature plays an important role in the built
environmeant ~ nature’s copacity to store
carbon and support resilient societies is
linked with the fight against ciimate change,
and access to green spaces supports the
health and welibeing of those who use

our places.

We will enhance nature ond biodiversity
across our portfolio, targeting a 25%
biadiversity net gain across our operaticnal
sites that currently offer the greotest
potential, and effectively targeting 15%
biodiversity net gain at all of our new
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developments. Across our retail sites

we have repiaced hedgerows with native
spacies at White Rose, Leeds, planted trees
as part of the Queen's Green Caonopy at
Gunwharf Guays, and introduced a bee
hive with 35,000 honey bees at Lewisham
Shopping Centre.

This year, we're investigating how our
business activities depend on and affect
nature, so we can integrate nature into
decision making across our operational
and development activities. The work will
consider the draft recommendations of
the Taskforce on Nature-related Financial
Disclesures (TNFD) and build upon our
current commitments, as well as provide
biodiversity toolkits to support the whole
business in considering how we can best
enhance nature and biodiversity through
our activities.

Using resources efficiently

Water

Over the last year, we have undertaken
water mandgement gssessments acrass
assets under our operational contral, to
help shape our water strategy for both
our office and retail portfolios.

Actions taken include a pregramme of work
to instali autormatic meter reading (AMR)
ocross our portfolio, testing technology

to obtain increased detail of where water

is consumed within our buildings and to
identify potenticl leaks, and developing

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

To raise awaoreness of the impertance of
saving water, on World Water Day in March
2023 we communicated our appreach to
water management and reduction across
the business and encouraged our colleagues
to take action. We are in the process of
setting @ new water target using 2022/23

as our baseline year, due to launch later

this year.
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Using innovative
materials at
Mayfield

Waste

In 2022/23 we continued to divert

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

Materials

To use more sustainable materials and

10 use these resources efficiently, we
encourage reuse and recycling where
possible, prermoting the principles of @
circular economy. On our development
schemes, we work closely with our supply
chain, including carbon consultants in the
design team frorm the very start to guide
decisions on the most carbon-efficient
solutions. Additionally, our Materials Brief
sets out the requirements for commeon
materials used across our schemes,
considering health impacts, responsible
scurcing, carbon and resource efficiency.
We continue to scurce all our construction
materials from ethical sources {materials
with a responsible scurcing certification).

A We've used an innovative aiternative to cement
at Mayfield, Manchester - Cencretene.

043




044

Landsec Annual Repart 2023

Creating opportunities
and tackling local issues

Supporting our communities

through the cost-of-living crisis

Over the last ten years, we have worked

hard to support our local communities and

charities. Our site teams across the UK

continue to work with community

organisations to support people affected by

the cost-of-living ctisis, providing support to

some of the most vulnerable in society.

This includes:

s the White Rose tearn supporting the work
of the Leeds South and Rethink Food Bank

e creating waorm spaces for vulmerable
people at WiZ Centre and the Q2 Centre

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

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

Our new social-mobility fund, Landsec

Futures, will enhance this work in our local

communities, ensuring we have a long-term

approach to investing in our comraunities

over the next ten yeors.

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

In May 2022, we announced our
commitrnent to enhance social mobility
in the real estote industry ond the places
where we invest, cammitting £20m from
2023/24 - 2033/34. To achieve this, in April
2023 we launched Landsec Futures, which
will previde support through industry ond
local programmes.

This commitmeant enables us to focus our
approach to cornmunity investrment an

a clear purpose, which is to enhance
social mobility in the real estate industry
by creating pathways for peopie fram
under-represented bockgrounds in our
communities 1o enter careers in our sector.

Additionally, we recognise that the
communities where we create, curate and
sustain places all face a wide range of local
issues, fram fuel poverty to homelessness,
and if these issues are nat addressed, our
ploces won't thrive. We're therefore also
focused on tackling issues local to our
assets and developments.

Strategic Report

We will support people fram lower socio-
economic backgrounds who meet key
metrics outlined by the UK Social Mobility
Compmission, in entering the real estate
industry, and we will support chorities
that tackle issues local to our assets

and developrnents,

Improving wellbeing

Creating healthy buildings

To ensure we continue to maximise the
wellbeing of those who occupy our
buildings, in April 2023 we submitted
avidence for WELL Portfolio certification
for four assets; 80-100 Victoria Street,
Dashwood House, Zig Zag Building and
Cre New Change. We are also targeting
WELL Equity certification for the managed
offices portfolio. Additionally, ocross our
development schemes, we're targeting
WELL Core Gold or obove for offices and
the Home Quaiity Mark or equivalent for
residential properties,

~— To find out how we are supporting
our colleagues” welltheing plegse
read page 39

Landsec Futures
A £20m fund to maximise the potential of people, places and communities.
We believe increasing diversity acress our industry and supporting local
communities are essentiol to the future SLICCess of the pJOCE‘S we credte,

Industry programmes

Industry programmas to enbance social
mobiity in the real estete mdustry,
helping us create more-inclusive and
successful places.

~

'

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

Real estate
bursaries

Fimancial support
and mentoring
for individuals
carrying out
placemaking
qualifications

at university.

| Local programmes

Local programmes to improve
opportunities and support withio our

| cornmunities, helping people and places
+ to thrive.

. T T T
D * v N
i S N R

I
I [ Community
grants

Quarterly funding
for local charities,
supporting them
in tackling
impartant ssues
in our communities.

| Employability
partnerships

Three-year
partnerships with
¢harities in each of
Qur comrmunities, '
aiming to support
lacal sehool !
students and

people facing
barriers with the
careers insights,

skitls and
cpportunities to
enter our industry.
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Embedding sustainability
across our business

Cur sustainability framework, Build well,
Live well, Act well (BWLWAWT] is run
business-wide, os well as ot portfolio and
asset level, helping us embed sustainability
throughout the business.

Across our operational portfolio, every asset
has its own BWLWAW plan thot identifies the
ESG themes refevant to the site, ond what it
will do to support achieving our corporate
sustainability commitrnents and targets.

This year, we published our Sustainable
Development Toolkit, which provides a
cormprehensive guide for our developrment
teams and external partners to ensure we
design and develop our new schermes and
refurbishments in line with our sustainability
vision, carporate commitments and
targets. It sets out a systematic approach
for us to achieve sustainable developrment,
culminating in a scheme-specific
sustainability strategy and social value
strategy being developed.

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

This year we also launched cur Introduction to
Sustainability training, to build sustainability
capability and knowledge across our business,
The course is mandatory for all colleagues.

Deoing the basics brilliantly

Sustainable procurement

51% of our emissions emanate frorm aur
supply chain, therefore it is important we
work with suppliers that share our values
and help us achieve the highest standards
in gur supply chain, while achieving wider
social, economic and environmental
benefits. In June 2022, we published our
Supply Chain Commitment, which sets
out how we do business, the commitments
we've set ourselves, and the minimum
requirements we expect of all those we
work with. 100% of our strategic partners
align with our sustainability requirements
and are working with us for a sustainable
future, with 93% signing up to our
commitrment 1o date. Complementing our
Supply Chain Commitment, we've also
published our Sustaincble Procurement
Guide - a document that provides us with
the knowledge to make the right decisions
when buying consumables or business
services, and to spend maney wisely and
effectively while suppaorting our corporate
and sustainability commitrnents.

To support our supply chaoin in meeting
Cur Supply Chain Commitments, we've
joined the Supply Chain Sustainability
Schoal - an enline platform that shares
knowledge and resources to build the
skills required to achieve a sustainable
built environment.
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Creating healthy, safe and

secure spaces

This year we have maintained our ISO 45001
certification, with independent auditors
reporting no non-conformances or
improvement recommendations. A full
re-certification audit to this standard will
take place in FY23/24.

We continued to focus our safety
improvements on areas where we

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

Fire safety

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

All high-rise residential buildings above

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

We have accepted responsibility under
the Developers’ Pledge to remediate

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

or substantially renovated, going back

30 years. We will complete any remedial
works as quickly as pessible, with no cost
and minimum disruption to tenants and
local communities.



Cae6 Landsec Annual Report 2023

Act well
continued

Advocating for a sustainable future

We share our experience and challenges
in aiming for a sustainable future through
being members of industry bodies such
az the UK Green Building Cauncil (UKGBC),
Better Buildings Partnership (BBP} and
British Property Federation (BPF); by
responding to public consultations on
emerging policy; by raising awarenass
with our custormers and investors, and

by contributing to the debate on various
sustainability topics,

This year, we published our Carbon
Manifesto, cutliining what we are doing to
reduce our emissions across our partfolio
and development pipeline and our
cormmitrnent as o partner for government,
We are calling for action fram the
government: to introduce a performance-
based energy rating scheme; to mandate
for whole-life carban assessments far all
new developrnents; and to lead by example
by setting a standard for sustainable
development threugh their procurement.

Identifying and respon
ESG risks and opportunities

Our approach 1o sustainability is
determined by shifting global challenges
and the E5G issues our stakeholders think
are most criticai for us to address and
influence through our business activity.
Dur sustainability strategy, targets and
activity, demanstrate how we are
responding to these issues and where we
know we can have the biggest impact.
Qur materiality matrix sets out our high-
priority issues landsec.com/sustainability/
our-material-issues.

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

to identify, assess and manage climate-
reloted risks effectively - evaluating the
potential impact, the consequences,

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

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

Additionally, to comply with relevant
environmental legislation and industry
standards, we maintain a legal register
as part of our environmental and energy
management systems, which are certified
to 1SO 1400 and 15O 50001, We review
this register quarterly to ensure we
consider new legislation or regulatory
changes, and take any necessary action
to maintain compliance.

Future plans

We have already made great progress with
our sustainability targets, but with o new
year comes a fresh cpportunity to turn our
vision and ambition inte tangible action.
We recognise there will be challenges in
achieving these plans, and we don't have all
the answers, but we believe that by being
explicit In our targets we can incentivise
and support action acress our industry.

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

Our priorities for the yeor ahead:

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

¢ Continue to account for carbon at
the outset of every development and
refurbishment scheme, striving to
meet our embodied-carbon targets
by engaging early with our supply
chain to secure sustainable construction
materials, and encouraging our design
teams and contractors to prioritise
retention and reposition where possible.

Strategic Report

Investigate innovative technologles,
services and rmaterials that will help us
transition ta net zero, and be prepared
1o try these products on our schemes.

Run Landsec Futures, working with

our comrmunities to better understand
and meet their requirements olongside
achieving greater diversity across

our industry.

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

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

model and strategy.

In 2016, we were the first property compony
in the world to have its carbon emissions
target approved by the Science Based
Targets initiative {SBTi}). Since then, we

have reduced emissions, and achieved our
original science-based target (SBT) in 2019,
11 years ahead of our 2030 target date.

In 2019, we increased the ambiticn of our
SBT in line with o 1.5°C global warming
scenaric, which formed the foundation

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

both in construction and operation.

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

our statement with the recommendations
of the UK Government’s Transition Flan
Taskforce.

We continue 10 progress our net zero
transition investment plan and are on track
with what we need to do to meet our
science-based carbon reduction target,
and have incorporated this into our
financial statements.

This stotermnent is consistent with the
requirermnents of the London Stock Exchange
(LSE) Listing Rule 9.8.6 R and all 11 TCFD
Recommendations and Recommended
Disclosures, and we can confirm we have
made climate-related financial disclosures
for the year ended 31 March 2023 in refation
o governance, strategy, risk management
and metrics and targets.

Governance

Board oversight and reporting

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

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

and this year has focused on the progress
of our transition plans, embedding cur new
sustainability framewaork across the business
and menitaring perfoermance of our SBT
and embodied-carbon commitrments.

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

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

Ongoing responsibility and management
of climate-related risks is carried out by the
Executive Leadership Team (ELT), chaired
by our CEO and supported by our CFO and
Managing Directors. The ELT is responsible
for developing the sustainability strategy
1o ensure 't addresses cur relevant
environmental, social and governance
(ESG) risks and opportunities, including
those pertaining to climate change.

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

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

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

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

Culture

We're working towards a culture centred

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

Sustainability, which includes our focus

on climate-reloted risks, hos long been o
strategic priority for Landsec and as such,
is embedded within cur culture. Every
colleague is empowered to contribute to
our purposa with consideration for the
environmental, social and economic issues
relevant 1o our business and stakeholders -
our Employee Code of Conduct provides
guidance on how to do this and highlights
key policies, including our Sustainability
Policy that all colieagues must follow.

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

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

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

is an important part of our culture.

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

of proceeds and reporting in support of
our climate tronsition aims. It has been
third-party ossured and aligns with the
Green Bond Principles 2021 and Green
Loans Principles 2021 administered by
ICMA and LMA, respectively.

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

incentives and remuneration

Our cornmitrnent te addressing climate
risk runs throughout the business, with
climate-related targets linked to a
propartion of our bonus rermuneration,
including cur science-based carbon
reduction target, energy efficiency and
embodied carbon from new devalopments.

Skills, competencies and training

Over the last year, as we continue ta
ritigate the risks of climate change and
trarsition our portfolic to net zero, we've
focused on increasing Board and executive
leadership level awareness and knowledge
on our science-based carbon reduction
targets and the actions that we need to
take to meet them, including executing
our net-zero transition investment plan
(NZTiP) and our ambitious embodied
carbon targets.

Further, wa are ensuring everyone across
our business undertakes sustainability
training, which includes information on
our sustainability strategy and appreach
to climate change - demonstrating how
everyome con play a part in reducing our
contribution to climate change and
preparing for inevitable changes in climate.
Additionally, we've ioined the Supply Chain
Sustainability School which provides an
online platform to share knowledge and
resources to build the skills reguired to
deliver a sustainable bullt environment.

Strategy
Identifying climate-related risks and
opportunities

in accordance with TCFD recommendations,

we've identified climate risks and
opportunities against (1) transition risks:
related to the transition 1o a law carbon
economy and (2) physical risks: related
1o the physical impacts of climate change.

We've considered these over the short

(<1 year}, medium {until 2030) and
long-term (beyond 2030) against two
science-based scenarios - below 2°C
faligned with Shared Sociceconomic
Pathways (SSPs) SSP1-2.6) and exceeding
4°C {aligned with S5P5-8.5).

We surmrmarise the output of aur scenario
analysis below, where we have used MSCI's
Climate Value ot Risk (VaRj methodology
to assess our portfolio exposure to climate
risks. Physical risks are assessed based on
the geolocation of assets und their exposure
to individual hazards as a consequence of
climate change. Transitional risks are assessed
based on alignment of assets to relevant
regulations {e.g. Minimum Energy Efficiency
Standards (MEES)) and market demand.

Assessing impact of climate-related risks
and opportunities on our strategy

Based on the risks identified in cur scenaric
analysis and following our group risk
managernent framework and methodelogy,
we have assessed these against likelihood

(1 being very unlikely; 5 being very likely)
and potential financial impact (1 being
insignificant (< £75my); 5 being very significant
{> £500m)) across all areas of our business
including investments, divestments,
developrment and cperations to determine
both inherent risk (before mitigating actions)
and residual risk (after mitigating octions).
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Time horizons

How Lendsec defines
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04%

Short (<1 year)

| Medium (until 2030}
i Long (beyond 2030}

S —

Our immediote business planning and budgeting for each asset cccurs annually, so 1t is important that appropriate resource for
mitigating and adapting to climate change is identified each year and included in annual budgets.

We are toking action now untl 2030 to meet our near-term science-based carbon reduction target

Many of our ossets hove o design Iifespan of over 60 years - therefore, identifying long-term risks beyond 2030 is important for our

< 2°C scenario

Proactive and sustained

actien to halve emissions by
2030 and reach net zero by
2050 - rapnd investent and
adaption of law-corban
technology and sustainable
business and lifestyle practices.

UK climate is marginally higher
termperatures all year round,
lower precipitation in summer;
flooding and windstorms

| within current variobility,

Short term (< 1year)

Low physical risks as only o small proportion of
our portfolio {2.5% VaR} is exposed 1o aggregated
physical risk (extreme cold, extreme heat, flocding,
windstorms ond wildfire). The most significant
phycical rick to our portfalio is from coustal
flooding {1.8% VaR)

Medium transitional risks asscciated with existing
regulotions, for exomple, Minimum Energy Efficiency
Standards (MEES) requiring all nor-domestic
properties to meet a minimurn EPC £ by 1 April 2023
and local planning requirements favouring low
embedied carbon development schemes.

In addition, there is increasing cccupier and investor
demard for assets with high sustainability
credentials, as more of these stakeholders set net
zera commitments and are required to repert on
the sustainability cutcomes of their investments.

| »4°C scenario

| Limited actions are taken to

| mitigate climate change -
there is a push for ecenomic
and social development at

| whatever costs.

|

|

!

UK climate will experience

an increase in severe weather
events (fash flooding);
increased summer and
winter termperatures; drier
summers and wetter winters.

Low physical risks as only o small proportion of
sur portfelio (5.4% VaR) is exposed toc aggregated
physical risk. The most significant physical risk 1o
cur portfolio is from coastal flooding (4.1% VaR).

Low transitional risks due to no mitigation
actions or policies in ploce to reduce emissions.

nvestment and development decisions, to ensure our portfolio remains resilient in the long term.

Medium term {until 2030}

Physical risks remain the same
as the short term.

High transitional risks

qassaciated with:

= Ernerging regulations, for

example, MEES requiring all

nen-domastic propertias 1o

rreet a minmum of EPC B

by 2030,

Carben tax - potential for the

built environment to be

included in UK Emissions

Trading Scherme

+ Operational and embodied
carbon obligations for our
developrment schernes - some
planning requirements need
projected ocperational energy
emission shortfalls to be
offset - Greater Londen
Authority recommends a price
of £25t/C0 .

Additionally, our commitment
o develop net zero buildings
requires the residual embodied
carbon to be offset via the
Voluntary Carbon Merket, where
prices vary significontly based on
qualty of credit.
¢ Continued increase in occupier
and investor demand for ESG

Long term (beyond 2030)

Slight increase in physical risks
but no significant change to
overall portfolio exposure 1o
climate risks. Forinstance, slightiy
warmer summaers are expected
but these don't pose significont
risk of heat stress

Transition risks remain high

as further mitigation actions and
legislative changes are expected

to continue driving reductions in

carbon emissicns.

Physical and transitional
risks remain the same as the
short term.

Significant increase in physical
risks from hotter, drier surmmers;
warmer, wetter winters and mare
fraquent severe weather events.
Sea level rise puts additicnal
stroin on the Thames Barrier and
increase in river peak flows has
potential for flood defence foillures
across the UK, leading to higher
portfolio exposure.

Significant increase in
transitional risks oz adoptotion
measures are adopted to cope
with changes in climate andg
associated physical risks.
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Task Force on Climate-related Financial
Disclosures (TCFD) statement continued

Risk Inherent risk Residuat risk
rating rating

Shaort term [< 1 year)

Portfalio at risk of aggregated physical risks (extreme <ald, extreme heat, flooding, windstorms and wildfire}
‘ VaR: 2.5%

- T

| Portfolio s not compliont with MEES requirements in meeting a minimum of EPC E by April 2023

i Local planning requirements faveuring low carbon embedied development schemes

Failure to offer assets with high sustainakility credentials being unable to respond to increased customer and l
investor demand

Medium term {until 2030)

Portfolio at risk of oggregoted physical risks (extreme cold, extrerme heat, floeding, windstorms and wildfire) ‘

Portfolio is not comphant with emerging MEES regulations n meeting a minimum of EPC B by 2030

Introduction of carben tax for total corbon emissions (using 2019/20 baseline, financial impoct could be
<.£15.8m) ‘

Impact of carbon emissicn pricing on development costs - including procurement of micteérials and
aoffsetting costs

Not achieving of our ambitious embodied carbon targets

! Increased cost of high quality carbon offsets required for cur new developments to be net zero

Failure to offer assets with high sustainability credentials being unable to respond to increased customer and <f>
investor dernand

Long term (beyond 2030}

‘_Portfolio at risk of aggregated physical risks {(extreme cold, extremne heot, flooding, windstorms and wildfire)

Addressing our climate-related risks and We are addressing these risks and with the SBTI Net-Zero Standard and have
opportunities gcross our business model opportunities through three pricrities, continued to progress our £135m Net Zero
Our assessment concluded that our current all of which are critical elements of cur Transition Investment Plan (NZTIP).
portfolio is not highly exposed 1o physical approach to sustainability - Build well, ]

risks given the lacation of our assets, and Live well, Act well: The_ Ngr—Zero Standard sets out O consistant
the impact of physical risks to our portfolio « Decarbonising our portfalio definition of net zerc and the science-based

requirements of achieving it. To meet the

will only become more relevant in the long standard, and demonstrate the business

. « Developing net zero carbon buildings
term, under a » 4°C scenario. Conversely, pind

transition risks are material in the short » Building resilience to a changing climate ls mov:;g ?Wirds nte't zero, wet must set .
and medium term as we expect increasing Decarbonising our portfolio (;?Oriegfs)rogndq;g\i: ?’ near-term targe
e . g-term target (2050
::.E;;Irirj :;;OZE ;?)I?Ceytg:znr;;:ii?:: In an effort to reduce our contribution at the Iot’est)A The near-term torget must
changes, as well as changes in customer to ciimate _chcmge, we nee;i té reduce co:er 7% of Scope ! .Cmd 2 emissions and
and investor preference. our operational carbon emissions frem &67% of scope 3 emissions. The long-term
the assets that we own and manage. target must increase scope 3 coverage 1o
This year, we've increased the ambition 90%. Both targets must align with a 1.5°C

of our carbon reduction target to align ambition level of limiting temperature rise.
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Our near-term carbon reduction targetj
We commit to an absclute reduction in
all erissions of 47% by 2030, from a 2020 |

baseline year.

We cornrmil tu reduce ubsclute scope |
and 2 GHG emissions by 0% by 2030,
from a 2020 baseline year. We also
commit to reducing absolute scope 3
GHG emissians from all reported sources
by 45% within the same timeframe.

Our long-term carbon reduction target

We commit to reaching net-zere GHG
emissions across the value chain by 2040.

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

To meet our near-term science-bosed

target and stay ahead of impending

2030 MEES requirements of minimum

EPC B, we've continued to progress cur

£135m NZTIP:

o Ciptirmising building managernant
systems across ocur portfolio, deploying
innovative technolegies such as artificial
intelligence to reduce operational
energy consumption.

Reducing our reliance on fossil fuels,
replacing gas-fired boilers with electric
systems such as air source heat
pumps (ASHP).

Increasing on-site renewable electricity
generation by installing solar panels
across our retail assets.

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

We continue to operate our buildings

in accordance with our Company-wide
envirenmental and encrgy manngement
system, which is certified to 150 14001 and
15O 50007, having energy-reduction plans
{ERPs) and action ptans for all our assets,
which outline how we will reduce the
energy use and carbon emissions of each
asset effectively. The ERPs form part of
the operational financial planning for
each asset.

As we continue to build relationships

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

Income statement Balance sheet

\ Research shows buildings that have high sustainability credentials attroct
hugher average rents, improving leasing and occupancy rates, Improved
energy efficiency should alse improve service charges poyoble by tenants

Financial
impact

rminimum EPC requirements.

L — - -

Developing net zero carbon buildings

A credible net zera claim for a building
must address both upfrent embodied
carbon and operational carbon, and align
with industry best practice - currently this
is the UK Green Building Council (UKGBC)
framework definition of net zero. The
framework requires embodied carbon to be
rminimised and offset at practical completion,
and reductions in energy demond and
consumption 1o be prioritised over all other
measures. There should be ne reliance on
fossil fuels and on-site renewables should
be prioritised, and any remaining carbon
should be offset using a recogrised
offsetting framework.

Our commitment to creating net zerc
carben buildings

We are committed to designing and
building met zero buildings in accordance
with the UKGBC framework definition ‘
and have set a target to reduce upfront }
embodied carbon by 50% cormpared ‘
with a typical building by 2020, seeking |
to achieve <500kgCO,e/m? for office ‘
developments and <40C0kgCO,e/m? for
residential ones.

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

ininflation.

The commitment forms a key part of

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

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

All whole-life carbon models align with
the RICS guidance Wholg life carbon
assessment for the built environment
first edition, November 2017,

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

is capital spending te electrify energy across the portfolio, improving the
copital value of the offected assets, which have shown more rasilience

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

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

Te reduce upfront embedied carbon, we

look at @ number of different interventions:

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

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

» Using low-carbon materials like timber or
concrete with high cement replacement.

Priaritising local procurement to minimise
transport emissions.

We track embodied carbon throughout the
design evolution of a building and during
construction, and we receive twice-yearly
updates to the model based on actual
material quantities brought to site and
emissions from site. At the end of a project,
we receive an 'as-built’ mode!, which
represents the actual upfront carbon
emissions of the project. We then purchase
high-quality carbon offsets that comply with
the UKGBC's eight principles of offsetting.
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Task Force on Climate-related Financial
Disclosures (TCFD) statement continued

incorme statement

Balance sheet

impact

and value premia for these assets,

Financial

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

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

i Strong and increasing market demand for net zero properties, especially
in the office market, is outstripping supply, which wilf likely fead to rent

Increased demand for low-carbon materials could delay completion dates,
‘ incregsing construction costs in our developrment pipeline

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

Increased demand for low-carbon materials, many of which are still
neascent markets, couid increase the construction costs of our
developrment pipeline.

Across our operational portfolio, assets in
oreas highly exposed to physical risks have
developed plans to ensure that adequate
protection and mitigation are in place,
including business-continuity and
emergency-response plans.

Qur Responsible Property Investment

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

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

Income statement Balance sheet

g
S Y b .

1 B g increases ininsuronce premiums, the future impect of carbon taxes and
2 g‘ J increased energy costs to counteract more extrerme seasenal rends
==

Resilience of our strategy

and business mode!

Our analysis gives us confidence in the
resitience of our strategy, as we're
supporting the transition to a low-carbon
world whilst manaoging the impact of
climate-related risks to our portfaolio.

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

Under a » 4°C scenario, our analysis
dermmonstrates that changes 1o cur strategy
and financial planning will be required.

This will likely include divestment of assets
which are less resilient to extrerme heat and
rainfall, or investrment into infrastructure

to limit the impoct of floading and coastal
surge. This scenario could also result im
changes to our customers’ and supply chain

} The changing environment has direct cost impiications due to patential

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

Through the implernentotion of cur
mitigation strategies we have assessed our
residual risks to be minor as detailed in the
Assessing imipact of climate-related risks
ond opportunities on our strategy section.

Engagement

We are committed to leading the way

to o lower-carbon economy and aim to
redefine whaot it is to be o madern landlord.
We recognise that we don't have all the

Increased capital investrment to maintain compliance with fegal requirements, ’
such as improving EPC ratings acrass the portfolio, and also 1o protect aur
assets Gt risk frorm physical climate change. Failure 1o do so would affect the
long-term capital valuas of these assets negotively.

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

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

To further drive industry demand for low-
carbon steef ond concrete, we're signatory
mernbers of SteelZero and ConcreteZera.
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We launched our Carbon Manifesto, which
sets out what we are doing as @ business

and with our supgly chain - but alse steps
that Government can take to support and
acecelerote our transition towards net zero.

We released our Shaping Successful Future
Cities report developed in conjunction with
The Future Laboratory. It investigates what
a successful - and unsuccessful - 2030 city
could look like and the steps developers and
leaders need to take to trigger positive
change. tt highlights the importance of
creating planet-centric spaces by ocutlining
our ‘Six Principles of Urbanisation’ including
being climate-prepared and resilient as the
most urgent.

— The repart can be accessed on our website:

landsec.com/future-cities

Risk management

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

Metrics and targets
Targets

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

As part of its overall responsibility for

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

to a specific member of the ELT, who is
accountabie for ensuring the operating
effectiveness of the internal control systems
and for implermenting key risk mitigation
plans. Risks are also assigned a secondary
owner - usually at the Senior Leader level -
who is responsible for ensuring we mitigate
the risk approprictely.

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

— Our risk management process to
address cur principal risks and
uncertainties, including climate change,
is detailed further on page 5é&

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

Decarbo g our poertfolio

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

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

Developing net zero carbon buildings

Reducing upfront embaodied carban across our developments by 50% compared with a typical building by 2030

Building resilience to a changing climate

Ensure 100% of assets located in oreos highly exposed 1o climate risks have adaption measures in place

— Performance agoinst these are detailed in our Sustainability Performance and Data Report: landsee.com/sustainability/reports-
benchmarking. Additionally, our Streamlined Energy and Carbon Reporting {SECR) on pages 195-198 provides detalls of our energy

consumption and carbon emissions

Metrics

In addition to targets, we also monitor a number of climate-reloted metrics that support cur risk assessment as provided below:

Reduction in energy intensity from o 2013/14 baseline

Total erergy from renewable sources

Takle 29
2022/23 2021/22
33% 34%
68%  66%
Percentage of portfolio which is BREEAM-certified {by value) 64% 60%
Percentage of portfelic which is already EPC B or above {by value) 36% 5&6%
F’ercentoge of portfol-'\_o which is EPC E or above {by value) ) o - 100% 9%
Investment in energy-efficiency measures implemented in the year £2.2m £1.3m
Estimmated annual savings from energy—ef‘ﬁcienéy mecsurss implem-en‘ted in the .y_e--ar ) £0.7m £0.6m
: mate Valu | 54%  4.9%

Portfolio Climate Value at Risk (VaR) based on aggregated physical risks-?

1 The VaR represents the combined discounted physical risks costs {extreme cold, extreme heat, Hooding, windstorm/tropical cyclenes and wildhre) bosed on probable change

in physical chmote risks for the next 15 years expressed as a percentage of the pertfolio’s value in @ » 4°C scenario.
2. The increase in portfolic VoR is due 1o the disposal of some London based assets which hod o lower rate of exposure,
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Managing risk

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

Our key successes in 2022/2023

e Alignment of the risk management
framework with the business
structure and development of
business area risk registers and
associoted governance structures

» Development of risk registers for key
support functians, reinforcing roles
and responsibilities for risk ownership
between functions and business areas

e Assessment and application of

! risk appetite across all risks,
underpinning business decision
making and planning

New risk waterfall implemented
averlaying risk appetite to clearly
identify where risks are inside ar
outside of tolerance.

Qur key priorities in 2023/2024

Continued embedding of risk review
governance structures and cadence

- strengthening linkages between

risk, appetite and business planning
Further development and definition 1
of key risk indicator thresholds and
formalised reporting mechanisms
Revisiting and refreshing the Board
risk appetite staterment
Embedding risk acceptance process
| os part of maturing understanding
1 of appetite and governance of risk.

Risk management framework

and governance

We have an established risk management
and contrel framework, which is embedded
throughout the Company. This framework
enabies us to identify, evaluate and
rnanage our principal and emerging risks
effectively. Qur approach is not to eliminate
risk, but to manage It within cur appetite.
Key elernents of the framewaork are:

* The Board has overall responsibility for
averseeing risk and for maintaining a
robust risk management ond internal
contrel systermn

The Audit Committee is responsible for
reviswing the effectivenass of the risk
management and internal control systerm
during the year.

L]

The Executive Leadership Team is
responsible for day-to-day moenitering
ond management of Group-wide risks,
emerging risks and key risk indicators (KRIs).

Business area leadership tearms maonitor
and monage risks and emerging risks
relevant to their business areas.

The Risk and Assurance function cversees
the framework, providing support,
challenge and insight to business areas
and support functions.

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

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

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

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

The Board is responsible for defining the
tevel of risk the Group is willing to take

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

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

the Executive Leadership Team. They are
responsible for ensuring the effectiveness
of controls and for implementing risk
mitigation plans, where necessary. Business
area leodership teams review their risks
qguorterly and the ELT reviews the Group

Risk management framework

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

at each Audit Committee meeting.

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

security and cyber threat are managed

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

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

Im addition, the Risk and Assurance team
manages Landsec’s Key Controls Toolkit.
The Teolkit is a set of clearly defined
controls that are self-certified by control
owners within the business on o quarterly
basis, providing ongeing cssurance and
coverage of key risk areas. The Audit
Committee monitors the results of this
process. The Audit Committee also reviews
our risk management framework at least
twice a year as well as our Assurance Map,
which sets out the key controls and assurance
activities for each risk. This supports the
Committee’s evaluation of the control
envirenment and the adequacy of
assurance activity. The Committee also
receives a summary report at each
rmeeting, describing key second and
third-line assurance activities, including
internal audits, actions agreed end the
status of open risk mitigation actions.

Risk Governance

Board

# Set strategy and objectives

* Setthe risk culture

& Manitaring fisk exposure
(including emerging risks)

« Define and opprove rnisk appetite

- . _
Audit Committee !

* Supports the Board in menitoring risk expasure
® Review the effectiveness of our risk management
and internal control system

15t line of defence i Znd fine of defence

L

Risk Management

Bottom-up

ELT and Business area
leadership teams .
‘ s Define the risk appetite
i
|

Identify the principal and

emerging risks ‘ applying

Evaluate response strategies
against risk appetite
Design, implement
1 and evoluate the risk
o rranagement and internal

. conteol system

appetite

training

Risk management

Create a commaon risk
framework and language
and provide direction on

Assist with the identfication
and assessment of principal
ond emerging risks

Monitor risks ond risk
response plans against risk

Aggregate risk iInfermation
Provide guidance and

Facilitate risk escalations
and occeptance

. ;
|7Internol Audit

i * Provide independent
i assurance on the risk
| pragramme, testing of key
: : controls end risk response
plans for significant risks

Risk Ownership

Business units

e Identify and asiess risks

« Respond torisks

* Monitor risks and risk i
response

* Ensure operating

effectiveness of key contro's
|

. Support functions ‘
| ‘ + Provide guidance/support
1o the Risk teom and

busimess units
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Principal risks and uncertainties

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

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

The cperational risks are health and safety;

and information security and cyber-attack.

‘Change projects fail to deliver’ is a new
operational principal risk this year,

The risk waterfall below sets out Landsec's
principal risks in columns from left to right
ordered according to the level of residual
risk. The colour of the header box indicotes
whether the risk is strategic (light blue)

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

Principal Risks
M nhsren sk

Residual ==«

t__ i Appetiterznge
Bl sotegic nisk
Bl Crerotions nisk

Appetite  Rating

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

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

the blue residual arrew is within the box.
The appetite for each risk, when compared
to the residucl score, helps to determine
business pricrities and ritigation activities
in the future.

Strategic Report

Appetite ranges are: ‘Open’ {where we

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

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

At present, there are noe residual risk scores
obove appetite, though some are below,
indicating an opportunity for greater risk
to be taken in delivering business activities.
The tables on the following pages describe
each principal risk in detail, including
mitigating controls, KRIs and changes

in the year.

-

M nimiglat

|

S Mimar

ayeros
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Appetite: Flexible/Cautious .

1 Macroeconomic outlook xecutive responsible | Mark Allan

Changes in the macroeconomic
environment result in reduced
demand for space or deferrat
nf derisinns hy retnil and offire
occupiers. Due to the tength

of build projects, the prevailing
economic climate at initioticn
moy be different from that

at completion.

Example KRIs
* UK Gross Domestic Product
¢ UK household spending levels

e Inflotion rate

« Interest rates

* Business confidence

* Employment intentions

» Ourtoun o vulue 1utio

Mitigation

* KRls monitored

» Scenorio-based modelling of
plausible economic trajectories

* Research team prepares reports
for ELT and orea leadership teams
on macreoeconomic and internal

risk rnetrics

2 Office occupier market

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

in a timely manner.

Example KRIs

s Office usage percentages

* Percentage of lease expiries over
our five-year plan

* Void rates across our portfolio

* Like-for-like rental income metrics

+ Customer and space churn

Mitigation

+ Customer relationship and
custorner base monitoring

KRls monitered and reviewed
montaly by Office leadership team

ESG programme to decarbonise
office porttolic and strengthen
prime property portfolio by
meeting changing occupier needs
» Customer satisfaction reasured
regularly

+ Twice-yearly Cycle Watch produced
by our Research tearn, analysing
macreeconcemic, political and
market-risk factors - which is also
vsed for budget and forecasting
assumptions

* Business pertfolics prepare
guarterly reporting 1o review sector
and market risks

‘ CHANGE IN YEAR | INCREASING

The UK ecenomy has endured o
turmultuous 2022/23 with inflotion,

interest rate rises and high energy
prices leading to a slow-down in the

UK market — and potential for i
recesstan. The risk ingreased in the
first-holf of the year and has softened
in 2023, with inflation oppearing to
have peaked and enrergy prices falling

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

Executive responsible | Marcus Geddes

Appetite: Flexible

s Forword-looking market intelligence
reviewed regularly

Market-led demand and customer
expectations for environmentally
sustainable office space closely
rmonitored

Strict credit policy and process,
including reguiar review of
customers at risk

Future of Work foruen hested by our
Insight team, examining disruption
thermes and megatrends in ways

of warking

T
n‘ CHANGE IN YEAR | DECREASING |

The risk has reduced, as businesses
haove defined and implemented new
working practices, office occupancy
has settled and demand for prime
space has strengthened.

Residual risk ot year end was below
our ‘Flexible’ appetite - reflecting our
view of the office occupier rmarket
autlook and oppor turities for stronger
leasing terms in the coming year

3 Retail and hospitality occupier market

Structural changes in consumer
expectations leading to changes
in demand for retail or hospitality
space and the consequent impact
on income and asset values.

Example KRIs

s Asset guest numbers

» UK net retail openings and
asset-vacancy rates

* Portfolic void rates

* Percentage of lease expinies over
Hve years

& Custamer credit risk and tenant
counterparty risk

Mitigation

» KRl monitored ond reviewed
maonthly by Retail 'leadership team

s Brand partner relationship and
Quest experience Monitering

¢ Data-led development of asset
ond sector strategies, promoting
proactive leasing

Executive responsible | Bruce Findlay

Appetite: Flexible '

Brand Account, Asset Management
and Guest Experiences teams
established

Customer satisfaction surveys

Strict credit policy end process,
including regular review of
customers at risk

n ‘ CHANGE IN YEAR | NO CHANGE

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

levelled - with online penetration
falling from lockdown levels and
growing omni-channel business
models. With the potential for
recession, we continue te monitor
the risk.

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

4 Infor

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

ion secu

Example KRIs

* Speed of threat and vulnerablity
detection {ogainst agreed Pen test/
External Assurance Schedule)

¢ Speed of threat and vulnerability
resolution

e Number of major eyber incidents
or data-toss events

s Incident Response and Recovery
Plan reviewed and tested

ity and cyber threat

s Completion rates on cyber security
and data-pratection training

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

Mitigation

IT secLrity policies set out our

standards for security and

penetration testing, vulnerability

and patch management, data

disposal ond access control

A specific Cyber Security team
and Dats Protection Officer
Quarterly assessment of key
IT controls

Monitored mandatory cyber
security and GDPR training

Executive responsible | Mark Lockton-Goddard

» Third-party IT providers subject
to infermation-security vendor
assessment

Close working with IT service
partners to manage risk and
improve technical standards
Defined technicel IT standards
for all building systerns
Extensive use of cloud-bosed
systerms

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

Regular penstration testing across
our IT estote and vulnerability-
maragement system

Appetite: Cautious

* Corporate environment cyber
insurance in place including access
to instant support and external
expertise and resources

n CHANGE IN YEAR | DECREASING I

The risk has reduced in the year,
largely due to significant investment
in, and developrnent of, our cyber
copability - as validated by on
Independent review,

We continue to develop and invest
in the wider information security ‘
and cyber-control ervironment, and |
rermain vigilant as the cyber threat i
landscape continues to evoive. j
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Principal risks and uncertainties
continued

ChO nge projects Executive responsible | LT

Project governance methodelogy -
e . CHANGE IN YEAR | NEW RISK
Qualified project managers used - o

Appetite: Cautious

Landsec is engaging in a humber Example KRIs
of important internal change

Key project milestones missed

programmes aiming to deliver *» Projects operating without on all large projects The numnber and impact of active
operational and cultural benefits. appropricte governance e Docurmented and approved change projects ot Landsec has
There is a risk that these projects ¢ Success critena achieved at benefits cases resulted inincreased risk associated
fail to deliver the identified post-implementation reviews * Company-wide communication with progromrmes not achieving
benefits in a timely manner and audits supported by Senior Leadership identified outcomes

and to budget. Team engagement

Cultural change s a key element of
the wider change portfolio, making
it of particular importance.

Mitigation
¢ ELT sponsorship, with ELT and
Board oversight

Regular progress reporting to
project boards

6 CGpthl allocation Executive responsible | Mark Allan Appetite: Flexible/Coutious

Capital allocated to specific s Portfolio iguidity * Rigorous and established destinations and mixed-use urban
assets, sectors or locations does s Loan to value governonce and approval processes  neighbourhoods

not yield the expected returns e Headroom over development rhrou@]i?hii?smzséores The macroeconemic backdrep has
i.e. we are not effective in placing capital expenditure eadership, LT and Boar put upward pressure on this risk and

* [nvestrment Appraisal Guidelines
define the key investment criteria,
the risk assessment pracess, key
stakeholders and the delegotions

capital or recycling.

our appetite in the last year was
lower. We responded by de-risking
our balance sheet, with the sole of

21 Maoorfields and other assets, g more

Speculative development,
pre-development and trading

Specifically:
P Y property risk expasure

* Mixed-use urban reighbourhood
developrments do not yield

Group hedging

I of authonty flexible approach to development
1ad ret s Net debt . .
+ expectedreturns = Stress-testing of scenarios as part commitments and the recent issue
» Development of assets not Mitigotion of decisioen making of Landsec’s Green bond.

matched 1o expected demand e Monthly monitoring of capital

Retaini ithi reld i : ! Owver the course of the corming year,
- ﬁtomr.\‘nglgs;ets wwtI gw yields disciplines and KRIs by business n; CHANGE IN YEAR | NC CHANGE we expect the fisk te increase

that should be recycle area boards, ELT and PLC Board : towards our desired appetite range,
Example KRIs » Detailed market and praduct We have o clear view of the scale s we commut 10 developrnents and
« Committed development pipeline anatysis to enable optimal of the opportunity in each sector potentiolly deploy capital into new

0% GOV investment decisions and relative returns achievable copital opportunities.

across Centra! London, major retail

7 DeVe|opmen‘t strate Executive responsible | Mike Hood Appetite: Flexible/Cautious

We may be unable to generote Mitigation * Control processes over key risk nl CHANGE IN YEAR | NO CH’NG—E k
expected returns as a result of * Development strategy addresses areas including: project 1 _
changes in the occupier market risks that could adversely affect organisation and reporting: The external factars that influence
for a given asset during the course underlying income ond capital financiol managerment, quaiity; this risk, such as market conditions
of the development, or cost or perfarmance schedule, change: nsk and and inflation, have increased
time overruns on the scheme. s A detoiled apprasal is undertaken contingency NAnogement; health _

ty business area leadership ond ard safety; and project objectives However, this s offset as three
Example KRIs Board before cornmitting to » Each project is supported by major developmgnt schernes are
* Take-up leve! for offices a scheme internal stakeholders in Operations, close 1o completion

Susta'nability and Tech, as
evidenced through key manitoning
reviews and gateway sign-offs

+ Tender-price inflation

Financial medelling and

= Monitor buld-to-sell and bund-to- scenario planring to determine
-ent ratios 1o determine phasing expected yields
approach of developments

Over the course of the coming year,
we expect the risk 1o Increase towards
our desired cppetite range, as we
Stromg cammunity involvernent cammit to new developments

in the design process for our

developrnents

Early engogement and strong

relatiorships with planning

authorities

Tested project-managerment
approach and highly experienced
developrment team
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8 Health and safety Executive responsible | Mark Allan

Failure to identify, mitigate or
react effectively to major health
or safety incidents, leading to:
Serious injury, Hiness or toss of e

Criminal or il proceedings
Loss of stakeholder confidence

.

Delays to building projects and
access restrictions to our properties
resulting in loss of income

Inadequate response 1o regulatory
changes

Reputationai impact

Example KRIs

s Number of reportable health and
safety incidents

o Healihand sulely Uainiog
cormpleticn

+ Control reviews and follow up
1o completion

Mitigation

* Regular reviews by Health, Safety
and Security Committee, (Chaired
by the CEG), ELT ond Beard

+ Health & Safety management
system accredited to 150 45001
standard

Inability to attract, retain and

to meet our strategic objectives,
grow enterprise value and meet
shareholder expectations.

" Example KRis
+ Employee turnover levels
* High-potential employee turnover
* Employee engagerment score

* Succession planning up to date

* Time to hire

develop the right people and skills

Mitigation

¢ Executive remuneration and
long-term incentive plans in place,
benchmarked and overseen by the
Remuneration Committes and

aligned to the Group and individual

performance

Regular review of succession plans
for senior and critical roles

-

Remuneration plans for other key
roles are benchimarked annually

Climate ¢ nge tr sition Executive responsible | Chris Hogwoad

. Climate change risk has

" two elements:

O Our commitment to reducing
Landsec’s near and long-term
carbon reduction targets by
2030 and 2040 is not met in
time or achieved at a
significantly higher cost than
expected, leading to
regulatory, reputational and
commetrcial impact.

@ Failure to ensure all new
developments are net zerg in

construction and operation,
as defined by the emerging
net zero standard for assets,
leads to an inability to service
market demand for high-

! quality assets that meet the

.+ highest environmental and

i wellbeing standards.

Example KRIs
Energy intensity

Renewable electricity

EPC ratings

Operetionel carbon emissions
Ermbodied corbon for new
developments

Partfolic natural disaster risk
Portfolio ESG credentials
Energy efficiency measures

L]

-

9 People and skills Executive responsible | Kate Seller
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i
Appetite: Coutious/Minimalist |
!

* Fire-safety monagement system
accredited to the BS 9997 standard
* Accelerated asset integration
assessment prococe for now
acguisitions (e.g. U+l and MediaCity}
* H&S audits by Internal Audit, plus
annual pregramme of dota-led and
second-line qudits by H&S team
Legal and best practice compliance
rmonitored in real time
s Strict H&S standards opplied to the
selection of key service and
construction poertners; assessed by
KPls and regular reviews

n CHANGE IN YEAR | NO CHANGF

The fikelihcod of o major health
and satety incident has remained
constant throughout the year, with
U+l and MediaCity properties now
falling under the wider Health and
Safety regime following integrotion.

!
i
|

Appetite: Coutious

¢ The talert management
prograrnme identifies hign-
potential individuals

e Clear emnployee objectives and
development plans

s Health and Wellbeing Statement
of Practice

s Regular emp oyee engagement
surveys

= CHANGE IN YEAR | INCREASE

The rick hos incregsed due to a
cembination of voluntary and forced
attrition due to ongoing
transformation programmas,

further, the continuaticn of a
buoyant post-pandemic employment
market has created an employee and

candidate-led market with high levels

of wage inflation.

Appetite: Cautious/Minimalist ‘

Mitigation

s Climate risks and opportunities
for potential acguisitions assessed
agairst cur Responsible Property
Investmert Policy and ESG
Acquisition Appraisal Framework

+ Developrnents designed to be
resilient 1o chimate change and
net zerc both in canstruction
and cperaticn

* All properties camply with 150
14001 and IS0 50001 Energy
Management Systemn

* Continued monitornng of portfolio
exposure to physical cimate risks,
and review of mitigation actions
for sites located in high-risk areas

» Early supply chain engogement
for procurement of air source heat
pumps and sclar PYs - ensuring
appropriate due diligence

‘ CHANGE IN YEAR DCECRZASE

The transitional nsks of chimate
change have cortinued to reduce
as we have reviewed and updated
our fully costed net zero transition
investment plan for the effects of
inflation and have begun pertfolic
decarbonisation planning

i
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Going concern and viability

The Directors outline their assessment of the
Group’s ability to operate as a going concern
and its long-term viability, taking into account
the impact of the Group's principal risks.

Going concern

The Directors confirm they have a
reasonable expectation that the Company
has adequate resources to continue in
operational existence for at least 12 months
from the date of signing these financial

statements. This confirmation is made after

having reviewed assumptions obout future
trading performance, valuation projections,
capital expenditure, osset sales and debt
requirernents contained within the period

ending 30 September 2024 from the Group’s

budget and long-term strategic plan. The
Directors also considered potential risks and
uncertainties in the business, credit, market
and liquidity risks, including the availability
and repayment profile of bank facilities,

as well as forecast covenant compliance.
Further stress testing has been carried out
to ensure the Group has sufficient cash
resources to continue in operation for ot
least the next 16 months to 30 September
2024 with materially reduced levels of cash
receipts. Based on the above, together
with available market information and the
Directors’ knowledge and experience of the
Group’s property portfolioc and markets,
the Directors continue to adopt the going
concern basis in preparing the accounts

for the year ended 31 March 2023, Refer

to note 1 of the financial statements for
further information.

Viability statement

The vigbility assessment period

The Directors have assessed the viability of
the Group over a five-year period to March

2028, taking account of the Group’s current
financial position and the potential impact
of our principol risks.

Process

Cur financial planning process comprises

a budget for one financial year and the
strategic plan. Generally, the budget has

a greater level of certainty and is used to
set near-term targets across the Group.
The strategic plan is less certain than the
budget, but provides a longer-term outlook
against which strategic decisions can

be made.

The financial planning process considers
the Group's profitability, capital values,
gearing, cash flows and other key financial
rmetrics over the plan period. These metrics
are subject to sensitivity analysis, in

which a number of the main underlying
assumptions are flexed and tested to
consider alternative rmacreeconomic
environments. Additionally, the Group alse
considers the impact of potential structural
changes to the business in light of varying

Strategic Report

economic conditions, such as significant
additional sales and acquisitions or
refinancing. These assumptions are then
adapted further to assess the impact

of considerably worse macroecenomic
conditions than are currently expected,
which forms the basis of the Group's
“Viability scenario’.

Given the recent unfovourable macro-
economic conditions in which the Group
has been operating, additional stress-
testing has been carried out on the Group's
ability to continue in operation under
extremely unfavourable operating
conditions. While the assurmptions we have
applied in these scenarios are possible, they
do not represent our view of the likely
outturn. The Directors have also considered
reverse stress-test scenarios including one
in which we are unable to collect any rent
for an extended period of time. The results
of these tests help to inform the Directors’
assessment of the viability of the Group.
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Key risks

The table below sets out those of the
Group’s principal risks (see pages 56-59 far
full details of the Group's principal risks)

Principal Risk

Macroeconomic outlook

Changes in the macroeconomic environment
results in reduced demand for space or deferral
of decisiors by retail and ofhce occuprers.

Due to the length of build projects, the prevailing
economic climate at imitiouen moy be different
frorm that at completien,

that could impact its ability to remain in

operation and meet its liabilities as they

foll due and how we have taken these into
consideration when making our assessment

of the Group’s viability.

Viability scenario assumption

® Declines in capital values and ocutward yield
movemnents across all assets within the portfalic

s Additional impact of o higher inflationary
market captured within costs

s Noissuance of additional fixed term bonds
through the assessment period

+ Additionalimpact of incregsed ‘nterest rates on
servicing debt

Office occupier market
Structyral changes in customer expectations
leading to changing dernand for office space and
the censequent impact on income and asset values,

¢ Reduced demand leads to increased void
periads, negative valuation movements and
downward pressure on rental values over the
whole ossessment period

Retail and hespitality eccupier market
Structural changes in customer expectations
leading to changes in demand for retail or
bospitality space and the consequent impact on
income and asset values.

¢ Increcsed customer failures lead to increased
void pericds, negative valugtion moverments
and downward pressure on rental values over
the pericd

Capital allocation

Capital allecoted to specific assets, sectors or
iocations does not yield the expected returns Le.
we dare nat effective in placing capital ar recycling.

¢ Capital thot is accretive to the portfolic but not
essential has been rernoved

¢ Any uncommitted budgeted acquisitions,

disposals and developments do not take place

due to reduced liquidity

Development strategy

We may be unable 1o generate expected returns

os a result of changes in the occupier market for

a given asset during the course of the development,
| o° cost or time overruns on the scheme

e Areduction in recognised development profits
for cornmitted schemes that will continue to be
advanced over the viability assessment period

We considered our other Principal Risks, including climate change transition, and their
possible impact on our assessment of the Group’s viability. We concluded that as we have
fully costed and committed to invest £135m to achieve our science-based net zero target
by 2030, this mitigated the climate change transition risk sufficiently.
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Impact on key metrics

We have assessed the impact of these
assurmptions on the Group’s key financial
metrics over the assessrment periad, including
profitability, net debt, loan-to-value ratios
and available financial headroom.

The viakility scenario represents o
contraction in the size of the business over
the five-year period considered, with the
Security Group LTV ot 48.0% in March 2028,
its highest point in the gssessment period.
The Group maintains a positive financial
headroom from March 2023 through to
March 2025. From March 2026 the Group will
be required to secure new funding as existing
facilities expire. This drives the negotive
available financial headroom in the viakility
scenario at March 2028. The Directors expect
the Group to be able ta secure new funding,
or exercise extension options, given the
Group's expected loan-to-value ratio, the
flexibility of the financing structure in place,
and positive engagement with providers of
funds to date.

Key Metrics Tatsle 30

Viability

Actuals seendario

31 March 2023 31 March 2028

Security Group LTV 33% 48.0%

Adjusted net debt £3,287m £3,74Zm

EPRA Net Tangible 936p 638p
Assets per share

Available financial £2.4bn (£1.6bn)

theadroom

Confirmation of viability

Based on this assessrnent the Directors have
a reasoncble expectation that the Group will
continue in cperation and meet its liabilities
as they fall due over the period to March 2028.
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Non-financial information
statement

This section of our Strategic Report constitutes Landsec’s Non-
financial Inforrmation Staternent. This is intended to help stakeholders

understand our position on these key non-financial matters. The table corporate-governance
below highlights our pelicies and standards and where you can find
more information in this report.

v
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— You can find our policies on our website: landsec.com/
sustainability/gevernance-policies, landsec.com/about/

" Topic

Environmental
matters

Employees

Respect for
human rights

Our policies and standards that govern our approach

.

Where information can be foungjl

in this report

Sustainability policy: sets out our sustainability vision and
associated commitments as detailed in our Build well, Live well,
Act well strategy

Ervironment and energy policy: how we manage our business
activities with minimal impact on the natural environment

and strive to reduce our climate change impact

Biodiversity brief: used to guide our partners and expand cn

our biadiversity requirements ocross our portfolio

Materials brief: sets out the raterials we prehibit use of in

our construction activities based on heofth impacts, responsible
sourcing, emmbodied carbon impact and resource efficiency
considerations

Responsible property investment policy: our commitrment and
approach to managing aspects of sustainability throughout the
acquisition and dispesal of assets

Sustainable Development Toolkit: translates our sustainability
vision into a guide to ensure that we design and develop cur new
schemes and refurbishments sustainably

Build well, Live well, Act well site action plans: plans that guide our
site teams to operote ond manage our standing assets sustainably

Employee Code of Conduct: sets out how we behave internally
and externally, in line with our purpose, values and behavicurs
Equal opportunities policy: how we treat our employees, based
on merit and ability, in a fair and transparent way, building a
diverse and inclusive workplace

Harassment and bullying policy and procedure: our commitment
to stop and prevent behaviour that causes offence or distress
in the workplace

Health and safety policy: how we manage health and safety
throughout our operations and assets

Health and wellbeing policy: investing in improving the

health and wellbeing of cur ernployees encouraging @ healthy
work-life bolance

Mental health first aider policy: sets out how we manage our
trained mental health suppoert network

— Build well - our cormmitment
to the environment on

pages 41-43

— Qur people and culture on
pages 34-39

1 — Act well - our comrnitment to

being a responsible business on
pages 45-456

Hurnan rights policy: our commitment and core principles to
respect the hurman rights of afl those who work for Landsec and
on our behaolf

Modern Slavery Staterment: we are committed to ensuring thot

all work in our supply chain associated with our projects and
contracts are voluntary and fair and that the health, safety

and security of all workers is a priority

Supply Chain Commitment: cur commitrment to build long-lasting
partnerships with suppliers who uphotd the same ethical principies
as us and work together for a sustainable future for gll

Right to work policy: provides best practice guidance to those
assigned responsibility for performing right to work checks across
our supply chain

, = Directors’ Report on

pages 117-119

. — Cur appreach to sustainability

on pages 40-53

——
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*

Social matters

Cur policies and standards that govern our approach

Diversity and inclusion: our revised strategy, Diverse Talent,
Inclusive Culture and Inclusive Places sets out our vision to design,
develop and manage rmore inclusive, commercially successful — Live well - our commitment
places throvgh atrreetivey cnal e Luring diverse talent within a
culture that enables everyone to reach their full potential
Community Charter: our commitment to engage our communities
throughout the development process and beyond

Londses Annual Report 2023

"Where inforimﬁta;un be found
in this report

— Qur people and culture on
pages 34-39

to creating opportunities and
inclusive places, supparting
ccmmunities to thrive on
page 44

Anti-bribery and
corruption

Anti-Bribery Gifts and Hospitality Policy: we have a zero tolerance | — Act well - our commitment to
for any form of bribery or corruption

Conflicts of interest and anti-competitive behaviours: our
employess must act in the best interests of the Company and — Repart of the Audit Committee
not make decisions for persenal gain

Speak Up Policy: how we encournge those who work for Landsec
and on our behalf to ask questions, raise concerns or repart
incidents of any impropriety or wrongdoing

Sustainable Procurement Guidance: sets out six procurement |
principles to ensure thot we procure goods and services responsibly,
securely, timely, smartly, ethically and positively in accordance with
the low and in compliance with relevant legislation

Tax strategy: we act with integrity and excellence when dealing
with taxes and engage with Government for a fair taxation systerm

being a respensible business on
pages 45-46

on pages 38-95

Description of principal
risks and impact of
business activity

and controls

We consider both external and internal risks, evaluate them, — Managing risk or pages 54-55
assess the impact and put in place mitigating actions — Principal risks and uhcertainties

on pages 56-59

— Report of the Audit Committee
on pages 88-95

performance indicators

043

D ioti f » To cregte value, we buy, develop, rmanage and self property, — Qur business model an

escription o drawing on a range of inancial, physical and social resources pages 12-13

business model

N fi ial k = |n addition to our financial performance metrics, we set ourselves — Key performance indicators on
oen-nnancial key a range of KPls for the year including sustainability targets page 16

The EU taxonomy

The EU toxonomy has been developed to support the transformation
of the EU economy to meet its Eurcpean Green Deal objectives,
helping to redirect capital flows towards o more sustainable
economy. It gims to set a common language and clear definition

1o help companies, investors and policymakers understand whether
an economic activity is environmentally sustainable.

The EU taxonomy is a classification system, establishing a list of
sustainable economic activities that substantially contribute to
the EU's six environmental objectives:

1. Climate change mitigation

2.Climate change adaptation

3. The sustainable use and protection of water and marine resources
4.The transition to a circular economy

5. Pollution prevention and control

6.The protection and resteration of biodiversity and ecosystems

To date, details for only the first two environmental cbhjectives were

released: climate change mitigation and climate change adeptation.

As a UK cormpany, Landsec is not in scope of the EU Taxonomy
Regulation. However, we recognise the importance of providing
our investors and stakeholders with information about the
sustainability of our activities and portfolio of assets. For that

reason, we have started working towards veluntarily disclosing
information that can help investors to assess the alignment of our
activities with the EU taxonomy.

The UK has established a Green Technical Advisory Group who have
issued its initial recommendations to the UK Government on UK
Green Taxanomy, which builds on the EU taxonemy and net zero in
the UK context. Taking steps to understand the requirements from
the EU taxenomy, helps us to prepare Landsec for the incoming
implementation of the UK Green Taxenomy.

In the Build well section on pages 41-43, we provide information on
how we are investing across our portfolio to transition to net zero,
its current EPC ratings, and approach to new developments.

We provide further information on our portfclio EPC ratings
and building certifications in our Sustainability Performance
and Data Report.

This Strategic Report was approved by the Board of Directors on
15 May 2023 and signed on its behalf by:

Mark Allan
Chief Executive
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Introduction to the Corporate
Governance Report from the Chairman

Dear shareholder

| am pleased to introduce
the governance section of
this year’s Annual Report.

This section of the report gives more detail
on the governance structures that we have
in place, and how we comply with the UK
Corporate Governance Code,

The Board takes seriously its responsibility
for the long-term sustainable success of
the Company, generating volue for our
shareholders and contributing more widely
to society.

The yeor in review

The business has maintained momentum
in delivering against its strategic plan,
notwithstanding the challenging economic
backdrop this year. Effective governance
together with the strength of leadership

of our Board has continued to provide

structure and stability in times of uncertainty.

t am gratetful to my fellow Directors,
the Executive Leadership Team and cur
colleagues for their continued support
and dedication during the year

Board succession and diversity

This year, the Board, together with the
Nomination Committee has continued to
focus on succession planning and Board
compaosition,

During the year we have actively engaged
with two search consultancies to ensure the
Board has the necessary skills, knowledge,
experience and diversity to deliver superior
performance and enhance the success of
the Company. As a result, we appointed
Miles Roberts and Sir lan Cheshire.

We remain committed to having o Board
that is diverse in all respects. As at the date
of this report and throughout this financial
year we have complied with the Listing Rules
requirements relating to diversity: (i) at least
40% of the Board are wormen {also meeting
the FTSE Wormen Leaders target); (i)} at least
one of the senior board positions are women
(both Chair and CFOY, and (i) ot least ore
individua! on the Board is from @ minority
ethnic background {alsc meeting the Porker
Review target). The Board and new Chair
are aware that on my retirement our gender
diversity will dip below 40%, and this will

be taken into occount in our near-term
succession planning.

Irmportantly, across the wider business,
we have refreshed our diversity and

inclusion strategy during the year and
agreed mew targets (see pages 35-38).

Stokeholder engagement

Landsec’s success is dependent on the
Board toking decisions for the benefit of
our shareholders and in doing so having
regard to all our stakeholders. Throughout
the year, the Board received institutional
investor updates and our Committee
Chairs and Senior Independent Director
have made themselves available to
investors for meetings.

QOur 2022 AGM was held at our
headquarters in London and sharehclders
were able to submit questions in advance
for consideration by the Board.

This year we continued with our workforce
engagement activities, including receiving
a full briefing on the annual ermployes
engagement survey results and Directors
meeting directly with employees.
Christophe Evain also engaged with our
Employee Forum to answer questions on
executive remuneration. The Board is

Governance

comritted to understanding the views of
all of Landsec's stakeholders to infarm the
decisions that we make.

Culture

The Board understands the importance

of culture and setting the tone of the
organisation from the top and embedding
it throughout Landsec. Our culture is a key
component for continuing to make progress
with our strategic plans. The aim of our
people strategy is to create a high-
perforrming and inclusive culture, During
the year the Board monitored our culture
with regular updates on our people, our
organisational transformation programme,
our culture, talent, diversity and inclusion
activities and engagement survey, and
direct engagement with the workforce.

Board evaluation

This year our Board evaluation was carried
out internally. The Board was satisfied

with its own performance, with all Board
rembers rating performance as good or
excellent. The composition of the Board was
considered appropriate with the impact of
recent changes noted.

Conclusion

b would like to conclude by thanking
rmembers of the Board for their cortinued
support and cormmitment over the past
year and throughout my time as Chairman.
L have much enjoyed my tenure at Landsec,
especiolly the last five years as Chairman.

I know | witl be teaving the Company ina
rabust position with Sir lan Cheshire, our
experienced Board members, the leadership
team and the wider waorkforce.

P would olso like to extend my personal
thank you to our colleagues, as [ step down
from the Board, for all their hard work and
commitment 1o the business. | wish
everyone at Landsec all the best for the
future,

Cressida Hogg
Chairman
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Board of Directors

Cressida Hogg, Chairman

Years on the Board — Nine
(Chairman since July 2018). Due to retire from
the Board on 16 May 2023.

