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HAMMERSON AT AGLANCE

Hammerson at aglance

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

LES 3 FONTAINES,
CERGY

Managed portfolio

Ownership:
Area, m?:

No. of tenants:

Pavilions,
Swords

Union Square,
Aberdeen

Dublin Central,
Dublin




Les Terrasses du Port,
Marseille

Managed porifolio

:_1 “ Birmingham Estate, Birmingham
* .+ Bishopsgate Goodsyard, London
+ Brent Cross, London
Bristol Estate, Bristol
. Centrale and Whitgift, Croydon
. Eastgate, Leeds

i The Oracle, Reading
.. Union Sguare, Aberdeen

-+, Westquay, Southamptan

@ Dublin Central, Dublin

L2 }Dundrum Estate, Dublin
£3 Ilac Centre, Dublin
Pavilions, Swords

o Italie Deux, Paris

@Les 3 Fontaines, Cergy

€) LesTerrasses du Port, Marseille
O C'Parinor, Paris

Value Retail

BicesterVillage, Bicester
Fidenza Village, Milan
Ingolstadt Village, Munich
Kildare Village, Dublin

LaRoca Village, Barcelona

Las Rozas Village, Madrid
LaVallée Village, Paris
Maasmechelen Village, Brussels
Wertheim Village, Frankfurt

Bristol Estate,
Bristol
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WELCOME FROM OUR CHIEF EXECUTIVE

Welcome from our
Chief Executive

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

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

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

Rita-Rose Gagné
Chief Executive
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OUR ASSETS AND DEVELOPMENTS
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A prime urban multi-use estate across 26 acres
in principal south Dublin location.

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

are advancing at pace ambitious plans to unlock

the complementary value of the adjacent
development land.

MAXIMISING OPPORTUNITIES

Strength of coreretail

— Re-anchored 18,600m? since 2020 10 Brown Thomas,
Penneys & Dunnes Stores

— Thiscreated momentum to leverage ourinternational
relationships and attract firsts to Treland brands
including Nike Live Concept and Watches of
Switzerland, as well as Ireland’s largest Lush store

Successful diversification & &

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

— Establishedthriving restaurant, social, leisure
and cultural hub inthe architecturally acelaimed
Pembroke Square redevelopment anchored by
premium bowling concept

— Convertedformerstorage to 1,000m? penthouse office
suite —occupieridentified and contract in discussion

Unlocking Dundrum for generations tocome &

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

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

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

Hammerson ple Annual Report 2022
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We are pleased with the progress
made in 2022 as we accelerate
development tounlock furthervalue
of the Dundrum Estate and create
Dublin’s lifestyle destination of choice.
Marrying a blend cf uses, including
residential, food, entertamment,
healthcare and workspace anchored
by Dundrum Town Centre, Ireland’s
premier retail and leisure destination.gg

Connor Owens
Managing Director Asset Management (Ireland & Scotland)
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OURASSETS ANDDEVELOPMENTS

Located in Val d'Oise, Cergy, on the edge of Paris,
Les 3 Fontaines is the region’s leading urban retail and C A S F ng j E}Y
leisure destination. -

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

heart of the ‘New City’, amajor reinvestment and
redevelopment area to introduce 5,000+ new . eg 8
residents, 20,000m? of office space and a main reta I l o p p O rt u n I t I e s
transport hub to the city by 2025,

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

City’ status, and public transport links, Hammerson

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

in its own right.

MAXIMISING OPPORTUNITIES
Three Key Themes Les 3 Fontaines, Cergy

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

— Completion of the new 34,000m?2 extension in March
2022 adding 72 new high profile brands including
Adidas, J0 Sports and Rituals, alongside store firsts
inthis region for LEGO, Tommy Hilfiger and Miniso

Successful diversification

Diversified the occupier mixto reflect the emerging needs

and expectations of our visitors, customers, occupiers and

the wider community. This includes:

— Introduction of education, healthcare providers and
city centreretailers

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

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

Les 3 Fontaines extension was developed with

sustainability in mind. This included:

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

— LesFontaines delemploiwascreated to suppart the “
community, in partnership with the Mayor and local
associations, Offering 1,300 local job seekers We are prOUd Of the LeS 3
employment workshops, recruitment companies Fontalnes transformation
and interview training and have Created an

exciting destination at the
heart of the city. This sees
us become the new
reference for students,
families, employees and
the widercommunity.y,

Renaud Mollard
Managing Director France
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STRATEGIC REPORT
OUR ASSETS AND DEVELOPMENTS

Birminghamis one of the youngest and
most diverse cities in Europe, which
underpins its current and future growth,
including major national infrastructure
and cultural investment.

Birmingham showcases Hammerson’s
strategy in action as we bring together
Bullring, Grand Central and Martineau
Galleries into our Birmingham Estate.

with ownership extending to 35 acres,
equating to 15% of the city core,
Hammerson’s Birmingham Estate is at
the heartand provides social, culturaland
commercial opportunities that engages
tens of millions of people eachyear.

Bullring welcomes over 30m visitors each
year andis one of the most successful retail
destinationsinthe UK.

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

Martineau Galleries completes our estate,
with seven acres positioned directly opposite
the new HS2 Curzon Station. This has outiine
cansent fora further 93,000m2of commercial
and residentialuses.

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

MAXIMISING OPPORTUNITIES
Three Key Thames

Repurposing and successful diversification

-~ Repositioning and repurposing of the
former Debenhams taintroduce a new
M&S and TOCA Social, reflectinga
cambined investment from Hammerson,
CPP Investrments and M&Sof £18m

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

— Brandengagement and investment —
c.£15m inward flagship brand investment
from Nike, TAG Heuer and ID Sports

Placemaking - engaging cur visitors in new,
smart and memorable ways

Atthe heart of the City, the Birmingham Estate
hosts and supports events and activations
across the year offering our visitors
entertainment, immersive mornents,

food and social and retail.

Hammerson plc Annual Report 2022 [}

Including: S

— OfﬁcialsponsoroﬁheCommomweahh 2022 h(’ 5 I;,ee.p‘ an H‘}Cred‘ijle
Games, attracting 1.8m visitors over e e I i
tha event veal 1or ol Bummgham Esiate

— 220,000 visitors to the Birmingham
Carnival

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

and Butlring occunancy

ras anstarmation of the
‘merDebenhamshassenia

Unlocking our estate for generations Ik
tocome

Planning submitted for ‘Drum’ the repurposing
of 18,500m? of former retail space to create
anew paradigm of city centre workplace,
incorporating the best levels of amenity and
connectivity. All complementing the existing
food and social hubin Grand Central and the
retail and entertainment brands Bullring
hastooffer.

Toby Tait (pictured left)
Director, Asset Management

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

Further milestones achieved with land
assembly, phasing, enabling and vacant
possession, working towards initial dermolition
and site enabling.
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and =ustamabitit
Harry Badham (pictured right, commenting

on Drum repurposing)
Chief Developrment and Asset Repositioning Gfficer



Hammerson plc Annual Report 2022 7

Repositioning and
diversifying our 35 acre
prime Birmingham Estate
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STRATEGIC REPORT
CHAIR OF THE BOARD’S STATEMENT

Chair of the Board’s

Statement

susiness environment

Inflation was already embedded inthe supply
chain asthe UK and Europe began toemerge
from Cavid-19 restrictions. Then Russia’s
invasion of Ukraine in February caused
devastation to millions of Ukrainians and an
energy Crisis across Furope. As governments
fought with these events, central banks
grappled with accelerating inflation, lenders
became more cautious, borrowers became
increasingly cancerned and consumers faced
acostofliving crisis not seen in decades.

Although risk levels remained elevated, the
new Hammerson team has astrong gripon the
business and has built atwo-yeartrack record
of consistent operational and financial delivery.
Today, I am pleased that Hammersonis a
better, more focused and resilient business
withastrengthened balance sheet; acore
portfolio of city centre estates that continue

to attract the best occupiers; new ways of
working; asignificantly reduced cost base; and
unexploited valuein its unique development
opportunities. The team is focused on
executing a clear strategy to deliver a path

to growth.

Boardchangesant evaluation

The retirernent of Gwyn Burrand Andrew
Formicaatthe conclusion ofthe 2022 AGM
was covered inlast year's annual report.
Having joined the Boardin June 2020,

Des de Beer stepped down as a Non-Executive
Directorin October. Des helped guide the
Company through some difficult challenges
duringhis time on the Board and we benefitted
from his deep experience in both retail and
capital markets. He leaves with ourthanks for
his positive contribution, and we wish him well,

The Board now comprises six Non-Executive
and two Executive Directors, with an average
tenureof 2.5 years. Nofurtherchangesare
currently ptanned.

Our Board evaluationin 2022 was an

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

Hammerson ple Annual Report 2022 &

Robert Noel
Chair of the Board

The review concluded that the Board is
effective. Board Alchemy made various
recommendations includingthe emphasis
given to certain topics. These have been
incorporated into our Board plan for 2023 and
progress against these recommendations will
be monitored during the year. The effectiveness
of Directors was alsowithinthe scope of the
evaluaticn and Tam pleased to report that
considerable progress has been made since
the last external review was undertaken in
2019 All Directors are fully engaged in offering
awide range of perspéectives and relevant
skills. More information onthe review can be
found on pages 70and 71.

The Board values its diversity. I'm pleased
toreport that 37 5% of the Board arefemale
and we exceed the target setoutin the Parker
Review to have at least one director from
aminority ethnic group. Further detailsare
contained inthe Nomination and Governance
Committee Report on pages 72to 75.

‘Birmingham Estate,
Birmingham
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Robert Noel
Chair of the Board

ESG

Hammerson is committed to reaching

Net Zero by 2030. The Board is also fully
committed to the Group's continuing
recognition as a sustainability leaderinthe
round, gnsuring the highest standards ot
operational performance and corporate
governance, To achieve ouraims we need

to maintain the support of our occupiers,
customers, partners, the communities
affected by ouroperations, our colleagues, and
our equity and debtinvestars. Collectively our
stakeholders have numerous and changing
demands on the way the business conducts
itself. We endeavour to maintain the right
balance as these demands continue to evolve,
and totreat everyone in line with ourvalues,

Last year we setoutour respanse tothe Task
Force on Climate-related Financial Disclosures
(TCFD). This yearwe have set out our path

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

During the year, the Group provided assistance
to colleagues in response to the emerging cost
oflivingcrisis. Asalary supplement was
awarded to all colleagues on annual salaries

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

Hammerson plc Annual Report 2022 g

Rividend

As explainedinlast year's annual report, the
Board continued to satisfy our REIT and SIIC
distribution requirements through offering an
enhanced scrip dividend during the year Atthe
AGMon 28 April 2022 shareholders approved
afinal 2021 cash dividend of 0.2p pershare
with an enhanced scrip option of 2p pershare,
entirely paid as a PID, and then at a General
Meeting on 25 October 2022 shareholders
approvedaninterim 2622 cash dividend of
0.2pper share, alsowith an enhanced scrip
option of 2p pershare.

The payments made to date have satisfied
our REIT and SIIC distribution requirements
for 2022 and the Board will therefore not be
recommending afurther payment in respect
of 2022.

As previously announced, the Board
anticipates recommending the reinstatement
of acashdividend for2023. Itis expected this
will be atleast the minimum required tc
continue to meet our REIT/SIIC distribution
obligations. Further information will be given at
the Company’s half year results announcement.

Looking ahead

Sincethe yearend, Hammerson has moved

its Londan head office to new, smaller offices.
Not only does this save significant cost and
give increased flexinility, it gives us closer
proximity to key partners. It also coincides with
arefreshofthe Group’s values and new ways of
working, marking a new chapter for colleagues
who have faced uptothe challenges of the last
three years with stoicism and significant effort.
Iwould like to thank them again for their
contribution and commitment.

The leadership team have achieved a great
dealin 25 months. Hammerson is a better
business today thanitwasin 2020. The Board
is confident the strategy is the rightone —
focused oncity centre estates withan
attractive development portfolio. 2023 will be
anotherimportant yearin ourtransformation
with the Board and executive leadership team
remaining laser focused on delivering long
termvalue creation forall stakeholders.

Robert Noel
Chair of the Board
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CHIEF EXECUTIVE'S STATEMENT

Chief Executive’s

Statement

We have delivered another strong year

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

We do not yet know the fullimpact of the cost
of livingcrisis, a penod of higherinflation and
interest rates, and continued supply chain
disruption. Moreover, this year highlighted

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

We setoutaclearstrategyin June 2021 and
our performance in 2022 underscores our
belief that we are strongly positioned todeliver
attractive total returns overthe mediumterm.
Overthe last twoyears, the new management
teamand I have focused ontwo key objectives:

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

— Startingiorebuild value in ourexisting
portfolio whilst at the same time creating
optionality on how we unlock the deep
development value in our pertiolio

We will continue to be disciplined allocators
of capital and select the best returns for
shareholders, mindful of our own costof
capitaland all options for capital deployment
inciuding debtretirement, and distributions
for shareholders.

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

— Weare enliveningand reinvigoratingour
assets by introducing new occuplers,
uses and concepts. In recognition of the
importance of placemaking, we attracted
asenior leader in a newly-created rolewho
has already brought an increased emphasis
oncommercialisation, marketing, and
advertising to create exceptional spaces
for our customers and occupiers. We are
actively repurposing our destinations and
creating asense of place that brings people
and experiences together

Hammerson ple Annual Report 2022 G

Rita-Rose Gagnhé
Chief Executive

— Wesigned 317 leases representing £45m
of headline rent (E25m at ourshare)
demonstrating the attractiveness of our
destinations and the continued flight to
quality by occupiers

— We have re-aligned the organisation to
be asset-centric, more agile and focused
on occupiers and customers. The rapid
progress on the re-set of our operational
model delivered a 17% reduction in gross
administration costs. We have already
taken steps that willdeliver further
efficiency gainsin 2023 and 2024

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

— Qurresulting financial positionis stable,
withnetdebtdown 4% 10 £1,732m,
headline LTV 39% and fully proportionally
consolidated LTV 47%. Qur netdebtto
EBITDA Improved to 10.4x from 13.4xin
2021.We have ample liguidity in cashand
undrawn committed facilities of cE1bn

— Underpinning all this progress, we are
evolving to a sustainable high-performance
culture, withincreased focus on training
andtalent development



Bullring,
Birmingham

FIMAMNCIALAND OPERATIONAL REVIEW

Adjusted earnings wereup 60% 10 £105m
reflecting a strong operating performance
across the board.

Like-for-like GRIincreased 8% following twa
strongyears of leasing performance, and
reduced vacancy resulting in some leasing
tension returning in our destinations.
Significantimprovements in collections
performance, and the growth in GRI resulted in
like-for-like NRIimproving 29% year-on-year.

In 2021 we committed to reduce our gross
administration costs by 15-20% by 2023
which we have already delivered witha 17%
reductionyear-on year. There are more
efficiencies to come from the digitalisation
of ourbusiness.

Deleveraging remains an important priority
and in 2022, we generated gross proceeds of
£195m fromthe disposal of non-core assets,
resulting in reduced finance costs. There was,
hawever, a lack of liquidity in investment
markets in the second half of the year. We have
refinanced RCFs and radeemed the remalining
2023 eurobonds.

Ourfinancial position is stable. Net debt was
E67m lower, reflecting disposals completed
duringthe year. Headline LTV was unchanged
at 39%, while fully proportionally consclidated
LTV, including the Group's proportionate share
of Value Retall debt was 47% (2021 46%).
Net debt to EBITDA was 10.4x down from
13.4%in 2021, reflecting both lower debt

and the improved earnings performance.

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

Overall, the Group recorded an [FRS loss
of £164m (2021: £429m loss), largely due
toa £282mrevaluation deficit, of which
96% wasinQ4.

Sales andfootfal!

The guality of our destinations and our
stronger asset-centric focus means that
footfall and sales in ourdestinations continue
to exceed national averages.
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During 2022 we saw a sustained recovery

in footfall and sales performance. Footfall for
thewhole of 2022 was 39% up year-on-year
(UK +419%, France +36% and Ireland +35%),
and finished the year ataround 90% ¢f 2019
levels. Footfall recovered steadily throughout
the year with the Group seeing an 11% point
improvernent between January and
December. On the ground activity remains
robustwith strong footfall, sales and leasing
trends cantinuing into the first few months
of 2023.

Sales recovered strongly as consumers are
shopping less frequently but visiting our
destinations with more purpose, alsc avoiding
increasingly expensive delivery and return
costs charged by online retailers. The
improvement in store hke-for-like performance
alsoillustrates fewer better performing
retailers reflective of our shift away from
retiance on legacy fashicntoa broader mix

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

Occupancy

Our core portfolio is well positioned ta benefit
framthe increasing polarisation in the market
andtheflight to quality. Vacancy levels remain
low across our assets with the UK and France
at4%and Ireland atonly 2%. We are
beginning tosee leasingtensionreturninthe
core portfolio. Having serme vacant space
allows us totrial new concepts as wellas
initiate our longerterm strategic plans to make
ourdestinations more relevant to evolving
customerbehaviourandspend.

Collactions

Rentcollections, both in terms of overall
proportion collected and pace after the due
date have continued toimprove as trading
normalised post the pandemic. As at February
2023,2022 Group collectionswere 95%,
with the UK and Ireland largely backto
pre-pandemic norrms and France slightly
behind. For @1 2023, Group rent collections
were 90%, This compares with $0% for 2021
and 83% for Q1 2022 at this time last year.

Value Retail

Value Retail saw the performance of the
Villages recaverclose to pre-pandemic levels.
Brand sales increased by 34% year-on-year
and were only 5% lower than 2019 levels.
Footfall across the Villages was resilient;
downonly 9% on 2019. Spend per visit
increased by 5% on 2019 following improved
digital marketing of domestic high net worth
customers. Value Retail expects ta benefit
from the return of the international traveller
in2023. Thesetrends continue into 2023,
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Overall, Value Retail signed 332 leases during
the year, showcasing the attractiveness of the
premium outlet sector. Ocecupancy forthe
year was at 949. There have been 96 new
openingsin 2022; Dolce & Gabbana opened
their fifth Value Retail store in Las Rozas,
Christian Louboutin opened a new store at
LaValléeand Cecconi's opened at Bicester.

The Group’s share of adjusted earnings were
£27.4m,up 72%0n 2021. GRI hasincreased
duetothe recovery of turmover remts fram

12 manths of full trading. At 31 Becember
2022, the Group’s interest in Value Retail's
property portfoliowas c£1.9bnandthe net
assetswere £1.2bn; the difference s
principally due to £0.7bn of net secured debt
withinthe Villages which is non-recourse to
the Group. Value Retail also successiully
refinanced over £1bn of debt facilities
principally in relation to La Valiée and Bicester.
The average LTV across the Villages is 36%.

Qutloosk

Near term

Whilst we remain very mindful of the uncertain
macroeconomic outlook, we have a strong
operational gripon the businessand are
targeting a further 20% reduction in gross
administration costs by the end of 2024, and
to complete the £500m disposal programme
by the end of the year. We have strong
momentum and are well placed to deliver
anotheryear of robust underlying earnings
and cashflowand anticipate a return to cash
dividends during the year.

Tl_le Oracle,

f
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¥
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Medium term

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

Ourunigue development opportunities provide
adistinctive opportunity to create further value
by bringing a broader mix of uses tothe existing
estate through integral and complementary
repurposing and development which will
enhance the proposition of the whole estate.
Meanwhile, we will also create option vaiue

on stand alone projects.

We have astrong platform and over the
rmediurm term we see multiple opportunities
to continue to unlock deep value.
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We own city centre flagship destinations and
adjacent land around which we can reshape
entire neighbourhoads. Qur strategy
recognises the unique position thatwe have
inoururban locations and the oppoertunities
to leverage our experience and capabilities
to create and manage exceptional city centre
destinationsthat realise value forall our
stakeholders, connects cur communities
and delivers a positive impact for generations
tocome.

Ouraimis simple and clear—tochart a path
to growth that delivers totai returns tor
shareholders through consistent execution
against ourstrategic goals:

— Reinvigorate ourassets
— Accelerate development
— Createanagjle platform

— Deliverasustainable and resilient
capital structure

Underpinning our strategy is our commitment
1o ESG. We refreshed our strategy in the first
half of 2022 to demonstrate our commitment
toNetZero by 2030 to deliver benefits toour
stakeholders, including comprehensive asset
by asset plans to achieve our commitments.