Committees — Nomination Comrmittee
(Chairman), Remuneration Committee

Role — Leads the Board, responsible for
governance, major sharehalder and other
stakeholder engagement,

Skills and experience — Cressida has spent
over 20 years in the investment industry and has
experience of building and developing businesses
both in the UK and glebally. She brings significant
board experience to the Group, together with o
strong corporate bockground in infrastructure
and private equity, mergers and acquisitions,
and investment. Cressida was one of the
co-founders of 3i Group's infrastructure business
in 2005, becorning Managing Partner in 2009,
and she was alse Global Head of Infrastructure
at Canada Pension Plan Investment Board
between 2014 and 2018. In addition to her senior
executive positions, Cressida has broad
experience as a non-executive in a variety of
sectors. Cressida received a CBE in 2014 for
services to infrastructure investment and policy.

Cressida was independent upon appointment
as Chairman.

Other current appointments — Non-executive

Director and Chair Designate of BAE Systems ple,

Senior Independent Director and Chair of
Remuneration Committee, London Stock
Exchange Group ple. Non-executive Director,
Troy Asset Management.

*Independent as per the UK Corporate Governance Code.

(Z
Y

Sir lan Cheshire, Non-executive Director*
and Chair Designate
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Edward Bonham Carter, Non-executive Director*
and Senior Independent Director

Years on the Board — Less than one
{appeinted to the Board 23 March 2023). Due to
assume the role of Chair frem 16 May 2023.

Committees — Nomination Committee,
Rermuneration Committee

Skills and experience — Sir lan joined the
Landsec Board as Non executive Director and
Chair Designate on 23 March 2023 and will assurne
the role of Chair on 16 May 2023. Sir lan brings
extensive general management and board
experience in customer-facing organisations across
a range of sectors. His executive roles include
senior leadership and commercial rales in
customer-focused businesses, latterly as Group
Chiet Executive of Kingfisher plc from 2008 to 2015,

He previously held Non-executive Director roles
at Barclays PLC {(and as Chairman of Barclays
Bank UK), Whitbread PLC {where he was Senior
Independent Director}, Debenhams and Maison
Du Monde. He was lead Non-executive Director
ot the UK Cabinet Office and Department for
Work and Pensions. He was also Chairman of the
British Retail Conscrtiurmn, Chairman of the Prince
of Wales Corporate Leaders Group on Climate
Change, President of the Business Disability
Forum President's Group and chaired the
Ecosystem Markets Task Force and GR Task Force.

Sir lan was knighted in the 2014 New Year
Honours for services to Business, Sustainability
and the Environment and is a Chevalier of the
Ordre National du Merite of France.

Other current appeintments — Chair of
Channel 4, Spire Heolthcare Group plc and
Menhaden Rescurce Efficiency plc {due to
refinquish the role of Chair on 16 May 2023),
Non-executive Director of BT Group plc and
Chair of their Remuneration Committee (due to
retire at their AGM In July 2023). Chairman of the
Prince of Wales's Charitable Fund and We Mean
Business Coalition.

Years on the Board — Nine

Committees — Nomination Committae,
Remuneration Committee

Role — A sounding boord for the Chairman
and o trusted intermediary for other Directors
and sharehelders.

Skills and experience — Edward has signiticant
experience of general management as a farmer
CEQ of a private equity backed ond listed
company. Having been a fund manager for
many years, he has a compraeheansive
understanding of global stock markets and
investor expectations which is beneficial to

the Company when it considers its engagement
with investors.

Other current appointments — Senior
Independent Director, ITV plc. Trustee and
Chairman of Investment Committee, Esmeée
Fairbairn Foundation. Non-executive Chairrman,
Metwealth Investments Ltd. Member, Strategic
Advisory Board, Livingbridge LLP.

Committees
° Audit Committes
o Nomination Committee

o Remureration Committee
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Board of Directors

continued

Nicholas Cadbury, Non-executive Director*

Years on the Board — Six

Committees — Audit Committee (Chairman),
Nomination Committee

Skills and experience — Nicholas brings
wide-ranging and internotional financial and
general management experience to the Group
gained from working in consumer-facing
businesses, particularly in the retail, leisure and
hospitality sectors. He also has extensive
commercial and operational knewledge and skills
in relation to strategy and IT development. This
broader commarcial perspective adds breadth
to Board discussions and enables Nicholgs to
provide effective challenge as Chairman of the
Audit Committee. Nichelas was appointed Chief
Financial Officer of International Airline Group
(LAG) in March 2022, Prior to this, Nicholas was
Group Finance Director of Whitbreod PLC, o
position he held from Novernber 2012 until March
2022. Before that, he was Chief Financial Officer
of Prernier Farnell PLC and Chief Finance Officer
of Dixons Ple. Nichelas originally qualified as an
accountant with Price Waterhouse

Other current appointments — Chief Financial
Officer, International Airline Group (1AG).

*Independent us per the UK Corporate Governance Code.

Madeieine Cosgrave, Non-executive Director*

Years on the Board — Four
Committees — Audit Committee

Skills and experience — Madeleine has
extensive @xperience in the proparty industry;
she is o rmember of the Royal Institution of
Chartered Surveyors and former chair of the
INREV Investor Platform. She is an independent
member of the CBRE IM EMEA |nvestment
Carnmittes, senior advisor to [CG Real Estate
and has mentoring roles with IntoUniversity
and GAIN (Girls Are Investors). Madeleine was
previously Managing Director and Regional
Head, Europe ot GIC Real Estate, Singapere's
Sovereign Wealth Fund. She held this position
from 2016 until she stepped down in June 2021
and waos respansible for the investment strategy,
portfolio and team. She led the RE business in
Eurepe and was a voting mernber of GIC RE's
Global Investment Commitiee,

Madealeine s a chartered surveyor and started

her career in 1989 with JLL os a graduate trainee,

She went on to hold roles in valuation, fund
management, leasing and development in both
London and Sydney, before joining GIC in 1999

Other current appointments — Independent
Member of CBRE IM EMEA Investment
Committee. Senior Advisor to KCG Real Estate.

Governance

Christophe Evain, Non-executive Director*

Years on the Board — Four

Committees — Nomination Committee,
Remuneration Committee (Chairman)

Skills and experience — Christophe has
extensive investment expenence in private
equity, debt and cther alternative asset closses.
As the former CEC of o UK listed company, he
also has management and leadership strengths,
having successtully led the transformation of
Intermediate Capital Greup PLC (ICG) from o
principal investment business into a diversified
alternative @sset Management graup with
£34bn assets under management. Christophe’s
broad experience, both as a business leader and
aninvestor, is a valuable asset to the Board.
Having started his career in banking, holding
various positions ot NatWest and Banque de
Gestion Privée, he joined ICG in 1994 as an
investrment professional, becarme CEQ in 2070
and stepped down from that position in 2017,
During this time he held various investment
and management roles, founded the Group's
businesses in Paris, the Asia-Pacific region and
North America, and was instrumental in adding
varicus additional businesses, including a UK
property lending business.

Other current appointments — Chairman,
Bridges Fund Management. Non-executive
Birector, Quilvest Capital Partners.
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Miles Roberts, Non-executive Director*

Years on the Board — Less than one
{Appointed to the Board 19 September 2022)

Committees — Audit Committee

Skills gnd experience — Miles is currently Group
Chief Executive of DS Smith Flg, the international
packaging greup, and has held this position since
2010, Prior to this, he was Chief Executive at
McBride ple from 2005 to 2010. Miles brings o
wide level of Board experience, together with
specific experience of large, long-termn capital
projects, alongside o particular focus on
sustainability. Miles is a qualified chartered
accountant.

Other current appeintments — Chief
Executive, DS Smith Ple.

*Independent as per the UK Corporate Governance Code.

Manjiry Tamhane, Nen-executive Director*

Years on the Board — Two
Committees — Remuneration Committee

Skills and experience — Manjiry brings over

20 years of client and agency side experience

in the daota, technalagy and advanced analytics
industry gained from working in marketing,
custormer insight and strategy roles. She is Global
Chief Executive Officer of Gain Theory, o global
foresight consultancy, a subsidiary of WPP plc.
Manjiry was part of o team which founded Gain
theory in 2015, having previously been Managing
Director of another of WPP's consultancies also
focused on data and analytics, Ohal Ltd. Pricr
to that, Manjiry spent the first part of her career
in the retail sector, latterly as Head of Customer
Insight and Strategy at Debenhams. In 2017,
Manjiry was named as one of the top 20 Women
in Data & Technology, led by The Fermale Lead
and Women in Data.

Other current appointments — Chief
Executive Officer, Gain Theory, a subsidiary

of WPF plc. Advisory Board member, Saracens
Women's Rugby.
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The role of our Nen-executive Directors

Our Non-executive Directors are responsible

for bringing on external perspective, sound
judgernent and cbjectivity to the Board's
deliberations and decision making. They support
and constructively challenge the Executive
Directors using their broad ronge of experience
and expertise and menitor the delivery of the
agreed strategy within the risk management
frarmewark set by the Beard.

Our Non-gxecutive Directors have a diverse skill set
and background including property, investment,
asset management, retail and hospitality, and
data and analytics. This expertise enables the
Board to constructively challerge maragement
and encourages diversity of thought in the decision
making process

Other Directors on the Board during the year
Colette O'Shea stepped down as cn Executive
Director an 30 September 2022 hoving joined the
Board in 2018, and stepped down from her role as
Chief Operating Officer in March 2023 after a
transitional period,

Coempany Secretary appointment

Marina Thormas was appointed as Company
Secretary with etfect from 31 Qctober 2022
Marina provides advice and support to the Board,
its Committees and the Chairrncn, is responsitsle
for corporate governance acress the Group as
well as being respensible for the health and sofety
function. The appeintment and removal of the
Company Secretary is a matter for the Board.
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Board of Directors

continued

Mark Allan,
Chief Executive, Executive Directer

Years on the Board — Three

Role — Responsible for the leadership of the
Group, development and irmnplementation

of strotegy, managing overall business
performance and leading the Executive
Leadership Team,

Skills and experience —~ Mark brings extensive
knowledge and experience of the property sector
combined with strong operational leadership
and financial and strategic management skills
to the Board. Prior to joining Landsec, Mark was
Chief Executive of 5t. Modwen Properties PLC for
three yvears. Prior to that he was Chief Executive
of The Unite Group ple from 2006 until 2016, He
moved to Unite in 199% frorn KPMG and held a
number of financial and commercial roles in the
business, including Chief Financial Officer from
2003 to 2006. A qualified Chartered Accountant,
Mark is also a member of the Royal Institution

of Chartered Surveyors.

Other current appointments — Mark is
Vice President of the British Property Federation,

Management committees — Chairman of
the Group's Executive Leadership Tearn. Mark
is invited to attend the Audit, Remuneration
and Nomination Committees at the invitation
of the Chairs.

Current geﬁder

Geovernance

T CronE

diversity of Beard
{All directors)

W

60%

Male

Vanessa Simms,
Chief Financial Qfficer, Executive Director

Current
Years on the Board — Two

Reole — Works closely with the Chief Executive
in developing and implernenting vision and
strategy. Responsible for Group financial

perfarmance, financial planning, monagement 4-6years
of risk and assurance, group legal and group o
procurement, 38 /0
Skills and experience — Vonessa brings Orver
extensive experience to Landsec from the & years

property sector in the UK. She has over 25 years
of experience in finance ond extensive knowledge
of UK real estate holding @ number of senior
positions at other UK property comparmes.
Varnessa has a valuable combination of expertise
and experience in leading and implementing
strategic change in businesses and substantial
experience in senior finance leadership roles in

a listed environment.

Prior to joining Landsec in June 2021, Vanessa
was CFO of Grainger ple, a role she held since
February 2016, and immediately prior to joining
Grainger held a number of senior positions within
The Unite Group plc, inciuding Deputy Chief
Financial Officer. Prior to that Vanessa was UK
finance director at SEGRC plc. Varessais a
Chartered Certified Accountant (FCCA) and

has an executive MBA (EMBA} from Ashridge
Business School.

Other current appointments — Audit Chair
and o Non-executive Director at Drax Group Plc.

Management committees — A member of
the Group's Executive Leadership Team. Vanessa
attends Audit Committee meetings at the
invitation of the Committee Chairman,

A\
=

40%

Female

Cha-t 37

Board tenure

{Non executive Directors including Chairman)

24%

\—/ Q-3 years
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Our governance structure
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Board of Directors

and £

CEQ
Leads the Group

Articulates vision,
values and purpose

Develops and !
implements strategy

Responsible for
overalt performance
of the business

Manages the Executive |
Leadership Team ‘
I

Board committees* |

Nomination Committee X |

Remuneration
Committee

Executive \
Leadership Team

|
-_— - — [ J—— —-— | |
Monitor OCversight of |
performance and
organisational health

Develop and aversee
the Group’s people and
culture strategy

sustainabil'ty and
data strategies, risk
and compliance

Management committees ————— | :

’ Workplace and Lifestyle Boards |
—- —-— - i

£10m 1o £150m strategic plans

1
| | — - -— i I
1 | Approve property Develep and Focus on Assess
i Investnent oversee the external and monoage |
| decisions delivery of perspectives  strateqic risks ‘
and trends

Business Unit (Workplace, Retail, Mixed-Use) ‘

\

\
v
executive committees 1
|

-_— — — - — = |
Develop Assess and Deliver Talent |
and execute rmonage financial development

business plans operational risks performance

* We aso aperate u Disclasure Comm ttee, chored by the CFC, which aversees complanze
with market abuse require ments end rmancges insee irfairmat on
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Our governance structure

continued

How we make decisions
Decisions that can only be made by
the Board, together with the terms of
reference for our Committees, can be
found on the corporate governance
section of our website.

Decision making on investments,
cormmercial agreements, including the
acquisition, disposal and development
of assets, is delegated according to
financial values.

Our Delegation of Authorities framework
sets out levels of authority for decision
making throughout the business.

During the year, in light of the changing
environment a review of the organisation
structure was undertaken to ensure
Landsec was well positioned for the future.
The result was the identification of a
number of differentiators and a change
to the internal operating maodel.

The governance for this model is focused
around the two different business areas
primarily based on Landsec’s customers’
needs. Workplace covers office activity
{currently mainly Central London but

could expand in the future to other regions)
and Lifestyle which covers retail and the
mixed-use business.

Under the new operating model the Beard
continues to oversee governance and
assurance, supported by the Executive
Leadership Team, which is respensible for
Group strategy and co-ordination alongside
the Workplace ond Lifestyle Boords who
are respensible for strategic planning.

The Workplace and Lifestyle Boards are
supported by executive committees
which are respensible for developing
and executing business plons, monaging
operational matters day to day and
delivering finoncial performance.

Managing Directors
Up to £10m

Executive Leadership Team
E10m-£150m (Non-property)

Workplace and Lifestyle Boards
£10m-£150m (Froperty)

Beard
Over £150m

Conflicts of interest and external
oppointments

The Board has a policy to identify and
manage Directors’ conflicts or potential
conflicts of interest and has delegated
authority to the Nomination Cemmittee
to (i) approve or otherwise any such
disclosed conflicts, and (i) determine any
mitigating actions deemed appropriate
to ensure that all Beard rmeetings and
decisions are conducted salely with a
view to promoting the success of Landsec.

Directors’ canflicts of interest (which
extend beyond third-party directorships
and ihclude close family) are reviewed by
the Nomination Committee annually, with
new conflicts arising between meetings
dealt with at the time between the
Cheirman and the Company Secretary.

Potential conflicts of interest and how we have managed them

Director

Potentiaf conflict situation

Governance

During the year, Madeleine Cosgrave
declared two appointments, which were
ultirmately not deemed to be of concern
from o time commitment or conflicts
perspective (senior advisor to ICG Real
Estate and independent member of the
CBRE IM EMEA Investment Committee).

We follow the Institutional Shareholder
Services (158) proxy voting guidelines on
overboarding and accordingly deem all
our Non-executive Directors to be within
these guidelines.

We apprecigte that other proxy bodies
and institutional investors impose more
stringent guidelines than 1SS and that
each individual’s portfolio of appointments
must be cansidered on @ case-by-case
basis, which the Board duly does befare
opproving ony oppointments ond then,

on an annual basis, assesses whether each
member of the Board is able to continue
contributing effectively.

Sir lan Cheshire is currently Chair of
Channel 4, Spire Healthcare Group Fle,
UK investment trust Menhaden Resource
Efficiency Plc and serves as Non-executive
Director at BT Group Plc. He is stepping
down from the Chair position {remaining
as Non-executive Director) at Menhaden
Resource Efficiency Plc on 16 May 2023
and will retire from BT Group Pic ot its AGM
in July 2023 to ensure he has sufficient
capacity to act as Chair of Landsec.

The Beoard was not asked to approve any
additional external appointrents for any
of our Directors during the yeor.

| lan Cheshire
{Non-executive
Director)

Decisions on investing in Landsec securities
conflicting with role on Landsec Board.

Nornination Committee decision and mitigating actien taken

As Menhaden Resource Efficiency invests prirnarily in US and Eurgpean
markets, investing in businesses and opportunities delivering or benefitting

from the efficient use of energy and resources, investment in Land
Securities Group PLC securities is unlikely and in any event Sir lan Cheshire
does not participate directly in investrment decisions at Menhaden and has
agreed to never participate in investment decisions concerning the shares
of Land Securities Graup PLC ot Menhaden.
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Induction

Our induction plan is delivered over the
first year of oppointment. The aim is to
enable a new Director to assurme their
respansibilities os quickly as possible and
feel able to contribute to business ond
strateqy riiscussions, with sufficicnt
knowledge to provide effective challenge.

Aninduction plon was put in place for Miles
Roberts upen joining as a Nan-executive
Director in September 2022, The aim of his
induction was to support his understanding
of Landsec’s business and financial position,
strategy, culture, risks ond opportunities,
Board governance and dynamics. The plan
assisted hirm to form relationships with the
Chairman, the Board, the Executive
Leadership Team and key external advisers,
in addition to a number of site visits. Sir lan
Cheshire is currently undertaking o similar
induction plan.

— More information on their inductions
can be found on page 85.

Board diversity
As at the daote of this report and throughout
this financial year we have complied with

the Listing Rules requirernents relating to
diversity: (i} at least 40% of the Board are
women {alse meaeting the FTSE Women
Leaders target); (i) at least one of the senior
board positions are women (both Chair and
CFO); and (i) at least one individual on the
Boord is frarm u niinority ethnic background
{also meeting the Parker Review target). The
Board and new Chair are aware that on the
retirerment of Cressida Hogg, our gender
diversity will dip below 40%, and this will

be taken into account in our near term
succession planning. See table 33 below.

Training and development

Directors received regular updates in their
Board papers, facilitating greater
awareness and understanding of the
Group's business and in particular the
emerging strategy.

The Board also received presentations on
the flexible office market and the future
of office assets acquired as part of the
U+l Greup and MediaCity acquisitions.

In June 2022, the Board had a deep dive
into the Seuthwark area of London,
where Landsec has assembled a pipeline
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of ¢.Im sq ft. In addition, the Board received
a teach-in session on embodied carbon
fromn the Landsec sustainability team

which included case studies on The Forge,
Red Lion Court, Timber Sguare and

Liberty of Southwark and discussed the
implications for N2 whilst the Board visited
the development.

In December 2022, the Board received g

detailed briefing on embedied carbon in

development and Landsec’s objective to
reduce embeodied carbon. The Board also
received a briefing and site visit of the n2
development on the same day.

In February 2023, the Beard held its
strategy away day at our Myc offices at
Dashwood House in London with a tour
of 21 Moorfields, o complex development
nearing completion that showcased
Landsec's deep development expertise
during the life of the project.

Finally, the Board were also provided with
a market disclosure briefing to reinforce
their knowledge of the Market Abuse
Regulation including recent developments
and case studies.

Board diversity’ Table 23
Number of
senjor
positions on Number in Percentage
Number Percentage the Board Executive of Executive
of Board of the {CEQ, CFQ, SID Leadership Leadership
members? Board? and Chair)? Team® Team?
Gender diversity B - _ ) _ - o
Men o o B - 6 80% 2 < 57%
Women - o B _ _ 4 40% __ 2 3 o 3%%
Not specified/prefer not to say L= - o - _ -
Ethnic diversity -~ - _ _ . —
White British or other White {including minority-white groups) _ i _ 90% 4 ? 100%
Mixed/Multiple Ethnic Graups i _ - - - . . _
Asian/Asian British 1 10% - -

Black/African/Caribbean/Block British
Other ethnic group, including Arabk

Net specified/prefer not to say

1. Data disclased as at the date of this report. The data is collected from individuals when joining the Company. Individuals are asked ta select frorm a series of options on baoth
gender and ethnic diversity. Gender ond ethnicity data is shared with the Executive Leadership Team and the Beard segularly.

2.Board numbers tor gender diversity will change after the date of this repert owing to the retirerent of Cressida Hogg.

3. Executive Leadership Team numbers for diversity will change after the dote of this report owing to the appeintment of a new ELT member in June 2023 (see page 73).
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Executive Leadership Team

Our Executive Leadership Team is made up of our

Executive Directors and the Managing Directors

set out on this page. It is chaired by our CEO.

— Biographies for our Executive Directors can be found on page 68.

Remco Simon,
Chief Strotegy &
Investment Officer

Role — Remco has responsibility
for the Group's straotegic planning,
capital allocation and copital
markets activity.

Skills and experience — He has
over 15 years' prinr experience in
international real estate capital
markets. Before joining Landsec,
Remco was Managing Director at
St. Modwen, with responsibility for
strategy, investment and capital
markets, and worked as director
of equity research at BofA Merrill
Lynch gnd Kermpen & Co. He holds
a MSc in management and o BSc
in construction engineering.

Kate Seller,
Chief People Officer

Role — Kate is responsible for
helping the business to achieve our

people and cultural strategic goals.

Skills and experience —
Kate has aver 25 years of multi

sector international HR experience,

including an eary career spent in
retail, then ten years at Experian
where she held a variety of global
HR roles, including HR Director for
Experian Asia Pacific based in
Singopore. More recently she held
the role of Group People Director
at HomeServe ple, a founder-led

FTSE 250.

Mike Hood,
CEOC of U+l

Role — Mike leads U+l, Landsec’s
regeneration business and is
responsible tor driving forward
the portfolio of transfermative
mixed-use regeneration projects
across the UK

Skills and experience — Prior

te joining U+l in 2020, Mike was
Managing Director at Capital &
Counties Properties PLC (Capeo),
where he led the 77 acre/£10bn
Eorls Court project and subsequent
sale and spearheaded major,
award-winning heritage and
restoration projects for Capco's
prestigious Covent Garden estate.
Mike trained in the UK and Holland
as an architect

Governance

Marcus Gaddes,
Managing Director, Central London

Role — Marcus has responsibility
for the performance of our Central
Londeon portfolic and executing
Group investrnent acquisitions
and disposals.

Skills and experience — Marcus
Geddes is o qualified chartered
surveyor with over 20 years'
experience in the central London
market. A Cambridge Land
Economy araduate, he qualified
ond spent 13 yeors ot Savills before
jeining Landsec in 2011,
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Bruce Findlay,
Managing Director, Retail

Role — Bruce helps to define the
averall direction of the retail assets,
ensuring our retail destinations
remain relevant for both retailers
and consumers in order to provide
a sustainable retail model.

Skills and experience — Bruce has
over 25 years of cansumer brand
experience where he's developed his
operational leadership and
strategic management skills. Prior
to joining Landsec, Bruce was Chief
Commercial Cfficer of Furle and
prior to that as the VP Global Retail
for Diesel, where he led the brand's
Direct to Consumer business
through its transformation from a
traditional whaolesale manufacturer
to a medern armni-channel retailer,

Chris Hogwood,
Managing Director, Corporate
Affcirs & Sustoinability

Role — Chris leads the Cerporate
Affairs and Sustainability teams
at Landsec.

Skills and experience —

Chris joined from Portland
Communications where he was a
Senior Partner, leading its local
engagement and real estate
specialism as well as jointly leading
the agency’s flagship corporate
practice. He has worked in leading
communications agencies for

the last ten years and before that
worked in Londen local government.

Marina Thomas,
Head of Governance
and Company Secretary
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! Nisha Manaktala,
Chief Data and
Technology Officer

|
|
|
Joining Landsec |
in June 2023 |

|

Role — Marina has respensibility
for governance and the Company
secretary and health and safety
functions at Landsec.

Skills and experience — Marina
has over 20 years' experience in
governance, a¢ross aerospace and
defence and financial services. Prior
to joining Landsec, Maring was
Group Company Secretary and EVP
of Ethics and Communications at
Meggitt PLC.

Rele — Mishg will lead the
data and technology teams,
overseeing digital and data
transformation programmes
across the business.

Skills and experience — Most
recently, Chief Technology
Officer for Hiscox Re & IL5, part
of the Hiscox insurance group,
Nisha has over 20 years of
technelogy leadership
experience, with expertise
across data, engineering and
operations. Nisha has been
featured as o Top 100 CIO in
the UK, recognised for
delivering digital businsss
transformation threugh
complex change programrmes.
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The Board in action

Decisions of the Board this year have been
considered in the context of a challenging macro-
economic environment and whilst considering the
changes, risks and opportunities that such an

environment can bring.

Board meetings

Board members attend eight scheduled
meetings a year and meet as required
for additional discussions.

All mermbers of the Board attended all
Board and Committee meetings during
their tenure and membership, with the
exception of Christophe Evain who missed
the Board, Nomination and Remuneration
Comimittee meetings held in March 2023
due to a family bereavernent.

If the Board needs to make decisions in
between meetings, it can do so by
unanimous approval by email but will only
do 50 in such situations where the matter
has been discussed at previous meetings
so that Directors are fully appraised, have
had the opportunity to ask gquestions and
are therefore in a position to make a fully
informed decision

The Board rmet for four dinners throughout
the year at which a nurnber of matters were
discussed including the macro-economic
climate, areas of risk, culture and talent
retention. These opportunities allow the
Board to develop and solidify relationships
and further discuss motters impacting the
business in an informal manner without the
inevitable time restrictions of Board and
Committee meetings.

The Nor-executive Directors alse met without
the Executive Directors being present.

Execution of strategy

This year, the Board has continued to
consider the Group's strategy and the
exacution of strategy, particularly in

the context of the uncertain macro-
economic and political environments.

in oddition, the alignment of culture

and the internal governance framework
and strategy has been o focus of the Board.
All of Landsec's stakeholder interests
rernain at the heart of strategy decisions
especially in uncertain climates,

— There is further information about the
Board and cur stakeholders on
pages 76-79 and the Board ond our
Culture on pages 80-81

The Board considered a number of strategic
areas during the year, which included
reviews of the retail strategy, the residential
strategy and the alignement with urban
mixed-use. In addition, the Boord considerad
the future of the office and flex office. Mare
details on the strategic {and other matters)
considered by the Board can be found on
page 75. As part of these strategic reviews
the Boord had o tour and deep dive review
of our developments in the Southwark area
of Londan.

In addition, the Board benefited from

a sesslon with some of the sustainability
tearn on embedied carban followed by
o tour of the n2 development site, which
brought to life sorne of the matters that
had been discussed in the session.

Governance

| -
| Board’s tour
' of Southwark |

- The Jure meeting of the Board took j
I ploce in Seuthwark and allowed the |
i Board o benefit from a walking tour

- of the area led by the Executive |
I Directors and members of the ‘
J Central London office tearn.

| The Board were initially given a
presentation on why the Southbank |
‘ was considered an important erea [
| and how in particular the Southwark
area fitted into this growing part (
| of London. f
|

I During the tour the Board were able
| to see our four existing (or potential}
development sites in the area - I
I Timber 5qguare, The Forge, Liberty of |
" Southwark and Red Lion Court, and
the thriving neighbourhoods in which
they are lacoted.

The tour allowed the Board to ask
questions on the areq, its hentoge,
. development progress, and \
' sustainability credentials. The Board
welcomed the additional insight
into the developments, the location
i andthe impoct on Landsec's
growth strategy.
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Boara discussions during the year

* Investor relations .
* Portfolio valuation | * U+l post investment appraisal
» Source of funding and gearing levels i
_ R _ _ R —
! _ . N 1 ‘ o !
e The impact on the business of the inflationary . = Board's heightened focus an the impact of cost increases
_ environment i for the business, customers ond ermployees
[=] « Development pipeline and pre-let activity | * Board's continued focus on the use of data and
g s Market and sector trends ' technology throughout the business to make informed
. = * |Investment and sales ' decisions on customer and market trends and to provide '
; E the best service to custorners . |
i 8_ » Flexible retail and office models | ‘
(o) ' » Recognition of the increasing importence of custorners’ ‘
‘ changing needs |
‘ * Monitoring pre-let activity ‘
i - e T ——— - - = p—— = i f— — |
i |
|

Strategy

* Update of the strategic plan

» Consideration of the retail strategy

e Update nn the residential stratcgy

e Urban mixed-use business review

e The future of office and the Hlex office market

« Optimum capital recycling and capital allocation

» Macroecenomic environment consideration
» Budget and five year plan

® Key business targets

+ Dividend consideration

* Going concern and viability statement

» Capital Markets Bay held in Scuthwark

» Approval of sale of 21 Moorfields, One New Street Square
and 32-50 Strand

# Purchaose of additional 50% stoke in 5t David's

* Preliminary Results

= Annuol Report and Accounts

* Half-year Report

* Dividend payrnents !

Launch of new Green bond |

Annual Tax Strategy |
|
|

* Succession planning

Appointment of additional Non-executive Director and

I s Talent | a new Chair
! s Diversity and inclusion I e Importance of diversity reinforced at Board level and ,
s Culture throughout the business '

People and organisat

Governance

* Sustainability

» Gender pay

* Health and safety

e Fire safety

« Data strategy and governance

¢ Internal operating model and governance
¢ Employee engagement

« Risk identification, management and internal contrel

e Cyber security and technoiogy

* Meeting reports from Chairs of Audit, Rermuneration
and Nemination Committees

* Modern slavery

* Board and Committee effectiveness

» Legal ond litigation updates

New diversity and inclusion strategy

Revised internal operating model ond its governance
framewaork to support cultural change

Embadied carbon update for the Board

Gender Pay Gap Report

Updoted sustainability strategy and targets

Health and safety updates provided at every Board
meeting with particular fecus on the new fire satety
legislation ard ensuring that Landsac’s residential
portfolio is in compliance

Driving cultural change embedded in Board discussions

L]

T T
Risk appetite and tolerance ranges for each principal risk |
Internal Board and Committee evaluation

Annual General Meeting

Approval of Medern Slavery Statement !
Progression of technology transforrmation programme |
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The Board and our stakeholders

Our purpose - sustainable places, connecting
communities, realising potential - puts all our
stakeholders at the forefront of the Board's

decision making.

This is our Section 172 Statement.

Our five key stakeholders

Customers
Communities
Partners
Employees
Investors

The Board is pleased to provide o
statement that supports Section 172(1)
of the Companies Act 2006. This requires
that Directors promote the success of
the Comparny for the benefit of the
members, having regard to the interest
of stokeholders in their decision making.
Over the next few pages, we provide
examples of how the Board engages with
stakehotders and takes into account their
interests when making decisions,

— An introduction to our stakeholders
can be found in our Strategic Report
on page 11

Stakeholders and Board

decision making

Qur stakeholders’ interests and priorities
continue to change, and affect the way
we work, shop and engoge with each
other. Effective communication with our
stakeholders is criticai to keeping pace with
their evolving needs, which is so important
for our long-term success. The Board's
engagement with stakeholders is both
direct and by management reporting up
to the Board on stakeholder engagement,
the importance of which is embedded
throughout our business.

Governonce

Our customers

We have made good progress with growing
our customer relationships whizh has been
a key feature of our strategy for twe years.
The Board receives reguiar updates on

our custamers.

During the year, the Board received o
detailed briefing on our retail, office and
mixed-use strategies including customer
insights, as well as regular updates on
customers as part of the business update
at every meeting. This has helped to
understand the changing requirerments
of office customers since the pandemic,
including changing space reguirerments
and the increased demand for healthy
buildings’. As a business we have listened
to office occupiers regarding their needs,
resulting in us providing greater flexibility
of office leases.

The Board reviewed the retail strategy
update in September. The Reimagine

Retail change programme hos been
irmplernented and is based on three main
strategies: the future asset, brand partners
and guest experience. We have developed
clear plans for each of our ossets to make
sure they deliver the physical experience,
which continues to attract the right visitors
for brands.

Each location will see o more distinct
identity, more closely representing the
narrative of the area in which it is locoted,
although there are some key themes that
reach across all lacations. The Board noted
the good progress that had been maode in
recognising and understanding consurner
behaviour and its impact on investment
decisions, the importance of improving
dato insights and direct relotionship
management, but also ensuring thot
downside scenarios were considered.

The Board alse received a residential
strategy update from the Chief Strategy
and Investment Officer and Heod of
Lifestyle lnvestrment. The Board supparted
the view that residential should be part of
our strategy.
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Our communities

To understand in more detail some of the
communities our assets are located within,
the Board visited certain assets during the
year, including Scuthwark. The Board
received a presentation on the Southwark
area which highlighted the rich culture

and heritage of this community, along with
the good transport links, young population
and amenities.

The assets owned by Landsec in the grea
were highlighted, including Red Lion Court,
the Forge, the Liberty of Southwark and
Timber Sguare. This was then followed by
a walking tour of the area. Gur Capital
Markets Day event In September also
focused on Southwark and provided
investors with an operational update and
tour of the area.

The Board visited the nZ developrent in
Decermber to see first hand one of our sites
under construction,

The Board had o tour of 21 Moorfields as
part of their strategy day in February which
was held at our Myo flexible office space in
Dashwood House. The Board were impressed
with the engineering challenges overcome
a1 21 Mogcrfields and thought the business
should be proud of their achievement with
this complex development.

— You can read more about cur
community support on page 44

Our partners

The Board received updates during the year
on fire safety. The political and legislative
landscape had evolved since the last review,
including the introduction of the Developers'
Pledge that required developers to rectify or
fund remediation of critical fire satety works
in certain circumstances. Landsec committed
to the pledge in July 2022 and signed the
ossociated contract in March 2023,

The Board were updated by our Managing
Director of Corporate Affairs during the
year on local and national Government
issues impacting the business. The Board
also discussed the output of Landsec's local
ard national Government engagement.

| andsec Annugl Report 2023

One New
Street Square

In January 2023 the Board approved the
sale of Cne New Street Square, EC4 to
Chinachem Group, a property developer
based in Hong Kong.

The total consideration for the sale amounts
1o £349.5m. The sale price compares to

a September 2022 valuation of £362.8m

and ¢rystallises a total return on capital
averaging 10% per anrurm since Landsec’s
acquisition of the site in June 2005 and
subsequent redevelopment in 2016,

One New Street Square is fully let to
Deloitte, with a 14-year unexpired lease
terrm rermaining and g current annual net
rent of £16.8m. With limited opportunities
to add further value, the disposal was in line
with Landsec’s strategy to recycle capital
out of mature London offices.

The Board considered the sale to be in

line with the strategic review conducted

in late 2020, when Landsec announced its
intention to sell c.£2.5bn of mature Londen
offices over the medium term. With the
inclusion of One New Street Square, the
Company has now sold £2.1bn of offices,
representing an average yield of 4.4%.

The disposal proceeds will initially be used

to repay debt and, on o pro-forma basis,
waould reduce Landsec’s long-term value from
31.1% to 28.9% based on Septermber 2022
valuations. Its strong balance sheet provides
Landsec with significant optionality for future
reinvestment in higher-return opportunities
which are expected to emerge as markets
continue 1o adjust to a new reality.
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The Board and our stakeholders

continued

Our employees

Employee Forum meetings were held
monthly throughout the year, with four
quarterly meetings held which Mark Allan,
CEQ, attends to answer any questions
and get an indicotion of topicol issues

of importance to employees,

The Employee Forum sends out a list of
summary topics for employees to vote

on at the start of every financial year.

The Employee Forum will then report

tack to constituents on topics throughout
the year.

Christophe Evain met with the Employee
Forum separately to answer guestions on
executive remunergtion,

We continued with our employee
engagement sessions with two Non-
executive Directors meeting a small group
of employees from the Lifestyle area of the
business. A range of matters were discussed
including culture change, communications
and business strategy. Manjiry Tamhane
also joined a session of our Women's
Network. The feedback from those sessions
is passed back into the boardroom.

The Board also received a full briefing on
the ernployee engagement survey which
was undertaken in Summer 2022 which also
gave therm a good insight inte employee
sentiment. Read more about our
engagement survey results on poage 34,

During the year there have been a number
of drop in lunches held with members of
aur Executive Leadership Team, including
our CEO and CFO.

We are alse planning to hold another
‘Meet the NEDs event for employees
immediately after our Annual General
Meeting in July and further engagerment
events with smaller groups of employees
from the other areas of our business in
September and Decermber. This will be a
great opportunity for the Boord to engage
further with employees.

Themes raised at the employee engugement events included

» the cost of living

» the reorganisation and
changes to the internal

» retention of talent » U& integration

» diversity and inclusion » business strategy

» managing change » career development

operating model

» office environmerit
and culture

» change communications ‘

» employee welibeing [
and benefits

Feedback from employee engagement events f

O

O

O

“"We rmet with Christophe on behalf of the Employee I
Forum to discuss Executive Remuneration and raise
queries on behalf of the business. It was really great
to meet Christophe and we really valued the open !
discussions we had with him. We were given a clear |
insight into Board life and dealing with shareholiders, [
he elaborated on his role and discussed the recent
recruitment process for our new Chairman which
was really interesting.”

“I thoroughly enjoy the monthly ELT lunch sessions,
they are great opportunities to have conversations \
and build relationships with ocur leadership team. (
To me, it shows how committed our Executive teom |
are to listen to and engage with colleagues across |
the business.”

“I was lucky encugh to meet Sir lan Cheshire to discuss
the Employee Forum’s role and how it represents
Landsec employses. We had a really open and
wide-ranging conversation where lan wanted to
hear all about Landsec, the culture and what
employees really cared about. We discussed the cost
of living crisis, our focus on improving diversity and
employee satisfaction drivers in a post-covid world
- all issues that lan is clearly engaged with and keen
to help drive forward. We lecok forward to working
with him and the wider Board more closely to make
Landsec the best possible place to work.”
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Cur investors

Londsec Annual Report 2023 a7e

We want to create sustainable value for cur three types of investors: institutional, private and debt.

It is important to us that our investors understand our strategy and our equity story so they can support the execution

ol s slralegy and our capital recycling.

Institutional investors

Institutional investors

COur Executive Directors once again held
rmeetings with investors representing more
than half the share register by value.

We were delighted to return to a full
programme of In-person investor events
during the last year. Whilst some investor
meetings were conducted online for the sake
of convenience, the vast majority of our
investor engagement has been face-to-face.

In September 2022, we held a Capital
Markets Day in Scuthwark in London for
institutional investors, This event provided
an overview of the Scuthwark region and
detail on the existing and potential
development schermnes Landsec has in this
area of London. In addition, we explained
our plans to reduce the embodied carbon
within our developrments through @
combination of efficient use of materials,
design and construction methods. The
event also included a tour of Southwark to
view our four major committed/potential
development sites.

We engaged with investors throughout the
year on all aspects of enviranmental, sccial
and gavernance matters. In February 2023,
we conducted a sustainability roadshow

in the Netherlands, meeting with fund
managers and sustainability analysts from
major institutional investors.

Industry conferences

Industry conferences provide Executive
Directors with a chance to meet a large
number of investors on a formal and
informal basis. Conferences attended this
year included the UBS Global Property
conference in London, the Kempen
conference in Amsterdam, the Bank of
Armerica conference in New York, the Citi
conference in Florida, Barclays’ real estate
conference in London and Morgon
Stanley's real estate conference in London.
All conferences were in-person events.

Institutional investors

Private investors

Qur private investors are encouraged to
give feedback and communicate with the
Directors via the Company Secretary
threughout the year

2022 Annual General Meeting

We continued to hold our AGM as o
hybrid meeting in 2022. We invited
shareholders to ask questions and vote
on the resolutions online or they could
join the meeting physically.

All resolutions put to the rmeeting received
averwhelming support of investors. The
results of the voting ot all general meetings
are published on our website: landsec.com/
investors/regulatory-news.

Five-year private investor plan

We have a rolling five-year private investor
plan, the intention of which is to maintain
an efficient share register, limited paper
distributions, effective communications
and the provision of best-in-class service
to our investors.

Private investors queries

We work closely with our registrar Equiniti
to address all queries that we receive
from our private sharehalders throughout
the year.

Private investors

Debt investors

Credit side institutional investors
and analysts

In March 2023, as part of the marketing
process for the Green bond issuance, we
held a series of debt investor meetings.

A combination of the physical and virtual
rmeetings, including a Group lunch and a
recorded presentation, was well received
by the investors and allowed us to provide
a comprehensive update on our strategy
as well as to present the recently updoted
Green Financing Framework.

Banks

Regular dialogue is rnaintained with our
key relationship banks, including regular
meetings and calls with our treasury team.

Credit rating agencies

Ruring the year, business and financial
updates were provided by our treasury
team and senicr managers o Standard
& Poor’s, Fitch Ratings and Moody's.
Further information for our debt
investors can be found on our website:
landsec.com/investors.

No. of listed bonds

12

No. of equity investors

98.9%
. of shores

1,571 ____

7,993 e

8,964
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The Board and our culture

This year has seen the Board focus on supporting
management to design and embed a more agile,
efficient culture, with less internal complexity
and more external and customer focus.

A year of progress

In previous years we have outlined how

an appropriate governance framework

and an environment of trust, respect and
accountability were all fundarmental 1o

our culture, and that the Board played an
important role in monitoring and assessing
our culture and the governance framework.
This year we have made significant progress
on 4 journey that had already commenced,
but which has now been considered in
detail by the Board and is being embedded
throughout the Group. The key components
of that journey are outlined here.

In order to ensure that our growth

strategy was not hindered by legacy ways
of working, o cultural change programme
was initiated during the year which resulted
in a change to the operating model and o
new internal governance framework led by
the Board and supported by the Executive
Leadership Team.

— More detail on this revised framework
can be found on pages 69-70

Embedding
cultural change
through a new
operating model

Governance

The new operating model and governance
structure ultimately flows up to the

Board and is designed to tacilitate and
encourage clear reporting, decision making,
empowearment, accountability, employee
input and stokeholder feedback, and
enable g focus on our customers, leading
1o grewth.

The Board have been regularly updated
and inputted as this programme has
evolved and are now supporting
management in embedding this across
the arganisation through organisational
design, business planning, leadership
effectiveness and behaviours, reward sad
incentivisation and diversity and in¢lusion.
More details on each of these areas are
set out on the opposite page.

In shaping this framework, feedback

from an externally facilitated employee
engagenment survey undertaken during

the year was also taken into account.

The Board were appraised of the key themes
arising from the survey and challenged
management as to how they address the
areas where the need for improvement

was identified. Positive changes are already
underway and employee engagement
surveys will be undertaken on o regular basis,
which will assist in allowing the Board to
aSSEss Prograss.

'n addition, as the Board have greatly
benefited from first hand engagement
with employees ot Non-executive Director
engagernent sessions, similar meetings are
continuing and a further series is planned
throughout the coming year.

— Further information on employee
engagement can be found on page 34

Metrics which are provided to the Board
to allow them to consider certain cultural
themes are shown on the next page.
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Embedding cultural change

Organisational design
Decision-making frarmework focusing
on two key business aregs — workplace
and lifestyle-flowing up to the Boord

Flatter organisation with increased
spans of control

Newly created roles and leadership
changes

Business planning

¢ A business plan drafted for each area
of the business linked to the overall
strategic plan of the Group as
approved by the Board

Business planning process coordinated
and consistent across the business

Clear financial and nen-financial
objectives and targets owned by each
business plan area and linked to
remuneration

Leadership effectiveness and

behaviours

* Leadership-first approoch to
embedding cultural change, starting
with the Board

« Enabling leaders to role model the
required behaviours

» A fully refreshed leadership programme

Reward and incentivisation
» Refreshed performance management
* Updated salary philosophy

o Agile incentives

Diversity and inclusion

¢ Updated diversity and inclusion
strategy as approved by the Board

* Creating more diversity within our
decision making

. Embedding a diversity and inclusion
focus into the business planning
process

— Pages 35-36 contain more
information on our approach to
diversity and inclusion

Landsec Annual Repart 2023

Cultural metrics — FY2023

Purpose and meaning

We give our employees a sense of purpose os to why Landsec exists with o
focus on our role in wider society. Our purpose - sustainable places, connecting
communities, realising potential - reflects our role in wider society and
consideration of all aur stakeholders continues to be more important than ever
and has been at the forefront of Board discussions and central to our culture.

£8.7m 100%

Value of social contribution Employees that are requested to have energy and
carben reduction objectives

Ethics and fairness

We behave ethically and treat all our stakeholders fairly. Our employees are
critical to our business and we continue to nurture talent and development
and to assess our gender pay gaps to build @ balanced, diverse workforce for
the long term

0 4 4 2

Diversity network Whistleblowing
groups incidents

Equal pay claims Grievances raised

Transparency and openness

We share information openly and discuss our challenges and mistakes.

The importance of effective communication and transparency is crucial to

our culture. We continue to hold town halls and hold Non-executive Director
engagement sessions to offer a means of direct, informal engagement between
our Board and our workforce, We have encouraged our workforce to reassess
priorities and to feel ermpowered to challenge expectations placed upon them
in terms of what and how we deliver.

4 &7 1

Town hall Independent
meetings empioyee

engagerment
16 35

survey
Exit interviews
completed

77%

Emptoyee
engagement
average score

Company-wide
events

Employee forum
meetings

Collaboration and growth

We collaborate, innovate and collectively contribute to Landsec's growth.
Our culture promotes personal development and growth and we encourage
internal moves and promotion from within our business. Succession planning
and promotion of our talent at all levels within the business is identified as
an area of improvement.

13.8% 35 41

Roles filled People promoted People on female
by internal in the last year development
candidates programme
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Introduction from the
Chairman of the Nomination Committee

Committee members
& Cressida Hogg {Chairman)
& Edward Bonharn Carter
& Nicholas Cadbury
- Christophe Evain
& Sir lan Cheshire

(from 23 March 2023)

Highlights

s Appointment of new Non-
executive Director

* Appointment of Chair designate

¢ Internal Board evaluation

Key responsibilities
o Skills matrix and cemposition of
the Board and Committees

* Succession plamning
* Board appointrment process

» Corporate governance

Number of meetings

and attendance

* Four scheduled meetings

s Additional meeting regarding
recruitment

All members of the Committee
attended all meetings during
their membership with the
exception of Christophe Evain
who was unable to attend one
meeting due to a family
bereavement

Dear sharehoider

| am pleased to present the
report from the Nomination
Committee for the year.

The Committee has continued to assess
the composition, succession plan and skills
of the Board and its Committees and
promote diversity.

Board and Committee changes
following o comprehensive selection
process, in January we announced the
appointment of Sir lan Cheshire as Non-
axecutive Director and Chair Designate.

Sir lan joined the Board at the end of March
and will succeed me as Chair on 16 May,

On behalf of the Beord, | armn pleosed to

be welcoming someane of Sir lan Cheshire's
calibre as Chair.

We also appointed Miles Roberts as
Non-executive Director in September 2022,
Miles, who originally trained as a structural
engineer, brings significant experience os
a serving chief executive and has held o
number of non-executive roles. You can
read about the Committee’s appointment
process for both Sir lan and Miles on

page 84.

Colette O'Shea stepped down from the
Board in September and as Chief Operating
Officer in March. Colette joined Landsec

in 2003 and was appointed to the Board in
2018. The Committee is extremely grateful
to Colette for her significant contribution
to the Board and the business during her
time at Landsec.

Governance

Board evolution

A balanced and diverse Board with a mix
of skills, expertise, background and tenure
is eritical to the success of the Company.
The composition of the Board underpins
the quality of debote and challenge
during discussions.

The process for Board appointments is
ted by the Nomination Committee which
rmakes recommendations to the Board
for its approval. tis the Nomination
Committee’s responsibility to keep Board
compaosition under review, including
reviewing director independence and
tenure. During the year the Committee
reviewed the composition and skills of
the Board, and developed an ongoing plan
for Board succession, toking into account
recent and likely future Board changes.

The Board is mindful that Edward Bonham
Carter has been a Director in excess of nine
years and so the Committee reviewed his
independence and role and was completely
satisfied that Edward continues to bring
independent judgerment to the Beard,

As such, the Nomination Committee was
satisfied that Edward can continue to fulfill
the role of Senior Independent Director.

The Committee alsa has responsibility for
oversight of Executive Leadership Team and
senior managgement succession, This is also
discussed by the Board as a whole, with

a focus on diversity and inclusion and
developing and maintaining the internat
talent pipeline.
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Diversity

The Board believes that diversity at Board
level sets the tone for diversity througheout
the business. We promote diversity in the
broadest sense, not just gender or ethnicity
but also experience, skills, professional
background and tenure. The Nomination
Cormmittee monitors our talent pipeline

to ensure we have a diverse pool of talent
being developed at all levels of the business.
Maintaining a diverse warkforce is as
important as diverse recruitment and

we continue to assess and promote this.
During the year, we have refreshed the
overall diversity and inclusion strotegy for
the Group, including setting new targets.

lam pleased to report that during this
financial year we rmet the Listing Rule
requirements targets for diversity. 40%
of our Board members are women, our
Chair and CFO positions have been held
by women, and we have one member

of the Board from an ethnic mincrity
background. The Committee is aware that
as a result of the change of Chair in May
2023, the Board's gender diversity will dip
below 40%, and this will be taken into
consideration in Board composition and
succession planning.

I am pleased te report that following

the recruitment of Marina Thomas as

Head of Governance and Company
Secretary and Kate Seller as Chief People
Officer during the year, one third of the
Executive Leadership Team are women
twhich will increase to 40% when our

new Chief Data & Technology Officer joins
us in June 2023). We acknowledge that
ongoing work is needed to increase diversity
of our Executive Leadership Team and its
direct reports whilst ensuring that
appointments and succession plans are
based on merit and objective criterio and
the Cormmmittee, and the Beard will continue
to monitor progress.

— You can read more about diversity
and inclusion ot Landsec in our People
and Culture secticn on pages 35-38

Internal Board evaluation

This year our Board evaluation was carried
out internally with the Committee’s
effectiveness assessed as part of the internat
review. The Committes was satisfied with its
own effectiveness as a whole and pleased
with the cutcome of the Non-executive
succession planning and processes, including
the Chair selection process, which had been a
rain focus during the year. With a new Chair
and Executive Leadership Team in place it is
appropriate to reset the Committee’s
priorities to focus more on wider Board
succession, while continuing to cover ail areas
of the Committee’s remit including ongoing
management succession planning.

— Further details on the imternal Board
evalugtion can be found on pages 86-87

Corporate governance

During the year, the Committee has
overseen the corporate governance agenda
on behalf of the Board. | am pleased to
confirm that Landsec has complied with
and applied all of the principles of the
2018 UK Corporate Governance Code for
the financial year ended 31 March 2023.
The Code is published by the Financial
Reporting Council and is available from
frc.org.uk.

Cressida Hogg
Chairman, Nomination Commitiee

Londsec Annual Report 2023
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Report of the

Nomination Committee

Executive Director changes

During the year, Colette O'Shea stepped
down from the Board on 30 Septernber
2022 and as Chief Operating Officer an
31 March 2023.

Non-executive Director changes
Cressida Hogg will step down as Chairman
on 16 May 2023, having served over five
years as Chairman and nine years on

the Board.

As the Chairman succession process
began, it was agreed that Edward Bonham
Carter would lead the process as Senior
Independent Director, joined by the other
members of the Committee, excluding
Cressida Hogg (the Chairman, Succession
Committee). Hedley May, an independent
executive search firm and with no connection
to Landsec, was appeinted to conduct the
search for a Chairman with experience in
retoil and custorner-focused businesses.

A diverse shortlist of candidates was put
forward by Hedley May and the candidates
rmet with members of the Chairman
Succession Cormrnittee and the CEQ, CFO
and the other Non-executive Directors.
The Chairman Succession Committee
concluded that Sir lan Cheshire would be
an excellent addition to the Board bringing
a wealth of experience across custemer-
focused businesses in executive and
non-executive pesitions in listed companies.

In 2022, the Nomination Committee
appointed Russell Reynolds, an independent
executive search firm with no conmection

to Landsec to conduct a search for a
Non-executive Director. Members of the
Committee and the CEQ met with a shartlist
of candidates put forward by Russell Reynolds.
The Committee concluded that Miles Roberts
with his experience as a serving chief
execytive and in non-executive roles would
be o positive addition to the Board.

Diversity

The Board's policy on diversity establishes
the importance of diversity in the broadest
sense, not just gender or ethnicity but also
experience, skills, professional background,
tenure ond olso other differentials between

directors such as cognitive and personal
strengths. The Board believes that diversity
is crucial to creating a high-performing,
effective Board, to provide a breadth of
perspective and debate that aids decision
making and which supports and directs the
business more effectively.

The Nomination Committee works with
executive search consultants 1o ensure
they support our approach to diversity in
providing a diverse selection of condidates
for Board appointments and the selection
can then be based upon merit and
objective criteria.

Diversity at Board level sets the tone for
diversity throughout the business. The
Nomination Committee monitors cur
talent pipeline to ensure we have a diverse
succession pool of talent being developed
and maintained at all levels of the business,
Maintaining a diverse workforce is as
important gs diverse recruitrmnent and

we continue to assess this.

Diversity is also addressed at the
Remuneration Cormnmittee, particularly
in the context of gender pay gap, and
discussed ot the main Board in tight of
its increased focus on the promaotion
and maintenance of diversity ot all levels
of talent throughout our business.

— Further information on diversity at
Landsec can be found on pages 35-38

Independence and re-election

to the Board

The independence, effectiveness and
commitment of each of the Non-executive
Directors has been reviewed by the
Committee. The Committee is satisfied
with the contributions and time
commitment of all the Nen-executive
Directors during the year.

The Committee will always discuss the
additional commmitrments of all directors
{including the Chairrman) before
recommending their approval to the Board.
1t also considers potential conflict issues as
part of that assessment. The Committee

is mindfut that Edward Bonham Carter has

Governance

been a director of the Board in excess of
nine years and has reviewed his
independence and role and is completely
satisfied that Edward continues to bring
independent judgement to the Board.
As such the Committee is satisfied that
Edward can continue to fulfill the role

of Senior Independent Director. The
Committee is confident that each of

the Non-executive Directors rermains
independent and will be in a position to
discharge their duties and responsibilities
in the coming year. From a governance
perspective, the Board as a whole is
independent.

Sir lan Cheshire and Miles Roberts are
standing for initial election by shareholders
at the AGM, with all other Directors
standing for re-election at the AGM in

July 2023 with the support of the Board
twith the exception of Cressida Hogg

who is stepping down from the Board

on 16 May 2023).

Internal evaluation of the
effectiveness of the Nomination
Committee

following a busy few years of Executive
and Non-executive appointments, the
internal review of the performance of the
Nomination Committee included a review
of the Chair succession process and
considering the Committee's priority for the
yvear ahead to include role profile planning
for future non-executive recruitment and
continued detailed reporting back to the
main Board.



Board induction

Miles Roberts’ induction

Miles Roberts’ induction focused on gaining
insight into Landsec’s purpose, strategic
priorities, key performance drivers and

a market overview with Mark Allan. In
addition, Miles met with Vanesca Simms
who provided an overview of Landsec’s
financial position and our five-year plan,
budget and in-depth financial review.

Miles rmet with mermbers of the Executive
Leadership Teamn to gain a deeper
understanding of their areas of the business
and get an understanding of the individual
priorities and challenges that they face.
Another key focus was meetings with

the Managing Director of People and
Corporate Services for a deep dive into

our people and culture.

Additionally, Miles spent time with other
Non-executive Directors, including those
that he had not met as part of the
selection process,
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On 19 September 2022, Miles became a
member of the Audit Committee. As part

of his induction, Miles spent time with our
Audit Committee Chairman, our Group
Financial Centroller and Director of Risk

and Assurance, who provided Miles with
information as to the role of the Committee.

Asset visits

Miles was able to visit the following assets
during the year: Bluewater, O2 Finchley
Road and the Landsec Victoria portfolio.
Miles also visited Dashwaood House as part
of the Board Strategy day in February.

Sir lan Cheshire’s induction

To date Sir lan Cheshire’s induction plan

has included (i} a series of handover
meetings with the Chair focused on
strategy, forward locking agenda and
Board processes; (i} meeting Non-executive
Directors and Executive Directors including
Chuairs of both the Audit and Remuneration
Committees and the Company Secretary;
{iii) meeting Landsec’s auditors and brokers;
{iv} meeting senior leaders of the retail
business and a site visit to Gunwhart
Quays; {v) meeting the Chief People Officer
and MD, Cerporate Affairs; and (i)

meeting with our Employee Forum to
understand current employee sentiment.

Induction focus for the year ahead
The next phase of Sir lan's induction will
mainly focus on getting more insight into
our portfolio and will include office and
mixed-use visits scheduled to various assets
and developments. Sir lan will be joined on
these asset tours by senior leaders of the
business areas.
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Board evaluation

Board evaluation process 2022/23

In line with year two of our three-year cycle, we carried
out this year’s review of the Board's effectiveness internally
via questionnaire, having conducted a detailed external
evaluation last year. Our Board evaluation provides the
Board and its Committees with an opportunity to reflect

on effectiveness and performance.

Board evaluation cycle

Year 1

Independent, externally
facilitated review

Perforrmance review against
targets set for 2022/23

An external evaluation carried
out by the advisory firm No 4

Areas of focus identified
for 2023/24

Year 2

Internal review focused on Year 1issues
raised and any new issues arising.

The process for internal review is
determined on a year-by-year basis.

Year 3
Year 2 progress reviewed internally,
and areas of focus identified
ahead of external evaluation

the following year.

Governcnce

Eéﬁl"ess against -6bjectives set for 2022/23

Our objectives 2022/23

Succession planning
Continue to evolve the Board
to meet the needs of the
business and to work
effectively with management.

A key part of this is Board and
Executive Leadership Teamn
succession. The Board would
like more visibility of the talent
caming up through the
business and how diverse
talent is being maintained
and developed.

Execution of strategy
Execution of strategy

and evolving and adapting
the strategy to reflect

the changing external
environment and

investor needs.

Culture

Accelerating the pace of
change and of the turnarcund
for the business, looking both
shorter and longer term. The
Board would like more agenda
time on culture and business
transformation.

Data strateqy

and governance

Continued focus and drive

on Landsec becoming a data-
driven business. The Board
reeds to monitor and support
Landsec on this journey.
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Conclusions of evaluation
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The uverall conclusion of Lhe Board evaluation this year is
that the Landsec Board and its Committees continue to

The priorities for the incaming Chair inciude strategic
development and capital allocation, cultural and
organisational change and succession planning. A priority
for the Board as a whole is to provide support to the new
Chair. The Board agenda and topics have the right focus on

operate in a collaborative and open way and work effectively.

87

The Board felt it added value in developing and implementing
strategy and supporting the disposal programme, with the
Board feeling they are appropriately agile to adjust to the
changing environment.

Nomination Committee evaluation

The Committee looked at its own effectiveness, Overall, the
Committee was satisfied with its own effectiveness and that
of the Non-executive Director and Chair succession processes.

key areas, however there were some preferences for more time

to be allowed for discussions during meetings or informally.

The Committee will keep Beoard succession planning and

diversity as g key area of tocus,

Our performance 2022/23

The composition of the Board
was considered appropriate
with good progress made
during the year with the
recruitment of two Directors
to the Board, including the
Chair Designate.

Members of the Executive
Leadership Tearm and their
direct line reports have
spent time over the year

an asset visits and praviding
presentations to the Board.
However, the Board have
requested continued increased
visibility of the Executive
Leadership Team and senior
leaders in the year ahead.

Progress has been made
against the strategic
objectives of the Company
and regular reporting to the
Board in this area was noted.

During the year, the Board
has spent more time focused
on culture and business
transformatian including
regular updates on
arganisational ond digital
transformation pregrammes,
as well as sessions with the
leadership team on
engagement and diversity
and inclusion. The Board
have noted that the pace

of change continues to
accelerate across the business.

The Board has monitored
progress with data and
technology through sessions
with the executives during the
year and was pleased to note
significant improvements in
progress with our technology
strategy, us well as the
appeintment of o Chief

Data and Technology Officer
who will join the Executive
Leadership Team in June 2023,

Qutput of 2022/23 Board evaluation:
areas of focus for the year ahead

Strategic

development
Continued progress with
strategic developments.
The Board would like to
continue to build on their
understanding of customer
needs through enhanced
access to customer data as

. port of the strategy process.

' Capital

' allocation

i Continued focus on capital
atlocation and investment

Cufture and

organisationat change
Progress olready made on
culture change within the
business should continue,
monitored by the Board
through sessions with the
executive and engagement
survey results,

Succession

planning
An area of focus for the
Board is succession planning
and talent developrnent.

Support to

new Chair
A key focus for the Board is
in supporting the new Chalr
to develop relationships
across the Board.

Board papers

and Executive

Leadership Team
Cantinued improvement
of Board papers with a focus
to move towdrds more
executive summaries to
ollow more time for debate
at Boord meetings.

The Board would like

to focus on more

exposure to the Executive
Leadership Tearmn and other
senior leaders.

I
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Introduction from the
Chairman of the Audit Committee

Committee members
& Nicholas Cadbury (Chairman)
& Madelgine Cosgrave
& Christophe Evain
{until 19 September 2022)
& Miles Roberts
(from 19 September 2022)

Highlights
* Integrity of reporting process

* Rigorous assessment of risk
management and internal controls

* Cyber and information security

Accounting treatrment of
significant acguisitions/disposals

Preparation for the new
governance regime

Consideration of fire safety
provision

Appointment of third-party advisers

s Financial systerns transformation

Key responsibilities
= Reliability of the financial
statements and internat controls
e Effective risk identification
and rmanagernent

Overall transparency and financial i
governance

Number of meetings :
and attendance
s Four scheduled meetings
= 100% attendance from all
members during their membership

Dear shareholder

During the financial year the
Committee has continued
to fulfil its oversight
responsibilities on the
financial statements, the
integrity of the reporting
process and the Company's
system of internal controls
and risk management, the
audit and valuation processes
and the procedures for
ensuring compliance with
laws, regulations and ethical
codes of practice.

Risk focus

Risk management is a primary responsibility
of the Committee on behalf of the Board
and is consistently manitored throughout
the year. Information security and cyber
threat remains a key operational risk and
the Committee has had regular oversight

of the significant work undertaken to
mitigate against this risk and will continue
1o consider updates and moniter progress
of the prograrmme to improve cyber resilience.

The macroeconomic outlook is currently the
most significant risk. The risk manoagement
strategy in place to mitigate against this
risk includes the regular monitoring of key
risk indicators and scenario-based
modelling of plausible economic
trajectories. No ermerging risks have been
identified through the risk management
process.

Climate reporting

The Committee has updates from the
sustainability team on how Landsec is
implementing the requirements of the
Task Farce on Climate-related Financial
Disclosure (TCFD), the evolving reporting
landscape for climate risks and our
approach to climate risk identification,
assessment and strategy.
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We have continued 1o make disclosures
that are consistent with the TCFD
recommendations and will continue to
rnonitor these. Our TCFD disclosures can
be found on pages 47 to 53.