We have made significant progress towards
allourgoals as follows:

Reinvigorate ourasseis

The quality and location of our assetsisa

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

There are both nearand mediumterm
opportunities to grow income through the
repositioning of our assets. Forexample we
seg opportunities to re-purpose department
stores for both retail, expenience and multi-use
such as residential or office use which will in
turn benefit the whole dastination. Under-
utilised space can also be re-purposed for
alternative uses with new income streams
such as creating new and engaging spaces,
with a greater focus on placemaking and a
fresh approach to marketing and reachinto
sociat media channels, and attracting new
occuplers and services. Our city centre
locations are also attractive focal points for
click and collectand last mile logistics.

In 2022, itwas important to build on the
mormentum from the strong performance in
2021 and it was gratifying to see the strategy
inactionwith 317 leases signed in 2022,

2% morethan 2021 excluding disposals.
Tnvalue terms, we secured £15m by value
(E25matourshare) up 10% on a like-for-like
basis and our strongest leasing performance
since 2018,

For principal deals, headline rent was 34%
above previous passing rent, equating to
additicnal passing rent of £5.5m. Net effective
rent deals were 29 above ERV.

We continue to pursue a leasing policy to
diversify our mix, with non-fashion and
services accounting for 32%, and restaurant,
food and social 21%. Best-in-class and
exciting new concepts in fashion remains core
toouroffer and demanded by customers,
accounting forthe balance, a high proportion
of whichwere renewalsincluding new
concepts and experiences.

Shortterm leasing of less than one year

(2022: 74 deals) remains impartant to maintain
vibrancy, trial new concepts, mitigate annual
void costs of F2m and allow time to secure
longerterm deals with the best occupier for
agivenunit,

Placemaking not anly continues teenliven
space and enhance the experience for
customers and occupiers, but alsc contributes
meaningfully in its own right. Our resulting
commercialisationincomeisupl13%ona
like-for-like basis. Indeed, as we look forward
toan occupational market with a greater
technologicaland social mediaintegration

in our spaces, we are moving from a stage

of stabilisation and initial reinvigoration

of the assets to one where the focus switches
toagreateremphasis onexperience,

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

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

— We have re-geared four Apple stores across
the partfolio, bringing in new concepts, with
afurther twounder discussion

— We have secured new deals, renewals and

expansions with Inditex and H&M, and key
upsizes with JD Sports

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

— We have secured renewals with key footfall
and income drivers such as Indigo and
Monoprixin Les Terrasses du Port

g9
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We continue to bring other new cccupiers and
the newest concepts into the portfolio, such as
Lane 7 bowling at Bullring, Reserved at Brent
Cross, the first Watches of Switzerland in
Ireland at Dundrum, and VR Sandbox onthe
Birmingham Estate, driving vibrancy, footfall
and new revenue streams.

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

Commercialisation and placemaking often
go hand in hand boosting footfall and revenues
foroccupiers, and enhancing the customer
experience. [tis worth highlighting in particular:

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

— The Cormnmonwealth Games with events
and pop-ups acrossthe Birmingham Estate
which attracted an estimated television
audience inthe hundreds of millions and
foottall over the 11 weeks of the games
of 1.8m

— Oursupercarweekend in Dundrum
attracting more than 30% additional footfall

— LesCahanons des Terrasses during the
summerin Marseille

— Ourusuzalsteliar rosterof seasonal outdoor
bars and restaurants

We shifted our approach to marketing,
switching agencies and using ourspendina
more focused and higher-returning manner,
generating a significant improvement in
impressions and engagement from cur
customers, specifically:

— Agreater focus on digital marketing over
traditional channels (75% of spendin Q4),
including trials with TikTok and Snap Chat
forthefirsttime

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

— Bringingawareness of the local offerat
ourassets

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

Interms ofthe repurposing of department
stores, we successfully completed the
repurposing of the former House of Fraser unit
in Dundrum to Brown Thomas and Penneys,
with the backfill of the latter affording the
opportunity to bring Dunnes Staresinto
Dundrumfarthefirsttime. In the UK, we have
completed the feasibility studies and submitted
aplanning application fora major repurposing
of former retail space, predominantly
department store, at New Street Station,
Birmingham, 1o create anamenity rich
workspace-led proposal, ‘Crun’, directly
served by the UK's most connected rail station.

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

In Reading, we have worked with the local
councilto submita planning application for the
major regeneration of the eastern quarter of
The Oracle; to demaolish obsalete departmient
store space, and develop arcund 450 rental
apartments alongside renewed landscaping
and commercial uses. At the sametime, this
will densify the core retall, restaurant, food
and social pitch along the riverside into our
existing scheme.

In France, we completed the 34,000m?
extension in Les 3 Fontaines, with new units
for a selection of majorinternational brands
including Lego, Lacoste, Rituals, Inditex and
H&M. As part of the broader repositioning of
the asset, we brought in aflorist, bakeryand
improved restaurant and food options tothe
adjacent Rue des Galeries, elevating the tone
ofthisimportantthoroughfareinto our asset.
We continue to investigate the potential to
complete afinal phase of the redevelopment
and oring in a majar new retafl offer.

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

The [ronworks, 2 122 unit residential
development, the firstofits kind onthe
Dundrum Estate and a major proofof concept
for the future of the wider Dundrum Estate.

ENVIRONMEMTAL, SCGCIAL
AMND GOVERNAMNCE

To acknowledge the breadth of the
sustainability agenda, we have realigned

our strategy to Environmental, Social and
Governance. Interms of the Environmental,
ourcommitmentta Net Zero by 20301s
ahsolute, and we achieved a 12% reduction
in like-for-like emissions in 2022. During the
year we invested inanindependent
assessment of our assets to align to the Paris
apgreement. We developed detailed asset-level
plans with a clearly defined pathway to Net
Zero, with an interim stage at 2025, aligned
with the targets for our sustainabiiity-linked
bond issued in 2021. These plans are fully
costed as part of the Group’s annual business
planning process, with total expenditure over
the periad to 2028 of under E40mon the
currentasset base, During 2022 we also
delivered a range of projects from EV charging,
upgraded lighting and property management
systemsto PV arrays on our assets.

To match our asset-centric operating model,
we revised our approach to Social witha new
Board-approved strategy that determined that
all social value activities would deliver forour
localcommunities, acknowledging thateach
community in which we operate and support
has diverse and specific needs. During the
year, the Group provided assistance to
colleaguesin response tothe emerging cost of
living crisis. A salary supplement was awarded
toallcolleagues onannual salaries of less than
£/€60,000. The Group has also made
differentiated pay awards in March 2023
benefitting those in lower salary bands. As well
as realising savings, the move of the head office
toMarble Arch House aligned with a retresh of
the Group’s values and approach to ways of
working, which was well received by colleagues.

Rita-Rose Gagné
Chief Executive
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Interms of Governance, we revised our
structures with the ambiticnto operate ina
morediligent way, with all elements of ESG
embedded across the business. A central part
ofthisis recognition that Diversity, Equality and
Inclusion is more than a box ticking exercise,
but ratherencourages ways of working that
foster better decision-making processes
through inclusion and open dialague. Valuing
this, itis pleasing to report that our senior-
management sponsored Affinity Groups
continue to attract broad engagement across
the Group. We recognise that evelving and
improving our Governance structures will
remain a focus for Hammerson.

ACCELERATEDEVELOPMENT

Ourstrategy isto accelerate the development
of the land and opportunitieswe ownin the
centre of some of Europe’s highest growth and
most exciting cities, particularly in and around
London, Birmingharm, Bristol and Dublin.

Over the last 12 months, we have further
segmented our development opportunities
hetween those that are integral ta our existing
assets such as department store repurposing;
those thatare complementary to our existing
destinations and the development of which
willbenefit the whole estate; and those that
stand-alone.

Ourimmediate focus has been on progressing
ourintegral opportunities such as The Ironworks
in Dundrum and Grand Central repurposingin
Birmingharn. In addition, we have a broad
pipeline of complementary opportunities;
which are projects adjacentorin close
preximity to our existing assets and which have
potential to increase ourscale and critical
mass and unlock development returns, as well
as further halo and diversification effect on the
retained estate.

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

to potentially bring in relevant partners with
sectoral expertise or aligned capital, orto
seek liquidity and focus on those projects
with the highestreturns and impact on our
retained estate.



AtDublin Central, we have received further
planning consents, which endorse cur
proposals to regenerate this important site
and have begun discussions with potential
operators and occupiers as part of plansto
commence the first phases of development.
We have also continued to work with Transport
forIreland to integrate a new metre station
within the site.

At Martineau Galleries, part of the wider
Birmingham Estate, we have continuedto
work with Birmingham City Counciland the
West Midlands Combined Autharity tofinalise
details for the scheme and prepare for the
first phasas of demolition and development
adjacent to the new Curzon Street HS2 station
and the new tram connections.

At Brent Cross, we are working with the London
Borough of Barnet to developa holistic brief for
longterm regeneration, which includesin the
shorttermreactivating the surrounding land
forcompiementary uses that support the asset
and local customerand will integrate with local
infrastructure and the development of Brent
Cross Town.

In Dundrum Phase 11, we have submitted a
planning application for nearly 200 residential
apartments alongside other new town centre
uses and transport connections.

InBnistol, we have been engaged with the City
Council as they develop their post Covid city
centre development strategy and we have
started to explore the potential uses and
phasing of development on ourland holdings,
potentially to include residential, student,
office and life science uses alongside
additional customer facing city centre uses.

Turning tc our stand alone projects, inthe UK
we signed the s106 agreement for Bishopspate
Goodsyard, which has allowed us to commence
the next stages of design, enabling and
marketing for this development working with
our partner Ballymore to set up the project
management and delivery. In Leeds we are
progressing the master planning process for
ourremaining c.L0acres ofland and
considering our next steps.

CREATE AN AGILE PLATFORM

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

As a result, we achieved a 17% year-on-year
reductionin gross administration costsin
2022, achieving curinitial target of 2 15-20%
reduction by 2023.

Wehave takenfurther steps including more
efficient ways of working, increasing speed of
leasing, collections and prompt payments to
oursuppliers, and the consolidation of our
property management suppliers inthe UK,
which formally started in February 2023, At
the sametime, we continue to implement
more integrated, connected, and automated
systems to drive further efficiency.

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

We have also made some progress in
simplifying ourasset structures. Forexample,
we were delighted to expand our partnership
in Birminghamwith CPPIB, forming a new
50/50jcint venture at Bullring in the second
half of the year, following their acquisiticn of
Nuveen's one third stake. There is more to do.

DELIVER ASUSTAIMNABLE AMD RESTLIENT
CAPITALSTRUCTURE

We have continued to re-align our portfolio
through a disciplined programme of disposals
of non-core assets, re-focusing the Group on
acore portfolio of prime city centre estates,
reducing indebtedness and generating
capitalfor redeploymentinto core assets

and developments.

Generating total gross proceeds of £195m,
we completed the sale of Victoriafor £120m
and our 50% share of Silverburnfor £70m,
plus other non-core land. Net debt reduced by
4%t £1.7bn. The Group remains committed
tototal disposal proceeds of €. £500m aver
2022 and 2023, Qurtrack record of executing
E628m of sales inthe lasttwoyearsin
challenging conditions and the attractiveness
of ourassets gives us canfidence we will
deliverthistarget.
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We refinanced £820m of expiring RCFs in late
Aprilintoanew £463mfacilityona3+1+1
maturity with a smaller group of banks reducing
cost. In December, we redeemed the remaining
€236mofthe 2023 eurobond at par.

Inaddition, we completed the triennial review
of the defined benefit pension plan and moved
toa full buy-in basis completed on 9 December
2022 with £nil contribution from the Company,
af£2msurplus, andthe reduction of the
£120m Hammerson plc guarantee, to £10m.

We remain committed to an IG credit rating.
Tam pleasedtoreportthat Fitch reaffirmed
ourratingand revised our outlook to stable in
May, as did Moody'’s alsc with a stable outlook
in December.

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

COMCLUSTON

As evidenced above, a significant amount of
change hastaken place over the last two years,
butthereis moretodo. Deliveringthat change
whilst progressing our strategic, operational
and financial KPIs against achallenging
backdrop is atestament to the strength of the
management team, the Board and the support
ofallourstakeholders.Tam sincerely grateful.

In early January, we moved to a new head
officein Marble Arch, markingareset. Itisa
more efficient and collaborative space, and
mare reflective of who we are today, We are
well positioned to continue to deliver ancther
year of progress, and more agile to tackie
challenges and capture opportunities that
times like these offer.,

Rita-Rose Gagné
Chief Executive
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Market Overview

Hammersanis well placed in affluent
cities withyoung, fast-growing
populations. These cities are all major
national and internationaltransport
hubs with leading universities.

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

by ¢.20%,

London, Dublin, Bristel, Birmingham
and Southampton are expected to
seelarge poputation growth by 2032:
London 8%, Dublin 7% and 5% for

Bristol, Birringham and Southampton.

Bristol, Birminghamand
Southampton all have more than
50% of their population under
34yearsold, with all ourothercities
over40%.

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

We continue to benefit from major

infrastructure and inward investment

projectsintocities:

— Birmingham: H32

— Marseille: Medusa Project
(superfast data interconnection)

— Bristol: Brabazon Park
Neighbourhood

— Dublin: City Edge urban expansion

Allourassets are graded B+ and
above by the investiment market. The
Bullring, Dundrum and Les Terrasses
du Port being natable as A+ centres.

Ourflagship destinations are easity
accessible to 25m paople.

Sources:
Oxford Economics, GreenStreet
Properties Mall rankings 2022

People are visiting city centres for a multitude of reasons including business, leisure, shopping and socialising,

We are well positioned to capitalise on the following trends:

Fiz ity

Consumers are increasingly looking for a convenient and frictionless experience as the lines between work, life and

leisure become blurred:

— 72% of office workers anticipate their futura being hybrid. Workers are now visiting the office less frequently but
use the space for collaboration and will combine a visit with sacial activities. When workers do come tothe office,
spendisup by 15% vs. pre Covid-19?

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

— F&Bard leisure’s becoming a larger part of discretionary spend as people prioritise socialising and experiences
over pwningthings —accounting for 15% of monthly spend in late 20223

— Flexible rentingis increasingly popular as young professionals follow a digitally nomadic career path, with the
numberof completed BTR units tripling aver the last five years and 509% of GenZ planning to move in the next
two years®

Cosnestivity and Hylarid

Office, retail, hospitality and residential formats are all evolvingin line with changing consumer demands and

technologicalinnovations:

— Officesare blendingwith social spaces (WeWork, Greenspace), Retail is blendingwith leisure (Southside),
Hospitality is blending with meeting spaces (Brewdog), and Residential is blending with lifestyle & wellness
(Quintain)

~ City centres bring together people and the latest technology tocreate smart, seamless and more sustainable
environmentse.g, 5Gand HS2

E5C

Energy generation and sustainable building practices will become maore important as we strive towards net zero.

Oceuplers will want 1o be in locations that reflect their ethics and help thern meet their E5G targets:

- 6b% ofoccupiers say that demand for sustainable buildings has risen since 2021°

— Globally, 34% of occupiers have green leases, with a further 40% planning tosign by 2025

— 64% of consumers are more likely post-pandemic to choose a brand based on their ethics and sustainability®

— 61% of people consider travel, sustainability and environmental factors when shopping, and two thirds of people
are likely to seek local brands?

— 60% of GenZ say using independent shops and restaurants makes them feel partof theircommunity”
Conveonisince and Logistics

By 2020, up to 50% of clothing bought online was being returned, costing businesses around E7bn every year®.

As aresult, brands like Zara, Uniglo and Next now all charge foranline returns, unless acustomer returns toa store.,

Robots and drones are set toimprove logistics and operations. The European delivery robot market is estimated
to grow mare than 20% CAGR from 2023 10 20329,

Leisurc and ness

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

agree that aleisure activity helps them escape from their daily routine™.

— Retailenvironments have animportant role to playin the discovery and advice around weliness products
(health, fitness, sleep, appearance, nutrition, mindfulness)

= Thewellnessindustryis currently growing at ¢, 5-10% p.a. 79% of people believe that wellness is important, i
and 42% consider it a top prority!

— When purchasinga product or a service 66% of consumers are influenced by howa product or service impacts
their health and wellbeing, more so than ease and affordability*?

— Over 40% of consumers feel they hecame more loyalto brands after attending their events and experiences?

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

Sources:
! CACI, ? BazaarVoice, ? Savills, * Knight Frank, RICS, ¢ JLL, " The Property Marketing Strategists
BEKPMG, * Yahoo Finanee, 2 Mintel, HMcKinsey, ¥ Global Data, ** Event Track



Genoral

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

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

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

Ux

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

France

The French market is expected toremain resilient especially in the
Paris region. A combination of relative economic stabilityand a
strong domesticinvestor base who understand the market well
means that France enjoys astable real-estate market.

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

; S ° 1"'.4"7) ',

Digital transformation of the property industry — top proptech

trends forthe next yean

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

— ESGpractices: sensors to monitor &ir quality, auto-dim lights,
energy-usage monitoring

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

Sources:
JLL, Knight Frank, CBRE

'Bullring,-
Birmingham

Dublin

Cabot Circus,
Bristol

Hammerson ple Annual Report 2022

17




STRATEGICREPDRT Hammerson plc Annual Report 2022
OUR BUSINESS MODEL

Our Business Model

Qur purpose
We create outstanding experiences
in unique city locations.

How we create valu
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The value we create for our stakeholders

Qccupiers
We deliver best-in-class destinations through vibrant and

exciting placemaking and industry leading data and analytics
that attract high footfall and allows our occupiers to be successful

Customers

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

Growing top line
Cost management
Increased underlying earnings
High cash conversion

Colleagues

We promote an environment where colleagues can realise their
full potential

Communities

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

Parthers

We create partnerships with our debt investors, suppliers,

local authorities and communities based on collaboration where
each partner benefits from the relationship

- De-risking
- Underwriting
~ Unlocking vatue

Invesiors

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

Our Strategy and KPIs

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

Qurstrategy is executed througha strongset
ofvalues, clear KPIs and accountability, an
optimised asset-centric operating modeland
talented people, withaclear commitmentta
grow in the right way for our communities and
our planet. We will continue to investinour
digital capabilities to leverage technology to
predictand meetthe husiness needs for now
and the future.

Overthe long term, with disciplined execution,
we can unlock value by accelerating
developmentopportunities within our portfolio.
This will drive sustained growthin cash flows
and total returns, which can be crystallised and
reinvested in our business, starting the cycle
again. Thiscan only be delivered throughan
agile, collaborative, high performance culture
that retains and attracts the best peopleand
embraces opportunities to positively impact
the communities in which we operate.




Reinvigorate
ourassets

Adjusted earnings increased by 60% to E105m

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

Treland 98%)

Sustained foatfall recovenry lualuund Yuys or 2019 levels

Collectionrates back to 95%

Leasing highlights:

— Strong leasing velumes with 317 deals signed

— £25.4mleasing by value (at aurshare)

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

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

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

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

— Securedkeytenants e.g. Zara at Westquay, H&Mat
Cabot Circus

— Launched partnership with SOOK in Westquay and
Bullring providing a turnkey flexible pop-up spaceto bring
in new brands

Redevelopment and repurposing:

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

— Progressed big box repurposinge.g. final stages of works ta
bring M&S and TOCAinta former Debenhams in Bullring

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

— Majorextension of Les 3 Fontaines apened in March, creating
amulti-use destination in the heart of Cergy

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

Sustainability:

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

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

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

— Retained EPRA Gold Standard

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

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

Placemaking:

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

— Elevated events programme e.g. Official provider for
Birmingham 2022 Commonwealth garnes, Skate Park
and Jobs Fairat Cabot Circus, Supercar event at Dundrum,
IceRink at Westquay
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Shiftfacus from stabitisation and reinvigoration to
placemakingand repurposing

High leasing momertum to further reduce low varancy
levils, renew key occupiers and bring in new and

relevant brands

Continue toattract and develop new occupiers through
long term deals and pop-ups

Completerepurposing of former Debenhams unitin
Bullring with M&S and opening of new leisure offer TOCA
Furtherleverage SCOK partnership to bring in new brands
Monetising previously non-inceme generating space

e.g. Garden Centre and Tesla customer collection hubin
BrentCross

Further improverments to Brent Cross placemaking via
landscaping projects

Deliver calendar of superevents to delight visitors and
leverage partnerships

Deliver Net Zero Asset Plans to contribute to energy
reduction and continue our transition to Net Zero by 2030
New revenue streams from use of dataand innovation
Build on social value programme to deliver initiatives
which support the local communities in whichwe operate
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OURSTRATEGY AND KPIS continued

Accelerate
development

Createan _
agile platform

Delivera
sustainable

and resilient
capital structure —

®© -

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

— Submitted planning application for the major regeneration of
The Oraclein Readingincluding 446 rental apartments and
8,700 m? of reconfigured retail, entertainment and workspace

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

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

Land promotion:

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

— Planning application submitted for ¢,900 homes, public
square, retail, F&B and créche at Dundrum Village across
6acre site

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

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

Investment in people management, development and talent
attracticn

Simplified property management supply chain inta consslidation
of suppliers

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

New asset-centric tearn structures and authorities, combined
with better use of dataand analytics

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

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

New Chief Peonle Officer appointed in February

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

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

Net debt reduced by £67m

1G Credit Rating reaffirmed ~ Moody's outlook improved from
negative to stable in February 2022 and review updated in
December 2022, Fitch autlaakimproved from negative to stable
inMay 2022

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

Atotal of £820m maturing RCFs, maturing in 2023 and 2024,
refinancedwithanew £463m RCF matunng 2025 (3-1+1 vear),
resulting in interest cost savings of £0.8m p.a.