Fire safety remediation

Following the introduction of the Building
Safety Act 2022, the Committee has been
updated on work to assess our liability for
fire remediation works on residenticl buildings
developed by Group over the last 30 years.
The Cornmittee has regularly considered,
alongside the external auditor, the level of
the provision required, how the provision is
determined and the ossociated disclosures.

Financial statements

The Group's financial statements are of
critical importance to investars and the
Cormmittee monitors the integrity of the
Group's reporting process and financial
managernent. It scrutinises the full and
haif-yearly financial statements before
proposing them to the Board for approval.
The Committee reviews in detail the work
of the external auditor and external valuers
and any significant financial judgements
and estimates made by management 1o
ensure that it is satisfied with the outcome.

| am pleased to say that the Financial
Reporting Council (FRC) included some
disclosures frorm our 2022 Annual Report

in its publication "What Makes a Good
Annual Report and Accounts”, as they
were considered examples of best practice.

Asset valuation

The valuation of our gssets is an important
constituent of our financial results and
measurement of our performance. For a
number of years CBRE has been the principal
valuer of aur entire pertfolio, however in
order to increase market insight and future
flexibility, Jones Lang LaSalle Limited (JLL)
has been appointed to value a large
proportion of Landsec's retail portfolio with
effect frorn 31 March 2023. CBRE will continue
to value the office portfolio and some of

the retail portfolio. Both CBRE and JLL are
industry-leading agencies with extensive
expertise and appropricte knowledge who
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provide us with an external valuation of our
portfolio twice a year, in accordance with
the relevant industry standards.

The valuation process reqguires the valuers
to evaluate the likely future financial
performance of each individual asset

and apply recent, relevant transactional
evidence in the market to determine

an appropriate value at the period end.
The Cormnmittee analyses, challenges

and debates the valuations prepared

by the valuers who attend Cormmittee
meetings for this purpose at the half and
full year-end. The external valuation process
and the values ascribed to specific assets
are alse reviewed independently by our
auditor, EY, as part of its oudit scope.

Acquisitions and disposals

Dwring the year, Landsec progressed

with its strategy to accelerate growth
through recycling capital into higher
return opportunities through a number

of significont disposals of 32-50 Strand,

21 Moarfields and One New Street Square,
and securing 100% ownership of S5t David's
shopping centre in Cardiff via the
acquisition of the remaining 50% interest.
The Committee considered the accounting
treatrnent and disclosures of these material
transactions and concluded that they
were appropriate.

Provisions for bad debt

The Committee has continued to closely
monitor the cash collections of rents across
the whole portfolic. The rent collection
statistics are strong and although there
rernains bod debt provisions in respect of
some occuplers who have been or may be
unable to satisfy their rent obligations, the
provisions have decreased fram last year.
Continual monitoring of the provisions is
undertaken by the Committee particularly
in light of the uncertain Mmacro-environment.

Internal audit

Until mid-summer 2022, the internal audit
function was an in-house team which sat
within the Risk and Assurance team and
although this was operating effectively,

it was considered an appropriate time to

appoint an external third party which
would increase flexibility over audits and
improve the gquality of the audits as a
result of access to current best practice
and subject matter expertise. Following

a tender process, KPMG were selected

as the preferred provider and since their
appointment have undertaken stakeholder
interviews to understand Landsec’s key
risks, reviewed the internal audit plan

and agreed an internal audit charter.

They have completed audits on Turnover
Rents, Car Park Income and Investment
Appraisal. Eleven further audits are planned
for the year ended 31 March 2024 and will
include, amongst others, Treasury and
Cash Management, U+l Post integration,
Risk Management and ESG.

Fair, balanced and understandable
The Committee considered the Company's
2023 Annual Report in the round and
concluded and recomimended to the Board
that, taken as a whole the 2023 Annual
Report is fair, balanced and understandable.

Going concern and viability statement
We continue to focus on the
appropriateness of adopting the going
concern assumption in preparing the
financial statements for the year ended

31 March 2023 particularly in light of the
uncertain macroeconomic environment.
The going concern statement 1s set out

on pages 60 and 61, along with the viability
statement and the rationale behind the
chosen five-year time horizon.

Audit tender

As highlighted last year, we were required
to tender our audit as EY were approaching
being in office for tan years having
performed their first audit for Landsec for
the year end 31 March 2014, A competitive
and tharough tender process was
undertaken during the year and following
in depth consideration, the Committee and
the Board concluded that EY remoined the
appropriate auditor for Londsec, EY would
ensure continued independence through

a change in partner with effect from

July 2022. The appointment is subject to
shareholder approval at the 2023 Annual
General Meeting.
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UK Corporate Governance Code/
Financial Reporting Council (FRC}
Guidance on Audit Committees

The Committee considered its compliance
with the 2018 UK Corporate Governance
Code and the FRC Guidance on Audit
Committees and continues to believe that
we have addressed both the spirit and the
requirements of each. In addition, the
Committee has been regularly monitoring
the potential changes to the new corporate
governance regime and preparing for its
implementation, including reviewing a draft
audit and assurance policy.

Committee effectiveness

During the first half of the year the
Committee requested that a specific
effectiveness survey was undertaken to
supplernent and support the Board and
Committee annual evaluations. This
in-depth review was undertaken by internal
audit and concluded that the Committee

is operating well and should maintain many
of its existing practices. The internal Board
evaluation was undertaken later in the year,
which also highlighted the high standards
of the Committee.

The Committee welcomed Miles Roberts
who joined as a member of the Committee
in Septermber 2022, replacing Christophe
Evain. Myself and the Committee would
like to thank Christophe for his valued
contributions.

| comtinue to appreciate the valuable input
frorn the other members of the Audit
Cormmittee, managerment and the key
advisers EY, KPMG, CBRE and JLL and would
like to thank them for their support during
the year.

Nicholas Cadbury
Chairman, Audit Committee
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Report of the Audit Committee

The Audit Committee continued to focus this year Structure and eperations
. . The Audit Committee’s structure and
on risk assessment gnd management, internal operations are governed by terms of
controls and financial reportlng processes, together reference, which are reviewed annually
with additional focus on the requirements of changes and approved by the Board. These were
. i X . last approved in March 2023, The terms
to fire sofety regulotlons and |egIS|Ot|Oﬂ. of reference are available on aur website:

landsec.com/aboutcorporate-
governance/board-committees.

To maintain effective communication
between all relevant parties, and in support
of its activities, the Chairman of the Board,
Chief Executive, Chief Financial Officer,
Caompany Secretary, Director of Risk and
Assurance, the partner and representatives
of our external auditor, EY, the partner and
representatives of our internal auditor, KPMG
and other members of the senicr finance
tearn regularly attend Committee meetings.

Audit Committee meetings

All directors are invited to attend meetings
when the Group’s external valuers, CBRE,
and JLL, present their full year and half-
year property valuation.

Regular attendance Property valuation Committee The Committee has private and informal

at meetings presentations private sessions sessions with the EY audit team and the
te support the CBRE and JLL valugtion teamns to ensure

Committee that ocpen lines of communication exist,
n case they wish to raise any concerns
outside of formal meetings.

The Cormmittee members are all
independent Non-executive Directors and
collectively have o broad range of financial,
commercial and property sector expertise
thot enables them to provide oversight of
both financial and risk matters, and to
advise the Board accordingly. The Board
has determined that Nicholas Cadbury,

as Chaoirman of the Committee, has recent
and relevant financial experience for the
purposes of satisfying the UK Corporate
Governance Code. Details of the experience
of all members of the Committee can be
found on pages 66 and &7.

The Committee works to a structured
programme of activities and meetings

to coincide with key events around our
fimancial calendar and, on behalf of the
Board, to provide oversight of the Group's
risk managernent process. following each
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meeting, the Committee Chajeman reports
on the main discussion points and findings
to the Board.

Risk management

The Board is responsibie for the Group's risk
management framework and risk appetite
and is supported by the Committee
through its maonitering and reviewing of
the effectiveness of risk management and
internal control processes during the year.

An overview of Landsec’s approach tao risk
management, its risk management
framework and governance, risk appetite,
management and assurance of risks and
principal risks and uncertainties are
described on pages 54-5%. The risk
management framework includes the
Board's strategic overview, the Executive
Leadership Team's detailed review of the
business risks, controls and mitigation
strategies, and the assessment of the
effectiveness of the risk management

and interna! controls systern by the Audit
Committee. A risk waterfall uses indicators
to highlight whether each risk is within our
appetite. This allows the Committee to
consider whether principal risks are
changing and whether the risk appetite
remains appropriate. In response to changes
in Landsec’s organisational structure, the risk
managerment framework has been redefined
in order to ensure clarity on roles and
responsikilities at all levels and to embed

risk management within the business.

Primary responsibility for the operation

of the Company’s internal control and

risk management systems, which extend
to include financial, operational and
compliance controls (and accord with the
FRC's 2014 'Guidance on Risk Management,
Internal Control and Related Financial and
Business Reporting’), has been delegated
to management.

These systems have been designed to
manage, rather than eliminate, the risk
of failure te achieve the Group’s business
goals and can provide only reasenable,
not absolute, assurance against material
misstaterment or loss.

Risk assurance and internal control
Under the overall supervision of the
Committee, there are several sub-
committees and working groups that give
assurance over risks being manoged within
the business, The Group has a Director of
Risk and Assurance (with a direct reporting
line te the Audit Committee Chairman) who
provides regular oversight of risk matters,
evaluates emerging risks ond moenitors
compliance to ensure that any mitigating
actions are properly managed and
completed. During the year the Committee
benefited from regular updates from the
technology tearmn who provided detailed
infarmation on the progress of the projects
to improve information security, cyber
threat and processes to assist with financial
controls. In addition, the EY team now
includes a partner with expertise on
technology and cyber.

Internai audits are carried out in accordance
with an agreed annual assurance plan and
reviewed by the Committee throughout the
year. This plan was previously undertaken

by the in-house internal audit team and is
now the responsibility of KPMG who were
appointed as internal auditor during the year
following a tender process. It was considered
appropriate to appoeint o third party in order
to increase fexibility over the audits and
improve the quality of the audits due to
access to current best practice and subject
matter expertise.

Both the in-house team and KFMG have
provided assurance to the Committee on
key controls and programme assurance
and identified improvemeants in key
financial processes.

The key elements of the Group’s risk
management and internal control systems
are as follows:

s an established organisational structure
with clear lines of responsibility, approval
levels and delegated authorities

s g disciplined internal governance

structure which facilitates regular
performance review and decision making
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* o comprehensive strategic and business
planning review

a robust budgeting, forecasting and
financial reporting process

various policies, procedures and
guidelines underpinning the develcpment,
asset management and financing
operations of the business

a cornpliance certification process
conducted in relation to the half-yearly
and fuli year results, and business
activities generally

a quarterly key controls self-certification
by management

* an internal audit function provided by
KPMG whose waork spans the whole Group

+ g focused post-acquisition review and
integration programme to ensure the
Group’s governance, procedures,
standards and contral environment are
implemented effectively and on time

a financial and property informaticon
management system

a whistleblowing process that enables
concerns to be reported confidentially
and on an ancrymous basis and for those
cancerns to be investigated.

Additionally, the Cormmittee discusses on
a quarterly basis:

the Group's significant and emerging
risks, and how exposures have changed
during the period

the effectiveness of internal controls and
processes at mitigating those risks

internal audit reports, summary reports
of findings and recemmendations from
completion of the internal audit plan

progress against completion of agreed
actions from the internal audit reports.

The Committee was satisfied that the
systern of risk management and internal
contrels has been effective throughout
the year.
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Report of the Audit Committee

continued

External auditor

EY are Landsec’s external auditor and are
engaoged to conduct a statutary audit and
express an opinion on the Company’s and
the Group's financial statements.

Their audit scope includes a review of the
property valugtion process and methodology
using its own chartered surveyors {more
details below), to the extent necessary to
express an audit opinion.

When carrying out its statutory audit
wark, EY alsc has access to a broader range
of employees and different parts of the
business. If it picks up any information as
part of this process, it would report 1o the
Audit Cormmittee anything that it believes
the Cornmittee should knew in order to
fulfil its duties and responsibilities. As audit
partner, Julie Carlyle is authorised 1o
contact the Committes Chairman directly
at any time to raise any matter of concern.

Audit plan

EY presented its propesed audit plan
(reviewed by senior managerment ond the
Director of Risk and Assurance), to the
Committee for discussion. The objective
was to ensure that the focus of its work
remained aligned to the Group’s structure
and strategy.

The Committee is keen to ensure that

its guditor feels able to chollenge
management and is afforded all the access
it requires to report on motters thot moy
not be part of the statutory audit but
which, in the opinicn of the ouditor, should
be brought to the attention of the Audit
Committee. These rnatters may be financial
or mon-fimancial and may be based on fact
or opinion (including any concern over
culture or behaviour). An example may be
the use or adequacy of any controls used
by the Company to detect any fraud or
improper behaviour.

EY is afforded such aceess through
attendance at each Cormmittee meeting,
supported by other meetings held during the
year with the Committee or the Committes
Chairman without management being

prasert and the knowledge that it can raise
any matter of concern to the Committee
Chairrnan at any time without going
through management. These reqular
discussions were useful to the Committee
but ne matrers of concern emerged.

Independence ond objectivity

The Committee is respensible for
monitoring and reviewing the objectivity
and independence of the externaol auditor.
In undertaking its anpual assessment, the
Committee took into account the UK
Ethical Independence Standards introduced
by the FRC in Decernber 2019 and effective
from 15 March 2020.

The Committee reviewed:

* the confirmation from EY that it
raintains appropriate internal
soteguards in line with applicable
professional standards, together with an
explanation of the due diligence process
followed to provide such a confirmation

*

the mitigation actions we take in seeking
to safeguard EY’s independent status,
including the operation of palicies
designed to regulate the amount of
non-oudit services provided by EY and
the employment of former £Y employees

the tenure of the audit engagement
partner (not being greater thon five
years); Julie Carlyle was appointed os

EY audit partner to the Group in July 2022

the internal performance and
effectiveness review of EY referred
10 above.

No Committee member has any
connection with the current auditor.

Taking the aboeve review into account, the
Committee concluded that EY remained
objective and independent in its role as
external quditor,

Effectiveness of the external qudit
Following the issue of our Annual Report
each year, the Director of Risk and
Assurance conducts a performance
evaluation and effectiveness review of the
axternal audit. This is conducted against
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structured guidelines in consultation with
the Executive Directors and members of the
senior finance team and members of the
Audit Committee to whom they repart.
The Committee Chairman met privately
with the audit engagement partner before
the Committee meeting to consider the
results of the effectiveness review. The
Committee’s preliminary view is that EY
has continued to perform its audit services
effectively and to a high standard, and this
is censistent with perforrmonce each year
since appcintment in 2013, Areas identified
for development will be shared with EY for
inclusion in its audit and service delivery
plans geing forward.

Audit tendering

EY was first appointed 1o the office
of auditor in respect of the 2013/14
financial year.

Under current regulations, we were required
to re-tender the qudit by no later than the
2023/24 financial year and therefore o
cormpetitive audit tender process was
undertaken during the year which concluded
that EY rernained the appropriate auditor
for Landsec, as recommended by the Audit
Committee and approved by the Board.

The evaluation criteria used during the
tender process included the capability and
competence of the audit partner, team

and firm, the audit approach and service,
cultural fit, quality of deliverables and
presentation, and fees. EY were selected
because the proposed team would provide o
mix of continuity and embedded knowledge
with the comfort of independence via a new
partner, their ability to provide a partner
with technology expertise embedded within
the teamn, a strong commmitment on audit
approach and service, and a driven and
enthusiastic cutlook.

The decision on the appointment was rmade
by the Board without any influence by o
third party, and without any contractua!
term of the kind mentioned in Article 16{(6}
of the Audit Regulation being imposed on
the Company
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LY will be appointed for the 31 March 2024
financial year at this year’s Annual General
Meeting, subject to shareholder approval.

The Company has complied with the
Statutory Audit Services Order 2014 for
the year under review,

Audit fee

The audit fees payable to EY for 2022/23
(including the audit of the Group’s joint
ventures) are £1.8m (2021/22: £1.8m).

This fee takes into account a reduction in
the number of Group subsidiaries that will
be audited as they have taken advantage
of the exermnption from having accounts
audited under s479A-479C of the
Companies Act 2006,

Non-audit services

To help safeguard EY's objectivity and
independence, we operate a non-audit
services policy that sets out the
circumstances and fingneial limits within
which EY may be permitted to provide
certamn nom—cudit services,

Audit vs. non-audit fees Cham 34

2022/23 {including the audit
of the Group's joint ventures)

20.2% 79.8%

Audit

Nen-audit

22.5% non audit fees as a ratio to Growp audit fee
{exciuding the audit of the Group's joint ventures).

The Cormmittee menitors compliance
with the policy, including the prior
approvals required for non-audit services,
and approval levels are as follows:

Toble 35

Aggregate
Per assignment  during the year

{(£) (£)

Chief 0-25,000 100,000
Financial

Officer

Audit 25,000 - 100,000-

Committee 100,000 200,000*

Chairman

Committee =100,000 =900,000*

*50% of the prior year audit fee

All approvals are noted at the Audit
Committee.

EY was engaged during the year to provide
nen-audit services to the Group relating

to the Company’s half-yearly review, the
assurance statement on sustainability,
non-statutory audit of the Security Group,
work in relation to the update of the

bond programme documentation and the
issuance of the Green bond. It was decided
that it would be in the interest of the
Company to use EY for these services,
recognising that the use of audit firms for
non-audit work should generally be kept to a
rminimum. Total fees for non-audit services,
amounted to £359,000. Details of the fees
charged by EY during the year can be found
in note 8 to the financial statements.

No non-audit fees were approved or paid
on a contingent basis,

External valuations and valuers
The valuation of the Group's property
portfelio, including properties held within
the development programme and in joint
arrangements, is undertaken by external
valuers. The Group provides input, such
as source data, and support to the
valuation process. CBRE has been the
Company’s principal valuer since 2015
and Jones Lang LaSclle Limited {JLL) was
appointed as joint valuer to undertake
the valuation of @ large part of the retall
portfolic whilst CBRE will retain the
valuation of the office portfolic and some
of the retail portfalic. This change was
implemented to increase market insight
and future flexibility, and therefore the
overall gquality of the valuations.
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The valuation helps to determine a
significant part of the Group’s total
property return and net asset value, which
have consequential implications for the
Group's reperted performance and the level
of variable remurneration received by senior
management through bonus and long-term
incentive schemes. Accordingly, the scrutiny
of each valuation and the valuer's
objectivity ond effectiveness represent an
important part of the Committee’s work.

Valuations for the half-year results were
presented to the Committee by CBRE, and
by CBRE and JLL for the full-year results.
These were reviewed and challenged by the
Committee, with reference to each valuer’s
approach, methodology, valuation basis
and underlying property and market
assumptions, Other Non-executive
Directors attended the full and half-year
presentations. The Committee Chairman
and other members of the Committee also
haod separate meetings with the valuer's

as part of this process to provide an
oppaertunity te test and challenge the
valuation outcomes and the principles

and evidence used in the determination.

Additionally, CBRE and JLL met with EY
and exchanged information independently
of management. EY has experienced
chartered surveyors on its tearm who
consider the valuer’s qualifications and
assess and challenge the valuation
approach, assurmptions and judgements
made by them. Their audit procedures are
targeted at addressing the risks in respect
of the valuations and the potential for any
undue management influence in arriving
at them. This year 41 properties (comprising
78% of the portfolio} were identified for
substantive review by its valuation experts
primarily on the basis of their value, type,
risk profile, commitments to ESG and
location. The Committee reviewed the
auditor's findings.

An internal evaluation of the valuers’
performance and effectiveness will be
conducted after the year-end results
are finalised, with the results reported
to the Committee.
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Report of the Audit Committee

continued

The Committee considered the independence
of the valuers and hos noted that CBRE and
JLL check for conflicts of interest and seek
approval for non-valuation activity and this
process has been effective during the year.
CBRE and JLL have also confirmed that
their valuation departments oparate
separately from other advisory activity,

and their valuation remuneration is not
linked to other non-valuation work that
they undertake.

A fixed-fee arrangement (subject to
adjustment for acguisitions and disposals)

is in place with the valuers for the valuation
of the Group's properties and, given the
impeortance of their work, we have disclosed
the fees paid 1o them in note @ 1o the
financial statements. These fees reflect

the valuers work on the year-end and
half-yearly valuations as well as other work
on agency services including investrnent
activity. The total valuation fees paid by the
Company to CBRE and JLL during the year
represented less than 5% of their total fee
incorne for the year.

Significant financial matters

The Committee reviewed four significant
financial matters in cannection with the
fimancial statements, namely the valuation
of the Group’s property portfolio, revenue
recognition, fire safety remediation
provisions and significant gequisitions and
disposals. Further details are set out in the
table on page 95.

These items were considered to be
significant taking into account the level of
matericlity and the degree of judgement
exercised by management and, in respect
of the valuation, the external valuers.

In addition, the Committee considered,

and made onward recommendations to the
Board, os oppropriate, in respect of other
key matters including impairment of trade
receivables, including lease incentive
balances, development contracts, pensions
buy-in, maintenance of the Group’s REIT
status, finoncial systermns transformation
fincluding controls, processes and system

upgrades and improvements), going
concern, and other specific areas of
individual property and audit focus.

The Committee was satisfied that all issues
had been fully and adeguately addressed
and that the judgements made were
reasonable and appropriate and had been
reviewed and debated with the external
auditor who concurred with the approach
taken by management.

Non-financial matters

The Committee understarids the leve! of

reliance that is placed by shareholders on
the statutory audit and the report of the
external auditor.

We report on olternotive performance
measures on page 199. The Cormmittee
debated and discussed these msasures
and agreed that they were appropriate
for the business.

Fair, balanced and understandable
The Committee applied the same due
diligence approach adopted in previous
years in order to assess whether the
Annual Repart is fair, balanced and
understandable, one of the key UK
Corperate Governance Code requirements.
The Committee received assurance from
the verification process carried out on

the content of the Annual Report by the
Executive Leadership Team to ensure
consistent reporting and the existence of
appropriate links between key messages
and relevant sections of the Annual Repert.
Particular attention has been given this
year to the consistency of the narrative
disclosures around climate risks, our
strategy ond the financial statements.

Taking the above into account, together
with the views expressed by EY, the
Committee recomnmended, and in turn

the Board confirmed, that the 2023 Annual
Report, taken as a whole, is fair, balunced
and understandable and provides the
necessary informatian for shareholders

to pssess the Company's position,
performance, business model and strategy.

Governance

Whistleblowing policy

The Audit Cornmittee provides o regular
whistleblowing update to the Board, which
has overall responsibility for whistleblowing.
The Audit Committee reviews the Group's
Speak up policy which allows employees
and third parties to report concerns about
suspected impropriety or wrongdoing
{whether financial or otherwise) on a
confidential basis, and anonyrmously if
preferred. This includes an independent
third-party reporting facility comprising

o telephone hotline and an alternative
online process. Any matters reported are
investigated by the Company Secretary,
Chief People Officer and the Director of
Risk and Assurance and escalated to the
Cormmittee, as appropriate. During the year
two whistieblowing incidents were reported.
Onre matter was investigated and no
concerns or action were required following
conclusion of the investigation. The second
rmatter, which was reparted close 1o the
year-end is being fully investigoted.

We monitor whistleblowing awareness and
rermind employees thot a dedicoted hotline
exists shauld they ever need to ‘blow the
whistle’, The arrangements aise form part
of the induction prograrnme for new
employees. Details of the whistleblowing
hotline are included in our Supply Chain
Commitrment, Sustainability Taclkit,
procurement tender documentation,

on our website, and at our assets and
development sites.
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Significant financial matters
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Significant financial matters - what is the risk?

How the Committee addressed the motters

Valuation of the Group‘s property pertfolio

{including investment properties, investment properties

held in joint ventures)

The valuation of the Group’s property partfolio is a major
determinant of the Group's performance and drives an elernent

of the variable remuneration for senior management. Although the
portfolic valuation is conducted by an external valuer, the nature

of the valuation estimates is inherently subjective and requires
significart judgements to be made by rmanagement and the valuer.

Significant assumptions and judgernents made by the valuerin

~ determining valuations may include the appropriate yield (based on

recent morket evidence), changes to rarket rents (ERVs), what will
occur at the end of each lease, the level of non-recoverable costs
and alternative uses. Development valuations alse include
assumptions around casts to complete the development, the level
of letting at completion, incentives, lease terms and the length of
time space remains void,

The Audit Committee adopts g formal approach by which the valuation process,
methodology, assumptions and outcomes are reviewed and robustly chollenged.
Thic includes separate review and scrutiny by management, the Committee
Chairman and the Committee itself. The Group uses CBRE and JLL, both leading
firms in the UK property market, as its principal valuers. It also involves EY as the
external auditor which is assisted by its own specialist teom of chartered surveyars
who are familiar with the valuation appreach and the UK property market.

EY met with the valuers separately from rmanagement and its remit extends to
confirming that no undue influence has been exerted by management in relation
to the valuers arriving at their valuations.

CBRE and JLL submit their valuation reports to the Committes os part of the
half-yearly {(CBRE anly as JLL were not yet appointed as principal valuer) and fuil
year results process. Both valuers were asked to attend and present their reports
to the Boord and te highlight any signiticant judgements rmade or disagreements
which existed between thermn and management |

CBRE and JLL proposed changes to the values of our properties and developrments
during the year, which were discussed by the Committee in detoil and accepted.

Based on the degree of oversight ond chatlenge applied to the valuation process, the
Committee concluded that the valugtions had each been conducted appropriately,
cbjectively and in accordance with the valuer’s professional standards,

Revenue recognition {including the timing of revenue
recognition and the treatment of lease incentives)

Certain transactions require management to make judgements

os to whether and to what extent they should be recognised as
revenue in the year. Market expectations and EPRA earnings targets
may place pressure on manogement to distort revenue recognition.
This may result in overstaterment or deferral of revenues to assist in
meeting current or future targets or expectations, including through
incorrect treatrmert of lease Incentives.

The Cornmittee and EY considered the main areas of judgement exercised by
managemeant in accounting for matters related to revenue recognition, including
timing and treatment of rents, incentives, surrender premiums and other
property-related revenue.

In its assessment, the Committee considered all relevant facts, challenged the
recoverability of occupler incentives, the options that managernent had in terms
of accounting treatment and the appropriateness of the judgements made by
management. These matters had themselves been the subject of prior discussion
between EY and management.

The Cermmittee, having considered the views of EY, concurrad with the
judgements made by management and was satisfied that the revenue reported
for the year had been appropriately recognised

Completeness of provisions for fire safety remediation works

Following the Grenfell Tower disaster, a series of new fire safety
regulations were introduced which impact the Group’s residential
portfelio. Additionally, the Building Safety Act was enacted on
28 April 2022, with the related leaseholder protections coming
into force on 28 June 2022,

These require companies to assess whether their properties are
safe to use and perform remedial building works where they are
not, including properties which are no longer owned. Management
have therefore undertaken a review of which properties, in bath
the current portfolio and previously owned, are impacted by this
legislation and which require remediation works. There is a risk that

' managerment do not identify all properties where fire remediation

works are required.

The Committee has been briefed throughout the year on the changes to the
regulations and legislation, and management have provided detail on the process
for idenufying properties that are in scope for remediotion ossessment ond the
amount of any provisions required.

The Audit Comrmittee has discussed the fire remediation warks provisions in detait
at its meetings throughout the year and has heard from £Y on their procedures
for understanding the completeness of management’s review. The Committee
has concluded that the procedures for identifying in scope properties, the
assassment of fire rernediation works and the level of the provision is appropriate. |

Significant acquisitions and dispoesals

Certain transactions require management to make judgements

" on accounting treatment, including how a profit or loss is

recognised and calculated, and how a contract s interpreted.

. There is a risk that profits and losses on disposals are overstated or

The above description of the significant financial matters should be read in conjunction with the Independent Auditor’s Repart on pages 121

understated respectively, or asset ownership is incorrectly recorded.

. -—
The Audit Cornmittee has considered the accounting treatment of a number |
of complex sale and acquisition contracts during the year, particularly those for

21 Moorfields, One New Street Square and the rermaining interest of 5t David's. 1

These transoctions and the proposed accounting treatrment were explained
by management and the Committee thoroughly reviewed the appropriate |
treatment.

The Committee was satisfied, based on its review and having considered the

views of £Y, that the accounting treatment was appropriote.

1o 128 and the significant accounting policies disclosed in the notes to the financial stotements.
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Directors’ Remuneration Report -
Chairman’s Annual Statement

' Committee members
& Christophe Fvain

‘ (Committee Chair)

& Fdward Bonham Carter

& Cressida Hogg

‘ & Manijiry Tamhane
& Sir lan Cheshire

' {(from 23 March 2023)

Highlights
* Cperating the Approved Policy
* Workforce engagement

Key responsibilities
! » Reviewing the link between
reward and the Group's purpose
( and strategy

Oversight of reward matters

across the Group

(‘ * Maintaining a strong connection
between returns to shareholders

and reward for Executives

Number of meetings
| and attendance
® Three scheduled and ane
unscheduled meeting

s Full attendance from members
at all scheduled meetings except
for the March meeting which
Christophe Evain could not attend

i owing to a family bereaverment

Dear shareholder

} am pleased to present,

on behalf of the Board,

the Directors’ Remuneration
Report for the year ended
31 March 2023.

This year, the Executive Team has delivered
strong operational results and continued to
pro-actively execute the strategy, despite
increased macroeconomic uncertainty.
Qur performance has been underpinned by
o strong balance sheet, creating significant
optionality for future growth,

Directors’ Remuneration Policy

We have continued to cperate under

the Rermuneration Policy approved by
shoreholders ot our 2021 AGM. The
Committee believes that the Policy provides
strong alignment with our ambiticus
strategy whilst following best practice in
corporate governance and providing an
appropriate level of flexibility. We are next
due to put forward an updated Policy for
approval at the 2024 AGM and the
Committee will start the process to
review the Policy this surmmer.

Performance for the 2022/23
financial year

During the course of the year, executive
management has continued to drive the
business strategy forward. In Central
London we delivered continued strong
leasing results as well as the disposal of
£1.4bn of mature offices. In retail we
delivered strong leasing rnomentum vio
our differentiated brand focused platform
capitalising on the flight to prime’, with
6.9% year on year sales growth. In mixed-
use we have secured planning consent

for our major Finchley Road project and
signed a drawdown agreement for the
first phase of land at Mayfield, progressing
preparations for our 11m sq ft pipeline.
Despite the general macro challenges,

our performance hightights the high quality
of the Landsec platform and portfolic and
strong progress on executing strategy since

late 2020, creating balance sheet resilience
and optionality for future growth.

We are @ purpose-led business and aim

to create value for alf stakeholders. Our
strategy for the corming year continues

to focus on shoping Central London offices,
major retail destinations and mixed-use
urban neighbourhoods.

For the year ended 31 March 2023,

whilst asset values decreased by 7.7%

in aggregate owing to wider economic
conditions, EPRA earnings were up 10.7%
and net debt has reduced by £0.9bn,
reducing LTV by 2.7% to 31.7% in line
with our LTV target range of 25% to 40%
and ret debt/EBITDA from 9.7x to 7.0x.
Our current development pipeline is 60%
pre-let or under offer. In Central London,
£48m of lettings were completed orin
solicitors” honds, 5% ahead of voluers’
assurmnptions, and occupancy up N0bps
1o ?5.9%. In Major retail destinations,
£38m of lettings were completed or in
solicitors’ hands, 9% ahead of ERV with
occupancy up 110bps to 94.3%. These
results are clearly reflected in the variable
pay awarded to the Executive Directors.,

Annual bonus perfermance

The performance of the Executive Team
has bean both focused and decisive, with
progress made in all areas of the strategic
plan that was set out at the start of the
year. This performance was achieved
despite increased macroeconomic
uncertainties including inflation tensions
awing to geopalitical issues and the energy
crisis leading to increased interest rates.
Significant achievernents include completing
on key transactions at attractive prices
including the sole of 21 Moorfields and
One New Street Square. We further
strengthened our sector-leading balance
sheet with the issue of our inaugural
£400m Green bond in ¢hallenging bond
market conditions. We also carried out

an organisational restructure engbling

us to hold overhead costs stable year on
year despite rising inflation. This leaves
the Group well piaced to pursue growth
opportunities. The acquisition of the
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rernaining 50% of the 5t David's shopping
centre in Cardiff at an imgplied property
yield of 9.7% demonstrates manogement
focus on decisive capital allocation,
reinvesting capital back into the business

at attractive returns to generate growth.
The Committee has carefully considered the
performance against the targets, business
outcomes and the wider stakeholder
context and believes that it is appropriate
for the Executive Directors to receive annual
bonuses for 2022/23. The assessment
against the targets resulted in overall bonus
outcomes of 50% of maximum {(equating
to 75.04% of salary), which is considered

1o be appropriate in the context of the
performance of the business.

Long-Term Incentive Plan
performance

Vesting of the 2020 LTIP in 2023 was
determined by perfarmance against two
equally weighted measures of Total
Property Return {TPR) and Total Shareholder
Return {TSR) relative to FTSE 350 real estate
companies. Performonce under the TPR
measure was below threshold while TSR
was between threshold and maximum over
the three years to 31 March 2023. As such,
and after consideration of the value of the
shares expected to vest, 37.69% of the
2020 LTIP awards will vest.

In addition, the 2021 buyout award granted
to Vanessa Simms was determined by
performance measured against the same
targets as the 2021 LTIP award, albeit over
two years to 31 March 2023. Performance
against the Total Accounting Return (TAR}
measure (now cailed Total Return on Equity
{TRE)) was below threshold, TSR was upper
quartile and ESG (reduction in carbon
emissions) was above maximum over the
two years to 31 March 2023, As such, 60%
of the 2021 buyout award will vest.

Executive Director change

Colette O'Shea left the Board on

30 September 2022 and stepped down
from her role as Chief Operating Officer
with effect frorm 31 March 2023 after a
transitional pericd.

Discretion

Ne positive discretion was exercised in
the year ended 31 March 2023. Negative
discretion has been used to reduce the
value of an unbudgeted surrender premium
received fror EPRA earnings prier to
caleulating the annueal bonus cutcome.
This was recommended by rmanagement
and agreed by the Committee given that
the surrender prermium was unbudgeted
and was not therefore factored into the
original earnings targets.

Executive remuneration 2023/24

1. Base salary

From 1 June 2023, Executive Director
salaries will increase by 4%. The payrise
across the wider workforce was 6.75%

{5% of which waos accelerated and paid
from 1 January 2023 1o assist employees
with the cost of living crisis). This was in
addition to o one-off award of £1,000 paid

to all employees earning below £4C,000 p.a.

2. Pension and benefits

Consistent with the UK Corporate
Governance Code, Executive Director
pension contributions are aligned to the
wider workfarce at 10.5% of salary. No
changes will be made to benefit pravision
other than a switch from a car to a travel
cllowance for Vanessa Simms,

3. Annual bonus

For the year ending 31 March 2024, Executive
Directors will be eligible for an annual bonus
of up to 150% of salary, Qur bonus scheme,
which remains aligned to our strategy,
combines stretching targets for earnings,
Total Return on Equity (TRE) (previously
known as Total Accounting Return (TAR}}
and ESG for the year ending 31 March 2024.
Personal objectives wiil continue to apply

for a minority of the award.

4. Long-Term Incentive Plan

We intend to grant awards under the
LTIP in June 2023 which will be subject
to performance conditions measured
over a three-year performance period.
Performance targets will continue to be
based on TRE {previously known as TAR},
relative TSR, and carbon reduction. Any
awards which vest will be subjectto a
two-year post-vesting holding period.
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Remuneration across the Company
The Cormnmittee oversees all remuneration
policies and practices across the organisation,
and is regularly briefed by the Chief People
Officer in this regard. The Committee takes
account of the interests of all internal and
external stakeholders when making any
decisions on remuneration matters, During
the year ended 31 March 2023, we continued
to grant LTIP awards below the Executive
Leadership Team, more closely aligning those
who execute our strategy on a daily basis
with the interests of our shareholders.

Employee voice

In April 2023, | took the opportunity to
meet with members of our Employee Forum
(which represents the wider Landsec
waorkforce). This Is an important activity
and | was pleased to answer a number of
guestions posed by the forum en pay ratios,
pay structures, LTIPs, base salary and
investor views on remuneration.

Effectiveness

Buring the year the Committee reviewed
its own effectiveness and the effectiveness
of FIT as advisers to the Committee.
Overall, the Committee was satisfied with
the effectiveness of both. Follow-up actions
included streamlining Committee processes
and ensuring proactive responses to issues
and advice.

Conclusion

Despite incregsed macroaconomic
uncertainty, Landsec’s Executive Team
continue to lead the business to deliver
strong operational results and active
execution on strategy. | am grateful for the
engagement and support provided by our
shareholders and welcome your feedback.

Christophe Evain
Chair, Remuneration Committee
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Remuneration
at a glance

Our at a glance summary sets out clearly
and transparently the total remuneration
paid to our Executive Directors in 2022/23.

Remuneration structure

S

‘ Remuneration principles — supporting long-term success
J and sustoinoble volue

—_—— - — —— — |

[

We will materiolly differentiote
reward according to performance.

Performance targets will e
relevant, stretching, and aligned
to our business strategy

Rewards will be compatible with
the Group's risk policies and
systems, with malus and clawback
opplied to all forms of variable pay.

| Fixed pay

— To read more go to page 114

. Annual bonus

— To read more go to page 115

Long-term incentive

— To read more go to page 115

* We will provide o balance
between attracting, retaining
and motivoting talented peopie
as well as supporting equal
opporturity and diversity of 1alert.

Gur framework will ensure that
levels of performance related
pay are appropriate to each level
of the organisation.

Remuneration outcomes will

be clear and explainobie, gvoiding
paying more than the Committee
considers recessary.

» Bose salary
» Benefits
» Pension

2022/23 in numbers

Governance

We aim to align the total
remuneration for our
Executive Directors to

our business strategy
through a combination
of fixed pay, bonus and
long-term incentives,
underpinned by stretching
performance targets.

- — _—— — - — — — —

3 FRemunerutian , Chief Executive ‘

‘ Pertormance | . gcross the Group " | remuneration /
- o
£393m £65m 52,657,730
EPRA earnings* Totcl pay bill Single figure

{2022, £355m) {2022: £66m) (2022: £199%2.930}

Upper
quartile averoge solory

Relative TSR {2022: 8.4%) [
(2022: Abowve median)

37.69% |
LTIP vesting i
(2022 0%4)

15.3%"

Change in

50% |
Annual bonus ’

percentage aof max
(2022, 90 4%)

99.3%
Ernployees received

an onnual increase
(2022 B2.6%)

-16.2%
Annual TSR
(2022: 19 1%)

53.1p 94.8%

EPRA EPS Employees paid
(2022- 48.0p) a bonus
(2072: B8 4%)

32.9%
Change in tote!

remuneration J

(2022 31.5%)

* EPRA earnings of £376.5m fogjusted 1o remove 2 matericl surrender prerium)
used far snnugl borys oayo.t purposes
“Hncludes promarions and role changes.
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Summary of CEQ and CFO total remuneration (£000)
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Te

09e

able 36

Mark Allan Vanessa Simms
Chief Executive Chief Financial Officer
3,000
L1oe |
2.000 . —
1.085 ‘ ‘ 973 i
815 e
1000 ] 2 ’—55?
936 915 =7
! ©oosEe e
c i :
2022723 20222 2022/23 2027232
o - _ - I - _ X
\ Base salary 820 800 502 446
‘ @ Benefits 30 31 31 25
- ) 7 T
} Pension allowance 1.3 84 53 47
‘ -, Annual bonus paid in cash 410 400 251 225 J
® ~ - - — - - - -
‘ =" Annual bonus deferred into shares 205 685 126 382 1
. o e _ - N
., —. LTP 1,106 - - -
I\‘/" - - o o -
"= Other (LTIP CFO Buyout) - - 442 973
_ _ _ S S
Total remuneration 2,657 2,000 1,405 2,096 [
Summary of Annual Bonus and Long-Term Incentive Plan outcomes
— L - — . _ _
| Weighting Qutturn % of weighting achieved
| EPRA earnings 30% 18% -
% - EPRA NTA, {Total Return on Equity) 30% 0% | - - .
i - - - - — = - \
! - ESG 20% 15%
Annuat I _ I - . ‘
bonus  parsonal A
‘ Total bonus T B
Three year elotive TSR s oo N
- - - ——— = \
Long-term Three-year ungeared TPR 50% 0% . . . )
incentive — = - - - — —
(CEOY’ Total LTIP 1w00% 37.69% [N _
Three year relative TSR o o I
PR . [ — _ - — - —
| ) TAR 40% 0% [ |
Long-term ) T - E——
meente  ESG 0% 2o
(CFO buyout)? ——— — - —_ — e —
Total 00w co MM
I
] — To read more on our strategy, go to pages 14-15 and 17-19
! [

1. 2020 LTIF vesting in 2023 (CEO).
2.2021 buyout award vesting in 2023 (CFO).
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Annual Report
on Remuneration

The Annual Report on Rermuneration describes
how the Directors’ Remuneration Policy has
been applied in the financial year ended

31 March 2023 and how the policy will operate
in the financial year ending 31 March 2024.

In this section

‘ #7  Rernuneration The context of pay !

& O |
\. .- outcomes . in Landsec
- | |
i 02 i Directors’ interests i 06 | Dilution |
i e e
| R |
ST ) . e emuneration
: . Application of P
L 03 . 07 | Committee
i/ Policy for 2022/23 N . e [
=" meetings

SN Total Shareholder o . ‘
' \04 " Return and CEC pay L 08 . Shareholder voting |

| T T Ty

Colour key I |
i ’ i ? Fixed “e Annual el Long-term '
! |2 pay g bonus i | incentive ’

Governance

During the course of 2022/23, the Remuneration

Committee was engaged in a number of key

rmatters, including:

* reviewing remuneration levels for employees
and Executive Directors

.

setting and subsequently reviewing the
outcomes for corpargte, busingss unit and
personal targets under the annual bonus
scheme for Executive Directors and Executive
Leadership Team (ELT) members

reviewing and determining the outturns
against the performance conditions, and
subsegquent vesting outcome, of awards
granted under the Long-Term Incentive Plan
(LTIP) in 2020 ond 202) buyout award

reviewing the variable pay arrangernents
below Executive Director level

determining the annual level of LTIP grants
to Executive Directors and ELT members

-

monitoring Directors’ compliance with the
Company’s share ownership paolicy

manitoring developments in stakeholder
sentiment oh executive pbay and corpordte
governance

oversesing the caleulation and publishing

of the Group's gender pay gap report and
voluntary publishing of the Group's ethnicity
pay gap report

reviewing and approving the exit terms

for Colette O'Shea.

Unless otherwise stated, narrative and tables
are unaudited,
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1. Remuneration outcomes for Directors during the year
In this section, we explain the pay cutcomes for Directors in relation to the financicl year ended 31 March 2023. Tables 37 and 38 show the
payments we have made or expect to make and tables 39 to 47 give more detail on how we have measured the performance autcomes

with respect to the annual bonus and LTIP/buyout awards.

1.1 Directors” emoluments (Audited}
The basis of disclosure in the table below is on an ‘accruals’ basis. This means thot the annual bonus column includes the amount that
will be awarded in June 2023 in connection with performance achieved in the financial year ended 31 March 2023,
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Single figure of remuneration for each Executive Director (£000) Toble 37
Annual Annual

bonus bonus Total Total
Bose Pension paid in deferred fixed variable

o - salary’ Benefits? illoqunce‘ ) ws!‘:, into shares* LTIPs® Cther® Lortulw pay Pay

Executive Directors N S

Mark Allan 2022/23 82077 o 30 86 410 2?5 1,106 ) - 2,657 236 1,721
o ) o 20_21/_2_2 800 31 84 400 o 685 - - 2,000 7‘;:‘15 1,0857
Varnessa Simms® 2022/23 502 31 5}1 - 251 126 - 442 1,40__5__ o 584 81¢
2021722 446 25 47 223 382 - Q73 2,096 518 1,578

Former Directors o B B - o
Colette O'Shea’ 2022/23 2157 7 9 __ _26 184 - _553 - ) 1,017 280 737
2021722 74780 18 50 240 ) 389 - 1,178 548_ . 629
Martin Greenslode® 202122 88 4 18 b5 106 - - 281 110 171

1. Sose salery earned during the yeor ended 31 March 2023 (with prior year comparatives).

2 The benefits consist of a car/travel allowance, private medical insurance, Income pretection and life assuronge premiums.

3. The pension amount for Mark Allan, Vanessa 5imms and Colette G'Shea was o cash allowance of 10 5% of base salary.

4.Further details of the bonus owards are set out in section 1.3 below.

5. Further details of the 2020 LTIP vesting are set out in section 1.4 below.

b.Wanessa Simms joined Landsec's Board as CFO designate on 4 May 2021, taking up the post of CFO on 1 June 21. The ‘Other’ colurn relotes to the estimated vesting value of
the 2021 buyout award granted to Yonessa Simms based on two years of performance ta 31 March 2023 (see section 1.4 far further details). The prior year number related to
the acquisition of $1,281 shares in the Company following the exercise of options granted under a recruitment Deferred Share Bonus Plan and LTIP award and o replacernent
bonus of £288,852 relating to Vanessa Simms’ recruitrnent, as set out in lost year’s Annual Report on Rermuneration.

7. Colette O'Shea left the Board on 30 September 2022. See section 1.2 below

B.Marun Greenslade left the Boara on 31 May 2021

% In ndditicn to the above, Vanessa Simms and Colette O'Shea participated in the Sharesave at the meximum menthly savings lirut (£500)

Single figure of remuneration for each Nen-executive Director (£000) Table 33
Total Tetol
Pensian Annual fixed variable
Fees' Benefits allowance bonus LTIPs Total Pay pay
Non—exec_u'ém Di-;ectors o o h 7
Cresside Hogg ~ 2022/23 o 375 - - = - 375 375 -
2021/22 375 . - - Ve 375 B
Edwairrcil Bonhom Carter  2022/23 ) N 85 - - o - 85 85 -
200122 85 B T - - 85 85
Nicholas Cadbury ~ 2022/23 ] ~ e0 - - - - 90 90 -
02122 50 - - - 90 R
Sirlan Cheshiret 2022/23% 10 - - - - 10 10 -
Madeleine Cosgrave  2022/23 70 - - - - 70 70 -
2021722 ’ 70 - - - - 70 o
Christophe Evain’ 2022/23 90 - T - - 90 90 -
2021/22 G T3 - N I S -
Miles Roberts* 2022/23 T 38 - - - o 38 38
Manijiry Temhone 2022/23 B 70 - - - - 70 70 -
2021/22 70 - - - - 70 70 -

1. Fees poid to Directors during the year ended 31 March 2023 {with prior year compatatives).
2 Sir lan Cheshire wos oppointed tc the Board on 23 March 2023,

3. Christophe Evain, wha is based in France, received natienal insurance contribution support in 2021/22,

4, Mites Roberts was appointed to the Board on 1% Septermber 2022,

which was treated as a benefit in kind.
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1.2 Payments to former directors

As announced on 9 September 2022, following almast 20 years ot Landseg, Colette O'Shed ceased to be a director of the Company on
30 September 2022 and stepped down from her role os Chief Operating Officer with effect frorm 31 March 2023 after a transitional period.
In respect of her remuneration arrangements, she:

¢ received £281,906 in respect of her salary and normal benefits between 1 October 2022 and 31 March 2023 after leaving the Board.
She will continue to be an employee until the end of her 12-month natice period on 8 September 2023 and will continue to receive her
salary and normal benefits during the remainder of her employment

* was eligible to receive an annual bonus in respect of the 2023 financial year to reffect her time served as Chief Operating Officer, subject

to the satisfaction of the relevant performance criteria and determined on the normal timetable in line with the shareholder approved
Rermuneration Policy

will not be eligible to receive an annual bonus in respect of the 2024 financial year
+ was treated as a good leaver in respect of her outstanding:
— deferred bonus awards, which will continue and vest on the normal vesting dates

— LTIP awards which will vest on their normal vesting dates, subject to the satisfaction of applicable perforrnance conditions and time
pro-rating. A two year post-vesting holding period will apply as nermal. To the extent that awards vest, dividend eqguivalents may be
cregited where applicable

— options under the Company's Sharesave plan, which wiil be exercisable {to the extent of her savings as at the date of exercise) within
six months after she ceases to be an employee

will receive a statutory redundancy payment of £15,417 colculated in accordance with applicable legislation and will be paid in lieu of any
accrued holiday that cannet be taken. She will also receive a contribution of up to £14,500 (excluding VAT) in respect of legal fees and up
to £70,000 (excluding VAT) in respect of outplacement support

& will comply with the Company’s post-cessation shareholding requirernents.
Other than the amounts disclosed above, Colette will not be eligible for any remuneration payments or payments for loss of office.

1.3 Annual bonus outturn

In the year under review, Executive Directors had the potential to receive a maximum annual bonus of up to 150% of base salary. Of this,
120% of salary was dependent on meeting Group targets and 30% of salary was dependent on meeting personal objectives. All targets
were set at the beginning of the year. The following table confirms the targets and their respective cutcomes.

Annual bonus performance summary for 2022/23
Measure Weighting  Description Performance outcome
Outturn Cutturn
o ) Thr_eshold Target Moximum Actual (% of targets) } (% of max)
EPRA earnings {£m) 30% EPRA earnings targets £3608m  £3720m £3943m  £3745m! 40.1% 18.03%
TAR {now called TRE) 30%  Total Return on Equity targets 65.0% 8.5% 11.0% -B.3% 0% 0%
(pence per share) ) ) - )
ESG 20%  Milestone targets reloting to Energy 25% 50% 100% See tables 75% 15%
and Developments (10% each) 3targets  4targets  Stargets 40and 41
met met met
Personal objectives 20%  Individual goals set at the beginning 0% 50% 100% See table 85% 17%
of the year e 42 ) _
Total annual bonus  100% 50.03%

1. Negative discretion was exercised 10 reduce the volue of unbudgeted surrender premium from the EFRA earnings result, as recorrmerded by monagement and agreed by the
Commitree. The EFRA earrinags before adjustment were £393m
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ESG - Energy (10%)

Target

Energy
reduction

EPC

ASHP

Customer
engagement

5BTi net zero
commitment

Total

Detail

Landsec Annual Report 2023

4% like-for like .emergy reduction
compared with 2019/20

103

100% relevant portfolio has a valid
EPC rating E or above, compliant
with 2023 MEES regulation

Concept design is completed for
five assets, with ot Jeast two assets
{proof of concepts) progressing
with developed and technical
design (stage 3 and 4)

PIUH\ esn Luslunie e lgugeinr:\ il
programme, engaging total

20 customers {follow-up with

15 custormers included in the
2021/22 programme and engage
ten new customers)

Update our science-based target
and net zero commitment in line

Net-Zero Standard

Outturn

Ceommittee assessment (% of mox)
Achieved 16.6% energy intensity reduction through various factors Achieved
including energy efficiency measures and improved energy
management. kxcluding impact of occupancy levels, we have
achieved 13% energy intensity reduction.
100% compliance with MEES regulation achieved. Achieved
Concept aesign corr;;r:;fe;aaidr for four assets with detailed techrical Ac%it;veidi
design progressed for two assets and additional feasibility studies
cormpleted for two further assets.
25 cuslomers have been engageé, with 11 CoHGbé?cﬁmg on Achieved
an ongoing basis and seven completing their audit processes.
Near terrn and net zero -torge‘;; were updated and approved by SBTI Achisved
on 3 February 2023, Our near-terrn target is to reduce ernissions by

with Science Based Targets initiative 47% from a 201%/20 baseline by 2030 and achieve net zero by 2040
from the same baseline year,
Five cut of five cutcomes achieved 100%

Based on number of outcomes ochieved: Threshold {25%): at least three outcomes are achieved/Target (50%). at least faur cutcomes are achieved/Maximum (100%):
all five cutcomes are achieved.

ESG - Developments (10%)

Qutturn

Target Detail Committee assessment - {% of max)
Embodied All new developments not already New developments have not met 40% lower embodied carbon Not
carbeon on site (design stage) to target targets than typical buildings. This has been largely coused by the achieved
reduction average 40% lower embodied limited ovailability of low carbon steet,

carben than typical buildings B B
NABERS UK/ All new developments to target: Target considered to be met in respect of NABERS/Energy intensity Achieved
Energy NABERS 5 stars or above for performance across aff new developrments.

offices/45kWh/m? energy intensity

for residential 7
ASHP/all All new developrnents to be all All of our developments are now being designed as all-electric Achieved
electric electric in operation as standard.
Refurbishments All large scale refurbishments Whole life carbon assessments completed for all large scale Achieved

to undertake whole life carben refurbishments and now embedded as standard.

assessment to enable us to develop

a boseline for an embodied carbon

target for refurbishments 7
BREEAM/WELL All new developments in design All new developments met or exceeded their target certifications. Achieved
or other stage to target BREEAM outstanding
relevant and/or WELL Core Gold or above far
certification offices/BREEAM excellent or above

for retail/Home Quality Mark or

equivalent for residential - )
Total Four out of five outcomes achieved 50%

Based on number of outcormes ochieved: Threshold (25%): ot least three outcomes are achieved/Target (50%), at lenst four outcomes are achieved/Maximurn (100%):
all five cutcomes are achieved.
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Personal objectives (20%}
Taﬁrget Detail Committee assessment : - B
Business performance Progress Major disposals were successfully executed (including the disposal of £1.4bn of mature offices).
and strategy delivery development The London development pipeline was progressed, while preserving optionality and 100%
pipeline and of St David’s in Cardiff was secured. Combined, this activity accounted for c.46% of all
maintain portfolio investrnent activity in the City and ¢.24% of central London overall across the year, resulting
recycling in one of the strongest balance sheets in the sector and the retention of Landsec’s strong
programme investment grade rating.
(CEO only) - B
Deliver refreshed Following effective Board and Senior Leader engagement, the strotegy was refreshed
strategic plan successfully in the context of the current/expected market conditions, our future office
in year proposition, a longer-term view of the future of retail, the residentiol strategy ond the
{CEQ anly) acceleration of growth, ) o - o
Deliver cost New business planning cycle and streamlined organisation design faunched, resulting in
challenge a reduction to overhead costs despite inflationary pressures.
(Shared) ) ) )
Delivar updated Following the publicatior of Landsec’s refreshed Green Financing framework, Landsec launched
Green Financing its first Green bond to enhance Landsec’s financial capacity and flexibility and leave it well
Framework placed to continue to deliver against the strategy.
(CFO only) - ) )

Organisation Refresh D&l While steps were taken 1o refresh Landsec's D&l strategy, with greater focus on teadership

and culture strategy with accountability and data driven action, there is still progress to be made in respect of delivering
greater focus the D& strateqgy. As such, this target was considered to be partially met.
on leadership
{Shared)
Maintain The CEC and CFO sponsored the core business systerns change programrme, ensuring that it
momentum in remained on track with important decisions being made in a timely manner,

data and digital
modernisation
strategy delivery

{Shared)

Accelerate During 2022/23, the CFO charmpioned a detailed review of cyber security, the conclusions of
cyber security which led to substantial and rapid improvernents.

programme

(CFO only)

The personal objectives were considered by the Committee to have been largely met. On assessment, they delivered an outcome of 17%
out of 20% against the CEQ's personal and shared targets and 17% out of 20% against the CFO's personal and shared targets. These
results {i.e. 85% of maximum against both sets of targets) are consistent with the strong operational performance delivered in 2022/23.

Total Annual benus achievement
EPRA NTA (Total
EPRA earnings Return on Equity) ESG - Energy ESG — Developments  Personat Total % of max Total
Directar . (30%) (30%) (10%) (10%) {20%) . (% of salary) £k
Mcrk_ﬂgn 85% of max 50% (75.04% of salary) £615
Vanessa Simms 60.1% of max 0% of max 100% of max  50% of max 85% of max 50% (75.04% of salary} 1377

Colette O'Shea 85% of max 50% (75.04% of salary}  £184
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1.4 Long-Term Incentive Plan outturns
The table below summarises how we have assessed performance in respect of the 2020 LTIP awards granted on 24 July 2020 (held by Mark
Allan and Colette O'Shea) over the three years to 31 March 2023.

Table 24
Qutturn

Measure Weighting  Deseription Perfrn::marrmce outcome (% of max)
Total Shareholder 50% TSR relative to the FTSE 350 Real Estate Threshold Target Maximum Actual 75.38%
Return (TSR}? Index, weighted by market capitalisation, {10%) {25%) (50%)

measured over the three-year Index Index Index Index

performance period. +1.13% p.a.  +3% p.a. +2.1% p.o.
Ungea_red Total  50% The Group's ungeared TPR relative to Thresheld Target Maximum Actual 0%
Property Return an MSCI benchmark comprising all {10%) [25%) {50%}
(TPR)* March-valued properties®, measured Benchmark  Benchmark  Benchmark  Below

over g three-year period. B +0.4% p.a. +1.0% p.a. benchmark
Total 100% 20% 50% 100% 37.69%
L Index excludes Landsec.
2.The sutturn is adjusted 1o toke account of the perfarmance of troding properties.
3. Excluding Landsec.
The value of these awards shown in the single figure table for Mark Allan and Colette O'Shea are as follows:

Table 45
Number of shares Number of shores Estimated value Impact of share price
_ Shares granted’ that will lapse ~ that will vest of shares vesting? at vesting’

Mark Allan 438,596 273289 145,307 £1,106k £202%
Caolette O'Shea 219,298 136,644 82,653 £553k £101k

L.LTIF award gronted on 24 July 2020,
2.Based on a 3 meonth average share price to 31 March 2023 of £6.6%. Excludes the value of dividend eguivalents which orly accrue post vesting during the two year holding period.
3. The difference between the volue of the shares under awards vesting (£6.69 per share) and the value of the shares at grant {£5.47 per share).

The Committee reviewed the estimated LTIP vesting values set out above (this is the first LTIP vesting since 2017} and concluded that the
vesting values do net represent unjustified windfall gains, noting Landsec’s:

* strong operational performance over the three years to 31 March 2023

& proactive execution of the strategy {which includes a number of material asset disposals}, notwithstanding the challenging market conditions
* balance sheet strength (one of the strongest in the sector)

* strong relative share price performance over the three years to 31 March 2023.

In addition, Vanessa $Simms was granted a buyout award on 18 May 2021 in respect of LTIP awards forfeited from her previous employer.
The table below summarises how we have assessed performance in respect of this 2021 buyout award over the two years to 31 March 2023.

Toole 46
Outturn
Measure Weighting  Description - Performance outcome o {?6 il:nux]
Total Shareholder  40% TSR relative to the constituents of the FTSE 350 Real Threshold Maximum Actual 100%
Return (TSR) Estote Index, measured over a two year period, from {20%) (100%) Upper
1 April 2021 Median Upper Quuartile
Quartile {ranking 3/24
as at year
- _ ) o end)
Total Accounting  40% Growth in EPRA NTA per share over the performance Threshold Maximum Actual
Return (TAR]), period as adjusted for dividends in line with overall (209%) {100%) Below 0%
now Eollgd TRE five-year strategic plan ) 4% p.a. 10% p.a. threshold
ESG! 20% Reduction of carbon emissions over the Thresheld Maximum Actual
performance period (20%) (100%) Above 100%
9.8% 129% maximum
(23%
reduction 1o
o o o year end)
Total 10G% &60%

1. Qrigiral 3-year targets of 15% to 20% pro-rated to reflect 2-year performance. Carbon emissiors were reduced by 23% from a 2019/20 baseline. In assessing the performance
target, benefits from asset sales and lower utilisation have been neutralised.
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The value of these awards shown in the single figure table for Vanessa Simms is as follows:

Table a7
Number of shares Number of shares Estimated value impact of share
Shares granted that will lapse that will vest of shares vesting*  price at vesting®

Vanessa Simms ' ’ 110,160 44064 66,094 442k £95k

1.Buyout award granted on 4 May 2021,
2.1n addition, dividend equivalents accrue between the grant dote and the end of the two-year halding period or date of exercise if eqriter.
3. The difference between the value of the shares under awards vesting (£6.69) and the value of the shares at the anncuncement date as used ta deterrmine the buyout value (£5.26)

2. Directors' interests
2.1 Total shareholding (Audited)

Details of the Directors’ interests, including thoze of their immediate families and connected persons, in the issued share capital of the
Company at the beginning and end of the year, tagether with their required shareholding, are set out in the table below.

Executive Directors are expected to meet the minimum shareholding requirernents within five years of appointrment to the Board.
Where the minimum fevel is not met, or where the value of shareholding fails below the required level due to movements in the share price,
the Executive Director is expected to retain 100% of the shares acquired, net of tax, under any share plan awarded by the Company.

Non-executive Directors are expected to meet the minimum shareholding reguirements within three years of appointment to the Beoard.
The shareholding requirements are considered met once the Non-executive Director has obtained the required holding volue and, provided
those shares are retained, no adjustrment is required due to movernants in the share price

Directors’ shares opless
Minimum Met
Salary/ shareholding Required Helding Holding Deferred requirement
base fee gt  requirements holding tordinary {ordinary bonus shares Value of  or building in
31 March 2023 {% of salary/ value shares) shores) under holding helding iine with
Nume77 (E) base fea)" £) 1 April 202} 31 March 20273 i p?riod (i_)‘ . policyf
Mark Allan 224,000 300% 2,472,000 214,531 229,203 66,555 1,837,249 Building
Vanessa Simms 7 504,700 200% 1,009,400 48,292 51,400 54,547 533,872 Bulilding
Colette O'Shea® 494,400 200% 988,800 107,730 107,730 38,598 908,990 Building
Cressido Hogg . 375,000 100% 375,000 41,375 41,375 - 57022 Met:
Edward Bonham Carter 70,000 - 100% 70,000 __®.375 9,375 - 58,238 Mets
Nichelas Cadbury 70,000 100% 70,000 7,481 7,481 - 46,472 Mets
Sir lan Cheshire* ) 375,000 100% 375,000 - - - - Building
Madeleine Cosgrave . B _ 70,000 100% 70,000 10,535 10,535 - 65,445 Mets
Christephe Evain 70,000 100% 70,000 BOOO 8000 - 49696 Mev
Miles Roberts? 70,000 100% 70,000 - - - - Building
Manjiry Tamhane 70,000  100% 70,000 4,473 4,473 - 27,786 Bulding

1.Using the closing share orice of 621.2p on 31 March 2023 anc including any deterred bonus shares, net of the notional tax and employee NIC

2. Colette O'Sheq retired from the Board cn 30 September 2022 ard is required to hold shares eguivalent to 200% of the value of her sa'ary for two years post cessation
2. 5ir lan Cheshire was appeinted to the Board on 23 March 2023,

4. Miles Roberts was appointed 1o the Boa+d on 19 September 2022

5. Cnee the mirimum sharehclding requirament has been met, the number of sheres is frozen with subisecuent share price movements disregarded.
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2.2 Outstanding share awards held by Executive Directors {Audited}

The table below shows share awards granted and vested during the year, together with the outstanding and unvested awards at the year
end. LTIP awards are granted in the form of nil cost options, which may be exercised from the third anniversary of the date of grant, until
their expiry on the tenth anniversary of the date of grant.