Atotalequivalent of £149m RCFs extended by one year toanew
maturity date in 2025

Redeemed remaining €236m bond maturing 2023 and repaid
E42m of private placement notes

Nosignificant unsecured maturities untit 2025 not covered by
existing cash

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

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

With planning consent obtained will continue warking
closely with all partners to deliver a world class
commercial and residential district 1o enhance the
city centre at Martineau Galleries

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

Working with the local council to develop a longterm
hatistic regeneration at Brent Cross which will integrate
with the development of Brent Cross village

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

Targeting afurther 20% reductionin gross admin costs

by 2024

Drive further efficiencies through supplier consolidation
with more integrated, connected and automated systems
Deliver evolutionary IT projects to help achieve agile,
efficient and more sustainable platforms, which enables
further simplification of processes and increased leverage
oftechnology to predict and meet the business needs for
now and the future

Focusonfurther investmentin retaining and bringing in
new skills and talent

Encourage innovative, fail fast mindset '

New Diversity, Inclusion and Engagement manger role
1o support the ongoing focus on colleagues e.g. through
affinity groups activities and partnerships

Progress disposals plantargeting €. £300m by the end
of 2023 to reduce debt and reinvest

Start to deploy capital into the existing portiolio—~
regositioning, consotidating, accelerating development
—tobalance eamings and NTA dilution from disposals

Extend RCFs to a new maturity in 2026
Retain IG Credit Rating

Fellowing clearance of SIIC obligations, Board anticipates
returning to cash dividendin 2023

Prioritised capitalinvestmentinto key high return
development projects
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T 2021and 2020 figures have beenrestated to reflect the IFRIC Decision on Cancessions
with further information pravidedin notes 1B and 6 to the financial staterments.

Calculationas set outin note 10A tothe financial statements.

Totalpropertyreturni % (D

20240

2021
2022 0.7 ]

t 2021 and 2020 figures have been restated to reflect the IFRIC Decision on Concessions
with further information provided in notes 1B and 6 to the financial statements.

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

Passingrent £fm (D

2020 ¢
2021 ?
2022 210.3

T 2021and 2020 figures have been restated toreflect the IFRIC Decision on Concassions
with furtherinfarmation provided in notes 18 and 6 to the financial statements. Further
detailcan be foundin Table 2 of the Additionalinformation.

Globalemissions kgCO_e/CommonParisArea D

2020
2021
2022

PR

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

Like-for-like footfall % @@

Mow KPIintroducedin 2022 reflecting continuad focus as the Group
emerges from the Covid-19 pandainic

e

2020
2021
2022

Adjusted for new and closed stores. All three years use 2019 as base datatoexclude
Covid-19 effects.
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Netdebtt fm (@
2020 T ;
2021

2022 1,732.1

T 20221 and 2020 figures have beenrestated toreflect the IFRIC Decision on Deposits
with furtherinformation providedin note 16 tothe financial statements and Tables 13
and 14 of the Additionalinformation.

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

EPRANTApershare pence @D @

2020

2021

Calculation as setoutinnote 10B tothe financial statemeants,

Leasing activity Fm (@)

2020
2021

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

Voluntary colleague turnover % &)

2020 b
2021

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

Our Colleagues

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

Creatinganagile platfora

Follawing the holistic arganisational review
which took place in 2021, the Group's
structure continued to evolve overthe course
ot 2022, embedding the asset-centric
opérating model. The priority has heento
simplify the business, enabling colleagues
tofocus on two key objectives:

— Stabilising the core income stream and
returning itto underlying growth

— Starting to rebuild value inour existing,
portfolio while also creating optionality on
how we unlockthe substantial value in our
development pipeline

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

Talentacouisitionand managemen:

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

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

Farformance managemant

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

Diversity, Equality & Inclusion (DE&T)

The most successful businesses from both
acolleague and value creation perspective are
thase that champion diversity. Itcan deliver
great innovation, afardeeper understanding
of customers, and colleagues developamore
varied range of skills and outlooks as a result.
Continuingon ourjourney to shape amare
diverse and inclusive culture at Hammerson
is a priority for both the Group Executive
Committee (GEC) and the Board. Weare
committed to accelerating progress in this
important areaand our work over the past 12
months continues toshape our colleague and
DE&I strategy.

Since their formation, our fourcolleague-ied
Affinity Groups: LGBTQ+, Race & Ethnicity,
Women, and Wellbeing have made great
stridesin raising awareness, creating
conversations and highlighting educational
resources, sharing personal stories and
support around these important topics.
Events during 2022 organised by the groups
were focused onincreasing awareness and
understanding of the unique challenges faced
by our diverse colleague base. These included
events focused on Resilience, Mental Health
and Wellbeing, Men's Mental Health, Pride and
the LGBTQ+ community, Black History Month,
and Diwali.

AGEC membersponsors each Affinity Groun
to drive further momentum and action an
matters of impartance to our colleagues,
partners and communities.

We continue to welcome and fully consider
allemployment applications irrespective of
gender, race, ethnicity, religion, age, sexual
orientation or disability. Support also exists for
colleagues who become disabled to continue
in theiremployment or to be retrained for other
suitable roles. Training, career development
and promotion opportunities are equally
applied for alicuremployees, regardiess

of disability.

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

Praportion of male colleagues who received bonus pay
Proportion of female colleagues who received bonus pay
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Colleague support

In response to the emerging cost of living
crisis, in late 2022 the Group provided
assistance to colleagues across the Group on
annualsalaries less than £/€60,000 through
the award of a salary supplement. The Group
has also made differentiated pay awards
inMarch 2023 bengfitting thosa in lower
salary bands.

Gznderrepresentation

The gender representation across the Group
asat 31 Decamber 2022 was 160 (50.0%)
femaie (2021: 52.39%) and 160 (50.0%) male
(2021:47.7%).

Asat 31 December 2022, gender
representation at senior manager level as
defined in the Companies Act 2006 (being,
for this purpose, the GEC excluding Executive
Directors)was 1 (16.7%) female (20271:
20.0%)to 5 (83.3%) male (2021:80.0%).
Information relating to the Board's diversity
andthe gender diversity of those at senior
management leveland theirdirect reports
asdefined by the UK Corporate Governance
Code can be found on page 75.

Gender pay reporting

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

The results of our 2022 audit continued to
demonstrate the fair reward practices in place,
witha reductionin our gender pay gap for the
tourth yearin a row. With regard to our UK
Gender Pay Gap, the table below shows the
latest data. The mean hourly pay has reduced,
dernonstrating progress has been made.
Whilstthe downward trend is encouraging,
the gap remains high and we continue to

take positive steps to ensure that we further
improve female representation in our more
highly paid, senior management roles
overtime.

2020 2021 202
35.7% 34.9%
31.4% 34.7%
60.0% 38.6%
47.7% 50.1%
90.1% 87.1%
87.3% 91.3%
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Environmental, Social and Governance (ESG)

Carbon emissions (LFL YoY change)

iZorne L and 2arep o elsoe ol e

-12%
2021: +11%
Flagship destinations with NZAPs

100%

2021: 0%

Sociatvaluginvestment

£2.7m

2021: £2.0m
Benchmarks

GRESB 3ctars/Scoe 75
MSCI AL
ISSESG oL
Sustainalytics Lowe rishk

E5G under pins the Group's strategy and we
are pleased with the progress made in this
important area during 2022 as we continue
on our pathway to being Net Zero by 2030.

Becoming Net Zero

In 2022 we reviewed and reaffirmed our target

to be Net Zero by 2030, revising our strategy

to facus on how we will achieve this goal, and
maore closely linking our strategic goals to our
approach for managing climate risk.

We continue to focus on energy reduction,
trying notto decouple energy and carbon.
Energy use is the greatest aperational impact
we have, and by ensuring we keep oursights
onthis we can betterengage our ansite teams
and suppliers to operate as efficiently as
possible. This focus is demonstrated cnour
Net Zero Pathway Hierarchy shown below

which ensures we are targeting true reductions
in impacts, including the use of both cnsite and

offsite renewables with true additionality. This
demuonstrates cur intention of taking steps to
avoid just reflecting improvements made from
grid decarbonisation and also to use offsetas
asolutiontotheclimatecrisis.

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

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

Net Zerc Pathway Hierarchy

Improve contrels and invest
in energy efficiency

Onsite renewables

Offsite
renewables

Understanding materialimpacts

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

We participate in all benchmarks identified

by our stakeholders as keytotheir decision
making and continue to evolve ourapproach
to reporting, with a drive for transparency
when providing information toall stakeholders.
We rank as one of the top property companies
in 1SS ESGwithascore of C+.In 2022, we
maintained our AA rating from MSCILand low
risk rating by Sustainalytics. After maintaining
GRESB 4 stars foranumber of years, we were
disappointedto see ourscoredropto 3 stars.
On review, this was inthe most part driven by
shortcomings in our submission. We have
made a number of changes to address this
issue and are therefore targetingareturnto
a4 starrankingthisyear.

Managing climaterisk

We continue to stay focused on identifyingand
responding to both the risks and opportunities
that climate change presents. Inresponse to
ourclimate risk work, £5G responsibilities
have beentaken furtherinto all areas of the
business, with reporting now linked intoour
asset management, leasing, insights,
placemaking and marketingteams. We are
also exploring internal carbon pricing asaway
to both drive down the carbon attached to our
developments and to direct fundinginto
carbon and energy reduction activities.

Delivering social value

Alongside carbon reduction, delivering social
value is our second key ESG strategic goal.
Curapproach here is also asset, and therefore,
community centric. We aim ta respond to
local needs and build relationships at both a
national and local level to achieve our material
social objectives of:

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

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

2G19
2020
2021
2022

Globalemissions intensity, kgCO,e/m?

S Lo 2ana 3, 000
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2021:40.0
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Operational waste recycled
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70%

2021:63%

water consumpticon (LFL YoY change}
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+30%

2021:+8%

2%

2021:12%

Reducing carbon emissions

In 2022 we continued to reduce our carbon
emissions, which for Scope L and 2 emissions
on a proportionally consolidated basis, were
8,070tC0,e, a 12% reduction onalike-for-like
portfolio basis. Qur GHG emissions, shown
onthe next page and calculated ona100%
basis, including Scope 3 emissions, were
15,642tC0,e (2021: 18,195tC0,e). These
reductions are consistent with our pathway to
being Net Zero by 2030. We are also actively
pursuing opportunities for onsite and offsite
renewables which are another key step
towards achieving this target.

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

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

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

Net Zero Asset Plans (NZAPs)

In 2022 we undertook a deep dive into how
our Net Zero ambitions could be delivered on
anasset by asset basis, We have developed
NZAPs forall our flagship assets. These factor
inthelifecycle and needs of both the property
and the community, and use climate change
risks and opportunities as the foundation for
addressing wider carbon scopes.
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We have used the creation of these plans to
grow our knowledge of how the regulatory
landscape is changing and how we can best
respond. Forexample, our Dundrun Town
Centre plan identifies and addresses needs
as perthe incoming EU taxonomy regulations,
andin France we are able to ensure ourassets
can meet more demanding energy legislation.

Tackling Scope 3 emissions

Ourmateriality review demonstrated a
significant increase in expectations around
Scope 3 emissions and the need forsolid plans
to reduce these. Our stakeholders have also
highlighted the need forindustry leadersto
build solid examples of how to tackie these
emissions. Through our stretching Scope 3
SLB 50% reduction target we have already
shown our commitment to driving down our
emissions. In 2022 we launched anengagement
campaignto reach out to cur key brand
partners to collaborate to tackle Scope 3
emissions such as travel {0 our destinations
and tenant sourced/managed goods.

Reducing water and waste impacts

We remain committed ta reducing our
wateruse and diverting waste from landfill.
For2022 weincreased ourrecyclingto 70%
of operational waste while ourwater
consumption rose by 30%, largely dueto
increased footfallacross the portfolio. We
continue tcimprove our ability to monitor
water use and implement projects to reduce
usage, and during 2022 we installed smart
flow metering at Dundrum Town Centre. We
established a new waste contract with Mitie,
with a view to revising our national waste
strategy in 2023, particularly concerning the
management of food waste at our assets.

Progressive developmentstandards

As part of our revised ESG strategy we updated
our development standards toensure they
cover allthree ESG pillars. We have also
beguntoexplore internal carbon pricing as
amechanism for driving down emissions at
ourdevelopments and as a way toring-fence
funding for carbon reduction projects.
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Vaoluntary non-financial data

Our ESG reporting comiplies with both GRI
Core Standards and the EPRA Sustainability
Best Practice Reporting Gold Standard. Key
metrics reported under these standards are
included in our non-financial disclosures in our
separate 2022 ESG Reportand Databook
available on the Group’s website
www.hammerson.com. Section 1 of the
Databook contains our basis of reporting. The
2022 ESGreportalsodiscusses our approach
to ESG, our performance, and shares examples
of our delivery model during the year.

Mandatory Greenhouse Gasdata

Inline with requirements set out in the
Companies Act 2006 (Strategic Report and
Directors’ Report) Regulations 2013, and in
accordance with the Streamlined Energy and
Carbon Reporting (SECR), thisstatement
reports the Company’s GHG emissions for
2022, including the previous year's datato
provide a year-on-year comparison. Qur GHG
emissions reporting period is the same as the
financial reporting year, in accordance with
the DEFRA Environmental Reporting Guidance.

)
~l
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Basis of reporting - Mandatory Greenhouse Gas data

Standards

Baselineyear

Boundary summary

Cansistency with financial
statements

Emissions factor data source

Assessment methodology

Materiality threshold

Intensity ratio

Calculated and recorded in accordance with the Greenhouse Gas
(GHG) Protocol and ISO 14064; this guidance codifies using both
market and location-based methods for Scope 2 accounting

2019

All assets and facilities under Hammerson's direct operational
control are included, where we have authority to introduce and
implement operating policies; this includes properties held with
third-parties where both Hammersen and partner approval is
required, We have reported 100% of GHG emissions data for these
assets. The reporting excludes the Value Retail portfolio where we
donot have authority to introduce or implement operating policies

Consistency and reporting period are as set out above

2022 DEFRA GHG Conversion Factors for Company Repertingand
reporting sources including, but not limited to, International Energy
Agencyand Equans

GHG Protocol and ISC 14064 (2006)

Selected activities generating emissions of <5% relative to total
Group emissions have been excluded. This principally relates te
Scope 3 categories where emissions are deemed immaterial

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

Emissions disaggregated by country (tCO,e) 2022 2091
Global Global

intensity intensity

Source UK France Ireland  Glebal (kgCO,e/m-) UK France  Ireland Global  (kgCO,e/m?)
Total GHG emissions tonnes (market based) 3,909 2,352 935 7,196 17.4 5029 3.458 348 8,835 19.4
Total GHG emissions tonnes 10,487 2,353 2,802 15,642 37.9 11,862 3,367 2966 18195 40.0
a. Stationary operations 2,442 502 188 3,132 7.6 2,317 872 247 3436 7.6
b, Mobile combustion 5 25 - 30 0.1 — 3 - 3 -
c.Fugitive sources 73 - - 73 0.2 854 — - 854 19
Total 2,5‘20 527 188 3,235 7.9 3171 875 247 4,293 g5
a. Electricity (market based) 295 1,133 623 2,051 49 1076 1132 13 2,221 49
a. Electricity 6,873 1,134 2,490 10,497 254 7,909 1041 2631 11,581 25.5
b. Steam - - - - - - - - - -
. Heating 227 277 - 504 1.2 257 1,274 - 1,531 33
d. Cooling 38 241 - 279 0.7 49 49 - 98 0.2
Total (market based) 560 1,651 623 2,834 6.8 1,382 2455 13 3,850 8.4
Total ' ' 7,138 652 2,490 11,280 27.2 8,215 2364 2631 13210 29.0
Business travel 174 33 10 217 0.1
Waste 588 102 1.1
Water 68 38 0.3
Total 830 173 1.5

47,282 30,838 9,357 8%,

SECREnergyconsumption(MWh)
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DELIVERING SUCIAL

Social value investunent

2019
2020
2021
2022

Charities, organisatioins and groups that
benefitted from the Group's divect and
indirect centributions

152

2021:194

Number of individuaisengagedin Group
organised or supported activities

8,641

2021:22,283

Charitahle cash donations (E000’s}

107

2021:129

Material socialimpacts
We focus our social value work on four
keyareas:

Employment and skills

— Heatlthand wellbeing

— Developing young people

— Localinvestment and enterprise

These provide the Group with the greatest
potential to support positive change through
partnerships and collaboration, and those that
have beenidentified as mostrelevant tothe
communities inwhich our assets are located.
During 2022 we partrered with 152 charities,
organisations and groups and positively
engaged with 8,641 individuals.

Oursocial value investment in 2022 was
£2.7m, 35% higherthanin 2021. Some
examples of ourwork in 2022 are shown later
inthis section.

Charity partnerships and donations

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

I the UK, we have a continuous corporate
charity partnership with LandAid, the property
industry charity working to end youth
homelessness, Throughout the year,
colleagues have supported a number of
fundraising events for the charity inctuding the
LandAid 10k run, Tour de LandAid and a Sleep
Out raising over £6,000. Ouremplayee charity

partnershipwith The Qutward Bound Trust has

continued with five colleagues volunteeringa
week1o support the Ambassador Programme.
This programme s for young people from
deprived urban environments across the UK
toincrease their skills, confidence and
aspirations. Over oneweek, cur colleagues
acted as positive rale models foryoung people,
heiping the group hond as a team, identifying
strengths and weaknesses in orderto
overcome aseries of mental and physical
challenges inthe remote Scottish Highlands.

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

to maximise the partnership through colleague

volunteering, fundraising, providing unit, mall
andadvertising space.
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Helping ourcolleagues supportthe

local community

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

of saciety.

Through collaboration with Opening Doors
Landon, a LGBTQ+charity, colleagues
organised and hosted at our London head
office alunch eventfor socially isolated
older members of the LGBTQ+ community.
InIreland, ourcolleagues volunteered with
Sonas, a domestic violence support charity
totransform external areas atawomen’s
refuge into awelcoming environment.

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

Furtherinformation on colieagues isinthe
QurColleagues section on page 24.
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ESG continued

Managing climaterisk

Ourclimate risk approach has been guided by
the TCFD recommendations since 2018,
reporting publicly in line with therm since 2020.
In 2021 we built onourapproach with climate
scenario work that helped us toidentify 12 key
risks and 13 key opportunities for our business.
We also invested in bespoke training for our
Executive and Non-Executive Directors, ensuring
those leading our business both understand
the risks and opportunities presented by
climate change and are able torespondto
climate-related disclosure requirements.

Inthefirst halfof 2022 we reassessed the
key climate-related risks and opportunities
identifiedin 2021, using our revised impact/
likelihood matrix. We focused on climate
scenarios 1 and 2 of the three modelled
climate scenarios and identifled existing
mitigations or plannad actions for those risks.
Four new actions have been planned because
of our recent risk review, and these have been
added into our Transition Plan. These include:
— Update operational and induction training
modules

— Mobilisation of a strategic partnership
across our UK portfelioto ensure bestin
class ESGoperations

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

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

We plan toreview the risks twice ayearin line
with our Group risk methodology with the
output presentedto the Audit Committee.