Outslunding shure uwuids und thuse whick vested during the year Tals's 48
Market price Market price
at award at date of
date Options Options vesting
Award date (2] awarded vested m Yesting date
Mark Allan LTIP shares ' 12/05/20200 9138 113,753 0 nfa 01/06/2022
24/07/2020" 547.2 438,596 T 24/07/2023
25/06/2021 695.4 345,125 25/06/2024
24/06/2022 694.3 356,042 24/06/2025
Deferred shares 25/06/2021 695.4 26,959 25/06/2024
24/06/2022 6943 57,611 24/06/20%3
24/06/2022 6943 41,008 7T 240602024
chess-u Simms Buyout shares 18/05/20217 526.2 110,160 25/06/2023
LTIP shares 25/06/2021 595.4 211,389 7 25/06/2024
24/06/2022 6943 218,075 24/06/2025
Deferred shores 04/05/2021 5062 5,431 5,431 615.6p  12/12/2022
25/05/2021 713.4 10,122 25/05/2024
24/06/2027 694.3 32,165 O 24/06/2023
24/06/2022 694.3 22,895 T T Ra06/2024
Colette O'Shea® LTIP shares 25/06/2019* 8196 134,211 0 nfa 25/06/2022
24/07/2020° 5472 215.298 24/07/2023
25/06/2021* 695.4 172,562 25/06/2024
3470672022 943 178,021 24/06/2025
Deferred shares _ 25/06/2021 695.4 16,773 | 25/06/2024
24/06/2022 5943 34,567 24/06/2023
24/06/2022 6943 21,493 o 24/06/2024

See section 1.4 in respect of the vesting of the 2020 LTIP awards over three-year perfermonce to 31 March 2023 MNo time pro-rating was opplied to Colette O'Shea’s 2020 LTIP
oward given thot the performence period wos completed before cessation.

See section 1.4 in resgect of the vesting of Yonessa Simms’ buyeut award in respect of two year performance to 31 March 2023

LA set out in last year's Directors’ Remuneration Report, awards lapsed in full as a result of below thresnold performance cgainst the targets measured over the three years
1o 31 March 2022,

. Subject 10 perferrmance conditiens and tme pro-rating. The maximum number of shares which can vest is 139,008

. Subject to pertormance conditiens and time pra rating. The maximum number of shares which can vest 15 84,045,

6. Colette &'Shea retired from the Board an 30 September 2022 and will remain an employee until B Septemnber 2023

-

)

(S

2.3 Share awards granted in the year ended 31 March 2023

Awards were granted under the LTIP in June 2022, subject to three performance conditions measured over o three-year performance
period, as set out below. No awards will vest If the threshold performance targets are not met. In the performance period from 1 April 2022
to 31 March 2025, the performance conditions are 40% TSR relative to the FTSE 350 Real Estate Super Sector, 40% Total Accounting
Return performance based on the percentage change in EPRA Net Tangible Assets per share over the performance period and 20%

ESG performance, measuring the reduction in carbon emissions. Full details of the performance targets are set out on page 121 of the
2022 Annual Report. Awards may normally be exercised between 24 June 2025 and 23 June 2032 and g two-year post-vesting holding
pericd applies.

Tztxle 50

Number of awards Share price (p)' Face value

Mark Allan o 256,042 6943 £2,472,000
Vanessa Simms 218,075 6943 §1,514,100
Colette O'Shea B 178,021 6943 £1,236,000

1.Face value of awards has been determined based on the closing share price on the trading day immediotely prior to the dote of grant,
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Awards were granted under the Deferred Share Bonus Plan in June 2022. Awards may normally be exercised between 24 June 20235 and

23 June 2027

Number of awards

Yesting date

Mark Allan 57,611 24/06/2023 141,008 24/06/2024
Vanessa Simms ) 32,165 _24/06/2023 22,895 24/06/2024
Colette O'Sheat 34,567 24/06/2023 21,493 24/06/2024

Number of awards

Vesting date

Toola 41

Share price {p)’ Total face value

6743 £684,712
. 6943 £382,282
694.3 £389,225

1.Face value of awards has been determined based on the closing share price on the trading day immediately pricr to the date of grant.
2. Colette O'Shea retired from the Board on 30 September 2022, Her award will continue 1o vest on the normal vesting dote

2.4 Directors’ options over ordinary shares (Audited)
The options over shares set out below relate to the Land Securities Group PLC Sharesave scheme (Sharesave). The Sharesave is open to all
qualifying employees (including Executive Directers) and under HMRC rules does not include performance conditions.

Outstanding grants and those which were exercised during the year

Number of

Tobe 52

options Number

Number of Exercise price granted in year aptions Market price Number of

options at per share? to 31 March exercised/ at exercise options at
1April 2022 (=] 2023 lapsed! 7 Jp) :’:] MEE:h 2023 Exercisable dates
Colette O'Shea? 1,734 319 - - - - 1,773”4 08/2023-02/2024
1,541 584 - - - 1,541 09/2023-03/2024

Total 3,275 - - - 3,275
Vanessa Simms 3,082 584 - - - 3,082 08/2024-02/2025

Total 3,082 584 - - - 3,082

1. Sharesave awards may be exercised within six months of cessotion for awards held by Colette O'Shea.
2.The exercise price for the Sharesave owards was determined based on a three-doy average rid-rorket share price prior to the invitation date of the scheme, discourted by 20

3. Colette O'Shea retired from the Board on 30 September 2022,

2.5 External appointments for Executive Directors
Executive Directors are permitted to hold one external directorship subject to prior approval by the Board and are permitted to retain any
fees paid. Vanessa Simms holds the positions of Non-executive Director and Audit Committee Chair of Drax Group plc and received fees

of £70,382 in respect of the 2022/23 financial year.

2.6 Directors’ Service Contracts and Letters of Appointment

Dates of appointment for Directors

Name

Date of appointment

Executive Directors
Mark Allan
Vanessa Simms

Non-executive Directors
Cressidao Hogg

Edward Bonharm Carter
Nicholas Cadbury

Sir len Cheshire
Madeleine Cosgrave
Christophe Evain

Miles Roberts

Manjiry Tamhane

Taole 53

Date of contract/Letter of
Appointment

14 April 2020 21 November 2019
4 May 2021 27 October 2020
12 July 2018 14 May 2018
1 January 2014 13 May 2015
1 lanuary 2017 16 January 2023

23 March 2023

1 January 2019

1 April 2019

19 September 2022
1 March 2021

19 January 2023
22 November 2018
14 March 201%

1 August 2022

2% January 2021




Governance Landsec Annual Report 2023 109

3. Application of Policy for 2023/24

3.1 Executive Directors’ base salaries

Executive Directors Table 4

Current salary New salary! Percentage
Neme (£000) . (_E_CIOO) increase
Mark Allan - 824 857 4
Vanessa Simms ’ o 505 525 4

1.From 1 June 2023.

From 1June 2023, Executive Director salaries will increase by 4%. The payrise across the wider workforce was 6.75% (5% of which was
accelerated and paid from  January 2023 to assist employeges with the cost-of-living crisis).

3.2 Non-executive Directors’ fees

The fees for Non-executive Directors and Chairman for 2023/24 are presented below. Base fees for Non-executive Directors will increase
from 1 June 2023 by 3%. In line with the Committee’s Terms of Reference, no individual was involved in the decisions relating to their own
rermuneration.

Non-executive Directors’ fees Table 13
Current New
Base fee Base fee! Percentage
(£000) (£000) increase
Chairman ) - 375 o zys 0%
Non executive Director L _ ’ 70 o Bz 3%
Additional fees )
Audit Committee Chairman i ) 20 ___- 26 o b%
Rernuneration Committes Chairman o 77 20 ’ T 20 Q0%
Senior Independent Director T 15 15 0%

1.From 1 June 2023,

3.3 Performance targets for the coming year

Performance metrics and weightings in respect of the annual bonus, which will continue to be capped at 150% of salary, are set out below.
To reflect the importance of delivering growth in like-for-like earnings in line with Landsec’s strategic aims notwithstanding the challenging
rmarket conditions, the EPRA earnings measure will be split equally between the existing EPRA earnings measured against budget and o
like-for-like EPRA earnings growth measure in respect of the year ending 31 March 2024. Challenging sliding scale targets will operate ond
the Remuneration Committee will retain discretion to ensure ony payouts against the targets reflect the underlying performance of the
Company. Performance targets are considered to be commercially sensitive although will be disclosed in full, together with the performance
and the resulting bonus awards, in next year's Directors’ Remuneration Report.

Annual bonus 2023/24: Performance criteria
Medasure Weighting  Description _
EPRA earnings 30%  EPRA earnings targets - split 50/50 between Actucl and Like-for-Like performance. -

TRE (previously 30% De-ﬁ-v-ery- of EPRA NTA targets (adjusted for dividends} through pro-active asset managernent.
called TAR)
856 20% A milestones approach as per the c;;;prooch odc;;-ated in 2022/23 bosed on energy efficiency and embodied

carbon reduction,

Personal objectives 20% A mix of individual gO“C-I-|S-: set at the beginning of the year.

Total annual bonus 100%

LTIP 2023-2026: Performance criteria

Measure Weighting  Description L Performance range'

TSR 40% TSR relative to the constituents of the FTSE 350 Real Estate Threshold (8%) Maximum (40%})
Index, measured over a three-year period, from 1 April 2023. Median ~ Upper guartile o

TRE {previously 40%  Growth in EPRA NTA per share over the three-year Threshold {0%) Maximum (40%)

called TAR) performance pericd as adjusted for dividends. 2% p.a. 10% p.a.

ESG 20%  Reduction of carbon emissions over the three-year Threshold (4%) Maximum (20%)
performance period. 25.4% 31.0%

Total LTIP 100%

1. Vesting takes place or o straight-line bosis between threshold and maoximurm values.
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The approach for the 2023 LTIP awards reflects both Landsec’s focus on delivering returns to shareholders combined with our approach
tG sustainability and our ambition to be a net zero carbon business. Relotive TSR is based on an unweighted, median to upper quartile
vesting schedule and TRE {previously called TAR) targets deliver a close alignment to strategy and a clear line of sight for management.
The widening of the TRE targets from the prior year awards reflects elevated volatility levels in the market. The 2% to 10% p.a. TRE target
range compares with a 4% to 10% p.o. range set for the 2021 LTIPs and a 6% to 11% p.a. range set for the 2022 LTIPs. However, reflecting
the lower threshold for the 2023 LTIP award, the level of vesting for this part of the award hos been reduced from the 20% normally
operated to 0%, with o pro-rata vesting between threshold and maximum.

The 2023 LTIP award will be set at up to 300% of salary for the CEQ and CFO.

4, Total Shareholder Return and Chief Executive pay

The following graphs illustrate the performance of the Company measured by TSR (share price growth plus dividends paid) against

a ‘broad equity market index’. In addition to the ten-year period required by the disclosure regulations, o five-year period has also been
presented to demonstrate Landsec’s performance more recently. As the Company is a constituent of the FTSE 350 Real Estate Index,
this is considered to be the most appropriate benchmark for the purposes of the graphs. An additional line to illustrate the Company’s
performance compared with the FTSE 100 Index over the previous five and ten years is alsa included.

This graph shows the value, by 31 March 2023, of £100 invested in Landsec on 31 March 2018, compared with the value of £100 invested
in the FTSE 100 and FTSE 350 Real Estate Indices on the some dote.

Total Shareholder Return Chare 58
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This graph shows the value, by 31 March 2023, of £100 invested in Landsec on 31 March 2013, compared with the value of £100 invested

in the FTSE 100 and FTSE 350 Real Estate Indices on the same date.
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The following table shows remuneration for the Chief Executive over a period of ten years.
Tosle &2

Chief Executive remuneration over ten years

Single figure
of to_tul
remuneration
Year Chief Executive . {£000)
2023 Mark Allan T - 2,65 '
2022 Mark Aflan o B T 2,000
2021 Mark Allan o - B 2,920
2020 Robert Noel ) T T 1569
2019 Robert Noel - - 1,624
2018 Robert Noel - T 1,693
2017 Robert Noel T - 2,692
2016 Robert Noel o B T - 2,011
2015 Robert Noel - ) 4,776
2014 Robert Noal - - 2,274

Annuol banus

Long-term

ayment incentive vesting

(% of moximum) (% of maximum)
50.0 T 377
904 o 00

T T 1e2 T
438 o0

50.5 0.0

N 58.8 - 0.0
T 588 - 500
475 131
a5 847

T 710 625

1. Includes £1,692,042 in relation to buyout awards made on appointment,

5. The context of pay at Landsec
5.1 Pay across the Group
a. Senior management

For the year under review, performance-related pay for our 37 most senior employees (excluding the Executive Directors) ranged from
27% to 72% of salary (2022: 33% to 87%), sguating to 45% to 60% of the maximum potential. The average bonus was 33.9% of salary

(2022: 51.4%), equating to 49% of the maximum paotential.

b. All other employees

Executive Directors’ base salaries were increased by 3% in 2022, which was below the workforce average increase of 5%. From 1 June 2023,
Executive Director salaries will increase by 4%. The pay rise across the wider workforce was 6.75% (5% of which was accelerated and paid

frem 1 January 2023 to assist employees with the cost of living crisis).

In addition, in autumn 2022, we made a one-off payment of £1,000 to employees earning below £40,000.

As at 31 March 2023, the ratio of the base salary of the Chief Executive 1o the average base salary across the Group (excluding Executive

Directors) was 1011 {(£82,948: £824,000).
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c. Percentage change in remuneration between Directors and employees

The table below shows the year on year percentage change in salary, benefits and annual bonus earned for oll current Directors compared
to all employees, As noted above, 5% of the employee pay rise for 2023/24 was accelerated and paid in 2022/23, but this acceleration did
not apply to Directors or members of the Executive Leadership Team. This will impact comparative numbers in both years.

Tabse a1
2020/21 2021/22 202223

‘ - —SaTclr-y/—f;e —?en:fas —;ﬁjs ‘;:[cu‘yf‘fee " Benefits  Bonus T:[ury/feeiﬂeneﬁtsi “Bonus
change change change change change change change change change

o B0 I ) A . IO o) DU L. DU o R .. U L SN L
Executive Directors L
Mark Allan__ , . n/a _ne _ onfa 9% 75% _ 479% _ 3% 3% _ -43%
vanessa Simms' " nfa_mfa_nla _ nda __ nfa _ nfa _ 13% _ 24% __ -38%
Colette O'Shea* 3% 3%  65% 5% _ 0% _389% _ -49% _ -50% _ -71%
Non-executive Directors . _ . S
CressidafHogg 8% s/ n/a_ 5% _nfa___nic 0% _ wa_ _ n/a_
Edward Bonhom Carter __ _ 15% _ nfa _ nla 3% __ _n/fa__ n/a Q% __ _n/a__nfa_
Nicholas Cadbury _ . %% __nfm nfa 5% _ nfa _ nfa 0% _ nfa__ nfa_
Sirlan Cheshire” _ ~ ' - _ . _.na _ _na _ nhk
ModeleineCosgrave 5% /e _nfa 5% _ n/o __ n/e __nfa _ nfa _ nle
Christophe Evain e  16%  n/a nfa 7% 100%  n/a 0%  nfa__ n/a
Miles Roberts* 0% nfo_ nia_
I\Mirﬁﬁhr_ﬁ: :; : ; m : m‘ n/a o m/o‘_ n/oﬁ_ r\/o_ ) O%E _r;/a ) _n/g_
Average employee CO% 6% A9% 1% 2% 215% 15% 24% 12

1. Vanessa Simms joned the Board duning 2021722,

2. Colette ('Sheo stepped down frorm the Board on 30 Septermber 2022 therefore companng part-year (FY22/23) with full year prior,
3.5ir lan Cheshire was appeinted on 23 March 2023

4. Miles Roberts was appaointed on 1% September 2022,

d. CEQ pay ratio

The tables below show how pay for the CEO comparas to employees at the lower, median and upper quartiles (calculated on a full-time
equivalent basis). The ratios have been ¢alculated in accordance with Option A of The Companies (Miscellaneous Reporting) Regulations
2018, which uses the total pay and benefits for all employees, and is the same methodology that is used to calculate the CEQ's single figure
of remunerction table on page 10V. Figures are calculated by reference to 3) Morch 2023 using actus!l poy dato from Aprit 2022 to Morch 2023,
Excluded from our analysis ore joiners, leavers and tong-term absentees from the Company during the year. As the CEO has a larger
proportion of his total remuneration limked to business performance than other employees in the UK workforce, the ratio has increased
versus last year primarily as a result of the partial vesting of the 2020 LTiP (the 2019 LTIP did not vest last year) more than offsetting the
reduced bonus award for the year ended 31 March 2023. Given the alignment of incentive arrangements cascaded below Board level,

the Rermmuneration Comrnittee believes the pay ratios are consistent with the pay, reward and progression policies for the Group's UK
employees taken as g whole.

Tek e 52
Year Method 25th percentile poy ratio Medion pay ratie ~_ 75th percentile poy ratio

0023 7 Toptona 491 I 11
2021/22 Option A 40:1 25:1 146:1
2020/21 Option A 22:1 1a:1 10:1
2019720 Option A 361 23:1 151
CEQ pay P25 pay P50 pay P75 pay

Salary " gsxo000  s43811  5s4851  £1pas13
Totalpay  £26577%0  £54032  £87925  £145648
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e. Total pay and benefits

Table 63
- Lower quartile (25th percentile) o Medinni Upper quartile {75th percentile)
Total Pay Totol Total Pay Total Total Pay Total

Year Method and Benefits - 77§ary and Benefits Salary and Benefits Salary
2022/23 A T £54,037 £43,A11 £87.975 44,001 £145,648 Y104,813
I A B £50,620 £38,038 £79,746  £58,083  £127.832 £77,600
202021 A T 545,752 T£39.000  £73,212 §55,776 £105,848 £77,000
2019720 A £44,140 £20,785 £69,393 £58,565 £104,438 £79,203

5.2 The relative importance of spend on pay
The table below shows the total spend on pay for all Landsec employees, compared with our returns to shareholders in the form of dividends.

Table 64

March 2023 March 2022 Y

o gmy {Em) change

Spend on pay* o T 65 66 - B -1.5
Dividend paid? T B S 288  e7a 51

1.Including base salaries for all employees, bonus and share-based payments.
2.Dividend paid represents dividends declared for the year. See rote 11 to the financial statermnents.

6. Dilution

Awards granted under the Company’s long-term incentive arrangements (LTIF, Deferred Share Bonus Plan, Restricted Shore Plan and the
ESOP) are satisfied through the funding of an Employee Benefit Trust {administered by an external trustee) which acquires existing Land
Securities Group PLC shares in the market. The Employee Benefit Trust held 781,456 ordinary shares (2022: 888,400) and 3,049,943 treasury

shares (2022: 3,049,943) at 31 March 2023.

The exercise of share options under the Land Securities Group PLC Sharesave, which is open to all employees who have completed more
than one month's service with the Group, can be satisfied by the allotment of newly issued shares. At 31 March 2023, the total number
of shares which could be allotted under this Scheme was 565,439 shares (2022 635,473), which represents less than 0.08% (2022: 0.09%)
of the issued share capital of the Company.

7. Remuneration Committee meetings

The Committee met for three scheduled meetings and one unscheduled meeting over the course of the year. All members attended all

the scheduled meetings with the exception of ane meeting which Christophe Evain could not attend owing to a famity bereavernent. The
Committee meetings were normally also attended by the Chief Executive, the Chief People Officer and Company Secretary who acted

as the Committee’s Secretary.

The Committee received advice on remuneration and ancillary share plan matters from FIT Remuneration Consultants LLP. FIT is a member
of the Remuneration Consultants Group and is a signatery to its Code of Conduct, which requires their advice to be impartial. The
Committee is sotisfied that the advice it receives is independent and objective. Aside from some support in benchmarking remuneration
for roles below the Board, FIT has no other connection with the Group. For the financial year under review, FIT received fees of £75,676
(FY2022: £66,610) in connection with advice provided to the Committee.

8. Shareholder voting

Table 65

% of votes % of votes Number of votes

For Against withheid'

Directors’ Rermuneration PolicyTZOZ_l AG M} S o ©6.4 T 346 __ i 7772786,‘?20
Annual Report o:Rérnune-;ot'\om (2022 AGM) - - 89.9 101 152,910

1. A vote withheld is not a vote in law.

The Committee engaged with a single major shareholder in relation to the 2022 vote against on the Annual Report on Remuneration. It has
been agreed that feedback received from that shareholder would be taken into consideration durfing the Rermuneration Policy review in 2023/24,

The Directors’ Remuneration Report was approved by the Board on 15 May 2023 and signed on its behalf by:

Christephe Evain
Cheairman, Remuneration
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Directors’ Remuneration
Policy Summary

A summary of our Directors’” Rermuneration Policy is set out below. The policy, which was approved by shareholders at the 2021 AGM, will
be reviewed during FY2024 in advance of seeking shareholder approval for o new policy at the 2024 AGM. The full policy can be found in
the 2021 Annual Report.

1. Executive Directors

Base salary

Purpese and link + To aid the recruitment, retention and mativation of high-perfarming Executive Directors
to strategy = To reflact the value of their experience, skills and knowledge, and importance to the business

Operation Normally reviewed annually, with effect from 1 June, and reflects:

= incredases throughout the rest of the business

* Market benchmorking exercises undertoken periodicolly 1o ensure salaries are set of around the medion of the market
competitive level for people in comparable roles with similar levels of experience, performance ond contribution

+ Changes in the scope of an Executive Director's role

Cpportunity The maximurm annual salary increase will not normally exceed the average increase across the rest of the workforce.

Higher increases will be exceptional, and may be made in specific circumstances, including:
* Where there is an increase in responsibilities or scope of the ole

+ To apply salary progression for a newly appointed Executive Director

* Where the Executive Director’s salary has fallen below the market pasitioning

Performance measures = Individual and Company performance is taken into account when determining appropriate salary increases

Benefits
Purpose and link « To provide protection and market campetitive benefits to aid recruitment and retention of high-performing
to strategy Executive Directors
Operation Typical benefits include, but are not limited to:
* Car allowance
e Private medical insurance
» Life assurance
= Il health income protection
e Holiday and sick pay
« Hligibility to participate in ali-employes shares incentive plans
» Professional advice in connection with their directorship
s Travel, subsistence and accommodation as necessary
» Occasional gifts, for example appropriate long service or leaving gifts
Opportunity e The value of benefits may vary fram year to year depending on the cost to the Company

Performdnce measures » n/a

Pension
Purpose and link » To help recruit and retain high performing Executive Directors
to strategy + To reward continued contribution to the business by enabling Executive Directors 1o build retirernent benetits
Operation + Participation into o defined contribution pension scheme or cash equivalent

Opportunity » 10.5% of salary, in line with the maximurn employer contribution for alk employees in the Company’s Group Personal Pension Plan

Performonce measures s n/o
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Annual bonus

Purpose and link » Incentivise Executive Directors and senior management to ochieve specific, predetermined goals during a one-year period, or less
to strategy * Reward finoncial and individua! performance linked to the Company’s strategy
+ Deferred proportion of bonus, awarded in shares, provides a retention element and additional alignment of interest
with sharehclders

+ The annyal benus operates by reference to financial and personal performance measures normally set and gssessed over one year

* Any bonus payment is determined by the Committee after the year end, based en performance against challenging targets which
are reviewed annually

* The achievernent of on-target performance should narmally result in o payment of up to 50% of the maximum opportunity

e Bonuses up to 50% of salary are nermally paid in cash, Any amounts in excess of 50% of salary are deferred into shares for one
year. Any amounts in excess of 100% of salary are deferred into shares for twe years

» Deferred shares are potentially forfeitable if the individual leaves prior to the share release date

s Dividend equivalents may be aworded on deferred shares between grant and vesting to the extent that awards vest

* Bonus payments are not pensionabie

* Malus ard clawback provisions apply

* The level of payeut at threshold perforrmunce fur euch performance measure is set annually, but will typically be no more than
25% ot maximum

» The Committee retains discretion to armeand the payout level (up or down) where it considers it to be appropriote, but not so as
to exceed the maximum bonus potentiol and will fully disclose the exercise of any discretion in the Annual Report on Remuneration
that follows such exercise of discretion

QOperation

Opportunity » 150% of salary

Performance measures » The performance measures applied may be financial, non-financial, or individual, and in such proportions as the Remuneration

Committee considers appropriate, although individual measures will form a minerity of the potential

e Performance measures will be aligned to the Company's strategy. The Committee reserves the right to change measures
{and their weightings) fer each financial year 1o ensure the metrics chosen are appropriate means of assessing the performance
of the Executive Directors

¢ Once set, performonce measures and targets will gererally remain unchanged for the year; exceptionally targets may be
adjusted by the Committee to take account of significant transactions such as acquisitions and/or disposals or in other
exceptional circurnstances such as timing of transactions that hove a material impact on the business plan

Long-term incentive

Purpose and link * Incentivises value creation over the leng term

to strategy Rewards execution of our strategy

Aligns the long-term interests of Executive Directors and shareholders
Promotes retention

Operation

* The Committee may make an annual award of shares under the LTIP
Vesting is determined on the basis of the Group’s ochievements against stretching performance targets, normally over
a three-year period and continued employment

The Cormmittee reviews the measures, their relative weightings and targets prior to each aword

For each rmeasure, no awards vest for performance below threshold

Up to 20% of an award may vest for threshold performaonce

Each meagsure is copped at 100% vesting, which represents g stretching target

Executive Directors are required to hold vested awards (net of tax/N! whare relevant) for o further two years

{including post-cessation) following the three-year vesting period expiry

Dividend equivalents may be awarded between grant and the expiry of any heolding period to the extent thaot the oward
vests Malus and clowback provisions apply

300% of sqlory

LI ) L]

Opportunity

Performance measures » The performance measures applied may be financicl, non-financial, corporate or strategic and in such proportions as the
Remuneration Committee considers appropriate

The measures may be based on a mixture of relative and absolute financial performance as welfl as one or more measures
to recognise the Company’s broader strategic ESG commitrment

Notes to Policy table:

Performance measures and target setting

Full details of the perforrmance conditions and targets applying for each award will be disclosed in the relevant Annual Repert on Remuneration.
Where targets are considered to be too sensitive to disclose in advance for commercial reasens, full disclosure of the original targets, and the
extent to which they have been achieved, will be provided on a retrospective basis at the end of the relevant performance period.
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2. Non-executive Directors

Base fee

Purpose and + To qid the recruitment, retention ond motivation of Non-executive Directors of appropriate calibre and experience
link to strategy e To refiect the time commitment given by Non-executive Directars to the business

Operation e The Chairman is paid a single fee for all Board duties and the other Non-executive Dlrec‘lors receive o basic Board fee, with
supplermentary fees payable for additional responsibilities

Non-executive Director fees are reviewed (but not necessarily changed) annually by the Board, having regard to independent advice
and published surveys

= The Chmrmon s feeis .rewewed (but not necesscmly changsd\ annually by the Remunerc‘uon Commrttee without H—:e Chau’mun present

Opportunity * Any increases reﬂe(t reWevqnt benchmark data for Non-executive Directors in companies of a similar size and comp!exwty, Ond the time
commitment required

Addltionul fees

Purpose and » Jo reflect the additional time commitment required from Non-executive Directors in chairing various Board sub-committees or
link to strategy becoming the Board's Senior Independent Director, Occasionally awarded to a Non-executive Director who completes a specific
additional plece of work on behalf of the Board

Operaticn + Reviewed (but not necesscrlly chonged) annucﬂly by the Boord hcvmg vegurd to mdependen‘r odvnce and publwshed surveys

Opportunity * The opportunity depends on which, if any, additional roles ore ussumed by on individual Non- executive Director over the course of
their tenure
* Any increases reflect relevant benchmark data for Mon-executive Directors in companies of o similar size and complexity, and the time
commitment required
Qther incentives and benefits

Operation = Non-executive Directors do not receive any other remuneration or benefits beyond the fees noted above

* Expenses in relation to Company business will be reimbursed {including any tax thereon, where applicable)

s If deemed necessary, and in the performance of ther duties, Non-executive Directors maoy take independent professional advice at the
Company’s expense

Opportunity = /g
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Directors’ Report

The Directors present their report for the
year ended 31 March 2023.

Additional disclosures

Other information that is relevant to this
repart, and which is also incorporated by
reference, including informntinn required
in accordance with the Companies Act
2006 and Listing Rule 2.8 4R, can be
located as follows:

Tabre 66

Pages
L‘\k_e-ly_f_utme developments in T4y
the business
Employee engagement 34-35
Going concern and w‘c:bih‘t;r - 40-61
staternent
Governance 6411@ )
Capitalised interest o 145
Financicl instruments T 148
Creid'\t,’ market and liquidity risks 169 173
Related party transactions 185186
E;er-gy-r-:md corb;nréportimg 195-198
Workforce engagement - 78
Stakeholders 11
Section 172 Statement T G679

UK Corporate Governance Code

The Company has complied throughout
the year with all relevant provisions of

the 2018 UK Corporate Governance Code
(the Code). The Code can be found on the
FRC's website: frc.org.uk,

Company status

Land Securities Group PLC is a public limited
liability company incorporated under UK
law. It has a premium listing on the London
Stock Exchange main market for listed
securities (LSE:LAND) and is o constituent
rmember of the FTSE 100 Index.

Landsec is a Real Estate Investrnent Trust
(REIT}. It is expected thot the Company,
which has ne branches, will continue

to operate os the holding company of
the Group.

Dividends

Landsec Annual Report 2023 nz

The results for the year are set out in the financial statements on pages 129-186.

The Company has paid three interim dividends to sharehclders for the year under review.
The first interim dividend of 8.6 pence was paid to shareholders in October 2022, a second
interirn dividend of 9 pence was paid to shareholders in January 2023; and third interim
dividend of ¢ peiiwe per share was paid to shareholders in April 2023, A final dividend of

12 pence per share is being put to shareholders for approval at the AGM in July.

Tobiz 67
1st Interim 2nd Interim 3rd Interim Final 2022/23
2022/23 2022723 . 2022/23 (proposed)
Property Income 8.4 pence {PID) 9 pence [PID) @ pence (PID) 12 pence (PID)

Distribution {PID}/
Non-PID

Record date

26 August 2022

Poyment date

T 7 October 2022 3 January 2023

25 Noverber 2022 24 February 2025 16 June 2023

& Aprit 2023 21 July 2023

A Dividend Reinvestment Flan {DRIP)
election is currently available in respect
of all dividends paid by Landsac.

Events after the reporting period
The following matters are disclosed in
note 41 to the Financial Statements as
events accurring after the reporting perfod.
Since 31 March 2023, the Group sold

or exchanged contracts to sell certain
interests in trading properties acquired
as part of U+l Group PLC in the previcus
financial year. No other significant events
occurred after the reporting period but
before the financial statements were
authorised for issue. See note 41

Directors

The names and biographical details of
the current Directors and the Board
Committees of which they are members
are set out on pages 63-68.

All the Directors proposed for election and
re-election held office throughout the year.
The Service Agreements of the Executive
Directors and the Letters of Appointment of
the Non-executive Directors are available
far inspection at Landsec’s registered office.

A summary of these documents is alsc
included in the Directors’ Remuneration
Palicy on pages 114-116.

Appointment and removal of Directors
The appointment and replacement of
Directors is governed by Landsec’s Articles
of Association (Articles), the Code, the
Companies Act 2006 {Act) and reloted
legislation.

The Board may appoint a Director either to
fill @ vacancy or as an addition to the Board
so long as the total number of Directors
does not exceed the limit prescribed in the
Articles. An appointed Director must retire
and seek election to office at the next
Landsec AGM. In addition to any power of
removal conferred by the Act, Landsec may
by ordinary resolution remove any Director
before the expiry of their period of office
and may, subject to the Articles, by
ordinary resclution appoint another persen
whao is willing to act as a Director in their
place. In line with the Code it is the Board’s
policy that all Directors are required to
stand for re-election at each AGM.

Directors’ powers

The Board managss the business of
Landsec under the powers set out in the
Articles. These powers include the Directors’
ability to issue or buy back shares.
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Sharehoiders’ autharity to empower the
Directors to make market purchases of up
to 10% of its own ordinary shares is sought
at the AGM each year. The Articles can only
be amendead, or new Articles adopted, by a
resclution passed by shareholders in general
meeting and being approved by at least
three quarters of the votes cast,

Directors’ interests

Save as disciosed in the Directors’
Remuneration Report, none of the
Directors, nor any person connected with
them, has any interest in the share cr loan
capital of Landsec or any of its subsidiaries.
At no time during the year ended 31 March
2023 did any Director hold o material
interest, directly or indirectly, in any
contract of significance with Landsec or
any subsidiary other than the Executive
Directors in relation to their Service
Agreements,

Directors’ indemnities and insurance
Landsec has agreed to indemnify each
Director against any liability incurred in
relation to acts or omissions arising in
the ordinary course of their duties. The
indemnity applies only to the extent
permitted by law. A copy of the deed of
indemnity is available for imspection at
Landsec’s registered office. Landsec has
appropriate Directors” & Officers’ Liability
insurance cover in respect of potential
legal action against jts Directers.

Share capital

Landsec has a single class of share capital
which (s divided inte ardinary shares of
norminal value 10%5p each ranking pari
passu. No other securities have been issued
by the Company. At 31 March 2023, there
were 751,381,219 ordinary shares in issue
and fully paid. To satisfy future awards
under the Company’s shareholder approved
employee share plans, on 3 June 2021, of
the 9,839,179 existing shares held by the
Company in Treasury, 3,049,943 were
transferred to the Company’s Employee
Benefit Trust, leaving, 6,789,236 shares held
in Treasury. The voting rights and dividend

entitlernents have been walved for the
shares held by Treasury and the Employee
Benefit Trust. This transfer has not affected
total number of vating rights. No shares
were bought back during the year. Further
details relating to share capital, including
movements during the year, are set out

in note 36 to the financial statements.

At the Company’s AGM held on 7 July 2022,
shareholders cuthorised the Compony to
make market purchases of ordinary shares
representing up tc 10% of its issued shore
capital at that time and to allot shares
within certain limits gpproved by
shareholders. These authorities will expire
ot the 2023 AGM and o renewal of thot
autherity will be saught.

The Company received no other DTR
natifications by way of change to the
information in the substantfal shareholders
table during the period from 1 April to

15 May 2023, being the peried from the
year end through to the date on which

this report has been signed. Information
pravided to the Company under the DTR

is publicly available to view via the Investor
section on the Company's website.

Substantial shareholders

Governance

Employee benefit trust

Equiniti Trust (Jersey) Limited continues

as trustee (Trustee) of Landsec’s Employee
Benefit Trust (EBT). The EBT is used to
purchase Land Securities Group PLC
ordinary shares in the market from time to
time for the benefit of employees, including
to sotisty outstanding awards under
Landsec’s various employee share plans

The EBT did not purchase any shares in

the market during the year (2022: nil).

On 3 June 2021, 3,049,943 Treasury shares
were transferred to the EBT. The EBT released
106,244 shares during the year to satisfy
vested share plan awards. At 31 March 2023,
the EBT held 781,456 ardinary shares
purchased on the market and 3,049,543
ordinary shares previously held in treasury

in Land Securities Group PLC.

A dividend waiver is in place from the
Trustee in respect of all dividends payable
by Landsec on shares which the EBT holds.
Further details regardging the EBT, and of
shares issued pursuant to Landsec’s various
employee share plans during the yeor, are
set out in notes 35-37 to the financial
staternents.

As at 31 March 2023, the Company had been notified under the Disclosure and Transparency
Rufes {DTR 3) of the foilowing holdings of voting rights in its issued share capitak:

Shareholiders holding 3% or more of the Company’s issued share capital

Starehalder narme

@ckRock, \nc‘i

Government of Norway

Schroders Plg

The Vonguord Grovprine

State Street Corporation

Legal & Gensral Gr(:pi o
Jupiter Invastment Management Holdings

Toble 48

Number of
are’ navy shares

Fercentoge of tatai voung figrts
attacr 7g tossued stare capial

86,166,038 116
“se0s425 78

36,698,775 a9
5009741 48
35,182,644 a7
T T amosbezs T T ss
23,430,977 32

1. Total murmber of voting rights ctraching to the issued share capiiol of the Compaory on 21 March 2023 was

741,542,040,



Oovernance

Shareholder voting rights and
restrictions on transfer of shares
All the issued and outstanding ordinary
shares of Landsec have equal voting rights
with one vote per share. There are no
special control rights attaching to them
save that the control rights of ordinary
shares held in the EBT can be directed
by the Company to satisfy the vesting
of outstanding awards under its various
employee share plans.

In relation to the EBT, the Trustee has
agreed not to vote any shares held in the
EBT at any general meeting. If any offer

is made to all shareholders to acquire their
shares in Landseg, the Trustee will not be
obliged to accept or reject the offer in
respect of any shares which are ot the
time subject to subsisting awards, but will
have regard to the interests of the award
holders and will have power to consult
them to obtain their views on the offer.
Subject to the above, the Trustee may
take such action with respect to an offer
as it thinks fit.

Landsec is not aware of any agreements or
control rights between existing shareholders
that may result in restrictions on the
transfer of securities or on voting rights.
The rights, including full details relating to
voting of shareholders and any restrictions
on transfer relating to Landsec's ordinary
shares, are set out in the Articles and in
the explanatory notes that accompany the
Notice of the 2023 AGM. These documents
are available on Landsec's website at:
landsec.com/agm.

Change of control

There ore a number of agreements that
take effect, alter or terminate upon a
change of control of the Company
following a takeover, None of these are
considered significant. The Company’s
share plans contain provisions that take
effect in such an event but do not entitle
participants to a greater interest in the
shares of the Company than created by

the initial grant or award under the relevant
plan. There are no agreements between the
Company and its Directors or empioyees
providing for compensation for loss of office
or employment or otherwise that occurs
specifically because of o taksover.

Human rights and equai
opportunities

Landsec operates a Human Rights Policy
which aims to recognise and safeguard the
human rights of all citizens in the business
areas under cur control. We support the
principles set out within both the UN
Universal Declaration of Human Rights
and the Intermational Labour Crganization’s
Declaration on Fundamental Principles and
Rights at Work. Our Policy is built on these
foundations including, without limitation,
the principles of equal opportunities,
collective bargaining, freedom of
association and protection from forced

or child labour.

The Policy takes account of the Modern
Slavery Act that came into force in October
2015 and requires Landsec to report
annually on its workforce and supply chain,
specifically to confirm that workers are

not enslaved or trafficked. Landsec’s latest
Modern Slavery Statement was approved
by the Board on 8 September 2022 and
posted on our website the same doy

Landsec is on equal opportunities empiloyer
and our range of employment policies and
guidelines reflects legal and employment
requirernents in the UK and safeguards the
interests of employees, potential employees
and other workers. We do not condone
unfair treatment of any kind and offer
equal opportunities in all aspects of
employment and advancement regardless
of race, nationality, gender, age, marital
stotus, sexual crientation, disability, religious
or political beliefs. Landsec recognises that
it has clear obligations towards all its
employees and the community at large to
ensure that disabted people are afforded
equal opportunities to enter employment
and progress. Landsec has therefore
established procedures designed to provide
fair consideration and selection of disabled
applicants and to satisfy their training and
career development needs. If an employee
becomes disabled, wherever possible
Landsec takes steps to provide reascnable
adjustrments to their existing employment
arrangements, or by redeployment and
providing appropriate retraining to enable
continued emplayment in the Group.
Further information can be found on

poges 34-3%.

Political donations

The Company did not make any political
donations or expenditure in the year that
require disclosure {2022: nil).

Londsec Annual Repert 2023 ne

Auditor and disclosure of
information to the auditor

So far as the Directors are gware, there

is no relevant audit information that has
not been brought to the attention of the
Cornpany’s auditor. Each Director has
taken all reasonable steps to make himself
or herself aware of any relevant cudit
infermation and to establish that such
information was provided to the auditor.

A resolution to confirm the reappointment
of Ernst & Young LLP as auditor of the
Company will be proposed at the 2023
AGM. The reappointment has been
recormmended to the Board by the Audit
Cornmittee and EY has indicated its
willingness ta remain in office.

2023 Annual General Meeting
This year's AGM is scheduled to be held
at 10.00 am on Thursday, & July 2023
at 80 Victoria Street, London SWIE 5JL.

A separate circular, comprising a letter
from the Chairman, Notice of Meeting
and explanatory notes in respect of the
resolutions proposed, can be found on
our website: landsec.com/agm.

Disclaimer

The purpose of this Annual Repert is to
provide information to the members of
the Company and it has been prepared
far, and only for, the members of the
Company as a body, and no other persons.
The Cornpany, its Directors and employees,
agents and advisers do not accept or
assurne respensibility to any other person
to whom this document is shown or into
whose hands it may come and any such
responsibility or liability is expressly
disclaimed.

A cautionary staterment in respect of
forward-locking statements contained in

this Annual Report appears on the inside
back cover of this docurnent.

The Directors’ Report was approved by
the Board on 15 May 2023.

By Order of the Board.

Marina Thomas
Company Secretary

Land Securities Group PLC
Company number 4369054
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Statement of Directors’ Responsibilities

The Directors are responsible for preparing
the Annual Report and the financial
statements in accordance with applicable
law and regulations.

Cempany law requires the Directors to
prepare financial statements for each
financial year. Under that law the Directors
have prepared the Group and the Company
financial statements in accordance with the
requirernents of the Companies Act 2006.
Under the Financiol Conduct Authority’s
Disclosure Guidance and Transparency
Rules and Company law, group financial
statements are required to be prepared in
accordance with UK adopted international
accounting standards (IFRSs and IFRICs).
Directors must not approve the financial
stgterments uniess they are satisfied that
they give a true and fair view of the state
of affairs of the Group and the Company
and of the profit and loss ¢f the Group and
the Company for that period.

In preparing these financial statements,
the Directors are required to:

* select suitable accounting policies in
accordance with IAS 8 ‘Accounting Policies,
Changes in Accounting Estirnates and
Errors” and then apply them consistently;

» make judgements and accounting
estirmates that are reasonable and
prudent;

s present information, including accounting
policies, in a manner that provides
relevant, reliable, comparable and
understandable information;

* in respect of the Group financial
statements, state whether international
accounting standards in conformity with
the requirements of the Companies Act
2006 (and UK adepted internationai
accounting standards) have been
followed, subject ta any material
departures disclosed and explained in
the financial statements;

in respect of the Company financial
statements, state whether international
accounting standards in conformity with
the requirements of the Companies Act
2006 have been followed, subject to

any material departures disclosed and
explained in the financial staterments;

» provide additional disclosures when
compliance with the specific
requirements of UK adopted international
accounting standards is insufficient to
enable users ta understand the impact of
particular transactions, other events and
conditions on the Group’s and Campany’s
financial position and performance; and

s prepare the Group's and Company's
financial statements on a going concern
basis, unless it is inappropriate to do so.

The Directors are responsible for keeping
adequate accounting records that are
sufficient to show and explain the Group's
and Company’s transactions and disclose
with reasonable accuracy ot any time the
financial position of the Group and the
Company, and to enable them to ensure
that the Annual Report complies with the
Cormpanies Act 2006 and, as regards the
Group financial staterments, Article 4 of
the IAS regulation. They are alse responsible
for safeguarding the assets of the Group
and the Company and hence for taking
reasonable steps for the prevention and
detection of fraud and other irregularities.

Directors’ responsibility statement
under the Disclosure and
Transparency Rules

Each of the Directors, whose names and

functions appear below, canfirm to the

best of their knowledge:

e the Group financial statements, which
have been prepared in accordance with
international accounting standards in
conformity with the requirements of the
Cormpanies Act 2006 (and UK adopted
international accounting standards)
give a true and fair view of the gssets,
liabilities, financial position, performance
and cash flows of the Cormpany and
Group as a whole; ang

» the Strategic Report contained in the
Annual Report includes a fair review
of the development and performance
of the business and the position of the
Group and the Company, together
with a description of the principal risks
and uncertainties faced by the Group
and Company.

Financial staternents

Directors’ statement under the UK
Corporate Governance Code

Each of the Directors confirm that to the
best of their knowledge the Annual Report
taken as a whole is fair, balanced and
understandable and provides the information
necessary for shareholders 1o assess

the Group's and Company’s position,
performance, business maodel and strategy.

A copy of the financial statements of the
Group is placed on the Company’s website.
The Directors are responsible for the
maintenance and integrity of statutory
and audited information an the Company’s
website at landsec.com. information
published on the internet is accessible in
many countries with different legal
requirernents, Legislation in the United
Kingdorm governing the preparation and
dissemination of financial staterments may
ditfer from legisiation in other jurisdictions.

The Directors of Land Securities Group PLC
as at the dote of this announcement are
as set out below:

Cressida Hogg, Chairman, retiring from
the Board on 16 May 2023

Sir lan Cheshire, Chair Designate, assuming
the role of Chair on 16 May 2023*

Mark Allan, Chief Executive
Vanessa Simms, Chief Financial Officer

Edward Banham Carter,
Senior Independent Director®

Nicholas Cadbury*

Madeleine Cosgrave®

.

Christophe Evain*

Manjiry Tamhane®
Miles Roberts*

*Nen-executive Directors

The Statement of Directors’ Responsibilities
was approved by the Boord of Directors on
15 May 2023 and is signed on ts behalf by:

Mark Allan
Chief Executive

Vanessa Simms
Chief Financial Officer
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Independent Auditor’s Report

to the members of Land Securities Group PLC

Opinion

I e epinion:

e Land Securities Group PLC's Group financial statements and Parent Company financial statements (the “financial statements”)
give a true and fair view of the state of the Group’s and of the Parent Company’s affairs as ot 31 March 2023 and of the Group’s loss
for the year then ended;

the Group financial statements have been properly prepared in accordance with UK adopted internaticnal accounting standards;
the Parent Company financial statements have been properly prepared in accerdance with UK adopted international accounting
standards as applied in accordance with Section 408 of the Companies Act 2006; and

the financial staterments have been prepared in accordance with the provisions of the Cornpaonies Act 2006,

We have audited the financial statements of Land Securities Group PLC (the 'Parent Company’) and its subsidiaries (the ‘Group’) for
the year ended 31 March 2023 which comprise:

Group Parent Company

Consolidated balance sheet as at 31 March 2023 N B Balance sheet as at 31 Mo March 2023 - S
Consolidated incorne statement for the year then ended Statement of changes in equity for the year then ended
Consclidated statement of of cormprehensive income for the year then ended Statermnent of cash Hows for the year then ended |
Consolidated statement of changes in equity for the year “then ended Reloted notes L to 41 1o the financial statements r_ncludmg

a sumrmary of significant accounting policies

Consclidated stotement of cash fis ﬁows for the year then ended

Related notes 1 to 41 to the financial statements, including a summary
of significant acecounting policies

The financial reporting framework that has been applied in thelr preparation is opplicable law and UK adopted international accounting
standards and as regards the Parent Company financiol statements, as applied in accordance with section 408 of the Companies Act 2006

Basis for opinion

We conducted our audit in accordance with International Standards on Auditing (UK} (ISAs {UK)) and applicable law. Our responsibilities
under those standards are further described in the Auditor’s responsibilities for the audit of the financial statements section of cur report
We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our opinion.

Independence

We are independent of the Group and Parent in accordance with the ethical requirernents that are relevant to our audit of the financial
staterments in the UK, including the FRC’s Ethical Standard as applied to listed public interest entities, and we have fulfilled our other
ethical responsibilities in accordance with these requirements.

The Non-Audit services prohibited by the FRC's Ethical Standard were not provided to the Group or the Parent Company and we remain
independent of the Group aond the Parent Company in conducting the audit.

Conclusions relating to going concern

In auditing the financial statements, we have concluded that the Directars’ use of the going concern basis of accounting in the preparation
of the financial statements is appropriate. Qur evaluation of the Directors’ assessrment of the Group and Parent Company's ability to
continue to adopt the going concern basis of accounting included:

assessing the risk around going concern in planning our audit, at the interim and again at the year-end phase.

confirming our understanding of the Group’s going concern assessment process and reviewing management'’s related Board papers.
assessing and challenging the appropriateness of the duration of the going concern review period to end of September 2024 and
considering whether there are any known events or conditions that will occur in the short-term following the going concern period which
would impact our considerations.

challenging the modelled scenarios, which included challenging the key assurnptions used by management by comparing to corroborative
evidence and searching out independent contradictory evidence. We assessed management’s consideration of downside sensitivity analysis
taking into account current events and rmarket conditions. We have also challenged the impact of the historic impact on events such as
covid-19 on the performance of the Group and the valuation of investrment properties. We also applied further sensitivities on income and
expense cash flows and forecast valuation movernents where appropriate to stress test the Impact on both liquidity and covenants. As part
of our sensitivity testing, we considered the perspective of our chartered surveyors on forecast valuation movements.
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Independent Auditor’s Report

continued

* checking the integrity of the models developed by managerment for the base case cash flow and liquidity forecasts and covenant
calculotions covering the going concern review period to September 2024 and the additional downside scenarios.

» checking thot the terms ond conditions of the debt ogreements with lenders had been appropriately incorporated into the going toncern
scenarios and medelling, including the maturity profile of the Group's borrowings, the impact of the Security Group structure {as defined
in the Glossary on page 215) and the tiered operating covenant regime.

* performed testing to evaluate whether the covenant requirements of the debt facilities would be breached under either the base case
or the downside scenarios through the going concern period. We performed reverse stress testing on key assumptions and considered
the likelihood of outcomes including controllable mitigating actions over and above the scenarios modelled.

& further challenging the cash flow forecasts with reference to historical trends and assessing the outcorne of management’s previous
forecasts.

® reviewing the disclosures in the financial statements relating to going concern with a view to confirming that they appropriately disclose
the risk, the impact on the Group's aperations and results and potential mitigating actions.

The results of the severe but plousible downside scenarios modelled by management indicate that the Group would maintain available
facility and covenant headroom to be able to withstand the impact of plausible downside sensitivities throughout the period of the going
concern assessment to 30 September 2024.

Based on the work we have performed, we have nat identified any material uncertainties relating to events or conditions that, individually
ar collectively, may cast significant doubt on the Group and Parent Company’s ability to continue as o geing cencern for a period to
30 September 2024,

In relation to the Group and Parent Company’s reporting on how they have applied the UK Corporate Governance Code, we have nothing
materiol to add or draw attention to in relation to the Directors’ statement in the financial statements about whether the Directors
considered it appropriate to adopt the going concern basis of accounting.

Our responsibilities and the responsibilities of the Directors with respect to going concern are described in the relevant sections of this
report. However, because not all future events or conditions can be predicted, this statement is not a guarantee as to the Group’s ability
to continue as a going concern.

Qverview of our audit approach

Audit scope * The Group operates in the United Kingdom through four segments: Central London, Major retail, Mixed-use urban and Subscale sectors,
We have identified the entire Group as one component and perform full procedures across the entire Group. The Group audit teamn
also performed audit procedures on joint venture balances included within the Group financiai statements.

Key audit s The valuation of property, including investment properties and investment properties held in joint ventures,
matters * Revenue recognition, including the timing of revenue recognition and the treatment of lease incentives.

Materiality e Overall Group materiality of £99m which represents 0.9% of total assets in the Group balance sheet at 31 March 2023. Overall
materiality is applied to account balances related to investrment properties, trading properties {either wholly owned or held within
joint ventures) and related loans and borrowings.

Specific materiality of £19m, which represents 5% of EPRA Earnings before tax. Specific materiolity is applied to account balances
not related to any of the following balances; investrnent properties, trading properties (either wholly owned or held within joint
ventures) and loans and borrowing

Parent Compuany materiolity of £54m, which represents 0.9% of total ossets in the Parent Cormpany balance sheet. Porent
Cornpany materiality is applied to all balances within the Parent Company.
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An overview of the scope of the Parent Company and Group audits

Tailoring the scope

Cur assessment of audit risk, our evaluation of materiality and our allocation of performance materiality determine our audit scope for
the Group. Taken together, this enables us to form an opinion on the consolidated financial statements. We take into account size, risk
profile, the organisation of the Group and effectiveness of group-wide controls, changes in the business ervironment, the potential Impact
of climate change and other factors such as recent internal audit results when gssessing the level of work to be performed.

Changes from the prior year

In the prior year, U and | Group Plc (U+) was identified as a separate component fer the purpese of scoping the audit and designated
a specific scope. U+l has subsequently been integrated within the Group during the current financial year and has not been identified
as a separate component for the purpose of our audit this year.

Climate change

Stakeholders are increasingly interested in how climate change will impact Land Securities Group PLC. The Group has determined that
the most significant future impacts from climate change on their operations will be from failure to meet their 2030 carbon reduction
target leading to regulatory, reputational and commercial impact and failure to mitigate physical impact on Landsec assets. These are
explained in the required Task Force for Climate related Financial Disclosures and on pages 56 to 59 in the principal risks and uncertainties.
They have also explained their climate commitments on pages 40 to 44 All of these disclosures form part of the "Other inforrmation,”
rather than the audited financial statements. Gur procedures on these unaudited disclosures therefere consisted solely of considering
whether they are materially inconsistent with the financial statements or our knowledge obtained in the course of the audit or otherwise
appeor to be materially misstated, in line with our responsibilities on "Other information”.

In planning and performing our audit we assessed the potential impacts of climate change on the Group's business and any consequential
material impact on its financial statements.

The Group has explained in the basis of preparation nate within the financial statements how they have reflected the impact of climate
change in their financial statements including how this aligns with their commitment to achieve net zero emissicns by 2030. Significant
Judgernents and estimates relating to climate change are included in note 2.

Our audit effort in considering the impact of climate change on the financial staterments was focused on evaluating management’s
assessment of the impact of climate risk, physical and transition, their climate commitments, the effects of material climate risks
disclesed on pages 56 to 59 and the significont judgements and estimates disclosed in note 2 and whether these have been appropriately
reflected in the valuation of the investment properties, investrment properties held in joint ventures and trading properties or have any
other material impact on the financial statements. As part of this evaluation, we performed our own risk assessment, supported by cur
climate change internal specialists, to deterrmine the risks of material misstatement in the financial statements from climate change
which needed to be considered in our audit.

We alsc challenged the Directors’ considerations of climate change risks in their assessment of going cencern and viability and associated
disclosures. Where considerations of climate change were relevant to our assessment of going concern, these are described above.

Based on our work we have not identified the impact of climate change on the financial staternents to be a key audit matter or to impact
a key audit matter.

Key gudit matters

Key audit matters are those matters that, in our professional judgment, were of most significance in our audit of the financial statements
of the current period and include the most significant assessed risks of material misstatement (whether or not due to fraud) that we
identified. These matters included those which had the greatest effect on: the overall audit strategy, the allocation of resources in the
audit; and directing the efforts of the engagement team. These matters were addressed in the context of our audit of the financial
statements as a whole, and in ocur opinion thereon, and we do not provide a separate opinian on these matters.
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Independent Auditor’s Report

Financial staternents

continued
Key chservations
communicated to the
Audit Committee

Risk

The valuation of property,
including investment properties
and investment properties held
in joint ventures

2023 £9,658m in investment
properties and £601m (the
Group'’s share) in investment
properties held in joint ventures
(2022: £11,207m0 in investment
properties and £771m share in
investment properties held in
joint ventures})

Refer to the Report of the Audit
Committee (poges 90-95);
Accounting policies (pages
149-150); Note 14 & 16 of the
Financial statements (pages
151-160).

The valuation of property,
including investrment properties
and investment properties held in
joint ventures, requires significant
judgement and estimation by
management and their external
valuers. This also includes
considering the impact of climate
change on the investment
properties. Inaccuracies in inputs
or unreasonable bases used in
these judgements (namely in
respect of estimated rental value
and yield profile applied) could
result in a material misstaterment
of the income staterment and
balance sheet.

There is also a risk that
management may influence

the significant judgements

and estimates in respect of
property valuations in crder to
meet market expectations or
bonus targets.

Qur response ta the risk

Our gudit procedures over the valuation of property included:

We obtained an understanding of the Group’s processes and controls oround the
valuation of properties.

We evaluated the competence of the Group's external valuers, CBRE and JLL which
included consideration of their qualifications and expertise.

We attended meetings between management and CBRE and management and
JLL to assess for evidence of undue management influence and we obtained
confirmation fram CBRE and JLL that they had not been subject to undue influence
from management.

We met with CBRE and JLL to challenge their valuation approoch and the judgements
they rnade in assessing the property valuation. Such judgements included the
estimated rental value, yield profile and other assumptions that impact the vaiue.

We assessed and challenged these judgements made by CBRE and JLL in light of the
continued turbulence in the retail sector, lack of comparable market evidence from
transactions and costs associgted with clirnate change.

We selected a sample of investment properties based on a number of factors
including size, risk, representation across gsset ¢lasses and segments and including
o further randorn selection which in total comprised 78% of the market value of
investment properties (including investrment properties held in joint ventures).

For this somple of properties, we tested source documentation provided by the
Group to CBRE and JLL. This included agreeing a sample back to underlying lease
datg ond veuching costs incurred to dote in respect of development properties.

We included chartered surveyors on our audit teamn who reviewed and challenged
the valuaticn approach and assumptions for the same sample of properties.

Our chartered surveyors compared the yields applied to each property to an
expected range of yields taking into account available market data and asset
specific considerations. They challenged whether the other assurmptions applied

by the externgl valuers, such as the estumated rental values, voids, tenant incentives
and development costs to complete were supported by available data. They also
challenged whether other market transactions contradict the assumptions used

in the valuation.

Together with our chartered surveyors, we met with the external valuers to further
discuss the findings frorm our audit work described above and to seek further
explanations as required.

We challenged whether sustainability costs identified by management have been
appropriately considered within the valuation.

We conducted analytical procedures on the properties not included in the sample
reviewed in detail by our chartered surveyors by comparing assumptions and the
value of those properties by reference to our understanding of the UK real estate
market, external market data and asset specific considerations to evaluate the
appropriateness of the valuations adopted by the Group. Where vatues or assumptions
were not in line with our expectations, we challenged these further by discussing
with management, CBRE, JLL and our chartered surveyors and, where appropriate,
obtaining further evidence to support the movement in values,

We performed 5 site visits. Where properties are under development, this enabled us
1o test existence of the property and challenge whether the status of the development
was consistent with whaot we were told by monagement. We challenged development
directars and praject managers for major properties in the development progremme
on the project costs, progress of development and leasing status. We challenged
the reasonableness of forecast costs to complete included in the valuations as well
as the identified contingencies and the exposure 1o remaining risks, by comparing
the total ferecast costs to contractual arrangements and other supporting
evidence. We challenged forecast cost and cost to complete tor evidence of
overruns through risks identified during our development meetings, review of
meeting minutes and cther supporting information. We corroborated the
information provided by the development directors and the project manogers
through our review of cost analysis as well as the valuation outcome.

We assessed the ndequacy of the disclosures of estimates and valuation assumptions
in note 14 that were made in accordance with IFRS 13 - Fair Value Measurement.

Scope of our procedures
We performed full scope oudit procedures over the valuation of properties,

including investrnent properties and investment properties held in joint ventures.

We have tested the
inputs, assumptions
and methodology
used by CBRE and
JLL. We have
concluded that the
methodology applied
is reasonable and
that the external
valuaticns are a
reasonable
assessment of the
market value of
investment properties
at 31 March 2023.

We concluded that
the sample of
properties reviewed
by our chartered
suUrveyars was within
the reasonable range
of values as assessed
by them. We
concluded that
climate chonge has
been appropriately
considered within the
valuations where
appropriate.

We consider that
management
provided an
appropriate level of
review and challenge
over the valuations,
and we did not
identify evidence of
undue Mmanagement
influence.

We have reviewed
the disclosures in the
financial statements
including the
significant accounting
estimates and
sensitivities and
consider them to

be appropriate.
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Risk

Our response to the risk

Revenue recognition, including
the timing of revenue
recognition and the treatment
of lease incentives

2023 £612m rental income
12022 £537m rental income)

2023 £91m service charge income
[2022: £78m service charge
income)

Refer to the Report of the Audit
Cormnmittee {poges $0-95);
Accounting policies (pages
140-141); Note 6 of the Financial
statements (pages 140-141).

Market expectations and EPRA
earnings-based targets may place
pressure on management to
distort revenue recognition. This
may result in overstaternent or
deferral of revenues to assist in
meeting current or future targets
or expectations, including through
the incorrect treatment of lease
incentives.

Qur audit procedures over revenue recognition included:

We tested certain manual controls governing approvals and changes to fegse terms
and the upload of this information to the Group’s property information
management system (PIMS). We also performed testing of certain manual controls
over the billings process.

We selected g sample of new, existing and amended lease agreements in the year
and agreed the key lease terms input into PIMS, including lease incentive clouses.

We performed data analytics procedures to recalculate rental income across the
whole population of leases in the Group's portfolio; this also covers the straight
lining rent adjustrment for lease incentives.

We obtained the schedules used to calculate straight-lining of revenue in
accordance with IFRS 16 Leases. We tested the arithmetical accuracy of these
schedules and that the straight-lining was calculated in accordance with the
guidance. For a sample of leases we agreed the lease information per the schedules
back to lease agreements.

We have performed testing in relation to service charge income. This has included
vouching o sample of income recegnised to both invoice and cash collection, and
performing an analytical review to challenge unexpected or unusual variances.

We have also performed testing on the service charge expense in the year, including
the accrual at year-end to test cut-off.

We performed audit procedures specifically designed to address the risk of
management override of controls including consolidation adjustments and

journal entry testing, which included a particular focus on journal entries which
impact revenue.

Scope of our procedures

The Group was subject to full scope audit procedures over revenue,

Key observations
communicated to the
Audit Committee
Based upon the
audit procedures
performed, we
concfuded that
revenue has been
recognised on an
appropriate basis
in the year,

In the prior year, our auditor's report included a key aqudit matter in relation to the accounting for the acquisition of U+l In the current year,
there are no such similar transactions.

Our application of materiality
We apply the concept of materiality in planning and performing the audit, in evaluating the effect of identified misstatements on the
oudit and in forming our audit opinion,

Materiality

The magnitude of an omission or misstaternent that, individually or in the aggregate, could reasonably be expected to influence the economic
decisions of the users of the financial staternents. Materiality provides a basis for determining the nature and extent of our audit procedures.

The table below sets out the materiality, performance materiality and thresheld for reporting audit differences applied on our audit:

Qverall

Specific - account balances not related

1o investment properties, trading
properties {either wholly owned or
held within joint ventures) or loans
and borrowing

Parent Company

Basis Materiality Perf_frmonce materiality  Audit differem:es -
0.9% of total assets £99m £74rm £5m

(202£G.9% of total ossets) {2022: £110m) {2022: £83m) {20272: £6m)

5% of EPRA earnings before tax £19m £14m £1m

(2022: 5% of average revenue (2022: £18m) (2022: £13m) {2022: £1m)

profit before tox over two years)

09% of total assets £56m N £42m B £3m

(2022: 0.9% of total assets) (2022: £55m) (2022: £42m) (2022: £3m}

When estoblishing cur overall audit strategy, we determined a magnitude of uncorrected misstaternents that we judged would be material
for the financial statements as o whole. We determined that an asset-based measure would be the most appropriate basis for determining
overall matericlity given that key users of the Group's financial staternents are primarily focused on the valuation of the Group’s assets.
Based on this, we determined that it is appropriate to set the overall materiality at 0.9% of total assets (2022: 0.9% of total assets). We applied
overall matericlity to the investment property and trading property balances, including those in joint ventures, and other directly related
balance sheet items such as the vafue of loans and borrowings which are secured against the Group's investment properties.

This provided a basis for determining the nature, timing and extent of risk assessment procedures, identifying and assessing the risk of
material misstaterment and determining the nature, timing and extent of further audit procedures.
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We determined that for other account balances not related to investment properties, trading properties (either wholly owned or held
within joint ventures) or loans and borrowings, o misstatement of less than overall materiality for the financial statements as @ whole
could influence the economic decisions of users. We believe that it is most appropriate to use a profit-based measure as profit is also

a focus of users of the financial statements.

We determined that materiality for these areas should be based upon 5% of EPRA earnings before tax, EPRA earnings is considered
an important performance metric and aligned with industry earnings measures.