Requirement Progress
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ALDESCLOSL:

Assetepecific planning
Qurhistoric work towards reducing our energy
use and carbon footprint, with investments in
onsite renewables and enargy-efficient
technologies, has positioned our assetswellin
terms of responding to net zero transition risks
identified. We have delivered a 31% reduction
inthe energy intensity for our portfolio on
alike-for-like asset basis in 2022 compared
102019,

In 2022 we focused further on the application
ofourapproach at an asset level, undertaking
an audit of each asset to identify histaricand
current performance, opportunities for energy
reductions and onsite renewables, The
findings ot our earlier physical climate risk
assessments were also taken into account,
although these confirmed our portfolioto have
a low exposure, aview supported by our [ow
risk Sustainalytics rating. Weidentified three
different scenarios for each asset, aligned with
CRREM pathways, and selected the most
impactful interventions to determine a
decarbaonisation pathway foreach, These
findings informed our newflagship destination
NZAPs and the transition actions identified
above will help embed the outputs of these
acrossour operations.

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

in all their work. Ourdesign standards were
reviewed in 2022, and we continue fo strive
for BREEAM Excellent. We will continue to
increase the challenges we set ourselves as
our knowledge and material options broaden.
Alive example inthis areais at The Ironworks
orojectat Dundrum Town Centre which isone
ofthefirst Irish residential schemes to have

been designed to achieve BREEAM Excellent.
The scheme incorporates anumber of
envireonmental features including PV,
greenroofs, rainwater harvesting, heat pumps
and EV charging.

Curresponse to Task Force on Climate-
Related Financial Disclosures

We have considered our ‘comply or explain’
obligation under the UK's Financial Conduct
Autharity's (FCA) Listing Rulas, and confirm
that we have made disclosures consistent with
the TCFD recommended disclosures, We will
continue ta refine our approach in line with the
FCA's requirements.

[nourassessment of the risks underthe
TCFD requirements, we did not identify any
materiatfinancialimpacts on the Group's 2022
financial statements. We will continue to
review therisks for new impacts each year
as part of our standard ESG governance.

The Board can therefore confirm that ithas
considered the relevance of climate and
transition risks associated with the transition
tonetzero as part of the preparation of the
Annual Report 2022.

The table below provides an averview of
headline points inresponsetathe TCFD
recommendations and provides links to
further informationinthe Annual Report 2022
and alsoin ourseparate 2022 ESG Report and
Databook which is available on the Group’s
website www.hammerson.com.

Furtherinformation

1 Describethe Board's oversight
of climate-related risks and
opportunities.

The Board collectively has overallaccountability for climate risk and
wider ESG matterswhich are also addressed by the Group Executive
Committee (GEC). The GEC responsibility for climate-related risk
resides with the Chief Financial Officer {CFO) whois responsible for

deliveringthe strategy.

2 Describemanagement’srolein
assessingand managing
climate-related risks and
opportunities.

The delivery of ESGinitiatives and the monitoring of risks and targets is
undertaken by the GEC. Thereis alsc ESG representation on the Group
Management Committee and the Group Investment Commuittee to

ensure that ESGisembedded across the Group's activities,

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

Audit Committee Report (page 76)

Section 1 of our 2022 ESG Report

ESG Review'(page 30)
Risks and Uncertainties (page 52)

Section 1 of our 2022 ESG Report

In line with our Group risk methodology, clirmate risks and opportunities,
including transition risks, are reviewed by the Audit Committee twice
a year. The reviewsinform ourtransition plans at both a Group and

asset level.
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Requirement Progress Furtherinformation

3 Describetheclimate-related The Group performed a detailed review in 2021 to assess and plan for ESG Report {page 30)
risks and cpportunities the climate change risks anr identifiad 12 koyrishs and 43 key uppor unities,
organisation hasidentified These were across three key areas: the identification of specific physical ~ Section 1 of our 2022 ESG Report
overthe short, medium and and transition risks; a physical risk deep dive; and a stranding risk
long term. assessment. These were reassessed in 2022,

4 Describetheimpact of Acommitment to mitigate or manage climate risks which threaten ESG Report (page 30)
climate-related risks and strategic objectives underpins the Group's strategy. Following ourworkin - Risks and Uncertainties (page 54)
opportunities onthe 2021 toidentify risks and opportunities, in 2022 we enhanced cur focus  Non-financial Information Statement
organisatfon’s businesses, an climate risks and the application of the energy hierarchy across our {page62)
strategy and financial planning.  assets to ensure we minimise energy use, our greatest carbonimpact.

Our half-yearly review of climate risks and cpportunities willinform Section 1 of our2022 ESG Report

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

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

includinga2°Corlowerscenario.  such that the Group can adapt its strategy accordingly. For the second
scenario (Late Policy Action), risks are assessed as crystallising in quick
succession in the early to mid-2030s. Almost all the risks have a higher
impact and likelihood under this scenaric.

6 Describethe organisation’s The Group has an overall risk management framework for all Risks and Uncertainties (page 50)
processes foridentifying and operational, financial, reputational and regutatory risks, which allows Audit Committee Report (page 77)
assessing climate-related risks.  the Board to identify, assess and manage the Group's key risks including

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

identified using our ESG risk framewaork, taking into account ececnomic,
regulatory and scientific changes. Regular reviews are undertaken
throughout the year of all risks, including climate-related risks.

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

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

8 Describe how pracesses for Our climate-related risks are fed into the Group’s Risk Frarmework, Risks and Uncertainties (page 50)
identifying, assessing, and reviewed half yearly, and our response is managed by our senior-level Audit Committee Report {page 77}
managing climate-related governance structurefor climate-related risks.
risks are integrated into Section 1 of our 2022 ESG Report
the crganisation’s overall
risk management.

9 Disclose the metrics used The Group uses a range of metrics to assess exposure to short term ESG Review (pages 25-27)
bythe crganisation to assess climate-related risks and opportunities including energy consumption
climate-relatedrisks and and Scope 1, 2 and 3 carbon emissions in line with market practice. Sections 1 and 2 of our 2022
opportunities inline with its We regularly assess and seek feedback on our disclosures and strive ESG Report

strategy and risk management.  toenhance transparency for all our stakeholders.

10 Disclose Scope 1, Scope 2, We report extensively onour Scope 1, 2 and 3emissionsand to provide  ESG Review (pages 25-27)
andif appropriate, Scope 3 greater prominence we have incorporated the GHG emissicns table
greenhouse gas (GHG) withinthe ESG section of this Annual Report 2022. Section 2 of our 2022 ESG Report
emissions, and the and supperting Databook

related risks.

11 Describethe targeis used by Weare targeting to be Net Zero by 2030 and have emissions targets in Directors’ Remuneration Report

the crganisation to manage our 2021 sustainability-linked bond. AtaGroup level we also setannual - {page 83)
climate-related risks and targets which are underpinned by individual asset level targets. The Note 18tothe financial statements
opportunities and performance  Group level targetis included in the Group's annual incantive plan. {page 167)

against targets.
Section 1 of our 2022 ESG Report
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TRAT
OUR STAKEHOLDERS

Our Stakeholders

Occupiers

Customers

Colleagues

Communities

Partners

Investors

We create a platform that fosterssuccess for adiverse and
evolving mix of occupiers to deliver unrivalled customer

experiencesand thrive,

We create vibrant destinations through continually evolving
the mix of brands and experiences through placemaking,
and events that appeal 1o a broad range of consumers.

Our colleagues are fundamentalto achieve our strategic
goals. We support our people and empowet ouroperations

teams to deliver pest-in-class customer service,

championing a diverse culture where everyone can thrive.

We continually strive to make a positive difference to the

communities in which we operate.

We strive to be a responsible partner with awide range

of partners that enable us to deliver our strategy.

We have a broad range of institutionalinvestors and private
shareholders. we actively engage with them throughout
the yearand undertake regular communication toensure

they understand the performance of the business.
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Shared commercial objectives; attracting
CONSUMers

vibrant and well-operated destinations
ESG

Occupancy cost

Vibrant destinations with engaging occupier
mix

Future winning brands

Continuous improvement to enhance
consumer engagement and experignce

ESG

Strategy
Colleague engagement

— Reward

Diversity, equality and inclusion
Training and development
Health and wellbeing

ESG

High perfarmance

Measurable positive impactinsocio-
economicissues relevant tothe communities
inwhich we operate

ESG

Community projects focus on fourareas:
Employmentand skills
Localinvestrent and enterprise
Developing young people

Health and wellbeing

current and future financial performance
Operational excellence

Corporate governance

Innovation

Consurmer trends and insight

£5G

current and future financial performance
Strategy

— Corperate governance

ESG

Regularand transparent communication
and reporting
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— Qurdedicated leasing ieam has a {easing strategy for each asset, underpinned by the Group’s strategic objectives

— Wehold regular executive management meetings with our occupiers

— The Board receives reports from the senior management team on the performance of our occupiers, which are discussed at its meetings
— Wehave atargeted programme of engagement for future occupiers and partners

— Werunabrand feedback study with our occupiers to gather input on their satisfaction to help drive stronger, mutually beneficial relationships

— Weundertake both quantitative and qualitative insight to understand consumer needs
— Qurmarketing, leasing and asset management strategies are focused on ensuring that we curate vibrant destinations for multi-use estates
— Weinvestin optimising space and occupier mix and improving customer facitities

— The Board receive regular reports on consumer behaviours and associated needs which provides useful insights intc emerging trends at
alocaland pational leveland willinform investment decisions and identify future revenue drivers

— Weheldregular briefings of colleagues by the Chief Executive and other mermnbers of the senior management team

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

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

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

— Ourcomprehensive programme far new joiners includes an online training programme

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

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

— We establish aclear placemaking strategy for each asset, that reflects the needs of our local communities, delivered through our asset
management programme

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

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

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

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

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

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

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

— Wetakea proactive approach to investor relations and hold numerous meetings with sharehclders and analysts. Mestings were hetd
throughout the yearwith institutional shareholders to discuss progress on ourstrategy, rent collections and operational updates, as well as
questions of governance. The Chair of the Remuneration Committee took part in consultations with major institutional shareholders as part
of the Cornmittee’s review of the Directors’ Remuneration Palicy.

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

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



STRATEGIC REFORT
OURSTAKEHOLDERS continued

Siakeholtder engagemant

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

In orderto comply with Section 172 of the
Companies Act 2006, the Board is required

10 take into consideration the interests of
stakeholders and include a statement setting
out the way in which Directors have discharged
this duty during the year.