During the course of our audit, we reassessed initial materiality which has not resulted in a change from our planning materiality.

Performance materiality

The application of materiality at the individual account or balance level. It is set ot an omount to reduce to an appropriately low level
the probability that the aggregate of uncorrected and undetected misstoterments exceeds materiality

On the basis of our risk assessments, together with our assessment of the Group’s overall control environment, our judgement was that
perfarmance materiality was 75% (2022: 75%) of the respective materiality. We hove set perforrmance materiality ot this percentage
due to our past experience of the audit that indicates a lower risk of misstatements, both corrected and uncerrected.

Reporting threshold
An armount below which identified misstatements are considered as being clearly trivial.

We agreed with the Audit Committee that we would report to them all uncorrected audit differences in excess of £5m (2022; £6mj, as well
as audit differences in excess of £1m (2022: £1m) that relate to our specific testing of the other account balonces not related to investment
properties ar loans and borrowings, which are set ot 5% of their respective planning materiality, as well as differences below that threshold
that, in our view, warranted reporting on qualitative grounds.

We evaluate ony uncorrectad misstatements against both the quantitative measures of materiality discussed above and in light of other
relevgnt quolitative considerations in forming our apinicn.

Other information

The other information comprises the infarmation included in the annual report, including the Strategic Report and Governance section
set out on pages 1-119, other than the financial statements and our auditor’s report thereon. The Directors are responsible for the other
informotion contoined within the annual report.

Our opinien on the financial statements does not cover the other information and, except 1o the extent otherwise explicitly stated in this
report, we do not express any form of assurance conclusion thareon.

Our responsibility is to read the other information and, in doing sc, consider whether the other information is materially inconsistent with the
financial statements or our kmowledge obtained in the course of the audit of otherwise appears to be materially misstated. If we identify such
rmaterial inconsistencies or apparent material misstaterments, we are required to determine whether this gives rise to a material misstaterment
in the financial statements themselves, If, based on the work we have performed, we conclude that there is a material misstaterment of the
other information, we are required to report that fact.

We have nothing to report in this regard.

Opinions on other matters prescribed by the Companies Act 2006

In our opinion, the part of the Directors’ Remuneration Report to be audited has been properly prepared in accordance with the
Companies Act 2006.

In cur opinion, based on the work undertaken in the course of the audit:

e the information given in the Strategic Report and the Directors’ Report for the financial year for which the financial statements are
prepared is consistent with the financicl statements and those reports have been prepared in accordance with applicable legal
requirerments;

the information about internal control and risk monagement systems in relation to financial reporting processes and about share capital
structures, given in compliance with rules 7.2.5 and 7.2.6 in the Disclosure Rules and Transparency Rules sourcebook made by the
Financial Conduct Authority (the FCA Rules), is consistent with the financiol statements and has been prepared in accordance with
applicable legal requirements; and

imforrmation about the Cormpany’s corparate governance statement and practices and obout its administrotive, management and
supervisory bodies and their committees complies with rules 7.2.2, 7.2.3 and 7.2.7 of the FCA Rules,
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Matters on which we are required te report by exception

In the light of the knowledge and understanding of the Group and the Parent Company and its environment obtained in the course of the

audit, we have not identiflied material misstatements in:

* the Strategic Report or the Directors’ Report; or

» the informaotion about internal controt and risk management systerns in relation to financial reporting processes and about share capital
structures, given in compliance with rules 7.2.5 and 7.2.6 of the FCA Rules

We have nothing to report in respect of the following matters in relation to which the Companies Act 2006 requires us to report to you if,
in our opinion:
adequate accounting records have not been kept by the Parent Company, or returns adequate for our audit have not been received from

branches not visited by us; or

the Parent Company financial stalenients urkd the part of the Directors’ Remuneration Report to be audited are not in agreement with
the accounting records and returns; or

certain disclosures of Directors’ remuneration specified by law are not maode; or

we have not received all the information and explanations we require for our audit; or

+ a Corporate Governance Statement has not been prepared by the Company.

Corporate Governance Statement

We have reviewed the Directors’ Statement in relation to going concern, longer-term viability and that port of the Corporate Gevernance
Statement relating to the Group and Company’s compliance with the provisions of the UK Corporate Governance Code specified for our
review by the Listing Rules.

Based on the work undertaken as part of our audit, we have concluded that each of the following elements of the Corporate Governance
Statement is materially comsistent with the financial staterments or our knowledge obtained during the audit:

» Directors’ Statement with regards to the appropriateness of adopting the going concern basis of accounting and any material
uncertainties identified set out on pages 60-61 and 120;

Directors’ explanation as to its assessment of the Company's prospects, the period this assessment covers and why the periad is
appropricte set out on pages 60-6T;

Director’s Statement on whether it has a reasonable expectation that the Group will be able to continue in operation and meets its
liabilities set out on page 120;

Directors’ Staterment on fair, balanced and understandable set cut on page 120;

Board's confirmation that it has carried out a robust assessment of the emerging and principal risks set out on pages 56-59;

The section of the annual report thot describes the review of effectiveness of risk management and internal control systems set out on
pages 54-59; and

The section describing the wark of the Audit Committee set cut on pages 88-95.

Responsibilities of directors

As explained more fully in the Directors’ responsibilities staterment set out on page 120, the Directors are responsible for the preparation of
the financial statements and for being sotisfied that they give @ true and fair view. and fer such internal control as the Directors determine
is necessary to enable the preparation of financial statements that are free fram material misstaternent, whether due to fraud or error.

In preparing the financial statements, the Directors are responsible for assessing the Group and Parent Company’s ability to continue as
a going concern, disclosing, as applicable, matters related to going concern and using the going concern basis of accounting unless the
Directors either intend to liguidate the Group or the Parent Company or to cease operations, or have no realistic alternative but to do so.

Auditor’s responsibilities for the audit of the financial statements

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are free from material misstatement,
whether due to Traud or error, and to issue an auditor’s report that includes our opinion. Reasenable assurance is a high level of assurance,

but is not a guarantee that on audit conducted in accordance with ISAs (UK) will always detect a material misstaterment when it exists.
Misstatements can arise from fraud or error and are considered material if, individuclly or in the aggregate, they could reasanably be expected
to influence the economic decisions of users taken on the basis of these financial statements.

Explanation as to what extent the gudit was considered capable of detecting irregularities, including fraud

Irregularities, including fraud, are instances of non-compliance with lows and requlations. We design procedures in fine with our
responsibilities, cutlined above, to detect irregularities, including fraud. The risk of not detecting o material misstaternent due to fraud
is higher than the risk of not detecting one resulting from error, as fraud may involve deliberate concealment by, for example, forgery or
intentional misrepresentations, or through collusion. The extent to which our procedures are capable of detecting irregularities, including
fraud is detoiled below.
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However, the primary responsibility for the prevention and detection of fraud rests with both those charged with governance of the
Company and management.

* We obtained an understanding of the legal and regulatory frameworks that are applicable to the Group and determined that the most
significant are those that relate to the reporting framework (UK adopted international accounting standards, the Companies Act 2006
and UK Corporate Governance Code), the relevant tax regulations in the United Kingdom, including the UK REIT regulations, the UK
General Data Protection Regulation (GDPR), Health & Safety Regulations and the Bribery Act. There are no significant industry specific
laws ar regulations that we considered in determining our approach.
We understood how Land Securities Group PLC is camplying with those frameworks by through enquiry with management, and by
identifying the Group’s policies and procedures regarding compliance with laws and regulations. We also identified those members of
rmanagerment who have the primary responsibility for ensuring comptiance with laws and regulations, and for reporting any known
instances of non-cormpliance to those charged with governance. We carroborated our enguiries through our review of board minutes and
papers provided to the Board and the Audit Committee, as well as consideration of the results of cur cudit procedures acrass the Group
to either corroborate or provide contrary evidence which was then followed up. Our assessment included the tone frorm the top and the
emphasis on a culture of honest and ethical behaviour.
* We assessed the susceptibility of the Group’s financial statements to material misstatement, inchuding how fraud might occur by
reviewing the Company s risk register and enquiry with management and the Audit Committes during the planning and execution
phases of our audit. We considered the programmes and controls that the Group has established to address risks identified, or that
otherwise prevent, deter and detect fraud; and how management maniters those programmes and controls.
Based on this understanding we designed our oudit procedures to identify non-cempliance with such laws and regulations. Our
procedures involved:
— Enquiry of management, and when appropriate, those charged with governance regarding their knowledge of army non-cormpliance
or potential non-compliance with laws and regulations that could affect the financial statements;
— Reading minutes of meetings of those charged with governance;
— Reading of internal audit reports;
— Obtaining electronic confirmations from the Group’s banking providers to vouch the existence of cash balonces and completeness
of loans, berrowings and other treasury positions such as derivatives;
— Obtaining and reading correspondence from legal and regulatory bedies, including the FRC and HMRC; and
— Journal entry testing, with a focus on manual journals and journals indicating large or unusual transactions based on our
understanding the business.

A further description of our responsibilities for the audit of the financial statements is located on the Financial Reporting Council's website
at https://www.frc.org.uk/auditorsresponsibilities. This description forms part of our auditer’s report.

Other matters we are required to oddress

s Following the recammendation fram the Audit Committee we were appointed by the Company on 18 July 2013 to oudit the financial
statements for the year ending 31 March 2014 and subsequent financial periods.

s The period of total uninterrupted engagement including previous renewals and reappointments is 10 years, covering the years ending
31 March 2014 to 31 March 2023.

¢ The audit opinion is consistent with the additional report 1o the Audit Committee.

Use of our report

This report is made solely to the Company’s members, as a body, in accordance with Chapter 3 of Part 16 of the Companies Act 2006.

Our audit work hgs been undertaken so that we might state to the Company's members those matters we are required to state to them

in an auditer’s report and for no other purpose. To the fullest extent permitted by law, we do not accept or assume respansibility 1o anyone
other than the Company and the Company’s members as a body, for our audit work, for this report, or for the opinions we have formed.

Julie Carlyle
Senior Statutory Auditor

for and on behalf of Ernst & Young LLF, Statutory Auditor
Londen
15 May 2023
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2023 2022
Capital Caphal
EPRA ond other EPRA and ather
earnings items Total earnings 1Terns Totol
Notes £m £m £m £rr Im £
Revenue T By 726 85 791 647 32 670
Costs - moverment in bad and doubtful debts provisions 7 2 - 2 13 _- - 13
Costs - other Bl 7 (291) (93)  (384) (273) (48) (321)
o - 437 {28} 409 387 (16) 371
Shars of post-:n_j-x p_roﬁ?-(loss) from joint ventures 6 29 {30) (1) 77279'” ; jri 73?7
{Loss)/profit on disposal of investmerﬁroperties - (14T- | _(_144) 107 107
ﬁ-mp;s_a_gf investment in joint ventures - - - - 2 2
Nerti(deﬁcg);’surp\us on revaluation of investment propértié§ 14 - (827) (827) - a6 _416 ’
{Loss)/gain on changes in finance leases T - (8) 6 - & o
Operating profit/(loss) 466 (1,035) (569) 416 519 935
Finance income T T 1w 715. 23 34 A 16 125
Finance expense 10 {B4) 3) | (&87) (70) (15} (85)
Profit/(loss) before tax 393 (1,015)  (622) 355 520 875
Toxation B 7 12 T L - -
(Loss)/profit for the year (622) 875
;.ttri_m;:ble to: - 777 ’
Shareholders of the parent _(619) 869
Non-;cm{ing_;-\‘_r-\-terests N o i {3) - )
T T (622 - ars
{Loss)/profit ;;'uer share attributable to shareholders of o B
the parent: .
Basic {loss)/earnings per share o 5 77(83.37)7p 117.4p_
Diluted (IDSS)/eormmgs per share 5 ) o (83.6)p 117.1p
Statement of comprehensive income
for the year ended 31 March 2023
2023 2022
Total Toton
Notes £m £m
(Loss)lproﬁ-r 'th_;;rear o 7”"7 T i (§_22-) 875
Items that -mcly be subsequently reclassified to the income statement: -
Movement in cash flow hedges o - - (1)7777 @8]
Items that will not be ;ﬁbsequently reclassified to the income stcterpgnt:__ S
Movemém in tf;eifc;‘\r value of other investments ) - (3)
Net re-measurerment {loss)/gain on defined benefit prernﬁswfon scheme 34 {12) 22
Deferred tax credit/(charge} on re-measurement above . ; 12 3 (5)
Other comprehensive (Ios;)fincorﬁ;fﬁr the year L - {10} o _li
Total Vv.;.rompréhensi\-lmo-ss)/income for the year i (632) 888
Attributable to: o - o
Shareholders of the parent ~ (629) 882
Ngn—coir;trroiling interests (3} &

(632) 888
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2022 2022
2023 {restated)’ 2023 {restated)!
o . B Notes £m im £m £m
Non-current assets )
Investrent properties 14 9,658 11,207 B - =
Intangible assets 20 6 8 - -
Net investment in finance leases - 19 21 70 - -
Investments in jointiventu(es ) ) ) 16 533 700 - -
Investments in ussociotés_ 17 3 4 ) - -
Investments in subsidiary undertakings 29 - = 6,2_29 (_),272‘2_
Trade and other receivables - 27 146 177 - -
Other non-current assets B 30 67 61 - -
Total non-current assets ) 10,434 12,227 6,229 6,222
Eyrrent assets . ] o -
Trading properties . } 15 118 145 - -
Trode_and other receivables B 27 365 368 - -
Monies held in restricted accounts and deposits 23 4 4 - -
Cash and cash equivalents 24 41 146 2 2
Other current assets : B i 31 4 5. - -
Total current assets 532 668 2
Total assets 10,966 12,895 6,231 6,224
Current liabilities i -
Borrowings 22 (315) {541) - -
Trade and other péyables 28 (306) (320) (2,821) {2,9212)
Other current liabilities 32 (24) (11) - -
Total current liabilities (645) (872)  (2,821)  (2,912)
Non-current liabitities ’ T 7
Borrowings ] ] 22 {3,223) (4,012) - -
Trade and other payables 28 (17) (8) ’ - -~
Other nen-current liabilities 33 () ) (12) - -
Total non-current ligbilities _ (3,249) (4,032) - ~
Total liabilities (3,894)  (4,90%) (2,821) 2,912y
Net assets B 7,072 7,991 3,410 3,312\
Equity B ] ’ o
Capital and reserves attributable to shareholders
Ordinary shares 36 - 80 80 80
Share prerium 318 317 318 317
Other reserves 13 Q 13 @
Merger reserve B ) - - 374 374
Reteined earnings 46,594 7,511 2,625 2,532__
Equity attributable to shareholders of the parent 7,005 7,917 3,410 3,312
Equity attributable to non-controlling interests 67 74
Total equity 7.072 7,991

1. Cash and caosh equivalents and monies held in restricted accgunts and depaosits have been restated as ot 31 March 2022 following clorification by IFRIC on classification of funds

with externally Imposed restrictiors

The profit for the year of the Company was £381m (2022: £15m).

The financial statements on pages 129 to 186 were approved by the Board of Directors on 15 May 2023 and were signed on its behalf by:

ML A,

Vanessa Simms

=
Ol

Mark Allan
Directors
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Attributable to shareholders of the parent Group
Mon-
Ordinary Share Other Retained controlling Total
shares premium reserves earnings Total interests equity
o o £m fm £m £m £[|7177 £m £m
At 1 April 2021 80 317 28 6,787 7,212 - 7,212
I%Eompre_he_e_n_sw’ve income for the financial ;Iéor - 882 882 & _ 888
Transactions with shareholders of the parent:
Share-based payments - o - - 2 2 4 - 4
Dividends paid to shareholders of the parent - - {181) (181) - (181}
Transfer of treasury shares I - - (21) 21 - -
Total transactions with shareholders of the parent - - ) (19 (158) (17_7) - (177}
Acquisition of subsidiaries o o R - - - - 58 58
At 31 March 2022 i B e 80 317 9 7,511 7,917 74 7,991
thg! comprehensive loss for Eh? financial year - - - (629) ) (629) (3)77 (632)
Transactions with shareholders of the parent: -
Share-based payments - 1 4 2 7 - 7
Dividends paid to shareholders of the_porent o 1 - - - (290) (299) - {290)
Total transactipns with 5th reholders of the parent - 1 4 (288) (283) - {283)
Dividends paid to non-controlling interests o - - - - B - 4 77_i @
Total tronsactions with shareholders - 1 4 (288) (283) {4) {287)
At 31 March 2023 i 80 318 13 6,594 7,005 &7 7,072
Attributable to shareholders Company
QOrdinary Share Cther Merger Retained Total
shares premium reserves reserve earnings? equity
ﬂim 77Em o £m o Emr o £m 7i
At 1 April 2021 ) 80 317 28 374 2,675 3,474
Total comprehensive income for the financial year e - - = - 15 15
Transactions with shareholders:
Share-based payments - - ~ 2 - 2 4
Dividends paid to shareholders ) - - {181} (181)
Transfer of treasury shares - - (21) - 21 -
Total transactions with shareholders - - {19} - (158) (177)
At 51 March 2022 B T 80 317 9 374 2,532 3,312
Total comprehensive incerme for the financicl year ) - - i - - 381 381
]'runsuctions with_shareho_lders: o ___
Share-based payments - 1 4 - 2 7]
Dividends paid to shareholders o o - - L - - - - (290) (29(])|
Total transactions with shareholders B B - 1 4 - (288) (283)
At 31 March 2023 80 318 13 374 2,625 3,410

1. Avoilakle for distribution.
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Group Company
2022 2022
2023 [restotad)! 2023 irectatec)
o Notes £m Lrr £m £
Cash Hows from operating activities B B
Net Vcos’%Genercted from operations 7 13 356 448 - -
Interest received 7 16 23 - -
Interest paid i (92) (84) - -
Rents paid (13) (8) - -
Capital expenditure on troding properties ) B i {&) (5) - )
Disposal of troaing progaz;ties h 18 8 V - -
Development income proceeds received 54 - - -
Other op;-uting cash flows N ) 9 (1) - (1)_
Net cash inﬂowl(outﬂiowi from 0pe.rating activities - 13 342 381 - [N
gish flows from inves1-:ing activities 7 ) - B T
Investment prop;erty development exbenditure (253) (302 ) - -
Other investrent property reloted expehd\'trure i (102) (42} - -
Acquisition of investment properties 7 i L (2) -(_q__47) -
Disposal of investment properties B 1,269 265 -
Acquisition of suk\:)sidiarie; net of cash acguired 7 {92) {399) ) - i -
C_c:sgréiistributioms from joint ventures ) 16 14 22 - -
Increase iH -monles held in restricted accounts and deposits T - - ’ (4) - -
Net cclsh“inﬂow/(outﬂow) from inves-ting activities 834 (607) - -
,Cj'_Sh flows from financing activities ) | - i B
Proceeds from F\E‘-\A./ borrowings (net of finance fees) 22 3194 1,053 - -
Repayment of bank debt ' B N {1,407) (89 - R
Nj&t cash inflow/(ocutflow) ‘Fr-om derivoﬁve_ﬁnOﬁCio\ ihstrument_é B . 22 ) -25 (3) - —
Dividends paid to shareholders of the parent - ] 11 (289) (190) - .
@vidends paid to non—contré\\ing interests ) {4) - - -
gher finarcing cash fHows - {?) - -
Net cash (outfow)/inflow from financing activities ) (1,281) 362 - -
@ecrease)/increase in cash and cash equ;avaﬂents for the year {105) 1356 - (1)
Cash and cash equr‘\ivolents at the beg\:nning of the y:ear 146 10 2 3
C_(;:sh and cash equivalents at the end of the year B 24 41 146 2 2

1.Zash and cash equivalents ard monies held in restricted accounts and depesits have been restated os ot 31 March 2022 following clarfication by IFRIC on classification of

funds with externally imposed restrictions.
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Notes to the financial statements
for the year ended 31 March 2023

Section 1 - General

This section contains a description of the Group's significant accounting policies that relate to the financiol statements as a whole.

A description of accounting policies specific to individual areas (e.g. investment properties) is included within the relevant nate to the
financial statements.

This section also includes o summary of new accounting standards, amendments and interpretations that have been applied in the year
and those not yet adopted, and their actual or expected impact on the reported results of the Group.

12 Basis of preparation and consolidation

Rasis of preparation

These financial staternents have been prepared on a going concern basis and in accordance with UK adopted international accounting
standards (IFRSs and IFRICs), and as regards the Parent Company financial statements, as applied in accordance with the provisions of
the Cornpanies Act 2006, The financial statements have been prepared in Pounds Sterling (rounded to the nearest one millien}, which

is the presentation currency of the Group {Land Securities Group PLC and all its subsidiary undertakings), and under the historical cost
convention as medified by the revaluation of investment property, financial assets at fair value through other cormprehensive income
{without recycling), derivative financial instruments and pension assets. As applied by the Group and the Company, there are no material
differences between UK adopted international accounting standards and EU [FRS.

The preparation of financial statements in conformity with generalty accepted accounting principles (GAAP) requires the use of estimates
and assumnptions that affect the reported ameunts of assets and liabilities at the date of the financial statements and the reported
amounts of revenues and expenses during the reporting period, Although these estimates are based on management’s best knowledge
of the amount, event or actions, actual results ultimately may differ frorm those estimates.

Land Securities Group PLC (the Cormpany) has not presented its own statement of comprehensive income (and separate income
statement), as permitted by Section 408 of Companies Act 2006. The Merger reserve arcse on 6 September 2002 when the Company
acquired 100% of the issued share capital of Land Securities PLC. The Merger reserve represents the excess of the cost of acquisition over
the nominal value of the shares issued by the Company to acquire Land Securities PLC. The Merger reserve does not represent a realised
or distributable profit. Other reserves includes the Capital redemption reserve, which represents the nominal value of cancelled shares,
the Share-based payment reserve and Gwn shares held by the Group.

Going concern

The impact of internatienal and domestic political and ecenomic events over the course of the year has resulted in the UK facing a prolonged
recessicnary period and therefore the Directors have continued to place additional focus on the appropriateness of adopting the geing
concern assumption in preparing the finoncial statements for the year ended 31 March 2023, The Group’s going concern assessment considers
changes in the Group's principal risks (see pages 56-59) and is dependent on a number of factors, including cur financial performance and
continued access to barrowing facilities. Access to our borrowing facilities is dependent on our ability to continue to operate the Group's
secured debt structure within its financial covenants, which are described in note 22.

In order to satisfy themselves that the Group has adequate resources to continue as a going concern for the foreseeable future, the Directors
hove reviewed base case, downside and reverse stress test models, as well as o cash How model which considers the impact of pessimistic
assumptions on the Group's operating environment (the ‘'mitigated downiside scenario’). This mitigated downside scenario reflects
unfavourable macro-economic conditions, a deterioration in our ability to collect rent and service charge from our custormners and rermoves
uncommitted acquisitions, dispoesals and developments.

The Group's key metrics from the mitigated downside scenario as at the end of the going concern assessment period, which covers the
146 months to 30 September 2024, are shown below alongside the actual position at 31 March 2023.

Mrigared dewns’ds
scenas’o

Key metrics 31 March 2023 30 Septermber 2024
Security Group LTV 33.0% 39.2%
Adjusted net debt o ~ £3,287m £3,670m
EPRA net tomgib(e assetsi - ) - o B £6,97t'$§;n o £6,021m

Available financial headroom £2.4bn £1.6bn
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1> Basis of preparation and consolidation continued

In our mitigated downside scenario, the Group has sufficient cash resarves, with our Security Group LTV ratio remaining less than 65% and
interest cover above 1.45x, for a period of at teast 16 months from the date of authorisation of these financial statements. The value of our
assets would need to fall from 31 March 2023 values by approximately a further 50% for LTV to reach 65%. The Directors consider the
likelihood of this occurring over the going concern assessment period to be remote.

The Security Group requires earnings of at least £150m in the year ending 31 March 2024 for interest cover to remain above 1.45x in the
mitigated downside scenario, which would ensure compliance with the Group’s covenant through to the end of the going concern
assessment period. Security Group earnings are well above the level required to meet the interest cover covenant, and would need to fall
from 31 March 2023 values by over £300m for interest cover to reach 1.45x. Therefore, the Directors do not anticipate a reduction in Security
Group earnings over the period ending 30 September 2024 to o level that would result in a breach of the interest cover covenant.

The Directors have also considered a reverse stress-test scenario which assumes no further remt will be received, to determine when our
availoble cash rescurces would be exhausted. Even under this extreme scenario, although breaching the interest cover covenant, the Group
continues to hove sufficient cash reserves to continue in operation throughout the going concern gssessment period.

Based on these considerations, together with available market information and the Directors’ knowledge and experience of the Group's
property portfolio and markets, the Directors have adopted the going concern basis in preparing these financial staternents for the year
ended 31 March 2023,

Basis of consclidation

The consolidated financial statements for the year ended 31 March 2023 incorporate the financial statements of the Company and allf its
subsidiary undertakings. Subsidiary undertakings are those entities controlled by the Company. Cantrol exists where an entity is exposed
to variabie returns and has the ability to affect those returns through its power over the investee,

The results of subsidiaries and Joint ventures acquired or disposed of during the year are included from the effective date of acquisition
or to the effective date of disposal. Accounting policies of subsidiaries and joint ventures which differ from Group accounting policies are
adjusted on consolidation.

Where instruments in a subsidiary held by third parties are redeemable at the option of the holder, these interests are classified as a
financial liakility, called the redemption liability. The liability is carried at fair value; the value is reassessed at the balance sheet date and
movernents are recognised in the income statement.

Where equity in a subsidiary is not attributable, directly or indirectly, to the shareholders of the parent, this is classified as a non-controlling
interest. Total comprehensive income or loss and the total equity of the Group are attributed to the sharehelders of the parent and to the
non-controlling interests according to their respective ownership percentages.

Joint arrangements are those entities over whose activities the Group has joint control, established by contractual agreement. Interests in
joint arrangements are accounted for as efther a joint venture or ¢ joint cperaticn. A joint arrangement is accounted for as @ Joint venture
when the Group, along with the other parties that have joint control of the arrangement, have rights to the net assats of the arrangement.
Interests in joint ventures are equity accounted. The equity method requires the Group's share of the joint venture’s post-tax profit or loss for
the year to be presented separately in the income staternant and the Group’s share of the joint verture’s net assets to be presented separately
in the balance sheet. A joint arrangement is accounted for as a joint operation when the Group, along with the parties that have joint control
of the arrangement, have rights to the assets and obligations for the liabilities relating to the arrangement. Joint operations are accounted for
by including the Group's share of the assets, liabilities, income and expenses on a line-by-line basis.

Intra-group balances and any unrealised gains and losses arising from intra-group transactions are eliminated in preparing the consolidated
financial staternents. Unrealised gains arising from transactions with joint ventures are sliminated to the extent of the Group's interest in the
joint venture concerned. Unrealised losses are eliminated in the same way, but only to the extent that there is no evidence of impairment.
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2>Significant accounting judgements and estimates

The preparation of financial statements in conformity with IFRS requires managerment to exercise judgement in applying the Group’s
accounting policles. The areas where the Group considers the judgements to be most significant invelve assumptions or key estimates
inrespect of future events, where actual results may differ frorn these estimates. These key estimates are deemed to have o significant
risk of causing a material adjustment to the carrying amounts of assets and liakilities within the next financial year. Other sources of
estimation uncertainties identified below are estimates deemed to have a lower risk of causing a material adjustment to the carrying
armounts of assets and liabilities within the next financial yeor.

Judgements
* Recognising revenue where property management activities are performed by a third party (note &)

* Compliance with the Real Estate Investrment Trust (REIT) taxation regime and the recognition of deferred tax assets and liobilities (note 12)

* Accounting for certain property acquisitions and disposals (note 14}

Key estimates
¢ Veluation of investment properties {note 14)

Other sources of estimation uncertainties
* Valuation of trading properties (note 15)

» Impairment of trade receivables (note 27)

In preparing the financial staterments, the Group has considered the impact of climate change, taking inte account the relevant disclosures in
the Strategic Report, including those made in accordance with the recormmendations of the Taskforce on Climate related Financial Disclosure,
These considerations included the limited exposure in terms of our investment properties, as we fully costed and committed to invest £135m
to achieve our science-based net zero target by 2030 [note this cost will luctuate year on year to account for changes in inflation). On this
basis, the Group has concluded thot climate chonge did not have a material impact on the financial reporting judgements and estimates,
consistent with the assessment that this is not expected to have a significant impact on the Group's going concern or viability assessment.

3>Changes in accounting policies and standards

The accounting pelicies used in these financial statements are consistent with those applied in the last annual financial statements, as
amended where relevant to reflect the adoption of new standards, amendments and interpretations which became effective in the year.

Following clarification by IFRIC on the classification of monies held in restricted accounts, monies that are restricted by use only are
classified at 31 March 2023 as ‘Cash and cash equivalents’, whereas monies to which access is restricted rermain classified as ‘Monies held
in restricted accounts and deposits’. The comparative balances hove been restated where applicable to reflect this change in classification.
As a result, £18m of moenies held in restricted accounts has been reclassified to Cash and cash equivalents in the Group balance sheet

as ot 31 March 2022 which increased the Cash and cash equivalent from £128m to £146m and decreased the restricted accounts from
£22m to £4m. Within the Group cash flow statement for the year ended 31 March 2022, this reclassification also resulted in the overalt
net movement in Cash and cash equivalent from £328m to £136m, as well as the moverments in monies held in restricted accounts being
classified as cash flows from investing activities rother than financing activities as in prior year, based on the nature of the accounts.

As at 1 April 2021, the total value of the reclassification is £10m which increased the Cash and cash equivalent from £nil to £10m and
decreased the restricted accounts fram £10m to Enil. This prior year restaternent did not have any impact on the reported net assets,
net current assets or net profit or loss.

Additionally, £2m of monies held in restricted accounts has been reclassified to Cash and cash equivalents in the Company balance sheet
as at 31 March 2022 which increased the Cash and cash equivalent from £nil to £2m and decreased the restricted accounts from £2m to
£nil. Within the Company cash flow statement for the year ended 31 March 2022, this reclassification did not result in a net movement of
Cash and cash equivalents. As at 1 April 2021, the total value of the reclassification is £3m which increased the Cash and cash equivalent
from £nil to £3m and decreased the restricted accounts from £3m to £nil. This prior year restatement did not have any impact on the
reported net assets, net current assets or net profit or loss.

There has been no material impact on the financial statements of adopting any cther new standards, amendments and interpretaticns.

Amendrments to IFRS

A number of new standards, amendments to standards and interpretations have been issued but are not yet effective for the Group.
The application of these new standards, amendments and interpretations are not expected to have a significant impact on the Group’s
income statement or balance sheet.
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Notes to the financial statements
for the year ended 31 March 2023 continued

Section 2 — Performance

This section focuses on the performance of the Group for the year, including segmental information, earnings per share and net assets
per share, together with further details on specific compenents of the income statement and dividends paid.

Qur property portfolio is a combination of properties that are wholly owned by the Group, part owned through joint arrangements and
properties owned by the Group but where o third party holds o nen-controlling interest. Internally, management review the results of the
Group on a basis that adjusts for these different forms of ownership to present a proportionate share. The Combined Fortfolio, with ossets
totalling £10.2bn, is an exarmple of this approach, reflecting the economic interest we have in cur properties regardless of our ownership
structure. The Combined Portfolio comprises the investment properties of the Group’s subsidiaries, on o proportionately consolidated
basis when not wholly owned, together with our share of investment properties held in our joint ventures (see note 14). We consider this
presentation provides further understanding to stakeholders of the activities and performance of the Group, as it aggregates the results
of all of the Group's property interests which under [FRS are required to be presented across a number of line items in the statutory
financial statements.

The same principle is applied to many of the other measures we discuss and, accordingly, a number of our financial measures include the
results of our joint ventures and subsidiaries on a proportianate basis. Measures that are described as being presented on a propertionate
basis include the Group’s share of joint ventures on a line-by-line basis and are adjusted to exclude the non-owned elements of our
subsidiaries. This is in contrast to the Group's statutory financial statements, where the Group's interest in joint ventures is presented as
one line on the income statement and balance sheet, and all subsidiaries are consclidated at 100% with any non-owned element being
adjusted as a nen-controlling interest or redemption liability, as appropriate. Our joint operations are presented on a proportionate basis
in all financial measures.

EPRA earnings is an alternative performance measure and is the Group’s alternative measure of the underlying pre-tax profit of the
property rental business. EPRA earnings excludes all items of a capital nature, such as valuation movements and profits and losses on the
disposal of Investment properties, as well as exceptional items. The Group believes that EPRA earnings provides additional understanding
of the Group's operational performance to shareholders and other stakeholder groups. A full definition of EPRA earnings is given in the
Glossary. The components of EPRA earnings are presented an a proportionate basis in note 4.

Qur income statement has two key components: the income we generate from leasing our investment properties net of associated costs
(including interest expense), which we refer to as EPRA earnings, and items not directly related to the underlying rental business, principally
valuation changes, profits or losses on the disposal of properties, refinancing activity and exceptional iterms, which we refer to as Capital
and other itermns. Our income statement is presented in a columnar format, split into those items that relate to EPRA earnings and Capital
and other iterms. The total column represents the Group's results presented in accordance with IFRS; the other columns provide additionat
information. We believe EPRA earnings provides further understonding of the results of the Group’s operational performance to
stakeholders as it focuses on the rental income performance of the business and excludes Capital and other items which can vary
significantly from year to year,

4>Segmental information

The Group's operations are all in the UK and are managed across four operating segments, being Central London, Majar retail destinations
(Major retail), Mixed-use urban neighbourhoods (Mixed-use urban) and Subscale sectors.

The Central London segment includes all assets geographically located within central London. Major retail destinations includes all regionai
shopping centres and shops outside London and our cutlets. The Mixed-use urban segrment includes these assets where we see the most
potential for capital investrment. Subscale sectors mainly includes assets that will net be a focus for capital investment and consists of leisure
and hotel assets and retail parks. There has been no change to the classification of these segments during the year to 31 March 2023.

Management has determined the Group’s operating segments based on the informaticon reviewed by Senior Management to make
strategic decisions. The chief operating decision maker is the Executive Leadership Teamn (ELT), comprising the Executive Directors and
the Managing Directors. The information presented to ELT includes reports from all functions of the business as well as strategy, financial
planning, succession planning, organisational development and Greup-wide policies.

The Group's prirmary measure of underlying profit before tax is EPRA earnings. However, Segment net rental income is the lowest level to which
the profit arising from the ongoing operations of the Group is analysed between the four segments. The administrative costs, which are
predeminantly staff costs for centralised functions, are all treated as administrative expenses ond are not allocated to individual segments.
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The Group manages its financing structure, with the exception of joint ventures, on a pooled basis. Individual joint ventures may have
specific financing arrangements in place. Deht facilities and finance expenses, including those of joint ventures, are managed centrally and
are therefore not attributed to o particular segment. Unallocated incorne and expenses are itemns incurred centralty which are not directly

attributable to one of the segments.

All items in the segmental information note are presented on a proporticnate basis.

Segmental results

EFRA earnings

2023 2027
Central Major Mixed-use Subscale Cantral Ma'er  Mxed-ase Subscale
London retail urban sectors Total Londo= retail urban LECLOTS “ctal
£m £Em £m £m £m £m im £rm £m e
Rentalincome 313 179 58 107 657 287 167 a3 89 586
Finance lease interest - - - 2 2 o ”gi ) . 2 8
Gross rental income 313 179 58 109 859 293 167 43 91 594
{before rents payable)
Rents payable! - 3 ® M - 12 (4) () - 2 B
Gross rental incame 310 171 57 109 647 289 161 43 93 586
{after rents payable)
Service charge income 46 42 10 - 98 40 7 86 |
Service charge expense . (47} (50)  {12) (1)  (110) {41) (45) (%) (3) (98)]
Net service charge experse T T @ M an () (3 (12)
Other property related income 15 i 3 3 31 13 11 72 - 2 B 28
Direct property expenditure | | (34) (44}  (14)  (16)  (108)  (42) (37) i11) (14) (104
Movementin bad ond doubtfll (4 3 1 - 3 (1) 13 2 (@) 12
debts provisions
Segment net rental income 289 132 45 95 561 258 142 34 76 510
Other income 3 3
Administrative expense (82) - (85)7
Depreciation {5) [§)]
EPRA eurn?ngs before interest - B - ) 477 T B 426
Finance income 11 9
Finance expense 84 (70)
Joint venture net finance expense (11) T T __—(10_)
EPRA earnings attributable 393 355

to shareholders of the parent

1.Included within rents payoble is lease interest payable of £2m (2022: £12m) for the Central London segment, £1m for the Mixed-use urban segment (2022: £nil) and £1m

(2022: £2m) for the Subscale segrnent.

2. A reconciliotion from the Group income stotement te the information presented in the segmental results table for the year ended 31 March 2022 15 included in table 90.



138 Londsec Annual Report 2023
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for the year ended 3t March 2023 continued

4> Segmental information continued

Financial staterments

The following table reconciles the Group's incorne statement to the segmental results.

Reconciliation of segmental information note to statutory reporting

Year ended 31 March 2023

Adjustment

Group for non- Capital

income Joint  wholly owned EPRA and other

statement ventures! subsidiaries? Total earnings items

£m £m £m £m £m £m
Rental incarme o - - 61z 53 (8) 657 657 -
Fiﬁonce Fec;e interest T _7 o 2 T - T —3 ’

6?55 rental income (before rents payable) o 614 537 - F 7659 ) 659 -
Rents payable - - - ) (J,T)— {2) L (TZ)J (12} o -

Gross rental inco;r;afte; rents Vpuy;?e)’ 04 51 7(87)7 s47 647 e
S_ervicercha_r_ge incomei B o _7” ‘?17 S ld E 98 - 98 e
Service charge expense o T oy 12 2 1oy (110) o
Net service charge expense B (%) {2) {1} (12) {12) -
Other praperty related income - o - 29 2 e T

Direct property expenditure - - (100) (10 T2 T (o8 nos -
Mavernent in bad and doulbtful debts provisions __ a 2 1 = 33 e
Segn'.u"e:_r_:et rental inccﬁn - T 526 T42 (7) T 5614— 7561 -

Other ‘\Vncc;_rfw?r - B s - - 3 3 -
Admmistmtivéf‘axipenses - (TD) (27) - - 7(872) (82) - o
S-eprecu:tion, incluTji&; amortisation of 5o_f.twa"re ) (5 - - (57)7r (5)7 T
EPRA earnings before interest - 444 40 Iy 477 477 T
ghore of poéTfth loss from joint ventures o 7 - (1) T - ’ - T -

Profit on disposc\ of trading bropéftieé Wjiﬂ ] 1 T - 1 T 1
Loss on d\'sposol_cn‘_:mvestmem propertfés‘ ;f (171)7 - (E{) e (lm
ﬁert (deﬁcit)/surpl-goinrrevo\uctw'orw cn-‘ﬁ:stment propeirties—i (8277)F (30} T e (84? - - (848)
Net devei;bm_ent contract expéﬂditure : (%) - o (‘7)- - T’)
LT:ss o; changes in ﬁnqngm—es ' {6) T - {5) o (6)7

Impoirr_nent of g-oodwill L T (5) - - (5) T (5
Impairment of trading properties (19) - - (19} - m
Depreciation o - = - - (3) -
Operating (loss)/profit ) ) ’ (569) 11 2 {556) 477 {1,033)
E;Wonf:e income 7 34 - 1 35 11 24
Finance expense - T a7 a1 D) T (95) (3)
{Loss}/profit before tax - {622) - 3 —(319) 393 (1,012)
Taxation B :_ - - s - - - -

irLoss)/proﬁt for the year B (6? - 3 (6179)

1. Reallocation of the share of post-tax loss from joint ventures reported in the Group incorne statement 1o the individual line items reported in the segmental resuits table.

[N

.Removal ¢f the nen-wholly owned share of results of the Group's subsidiaries. The non whaly awned subsidicries are consolidatad at 100% in the Group’s income staternent,

but anly the Group’s share s included In EPRA earnings reported 'n the segmental resuits table, The non owned element of the Group's subsidiories are included in the
‘Caopital and other items’ colurnn presented in the Group's income statement, together with items not directly related to the unaerlying rental business such as investment
properties valuation chonges, profits or tosses on the disposal of investment praperties, the proceeds from, and costs of, the sale of trading properties, income from and costs
associcted with development contracts, amortisation and iImpairment of intangibles, and other attributable costs, arisirg on business combinations.

3 Included in the loss on dispasal of investment propertias is o £9m charge related te the provision for fire safety remediation works on properties no longer owned by the Groao

But for which the Group is responsible for remedioting under the Building Sofety Act 2022,
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In the tables below, we present earnings per share attributable to shareholders of the parent, calculated in accordance with IFRS, and

net assets per shore attributable to shareholders of the parent together with certain measures defined by the European Public Real Estate
Association (EPRA), which have been included to assist comparison between European property companies. Three of the Group's key
financial perfarmance measures are EPRA earnings per share, EPRA Net Tangible Assets per share and total return on equity, which was
previously referred to as total accounting return. There has been no change to the calculation of this measure other than the change of
nare during the year to 31 March 2023. Refer 1o Table 70 in the Business Analysis section for further details on these alternative

performonce measures.

EPRA earmings, which is ¢ tax adjusted measure of underlying earnings, is the basis for the calculation of EPRA earnings per share.
We helinve EPRA earnings and EPRA earnings per share provide further insight into the results of the Group’s operational performance
to stakeholders as they focus on the rental income performance of the business and exclude Capital and other items which cun vary

significantly from year to year.

Earnings per share Year ended Year ended

31 March 2023 32 March 2022

Loss for EPRA Proft for ZPRA

the year earnings the yeaor eqarnings

£m im Erm i

{Lossy/profit attributable to sh-ghade(s of the pcreg‘g - 7_ 7(6]:;‘) (616) - 869 235
Valuation and loss/{profit) on disposals j - - 1006 T s
Net finance income [(excluded frcm: EP@ earnings) - {21) - N {1}
Impairment of goodwill S - 5 S 6

Other S o - 12 8

(Lossjf;roﬁitr used in per share calculation 7 (59)7 393 8469 355

) . IFRS EFRA IFRS EP24

ECE Vﬂioss)Teornings per share a i B T (83;)p7_ 53.1p 117 4p o 48.0p

Diluted (loss)/earnings per share! - (83.6)p 53.1p 117?;5 47 8p

1.lnthe year ended 31 March 2023, share options cre excluded from the weighted average dituted number of shares when calculating IFRS and EPRA diluted (loss)/earnings

per share because they are not difutive.

Net assets per share

31 March 2023

31 Maoreh 2027

Net assets EPRA NDV EPRA NTA Net assets EPRA NDV [PRA NTA

Em £m £m £m £m £r
Net assets attributable to shareholders of the parent 7,005 7,005 7,005 7,917 7.917 7.917
Shortfall of fair value over met investrment in finance leases book value - (6) - (6i _ 7@ (6)

Deferred tax ligbility on intangible asset - - - 1 - s 1
Goodwill on deferred tax lability - (1) w - (1) (1)
Other intangible asset o T - (2) T o (2)
Fair value of interest-rate swaps - - - (42) - - (21)
Excess of fair value of trading -pro;ertles over book value - T12 12 - - -
Shortfall/(excess) of fair value of detaTévé; book vc;\uerawotiﬂ)ir - 324 - {107} T -

Net assets used in per share calculation T 7,005 7,334 6,967 7,917 7,803 7,888
IFRS EPRA NDV EPRA NTA RS LPRA NDV _FPRANTA-

Net assets per share - ) _945p n/a n/a 1.070p n/a arie!

Diluted net assets per share T eazp 986p 936p 1,067p 1,052p 1,063p
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5>Performance measures continued

Number of shares 2023 2622
Weighted Weightea
average 31 March average 31 Mavch
s D - million o miliio)n ~ milien million
Ordinary shares S m 751 751 751
Teasuryshores T T m oy
Own shares 7 - 77 - 7(4)4 77(3)7 7(4) o -7(4)
Number of shares - basic S :g T T T T 740 T 7ar 740 T ra0
S'yi—uﬂve effect of share Dp‘EVIVO":S_ir 77 i i Y 5 2 T 2
NumEer of shares - diluted T - T T - 74: — H T ﬂ T 7?

Total return on equity is calculated as the cash dividends per share poid in the year plus the change in EPRA NTA per share, divided by the
opening EPRA NTA per share. We consider this to be o useful measure for shareholders as it gives an indication of the total return on equity
over the year,

Total return on equity based on EPRA NTA Year ended Year ended
31 March 31 March
2023 2022
) o o R o _ o I . o . pence o o pence
(Decrease)/increase in EPRA NTA per share o (127) - 78
Dividend paid per share in the year (note 11) o o o o 39 25
Totaireturn (@) . S o - (88) 103
EPRA NTA per share at the beginning of the year (b} 1,063 285
Total return on equity {a/b) (8.3)% 10.5%

6> Revenue

0 Accounting policy

Rental income, including fixed remtal uplifts, is recognised in the income staterment on a straight-line basis over the term of the legse.
Lease incentives being offered to occupiers 1o enter inte a lease, such as an initial rent-free period or a cash cantribution ta fit out or similar
costs, are an integral part of the net consideration for the use of the property and are therefore recognised on the same straight-line
basis. Where the totol consideration due under a lease is modified, for example, where a concession is grarted to a tenant prior to the dote
the conceded rent folis due, the revised total amount due under the lease is recognised on a straight-line bosis over the rernaining term of
the lease.

Cortingert rents, being leose payments that are not fixed at the inception of g lease, for example turnover rents, are variable consideration
and are recorded as incorme in the year in which they are egrned. Where a single payment is received from g tenant to cover both rent and
service charge, the service charge component is separated ond reported as service charge income.

The Group's revenue from contracts with custorners, as defined in [FRS 15, includes service charge income, other property related income,
trading property soles proceeds and developrment contract income,

Service charge income and management fees are recorded as income over time in the year in which the services are rendered. Revenue is
recognised over time because the tenants benefit from the services as soon as they are rendered by the Group. The actual service provided
during each reporting period is determined using ceost incurred as the input rmethod.

Other property related income includes development and asset management fees. These fees are recognised over time, using time elopsed
as the input method which measures the benefit simultaneously received and consumed by the customer, over the peried the development
or asset management services are provided.

Proceeds received on the sale of trading properties are recegnised when control of the property transfers to the buyer, i.e. the buyer
haos the ability to direct the use of the property and the right to the cash inflows and outfiows generated by it. This generally occurs on
unconditional exchange or on completion. If completion is expected to occur significantly after exchange ar if the Group has significant
outstanding obligations between exchange and completion, the Group assesses whether there are multiple performance obligations in
the contract and recognises revenue as each performance obligation is satisfied.
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When property is let under a finance lease, the Group recognises a receivable equal to the met investment in the lease at inception of the
lease. Kentals received are accounled v us repayments of principal and finance income ns appropriate. Finance income is allocated to
each period during the lease term so as to produce a constant periodic rate of interest on the remaining net investment in the finance
lease and is recegnised within revenue.

Revenue on developrment contracts is recognised over time over the period of the contract as the Group creates or enhances an asset thot
the customer controls. Progress towards completion of the development, by reference to the value of work completed using the costs incurred
to date as a proportion of total costs expected to be incurred over the term of the contract is used as the input method.

e Significant accounting judgement

For those properties where the property management activities are perfarmed by o third party, the Group considers the third party to be the
principal delivering the service. The key factors considered by the Group when making this judgement include the following responsibilities of
the third party:

» selecting suppliers and ensuring all services are delivered
* establishing prices and seeking efficiencies
& risk management and compliance

In addition, the residual rights residing with the Group are generally protective in nature.

All revenue is classified within the 'EPRA earnings’ column of the income statement, with the exception of proceeds from the sale of trading
properties, income from developrnent contracts and the non-owned element of the Group’s subsidiaries which are presented in the
‘Capital and other items’ column.

2023 2022
Capital Cop'zal
EPRA and other EPRA and other
earnings items Total ear’~gs tems Teta
N £m £m £m £m £ Lo
Rental income (excluding adjustrment for Jease incentives) 606 8 614 552 3 555
Adjustment for lease incentives - s - (2) ae - 18
Rental income o . 60a . 8 #2534 3 o537
Service charge income ... & 3 &1 77 1 78
Trading property sales proceeds - - 22 22 - 2727
Other property related income 29 - 29 o - 25
Finance lease interest o 2 - 2 g - 2
Development contractincome! R - 7 S 2 - _r__._ 1
Other income - 3 - 3 . 3 - 3
Revenue per the income statement 726 65 791 647 32 679

1. Developmant contract income for the year ended 31 March 2023 relates to the income released from the contract liabifity reccrded on the disposal of 21 Moarfields,
recognised in line with costs incurred on the develepment in note 7,

The following table reconciles revenue per the income statement to the individual components of revenue presented in note 4.

2023 2022
Adjustment
for Adustrent
non-wholky for non-wholly
Jeint owned LGNt owned
Group ventures subsidiaries Total Group ventures subsdiaries otz
o £m £m . ~_ &m Em fm im i
Rental incorne 612 53 (8) _ 657 537 52 3 586
Service charge income ?1 10 (3) 98 78 Q (1) 86
Other property related income 29 2 - 31 25 3 - 28
Finance lease interest I - - 2 8 - ) - 8
Other incame 3 - = o - -3
Revenue in the segmental 737 &5 {11) 791 651 &4 {4) 711
information note - o o
Development contract income! 32 - - 32 1 ) -1
Trading property sales proceeds 22 - = 22 27 15 - 42
Revenue including Capital and 791 65 (11) 845 673 79 (4) 754

other items

1.Developmenrt contract income for the year ended 31 March 2023 relates to the income released from the contract fiability recorded on the gisposal of 21 Moorhelds,
recuynized in ling with cocte incurred nn the development in nate 7.
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7>Costs

Q Accounting policy

The carrying amounts of the Group’s non-financial assets, other than investment properties, are reviewed at each reporting dote to
deterrmnine whether there is any indication of impairment. If any such indication exists, the gsset's recoverable armount is estimated.

An impairment loss is recognised in the income stotement whenever the carrying armount of an asset exceeds its recoverable amount.
The recoverable amount of an asset is the greater of its fair value less costs to sell and its value in use. The value in use is determined as
the net present value of the future cash flows expected to be derived fram the asset, discounted using o pre-tax discount rate thot reflects
current market assessments of the time value of money and the risks specific to the asset. An impairment loss is reversed if there has been
a change in the estimates used to determine the recoverable amount. An impairment loss is reversed only to the extent that the asset’s
carrying armourt after the reversal does not exceed the amount that would have been determined, net of applicable depreciation, if no
irmpairment loss had been recognised.

Rents payable reflect amounts due under head leases. Where rents payable are variable, and do not depend on an index or rate, the
payments are recognised in the income statement as incurred. Where these rents are fixed, or in-substance fixed, at the inception of the
agreement, or become fixed or in-substance fixed at some point over the life of the agreement, an asset representing the right to use the
underlying land and o corresponding liability for the present value of the minimum future lease payments are recognised on the Group’s
balance sheet within Investment properties and borrowings respectively.

All costs are classified within the 'EPRA earnings’ column of the income statement, with the exception of the cost of sale of trading
properties, costs arising on developrment contracts, amertisation and impairments of intangible assets, and other attributable costs,
arising on business combinations and the non-owned element of the Group’s subsidiaries which are presented in the ‘Capital and other
items’ column.

2023 2022

Copital Caonte?

EPRA and other EPRA and ather
earnings items Total eainings ters Total
~ . . ___irn 4;;'“7 7£m77 £rn7 7 Emi £m

Rents payable T 10 - 10 5 -

Service chargeexpense " ‘ea 2 100 a8 2 T o1
Direct p;;;rt-;;pend;:re - - 8 2 w0 e4 94
Administrative expenses g _7 T8~ T - T &
impairment of trading properties - 1 1w - s
Cost of troding property disposals < a2 T Ts T s
Development contract expenditwret = T 4 gy o T g
Km’ec@é,ﬁdding omo?sotion of software -,g - s 3 s s s
impaimentof gaodwil R T T S
Business combinatoncosts T T T T T T T T T
Cc;:—?trer b;:hﬁ:ome staterment ) 201 93 384 273 48 321
govémientfﬁbodcmdd-oubtfuldebtsexpensefrent—i - Tf’. o 4(4—)7 7(9)7 I ﬁ
Miover%ﬁent in bad and déubtfu\debts expense - service chorgeﬁnr T - T T T - _(TV— T W
ﬁul costs per the igmm:\ten?nt T T T e 95 382 )260/ T a4 43087

1 Development contract expenditure for the year ended 31 March 2023 includes expenditure relating to the ongoing development of 21 Moorfields following the sale of The
property durning the period.
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The following table reconciles costs per the income statement 1o the individual components of costs presented in note 4.

2023 2022
Adjustiment Adjust-nent
for for
nen-wholly nen-whaly
Jaint owned Joint owned
Group ventures subsidiaries Total Group ventures subsidiones Total
o EE__ _ E“_ o _im £m i fm £m T
Rents payable 10 2 - 12 6 _ z _ &
Service charge expense 100 12 {2) 110 P20 10 @ 78
Direct proparty expenditure 100 10 (2 108 ?4 10 - 104
Adlfn_inE_rgt_ivE expenses 80 2 - 82 & 2 - a2
Depreciation, inciuding amortisation 5 - - 5 5 - - 5
of software
Moverent in bad and doubtful debts (4) {1} - (5} () 2 (7)
expense femt . S —
Moverment in bad and doubtful debts 2 - - 2 {4) (1 - (5)
expense - service charge o - B
Costs in the segmental inforrng_ﬂp_n note 293 . 25 {4) 314 262 25 ) (2) 285
Impairment of trading properties 19 - - 19 i - - ©
Cost of trading property disposals 21 - - 21 25 16 - 41
Development comtract eipgldi‘(ure‘ 41 - - 41 r - 1
Depreciation o 3 - - 3 - - -
Impairment of goodwill 5 - - 5 & - - &
Business combination costs - = - - 8 - - 8
Costs including Capital and other items 382 25 {4) 403 308 41 (2) 347

1 Development contract expenditure for the year ended 31 Masch 2023 includes expenditure related to the ongoing development of 21 Moorfields following the sale of the

property during the year.

The Group’s costs include employee costs for the year of £76m (2022: £78rm), of which £5m (2022: £5m) is within service charge expense,

£58m (2022: £60m) is within administrative expenses and £13m (2022: £13m) is within direct property expenditure.

Employee costs 2023 2022
£&m £rn
Sclaries ond wages ' - 59 43
Employer payroll taxes - T 7 8
Other pension costs (note 34) 4 E
Share-based poyments {note 35) S - T T T B [} 4
o 76 78
2023 2022
Nurmber Nurrber
The average ;onthly number of employees during the year was: 7 )
Igdirect_pr-cgpe_fty-c-::r-;ontrqct and administration ;7: ji 385 412
Direct property or contract services: o T T
Full-time S © 180 0 184
* Part-time - 12 s
o B - ) ) - 577 610

With the exception of the Executive Directors who are employed by Land Securities Group PLC, all employees are ernployed by subsidiaries

of the Group. The employee costs for Land Securities Group PLC are borne by another Group company.

During the year, none (2022: none) of the Executive Directors had retirement benefits accruing under the defined benefit scheme.
Information on Directors’ emoluments share options and interests in the Company's shares 7s given in the Directors’ Remuneration Report

on pages 100 to 13,

Details of the employee costs associated with the Group’s key management personnel are included in note 39.
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8> Auditor remuneration

2023 2002
o o 4.777722 £rin
S_ervEpr;ichy—thEot;s auditor _ - o
Auditfeess -
_ Audit of porent company and consclidated financisl stotements T T T T gg T T g3
 Audit of subsidiary undertakings T T T T T T T T T T T T T a7
" Audit of joint vertures - 0 - = T T T Tez 0z
e =/ /7 D T e T Y
@ﬂoudit’@s:gr}g—)),) )))))) - = = T
| Otherossurance services T T mo T T T T T Ty e T nz
ST CESUTENE - — - — === — =

The Group cperates a non-audit services policy that sets out the circumistances and financial limits within which the Group’s auditors may
be permitted to provide certain non-audit services. Where appropriate the Group seeks tenders for services. If fees for an assignment are
expected to be greater than £25,000, they are pre-opproved by the Audit Committee.

9> External valuers remuneration

2023 2022

£m £
Servicgplmaerrbyf\'m G:‘aupfsext‘errgvuﬁeri - - - - " - -/ - - -
\?eczrendgnd—hoilf—ye;rfy—vicﬂua?k)n:Grngh - - - - - - -0 = 0 0 77.9¥ B 077
D e Y R
E‘)th;r—ccmsu&;:cy on&c;a-engy_ser;i_ce:CB/R_E )))))) S = = = 72,57 o 707,91
e e
- B ] T !

1. JLL other consultancy and agency services fess are stated for year ended 31 Mareh 2023 only following their appointment in the yeor as a principa! voluer. The comparanle
fees for the year ended 31 March 2022 would have been £0.7m

CBRE Limited (CBRE) and Jones Laong LaSalle Limited (JLL) are the Group's principal valuers. The fee arrangements with CBRE and JLL for
the valuation of the Group's properties is fixed, subject to an adjustment for acqguisitions and disposals. The fees of both CBRE and JLL have
been included in the table above. CBRE and JLL undertake other consultancy and agency work on behalf of the Group. CBRE and JLL have
confirmed to us that the total fees paid by the Group represented less than 5% of their total revenues in both the current and prior year.
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10> Net finance expense
2023 2022
Capital Capital
EPRA and other EPRA and othe-
earnings itemns Total earrings itens Tctal
£m £m im £rm im £m
Financeincome - e
Interest receivable from joint ventures 1 - 11 ¢ - E
Fair value movernent on interest-rate swaps - 23 23 -1 16
' - 11 23 34 9 1 25
Finance expense o - -
Bond ond debenture debt O (e8 - {68) (87) - wn
Bank and other short-term tEmTvings - EBT - 72; (40)77 - (19) - {19y
Cther interest payable - (1) (1) o _(l)_ h [15) B (16)7
] {106) (3 (109) (87) (15) {102)
Interest capitalised in relation to properties under developrnent 22 - T 22 7 - 17
(84) (3) (87) 79 (15) (85
Net finance {expense}/income (73) 20 (533 7 (61 1 - (-cS_D)-
Joint venture net finance expense (11) (lO)_. T T
Net finance expense included in EPRA earnings (84) o (71)

Lease interest poyable of £4m (2022: £4m) is included within rents payoble as detailed in note 4.

1> Dividends
o Accounting policy

interim dividend distributions to shareholders are recognised in the financial staternents when paid. Final dividend distributions are
recognised as a liability in the period in which they are approved by shareholders.

Dividends paid

Pence per share

Year ended 31 March

2023 2022
Payment date PID Non-PID Total £m fro
For the year ended 31 March 2021: - o ’
Third interim 30 March 2021 5.00 - 4.00
fipal Z3July 2021 9.00 R
For the year ended 31 March 2022: T N
"F\'r;t iirwiter'\?ﬂ - 8 October 2021 7.00 - 7.00 52
Second interitm i "~ 4lonuary2022 850 - 850 65
Third interim 7 April 2022 8.50 - 8.50 63 o
Final - 22 July 2022 1300 @ - 13.00 96
For the year ended 31 March 2023 o ’ o
First interim 7 October 2022 8.60 - 860 64
Second interim o 3 January 2023 9.00 - 9.00 67
Gros; dividendﬁ oo oo s T 290 181
Dividends in the statement of changes in equity o 290 181
Tirning difference on pc;r-'n:n.t_{m‘ \/:'lﬂlw_ho\ding tex T T {1) Q
Dividends in the statement of cash flows S j 289 190
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Notes to the financial staterments
for the year ended 31 March 2023 continued

11> Dividends continued

The third quarterly interim dividend of 9.0p per ordinary share, or £67m in total (2022: 8.5p or £63m in total), was paid on 6 April 2023 as

a Property Income Distribution (PID). The Boord has recommended a final dividend for the year ended 31 March 2023 of 12.0p per ordinary
share (2022:13.0p) te be paid as a PID. This final dividend will result in a further estimated distribution of £90m (2022: £96rm). Subject to
shareholders’ approval at the Annual General Meeting, the final dividend will be paid on 21 July 2023 to shareholders registered at the close
of business on 16 June 2023.

The total dividend paid and recormmended in respect of the year ended 31 March 2023 is 38.6p per ordinary share {2022: 37.0p) resulting
in a total estirmated distribution of £288m (2022: £274m).

The first quarterly dividend for the year ending 31 March 2024 will be paid in October 2023 and will be announced in due course.

A Dividend Reinvestrnent Plan (DRIP) has been available in respect of all dividends paid during the year. The last day for DRIP elections
for the final dividend 1s close of business on 30 June 2023.

12> Income tax

o Accounting policy

Income tax on the profit or loss for the year comprises current ond deferred tax. Current tax is the tax payable on the taxable income
for the year and any adjustment in respect of previous years. Deferred tax is provided in full using the balance sheet liability method on
temporary differences between the carrying amounts of assets and liabilities for financial reperting purposes and the amounts used for
taxation purposes. Deferred tox is determined using tax rates that have been enacted or substantively enacted by the reporting date
and are expected to apply when the asset is realised, or the liability is settled.

No provision is made for temporary differences (i} orising on the initial recognition of assets or liabilities, other than or a business combination,
that affect neither accounting nor taxable profit and (i) relating to investrments in subsidiaries to the extent that they will not reverse in the
foreseeable future.

e Significant accounting judgement

The Group is a Real Estate Investment Trust (REIT). As a result, the Group does not pay UK coerporation tax on its profits and gains from
the qualifying rentol business in the UK. Non-gqualifying profits and gains of the Group continue to be subject to corporation tax as mormal.
In order to maintain group REIT status, certain ongoing criteria must be met. The main criteria are as follows:

s ot the start of each accounting period, the assets of the tax exempt business must be ot least 75% of the total value of the Group’s assets;
» at least 75% of the Group's total profits must arise from the tax exempt business; and

» at least 0% of the notional taxable profit of the property rental business must be distributed.

The Directors intend that the Group should continue as a REIT for the foreseeable future, with the result that deferred tax is no longer
recognised on temporary differences reloting to the property rental business.

Deferred tox assets and liabilities require management judgement in determining the amounts, if any, to be recognised. In particular,
judgement is required when assessing the extent to which deferred tax assets should be recognised, taking into account the expected
timing and level of future taxable income. Deferred tax assets are only recognised when management believes it is probable that future
taxable profits will be availoble against which the deductibie temporary differences can be utilised.

There is no income tax charge in the income staterment (2022: none). There is a deferred tax credit of £3m (2022: £5m charge) included
within Other comprebensive income.
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The tax for the year is lower than the standard rate of corporation tax in the UK of 19%. The differences are explained in the table below.

2023 2022

_ o o 7 £m o fm

{Loss)/profit before tax L - - - (622) 875
{Loss)/profit before tax multiplied by the rate of corporation tax in the UK of 19% T T 166
Adjustrment for exempt p_ro-p;r-ty rental losses/(profits) ond revaluations in the year - 130 77(154)

) - S B 12 12
Effects of: B - - - -
liming difference on repurdwum—;jf nwediorn term notes - o (11} o 7(11)
interest rate fair value movernents and othé:er-n_po-r_o_ry differences B - T (3) (3)

77Nc;n—olrfiowoblerexpenses- ard non-taxable items T B B 1
Maovement in unrecognised o losses S o T 1 n 1
Total income tax charge in the income statement - o - s

2023 2022

£m im
The G;bu;;’ﬁ deferred tax iiﬁbﬁt!_is analysed as follows: - T T o -

Arising on business combination S S o 1 T T

»?Hsir\?om pension surplus S B i 3 <]
Total deferred tax liability o o 4 7

Deferred tax is calculated at the rate substantively enacted at the balance sheet date of 25% (2022: 25%). The movement in the deferred
tax liability arising on the re-measurernent loss on the defined benefit pension scheme surplus is included within Gther comprehensive
incorne in the Statement of comprehensive income.

There are unrecognised deferred tax assets on the following items due to the high degree of uncertainty as to their future utilisation by
non-REIT qualifying activities.

2023 2022

£m £m
Revenue losses - B B 245 220
Capital lasses T 7 272 272
Other urmrecogrnriserdite;porory differences o B 239 313
Total unrecognised items - T T S 756 805

The other urrecognised temporary differences relate primarily to the premium paid on the redemption of the Group's medium term notes.
The premium pald was expensed in full in prior years, whereas a tox deduction is taken over the remaining term.
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13> Net cash generated from operations

Reconciliation of operating (loss)/profit to net cash generated from operations Group Company
2023 2022 2023 022
. . ) R Em im £m im
Operating (loss)/profit ) L 7 ) _(569) 235 {26) 20

Adjustments for:

Net deficit/(surplus) on revaluation of investment properties o 827 (418) - -
Less/(gain} on changes in ﬁrror\ce Ieog ’ ) T I S r(())r - - B
E;‘oﬁt on diéposoi of trading properties T )__ - T H) T -?) T T T
Loss/(proﬁt)-on-dfspo-so! of \’ngestmen—tproperties T _) T T 144 /(()T - -
bro{-{t on disposal éf investment in jointvier;tures) o _7 - — . T) - T T
gkgr_e o‘@-s-/(pref:it) from joint ventuE; crnd_assoxtes_ - 1) o (BT o -
éhérefbosed payment charge - ) - T T T _5 T —-4 - 0
Fﬂ?cﬂrmentofgo;dm T :i S T T 75 T 7@ . T
éeversogrimpglmer-w?of investment in su-bsidg_r - T - T - - (H 7( 1T
Rertspayable B . T
Epre-ci—aﬁm.o—ﬁiom-ortismion - T - —— — —— ?— o T - T
\mrmenr of‘tro?ng F&@e&@ - - T T e T s T T T
other . T/ T T . T T4 T L T
T T T T T T T sy T a9 ﬁ(Z;)“ _(277
thu;ngesi-lmigrki@a Sital: 7— - — —— — —
(J—r\;eos_e%ecr—eaemawobles - T T - —— — T/ (17) T 284—7 o 7 o
EDécrere)/increose in péﬁlgﬁd provis}oﬁs ) o 77 - - -7(80) R A
N—e}:-cujl ge;r:tedﬁfromTperations— — - - T o ?Sé o TA@S T . T T
Reconciliation to adjusted net cash inflow from operating activities Group Cornpany
2023 2c22 2023 2022
. £m fra £m Err

Net cash inflow from operating activities T 342 E -
mventures :;cosmc;ﬁoﬁ—o;;roﬁgbctivfﬂes - - —— — 174— o 237 o - f
deusted net cash inflow from obelﬁg/:ﬁviﬁes“ T T T3se T T s T T T 7

1. Adjusted net cash inflow from operating activities is now presented inclusive of cash flows from trading proparty activities, whereas previcusly it had excluded thess cash
flows. The presentation for the year ended 31 March 2022 has been restated to reflect this change. Refer to the Glossary for the definition of Adjusted net cash inflow from

operating activitias
2. Includes cash flows relating to the Interest in MediaCity which is not owned by the Group, but is consclidated in the Group numbers
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Section 3 - Properties

This section focuses on the property ossets which form the core of the Group's business. It includes details of imvestrment properties,
investments in joint ventures and trading properties.

Our property portfolio is a combination of properties that are wholly owned by the Group, part owned through joint arrangements and
properties owned by the Group but where a third party holds a non-controlling interest. in the Group's IFRS balance sheet, wholly owned
properties and properties owned by the Group but where a third party holds a non-controlling interest are presented as either ‘Investment
properties’ or ‘Trading properties’. The Group applies equity accounting to its investrments in joint ventures, which requires the Group’s
share of properties held by jeint ventures to be presented within ‘Investments in joint ventures”

Imternally, management review the results of the Group on a basis that adjusts for these forms of ownership to present o proportionate
share. The Combined Portfolio, with assets totalling £10.2bn, is an example of this propartionate share, reflecting the economic interest
we have in our properties regardless of our ownership structure. We consider this presentation provides further insight to stakeholders
cbout the activities and performance of the Group, as it aggregates the results of all of the Group's property interests which under IFRS
are required to be presented across @ number of line items in the statutory financial statements.

The Group's investment properties are carried at fair vatue and trading properties are carried ot the lower of cost and net realisable value.
Both of these values are determined by the Group's external valuers. The combined value of the Group's total investment property portfolio
{including the Group’s share of investrment properties held through joint ventures) is shown as o reconciliation in note 14.

° Accounting policy

Investment properties

Investment properties are properties, either owned or leased by the Group, that are held either to earn rental income or for capital
appreciation, or both. Investrment properties are measured initially at cost including related transaction costs, and subsequently at fair
value. Fair value is based on market value, as determined by a professional external valuer at each reperting date. The difference between
the fair value of an investrent property at the reporting date and its carrying arnount prior to re-measurement is included in the income
stotement as a valuation surplus or deficit. Investrnent properties are presented an the balance sheet within non-current assets.

Some of the Group's investrment properties are owned through long-feasehold arrangements, as opposed to the Group owning the freehold.
Where the Group is a lessee, a right-of-use asset is recognised at the commencement date of the lease and accounted for as investment
property. Initially, the cost of investment properties held under leases includes the amount of lease liabilities recognised, initial direct costs
incurred, and lease payments made at or before the commencement date less any lease incentives received. The investment properties held
under leases are subsequently carried at their fair value. A corresponding liability is recorded within borrowings. Each lease payment is
allocated between repayment of the liabiiity and a finance charge to achieve a constant interest rate on the outstanding liability.

Trading properties

Trading properties are those properties held for sale, or those being developed with a view to sell. Trading properties are recorded at the
lower of cost and net realisable value. The net realisable value of a trading property is determined by a professional external valuer at

each reporting date. If the net realisable value of a trading property Is lower than its carrying value, an impairment loss is recorded in the
income statement. If, in subsequent periods, the net realisable value of a trading property that was previously impaired increases above its
carrying value, the impalirment is reversed to align the carrying value of the property with the net realisable value. Trading properties are
presented on the balance sheet within current assets.

Acquisition of properties
Properties are treated as acguired when the Group assurmes control of the property.

Capitual expenditure and capitalisation of borrowing costs

Capital expenditure on properties consists of costs of a capital nature, including costs associated with developments and refurbishments.
Where a property is being developed or undergeoing major refurbishment, interest costs associated with direct expenditure on the property
are capitalised. The interest capitalised is calculated using the Group’s welghted average cost of borrowings. Interest is capitalised from
the commencement of the development work until the date of practical completion. Certain internal staff and associated costs directly
attributable to the management of major schemes are also capitalised. The totol staff and associated costs are capitalised based on the
proportion of time spent on the relevant scheme. Internal staff costs are capitalised from the date the Group determines it is probable that
the development will progress until the date of practical completion.
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Transfers between investment properties and trading properties

When the Group begins to redevelop an existing investment property for continued future use as an investrnent property. the property
continues to be held as an investment property. When the Group begins to redevelop an existing investment property with a view to sell,
the property is transferred to trading properties and held as a current asset. The property is re-measured to fair value as at the date of
1ne transfer with any gain or loss being token to the income statement. The re-measured amount becornes the deemed cost ot which the
property is then carried in trading properties.

Disposal of properties

Properties are treated as disposed when control of the property is transferred to the buyer. Typically, this will either occur on unconditional
exchange or on completion, Where completion is expected to occur significantly after exchange, or where the Group continues to have
significant outstanding obligations after exchange, the control will not usually transfer to the buyer until completion.

The profit on dispesal is determined as the difference between the sales proceeds and the carrying amount of the asset at the beginning
of the accounting period plus capital expenditure te the date of disposal. The profit on disposal of investment properties is presented
separately on the face of the income statement. Proceeds received on the sale of trading properties are recognised within Revenue, and
the carrying value at the date of disposal is recognised within Costs.

e Significant accounting judgement

Acquisition and disposal of properties

Property transactions can be complex in nature and material to the financial statements. To determine when an acquisition or disposal
should be recognised, management consider whether the Group assumes or relinquishes contrel of the property, and the point ot which
this is obtained of relinquished. Consideration is given to the terms of the acquisition or disposal contracts and any conditions that must
be satisfied before the contract is fulfilled. In the case of an acquisition, Mmanagement must alse consider whether the transaction
represents an asset acquisition or business combination.

Key accounting estimates and other sources of estimation uncertainty

Valuagtion of the Group's properties

The valuotion of the Group's property portfolio has been undertaken by independent valuers in accordance with the Royal Institution

of Chartered Surveyors (RICS) Valuation - Global Standards and UK Supplement (together the "Red Book”). Real estate by its nature is

a complex asset class with value determined by @ range of factors overlaid by interpretation and judgemental assessment of market data;
as such it is classified as a ‘Level 3 asset’ within IFRS. Factors affecting valuation are on an individua! property level and include the
property type, location, tenure and tenancy characteristics, quality of the asset and prospects for future rental revenue.

The Group's investment property valuation has been undertaken by valuers interpreting market evidence as available in reaching their
conclusions on fair value, reflecting asset specific data provided by management, making assumptions that tenure, tenancies, town
planning and condition of buildings are as provided. As a result, the valuations the Group places on its property portfolio are subject to

a degree of uncertainty and are made on the basis of assumptions which may not prove to be accurate, porticularly in periods of volatility
or low transaction volume in the property market.

The estimation of the net realisable value of the Group's trading properties, in particular the development land and infrastructure
programmes, is inherently subjective due to a mnumber of factors, including their complexity, unusually large size, the substantial
expenditure required and long timescales to completion. In addition, as a result of these timescales to completion, the plans associated
with these programmes could be subject 1o significant market variation over the course of development. As a result, and similar 1o the
valuation of investment properties, the net reaiisable values of the Group’s trading properties are subject to a degree of uncertainty and
are determined on the basis of assumptions which may not prove to be accurate.

If the assurmptions upon which the external valuer has bosed its valuations prove to be inaccurate, this may have animpact on the value
of the Group's investment and trading properties, which could in turn have an effect on the Group’s financial position and results,
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14> Investment properties

2023 Alidd
£m £
Net book value at ﬁibeginning of the year o - 11,207 ' 0,607
Transfer from joint ventura! T - - ’ o _725 T
Acguired through acquisition O}Eubaubsid'\aries o - - 619
Acquisitions of investment properties? T T 218 247
Cupri;col expiernditit.lir;e - ] - j B 356 343
Capitalised interest T S22 17
MNet rﬁ@@_@légies capitalised” j ; : . (115) T e
Disposals™® S B {1,319) (98]
Net (deficit}/surplus on revaluation of investment properties S (_837) 416
Transfers to trading properties - (6)7777 16)
Net book value at the end of the year - 2,658 71771,207

1. Recogrition of property following the change in classification of Wind Farms from a joint venture to o subsidiary during the year. Refer to note 14 for further details.

2.Includes acquisiticn of the rernaining 50% interest 1in St David’s for cash consideration of £113m, including the purchose of debt ond subsequent purchase of the entire share
copital of the other Limited Partner, Intu The Hoyes Limited, on 24 March 2023 This has been accounted far as an asset gcquisition, with assets and liobilities acquired at the
dote of ocquisition consisting of investment property of £113m. cosh of £11m, trode and other receivables of £4m and trede and cther poyables of ££2m The acquisitian

e

amount in the table above also includes the transfer of the investrment property held in the existing 50% interest in 5t David's from investment in joint venture to whaolly

owned subsidiary,

3. See note 22 for details of the amounts payable under head leoses and note 4 for details of the rents payable in the incarne statement

4. In¢ludes impact of disposals of finance leases.

5.Includes £766m impact of disposal of 21 Moarfields. Gross proceeds of £742m (inclusive of development costs to go} were received following adjustrments to the heodline
price of £809m for rent top up and fit-ocut cantributions.

The market value of the Group's investment properties, as determined by the Group's external valuers, differs from the net book value
presented In the balance sheet due to the Group presenting tenant finance leases, head leases and lease incentives separately. The following
table reconciles the net book value of the investrent properties to the market value.

2023 2022
Adjustment Adjustmert
for for
Grou non-wholly Graup non-whelly
{excl. joint Joint owned Combined {excl jo'nt doirt owned Comb med
ventures) ventures’  subsidiaries Portfolio ventures) venT, o5t subsidiaries Porttaio
o I _im . _im_ . £m ) £fm B ) i im £m £
Market value 9,743 635 {139) 10,239 11,362 800 (145) 12,017
Less: properties treated as finance leases (17) - - {(17) (66) - - {66)
Plus: head leases capitalised 17 i - 108 123 Q - 132
Less: tenant lease incentives (175) {35} - (210) (212) (38} - _(250)
Net book value 2,658 401 (139) 10,120 11,207 771 {145) 11,833
Net (deficit)/surplus on revaluation (827) {30) ¢ (848) 416 (3) 4y 409

of investment properties

1 Refer to note 14 for a breakdown of this amount by entity
The net book value of leasehold properties where head leases have been capitalised s £1,723m (2022: £2,208m).

Investment properties include capitalised interest of £271m (2022: £249m). The average rate of interest capitalisation for the year is 3.0%
(2022: 2.5%). The gross historical cost of investment properties is £8,280m (2022; £8, 604my},

Valuation process

The fair value of investrment praperties at 31 March 2023 was determined by the Group’s external valuers, CBRE and JLL. The valuations are
in accordance with RICS stondards ond were arrived at by reference to market evidence of transactions for similar properties. The valuations
performed by the valuers are reviewed internally by Senior Managerment and other relevant people within the business. This process includes
discussions of the assumptions used by the valuers, as well as a review of the resutting valuations. Oiscussions of the valuation process and
resuits are held between Senicr Management, the Audit Committee and the valuers on a half-yearly basis.
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14> [nvestment properties continued

Financial staterments

The valuers’ opinion of fair value was primarily derived using comparable recent market transactions on arm’s length terms and using
appropriate valuation techniques, The fair value of investment properties is determined using the income capitalisation approach.
Under this approach, forecast net cash flows, based upon current market derived estimated rental vatues (market rents) together with
estimated costs, are discountad ot market derived capitalisation rates to produce the valuers’ opinion of Tair value. The average discount
rate, which, if applied to all cash flows would produce the fair value, is described s the equivalent yield.

Properties in the development programme are typically valued using o residual valuation method. Under this methodclogy, the valuer
assesses the completed developrnent vaiue using income and yield assumptions. DeducTions are then made for estimated costs to
complete, including finance and developer’s profit, to arrive at the voluation. Costs include future estimated costs associated with
refurbishment or development [excluding finance costs), together with an estimate of cash incentives to be paid to tenants. As the
development approaches completion, the valuer may considar the income capitalisation approach to be more appropriate.

The Group considers all of its investment properties to fall within 'Level 3', as defined by IFRS 13 and as explained in note 26(iii).
Accordingly, there have been no transfers of properties within the fair value hierarchy in the financial year.

The table below summarises the key unobservable inputs used in the valuation of the Group’s wholly owned investment properties,
and properties owned by the Group but where o third party holds @ nen-cantrolling interest, at 31 March 2023:

2021
MS;I;:: o Estimated rental value Equivnlenflii‘l": - . per(:s:s:: ]
£m Average High Low  Awerage! High
antl-'mndon T - o - T - T - o
West End offices 2,268 40% 43% 56% -~ 38 231
City offices 1,304 5.2%  6.6% - 114 152
" Retail and other 1,058 47%  6.5% - 27 259
Total Central London 4850 4.7%  6.6% - T 57 259
Mojor re‘tdil - o T o - o
) Shoppihg-cen:cjes_- ----- i,026 8.0% 92% 3 10 25
" Outlets T ' 584 7.2% 10.6% 8 127 22
Total Major retail 1,710 7.7% 106% 3 1 s
Mixed-use urban 7 - T -
" Completed investments T s18 6.3%  10.0% - -4
_Developments 410 6.4%  11.4% - - -
Total Mixed-use urban 928 63% 114% - - 4
Subscalé sectors - 7 o
Leisure 439 4.6%  8.5% 10.5% - 2 25
7 Hotels T 405 —767.8% 8.2% - . -
" Retalls parks T 418 " 6.4%  B.3% - 4 T 18
Total Subscale sectors 1,265 7.2%  105% - 2 25
Developrents: 167 5.3%  5.5% o - -
income capitalisation method )
Developments: residual method 1,023 7 —77%_—74.8?::775.;%777 - T - T .
bevelopment programme 1,190 4.9% 5.5% T- S - -

Marl;et value at i March 2023 - Grbup 9,743

1 The calculation for average costs excludes those prooerties which are assur-ec by tne CGroup's external vaiuer 1o oe substartially refurbished or redevelopeg, but which do rot

yet form part of the development progromme
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The sensitivities below illustrate the impact of changes in key unobservable inputs (in isolation) on the fair value of the Group's properties:

Sensitivities

Impact on valuations
of 5% change in

2023

Impact on valuations
of 25 bps change in

Impact on valuations
of 5% change

Total Central Londan (ex-c\ud;mg_d;ev;o-p_rr.\ents)

Total Major retail {excluding developments)

Trtal M\de-uge urban {excluding deve\opmenrs)

Total Subscale sectors (excluding developments)

Developments: Mixed-use urban

Developments: income capitalisation method

Developments: residual method
Market value at 31 March 2023 - Group

estimated rental value equivalent yield in costs
Market B o -

wvalue Increase Decrease Decrease Incregse Decrease increase

£m _i_rn im £m £m o Em £m

4,650 178 (174) 262 (232) T14 (8}
1710 71 (71) 81 (57) 4 (4
N s18 17 t16) 20 19y - -
1,265 47 (48) 16 (15} 2 {2)
a0 13 {13) 13 (13 1 )
167 11 {12) 15 (14 4 4)

B 1,023 72 (87) 104 (107} 23 (40)
T T T T 9,743 409 {419) 491 (455) 48 (59)

The table below surmmarises the key unobservable inputs used in the vaoluation of the Group’s wholly cwned investment properties, and
properties owned by the Group but where a third party holds a non-controlling interest, at 31 March 2022:

2072
Mf;kj; - [Et?"nuredre;t:}u;rv::c;}: ) Equiva Eitw}i 7 Epercfm?isi?
£m . Low Average High Low f«verﬁ - H\grj Low Average' Hign
Central London - - _ -

West End offices 2,613 19 85 77 38%  47%  50% - 18 96

City offices T 1528 56 112 280 4.3% 4.46% &.0% - 4z 95

Retail and other 1,096 & 56 B4 2.5%  42%  65% 2 23
Total Central London 5,637 5 79 280 25%  448%  65% - 23 %
Major retail - B o T
“Shopping centres 852 22 26 6 63% 7.4% 78% - 2 19

Outlets 743 19 28 56 61%  68%  12.8% - 2 6
Total Major retail _ 1,595 19 36 56 61%  7.1%  12.8% - 2 19
Mixed-use urban - - T - -

Ct;mpl_e-ted investments 545 15 29 72 4.7% 5.7% 8.4% - - T

Developments - 473 3 19 55 45%  67%  97% - - -
Total Mixed-use urban . 1,018 3 24 72 A5%  62%  97% - - 1
Subscale sectors - B T -

Leisure 515 6 12 16 65%  7.4%  105% - 4 23
 Hotels 422 716 30 48%  57%  7.4% I -
 Retails porks 406 12 18 24 40% _ 57%  77% - 3 32
Total Subscale sectors 1,403 & 12 30 40%  57%  105% - 3 32

Developments: income capitalisation 223 52 67 75 41% 4.2% 50% - -

method - -

Developments: residual method 786 34 65 ?4 4.0% 4.2% 5.4% - - -
Ij_evelupment pr:ogr;rnme L7 34 66 24 40% 4.2% 5.4% - e

Market value at 31 March 2022 — Group-_il; -3-62

1. The calculation for average costs excludes those properties which are assumed by the Group's external valuer to be substanticlly refurbished or redeveloped, but which de not

yet form part of the developrment progromme,
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14> Investment properties continued
The sensitivities below illustrate the impact of changes in key unobservable inputs (in isolation) on the fair value of the Group's properties:

Sensitivities 2027

Impact on voluguons of I~ pacton vall.oteons of Impact anvaleations of

5% charga in 25 bps change in S change

_ esiimates cemo walue equivalent yu:\fL - it

Market

walue rorease Neirecse lbecieass Increose [3ecrease Increase
i - £m Eﬂnr ,im fm i Emii i fm Sm’

Total Central London {excluding developments) 7 5,637 202 7(1907) ) 311 (269) 2
Total Major retail {excluding developments) 1,595 66 (250} 60 {56) 1 o1y
Total Mixed-use urban {excluding developrments) ) 545 15 (14) ) 24 (22)7 - ) -
Total Subscale sectors (excluding developments) 1,403 53 {50) 6l (55) 1 (1)
Developrne_ms: Mixed use urbon o A73 18 77{15) : 16 - {15) - -
Developments: income capitalisation method - 9237 o 29 129 74 (66) o 7}
Developrnents: res‘udua!ﬁthod ) 7?& o C& {68) ) 47 kr(&l) 3i [Sﬂ
Market value at 31 March 2022 - Group 11,362 450 (616) 523 {564} 48 (49)

15> Trading properties

Development

land and

infrastructure Residential Total

im £m im

AtlAprit2021 o T T T T T T T T e
?ronsferfr;jnmestment%ertg T i_ i_ o 77 e T e
Acquisiions T T T T T s o T 18
&Gpitc\expénd(ture __- __) - o ; - 1111*7151 éﬁ
Disposals - - ' (25 T2y
Impcirrr_went provision T : 4_-7 T - 0 7 = ?) o Tﬁ
At 31Mareh 2022 Y R e =
Transfer from investment properties ) é - é
_C.npitnlexpe?iiture T - : T e ('."T o .'T
Disposals - o ] - At )
(lﬁ-\pairrment provision)/reversal of impuirmﬂg - T ) T (TS)— s {19y
At 31 March 2023 T T e T 200 11

The cumulative impairment provision at 31 March 2023 in respect of Development land and infrastructure was £25m (2022: £nil) and
in respect of Residential was £nil {2022: £6m).
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16> Joint arrangements

o Accounting policy

Joint arrangements are those entities over whose activities the Group has joint control, established by contractual agreement. Interasts

in joint arrangements are accounted for as either a joint venture or a joint operation. The treatment as either a joint venture or o joint
operation will depend on whether the Group has rights to the net assets, or a direct interest in the assets ond liabilities of the arrangement.

A joint arrangement is accounted for as a joint venture when the Group, along with the other parties that have jeint control of the
arrangerment, has rights to the net assets of the arrangement. Interests in joint ventures are accounted for using the equity method

of accounting. The equity method requires the Group’s share of the joint venture’s post-tax profit or loss for the year to be presented
separately in the income statement and the Group’s share of the joint venture’s net assets to be presented separately in the balance sheet.
Whgre u juint venlurce Is im a net ligbility position, the Group's share of arcumiilated [osses of @ joint venture interest are recognised as net
liabilities where there is an obligation to provide for these losses.

A joint arrangement is accounted for as a joint operation when the Group, along with the parties that have joint control of the
arrangement, has rights to the assets and cbligations for the liabilities relating to the arrangement. The Group's share of jointly controlled
assets, related liabilities, income and expenses are cornbined with the equivalent iterns in the financial statements on a line-by-line basis.

The Group's principal joint arrangements are described below:

Percentage owned

Joint ventures? __& vo_tlngrl_ghts’_ Business segment Year end da_te’ o Joi_n_t venture partner
Held at 31 March 2023+ - - -
Nova, Victoria* T 5% Central London 31 March Suntec Real Estate Investrnent Trust
Southside Lil;m'teﬁortnersh\'p 50% __ Major retail 51 March EEE Real Estate European Fund o
Westgate Oxford Allicnce Limited Pa rtnership  50% Majer retail, 31 March The Crown Estate Cornmissioners
_ Subscale sectors
Harvest™  50% Subscale sectors 31 March J Sainsbury ple o
The Ebbsflast eritedﬂl%rtmersh‘\pg 50% Subscale sectors 31 March Ebbsfieet E;;a_eicy Limited
West India Quay Unit Trust® 50% Subscale sectors 31 March Schroder UK Real Estate Fund
Mo_ﬁeld;-’_ T 50% Mixed-use urban 31 Marchi 77[CR Limited, Manchester City Council,
- ~__ Transport for Greater Manchester
Eirzia{}:‘dﬂiurﬁited* S 0% Subscale sectors 31 March Derwent Develo;ﬁents {Curzon}
. - . . Limited o
Plus X Holdings Limited® o - C50% Subscale sectors 31 March Paul David Rostas, Matthew Edmﬁrnd
- Hunter
Landmark Court Porrnersh‘\p Lirnited® 51% Central London 31 March TTL Landmark Court Froperties Limited
Jaint operation Oyvlfuershig interest B Btﬂe}s segment Year end date® Joint operation partners
Held at 31 March 2023 o - B
Bluewater, Kent 48.75% Major retail 31 March  MB&G Real Estate and GIC o

Royal London Asset Management
Aberdeen Standard Investments

1. Refer to Additional information pages 205 209 for the full list of the Group's related undertakings,

2. Investments under joint arrongements are not always represented by an equal percentage holding by each partrer, In a rumber of joint ventures thet are not considered
principal joint ventures and therefore not included in the table above, the Group holds o majerity shareholding but has jeint control and therefore the arrangement is
accounted for os @ joint venture.

. The year end dcte shown is the accounting reference date of the joint arrangerment, In all cases, the Group's accountirg is performed using financial information for the
Graup's own reporting yeor ond reporting date.

.During the yeor ta 31 March 2023, Wind Farms are ro longer clossified as o joint verture and are consolidated together with other subsidiaey undertakings. Wind Farms
includes DS Renewables LLP, Hendy Wind Farm Limited and Rhoscrowther Wind Farm Limited

.On 24 March 2023 the Group acquired the remaining 50% interest in 51 David’s Lirmited Partnership. From that date, the results ot the operations from St David's
are consolidated together with other subsidiary undertakings. Results from its operations prior to that date are ircluded os share of profit or loss from joint ventures,

For further details an the acquisition refer to note 14

-Nova, Victorig ingludes the Novo Limited Partnership. Nova Residential Limited Partnership, Nova GP Limited, Nova Business Manager Lirmited, Nova Residential {GP) Limited,
Nova Residential Interrmediote Limited, Nova Estate Management Company Limited, Nova Nominee 1 Limited and Nova Neminee 2 Limited.

Harvest includes Harvest 2 Limited Partnership, Harvest Developrnent Manogernent Lirited, Harvest 2 Selly Oak Limited, Harvest 2 GP Lirmited and Harvest GP Limited.

. Mayfield includes Mayfield Development Partnership LP and Mayfield Development (General Partner) Lirnited.

. neluded within CSther in subsequent tables.

N

o> (5

Ral =T
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16> Joint arrangements continued

All of the Group's joint arrangements listed above have their principal place of business in the United Kingdom. All of the Group's principal
joint arrangements own and operate investment property, with the exception of The Ebbsfleet Limited Partnership which is a holding
company and Harvest which is engaged in long-terrmn development contracts. The activities of all the Group’s principal jeint arrangements
are therefore strategically important to the business activities of the Group.

All joint venturas listed above are registered in England and Wales with the exception of Southside Limited Partnership and West India Guay
Unit Trust which are registered in Jersey.

Joint ventures Year ended 31 March 2023
Westgate
Southside St. David's Oxfaord
Nova, Limited Limited Alliance
Victoria Partnership Partnership Portnership Other Total Total
100% 100% 100% 100% 100% 100%  Group share
Comprehensive income statement fm__ Em_ fm Em Em gm0 Em
Revenue* ) . . R . 33 34 4 130 65
Gross rentalincome (afterrentspayabley 3% _ 1 25 2 4 102 51
Eet rentol_ﬁ';me- 7 7 4:77 3?7 i ;_7 16¥ i
EPRA ‘eu}nings befc?e— interest 4.7 74_7 35777____ 6 _)12__ _22)_ 2 7i;_ 80_7)_7_4_07
fronceexperse . @n - - - e» oy
Net finance expense —_— 1 & - S S 0 B 5 )
EPRAearnings 18 a5 322z 2 Tsr T 29
Capital and other items e
Net (deficit)/surplus on revaluation of investment (67) 1 I3 (8) 8 (60) (30)
properties D o - -
{Loss)/profit beforetax (49 1T 21 14 . t ) Rt 0
Post-tax (less)/profit _ I .. N S | _ 14 R - B ¢
Total comprehensive (loss)/income (49} 1 21 14 10 (3) (1)
aroup share of (Ioss)/[;rofit before tax 7F (24} - 0 7 ¢ V (1)
Group share of post-tax (loss)/profit B ) (24) - 10 i 7 ] (1)
Group share of total comprehensive (loss)/income (24) - 10 7 & {1)

1.Revenue includes gross rental income (before rents payable), service charge incorne, other property related income and income from development contracts
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Joint ventures

Year ended 21 March 2022

Westgate
Soutnsice St David's Ox“ord
“Nova, Lirristed Lirnted Allance
Victoria Parzrership Partnership Partnership Other Tatal Tertal
100%: 100% 100% 100% 100 1007% Zroup share
Comprehensive incorne statement im £ £m £m £rm £rm £ra
Revenue! 45 o1 33 37 & 132 64
Gross ren!_ql income (after rents pg_\,fable_)__ _ 33_ . 10 25 26 & o 103_ 52
Nct rental income ) 29 11 17 25 :7_ ;__ 82 N 4717
EPRA earnings before interest o - 29 T 15 24 {1) 77 o 39“;
Finance expense a3 (&) - - - a9 aonl
Net finance expense o {13 (e - - - (19} {10)
EPRA earnings 16 4 15 24 1y 58 29
Capital and other items T o o
Net surplus/{deficit) on revaluation of investment 1&6 (1) (20) (2) - (73 (3)
properties C el el
Profit on disposal of investrnent properties ) - - - - 12 12 8
Loss on disposal of trading properties - - (2) (2} {1
Profit/(loss) beforetax = - 22 3 A A 61 53
Post-tax profit/{loss) 32 3 I 22 N 2 61 53_
Total comprehensive income/(loss) 32 3 15) 22 ) 61 33
arou;f;a;e 01; i:rarroﬁt;’(loss)r before tax o o 16 o 27" ] 13) 11 7 33
Group share of post-tax profit/(loss) 16 2 {3) 11 7 33
Group share of total comprehensive income/(loss) 16 2 {3) 11 7 33

1. Revenue includes gross rental income {before rents poyable), service charge income, other property related incorme and income from development cortraocts,
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162 Joint arrangements continued

Financial statements

Joint ventures

31 March 2023

Westgate
Southside 5t. Dovid’s Oxford
Nowva, Limited Limited Alliance
Victoria Partnership Partnership Partnership Other Total Totol
100% 100% 100% 100% 100% 100% Group share
Balance sheet £m £m £m £m £m £m £m
\nv?stment propertigs" 748 _:134 7 - 225 B 9? 71,7205 o 6&
wﬁ-’cu rrent assets - 748 134 - 225 9?8 7 1,205 §Ol )
Cashend cash equivalents 36 3 - 23 7 69 35 |
alther cu}rent assets B B 64 < o 1:3 7 7—68 - .154”—_ Ki
Current assets 100 12 - 36 75 223 113
Total assets o 7 84 145 - 261 173 1,428 714
Trade and other payables and provisions ) (22 ey - (14) (48) (94) (48)
Current liabilities ) 2 @) - (14 (48 (94)  (a8)
Non-current liabilities - {131) (145) - - (276) (138)
Non-current liabiiities (131} (145) - - - (278) {138)
Total liabilities - - (as53) (155) - (19)  (48) (370)  (186)
Net assets/(liabilities) h 595 (@) T T 247 T 125 1,058 528
Cornprised of: )
Net assets 695 e - sz 125 1,067 533
Accumulated losses recognised as net liabitities? T - (9) - - - ) () (g)
Market value of investment properties? , 807 i34 - 233 7 ? 7 1,272 _7776735 )
Net cash/(debt)® ’ 36 3 - 23 7 69 T35

1.The differerce between the book value and the rnarket value of investimera properties is the orourt recogrised in respect of lease incentives, heod leoses capnolised and

properties trected as fimance leases, where applicable

2.The Group's share of occumuloted losses of a joint venture interast are recogrised as net liabilities (see note 33) where these is on obligotion to previde for these losses,
3. Excludes funding provided by the Group ond its jeint venture partners.
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Joint ventures 32 March 2072
Wetlgu e
Southside 51 Dovid's Oxford
Nowa, _urited L'rrited Alllance
Victore Fartnership Sortnership Fartnership Crther Tata fotal
100% 100% 100% 100% 130% 120% Group shore
Balance sheet frn £ im £ £m £ £m
Investment properties - ; 815 133 235 236 132 1551 771
En_—iu_rrept assets _815_ 133 777235777 ) 236 13277 1,551 771
Cash and cash equi@?ﬁtsﬁ - Y 4 10 12 10 63 3
Cth:;r;urlem ussels 7&55 7 _13 o 14 53 h 150 105
mntﬁarssets T B 20 11 23 2(7)7 63 213 136
Total assets - 905 144 258 262 195 1,764 007
Trade and other payables and provisions 22) (o (10 (12) %3 (44)
Current liabilities (2 (10) © (10 a3 (44)
Non-current liabilities T (139 (145) 22y (3) (151) (440) (168)]
Non-current liabilities - (139)  (145) 22 (3) (131 (440) (168)
Total liabilities (161)  (155) 51y (13) (143) (503 (212)
Net assets/(liabilities) o 744 (11) 227 249 52 1,261 655
Comprised of: _
Net assets B 744 - 227 249 52 1,272 700
Accumulated losses recognised as net liabilities? 7 - (fl) S - - (11) | (ST
Market value of investment mberiti’esfr 870 133 226 247 124 IH)O__ T soo
Net cash/{debt)® 27 2 6y 12 4 % 19

1. The difference between the book volue and the morket value of investment properties is the armount ~ecognised in respect of lease incentives, heod leases capitalised and

properties treated as finance leases, where applicable
2.The Group's share of accumulated losses of a jeint venture Interest ore recognised as net habilities {see note 33) where there is an obligation 1o provide for these losses.
3. Excludes funding provided by the Group and its joint venture partners
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16> Joint arrangements continued

Joint ventures Westgate
South_side st. [?uv}d’s Offurd
Nove, Limited Limited Allfance
Yictoria Partnership Portnership Partnership Other Totat

Group share Group share Group share Group share Group share Group share
Net investment o L . o Em Em Em _ Em im  Em
ALLAprl 2621 7 - 351 (7 124 125 32 625
Tot-mprehensive income/(io;r L T 16 T2 T (;)_ 11 7 ’ 3-3
Acquisitions - - - 54 4
Non—ciqshr contribgtions ’ I - - 5/ - - T 745 7
Cash distribations e - R T O 7
At 31 March 2022 - sz T m 11 s Ted s
Total comprehensive {loss}/income - o (24j_7 - T 10 7 o 6/ jl)
Cu_slu-digtributiuns ) 7_- i - - 4 8 (@ (4
Other distributions T T T T T T T Ty
Fsposgcind transfers from joi;wt arrungern_én_ts 7_777_7- - - '7(1719)7 —7; (25-)—77 (_.17447)
Other nen-cash movements B ) - - - . - — ﬁ o (Jj
At 31 March 2023  3a8 () - 124 s 528
Comprisedof. T
At 31 March 2022 o o 77 77777 - 77 T - T T -
Non-current assets T . - 72 7—— _ilS - 7255- 7FQO o TOO—
Non-current liqbit{fies* - - 777)__ o - T (5)— s I - T (IST
At 51 March 2023 B - e e
Non-currentassets 348 -~ - 124 &1 533
Non-current liabilitiess T g T T T T T 5)

1. The Group’s share of accumulated losses of 0 joint venture interest are recognised as net liabilities {see note 33} where there is an obligativn to provide for these fosses
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17> Investments in associates

o Accounting policy

Associates are those entities over whose financial and operating policy decisions the Group has significant influence, estoblished by
contractual agreement, but over which the Group does not have control or joint contrel over those policies. Interests in associates are
accounted for using the equity method of accounting. The equity method requires the Group's share of the associate’s post-tax profit or
loss for the year to be presented separately in the income statement and the Group's share of the asseciate’s net assets 1o be presented
separately in the balance sheet.

The Group's principal interests in associates, acquired as part of the purchase of the share capital of U+l Group PLC in the prior year, are
described belaw:

Associates! Percentage owned and voting rights Year end date Business segment

CDSR Burlington House Developmé;tsiLimfted T 20% T " 31 December Subscale sectors
Northporwfnt bev;\o;rﬁgnts Limited % ) ;_ B 11 Decermber B 77 Subscale sectors o
YC Shepherds Bush Limited’ T 189% o 31 December "~ Subscalesectors

1. Refer to Additional information pages 205-20% for the full list of the Group's related undertakings.
2. The Group's Investrent in YC Shepherds Bush Limited was reduced from 24.5% to 18.9% following capital calls during the year,

All of the Group's associates have their principal ploce of business in the United Kingdorn, except for CDSR Burlington House Developments
Limited which operotes in Ireland. All of the Group's associates are engaged in property development.

The investments in CDSR Burlington House Developments Limited and Nerthpoint Developments Limited were fully impaired on acquisition
of U+l Group PLC.

All associates are registered in Englond and Wales with the exception of CDSR Burlington House Developments Limited which is registered
in treland.

The Group's share of profit or loss from its investments in associates was £nil {2022: £nil).

Associdgtes Total
Group share
Net investment . o o o . _Em
At 1l Apri 2021 - - . _ _ -
Acquisitions S B _ o . 74
At 31 March 2022 B o _ A
Reduection in investment . - (1)
At 31 March 2023 3

18> Capital commitments

2023 2082
£m L
Contracted cupi-a commitments at the end of the year in respect of: B T
Investment properties - T o o 153 a 289
Trading properties - - B 21 3
Joint ventures (our share) - 1
Total capital commitments o T 175 295

Capital commitments include contractually committed obligations to purchase geods or services used in the construction, development,
repair, maintenance or other enhancerment of the Group’s properties.
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19> Net investment in finance leases

o Accounting policy

Where the Group's leases transfer the significant risks and rewards incidental to ownership of the underlying asset to the tenant, the lease

is accounted for as a finance lease. At the outset of the lease the fair value of the asset is de-recognised from investment property and
recagnised as a finance lease receivable. The finance lease receivable is derecognised in the event that the lease is terminated. Lease income
is recognised over the period of the lease, reflecting a constant rate of return. The difference between the gross receivable and the present
value of the receivable is recegnised as finance incomea within Revenue over the leose term.

2023 022

£m £m
;t—on:xrrer\t —4‘F- -_4__ ‘_;_4___4__4__4)_- T o o o o
Fﬁnc:\écses—grgssreceivcbles - ) - 7?8 T
Urguoranteed residual velue T T T T T T T T T T T3 T Ty
Urearned finance income T o T Ty (Eg)
- ' ' I T e Y
Current* T T T T T T o T e e e e -
Finance leases _ gross receivables T T T T T T T T T T T Ty
Urearred finonce income T T T T T T T T T Ty T
FOCEImEE nnet TRes . -
Net investment in finance leases T T 70T T T Ty T o
aro:ret-:;;/tmsf;nﬁ_mmceﬁleus—esdu:‘ - - 0 0 0 = = = =
NG later than one year T
Onetotwoyears o T T T T T T Ty T
Twe to three years ™
Three 1o four yeors R T
Four 1o five years T e
More than five years R )
T e T
Unguoronteed residual value T T T T T T T T T Ty T T s
Unearned finarce incorne .~ T T T T T Ty (a4
Net investment in finance leases I T

1. Included in Other Recefvables in note 31

The Group has leased out several investment properties under finance leases, which range frorm 20 to 40 years in duration from the
inception of the lease. During the yeor to 31 March 2023, the surrender of a tenant lease resulted in the derecognition of the related net
investrment in finance lease of £50m,
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20> Intangible assets
o Accounting policy

Intangible assets comprise goodwill and other intangible assets arising on business combinations and software used internally within the
business. Intangible assets arising on busingss combinatiens are initially recognised at fair value. Goodwill is not amartised but is tested
at least annually for impairment. Other intangible assets arising on business combinations are amortised to the income statement over
their expected useful lives. Softwiare assets are stated at cost less accumulated amertisation and are amortised on a straight-line baesis
over their estimated useful economic lives, normally three to five years.

Other
intangible
Goodwill Software asset Total
} - - £m . £m £m . 7_;im
At 1 April 2021 - - 1 s 2 8
Capital expenditure o S - _77— z - h ?
Additions B B - o . - ;bﬁ - 7 - 6
Amortisation o o o - (2) - (2)
Irpairenent _ o o (&) - N - (rfﬂ
At 31 March 2022 - L . - 1 5 2 8
Additions B o - ] 5 - - 5
Amortisation o - o N __ - (2)_ S - ¥3)]
Impairment o o B o {5) N - - '__7H
At 31 March 2023 T i3 2 5

The other intangible asset relates to the Group’s acquisition of its interest in Bluewater, Kent in 2014 and represents the estimated fair value
of the management rights for the centre. The fair value at the dote of ccquisition was £30m and the asset is being amortised over o period
of 20 years. On recegnition of the intangible asset, the Group recognised a deferred tax liability of £6m, and corresponding goodwill of the
same amount. The deferred tax liability is being released 1o the income statement as the intangible asset is amortised or impaired, and the
corresponding element of the goodwill is being tested for impairment.

in the year ended 31 March 2023, the intangible asset has been impaired by £nil (2022: £nil). The recoverable amount of the intangible asset
has been based onits value in use, using a discount rate of 7.0% (2022: 4.0%).
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Section 4 - Capital structure and financing
This section focuses on the Group's financing structure, including borrowings and financial risk management.

The total capital of the Group consists of shareholders' equity and net debt. The Group’s strategy is to maintain an appropriate net debt
to total equity ratio (gearing) and loan-to-value ratic (LTV) to ensure that asset level performance is tramslated into enhanced returns
for shareholders while maintaining an appropriate risk reward balance to accommedate changing financial and operating market cycles,
The table in note 21 details @ number of the Group's key metrics in relation to managing its capital structure.

A key element of the Group's capital structure is that the majority of our borrowings are secured against a large pool of our assets

(the Security Group). This enables us to raise long-term debt in the bond market, as well as shorter-term fexible bank facilities, both

at competitive rates. In general, we follow a secured debt strotegy as we believe this gives the Group better access to borrowings at

a lower cost.

In addition, the Group holds a number of assets outside the Security Group structure (in the Non-restricted Group). By having both the
Security Group and the Non-restricted Group, and considerable flexibility to move assets between the two, we are able to raise the most
appropriote finance for each specific asset or joint venture.

21> Capital structure

2023 2022
Adjustment
for Adastment
non-whokly for nan-whally
Joint owned Joint owned
Group ventures subsidiaries LCombined Group ventures subsidianies Cembiren
- - . _ ¢ ™ _ _fm M  Er  im__ fm £
Property portfoho o . S S o T
Market value of investment propert\es 9 743 635 77(1?9) 710,239"7 11,362 BOD (1?5) T 12017
Trodmg properties ¢ and \ong term co controcts 71‘187 - - 7 T8 ias T 1 __ , , 46
Total property portfolio (a} 9,861 635 (139) 10,357 11,507 801 (145) 12,163
Netdept
borroing: e T - on sme aen s gs_ isel
M me eldinre \Cte acc unt nd
B R T S
Coshondcashequivalents _ _ _ _ 441) {358 2 (74 ___ {148) _ (3L) 5 (172
Fcur vo\ue of interest-rateswaps (44 - 2 (42) : EE ) - 2; : @
chnr value of f fore\gn exchange swaps and s _ _ T 6 (5) _ (5)'
forwords e -
Net deb‘t (‘n) o o )3,313 . 133)  (¢8) = 3,245 = 47254 (28 o (bé) - 4160
Eeis_FcJ_vaJus of interest-rote swops 44 -  (2) = 42 21 o (2) o 19
Adjusted net debt (<) 3,392 {35) (70 3,287 4275 (28 (%) 4179
Adusted wrtalequity T T T T T T _
Total equity (d) ‘ 7072 - _  (é7) 7,005 7991 - (74 7817
Foir value of interest-rote swops .~ (44 = - 77727 7(5 (21) I (TQ)
Adjusted total equity (e) 7,028 - (6? 6963 7970 - 7(?? T 7898
Georing (b/d) __ A73% T Ta63%  532% T T Toasm
Adjustedgearing (c/e) _ _ _ _ 483% _ __ _ _ #72%  536% __  529%
GroupiTV(e/a) ~  ~ ~— ~—  344% ' s3% _ 372% 34.4%
EPRA LTV? - 33.2% T T T s
Security Group LTV . 330% - ‘?4% T _ T _F
Weighted average cost of debt?  2.7% T 2% 2w T T T oawm

1.EPRA LTV is @ new medasure intradaced by EPRA in the current year The EPRA meqsure differs frem the Group LTV as it includes net coyobles and receivatles, and includes
troding properties ot forr volue and deot instruments st nominal velue rather thar bock value, EPRA LTV was not presented in the Ainanciar stoternents as at 31 March 2022
as tne measure had not yet been introduced. EFRA LTV wauld have been presented as 35.5% at 31 March 2022

- The weighted a/erage cost of debt s calcylated based on histor cal average rotes of gross debr for tne period. The weightad overage cost of deot as ot 31 Marcn 2022 has
beenrestated to reflect average rotes of gross debt for the period, rother tran average rates of net debt Lsed in the calculation in previous periods.

-Cash ord cash equvelents and monies neld in restricted accourts and depasits have been restated as ot 31 March 2022 fo lowing @ clarification by IFRIC or classificatian
of funds with externally trogsed restrictiors There was ng impact on cemputed net debt, adjusted net debr, gearing, adwstes geaning, Group LTV and Security Graup L7,

r

w
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Borrowings, other than bank overdrafts, are recognised initially at fair value less attributable transaction costs. Subsequent to initial
recognition, borrowings are stated at amortised cost with any difference between the armnount initially recognised and the redemption

value being recognised in the income statement over the period of the borrowings, using the effective interest method.

When debt refinancing exercises are carried out, existing liabilities will be treated as being extinguished when the new liability is substantially
different from the existing liability. In making this assessrment, the Group will consider the tronsaction as a whole, taking into account both
qualitative and quantitative characteristics.

2023 2022
Nominal/ Nomincl.
Effective notional Fair Book national Fair Bock
Secured/ Fixed/ interest rate value value value Vo ue value value
unsecured  floating . Em £m £m o £m £
Current borrowings - -
Commercial paper o ) . )
Sterling Unsecured Floating SONIA + morgin . = - o - 140 140 140
furo Unsecured Floating  SONIA + margin 167 187 167 217 217 217
Us Dollar ____ Unsecured Floating  SONIA + margin 145 145 145 142 142 142
Euro loan note ~__ _Unsecured Fixed 48 - - - 30 30 50
Syndicated and bilateral Secured Floating  SONIA + margin - - - 2 2 2
bonkdebt e — -
Syndicated and bilateral Secured Floating Euribor + margin - - - 10 10 10
bonkdebt ,,, — e
Total current borrowings 312 312 312 541 541 541
Amounts payable under 54 3 3 3 - - -
head leases
Total current berrowings 315 315 315 541 541 541
in¢luding amounts payable
under head leases
Non-current borrawings - o ) .
Medium term notes (MTN) - ) S L
AlD 4.875% MTN due 2025 Secured  Fixed 50 | 10 10 10 10 10 10
Al2 1974% MTN due 2028  Secured  Fixed 2.0 400 389 400 400 399 359
A4 5391% MTN due 2026  Secured  Fixed 5.4 7 a7 17 17 18 17
A5 5391% MTN due 2027  Secured  Fixed 5.4 &7 87 87 87 ?3 87
Al 2.375% MTN due 2027  Secured  Fixed 25 350 317 348 350 351 348
Aé  5376% MTN due 2029 Secured  Fixed 54 65 66 45 65 74 65 |
ALS 2.399% MTN due 2031 Secured  Fixed 2.4 300 263 299 300 299 299
A7 5.394% MITN due 2032 Secured  Fixed 5.4 77 79 77 77 107 77
Al7 4.875% MTN due 2034  Secured  Fixed 50 400 406 394 - - -
A1l 5125% MTN due 2036 Secured  Fixed s 50 50 50 50 68 50
Ald 2.625% MTN due 2039 Secured  Fixed 2.4 500 378 494 500 491 494
Al5 2.750% MTN due 2059  Secured Fixed 2.7 500 312 495 500 497 495
2,756 2,574 2,736 2,556 2,407 2,341
Syrdicated and bilateral Secured Floating SONIA + margin 383 383 383 1,546 1,544 1,546
bank debt o - - o
Syndicated and bilataral Secured Floating Euribor + margin - - - 2 2 2
bank debt - o o B
Total non-current borrowings - 3,139 2,757 3,119 3,904 3,955 3,889
Amounts payable under 34 104 142 104 123 164 123
heod leases o o
Total non-current borrowings incfuding 3,243 2,899 3,223 4,027 4,119 4,012
amounts payable under head leases - )
Total borrowings including amounts 3,558 3,214 3,538 4,548 4,660 4,553
payable under head leases
3,451 3,069 3,431 4,445 4,496 4,430

Fotal borrowinis excluding amounts
ead leases

payable under
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22> Borrowings continued

Reconciliation of the movement in borrowings 222: ZDE?F:
At the bég'\nm‘hg of the year 7 T o 74,5537 7¥:3,5167
Bank debt os;m}hrc;ﬁcq;isitfo; of subsidicrnriesri" - S T 403
Proceeds from new bor;ovsr.frgsw ) - - o - 17053
Repayment of bank debt T T T T T T ey ey
lssue of MTNs {net of finance 'Fees)/i S %7 S ) S 3ea
E}eign exchange moverment on non-Sterling borrowings S 14 8
;\Aioiveme;t in amounts pt])’fﬂb‘é under hj;c:d \éoses B 7 o - — T/ (16) T E
At 31 March - T - o T —3,5435_ 4,553
Reconciliation of movements in ligbilities arising from financing activities 2023

Non-cash changes

At the Other

beginning Foreign changes At the end

of the Cash exchange in fair Qther aof the

year Hows movements vadlues changes year
- - . fm o fm fm £m _ Em
Borrowings . 4555 (1013 14 - (18 3538
Derivative financial instruments - o {28) 25 (14) {23} - {38)

4,527 (988) - (23) {16) 3,500

: - T - o o o o } T ) T 2022
Borrowings o - - 3516 564 ) 8 - 465 4,553
Derivative financial instruments B - 3 3y (8 (12) &)y {28)

3,519 561 - (12) 459 4,527

Medium term notes

The MTNs are secured on the fixed and floating pool of assets of the Security Group. The Security Group includes investment properties,
developrment properties, the X-Leisure fund, and the Group’s investment in Westgate Oxford Alliance Limited Partnership, Nova, Victoria and
Southside Limited Partnership, in total valued at £9.6bn at 31 March 2023 (31 March 2022: £11.2bn). The secured debt structure has a tiered
operating covenant regime which gives the Group substantial flexibility when the loan-to-value and interest cover in the Security Group are
less than 65% and more than 1.45x respectively. If these limits are exceeded, the operating environment becomes more restrictive with
provisions to encourage a raduction in gearing. The interest rate of each MTN is fixed until the expected maturity, being two years before the
legal maturity date of the MTN. The interest rate for the last two years may either become floating on a SONIA basis plus an increased margin
{relative to that gt the time of issue}, or subject to a fixed coupon uplift, depending on the terms and conditions of the specific notes.

The effective interest rate is based on the coupon paid and includes the amertisation of issue costs. The MTNs are listed on the Irish Stock
Exchange ond their fair values are based on their respective market prices.

During the year, the Group did not purchase any MTNs (2022: none).

At 31 March 2023, the Group’s committed facilities totalled £3,007m (31 March 2022: £3,022m).

Syndicated and bilateral bank debt L Authorised ) Drawn _Undrawn
Maturity as
at 31 March 2023 2022 2023 itry) 2023 2022
7 2023 Em £rr £m £n £m £
Syndicated debt ) B ) 2022 ) - 12 - 12 - -
Syndicateddebr 202427 2,782 2785 383 L3393 2399 1392
Bilateral debt ) ) 2026 225 225 - 155 225 70

3,007 3,022 383 1,560 2,824 1,462
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All syndicated and bilateral facilities are committed and secured on the assets of the Security Group, with the exception of facilities
sccured on the assets at MediaCity (of which £29%m was drawn at 31 March 2023 and £294m drawn at 31 March 2022). During the year
ended 31 March 2023, the amounts drawn under the Group’s facilities decreased by £1,177m.

The terms of the Security Group funding arrangements require undrawn facilities to be reserved where syndicated and bilateral facilities
mature within one year, or when commercial paper is issued. The total amount of cash and availakle undrown facilities, net of commercial
paper, at 31 March 2023 was £2,353m (31 March 2022: £1,109m, restated following the IFRIC clarification on the classification of funds with
externally fmposed restrictions during the year).

23> Monies held in restricted accounts and deposits

e Accounting policy
Monies held in restricted accounts and deposits represent cash held by the Group in accounts with conditions that restrict the access of
these monies by the Group and, as such, does not meet the definition of cash and cash equivalents.

Group Company
2022 2022
2023 frestated! 2023 frestatec)
£m £m £m £rn

Cash at bank and in hand - - -
Short-term deposits 4 4 - -
4 4 - -

1. Monies held in restricted accounts and deposits have been restated as at 31 March 2022 following o clarification by IFRIC on class fication of funds with externally
imposed restrictions,

The credit quality of monies held in restricted accounts and deposits can be assessed by reference to external credit ratings of the
counterparty where the account or deposit is placed.

Group CTompany
2022 2022
2023 {restated)- 2023 {restatec)-
£m £re £m £

Counterparties with external credit ratings
A+ 4 - - -
A - 4 - -
4 4 - -

1. Monies held in restricted accounts and deposits have been restated as at 31 March 2022 following a clarification by IFRIC on classification of funds with externally
imposed restrictions,

24> Cash and cash equivalents

o Accounting policy

Cash and cash equivalents comprise cash balances, deposits held at call with banks and other short-term highly liguid investments with
criginal maturities of three months or less. Monies that are restricted by use only, and not restricted by access, are classified as cash and
cash equivalents. Bank overdrafts that are repayable on demand and form an integral part of the Group's cash management are
deducted from cash and cash equivalents for the purpose of the staternent of cash flows.

Group Campany

2022 2022

2023 irestated) 2023 (restated]’

. o £m im £m fm

Cash at bank and in hand 4 144 2 2
41 146 2 2

1. Cash and cash equivalents have been restated as at 31 March 2022 foliowing a clarifcation by IFRIC an ¢lassification of funds with externally imposed restrictions,
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24> Cash and cash equivalents continued

The credit quality of cash and cash equivalents can be
agccount or deposit is placed.

assessed by reference to external credit ratings of the counterparty where the

Group Company

2022 w02

2023 Lestatec)” 2023 restotea)

_ - _ Em fno Em £

Crounterpcmesrwith external credit ratings 7 o B

A B - T 34 10 - o
A 7 ] 6 14 2 1
A- - e T e
BBE+ o ' L o D =
) T o 41 77771467 2 - 2

1.Cash and cash equivalents hove been restated as ot 31 March 2022 following @ clorification by IFRIC on clossification of funds with externally imposed restrictions.

The Group’s cash and cash equivalents and bank overdrafts are subject to cash pocling arrangements. The following table provides details
of cash balances and bank overdrafts which are subject to offsetting agreements.

2023 202Z {restotea)
Gross Gross Net amounts Gross Crass Net emraunts
amounts of amounts of recognised in amaourts of arrounte of recogrised in
financial financial the balance firancic “nancic the pala~ce
assets liabilities sheet Qzzets i sheat
£Em £ £m £ £m
Assets
Cash and cash equivatents 101 (60) 41 152 (&) 144
101 (60} 41 152 {6) 146

1. Cash and cash equivalents have been restated as ot 31 March 2022 followirg o clarification by IFRIC on classification of funds with externally imposec restrictions

25> Derivative financial instruments

o Accounting policy
The Group uses interest-rate and foreign exchange swops and forwards to manage its market risk. In accordance with its treasury policy,
the Group does not hold or issue derivatives for trading purposes.

Al derivatives are recognised on the balance sheet ot fair value. The fair value of interest-rate ond foreign exchonge swaps is based on
counterparty or market quotes. Those quotes are tested for reasonableness by discounting estimated future cash flows based on the terms
and maturity of each contract and using market rates for similar instruments at the measurement date. The gain or loss on derivatives are
recognised immediately in the income staternent, within net finance expense.

Carrying value of derivative financial instruments 2‘:;: 23525

a;rent assets - - - 3 5

Non-current assets T T o a1 21
Current liabilities ’ i (6} o
Non—current liabilities ) - -

’ i 38 26

Notional amount 2023 2522

£m e

Interest-rate ;wap53 7 i 1,559 894
Foreign exchange swaps ‘ B ) 319 348

o B o o 1,878 1,242

1. At 31 March 2023, the Group hele ‘arwa-d starting pay fixed ond receive flooting rate imterest-rate swops of £940m (2022

amc.Jants above,

£275m) whicn are included in the notione|
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26> Financial risk management

Introduction

Areview of the Group's objectives, policies and processes for managing and monitoring risk is set out in ‘Managing risk” and 'Our principal
risks and uncertainties’ {pages 54 to 5¢). This note provides further detail on financial risk management and includes quantitative
information on specific financial risks.

The Group is exposed to a variety of financial risks: market risks (principally interest rate risk), credit risk and liquidity risk. The Group's
overall risk management strategy seeks 1o minimise the potentiol adverse effects of these on the Group’s financial performance and
includes the use of derivative financial instruments tc hedge certain risk exposures,

Financial risk management is carried out by the Group's treasury function under policies approved by the Board of Directors, except where
the relevant arrangements have been put in place by an individual subsidiary or a joint venture level prior to acguisition.

The Group assesses whether it intends to hold its financial assets to collect the contractual cash flows, or whether it intends to sell them
before maoturity and classifies its financial instruments into the appropriate categories. The following table summarises the Group’s
financial assets and liabilities inte the categories required by IFRS 7 Financial Instruments: Disclosures:

Group Company
2023 2027 2023 2027
. im £rn £m frn
Financial assets at amertised cost 450 570 -
Cash ond cash equivalents o 41 146 2 2
Financial liabilities at amortised cost (3,750) 14,7773 (2,821) {2,912)
Financial instruments at foir value through profit or loss ) 38 26 -
(3,221) {4,035) {2,819) (2.910)

1. Cosh end cash equivclents and monies held in restricted accounts and deposits, ond the impaocted categories in the table above, hove been restoted as at 31 March 2022
following a clanfication by IFRIC on classification of funds with externally imposed restrictions.

Financial risk factors

(i) Credit risk

The Group's principal financial assets are cash and cash equivalents, trode and other receivables, net investment in finance leases and
amounts due from joint ventures. Further details concerning the credit risk of counterparties is provided in the note that specifically relates
to each type of asset.

Bunk and financial institutions

The principal credit risks of the Group arise from financial derivative instruments and deposits with banks and financial institutions. In line
with the policy approved by the Board of Directors, where the Group manages the deposit, only independently rated banks and financial
institutions with a minimum rating of A- are accepted. For UK banks and financial institutions with which the Group has a committed
lending relationship, the minimum rating is lowered to BBB+. The Group's treasury function currently performs regular reviews of the credit
ratings of all financial institution counterparties. Furthermore, the treasury function ensures that funds deposited with a single financial
institution remain within the Group's policy limits.

Trade receivables

Trode receivables are presented in the balance sheet net of allowances for doubtful receivables. The Group assesses on a forward-looking
basis the expected credit losses associated with its trade receivables. A provision for impairment is made for the lifetime expected credit
losses on initial recognition of the receivable. In determining the expected credit losses the Group takes inte account any recent payment
behaviours and future expectations of likely default events (i.e. not making payment on the due date) based on individual customer credit
rotings, actual or expected insolvency filings or company voluntary arrangements, likely deferrals of payments due, agreed rent concessions
and market expectotions ond trends in the wider macro-ecaonomic environment in which our customers operate. These assessments are
made on a customer by customer basis.

To limit the Group's exposure to credit risk on trade receivables, a credit report is usually obtained from an independent rating agency
prior to the inception of a leose with a new counterparty. This report, alongside the Group's internal assessment of credit risk, is used to
determine the size of the deposit that is required, If any, from the tenant at inception. In general, these deposits represent between three
and six months' rent.
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26> Financial risk management continued

Net investrment in finance leases

This balance relates to armcunts receivable from tenants in respect of tenant finance leases. This is not considered o significant credit risk
as the tenants are generally of goed financial standing.

(if) Liquidity risk
The Group actively maintains a mixture of notes with final maturities between 2025 and 2059, commercial paper and medium-term

committed bank facilities that are designed to ensure that the Group has sufficient available funds for its operations and its committed
capitol expenditure programme.

Management monitars the Group's available funds os follows

2022

2023 (restared;"

- - L . - . o £m £m
Cash and cash equivalents 41 146
Comrl-\ercw'c:\ paper B ) (312) {49%)
Undrawn facilities B - - 2,624 1,462
Cash CLHd Gvailgb!e undrawn facilities 2,353 1,10%
As a proportion of drawn debt’ 68.2% 25.0%

1 Based on nominal values, including MTNs and commaercial poper
2. Cosh and cash equivalents and monies held in restricted accounts and depasits, and the impacted categones, have been restoted as ot 31 March 2022 fallowing
a clarification by IFRIC on classiheation of funds with externally impased restrictions

The Group’s core financing structure is in the Security Group, although the Non-restricted Group may also secure independent funding.

Security Group

The Group's principal financing arrangements utilise the credit suppert of a ring-fenced group of assets (the Security Group) that
comprises the majority of the Group’s investment property portfolio and certain investments in joint ventures. These arrangements
operate in ‘tiers’ determined by LTV and interest cover ratic (ICR). This structure is most flexible at lower tiers (with a lower LTV and a
higher ICR) and allows property acquisitions, disposals and developments to occur with relotive freedem. In higher tiers, the requirements
become rmore prescriptive. No financial covenant default is triggered until the applicable LTV exceeds 100% or the ICR is less than 1.0x.

As at 31 March 2023, the reported LTV for the Security Group was 33.0% (2022: 36.4%), meaning that the Group was eperating in Tier 1
and benefited from maximur operational flexikility.

Management monitors the key covenants attached to the Security Group on @ monthly basis or serni-annual basis, depending on the
covenant, including LTV, ICR, sector and regional cencentration and disposals.

Non-restricted Group

The Nen-restricted Group obtains funding when required from o combination of inter-company loans from the Security Group, equity

and external bank debt. Bespoke credit facilities are established with banks when required for the Non-restricted Group and joint ventures,
usually on a limited-recourse basis.
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The table below analyses the Group's financial liabilities into relevant maturity groupings based on the remaining period at the balance

sheet dote to the oxpected maturity date. The umounts disclased in the table gre the contractual undiscounted cash flows.
2023
Between 1 Between 2
Less than and and Over
1year 2 years 5 years 5 years Total
£m £m £m £m im
Borrowings (excluding lease liabilities) o 837 463 717 7727,476_ “4_,493_
D_e_r'wctive ﬁnon-;io\ %;;;um_e_n:cs o - o & S - - 76
Lease tiabilities & 6 17 474 503
Tiude puyables 14 - - o 14
Copital aceruals - 32 - - - 32
Accruals T B8 7 - - - s
OCther payables 61 I ’ 17 - 78
o T T T 1,044 469 751 2,950 5,214
202
Botweer 1 Gewean 2
Lesz than ad crd Cuer
L year 2 years 5 years S years Total
£ £in £r £m £m
Borrowings (excluding lease liabilities) ” T T T 623 512 2,184 2,098 5,415
Lease liabilities - s s T 395 411
Trade pavables 26 - - . _26
Capital aceruals o S 42 - - - 47
Accruals ) - o 75 - - 7—777?
Other payables 73 - 8 - &1
a2 515 2,202 2,491 6,050

(ifi) Market risk
The Group is exposed to market risk through interest rates, availability of credit and foreign exchange moverments.

Interest rates

The Greup uses derivative products 1o manage its interest rate exposure and has a hedging policy that generally requires at least 70%

of its existing debt plus increases in debt associoted with net committed capital expenditure to be at fixed interest rates for the coming
three years and at least 50% for years four and five. Due to o combination of factors, including the degree of certainty required under

IFRS @ Financial instruments, the Group does not apply hedge accounting to hedging instruments used in this context. Specific interest-rote
hedges are alsc used from time to time to fix the interest rate exposure on our debt. Where specific hedges are used to fix the interest
exposure an floating rate debt, these may qualify for hedge accounting.

At 31 March 2023, the Group (including the Group's share of joint ventures and non-wholly owned subsidiaries) had pay-fixed and receive-
floating interest-rate swaps in place with a nominal value of £619m (20272: £619m) and forward starting pay-fixed interest-rate swaps of
£940m (2022: £275m). The Group's net debt (Including the Group’s share of joint ventures and non-wholly owned subsidiaries) was 100.6%
fixed {2022: 70.0%) and based on the Group’s debt balances at 31 March 2023, o 1% increase/{decrease) in interest rates would increase/
(decrease) the annual net finance expense in the income statement and reduce/(increase} equity by £1m (2022: £9m). The sensitivity has
been calculated by applying the interest rate change to the floating rate components of borrowings, interest rate swaps as well as cash
and cash equivalents.
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26> Financial risk management continued

Foreign exchange
Foreign exchange risk arises when future comrercial transactions or recognised assets or licbilities are denominated in a currency that
is not the Group’s functional currency.

As it is UK based, the Group's foreign exchange risk is iow. The vast majority of the Group's foreign currency transactions relate to foreign
currency borrowing under the Group’s commercial paper programme. It is the Group's policy to hedge 100% of this exposure. At 31 March
2023, the Group had issued €190m (2022: €255m) and $180m (2022: $185m) of cormmmercial peper, fully hedged through fereign exchange
swaps. A 10% weakening or strengthening of Sterling would therefore have £nil (2022: £nil) impact in the income statement and equity
arising from foreign currency borrowings.

Where additional foreign exchange risk is identified (not linked 1o cornmercial poper borrewing), it is the Group's policy to assess the
likelihood of the risk crystallising and if deemed appropriate use derivatives to hedge some or all of the risk. At 31 March 2023, the Group
had no foreign currency exposures being managed using foreign currency derivative contracts (2022: €6m exposure, which were entered
into In order to economically hedge our exposure to movements in foreign currencies). A 10% weakening or strengthening of Sterling would
therefore have no impact on the profit before tax and/or total equity (2022: £1m impact).

Financial maturity analysis
The interest rate profile of the Group's borrowings is set aut below (based on notional values):

2023 2022

Fixed Fleating Mixed Fiooting
rate rate Total rate tate Total
o ) - - £m £m gm fm £ o Em
e . %863 383 3246 249 1700 4179
Eure ) - o 7 - 167 167 30 217 247
Us Dollar j 7 7 - - 145 145 - 142 142
2,863 695 3,558 2,509 2,059 4,568

The expected maturity profiles of the Group's borrowings are as follows (based on notional values):

2023 2032
Fixed Floating Fixerd Footing
rate rate Total rate rate Total
B L £m £m . im . Em_ . fm o :‘l
One year or less, or endermarg _ 427 312 739 30 511 541
M;?[e—tk-won one year Eut not more than two years ) 77 87 . 292 379 427 7 2 429
gore than two years -but_not more than ﬁ;e years . 415 91 504 437 1,546 Lfﬁ
More than five yaars o i 1,934 - 1,934 1615 - 1815
Borrowings T N 2,863 695 3,558 2,509 2,059 4,568
Effect of hedging ] ] 7 819 {61%) - 400 (400) E
Borroewings net of interest—rate swaps 3,482. 7;5 3,.558 - 2,909 1,659 - 4, 5-68_

The expected maturity profiles of the Group's derivative instruments are as follows (based on notional values):

2023 2022

Foreign tnterest— Foreign interest-

exchange rate exchange rate

swaps swaps swaps swaps

£m £m £ fm

One year or less, on dernand 319 400 360 -
Mare than one year but not more than two years - 494 - 400
Mare than two years but not more than five years - 665 - 494

Mare than five years _ - - - -
319 i,559 360 894
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Valuation hierarchy

Derivative financial instruments and financial assets at fair value through other comprehensive income (other investments) are the only
financial instruments which are carried at fair value. For financial instruments other than borrowings disciosed in note 22, the carrying
value in the balance sheet approximates their fair values. The table below shows the aggregate assets and liabilities carried at fair value
by valuation method:

2023 2022
Level 1 Level 2 Level 3 Total Level 1 Leve 2 leve! 3 Total
£m £m B ET o £m £m E_m - frn ) E’TL
Assets - 44 - 44 - 26 - 26
Liabilities - (&) - (&) - - - -

Note:

Level L: vatued using unadjusted quoted prices in active markets for identical financial instruments,

Level 2* valued using techniques based on information that can be obtained from abservable market data
Level 3: volued using techniques incorporating information other than observable market doto.

The fair value of the amounts payable under the Group's lease obligations, using a discount rate of 2.7% (31 March 2022: 2.2%), is £145m
(31 March 2022: £164m). The fair value of the Group's net investment in tenant finance leases, calculated by the Group’s external valuer
by applving a weighted average equivalent yield of 7.9% (31 March 2022: 4.9%), is £16m {31 March 2022: £66m).

The fair values of any floating rate financial liabilities are assumed to be equal to their nominal value. The fair values of the MTNs fall within
Level 1 of the fair value hierarchy, the syndicated and biloteral facilities, commercial paper, interest-rate swaps and foreign exchange swaops
fali within Level 2, and the amounts payable and receivable under leases fall within Level 3.

The fair values of the financial instruments have been determined by reference to relevant market prices, where available. The fair values
of the Group’s outstanding interest-rate swaps have been estimated by calculoting the present value of future cash flows, using appropriate
rmarket discount rates. These valuation technigues fall within Level 2.

The fair value of the other investments is calculated by reference to the net assets of the underlying entity. The valuation is not based on
observable market data and therefore the other investments are considered to fall within Level 3.
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Section 5 - Working capital
This section focuses on our working capital balances, including trade and other receivables, trade and other payables, and provisions.

27>Trade and other receivables

o Accounting policy

Trade and other receivables are recognised initially ot fair value, subsequently at amortised cost and, where relevant, adjusted for the time
value of money. The Group assesses on o forward-locking basis the expected credit losses ossocioted with its trade receivables. A provision
for impairment is made for the lifetime expected credit losses on initial recognition of the receivable. If collection s expected in more than
one year, the balance is presented within non-curient assets.

in determining the expected credit losses the Group takes into account any recent payment behaviours and future expectations of likely
defoult events (i.e. not making payment on the due date) based on individual customer credit ratings, actual or expected insolvency
filings or company voluntary arrangements and market expectations and trends in the wider macro-economic environment in which
our customers operate. Where a concession is agreed with a customer after the due date for the rent, this amount is recognised as an
impairment of the related trade receivable.

Trade and other receivables are written off cnee all avenues to recover the balances are exhausted and the lease has ended. Receivables
written off are no longer subject to any enforcerment activity

e Source of estimation uncertainty

Impairment of trade receivables

The Group’s assessment of expected credit losses is inherently subjective due to the forward-looking nature of the assessments. As a result,
the value of the provisions for impairment of the Group’s trade receivables are subject to a degree of uncertainty and are made on the
basis of assumptions which rmay net prove to be accurate. See note 26 for further details of the Group’s assessment of the credit risk
associated with trade receivables.

2023 2022

£m frm
Ezet trade rece;vm@ - 0 0 00 = 7747—7 -rSB_
Tenart lease incentives (note 14) T T T T T T T T qgg T o
Prep@m_emts)_ - i 7_77 :—77_ )7)7 - 777 - /4_6/ T 347
;Ecruzincome ) - - - - - — — jlp ’lii
ﬁﬁum:cm w‘m—mjoi{xt_ventures and osszczate:_ ) - T ? T E
Deferred consideration T T T T T T T T T T
Other recenables T T T T e e e
Total current trade and other receivables - - )3E7 T
Kgn—;:rr—ent omoug—duefromjo?ntventuresomd ossoc‘xortes) - _,142, 4—1477
N—o?cmént ;:Egema\esr?eﬁlesi_ - - 0 0 {5_
Defared comsigeraton T T T T e e
E)Ther non-current rece\'vab\esi : - : d) - i —4 o 77
;otaltrudecnd other receiw)ﬁs o ) - )SJT 75?

The accounting for lease incentives is set out in note &. The value of the tenant lease incentive, included in current trade and other
receivables, is spread over the legse term,

The non-current amounts due from joint ventures hove maturity dates ranging from April 2028 to the dissolution of the joint venture.
Interest is charged at rates ranging from 4% to 5% {2022: 4% tc 5%).
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Ayeiny of trade reeeivables

Up to Uptod Up to 12 More than
Not 30 days months months 12 months
past due past due past due past due past due Total
_ m £m £m o ;m £m £
As at 31 March 2023 - - }
Notimpoired 5 12 18 8 4 a7
Impoired . - - 3 s 37 45
(:':_ros_s trade receivables ; 12 21 13 } 41 ;?2
As at 31 March 2022 - - - -
Not impaired - 1 s 4 w7 3
Impaired T __ B S 3 4 7 60 74
Gross trade receivables - i 9 18 17 &7 B 112
None of the Group’s other receivables are past due and therefore no ageing has been shown (2022 £nil).
Movernent in allowances for doubtful debts 2023 022
£Em fm
;t the beginning of the yeor - T B T o 74 llii
.\rEre-_éxse to provis_iob 7 - o B - 16 - 7174
Decrecs_ez)-;ro;‘\s(on S ) :t . (29). h (ST
Utilised in the year o R S (16) ey
At31March - T 45 74
Movement in tenant lease incentives 2(;2; 23{%;
At the beginning of the year B o ; 212 230
Revenue recognised T T - 3 (18
Move?e?inib};okipe;oiﬁes and other m_ov:me_ﬂz - B S ) 3 S
Capital incentives granted 7 <3
Provision fo; dc;Jb;ul receivables - T - (5) i T
Disposal of properties - ST - o - i {49) (787)
chuisition of properties B 771@)7_ o 1
At31March B 175 212
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28>Trade and other payables

Graup Campany

2023 202z 2023 2022

e T giiimiiil £m fm
Trade payables ) 14 28 o - -
Copital occrucls - = 32 a2 -
Otherpayables T T T s w8 8
Aécrua\s B T 7-788-7 o 7? o -77{ r-7_
e T ¥ S T
Contract liabilittes T T T Ty T LT T T T
prounts owed to joing ventures T T T T T T T T
Loans from Group und?tikﬁs 17 T T T - 72,@ 72,?97
Total Cl;enttrd&:c;nd oth;pd;blt; - 777 T ?’06{ o ?26 - 7,82:1_ —2,912_
Nom_currert other payables T T T T g g T
Tota! trade and other payables o 7 s 38 2821 2912

Capital accruals represent amounts due for work completed on investment properties but not paid for at the year end. Deferred income principally
relates to rents received in advance.

The Loans from Group undertakings are repoyable on demand with no fixed repayment date. Interest is charged at 4.3% per annum (2022: 3.7%).

Section 6 — Other required disclosures

This section gives further disclosure in respect of other areas of the financial statements, together with mandatory disclosures required
in accerdance with IFRS.

29:Investments in subsidiary undertakings
o Accounting policy

Investments in subsidiary undertakings are stated ot cost in the Company’s balance sheet, less any provision for impairment in value.

in accordance with IFRS 2 Share Bosed Paymments the equity settled share-based payment charge for the employees of the Company's
subsidiaries is treated as on increase in the cost of investment in the subsidiaries, with a corresponding increase in the Company’s equity.

2023 2022
_ e : ___ Em __ im
Atthe beginning of theyear T T T 6,222 6,101
C—o;\’to\—cioﬁuti;smmrgto?mezﬂs?jpoyments (note 35) - 6) T4
Impairment revessal T T T T T T o e e e Ty
At 31 March B I T e

A fulllist of subsidiary undertakings at 31 March 2023 is included in Additional information on pages 205 to 209.

In the year ended 31 March 2023, there hos been o reversal of prior years’ impairment on the Company’s investrment in its subsidiories of €1m
{2022: reversal of £177m) as a result of on in¢rease in the value of the net assets in those subsidiary companies. The recoverable amount of the
investrments has been based on the fair value of each of the subsidiaries ot 31 March 2023 os determnined by their individual net asset values
at that dute, totalling £6,229m (2022: £6,222rm).
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30> QOther non-current assets
2023 2022
e o im im
Other property, plant and equiprment 9 11
Net pension surplus {note 34) 16 28
Derivative financial instrurnents (note 25) 41 21
Other investments 1 1
Total other non-current assets &7 41
31> Other current assets
2023 2022
£m im
Dervative financial instruments (note 25) 3 5
Other investrments S 1 -
Tetal other current assets 4 5
32> Other current liabilities
2023 2022
- £m - ?m
Derivative financial instruments (note 25) 6 -
Provisions® 18 11
Total other current liabilities 24 11
1. Includes o £14m provision for fire safety remediation works, of which £9m relates to properties ro lenger owned by the Greup but for which the Group is respansible for
remediating under the Building Safety Act 2022.
33>Other non-current liabilities
2023 2072
£m £
Deferred tax liability (note 12) 4 7
Net liabilities incurred on behalf of joint ventures (note 16} 5 5
Total other non-current fiabilities 9 12

1. The Group's share of accumuiated losses of @ joint venture interest are recognised as net liabilities (see note 16) where there is an obligation to provide for these losses.
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34>Net pension surplus

o Accounting policy
Contributions 1o defined contribution schemes are charged to the income staternent as incurred.

The pension obligations arising under the Group’s defined benefit pension scherme are rmeasured ot discountad present value. The scheme
assets are measured at fair value, except annuities which are valued to match the liability or benefit value. The operating and financing
costs of the scheme are recognised separately in the income statement. Service costs ore spread using the projected unit credit rmethod.
Past service costs are recognised immediately in the income statement in the period in which they are identified. Net financing costs are
recognised in the period in which they arise, calculated with reference 1o the discount rate, and are included in finance income or expense
on a net basis. Re-measurement gains and losses arising from either experience differing from previous actuarial assurnptions, or changes
1o those assumptions, are recognised immediately in other comprehensive incame.

Pefined contribution schemes
The charge to operating profit for the year in respect of defined contribution schermes was £3m (2022: £3m).

Defined benefit scheme

The Pension & Assurance Scheme of the Land Securities Group of Companies {the Scheme) is a registered defined benefit final salary
scherne subject to the UK regulatory framework for pensions, including the Scheme Specific Funding requirements. The Scheme is operated
under trust and as such, the Trustees of the Scheme are respoensible for operating the Scheme and they have a statutory responsibility to
act in accordance with the Scherne’s Trust Deed and Rules, in the best interest of the beneficiaries of the Scheme and UK legislation
{including trust law}. The Trustees and the Group have the joint power to set the contributions that are paid to the Scheme.

In setting contributions to the Scheme, the Trustees and the Group are guided by the advice ot a qualified independent actuary on the
basis of triennial valuations using the projected unit credit method. The Scheme is closed to new members (and was closed to future
accrual on 31 October 2019}, A full actuarial valuation of the Scheme was undertaken on 30 June 2021 by the independent actuaries,
Hymans Robertson LLP. This valuation was updated to 31 March 2023 using, where required, assurmptions prescribed by IAS 19 Employee
Benefits. The next full actuarial valuation will be performed as at 30 June 2024.

There have been no employer or ernployee contributions following the closure of the Seheme to future accrual on 31 October 2019. Prior to
this, the employer contribution rate was 43.1% of pensionable salary to cover the costs of accruing benefits and the employee contributions
were at 8% of monthly pensionable salary. It was also agreed that no further deficit contributions were required from the Group. Employee
contributions were paid by salary sacrifice, and therefore appeared as Group contributions. The Group does not expect to make any
ermployee or employer contributions to the Scheme in the year to 31 March 2024 (2023: £nil).

All death-In-service and incapacity benefits arising during empleyment are wholly insured. No post-retirement benefits other than pensions
are made ovailable to employees of the Group.



Finarncial staternents Landsec Annual Report 2023 79
Analysis of the amounts charged to the income statement 20;: 20{2
Analysis of the amount charged t;operuting pr;i-{_ o S -
Current s-ervlc_e.cc;; - ’ B - -
Past service costs ) - __ - -
Charge te¢ operating profit __ o - - -
Anaiysi.s_o-f amount credited to net finance expense S B N
Imterestrir\cor‘;e;n plar mssets-_“ T T B {6) (5)
Interest expense on defined benefit scheme habilities ) T i 4 T s
Net credit to finance income o = -
Analysis of the amounts recognised in other comprehensive income Zzﬁ 7%;
Analysis of gui_r;:nci--losses o B o ST
Net re-measurement losses 6n_schéﬁe assets - - o (58) - (4
Net rie_-ie&enlgnt gains on scheme liobilities a - 7_ o 456 26
Net re-measurement (Iosse-s)/;c;:i-ns__ o o 7(712) . 22_
Cumulative net re-meqsuremermoss_recognised in othé?comprehensive income B [36) 7(25
The net surplus recognised in respect of the defined benefit scheme can be analysed as follows:
2023 202

% £m % £m
Equities - B - - - 7 15
Bonds - Govemmen-t-_ B S - 1 2 ?7 N 55
Bonds - Cerporate 7 N - o 13 31
Eocéeds from corpor_ote bond sale o B l - 5 ' Co
Insurance contracts T 90 7153 40 92
Cash and cosh equivalents - ) e 4 6 12 27
Fimirrvicﬂljeiof sﬁheme Dsse“t_s T o T o 100 149 77710077 230
Fair value of scheme liabilities T o (15?) {202}
Nerﬁéﬁn surplus o - __-16 S 28

In the year ended 31 March 2023, £9m (2022: £9m) of benefits were paid to members.

During the year, the Scheme purchased a buy-in policy with Just Retirement for £79m. This insurance contract is valued as an asset using
the same IAS 19 assumptions. Insurance contracts are annuities which are ungquoted ossets. All other Scheme assets have quoted prices in
active markets. The Scheme assets do not include any directly owned financial instruments issued by the Group. Indirectly owned financial

instruments had a fair value of Enil (2022: £nil).

Inthe most recent triennial valuation, the defined benefit scheme liabilities were split nil% (2022: nil%) in respect of active scheme
participants, 26% (2022: 31%) in respect of deferred scheme participants, and 74% (2022. 69%}) in respect of retirees. As the scherme is now
closed to future accrual, there are no longer any active scheme participants. The weighted average duration of the defined benefit scheme

liobilities at 31 March 2023 is 12.0 years (2022: 14.6 years).
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34> Net pension surplus continued

The assumptions agreed with the Trustees of the Scheme for the triennial vaiuation at 30 June 2021 have been restated to the assumptions
described by IAS 19 Employee Banefits. The major assumptions used in the valuation were (in nominal terms):

2023 2022

- S % %

Rd:of increoserm Vpensicr)m:ble salaries - ) - T - ._“n/a n/o-

Ratmcrease i}1 pe-nsions wﬂ?wnio éap- T T o T 3.50 - 4.00
Rate o_fiTCI:eose in pensions with 5% cap - ] - T Z;; —3,754

Discountrote T T T o o T T ars 270
inflation - Retail Price Index T _k__r __—7 T — o o 3.50 o 400
T - Consumer Price Index - e 2.80 EEE

The mortality assumptions used in this valuation were:

2023 2022

. Years Years

L\'feg‘t;ectancy ot ggge—ob far currentipensjorwier-s - @_“ - T T T T 267 26.6
o T T - Womﬁ - T T T T a9 289

Life expe;acy at age 60 for future pensx’one-;c_urrent age 40)_7Men T - 297 2956

- T S Wemen e e T g 1

The sensitivities regarding the principal ossumptions used to measure the Scheme liabilities are set out below. These were calculated using
approximate methods taking into account the duration of the Scheme liabilities.

Change in assumpticn Impact an Scheme liabilities

Increase by £11m

Assumption

Discount rate Decrease by 0.5%

Life expectancy ) i ] Increase by 1 year Increase by £5m )
Rate of inflation Increase by 0.5% Increase by £9m

The above sensitivities show the impact on ligkilities only and do not reflect the hedging the Scheme has in place. In December 2022,
the Scheme transacted a buy-in policy for £79m covering all remaining uninsured members. As a result the Group nec longer bears any
longevity, interest rate or inflation risk in respect of the pension scheme. The buy-in policy is an investrnent asset of the Scheme.

The Cormpany did not operate any defined contribution schemes or defined benefit schemes during the financial years ended 31 March 2023
or 31 March 2022.
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35>Share-based payments

o Accounting policy

The cost of granting shares, options over shares and other share-baosed remuneration to employees and Executive Directors is recognised
through the income statement. All awards are equity settled and therefore the fair value is measured at the grant dote. Where the awards
have non-market related performance criteria, the Group uses the Black-Scholes option valuation model to establish the relevant fair
values. Where the owards have Total Shaoreholder Return {TSR) market related performance criteria, the Group has used the Monte Carlo
simulation valuation model to establish the relevant fair values. The resulting values are amortised through the income statement over
the vesting period of the awards. For awards with non-market related criteria, the charge is reversed if it appears probable that the
performance or service criteria will not be met.

The fallmaing takle analyses the total cost recognised in the income staternent for the year between each plan, together with the number
of options outstanding.

2023 2052
Charge Number Charge Number
£m {millions}) im irillions)
Lé)ng—Term Incentive Plan B 3 3 2 277
Deférred éhére Bonus Plan L B - 1 i - - -
Executive Share Option Scheme - - - 1 o S
Shorésove Pi;:ln - o 1 1
ﬁés‘tr‘wcted Share Plan T 2 2 1
7 i - T [} 7 5

A summary of the main features of each type of plan is given below. The plans have been split into two categories: Executive plans and
Cther plans. For further details on the Executive plans, see the Directors’ Remuneration Report on pages 100 to 113.

Executive plans:

Long-Term Incentive Plan {LTIP)

The LTIP is open to Executive Directors, Executive Leadership Team members and senior management members with awards rmade ot the
discretion of the Remuneration Cemmittee. In addition, ather than for Executive Directors, an award of ‘matching shares’ could be made
where the individual acquired shares in Land Securities Group PLC and pledged to hold them for o period of three years. The awards are
issued at nil consideration, subject to perfermance and vesting conditions being met. Awards of LTIP shares and matching shares are
subject to the same performance criteria and normally vest after three years. Awards are satisfied by the transfer of existing shares held
by the Employee Benefit Trust (EBT). There were no awards exercised during the year {2022: the weighted average share price at the date
of vesting during the year was 752p). The estimated fair value of awards granted during the year under the scheme was £7m (2022: £7rm).

Deferred Share Bonus Plan (DSBP)

The Executive Directors’ amnnual borus is structured in two distinct parts made up of an initial payment and deferred shares. The shares are
usually deferred for one or two years and are not subject to additional performance criteria. Awards are satisfied by the transfer of existing
shares held by the EBT at nil consideration. The weighted average share price at the dote of vesting during the year was 615p (2022: 703p).
The estimated fair value of awards granted during the year under the scheme was £2m (2022: £1my).
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35>Share-based payments continued

Other plans:

Executive Share Option 5cheme (ESOS)

The 2005 ESOS was previously open to managers not eligible to participate in the {TIP, but was largely replaced by the new Restricted Share
Plan in the year ended 31 March 2020, Awards are discretionary and are granted over ordinary shares of the Company at the middle market
price on the three dealing days immediately preceding the date of grant. Awards normally vest after three yeors and are not subject to
performance conditions. Awards are satisfied by the transfer of shares from the EBT and lapse ten years after the date of grant. There were
no awards exercised during the year (2022: none). The estimated fair value of awards granted during the year under the scheme was £nil
(2022: £nil).

Sharesave Plan

Uinder the Sharesave Plan, Executive Directors and other eligible employees are invited to make regular manthly contributions into o
Sharesave plan operated by Equiniti, On completion of the three or five year contract period, ordinary shares in the Company may be
purchased at o price based upon the middle market price on the three dealing days immediately preceding the date of invitation less 20%
discount. The weighted average share price at the dote of exercise for awards exercised during the year was 717p {2022: 764p). The
estirmated fair value of awards granted during the year under the scheme was £tm (2022: £1m)

Restricted Share plan {RSP)

The RSP started in the year ended 31 March 2020. It is open to qualifying management level employees with awards granted as nil cost
options. Awards are discretionary and are granted over ordinary shares of the Company at the middle market price on the day immediately
preceding date of grant. Awards normally vest after three years and are not subject to performance conditions. Awards are satisfied by the
transfer of shares from the EBT and lapse ten years after the date of grant. The weighted average share price at the date of exercise for
awards exercised during the year was 697p (2022: 787p}). The estimated fair value of awards granted during the year under the scheme was
£6m (2022: £2m).

The aggregate number of awards outstanding, and the weighted average exercise price, are shown below:

Executive plans? R B ) B Other_plclns
Weighted average
Number of awards Number of awards exercise price
o ) 2023 2022 T 203 2022 )
Number NHumbsr Number Number 2023 ployyl
B . _ _ {miltions) i ons) tmillions) i s Pence Perce
At the beginning of the year ) 2 2 2 2 805 821
Granted B 2 1 1 - e85 se2
Exercised . i - - - - 736 7635__
Lopsed - ' 1 ) . ; 899 781
At 31 March ) 3 I 3 2 B 805
Exercisable at the end of the year - - 1 1 2,072 1,367
7 . Years Yec Years Years
W@éhted average remaining contractual life ) 1 1 2 3 Bl B

1. Executive plans are granted ot nil consideration.
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The number of share awards

outstanding for the Group by range of exercise prices is shown below:
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Outstanding at 31 March 2023

Ovutsiarding at A2 Morch 2042

Weighted Weightes

Weighted average average

average remaining ‘Weighted remainng

exercise Number of cantroctual averoge Nurroer of contigoiucl

Exercise price - range price o awards life exercite price awards Iife

Number Number

Pence Pence (milions) Years Pence {rririors) Years

Nil? - 8 1 - 3 1

400 - 599 552 1 1 552 1 2

600 - 799 665 - 3 725 - -

800 - 599 936 - 4 P36 - 5
1,006 - 1,199 - 1,022 1 3 1022 1

1,200 - 1,399 1,328 - 2 1,328 - 3

1. Executive plans re granted at nil consideratian,

Fair value inputs for awards with non-market performance conditions

Fair values are caleulated using the Black-Scholes option pricing model for awards with nen-rmarket performance conditions.

average inputs into this model for the grants under each plan in the financial year are as follows:

The weighted

Long-Term Incentive Plan Deferred Share Bonus Plan

Restricted Share Plan

Sharesave Plan

Year ended 31 March 2023 2022 2023 2022 2023 2077 2023 2022
Share price at grant date T 687p N &95p ’ ;16p 696p 706p 597 644;; B 6B83p
Exercise price n/a n/a n/a n/a nfa n/a 615p 584p
Expected volatiity 39% 35% 39% 35%  39%  35% 39% 35%
Expected life 3 years 3 years 1.41 3 years 3 years 2.88 years 3to 310 5 yeors
years 5 years
Risk-free rate 2.37% 0.29% 1.92% 0.27% 1.96% 0.27% 1.65% to 0.22% 1o
1.71% 0.40%
Expected dividend yield 5.47% 0% nil nil 5.25% 4% 5.75% 4%

Expected volatility is determined by calculating the historical volatility of the Group’s share price over the previous ten years. The expected
life used in the model has been determined based upon management’s best estirmate for the effects of nan-transferability, vesting/exercise
restrictions and behavioural considerations. The risk-free rate is the yield at the date of the grant of an award on o gilt-edged stock with

a redempticn date equal to the anticipated vesting of that award.

Fair value inputs for awards with market performance conditions
Fair values are caleulated using the Monte Carlo simulation option pricing model for awards with market performance conditions.

Awards made under the 2005 LTIP which were granted after 31 March 2009 include a TSR condition, which is a market-based condition.
The weighted average inputs inte this model for the scheme are as follows:

Expected volatility

Share price at date Exercise Expected volatility - index of comparator Correlation

of grant price - Group cempanies - Group vs. index

Year ended 31 March 2023 2022 2023 2022 2023 2022 2023 2022 2023 2022
Long-Term Incentive Plan 689p 596p n/a n/a 39% 35% 33% 35% 53% 55%
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36> Ordinary share capital

° Accounting policy
Ordinary shares are classified as equity. External costs directly attributable to the issue of new shares are shown in equity as a deduction
from the proceeds.

The consideration paid by any Group entity to acquire the Company’s equity share capital, including any directly attributable incremental
costs, is deducted from equity until the shares are cancelled, reissued or sold. Where own shares are sold or reissued, the net consideration
received is included in equity.

Greoup ond Company
Allotted and fully paid

2023 pispsd
e 7 o £m . £m
Ordinary shares of 10°4p each 80 80

Number of shares

B 2023 ZC22
1 the beginning of the year B ] 751,328,142 T751,313,063
Issued on ‘theigxrercise of opticns B B - 75?&077 15,079
At 31 March o ' 751,381,219 751,328,142

The number of opticns over ordinary shares from Executive plans that were outstanding at 31 March 2023 was 5,223,270 (2022: 3,278,372).
If all the opticns were exercisable at that date then 5,223,270 (2022: 3,278,372) shares would be required to be transferred from the
Employee Benefit Trust (EBT). The number of optiens over ordinary shares frorm Other plans that were outstanding at 31 Mareh 2023

was 1,636,828 (2022: 1,768,677). If all the options were exercisable at that date then 565,439 new ordinary shares (2022: 635,473} would
be issued and 1,071,389 shares would be required to be transferred from the EBT (2022: 1,133,204).

Shareholders at the Annual General Meeting have previcusly autherised the acquisition of shares by the Cormpany representing up to 10%
of its share capital, to be held as treasury shares. There were no treasury shares transferred to the EBT during the year ended 31 March 2023
(2022: 3,049,243) to satisfy future awards under employee share plans. At 31 March 2023, the Group held 6,789,236 ordinary shares

(2022: 6,789,236) with a market value of £42m (2022: £53m) in treasury. The Company’s voting rights and dividends in respect of the
treasury shares, including those own shares which the EBT holds, continue to be waived.

37>0wn shares

e Accounting policy
Shares acquired by the EBT are presented on the Group and Company balance sheets within '‘Other reserves’. Purchases of tregsury shares
are deducted from retained earnings.

Group and Company

2023 ey

e £m i

At the -b-;émm':g of the year ] - 30 I
Transfer of treasury shares - ~ —
Transfer of shares to employees on efercw'se of share opticm-s_ - - ,ﬁi (*2*)

At 31 March - 29 0

Own shares consist of shares in Land Securities Group PLC held by the EBT in respect of the Group's commitment te a number of its employee
share option schemes {note 35).

The number of shares held by the EBT at 31 March 2023 was 3,831,399 (2022: 3,938,343). The market value of these shares at 31 March 2023
was £24m (2022: £31m).
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38>Contingencies

The Group has contingent liabilities in respect of legal claims, tax gueries, contractor claims, guarantees and warranties arising in the
ordinary course of business, as well as contingent liabilities for fire safety remediation arising from the Building Safety Act 2022, for which
it is nat yet possible to quantify any potential future liabifity.

The Group has received queries from tax authgerities relating to historical transactions which may result in additional tax ligbilities. Based
on an assessment of the refevant tox rules, in addition to advice received from external parties, the Group does not believe that any tax
is due ond has written to the authorities explaining that position. It is not possible to accurately state the timing of any potentiol outflow,
as the Group awaits further correspondence from the tax authorities. The Greup has not disclosed an estimate of the financial effect os
it is considered this could be prejudicial to its position.

It is not anticipated that any material liabilities will arise from the contingent liabilities.
39> Related party transactions

Subsidiaries

During the year, the Company entered inte transactions, in the normal course of business, with related parties as follows:

2023 zCE2
£im im

irglnéé_t_lons with subsidiurr;;ndertckingsl: - __7__ 777 o
Recharge of costs (288) {193)
Dividends received 500 -
mww o o S (120) 99

1. All cash payments, including dividend payments, are made by ancther Group company.

Joint arrangements

As disclosed in note 16, the Group has investments in a number of joint arrangements. Details of transactions and balances between the
Group and its joint arrangements are as follows:

Year ended and as at 31 March 2023 Year endec and as at 31 Marc— 2072

Net Amounts Amounts Net Amaurts Arcosnts

investments owed by owed to investments owed oy owed to

lacorme/ inte jeint joint joint it o Nt jors jont

{expense) ventures ventures ventures Income ventures ventures ventares

£m £m £m £m £ £ By im

Naova, Victoria [} - &9 - Q@ 5 73 -
Southside Limited Partnership 3 - 75 - 3 - 75 -
5t. David's Limited Partnership® (1) {123) - - 2 (8) 1 -
Westgate Oxford Alliance Limited Partnership (2} {8) 6 - 1 {11) -
Other - (33) 23 (14) 51 (1)
6 {164) 173 (14) 15 37 156 (1)

1.0n 24 March 2023 the Group acquired the remaining 50% interest in 5t Dovid's. From that date, the results of the aperctions from St David's are conselidated together with
other subsidiary undertakings. Results from its operations prior 1o that date are included as share of profit or loss from joint ventures. For further details on the ocquisition
refer to note 14

Associates

Details of transactions and balonces between the Group and its associates are as follows:

Year ended and as at 31 March 2023 Year ended and os at 31 Merch 2022
Net MNet
investments Amounts Amounts ‘nvestrnents Arnounts Araaunts
into owed by owed to 1o awet by owed to
Income associates associates associates Inccme associates assacioies ass0C Oles
£m £m £m £m im £ £m £

Assocw'-cxtes - 7 - (1) & - - 4 4 _
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39>Related party transactions continued
Remuneration of key management personnel
The remuneration of the Directors, who are the key management personnel of the Group and Camparny, is set out below in aggregate for

each of the applicable categories specified in IAS 24 ‘Related Party Disciosures’. Further information about the remuneration of individugl
Directors is provided in the audited part of the Directors’ Remunaration Report on pages 100 to 13,

2023 2022

Em £n

Short-term employee berefits' . 7 5 4
Share-bosed poyrn;;aﬂts ” 4 2
- ' . 9 6

1. Short-term employee benefits include pension allowance.

40> QOperating lease arrangements

o Accounting policy

The Group earns rental income by leasing its properties to tenants under non-cancellable operating leases. Leases in which substantiatly all
risks and rewards incidental to ownership of investment properties are retained by the Group as the lessor are classified as operaoting leases.
Payments, including prepayments, received under operating leases (net of any incentives paid) are charged to the income statement on

a straight-line basis over the period of the lease.

At the balance sheet date, the Group had contracted with tenants to receive the following undiscounted future minimum lease payments:

2023 2022

£m £m

Nor later than ene year ' - 455 s

Later than one -ye.m:, Eu_t not rore than two years o o 427 459
Later than two years, but not more than three yeo-rs I 382 774?

Later than thrae years, but not rmore than four years B S 333 388

Later than four years, but not more than five years o 299 337

More than five years S ) __7 o 2,59-5 T 3,142

' 4,491 5,271

The total of contingent rents, primarily turnover based rents, recognised as income during the year was £51m (2022: £35m).

41> Events after the reporting period

Since 31 March 2023, the Group sold or exchanged contracts to sell certain interests in trading properties acquired as part of U+l Group PLC
in the previcus financial year.

No other significant events occurred after the reperting period but before the financial statements were authorised for issue.
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EPRA net asset measures

Table 4%

31 March 2023

EPRA EPRA EPRA
NRY NTA NDV
o £m £&m £m
Net ossets attributable to sharehclders o i 7,005 7,005 7,005
Shortfall of fair value over net investment in finance lease book value o . {6) (6) (6]
Deferred tax liability on intangible asset 1 1 -
Goodwill on deferred tax liability (1) (1) (1)
Other intangible asset 7 - S - (ZL__ -
Fair value of interest-rate swaps o ~ (42) (42) -
Shortfall of fair value of debt over book value note 223 = - 374
Excess of fair value of trading properties over book value 12 12 12
Purchasers’ costs: o . . 817 - -
Net assets used in per share calculation 7,586 5,967 7,334
EPRA EPRA EFRA
- NRV _ NTa NDV
Diluted net assets per share 1,020p 936p ?86p
31 March 2027
E=RA EFRA EPRA
NRY NTA NI
L £ £
Net assets attributable to shareholders o 7.917 7,917 7,917
Shortfall of fair value over net investment in finance lease book value o o (&) (&) (&)
bé-{e--rred tax Iiob'\H{y- on intangible asset o 1 1 -
Goodwill on deferred tax liability (1) (1) (1)
Other intangible asset - (2 -
Fair value of interest-rate swaps (21) (21) -
Excess of fair value of debt over book value {note 22} } - - (107)
Purchasers' costs’ 6%8 - -
Net assets used in per share calculation 8,588 7,688 7,803
TPRA FPRA EFRA
I N N nDv
Diluted net assets per share 1.157p 1,063p 1,052p

1. EPRA NTA and EPRA NDV reflect IFRS values which are net of purchasers’

costs Purchasers’ costs are added back when calculating EPRA NRV
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EPRA performance megsures Table 70
31 March 2023
EPRA
Measure _ Definition for EPRA measure . Notes ‘measure
EPRA ec:lrmngs : - Recurring earnings from core operational activity . 5 £393m
EPRA earnings per share  EPRA earnings per weighted number of ordinary shares o 5 53.1p
EPRA diluted earnings per share! EPRA diluted earnings per weighted number of ord\nory shares o 5 53.1p
EPRA Net Tangible Assets (NTA)“ Net assets chusted to exclude the fair value of interest rate swaps, mtong\bie assets 5  £6,967m
_ o and excess of fair value over net investrment in finance lease book value o
EPRA Net Tangible Assets per share  Diluted Net Tangible Assets per share 5 934p
EPRA net disposal value (NDV} 77 Net assets adjusted to exclude the fair value of debt and goodwnH on deferred tax and 5 £7,334m
to include excess of fair value over net investment in finance lease book value - o
EPRA | h_et_glfposc\ value per share Diluted net disposal value per share 5  986p
EPRA loan-to-value (LTV}) Ratic of adjusted net debt, rndudmg net payables, to the sum of the net assets, 21 33.2%
including net receivables, of the Group, its subsidiaries and joint ventures, all on
a proportionate basis, expressed gs a percentage
o - . . [ Table =
Voids/vacancy rate " ERV of vacant spéce os a % of ERV of Cambined Portfolio excluding the development 71 4.2%
) programme’ o )
Net imitial yield (NIY) Annualised rental income less mon recoverable costs as a % of market value p\us 73 4.9%
- i assumed purchasers’ costs’ e - o
Topped-up NIY NIY adjusted for rent free periods” B 73 5.2%
Cost ratio® ’ Total costs as a percentage of gross rental income ing direct vacancy costs)” 74 25.2%
Total costs as a percentage of gross rental income (exdudmg direct vacancy costs)® 74 21.0%
1.1 the year ended 31 March 2023, share options are excluded from the weighted average diluted number of shares when calculating EPRA diluted sarmings per share

beccuse they are not dilutive, based on IFRS toss for the year
_EPRA LTV 1s a new measure introduced by EPRA in the current year. The EPRA measure differs from the Group LTV presented in note 21 as it includes net payables and
receivobles, and includes trading properties at fair value and debt instruments at nominal value rather than book vatue. EPRA LTV wos nat presented in the financial
staterments as at 31 March 2022 as the measure hod not yet been intraduced. EPRA LTV would have been presented as 35.5% at 31 March 2022.

This measure reflects voids In the Combined Portfolio excluding only properties under development.

This measure relates to the Combined Portfolio, excluding properties currently under development, calculated by our external voluer and includes cerrain developments
that currently generate income from meanwhile use. Excluding all developments, the EPRA NIY is 5.4% and the EPRA topped up NIY 1s 59%, refer to Takle 4 in the Gperating
and portfelio review for further details. Topped-up NIY reflects adjustments of £3%m for rent free periods and other incentives.
- This measure s calcuiated based on gross rental income after ~ents payable ond excluding costs recovered through rents but not separately invoiced of £9m.

o

B

w

EPRA vacancy rate
The EPRA vacancy rate is based on the ratio of the estimated market rent for vacant properties versus total estimated market rent, for the
Combined Portfolic excluding properties under development. There are no significant distorting factors influencing the EPRA vacancy rate.

Table 1
31 March
2023
£m
ERV of vacant properties _ B 26
ERV of Combined Portfolic exciuding propemes under deve\opment ) ) ) B 617
EPRA vacancy rate (%) 4.2
Change in net rental income from the like-for-like portfolic “aber2
Change
2023 022
B . 7 A £m . im Em %
Central London o B . 251 225 26 12
Major retail. - _ i 120 137 an {12)
Subscale sectors ) ?5 74 21 28

466 436 30 7
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EPRA Net initial yield (NIY) and Topped-up NiY

Tab'e 73

31 March 2023

£m
Cormbined Portfolic ) B _______ L 10,239
Trading properties - o 130
Less: Properties under development, trading properties under development and land 11,158)
Like-for-like investment i:foperfy portfolio, proposed ond completed developments, and completed trading properties 9,211
Flus: Allowance for estimated purchasers’ costs B 559
Grossed-up completed property portfolio valuatien (a) 9,770
EPRA annuclised cdsihposs'\ngiren'tcl income? - B B 532
Net service charge expense? - ) o (15)
Void costs and other deductions (40)
EPRA Annualised net rent? (b) B N 477
Plus: Rent-free periods and other tease incentives (annualised) o N 35
Topped-up annualised net rents (¢) 512
EPRANIY {b/a)® - - i - 4.9%
EPRA Topped-up NIY {c/a)’ 5.2%

1. EPRA Annualised cash passing rental income and EPRA annualised net rent as calculated by the Group's external valuer,
2. including costs recovered through rents but not separately invoiced

3. The above toble includes certain developmerts that currently generate incorme from meanwhite use. Excluding all deveioprnents, the EPRA NIY is 5.4% and the ZFRA topped

up NIY is 5.9%, refer to Table 4 in the Operating and portfolio review for further details.
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Cost analysis Table 7¢
2023 2022
Cost Cost
Total ratio Terar rato
£m %! £m A
Gross rental income 65¢ 594
(before rents payable)
Costs recovered through (2} (7)
rents but riot separately
invoiced
Adjusted gross rental 650 587
income ) o
: _ £m Rents payable {12) {8)
Gross rental in;ome {before rents payable) 659 EPRA gross rental income 538 57¢
Er}ts payable (12) 7 B}
Gross rental income (after rents payable} 647 —p Managed operations 10 10
Net service charge expense (12} —p Direct |— Tenant default {(3) {12)
Net direct property expenditure (77— pr:g’sir:y —p Void related costs 27 25
Bad and doubtful debts expense 3 — | £86m '—Pp Otherdirect property costs 48 47
Segment net rental income 561 Developrnent expenditure 14 11
Net indirect expenses (84) —— Asset managemeant, 74 79
Segmentjroﬁt bgfore ﬁncince expense 477 _ Net S;ﬁsg;;‘:ﬁ;non and
Net finance expense - Group (73} |ndirect2
expenses
Net finance expense — joint ventures (11) £84m !
EPRA earnings 393
Total costs {incl. direct 170 160
vacancy costs)
Costs recovered {?) (7)
through rents
EPRA costs {incl. direct 161 25.2 153 26.4
vacancy costs)
Less: Direct vacancy costs {27} (25)
EPRA costs {excl. direct 134 21.0 128 22.1

vacancy costs)

1. Percentages represent costs divided by EPRA gross rental income.
2. Net indirect expenses amounting to £18m (2022, £8m) have been copitalised as developrment costs and ere excluded from table 74. See note 14 of the financial stoterments

for the Group’s palicy on capitalising indirect expenses.
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Acquisitions, dispesals and capital expenditure Table 75

Year ended vear erded

31 March 31 March

2023 2025

Adjustment for
Group (excl. non-wholly

joimt Joint owned Combined Combined

ventures) ventures subsidiories Portfolic Portfclic

Investment properties £m £m £m £m £m
Net book value at the beginning of the year 11,207 771 {145) 11,833 10,342

Transfer from joint verture B 23 {12) - 11 -

Acquisitions 218 5 - 223 757

Copital expenditure . } 356 {13) (3} 340 350
Capitalised interest 22 - - 22 YA

Net movement in head leases capitalised {16} 9y - {25) 62
Disposals _ ] {1,319} {111) - {1,430) (98)

Net (deficit)/surptus on revaluation of investrment properties (827) 7 77(7370) -~ 9 {848) 409
Transfer to trading properties (6) - - {&) (6)

Net book value at the end of the year 9,658 601 (139) 10,120 11,833

(Loss)fﬁrﬁﬁt on disposal of investment prgprn;;tiiesiii i ] (144:) - - (144)'” 115

Trading properties £m £m £m £m £

Net book value at the beginning of the year 145 1 - 146 36

Acquisitions - o - - - - 145

Transfer from investment properties o & - - 6

Capital expenditure o 3 = - R &
Disposals . {17) (1) - {18) (41}
Movement in impairment {19) - - (19) (&)

Net book value at the end of the year 113 - - 118 146

Profit on disposal of trading properties 1 - - 1 1

Acquisitions, development and other capital expenditure

Investment Trading Combined Cormbined

properties? properties Portfolio Fortfolo

£m £m £m frn

Acquisitions’ e 3 = 223 o0z

Development capital expenditure? ) o 280 (2) 278 310

Other capital expenditure &0 5 &5 46

Capitalised interest 22 - 22 17

Acquisitions, development and other capitol expenditure 585 3 588 1,275

Disposals £m frn

Net book value - investment property disposals - 1,430 8

Net book value - trading property disposals 18 41

Net book value - other net assets - ) - 52 8
(Loss)/profit on disposal - investment properties {144) 115

Profit on disposal - trading properties - 1 1
Other o o . . (3} -

1,354 263

Total disposal proceeds

1. See EPRA anclysis ¢f capital expenditure table 76 for further details.
2. Praperties acquired in the year.

3. Development copital expenditure for iInvestment properties comprises expenditure on the future development pipeline and completed developments,
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EPRA analysis of capital expenditure

Cther capital expenditure

Totle 74

Year ended 31 March 2023

Total Total capital  Adjustment
No capital expenditure for Total
Development Incremental ineremental expenditure —jeint non-wholly <apital
capital lettable lettable Tenant Capitalised Combined ventures owned expenditure
Acquisitions!  expenditure? space® space improvements Total interest Portfolio {Group share] subsidiaries - Group
. £m £m £m £m £fm £Em m £m £m £m £m
Central Londen - T T
West End offices - — - Y - 3 - - 6
City offices . - - - 19 - - 19 - 19 - - 19
Retail and other - - - 2 2 4 - 4 o - - 4
Developments - 264 - - - - 22 286 - - 274
Total Central - 244 - 24 5 29 22 315 - - 303
London
Major retail
Shopping centres 216 - - 7 79 — 225 (1) - 226
Outlets - - - 1 1 79 - e - - 9
Total Major 216 - 1 ) 9 18 - 234 1 - 235
retail
Mixed-use
urban e - -
Completed - - L b - [ - 6 - {3) 9
investment L I ——
Developments 7 15 - - - - 23 {6) - 29
Total Mixed-use 7 16 - 6 - 6 - 29 (6 (3) 38
urban
Subscale sectors T T : _
Leisure - - - 2 B 2 4 - 4 (1) - 5
Hotels o - = - - - - - - - - . -
Retail parks o - - - 1 - - 3 — _ 3
Total Subscale - - - 3 4 7 - 7 i (:l..)- - 8
sectors
Total capital 223 280 1 41 18 80 22 573 (8) (3) 584
expenditure
Timing difference between accrual and cash basis {131 1 (135)
Total capital expenditure on a cash basls T 442 (7 B 449

1. Investrent propearties acquired in the year.
2. Expenditure on the future development pipeline and completed developments
3. Capital expenditure where the lertable area incregses by at lecst 10%.
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Top 12 occupiers at 31 March 2023 Tasle 77
W ul Gruup
rent!
Central Government o 58
Accor . . ) 54
Deloitte o 2.4
Cineworld . 2.0
Boots - - 1.7
Taylor Wessing o 1.4
Peel ) 11
BEC __ 11
M&S 1.0
Sainsbury’s o o L 10
H&M . 1.0
Nest S - } 0.9
248
1 On a proportionate basis
Property Income Distribution (PID} caleulation Tavle 78
Year ended Yeor erdes
31 March 2023 31 March 2022
o £m £
{Loss)/profit befare tax per income staterment o {s22) 875
Accaunting profit on residual operations (67) (62)
{Loss)/profit attributable to tax-exempt operations (689) 813
Adjustments , -
Capital allowances o - (43) 136
Capitalised interest } ~ _ B __(_25)_ - __(_15
Revaluation deficit/(gain) e o 848 (409)
Tax exernpt disposals 142 (117)
Capital expenditure 5 4
Other tox adjustments {27) (28)
Goodwill armortisation and impairment 5 9
Estimated tax-exempt income for the year 219 221
PID thereon (90%) 197 199

As a REIT, our income and capital gains from qualifying activities are exermpt from corporation tax. 0% of this income must be distributed
as a Property Income Distribution and is taxed at the shareholder level to give a similar tax position to direct property ownership. Non-
qualifying activities, such as sales of trading properties, are subject to corporation tax. This year, there was no net tax charge {2022: £nil).

The table above provides a reconciliation of the Group's loss before tax to its estimated tax exempt income, ?0% of which the Company

is required to distribute as a PID to comply with REIT regulations.
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The Companry has 12 months after the year end to make the minimum distribution. Accordingly, PID dividends paid in the year may relate
to the distribution requirements of previous periods. The table below sets out the dividend allocation for the years ended 31 March 2023 and
31 March 2022:

Table 79
QOrdinary Total
o PID ¢ cocton dividend dividend
Year ended “ear ended Sra-I1
31 March 2023 31 Warch 20¢2 March 2072
. . o £m £m £ im £
Dividends paid in year to 31 March 2022 o - 67 - - &7
Dividends paid in year to 31 March 2023 o 158 132 - - ~ 290
Minimum PID to be paid by 31 March 2024 S 39 - n/a n/a n/a
Total PID required 197 199

The Group has met all the REIT requirements, including the payment by 31 March 2023 of the minimum Property Income Distribution (PID}
for the year ended 31 March 2022. The forecast minimum PID for the year ended 31 March 2023 is £197m, which must be paid by 31 March
2024. The Group has already made PID dividends relating to 31 March 2023 of £158m, leoving £39m to be paid in the coming year.

Our latest tax strategy can be found on our corporate website. In the year, the total taxes we incurred and collected were £134m (2022; £154m),
of which £38m (2022: £57m} was directly borne by the Group including environmental taxes, business rates and stomp duty land tax. The Group
has a low tax risk rating frorm HMRC

REIT Balance of Business
To retain the Group's REIT status, it must meet conditions from the REIT legislation. At least 75% of the Group's assets and 75% of the Group's
incorme must relate to qualifying activities. The results of these tests at the balance sheet date are below:

Table 80
For the year ended 31 March 2023 For the year ended 31 March 2007
Tax- Tax
exempt Residual  Adjusted exempt Res'dua: Ad ested
business business rasults B ___t::swness bus ~ess ___rE.E_AiES_“
Profit before tax (£m)- 319 (18) 301 265 10 275
Balance of business  75% profits test - 100.0% 0.0% 96.4% 3.6%
Adjusted total assets (Em) S 10,357 609 10,966 12,230 671 12,901
Balance of businass - 75% assets test 94.4% 5.6% 94.8% 5.2%
1.Calculated according to REIT rules.
Annual net rent breakdown by occupier business sector ~ “het¥ Floor space (million sqg ft) Cnere 82

8 Retail trace 32 Ml Cent-al Londen B
W services 26% & Major cetal 8z
M Fnonceai services 147 W M xed-use urbon 75
W Puble adrumatiations 75 ale secrore "z
B Tronsport. communoTons Fad 714
W Manofactinng S
W Wholeso e trode 2
W Other 125

1. Joint ventures are reflected at 100% values, not Group share
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Sustainability performance

Greenhouse gas reporting

In line with requirements set out in the Companies Act 7004 (Strategic Report and Directors’ Reports) Regulations 2013 and the Companies
{Directors’ Report) and Limited Liability Partnerships {Energy and Carbon Report) Requlations 2018, and in accordance with the Streamlined
Energy and Carbon Reporting (SECR), this staternent reports cur GHG emissions for financial year ending 31 March 2023.

Streamlined energy and carbon reporting (SECR)
Methodology

Cur streamlined energy and carbon reporting figures include energy consumption and carbon emissions associated with all properties
under our operational control {i.e. absolute portfolio). Energy consumption is reported os kWh and no normalisation technique is applied.
Carbon ernissions are reported as tonnes of carbon dioxide equivalent (tCO.e). We report our full greenhouse gas (GHG) ermissions annually
in accordance to the WRI Greenhouse Gas (GHG) Protocol, including scope 1, 2 and 3 emissions.

At Landsec, scope 1 comprises emissions from natural gas and refrigerant gases. Scope 2 emissions are fram electricity, heating and
cocling purchased for commeon areas and shared services. All material sources of scope 1 and 2 emissions are reported. As the remaining
sources (e.g. diesel used in generator testing) represent such a small proportion of total emissions, we do not repart them.

Scope 2 emissions are reported using both the “location-based” and "market-based” accounting methads. Location-based emissions are
reported using the UK Government’s ‘Greenhouse gas reporting: conversion factors 2022°. Scope 2 market-based emissions are reported
using the conversion factor associated with each individual electricity, heating and coaling supply, either obtained directly from the
supplier or from their official company website.

Scope 3 emissions are these that are o consequence of our business activities, but which occur at sources we do not own or control and which
are not classified as scope 2 emissions. The GHG Protocol identifies 15 categories of which 8 are directly relevant for Landsec. Qur scope 3
reporting methodology is detailed in our Sustainability Performance and Data Report on landsec.com/sustainability/reports-benchmarking.

Landsec - Scope 1 and 2 emissions Taule 82
Location besed emiss’on factors Maxet-based emission factars
Emissions Unit 2020/ 2021722 20272/23 ?;JEG 21 7?707'\/?2 2022/23
Scope 1 tC0.e 7,554 7,151 6,681 7,554 7,151 6,681
Scope 2 tCO.e ) o 18,434 18,338 16,798 2,079 2,054 2,954
Scope 1 and 2 tCO.e 25,988 25,489 23,480 7,633 2,205 9,636
Intensity . . - . - o )
Scope 1 and 2 kgCO e/m” 14.25 14.12 12.70 5.27 5.10 5.21
Chort 54 Scope 1 and 2 GHG emissions using location-based emission factors

Landsec Scope 1and 2 emissions —

year on year driving factors hove decreased by 8% cornpared with the previous reporting year,

despite an increase in occupancy levels. The decrease has been

30,000 1790 largely due to changes in emissions factors and actions taken 1o
25,459 ———— 257 EEE - 33480 drive energy efficiency across cur gssets.
25,000 15541 1573} M -
Y The detailed breakdown of main factors driving the change in
o, 15,020 our scope 1 and scope 2 can be seen in chart 84 Landsec Scope 1
s .. ..
s and 2 emissions — year on year driving factors. In terms of
10,035 market-bosed emissions, we have seen a small increase (5%) due
to the inclusion of two assets that have come under our operational
5850 control from 2022,
0 - [ - -
. on - M
& 5 53 £y . 0 &
& T Ez B i ZE g2
S £z gL 22 S¢ EF &
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Landsec - Energy Consumption

Tob'e BS

I szt on based emission foctors

Unit 2020721 2021422 2022/23
Natural Gas ’ kWh For \oné!ord shared services 27,5;04,757 24,618,470 B 31,202,547
(Sub)metered to tenants o 12,686,608 17,627,638 19,526,063
Total Natural Gas consumption 40,191,365 52,246,108 50,728,610
Electricity kWh For landlord shared services 74,375,665 81,414,523 82,227,618
{Sub)metered to tenants C 46,107.177 48,120,743 51,168,404
Total Electricity consumption 120;-4-82?? lm 133,3—96,E
District Heating and Cooling kWh For landlord shared services 5,472,813 5,551,710 4,973,961
(Sub)metered to tenants 3,589 825 4,170,874 4,263,285
Total Heating and Cooiing consurmption 9,062,638 9,722,584 9,237,246
Totai Energy Consumption kWh For landlard shared services 107,353,234 121,584,703 118,404,126
{Sub)metered to tenants 62,383,610 69,919,255 74,957,753
Total Energy consurmption B 169,736,845 191,503,958 193,361,679
Energy intensity kWh/m? 93 106 105

Table 85 shows the absolute energy consumption with a breakdown by landlord and tenant consumption. This year, absolute energy
intensity has slightly decreased by 1% compared with the previous year, largely due to energy efficiencies achieved from our active energy
ranagement programme and Net Zero Tronsition Investment Plan. Initiatives have included for example, lighting upgrades, further
software modifications in our building management systerns (BMS) to optimise the operation of our central plant services and a targeted
customer engagernent programme with our office occupiers.

Landsec - Carbon Footprint Tasle 52
202007 2021132 2022/23
F'ws;-uns—_;% of t’o’tcl Ersaicng % of TDY‘!‘!\ Emissions %m
GHG Scope Category (tZ0 e} value ¢ooin (:CO et value z~ain {tCO,e) vdlue ehain
Scope 1 ) 7554 3.3% 7,151 32% 6,682 2.7%
Scope 2 B ) 18,434 8.0% 18,338 8.3% 16,798 6.9%
Scope 3 ] _ 205,235 888% 195875 885% 219,792 90.3%
Purchased goods and services (PG&S) 34,004 14.7% 21,623 5.8% 27,516 11.3%
Copital goods ) - 84,251 36.4% 76,397 34.5% 97,069 39.9%
~ Fuel- ond energy-related activities 5,052 22% 7.765 3.5% 6,792 2.8%
Upstrearn transportation and distribution Grouped 0.0% Grou;ed 0.0% Grouped 0.0%
- under PG&S under PGRS under PG&S
WD-ste generated '\n“operot\'ons ’ 284 6.1% . 516 0.2% ) 625 0.3%
- Business travel 32 0.0% 40 00% 135 0.1%
L Employee commuting 188 0.1% 159 0.1% 104 0.0%
- Upstream Ieoséd assets B N n/a O.C@o Exclude;j d.O% Excluded 0.0“/!
Dc-anstream tronspo;';ct\om and d\strib;ﬂ:ion n/a 0.0% Excluded 0.0% Excluded - 0.0%
Processing of sold products n/a 0.0%  Excluded 0.0% Excluded 0.0%
Use of sold products _ n/a 0.0%  Excluded 0.0% E;(E:Iuded 0.0‘;»__
Endfof—iife treatment of sold products n/a 0.0% Excluded 0.0% Excll.:lded 0.0%
- Downstream leased assets 81,432 35.2% §9,375 40.4% 87,551 36.0%
Franchises nta 8.0% Excluded 0.0% Excluded 0.0%
- Investments ) n/a 0.0% Excluded 0.0% Excluded 0.0%
231,223 221,363 243,272 T

Total emissions
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Table 86 provides a breckdown of our entire emissions inventory, including indirect emissions from our value chain activities (i.e. scope 3
srmissions). Cr scope 3 reparting allows us to identify the most significant categories in our value chain that contribute to our carbon
footprint - Capital goods and Downstream leased assets, make up over 76% of our total emissions.

Capitat gaods inciude the emissions associated with the manufacture and transport of materials used within our development activities
and portfolio projects. Downstream leased assets are those emissions associated with energy consumed by our customers within our assets.

The emissions from our development activities have decreased by 25% due to the fact that the four projects on-site are nearing
completion and the materials defivered during this phase are much less carbon intensive than in the earlier phases of structural works.
In table 87, we provide the amount of embodied carbon emissions reported for each developrment in 2022/23.

'n relation to Downstream leased assets, we continue engaging our customers (specifically those in our retail assets) to increase the share
of primary tenant energy usage data [now at 3% - a 6% increase compared with last year), thereby increasing data accuracy. There's

a 2% reduction in carbon emissions as compared with last year for this category which can be explained by the increase of actuol date
included in the calculation.

Because both categories represent a significant proportion of cur total carbon footprint, we are committed to understanding the source
of these emissions and taking action to reduce them. As such, for all our development and refurbishment schemes, we undertake life-cycle
assessments, following the RICS guidonce document “Whele life carbon assessment for the bullt environment’ 1st Edition and BS EN 15%78.
We will adopt the latest RICS guidance docurment once adopted. The assessrent considers both the upfront embodied carbon emissions
from our supply chain and construction activities (stages Al to AS), as well as anticipated emissions from a building’s operations and
embodied carbon associated with maintenance and repairs over the lifetime of the building (stages Bl to C4). Te minimise our construction
impacts, we set targets on the upfront embodied carbon emissions from supply chain (A1-A5) on a project-by-project basis and track
these through to the completion of our buildings. We alse track the carbon emissions from Modules B and C to ensure that the decisicns
we make for upfront ermnbodied carben de not lead to negative consequences in the long term, for exarple higher replacement rotes.
Cnce all reduction opportunities have been achieved, we offset the remainder of the upfront embeodied carbon emissions of our buildings
ot practical completion, in alignment with the UK Green Building Council guidelines. We also carefully design our buildings to minimise the
energy demand of our operations and meet this dermand through renewatble electricity contracts.
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Upfront Embodied Carbon - Development pipeline

Current forecasted emboedicd caraon

Development mTensiy kgCOe/me (RICS Modules Al-A%)

% reductor frarm cypcal

ould’ng - 2030 orget of 0%

Tabe &7

Erroocied carbon emizsions
reported in 2022/2% (1C0 &)

21 Moorfields, EC2 ] 1,210 2,012
Lucent, Wi 1,0%¢6 n/a - new tc;-rget set in 2021__ after -“-4,841
n2, SW1 ' Ga4 the buildings were designed = T 7"2?
The Forge, SE1 ] 863 - 5,080
Tirmber Square, SE1 5352 At 1,012
Portland House, SW1 / - 395 61% 9
Méyﬁe\d - The: Poulton, Mancheste; ‘ . . o . 7 T N
— ) - - Acquired sites undergoing significant design changes - nc data available — - e
Mayfield - The Rgpﬁbl\c, Manchester o
Red Lion Court, SE1 - 600 ) S 40%
Liberty of Southwark, SE1 Acquired sites undergoing significant design changes - no duta available o
55 Old Broad Street, EC2 B ) 721 o 28% -
Hill House, EC4 Too early design - no dato available ) -
EFinch!ey Rocd,-NWB (averoge) - ______535 T -37% o
N3E - ' 7 577 i 32% o
N4 ' o 528 -38% )
N5 543 6%
Media Cityj Greater Manchester - Plot C3 Acquired sites undergoing significant design changes - no datg o\}oilcble o
Buchanan Galleries, Glasgow - Block A 1,041 N 4%, —
Buchanan Gol-l-erles, Glasgow - Block B h ) 876 ’ ’ -12% T T
Lewisham, SE13 - _Toceorly déswgm ~ro data available -
Averogé reduction gcross development o . f_’;f);/; -
pipeline -
A_\vercge upfrent embodied carbon intensity  Office: 640 T
_ Residential: 535 )
Total embodied cérbon emissions feported 27,155”

in 2022/23 (+CO.e)

1. Typical affices: 1,00C0kgCO e/m- and typical residentiol: 850kgCO e/m- {source: GLA Whole Life Carbon Guidance).
2. Toral ernbedied carbon baseline for Timber Square project has been reviewed to exclude sequestration in accordance with industry guidelines and the RICS guidarce
document cn whele fe carbon If sequestrotion is taken into account, the ferecasted embodied corbon intensity 15 448kgT O e/m- (GIA)

Assurance

Landsec’s auditor, EY, has once again conducted sustainability assurance. This is part of our journey tc embed sustainability across

the business and enhance the integrity, quality and usefulness of the informaotion we provide. EY performed a limited assurance
engagement on selected perfermance data and qualitative statements in the ‘People and Culture’, ‘Our approach to sustainability’,
‘Build well’, ‘Live well’, ‘Act well’ and "TCFD’ sections of the Strategic Report pages 34-53; the sustainability content in the

‘Additional Information’ section of the Landsec 2023 Annual Report pages 195-198; and the online Sustainability Performance Data Report 2023.
This report and the full assurance statement is availoble ot landsec.com/sustainability/reports-benchmarking.
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Alternative performance measures

The Group has applied the Curopean Securities and Markets Authority (ESMA) ‘Guidelines on Alternative Performance Measures’ in these
resnits. In the context of these results, an alternative performance measure (APM) is a financial measure of historical or future financial
performance, position or cash flows of the Group which is not a measure defined or specified in IFRS.

The table below summarises the APMs included in these results and where the reconciliations of these measures can be found. The definitions
of APMs are included in the Glossary.

Tasle 88
Ahlternative performance medsure Nearest IFRS measure Reconciliation
EPae-grnings ; - o b Profit/loss before tax Note 4
EPRA earnings per share Basic earnings/loss per share ) Note 5
EPRA diluted eczrr\ing';s per share ) Diluted earnings/loss per share T Notes
EPRA Net Tcng‘\t;e Assets S S Net assets attributable ta shareholders Note 5
EPRA Net Tangible Assets per share Net assets attributable to shareholders N - Note 5
Total return on equity o ) n/a " Notes
Adjusted net cash inflow from operoﬁng activities o 7 Net cash inflow from operating activities T Note 13
Combined Portfolio Investment properties ) Note 14
Adjuste-d-net debt Borrowings 7 Mote 21
Group LTV o n/a ) o o 7 Note 21

EPRA LTV n/a Note 21
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Total portfolio analysis

Valuation Annualised rental Net estimated rental
Market value! raovement! Rental income! income? value?
31 March 31 March (Deficit}/ {Deficit)/ 31 March 3T March 31 March 31 “arch 31 March 31 March
2023 20272 surplus surplus 2023 2022 2023 2022 2023 2027
. ) in} fm _ £m 3 £m £m fm £m £fm £m
Central Lendon S
West Fnd offices 2,653 3,013 (222) (8.0) 140 138 134 135 146 147
City offices 1,304 1,928 (234}  {15.4) 76 75 61 76 87 101
Retoil and other i 1,095 1,131 14 13 78 70 42 47 56 54
Developments® 1,190 1709 (37) (3.0) 21 10 5 10 57 112
Total Central London 6,242 7781  (479) (7.3) 313 203 242 268 346 414
Major retail
Shopping centres ) 1,196 1141 (60) (4.8) 120 111 114 108 123 101
Outlets 684 743 (67) 18.9) 59 56 56 56 80 &l
Total Major retail 1,880 1884  (127) 16.8) 179 167 170 164 183 167
Mixed-use urban
Completed investrment - 389 W09 (24) (5.9) 24 10 24 74 26 24
Developmentss 426 36 (48) (9.4) 34 33 28 29 31 32
Total Mixed-use urban 815 &5 (72) 7.8y 58 43 52 535 57 56
SubscaIEgctors
Leisure 476 569 (99)  (17.7) 51 46 51 49 50 51
Hotels 408 422 13 (3.2) 30 16 31 14 28 25 \
Retail parks 418 466 (58)  (12.1) ‘28 29 28 29 30 IETH
Total Subscale sectars ) 1,302 1,457 (170)  (11.6) 109 $1 110 54 108 105
Combined Portfolio 10,239 12,017  (646) 7.7) 559 594 574 576 594 737
Properties treated as finance leases (2) (8) :
Combined Portfolio 10,239 12,017  (848) (7.7) 857 586
;p:e-sél;l_ted by: 7 B o
Investment porttolic 9,603 11717  (813) (7.9) 603 534 536 531 555 687
Share of joint ventures 536 BOO (35) (5.5) 54 52 38 48 39 50
Combined Portfolio 10,239 12017 (848) (7.7) 657 586 574 579 694 737
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Total portfolio analysis continued

Net initial yietd*

Table &%

Equivalent yield®

Mavemnent Movement
31 March er'w‘o‘: 31 March Iiker(c‘rnr
2023 Ike 2023 like
% bps % bps
Central London
West End offices 4.8 55 5.1 46
City offices 3.3 (33) 5.2 53
Retail and other 4.1 (33) 4.6 13
bévelopments:f o 0.3 - 4.6 -
Total Central London 3.5 39 49 42
Major retail
Shopping centres -8.1 T 21 _-7.9 s 39
Qutlets 6.5 &3 7.2 45
Total Major retail 7.5 15 7.6 a0
Mixed-use urban
Completed ‘m\Ieﬁrﬁent 5.4 28 6.4 &1
De;trelic;pmemt* o _-5.3 __n/o 58 n/a
Total Mixed-use urban o 5.3 28 6.1 &1
Subscale sectors
Leisure 8.0 130 8.3 116
Hotels 6.6 249 6.7 117
Retail parks 7 5.5 87 6.4 59
Total Sv;ibscnle ;ectorsv 7 7.1 - 147 7.2 __ES- .
Combined Portfolio 4.8 41 5.8 50
Rei:v-resented by:
Investment por{foﬂo 4.7 n/a 5.6 n/a
E;I:o re ofrjrc;int ver}t;_;res 57.;7777 rT/T 5?8777 b r:./?
Combined Po;tfolio 4.8- - n/a 5.8 n/_a_

Landsec Annual Report 2023 M

Notes:
1.Refer to Glossary for definition,
.Annualised rental income 1s annual rental income’ [os defined
in the Glossary) ot the balonce sheet date, except that car park
and comrercialisation income are included on a net basis
(ofrer deduction for operational outgoings). Arnualised rental
income includes temporary lettings.
.Net estimated rental value is gross estimated rental value,
as defined in the Glossary, ofter deducting expected rent payable,
- Net initial yield refer 1o Glossary for definition, This calculation
includes oll properties including those sites with no income.
.Equivalent yield refer to Glessary for definition Future developments
are excluded from the colculation of equivalent yield on the
Combined Portfolio.
-Comprises the develepment pipeline - refer to Glossary for definition
The like-for-like portfelio - refer to Glossary for definition,

M

B w

w
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Reconciliation of segmental information note to statutory reporting

Additianal information

Reconciliotion of segmental information note to statutery reporting for the year ended 31 March 2022

Adjustment

Tatle 9C

Year ended 31 March 2022

Group non-whufl':; Capital
income Joint owned EPRA and other
statement ventures*  subsidiaries? Total earnings itemns
; _ £m £m Em £m £m £m
Rental incorme ] B 537 52 (3) 586 586 e
Finance lease interest i 8 - _ s 8 i
Gross rental income (before rents payable) 545 52 (3) 594 594 -
Rents payable - ) (6) (2) - @) @) N
Gross rental income (after rents payable) 7 539 50 (3) 586 586 =
Service charge income ) 1 78 g (1) B6 | 86 | -
Service charge expense ) ~ o B (20) _ (10) 2 (98)\ \ {28, ! ‘
Net serv'\cieichorge expense (12} i {1} 1 (12) ) (12) -
mp@rty reloted income - o ég773 - 28 7 e
Direct property expenditure ) (?4) (10) R {104 (10:5 -
Moverment in bad and daubtful debt provisions ] 3 W - 12 12 T
Segment net rental income 471 41 (2) 510 510 -
Other ncame , E - s s ]
Administrative expenses - _ TS ) - (82) (823 -
Depreciation (5) 7 - - {5) (5} L
EPRA earnings before interest 389 39 (2} 424 4246 -
Share of post-tax profit fram joint ventures ’ . 33 (33) e i - _
Net Surp!us}(deﬁcit) on revaluation of investment properties - 416 {3) ) (4) ) 40% - 40%
Profit on di;c,posol of Investment properties o '7107 8 - 115 _ . 115
Profit on disposal of joint ventures pd - - N - 2 T ) 2
Proﬁ‘t/(loss.)_ﬂ disposal of t;:dihg propérties o o 2 (1) . ’ 1 i 1
Gain on mod'wﬁcotior:]gf finance \ecser 7 o & - 7 - 6 - 6
Movement in impairment charge on trading pro})erties () - ) B 163 L 7(6)
Impairment of goodwil D) . - (6) - (6)
Business combinaticn costs ’ {8) 7 - - (8) - (8)77
Cperating profit/{loss) B N 935 10 (6) 939 426 513 ‘
Finance income , 25 : - 25 o 16
Finance expense (85) (10) - (95) (80) (15)
Profit/(loss) before tax 875 - (6) 859 355 514
Taxation o - - - - )
Profit/(loss) before tax 875 - [6) 8469

1. Reallocation of the share of post-tax lass from joint ventures reported in the Group income statemnent to the individual line items reported in the segmental information note.
2. Removal of the non-whel'y owned share of rasults of the Group's subsidiaries. The non whally owned subsigiaries are consolidated ot 100% in the Group's income staterment,
but only the Group’s shore s includec in EFRA earnings reported in the segmental information note.
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Income statement

Table 71

Yeur endec and as at 52 March

2023 2077 2021 2020 201% 2018 2C17 2016 2015 Cle
£m £rn frm £rr fr £m frr £rr i L
Revenue L 791 579 635 741 757 830 781 934 765 712
Costs {382) (308) (333} (274)  (271) (3213 (260} {404) (329) (244)
409 371 302 467 486 509 521 o _?:_52 4346 468
Share of post-tax (loss)/profit 1 33 (192} (151) (85) 27 69 199 3246 196
from joint ventures .
{Loss)/profit on disposal of (144) 107 8 {&) - 1 i9 75 107 14
nvestment properties )
Profit/(loss) on disposal of - 2 - - b6 {23 - 3 2
investments in joint ventures _ B
Profit on disposal of other - - - - - 13 - - -
investments S _
Net (deficit)/surplus on {827 416 {1,448) (1,000) {441) (98) (186) 739 1,771 607
revaluation of investment
properties o _
{Loss)/gain on modification (6} 6 - - - - - - -
of finance lease ) o
Cperating {loss)/profit (569) 235 11,330) (670) 140) 505 434 1,545 2,643 1,289
Net finance expense (53) (60} (63) 1147) (83) (548) (268) (185) (207) {145)
MNet gain on business combination o - - - - - - - - 2 5
(Loss)/profit before tax {622) 875 (1,393) 1837} (123} {43} 166 1,360 2,438 1,129
Tc_xqti_om o o - - - 5 4 {1} 1 2 - 8
(Loss)/profit for the year (622) 875 (1,393) {832) (119) {a4) 147 1,362 2,438 1,137
Net (deficit}/surplus on h
revaluation of investment
properties’: o o _
Investment portfolic (827) 416 (1,448} (998) (440) _{98) (187) 736 1,768 509
S_b_o_rei_cif_joint ventures (30) (3) {198) (181) {117) 7 40 171 269 155
Adjustment for non-wholly owned 9 (4) - - - - - - - -
Eubs_'\dicmes; _ S )
Total [848) 409 {1,646) (1,179) (557 {(21) (147) 207 2,037 764
EPRA earnings 393 355 281 a14 442 406 382 362 329 320
Results per share o R _
Total dividend payable in respect 38.6p 37.0p 27.0p 23.2p 45.55p 44 2p 38.55p 35.0p 31.85p 30.7p
of the financial year ) S o )
Basic (loss)/earnings per share (85.6)p 117.4p {(188.2)p (112.4)p {le.1p (5.8)p 211p  172.4p 308.6p 144.8p
,D,iJH,tEd,,(,‘O,S,S),{?@migs per sﬁhore (83.8)p 117.1p {188.2)p (11Z.4)p {16.1)p {5.8)p 21.1p 171.8p 307.4p 144.3p
EPRA earnings pershare  ~ 53.1p 48 0p 33.9p 559  3%.0p 53.1p 48.4p 45.9p 41.7p 40.7p
EPRA diluted earnings per share 53.1p  47.8p 33.9p 55.9p 59.7p 53.1p 48 3p 45.7p 41.5p 40.5p
Net assets per share 945p 1,070p ?75p 1.182p 1,341p 1,404p 1.418p 1,434p 1,293p 1,01ép
Diluted net assets per share F42p 1,0867p ?73p 1,181p 1,33%p 1,404p 1,414p 1,431p 1,288p 1,012p
EFRA MNet Tangible Assets 936p 1,063p ?85p 1192p 1,348p 1,410p 1,422p 1,433p 1.296p 1,014p

per share

1 Includes our non wholly owned subsidiaries on a proportionate bosis,

2. This represents the interest in MediaCity which we do not ewn but consalidate in the Group numbers.
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Balance sheet Tabla €2
As ot 21 Ma-ch
2023 2022 20z1 2020 2019 2018 2017 2014 2015 2014
m im £m Em £ £fm £m rm £m £m
Investrment properties 9,658 11,207 9,607 11,297 12,094 12,336 12,144 12,358 12,158 9,848
Intangible assets 6 8 B 14 20 54 36 38 35 -
Net investment in finance leases 21 70 152 156 159 187 165 183 185 167
Lecan investments a - - - - - - - 50 55
investment in joint ventures 533 700 425 824 1051 1,351 1734 1668 1,454 1,443
Investment in associates . 3 ) 4 . - - - - - - -
Trade and other receivables 145 177 170 178 176 165 123 86 53 35
Other non-current assets B 47 61 22 32 30 49 51 44 29 14
Total non-current assets 10,434 12227 10,584 12,501 13510 13,897 14,253 14,377 13,944 11,577
Trading properties and long-terrm 118 145 26 24 23 24 122 124 220 193
development contracts
Trade and other receivables 365 368 354 433 437 471 418 445 404 366
Monies held in restricted accounts® 4 22 10 @ 36 TT1s 21 19 10 77}715
and deposits B
Cash and cash equ‘\vclenfsl o 41 128 1,5457 i4 o 62 30 7 25 14 ) 21 )
Other current é;sets 4 5 ) Io] 48 B 147 - . T -
Total current assets ’ 532 668 406 1.859 524 572 591 615 450 ) 595
Non-current assets I:eld for sale - - - - - 7 - - e --283 -
Borrowings B (315) (541 (908) (977 (934)  (872) (404) (1) (191 (513%)
Trade and other payables ) {304} (3200 (252) {270) (273) (294) (302) (289)7 {367) V (320)
Other current liabilities ' (24) (11) 7) 2y (18 (14) 719 (10} {12)
Total current liabilities (645) {872y (L165)  (1.249) (1.225) (1,180} (713) (327) (568} (845)
Borrewings - {3,223)  (2,012) (2,610) (4,355) (2,847) (2,858) (2.859) (3,222) (3,985) (3.262)
Trode ond other payables (17) (8) ) (1 (1) (1 - (25) {28} (30) {23)
Other non current ligbilities 9 12 (2} 5y (5 B (9} (47) (45) (4]
Redemption liability - - - - (36) (37) (38) (35) (35 (33)
Total non-current liabilities (3.249)  (4,032) (2,613) (4,361) (2,889) (2,903) (2,929) (3,332) (4095) {(3,322)
Net assets 7,072 7,991 7212 8750 9920 10,386 11,202 11,331 10,214 8,005
Net debt? (3,348)  (4.254) (3.509) (3,942) (3,747) (3.654) (3,219) (3.229) (4,193) (3.744)
Market value of the Combined 10,239 12017 10,791 12,781 13750 14,103 14439 14,471 14031 11,859
Portfolio
Adjusted net debt? (3,287) (4,179} (3.489) (3.920) (3.737) (3.652) (3.261) (3.239) (4,172) (3.948)

3. The Belance Sheets for the years ending 31 March 2022 and earlier have not beer restoted for the purpose of this table for the change in classification between Cash and
cash equivalents and menies held ir restricted accounts ond deposits following the iFRIC classification during the year to 31 March 2023,

.Net debt and adjusted ret debt exciude cmounts payeble under head leases for reporting penods from, and including, the year ended 31 March 2022, Net debt and adjusted
net debt for pror periods incluced in the table above have not been restated, but would hove excluded amounts poycble under heag ieases of £61m (2021), £30m (2020, 2019
and 2014), £31m (2018 and 2017), £14m (2014) and £17-n (2015)

]
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Subsidiaries, joint ventures and associates

As at 31 March 2023, the Company had
a 100% interest, direct or indirect, in the
ordinary share capital of the follewing
subsidiaries, ali of which are registered
in the UK at 100 Victoria Street, London,
SWIE 5JL, except for entities with

o footnote indicating their country

of registration and address.
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Company name

Company name

Burrack Cluse Lirmited

Developrment Securities Estates Limited

Beyond Green Developments
(Broadland) Limited

éirrrr?wingrhrorm r\rrrwrtemqtionoi Park Limited
BLEL Limited

BLIL Limited

Blueco Limited?

Bluewater Quter Area Limited"

Bruforee Lirmited o
Burghfield Bolt Limited
Burlington House Developments Limited®
Castleford (UK} Limited

Cathedral (Brighton) Limited

Cathedral (Bremley 2) Limited

Cathedral (Bromley Esco) Limited

Cathedral {Greenwich Beach) Limited
Cathedral {Preston BorrcTcIs) Limited
C.;;.t-ged-ro\ (-Si‘-(‘;'\r:gboume) Limited
Cethedral Special Projects (H) Limited
Crossways 2000 Limited o
Crossways 5065 Limited

Crossways /055 Limited

(
(
(
Cathedral (Bromnley) Limited
(
{

Dashwood House Limited?

Drake Bideford Limited®
D5 (Ringwood) Limited®
B3 (Thatcham) Limited?

DS Investment Properties LLP

DS Jersey {Copital Partmers) Limited®
DS Jersey {No 1) Limited?
DS Jersey (No 10) Limited®
D5 Jersey (No 2) Limited®
(
{

DS Jersey {No 3) Limited?
DS Jersey (No.b) Limited®
DS Jersey {(Notting Hill) Limited®

DS Jersey (Renewables) Limited®

DS Renewables LLP
DS Robswall Ireland (Residential) L'\r\rji_ted4

DS Wessex Barnstaple Limited
ECC Investments Limited

Elystan Developments Limited
EPD Buckshaw Village Limited

Executive Cormmunication Centres
{Birmingham) Limited

Executive Communication Centres Limited

Furlang Shopping Centre Limited

Qeroqrhq re Lj m\"te:d

Future High Streets Limited

DeveﬂoPTth:S’eguﬂﬁes (Armagh) Limited

Greenhithe Holdings Limited®

Development Securities (Curzon Park) Limited

Development Securities (Edgware Road
Na.1) Limited

Development Securities (Furlong) Limited

Development Securities (Greenwich) Limited

Development Securities {Hammersmith)
Lirmited
Developrnent Securities (HDD) Limited

Developrnent Securities (Ilford) Limited

Development Securities (Investment
Ventures) Limited

Development Securities {fnvestments) PLC

Developrment Securities {Launceston) Limited

Qevelopment Securities {(Maidstone} Limited

Bevelopment Securities (Nailsea) Limited
Jevelopment S No.22} Limited
No$) Limited
Rom?grdi) Limited

Sevenoaks)

Development Securities
Development Securities

Development Securities

Development Securities
Limited®

Developmerﬁéecu}ities {Slough} Limited

Greenhithe Investments Limited®

Greenwitch Limited

Griffe Grange Wind Farm Limited
Gumwhor{@ygﬁs Limited™

HCD Burghfield Cornmmon Lirmited
HDD Didcot Limited '
HDD Lawley Village Limited

HDD Llanelli Limited

HDOD Newcastle Under Lyme Limited
HDD Newton Leys Limited

HDD RAF Watton Limited

Hendy Wind Farm Limited

{ AM PRS Limited

Kent Retail Investments Limited'”

Kingsland Shopping Centre Limited
L& P. Estates Limited
L.5.LT.(Management) Limited

Land Securities (Finance) Limited

Land Securities Buchanan Street
Developments Limited"
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Subsidiaries, joint ventures and associates

continued

Additional information

Company name

Company name

Company name

Land Securities Capital Markets PLC

.S 123 Victoria Street Limited™

Land Securities Consulting Lirmited

Land Securities Develppment Lirp_\iecj‘-;
Land Secur\’tles Ebbsfieet (No.2) Limited
Land Secur\tnes Ebbsfleet Limited”

Land Secur\tles Insurance Limited"

Land Secuntles Intermediate Limited

Lcnd Securities Lakeside Limited™

Land Securities Management le\ted‘

Land Securities Management Services
Limited S
Land Securities Partmerships Limited

Land Securities Pensions Trustee Limited
Land Securities PLC

Land Securities Portfolic Management 7
Lirnited

Land Securities Propert\es Lirnited

Land Securities Property Holdings Limited'

Land Securmes SPV'S Limited™
Land Securities Trading Limited™

Land Securities Trinity Limited™

Landsec Limited
LC25 Limited® o -
Leisure Il (North Finchley Two) Limited!
Leisure Il (North Finchley) Limited®

Leisure || (West India Quay LF)

Shareholder Limited

Leisure Il (West India QumymT.\;rvo) Limited™
Leisure Il (West india Quay) Limited*
_Lej_u-r_e Parks | Limited”

Leisure Parks Il Limited”
LS (Eureka Two} Limited
Eureka) Limited

Fountain Park Two) Limited
Fountain Park) Limited

Parrswoaod Two) Limited

S
S
S (Fe
(Joguar) GP Investments Limited
(
(

Parrswoaod) Limited

LS (R\v-e}swde Twao) Limited
_____ Riverside) Limited
LS
LS (Victoria) Nominee No.2 Limited

LS 1 New Street Squcre Developer Limited

Victoria) Nominee T_WEH Limited

LS 1 Sherwood Street Developer Limited?
LS 1 Sherwood Street Limited™

L5105 Surnner Street Developer Limited*

LS 130 Wood St Limited

LS Company 36 Limited

LS Development Holdings Limited™

LS 21 Moorfields Deve\o-pmerwt
Management Limited”

LS 60-78 Victoria Street Limited?
LS 62 Buckirr;ghom Gate Limited"
.S Aberdeen Limited

\-,.S Aldersgate Limited™

LS Banbridge Phase Two Limited
LS Bexhill lelted2
LS Bracknell Limited?
LS”érc\nt_re__e__anwted

LS Buchanan timited"”

LS Canterbury Limited

LS Cardiff (GF} Investments 2 le\ted

LS Cardiff {GP} Investments meted_ o
LS Cardiff 2 Limited

LS Cardiff Holdings Limited”
LS Cardiff Limited”
L5 ¢ CGFd\ﬂﬂl Limnited®
LS Castleford Limited™

LS Chadwell Haath Limited!:
LS Chattenden Marketing L\mlted
Fd;t_e?h;ld L\mlted”

LS City Gate House Limited

LS Company 2 Limited
LS Company 23 Limited?

LS Company 24 Limited?

LS Company 25 Limited
LS Company 26 Limited
LS Company 27 Limited
LS Company 28 Limited
LS Compor?);Zé Limited

LS Company 3 Limited

LS Company 30 Limited
LS Company 31 Limited

LS Company 32 Limited

LS Company 33 Limited
LS Company 34 Limited

LS Company 35 Limited
LS Company 34 Limited
LS Company 37 Limited
LS Company 38 Limited
LS Company 39 Limited

LS Company Secretaries Limited

LS Director Limited
LS Dundas Square Limited
L5 Fastbourne Terrace Limited

LS Easton Park Investments Limited?

LS Entertoinment Venues Limited"”
Lg-E-:ver Street Limited

LS Finchley Road Limited ?

LS Forge Bankside Limited

LS Galleria Limited

LS Greot North Finchley Limited”
LS Greenwich Limited

LS Gunwharf Limited

LS Harrogate Limited

LS Harvest (GP) Investments Limited”’
LS Harvest 2 Limited™
LS Harvest Limited

LS Hill - House Developer Limited
LS Hill House Limited™

LS Hotels Lirnited

LS Kings Gate Residential Limited™

LS Kingsmead Limited

LS Leisure Parks Investments Limited

LS Lewisham Limited™
LS leerty of Southwcrk Limited

LS London Holdings One Limited

LS Lom_dor}r:H_;{(_jmgs Three Limited™
LS Moorgate Limited"

LS MYO 123 Victoria Street Limited
-LS MYO Dashwood House Limited
LS Myo Lirmited"”

LS MYO New Street Square Lirnited™
LS n2 Limited™

LS New Street Square Investments Limited

LS Nominees Holdings Limited™

LS Nova Development Management
Limited?

LS Nova OGP Investrments Limited
LS Nova LP1 Limited®

.S Nova LPZ Limited™®

LS Nova Place Limited®

LS Occupier Limited*
LS Old Broad Street Developer Limited

LS Developer 3 Limited™

LS Old Broad Street Limited”
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Company name

Compahy name

Company name

LS One Naw Change Developments
Limited -

LS5 One New Change Limited
LS Oval Limited®

LS Park House Deve\opment
Management Limited

LS Poole Retail le\‘ced ?
LS Portfolio Investments Limited”

LS Portlond House Developer Limited*
LS Project 92 Limited?

LS Property Finonce Compuany Limited
LS QAM Limited"”

LS Red Lion Court Develoger Limited ¢
LS Red Lion Court Limited T
LS Retail Warehouses Umited?
LS Rose Lane Limited o

s Shepherds Bush Limited”
Em;&alm\tedf__
LS Street Limited”

LS Taplow Lir Lm’nted i
LS Thanet Limited”
LS Timber Square Developer Limited™®

LS Timber Square Limited
LS Tottenham Court Rood Limited™

LS Victoria F’roBeirt\es Limited”
LS West India Quoy Limited?
LS Westminster Limited

LS White Rose Limited"™
L57Working'tom Lirnited"

LS Xscape Castleford Limited®

LS Xscape Milton Keynes Limited”
LS Zig Zag Limited™
Luneside Eost L\mlted
Mayﬁe\d MECHOCI_( Limited

Njord Wind Developrnents Lirmited

Nova Developer Limited”
Oriana GP Limited
Oriana LP Limited?
OSB (Holdeo 1) Limited
0SB {Holdco 2) Limited

Oxford Cosg; Apo rtrments Limited

Percy Place DS (Irelond) Limited*

Public Private Partnership (H) Limited
Purplexed LLP i
Purplexed Powerhouse Energy Limited

Purplexed Powerhouse Limited

Ravenseft Properties Limnited

Ratnil Property Heldings Trust Limited

Uund TIPC Linnited

RHD (Dartmouth) Limited

U and | Netherlands BV"

Bboscro_wthi\/\/}ﬂd Farm Limited

U and | Plus X TC Limited®

Rivella Properties Bicester Limited

U and | Powerhouse Limited

Rosefarrn Leisure Limited

U and | PPF Limited

Sevingteon Properties Limited

U and | Retail Limited®

St David's (Cardiff Residential} Limited®

Wallis Court Buckshaw Limited

St David's {General Partner) Limited™

Wossond Wlnd Form L|r‘mted

St. David’s (No.1) Limited

St. Davids (Ne.2) Limited

St. David's Limited Partnership™
3TRD Holding Company Limited®

The City of London Real F’roperty
Company Limited”

The Deptford PrOJect 2 lelted
The Deptford Project Limited
The Imperial Hotel Hull Limited

The Telegraph Works Limited

The X-Leisure (General Partner) Limited*

Tops Shop Estates Limited

Triongle Developrments Limited
Triangle Lo“ngjn Limited
Uand | [BAE) Limited
Uand | (Ashford) Limited
U and | (Brormley Commercial) Limited
(
<

Uand [ {Broombridge) Ind Limited*
Uandl
U and | (Development and Trading) Limited
U and | {Golf) Limited -

U and t {(GVP) Limited

Uand | (Harwell) Limited

ambridge) Limited

U and | {Innovation Hubs) Limited

U and | (Management] Ireland Limited"

Uand ! (Pincents Lane) Limited

(
{
U and | (PB) Commercial Limited
{
{

U and | (White Heather) Limited®
Uand | (WIE) Limited

U and | Cormpany Secretaries Limited
J and I Director 1 Limited

U and | Directer 2 Limited

U and | Exit Limited

U and | Finance PLC

Uand | Group Limited

Uand I Investment F’or‘m‘Oho le\ted
Uandl IF’#‘: Llrﬂltgdii

U and i IPA 5C Limited
U and t IPB Limittiw

Westminster | Trust L\rmted(The)
Whitecliff Developments Limited

Willett Developments Limited
X-Leisure {Bentley Bridge} Limited
X-Leisure {Boldun) Limited

X-Leisure (Brighton Cinema 1) Lirmited

X-Leisure (Brighton |} Lirnited

X-Leisure [Brighton Il) Limited

{
{
X-Leisure (Brighton Cinermna) Limited
(
(
S

X-Leisure
X Leisure (Combr\dge i) Limited
X-Leisure {Leeds I) lelted_
%-Leisure {Leeds |} Limited

X Leisure {Poole) Limited

ambridge |} Limited

X-Leisure Limited”

X-Leisure Management Limited

Xscape Castleford Limited™
Xscape Castleford No.2 L!m\ted -

Xscape Milton Keynes (Jersey) No.2
Limited"

Xscape Miften Keynes Limited™

1. Subsidiary directly held by the Company, Land
Securities Group PLC.

2. The name of this company was changed to
Mayfield Poulton Limited on 21 April 2023,

3. The name of this company was changed to
Mayfield Republic Limited on 20 April 2023,

4. /O Wilham Fry, 2 Grand Conal Square, Dublin 2,
Ireland, DO2 A342.

5. C/O James Cowper Kreston The White Building,
1-4 Cumberland Place, Southampton, SC15 2NP.

&. Fifth Floor, 37 Esplanade, St. Helier, JE12TR, Jersey.

7 Prins Bernhardplein 200, 1097 1B Amsterdam,

PO Box 290, 1000 AZ Amsterdam, Netherlands.

&. 85 Great Portland Street, First Floor, Landon,
England, WIW 7LT.

9. 44 Espfanade, St Helier, JE4 WG, Jersey.

10UFC 5, St Helier, JE1 15T, Jersey,

1. Dorey Court, Adraral Park, 5t Peter Port, Guernsey,
GY1 4AT,

12. Exempt from the requirement of the Companies Act
2006 ("the Act”} relating to the audit of individual
accounts by virtue of Section 4794 of the Act.

13, The name of this company waos changed to LS
Workplace Managed Services Limited on 5 May 2023,
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Subsidiaries, joint ventures and associates

continued

As at 31 March 2073, the Company had an
interest (as shown), direct or indirect, in the
ordinary share capital of the following
subsidiaries, joint ventures and associates.
All entities included below are registered

in the UK at 100 Victoria Street, London,
SWIE 5L, except for entities with a
footnote indicating their country of
registration and address. Where the Group
share of ordinary share capital is from 75%
10 100%, these entities are subsidiaries of
the Company. Where the share of ordinary
share capitalis from 50% to 74%, these
entities are joint venture interests based on
contractually agreed sharing of control with
joint venture partners. All other holdings are
associgte interests.

Additional information

Company name Group share %

Cempony name Group share %

Bluewater Two Limited . 75% Fee\ Heldings (Media) Lirmnited® 7}5%
Bluewoter RE\m-ited__ ) 75% E’eel Media (HQ@) Limiteg® 7‘_75%7
Cotf’\—edm (Movemrent Greenwich] 53% Peel Media {Orange] L\'f‘p\'tedf 75%
LLP Peel Media Canalside Limited” 75%
CDSR Burlingten House 20% Peel Media Developrrant 75%
Developments Limited® ________ (Holdings) Limited®
Central Research Laboratory 50% Peel Media Developrment 75%
(Hayes) Limited® {Residential 1) Limited®
Circus Street Developments 50% Peel Media Developmant 75%
Limited (Residential 2} Limited®
Curzon Park Limited _50% Peel Media Development Limnited” 75%
Ebbsfleet Investment (GF) Limited 0% Peel Media Development 75%
Ebbsfleet Nominee No.l Limited 50% Residential {Holdings) Limited® -
Harvest 2 GP Limited 50%  Peel Media Limited® 7%
Harvest 2 Limited Partnership 50% Plus X Brighton Lirmited® 50%
Harvest 2 Selly Oak Limited ~ 50%  Plus X Holdings Limited® 50%
Harvest Developrment 50% Plus X Unity Place Limited® 50%
Moﬂcgermenrm'\ted . ichoﬁ@m[@?d@ 50%
Harvest GP Limited 0% Southside General Partner Limited 50%
Heart of Slough Management 87%  Southside Limited Pastrershipt  50%
Lompany Limited .~ —  Southside Nominees No.l Limited 50%
TSegjitgg\}\?onoith;?bF::rgehrsl—:)SE?r;?tsed 50% SothmdeI Nf)m\'nees No.Z Limited 50%
m&k éﬂ Partnership 51% spirit of Sittingbourne LLP 63%
Limnited Tarmac Clayform Limited 50%
goyﬁe\d De;/e\opme;wt o 50%  Termac Guildford Limited” 50%
{Gerieral Portner) Limited The Bund Limited® S T5%
Mmd Developmént 50% The Ebbsfleet Limited Partnership 50"/_0
Parthership LP __ __ TLD {Londmark Court) Limited 99%
Minevote Public Limited Cornpany 50%  Triangle London Developments LLP 50%
Northpoint (No.4) Limited __;”42% Victeria Circle Developer Limited 50%
Northpoint CH Limited 42%  West India Quay Limited 50%
Northpoint Developmants Limited 42% Vvésmduongem 3%
Northpoint KC Limited 42%  Company timited ) _
Nova Business Manager Limited 50% Westgate Oxford Alliance GP 50%
Nova Estate Management &4%  Limited
Company Limited Westgate Oxford Alliance Limited 50%
Nova GP Limited 50%  Partnership
Nova Lirmited Partnership 50% Westgote Oxfo@ f\llionce 50%
Nova Nominee 1 Limited 50% _NomMojL\Lrte'd_ _— -
E Nominee 2 Limited 50% gji?ﬂit:r?;;oi?rrﬁii‘e(]dnce 0%
NOVA Residential (GF) Lirnited 50% White Lion \mmted: 50% 7
Eg\i/tAEdResidentio\ Imtermediate 50% :(_CST;?F\errdS_BuSh (MOW 19%_
Lirmited
NOVA Res.identio\ Limited 0% Y-C Shepherds Bush L-im'\ted' h 1‘?‘;/0_
Partnership Lo AR e T .
@rrtunitiesrfor Sittingbourne 50%

Limited




Additional information

Limited by guarantee Group share %
Connaught Place (Hale Barns) alla}
Management Company Limited
Development Securities (No.19) n/a
Limited -
Lightbex (MediaCityUK) n/a
Management Company Limited”
Preston Barracks Management n/a
Company Limited

St David’s Dewi Sant Merchant’s n/a

Asgsociation Limited

399 Edgware Road M_cm;-ger%ent n/a
Compony Limited

Unit Trusts Group share %
DS Cardiff Unit Trust® 100%
Nailsea Unit Trust® EQTK:
The X-Leisure Unit Trust 100%
Xscape Castleford Property Unit 100%
Trust?

Xscape Milto;m Ké;ﬁés Property 100%
Unit Trust?

West India Quay Unit Truste EQ"V;

1. 2 Bentinck Street, London, Engiand, WI1U ZFA,

IFC 5, St MHelier, JET15T, Jersey

Fifth Floor, 37 Esplanade, 5t. Helier, JE1 2TR, Jersey.

.26 New Street, 5t Helier, JE2 3RA, Jersey.

. Venus Building 1 Cld Park Lane, TraffardCity,
Manchester, England, M41 7HA,

LCAO William Fry, 2 Grand Canal Square, Dublin 2,
Ireland, D02 A342.

The address of this company was changed from
C/O Ashby Capital, 15t Vincent Street, London,
United Kingdom, W1U 4DA to 100 Victoria Street,
Landaon, SWIE SJL on 20 April 2023,

.85 Great Portland Street, First Floor, London,
England, Wiw 7LT

. Ground Floor T3 Trinity Park, Bickenhill Lane,
Bireningham, United Kingdem, B37 7E5.
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Shareholder information

Additienal iInfermation

Financial calendar
Aininuctl Gerr?e-r-ai Meeting?
Final dividend?

2023/24 Ho\f-yeorr\y results announzement

éOé3/24 Ei.néncial vear end

2023/24 Annual results announcement?

Tale 73
2023
4 July

. ZUZL
31 March
14 May

1. The Annual General Meeting is scheduled to be held at 1000 om on Thursday, 4 July 2023 at 80 Victoria Street, London SWIE 5L For further details, please see the Notice
of Meeting, compnsing a letter from the Chairman, resolutions prapesed and explanatery notes which can be faund on the Company’s website: londsec.comfagm,
2. The Board has recommended o final dividend of 12.0 pence per ordinary share, payable wholly gs o Property Incame Distribution, subject to sharehalders” appraval at the

forthcorming Annual General Meeting.
3 Provisianal

Share register analysis as at 31 March 2023 Table 54
Number of
Holding ranga: holders % Number of ordinary shares Yo
11,000 - 6001 689 2146252 03
.1_,001—5,000 - - - - -/ - — 1%4\ iﬁ S 3,?‘?,6’247¥7 0.5
sooiapo00 T T T 7/ o eys 31 15007% 0.3
1000150000 . 378 42 9258727 12
s000i-100000 128 1.4 | 9,404,201 1.2
100,001-506000 T T 77 7o 28 51788570 &9
500,001 highest: 7 T o 22 673,286,009 896
Total T T T 7T T/ 77 77 Taesa 200 751,381,219 100.0
Share register analysis as at 31 March 2023 Tozle 35
Number of
Held by I'!olders % Number of ordinary shares %
Private shareholders T " 3593 847 83256497 11
Nominee ond institutional investors' 1371 153 743124722 989
Total S 8,964 100.00% 751,381,219  100.

1.imeluding 6,789 236 shares heid in treasury by the Company

Ordinary shares

The Company’s ordinary shares of nominal value 10%:p each are
traded on the main market for listed securities on the London Stock
Exchange (LSE:LAND).

Company website: landsec.com

The Company’s Annual Report, results announcements and
presentations are available to view and download from its website:
landsec.com/investors.

The website also includes information about the latest Landsec
share price and dividend inforrmation, news about the Company, its
properties and cperations, and haow to obtain further information.

Registrar: Equiniti

Cur Company Registrar, Equiniti, can assist with queries regarding
administration of shareholdings, such as bank account payment
details, dividends, lost share certificates, change of address or
personal details, and armalgamation of accounts. You can contact
Equiniti as follows:

Online:

Equiniti offer g free and secure online share management service
to shareholders called EQ Shareview, which also provides access
10 current share prices, voting by proxy, buying and selling shares,
and receipt of electronic shareholder communications.

Registration to EQ Shareview is available on our website:
landsec.com/investors/sharehoiders-equity-investors or
Equiniti at: shareview.co.uk.

Telephone:

Your shareholder account number will be required when calling.
Telephone: 0371 384 2128'

International dialling: +44 {01121 415 7049

Post:

Equiniti

Aspect House, Spencer Road, Lancing, West Sussex BNG9 602,
United Kingdom



Additional infarmation

Electronic communications

We encourage shareholders to consider receiving their communications
from the Company electronically. This will enable you to receive
such cornmunications mere quickly and securely, whilst supporting
Landsec's sustainability commitment by communicating in a more
environmentally friendly and cost-effective manner. Registration
for electronic communications is available via cur website on the
investor page or on shareview.co.uk.

UK Real Estate Investment Trust (REIT) taxation and
status on payment of dividends

As a UK REIT, Londsew Jues not pay corporation tax on Qualifying
Activities, which are rental profits and chargeable gains relating to
its property rental business.

At least 0% of incorne derived from Qualifying Activities must
be distributed as Property Income Distributions (PIDs). For most
shareholders, PIDs will be paid after deducting withholding tax
at 20%. However, certain categories of shareholder may be able
to receive PIDs gross, (i.e. without deduction of withholding tax).

These categorias are principally UK companies, charities, local
authorities, UK pension schemes ond managers of ISAs, PEPs and
Child Trust Funds.

A REIT may cdditionally pay ordinary dividends which will be
treated in the same way as dividends from non-REIT companies.

Further infermation on UK REITs and the forms required to be
completed to apply for PIDs to be paid gress are available on
the Landsec webisite or from the Registrar: landsec.com/
investorsshareholders-equity-investors/uk-reit-regime-

and-dividends.

Payment of dividends to UK resident shareholders
Dividend payments by cheque ceased from October 2020 and all
shareholders are now required to have their dividends paid directly
into their personal bank or building society account or alternatively
sign up to our Dividend Reinvestrment Flan (see below). Under this
arrangement, dividend confirmations are still sent to your
registered address.

Receiving dividends directly into a nominated account has a
nurmber of advantages, including the crediting of cleared funds
on the actual dividend payrment date.

Shareholders who have not already done so should contact the
Registrar (Equiniti} or complete @ mandate instruction available
on our website landsec.com/investorsshareholders-equity-
investors/dividend-infermation and return it to the Registrar,
Alternatively, these details can be sent vic their Equiniti Shareview
online account, which is available on our website on the investors
page under sharehelders or directly at Equiniti: shareview.co.uk.

Landsec Annual Report 2023 n

Payment of dividends to non-UK resident shareholders
As applicable to UK resident shareholders, dividend payments by
cheque ceased from Qctober 2020 and all shareholders are now
required to have their dividends paid directly into their personal
bank or building society account. Payments to overseas accounts
are made a few days after the Company's dividend payment date.

Sharehelders who have not already done so are encouraged to
contact the Registrar (Equiniti) on +44 (03)371 384 2030 or
download an application form online at shareview.co.uk or provide
these details via their Equiniti Shareview cnline account.

This service is available in over 90 countries worldwide.

Dividend Reinvestment Plan (DRIP)

The DRIP provides sharehelders with the opportunity to use cash
dividends to increase their shareholding in Landsec. It is o
convenient and cost-effective facility provided by Egquiniti Finoncial
Services Limited. Under the DRIF, cash dividends are autoernatically
used to purchase shares in the market as scon as possible after the
dividend payment. Any residual cash will be carried forward to the
next dividend payrnent.

Details of the DRIF, including terms and conditions and
participation election forms, are availabie on our website in the
investor section under shareholders.

These are also available by post from:

Dividend Reinvestrment Plans Equiniti

Aspect House, Spencer Road, Lancing, West Sussex BN?9 4DA
Telephone: +44 (0)371 384 2268

Share dealing facilities

Equiniti provides both existing and prospective UK shareholders
with an easy to access and simple-to-use share dealing facility

for buying and selling Landsec shares onlineg, by telephone, or post.
The online and telephone decling service allows shareholders to
trade real-time’ at a known price that will be given to them at
the tirme they give their instruction.

For telephone dealing, call +44 {0)345 403 7037 between 8.00am
and 4.30pm, Monday to Friday (excluding public holidays in
England and Wales). Calls are charged at the standard geographic
rate and will vary by provider. Calls outside the UK will be charged
at the applicable international rate. For online dealing, access is
available at Equiniti’s website: shareview.co.uk/dealing. For postal
dealing, call +44 {0)371 384 2030 to request full details and a
dealing instruction form. Existing shareholders will need to provide
the account/shareholder reference number shown on their share
certificate. Other brokers, banks and building societies also offer
similar shaore dealing facilities.
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Shareholder information

continued

ShareGift

Shareholders with a smiall number of shares, the value of which
would make them uneconomic te sell, may wish to consider
donating thern to a charity through ShareGift, a registered charity
(No. 1052686) which specialises in using such holdings for charitable
benefit. A ShareGift donation form can be obtained from the
Registrar. Further information about ShareGift is available at:
sharegift.org

help@sharegift.org

Telephone: +44 {0}20 7930 3737

ShareGift 4th Floor Rear, 67/68 Jermyn Street, London SWI1Y 6NY

Individual Savings Account (ISA)

The Company has arrangements in place to provide an ISA which
is managed by:

Equiniti Financial Services Limited

Aspect House, Spencer Road, Lancing, West Sussex BN9? 6DA
Telephone: +44 (0)345 0700 7200

Capital Gains Tax

For the purpose of Capital Gains Tax, the price of a Landsec share ot
31 March 1982, adjusted for the capitalisation issue in November 1983
and the Scherme of Arrangement in September 2002, was 203p.

On the assumption that the 5 for 8 Rights Issue in March 2009 was
taken up in full and there were no fractionat shares in the 2017 share
consolidation, the adjusted price, post consolidation, for Capital
Gains Tax purposes would be 229p per share. Further details on UK
tax on gains en a sale of Landsec shares can ke found on our website
landsec.com/investorsshareholders-equity-investors/uk-tax-
gains-sale-landsec-shares

Data protection
A copy of the Shareholder Privacy Notice can be found on our
welbsite: landsec.com/policies/privacy-policy/shareholders.

Unclaimed assets register

The Experian Unclaimed Asset Register (LAR) was decommissioned.
You can continue to uncover lost and dormant assets with
Estatesearch {estatesearch.co.uk).

Unsolicited mail

The Company is obliged by iaw to make its share register available
on request to other organisations which may result in shareholders
receiving unsolicited mail. To limit the receipt of unsolicited mail,
shareholders may register for free with the Mailing Preference
Service, an independent organisation by visiting mpsonline.org.uk,
or by telephone on: +44 {0120 7291 3310,

Additional irformation

Shareholder security

in the past, some of our shareholders have received unsolicited
telephone calls or correspondence concerning investrment matters
from organisations or persons claiming or implying that they

have some connection with the Company. These are typically
from purported ‘brokers’ who offer to buy shares at a price often
far in excess of their market value. These operations are commonly
known as "boiler rooms’.

Shareholders are advised to be very wary of any offers of unsalicited
advice, discounted shares, premium prices for shares they own or
free reports into the Company. If you receive any such unsalicited
calis, correspondence or investrnent advice:

* ensure you get the correct name of the person and firmy;

® check that the firm is on the Financial Conduct Authority (FCA}
Register to ensure that they are authorised at Home (fea.org.uk);

use the details on the FCA Register to contact the firm;

call the FCA Consumer Helpline {freephone 0800 111 6768) if there
are no contact details in the Register or you are told they are out
of date; and

if you feel uncornfortable with the call or the calls persist,
sirnply hang up.

Additionaily, feel free to report and/or discuss any shareholder
security rnatters with the Company. To do this, please call:

+44 ()20 7413 2000 and ask to be put through to a member of
the Governance and Company Secretarial department or email:
shareholderenqguiries@landsec.com

1. Lines are open 8.00am to 3.30pm (UK time), Monday tc Friday, excluding public
holidays, Colls are charged ot the standard geogrophic rate ang will vary by
provider, Calls from cutside the UK will be charged at the applicable international
rate If calling from outside the UK, please ensure the country code is used.



additional infarrnation

Key contacts and advisers

Registered oftice and principal UK address
| aing Sacurities Group PIC

100 Victoria Street

London SWIE 5L

Registerad in England and Wales

Company No. 4365054

Telephone: 44 (0y20 7413 2000

landsec.com

Cornpany secretary

Marina Thomas

Company Secretery
shureho\derenquir]es@\cnd&ec.com

Investor relations
Edward Thacker

Head of investor Relations
enqulries@!ondsec.com

Registrar

Equiniti

Aspect House

Spencer Road

Lancing

West Sussex BNG? 6DA

Telephone: +44 {0y371 384 2128

I calling fram outside the UK, please ensure the country code is used.

For deaf and speech impaired customers, Equinit welcome calls
vio Relay UK. Please se€ reloyuk br.com far more infarmation.
shareview couk

Auditor

Ernst & Young LLP

1 More Londen Place

London SEY 2AF

Telephone: +44 (0)20 795 2000
ey.com

External odvisers

Principal valuers: CRRE and JLL
Financial adviser: UBS
Solicitors: Slaughter and May
Brokers: UBS
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Glossary

Adjusted net cash inflow from operating activities
Net cash inflow from operating activities including the
Group’s share of our joint ventures' net cash inflow from
operating activities.

Adjusted net debt

MNet debt excluding cumulative fair value movements
on interest-rate swaps and amounts poyable under
head leases It generally includes the net debt of
subsidiaries and joint ventures on a proportionate basis,

Book value
The amount ot which assets and liobilities are reported
10 the financial statements.

Combined Portfolio

The Combined Portfalio camprisas the investrment
properties of the Group's subsidiaries, ona
proportionately consolidated basis when not wholly
owned, tegether with our share of investrment
properties held in our joint ventures,

Development pipeline
The development programme together with future
developments.

Dividend Reinvestment Plan {DRIP)

The DRIF provides shareholders with the opportunity
1o use cash dividends received to purchase additianal
ardinary shares in the Company immediately after the
relevant dividend payment dote. Full details appear on
the Campany’s website

EPRA

European Public Real Estate Association.

EPRA earnings

Profit before tax, excluding profits on the sole ot
non-current assets and trading propertes, profits on
development contracts, valuation rmoverments, fair
value movements on interest rate swaps and similar
instrurmnents used for hedging purpeses, debt
restructuring charges, and any other items of an
exceptional nature,

EPRA loan-to-vaiue {LTV}

Ratio of adjusted net debt, including net payables, to
the surn of the net assets, including net receivables, of
the Group, its subsidiaries and joint ventures, allon a
proportionate basis, expressed as a percentage. The
caleulation includes trading proparties at falr value and
debt ot neminal value.

EPRA net disposal value (NDV) per share

Diluted net assets per share adjusted to remove the
impoct of goodwill orising os a result of deferred tax,
and to include the difference between the farr value
and the book value of the net investment in tenant
finonce leoses ond fized interest rate debt.

EPRA net initial yieid

EPRA met initial yield is defined within EPRA's Best
Practice Recormmendations as the annualised rental
incorne based an the cash remts passing at the balance
sheet date, less non recoverable property operating
expenses, divided by the gross market volue of the
property. It is consistent with the net initial yield
calculated by the Group's external valuer,

EPRA Net Reinstatement Value {NRY) per share
Dilured net assets per share adjusted to remove the
cumuigtive fair value movements cn interest-rate
swaps and similar instruments, the carrying value of
deferred tax on intangible assets ard to inciude the
difference between the fair value and the book value
of the net investrnent in tenant inance leases ana ado
back purchosers’ costs

EPRA Net Tangible Assets (NTA) per share
Diluted net assets per share adjusted to remove the
cumulative foir value movements on interest-rate
swops and similar instruments, the carrying value of
goodwill arising ¢s a result of deferred tax and other
rtengible ossets, deferred tox on intang'ble gssets
and to inciude the difference between the fair volue
ard the book value of the net Investment 'n tenant
finonce leases.

Equivalent yield

Calculated by the Group's external valuer, equivalent
yield is the internol rote of return from an investment
property, based on the gross outlays for the purchase
of o property (including purchase costs), reflecting
reversions to current market rent and such items as
veids and non-recoverable expenditure but ignoring
future changes in capital value. The calculation
assumes rent is received annually in arrears,

ERY - Gross estimated rental value

The estimated market rental value of lettable space as
determined biannually by the Group’s external valuer
For investment properties in the development
programime, which have not yet reached proctical
cormpletion, the ERV represents management's view
of market rents

Fair value movement

An gcoounting adjustment to change the book value
ot an asset or liability to its market value (see also
mark-to-market adjustment).

Finance lease

A lease that transfers substantially oll the risks and
rewards of ownership from the Group as lessor to
the lessee,

Gearing

Total borrowings, including bank overdratts, less
short-term deposits, corperate bonds and cash, at
book value, plus cumulative fair value movements

on finoncial denvatives os a percentage of total equity.
Feor adjusted gearnng, see note 21.

Gross market value
Market value plus assurned usual purchaser’s costs ot
the raporting date

Head lease

A lease under which the Group holds an investment
property.

interest Cover Ratio (ICR)

A caleulation of a company's ability To meet ‘ts interest
payments on outstanding cebt. It is calculoted using
EPRA egrnings before interest, divided by ret interest
(excluding the mark 1o market movement on
interest-rate swaps, foreign exchange swaps,
capitalised interest and interest on the pensian
scheme assets and labilities). The calculation excludes
jeirt ventures,

Interest-rate swap

A financial instrurment where twe parties ogree 1o
exchonge an interest rate obligation for a
predetermined amount of time. These are generally
used by the Groun ta convert flooting-rate debt or
investrments to fixed rates.

Investment portfolio

The investrment portfolic comprises the investrent
properties of the Group's subsidiaries on a
propertionately consolidated basis where not
whelly owned.

Lease incentives

Any incentive offered to cccupiers to enter irto a lecse
Typicolly, the incentive will be an initial rert-free peniod,
or g cosh contribution ta fit out or simalar cests. For
accourting purposes, the value of the incertive 1s
spread over the non cancellable ife of the lease.

Like-for-like portfolio

The like-for-like portfolio incfudes all properties which
have been in the partfolio sinze 1 April 2021 but
excluding those which are acquired or sold since that
date Properties inthe developrrent pipeline ond
completed developrrents are also excluded

Loan-to-vaiue (LTV)

Group LTV is the ratic of cdjusted net debt, ircluding
subsidiaries and joint ventures, 1o the sum of the
marxet value of investrrert properties ard the baok
wa'.e of trad’ng procerties of the Group, 1ts subsidiories
and [oint ventures, all or a proporticnate bass,
expressed as a percentage. For the Security Groun,

LTV 15 the ratio of met debt lent 4o the Securnty Group
divideg by the value of secured assets

Additional infermation

Market value

Market volue 15 deterrnined by the Group’s external
valuer, In accordance with the RICS Valuation
Standards, as an opinien of the estimated amount

far which a property should exchange on the date of
valugtion between a willing buyer and a willing seller
Inan arm's length transaction after proper marketing.

Net assets per share

Equity attributable to owners divided by the number
of ordinary shares in issue ot the end of the year. Net
assets per shore is also commonly known cs net asset
value per share (NAV per share).

Net initial yield

Net initial yield 1s a calculation by the Group’s external
valuer of the yield that would be received by o
purchaser, based on the Estimated Net Rental Incarne
expressed as a percentage of the acquisition cost,
being the market valus plus assumed usual purchasers’
costs at the reporting date. The calculation 1s 10 line
with EPRA guidance. Esumared Net Rental Income

is determined by the vaoluer and 15 based on the
passing cosh rent less rent paycble ot the balance
sheet date, estirmated non-recoverable outgoings
and veid costs Including service charges, insurance
cests and void rates.

Net rental income

Net rental income 1s the net operatioral incorne arising
from praperties, on an accruals basis, including rentol
income, finance lease interest, rents payable, service
charge income and expense, other property related
income, direct property expenditure and bad debts,
Net rental incomne is presented on a proportionate
bosis

Net zero carben building

A buiiding for which an overall balance has been
achieved between carbon emissions produced and
these taken out of the atmosphere, including via offset
arrangerments This relates to operational ermissions
for all buildings while, for a new building, it also
incledes supply-chain ernissions osscciated with

its construction.

Passing rent

The estirnoted annual rent receivable as ot the
reporting date which includes estimates of turnover
rent and estimates of rent to be agreed in respect of
cutstanding rent review or ledse renewal negotiations
Passing rent may be more or less than the ERY

{see over-rented, reversionary and ERV). Passing

rent excludes annual rent receivable frorm yrits in
administration save to the extent that rents are
expected 1o be received. Void units ot the reporting
date are deerned to have no possing rent. Although
temporory lets of less than 12 months are treated

as void, incarme fram temparary lets is included in
passing rents

Property Income Distribution (PID)

A PID is a distribution by a REIT to its shareholders paid
out of qualfying profits & REIT is required to distribute
at least 90% of its qualifying profits os a P.D o 1ts
shareholders.

Qualifying activities/Qualifying ossets

The ownership factivity) of property (ossets) which is
held to eqrn rertal income and qualihes for tax-exermpt
treatment {iIncome and caprtal gains) urder UK REIT
legislation

Rental income

Rental income is as reported in the income statemert,
on an accruals basis, and adjusted for the spreading
of iease incentives over the term certain of the lease in
accordarce with IFRS 15 (previously, SIC 15). It is stated
grass, prior to the deduction of ground rents and
without deductionr for operational outgoings on

car park and commerciolisation activities.



Additionat information

Reversionary or under-rented

Space where the possing rent is below the ERV,
Reversionary yield

The anticipated yield ta which the initial yield will rise
(or fall) ence the rent reaches the ERV,

Security Group

Security Group is the principal funding vehicle for the
Group ond properties held in the Secunty Group are
martgaged for the benefit of lenders It has the
fexibility to raise a variety of different forms of finance.

SONIA

The Sterling Overnight Index Average reflects the
average ocvernight interest rate paid by banks for
unsecured sterling transogtions with o range of
institutional investors, It is calculoted based on actual
transactions and is often used as a reference rate in
bank facilities

Topped-up net initial yield

Topped up netinitial yield is a calculation by the
Group's external valuer. It 1s calculated by making
an adjustment o net initial yield in respect of the
annualised cash rent foregone through unexpired
rent free pericds and other lease incentives.

The calculation is n line with EPRA guidance.

Total return on equity

Owidend poid per share in the year plus the change
in EPRA Net Tangible Assets per share, divided by
EPRA Net Tangible Assets per share at the beginning
of the year,

Total cost ratio

Total cost ratie represents all costs included within
EPRA earnings, other thon rents payable, inancing
costs and provisions for bad and doubtful debts,
expressed as a percentage of gross rental income
before rents payable adjusted for costs recovered
through rents but not separately invoiced.

Total development cost (TDC)

Total developrnent cost refers to the book value of

the site at the commencernant of the project, the
est'mated capital expenditure required tc develop

the scherne from the start of the financial year in which
the property is added to our development programme,
together with copitalised interest, baing the Group's
borrowing costs associoted with direct expenditure on
the property under developrnent, Interest is also
capitalised on the purchase cast of land or property
where it is acquired specifically for redevelopment,
The TDC for trading property deveiopment schemes
excludes any estimated tax on dispesal.

Trading properties
Properties held for trading purposes and shown as
current gssets in the balonce sheet,

Turnover rent
Rental incorme which s related to an occupier’s
turnover.

Vacancy rates

Vacancy rates are expressed as o percentage of

ERV and represent all unlet space, including vacant
properties where refurbishrment work is being carried
out and vacancy in respect of pre-development
properties, unless the scale of refurbishment is such
that the property is not deemed lettoble. The screen at
Piccadilly Lights, W1is excluded from the vacancy rate
calculation as it will olways carry advertising although
the number and duration of ocur agreements with
advertisers will vary,

Valuation surplus/deficit

The valuation surplus/deficit represents the increase

or decrease in the market volue of the Combined
Partfolio, adjusted for net investrmenrt and the effect of
acceunt’ng for lease incentives under IFRS 16 {previously
SIC 15). The market value of the Combined Portfalio

is determined by the Group's external valuer,

Landsec Annual Report 2023

Voids

Voids are expressed as o percentage of ERV and
represent ull unlel space, including voids where
refurbishment wark 15 being carried out and voids in
respect of pre-development properties. Ternporary
lettings for a period of one year or less are also treated
as voids. The screen at Piccadilly Lights, W1 is excluded
from the void calculation as it will always carry
advertising although the nurmber and duration of

our agreements with advertisers will vary.
Commercialisation lettings are alse excluded from

the vaid calculation,

Woeighted average unexpired lease term

The weighted average of the unexpired term of all
leases other than short term lettings such as car

parks and advartising hoardings, termparary lettings
of less than one year, residential leases and long ground
leases

Yield shift

A movement (negative or positive) in the equivalent
vield of @ property osset,
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Cautionary statement

This Annual Report and Landsec’s website may contain certain
‘forward-looking statements’ with respect to Land Securities
Group PLC (the Company) and the Group's financial condition,
results of its operations and business, and certain plans, strategy,
objectives, goals and expectations with respect to these iterns
and the econarmies and markets in which the Group operates

All statements other than statements of historical fact are, or
may be deemed to be, forward-looking statements. Forward-
locking staternents are sormetimes, but not always, identified

by their use of a date in the future or such words as ‘anticipates’,
‘gims’, ‘ambition’, ‘milestones’. ‘'objectives’, ‘outlook’, plan’,
‘probably’, ‘project’, ‘risks’, 'schedule’, ‘seek’, ‘due’, ‘could’, 'may’,
'should’, ‘'expects’, ‘believes’, intends’, 'plans’, ‘targets’, ‘goal’

or ‘estimates’ or, in each case, their negative or other variations
or comparable terminology. Forward-looking staterments are not
guorantees of future performance. By their very nature forward-
locking statements are inherently unpredictable, speculative and
involve risk and uncertainty because they relate to events and
depend on circumstances that will occur in the future. Many of
these assumptions, risks and uncertainties relate to factors that
are beyond the Group's ability to control or estimate precisely.
There are a number of such factors that could cause actual results
and developments to differ materially from those expressed or
implied by these forword-looking statements. These factors include,
but are not limited to, changes in the political conditions, economies
and markets in which the Group operates; changes in the legal,
regulatory and competition frameworks in which the Group
operates; changes in the markets frorm which the Group raises
finance; the impact of legal or other proceedings against or which
affect the Group; changes in accounting practices and interpretotion
of accounting standards under IFRS, and changes in interest and
exchange rates.

Any forward-locking staternents made in this Annual Report or
Landsec’s website, or made subsequently, which are attributable
to the Cempany or any other member of the Group, or persans
acting on their behalf, are expressly qualified in their entirety by
the factors referred to above. Each forward-tooking statement
speaks only as of the dote Tt is made. Except as required by its
legal or statutory obligations, the Company does not intend to
updote any forward-locking staterments.

Nothing contained in this Annual Report or Landsec's website
should be canstrued as a profit forecgst or an invitation to deal
in the securities of the Company.

Additional information

Land Securities Group PLC
Copyright and trade mark notices.

Alf rights reserved.
@ Copyright 2023 Land Securities Group PLC

Landsec, Land Securities, the Cornerstone
logo and the ‘LU logo are trade marks of
the Land Securities Group of companies.

Landsec is the trading name of Land
Securities Group PLC.

All other trade marks and registered
trade marks are the property of their
respective owners.

This report is printed on paper certified in
accordance with the FSC™ (Forest Stewardship
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