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

by overseeing the work undertaken by
management to maintain and seek toenhance
these relationships. The Board receives
detailed repons and when relevant these
include assessments of the impact ofa
proposal or project on stakeholders, and if
required, the Directors receive appropriate
input fromthe senior management team.

Saciion172{1) statamaent
The Directors of the Company have acted in
away that they considered, in goad faith, to be
most likely 1o promote the success of the
Companyforthebenefitof itsmembersasa
whole and, indoing so, had regard, amongst
other matiers, to those matters setoutin
section 172(1)(a) to {f) ot the Companies Act
2006, being:
— The likety conseguences of any decision in
the long term

— Theinterests of the Company’s colleagues

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

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

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

— Theneedtoact fairly as between members
ofthe Company

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

Qurexiensive engagementeffortshelpto
ensure that the Board can understand,
consider and balance broad stakenolder
interests when making decisions to deliver
long-term sustainable success.

While the Board will engage directly with
stakeholders on certain issues, stakeholder
engagement will often take place atan
operational leve! with the Board receiving
regular updates on stakeholder views from
the Executive Directors and the senior
management team. Directors receive a
briefing regarding their duties under s172(1}.
Board papersfor all key decisions are required
to include a specificsection reviewing the
impact of the proposal on relevant stakeholder
groupsaswellas other s172(1) considerations.
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The Board is responsible farestabtishing and
overseeingthe Company’s values, strategy
and purpose, all of which centre aroundthe
interests of key stakeholders and other factors
sectionoutins172(1). The Directors remain
conscious that their decisions and actions
have animpact on stakeholders, including
occupiers, customers, colleagues,
communities, partners, and investors, and
they have had regard to stakeholder
considerations and otherfactorsins172{1)
during the year.

Whilsi the Board acknowledges that,
sometimes, it may have to take decisions
that affect one or more stakeholder groups
differently, it seeks to treatimpacted groups
fairly and with regard toits duty toactinaway
that it considers would be most likely to
promate the success of the Company for the
benefitof its members as awhole, having
regard to the balance of factors set outin
s172(1). Considerations relating to s172(1)
factors are an important part of governance
processes and decision-making both at Board
and management level, and more widely
throughout the Company. Necessarily ina
large group, some decisions are taken by
management. These decisions are taken
within parameters set by the Board and there
15 arobust framework that ensures ongoing
oversightand monitoring.



FINANCIAL REVIEW

Financial
Review

Qverthe last two vears, the Group has made
significant financial progress in re-hasing its
grossrentalincome, reducing costs and in
strengthening the balance sheet.

IFRS reportedlosses decreased to £164m
compared with aloss of F429m in 2021,
predominantly due to the impact of market-
wide yield and ERV expansion on property
valuations, reflecting higher base interest
ratesinthe second half.

Adjusted earnings forthe year ended

31 December 2022 increased by 60%to
£105masaresult ofimproved perfarmance
across the business. On a like-for-like basis,
gross rentalincome increased by 8% and
like-for-like net rental income improved by
29%. Our gross administration costs reduced
17% year-on-year with more efficiencies tg
come from continuing to refine ouroperating

model and from automation and digitalisation.

We alsoreduced finance costs as a result of
the continued deleveraging ofthe balance
sheet, and we sawan improved recovery from
Value Retail,

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

Himanshu Raja
Chief Financial Officer

Net debtreduced by 4% to £1,732m at

31 December 2022 (2021: £1,799m)
benefitting from £166m of cash generated
from operations and gross disposal proceeds
of £195m bringing total disposals since the
beginningof 2021 to£628m. Thesewere
partialiy offset by capital expenditure of E76m
and adverse foreign exchange movements
of£131m.

Headline LTV was 39% and LTV onafu liy
proportional consolidation basis was 47%.
Ournetdebt: EBITDA improved to 10.4x
from13.4xin 2021. The Group hasample
liguidity in cash and undrawn committed
facilities of ¢. £1bin.

Duringthe year, Moody's and Fitch's senior
unsecured investment grade credit ratings
were re-affirmed as Baa3 and BBB+,
respectively and outlooks from both rating
agencies were changed from negative to
stable reflecting the significant improvements
inthe business, debt reduction and the
recovery from the Covid-19 pandemic,
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STRATEGICREPGRY
FINANCIALREVIEW continued

PRESENTATION OF FINANCIAL INFORMATION

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

Whilst the Group prepares its financial

statements under IFRS (the ‘Reported Group'),

the Group evaluates the performance of its
portfolio forinternal management reporting
by aggregating its wholly owned businesses
{ogetherwith its share of joint ventures and
associates which are underthe Group's
management {'Share of Praperty interests’}
ona proportionally consolidated basis, line by

ling, including, where applicable, discontinued

operations (intotal described as the Group’s
‘Managed portfalio’).

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

The Group's investmentin Value Retailis

not proportionally consolidated because it

is nat under the Group’s management, is
independently financed and has differing
operating metrics to the Group's managed
portfolio. Accordingly, itis accounted for
separatelyas share of results ofassociates as
reportedunder IFRS and is also excluded fram
the Group's proportionally consclidated key
metrics such as net debt or like-for-like net
rentalincome growth.

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

HManagementreporting and IFRS accounting treatment

) Manage_rmaﬁeponing
Managed portfolio
Value Retail

Comprising properties which are
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Following the fullimpairment of ourshare in
the Highcross joint venture asat 31 December
2021, the Group has ceased to recognise the
results of this joint venturein the incorme
statement, however, the Group's share of

its assets and liabilities continue to be
incorporated in note 1.3 to the financial
statements. Since the yearend, Hwas agreed
that it was in the bestinterests of the lenders
inthe longer term 1o appoint a receiverto
administer the asset for the benefit of the
creditors, Accordingly, owing to control bheing
inthe bands of the receiver, going forward,
Highcross will cease to beincorporated into
the Group's financial statements.

Accounting treatment

— Wholly owned and Share of Property interests
—Heldasanassociate

Proportionally consolidated
Single line -~ results/investment in associates

IFRS
Managed portfolio:
— Reported Group

—Sharg of Propertyinterests

— Discontinued operations*
Value Retail

—Wholiy owned
—Jaintly owied
—Heldinjoint ventures
—Heldin associates

— UK retail parks portfolio
—Heldasan associate

Fully consolidated

Consolidation of Group’s share

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

Single line—results/investment in associates

* Onlyapplicable for 2021, whereby proportionally consolidated figures include results up to the date of disposal.



Meow accounling proncuncements rasulting

inrestatementsof 2024

During the year, the following agenda decisions

were issued which have been considered

as follows:

— InApril 2022, the [FRICissucd an agenda
decision in respect of the presentation of
‘Demand deposits with restrictions on use
arising froma contract with athird party’
(‘the IFRIC Decision on Deposits’) with
furtherinformation provided in note 1B
tothefinancial statements. The impact
ista change the classification of cartain
amounts hetd by third party managing
agentsin respect of tenant deposits and
service charges such that they have been
reclassified from restricted monetary
assets to cash and cash equivalents.

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

InQctober 2022, the IFRICissuedan
agendadecision in respect of ‘Lessor
forgiveness of lease payments (IFRS 2 and
IFRS 16} (‘the IFRIC Decisionon
Concessions’). This concluded that losses
incurred on granting retrospective rent
concessionsshould be charged tothe
income statement on the date that the legal
rights to income are concedad (i.e.
immediate recognition in full). Historically,
the Group’s treatment of such concessions,
which arose as a result of the Covid-19
pandemic, was to recognise these as lease
maodifications such that the impact was
initially held on the balance sheetand then
spread forward into the income statement
over the lease term or period tofirst break.
Theimpactisthat 2021 figures have been
restated whereby Reported Group revenue,
gross rentalincome, net rentalincome and
revaluation losses are affected although
operating profitand income statement
figures beloware unaffected The equivalent
Adjusted figures are also affected including
those down to Adjusted earnings. A more
detailed analysis of the effects is set out in
note 6 tothefinancial statements.

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

Altarnative Performance Measures (APM3)
The Group uses anumber of APMs, being
financial measures not specified under IFRS,
to monitor the performance of the business.
Many of these measures are based on the
EPRA Best | ractice Recommendations (BPR)
reporting framework which aims toimprove
the transparency, comparability and relevance
of the published results of listed European real
estate companies. Details onthe EPRABPR
can be found onwww.epra.comandthe Group’s
key EPRA metrics are shown in Table 1 of the
Additional information.

We present the Group’s results on an IFRS basis
butalso onan EPRA, Headline and Adjusted
hasis as explained in note 1B to the financial
staternents. The Adjusted basis enables us

to monitor the underlying operations of the
business on a proportionally consolidated
basis as described in the basis of preparation
and excludes capital and non-recurring items
such as revaluation movements, gains or
losses onthe disposal of properties or
investments, as well as atheritems which the
Directors and managerment do not consider
to be part of the day-to-day operations of the
business. Such excluded items are inthe main
reflective of those excluded for EPRA earnings,
but additionally exclude certain cash and
non-cash items which we believe are not
reflective of the normal routine operating
activities of the Group. We believe that
disclosing such non-IFRS measures enables
evaluation of the impact of such items on
results to facilitate afuller understanding of
performance from period to period. These
items, together with EPRA and Headline
adjustments are set gutin more detailin

note 10Atothefinancial statements.

L)
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For 2022, adjusting items additional to EPRA

adjustingitems comprised:

— Exclusionofachargeof £5.1m
(2021; £8.6m) inrespect of business
transformation as the Group continuesils
implementation of strategic change and
comprises mainly nan-capitalisable costs
associated with digital transformation as
well as severance costs following the
recrganisation which occurred mainty
inthe second halfof 2021,

Acreditof £2.4m (2021 credit of £8.1m)
to reverse expected credit (osses charged
tothe income staterment but where the
related income is deferred onthe balance
sheet such that the exclusion of this
removes the distortive mismatch
thiscauses.

Income of E1.6m fromassets held for
salewhich relates tothe Group’s 50%
jcintventure investmentin Silverburn
soldin March 2022, The IFRS and EPRA
accounting treatment is to offsetthe
operating income until disposal against the
loss an sale, therefore it is excluded from
Adjusted eamings. As aresult we have
added the income back in orderto reflect
the fact that the property remained under
the Group’s joint ownership and
management up until completion of the
disposal and is considered to still be part
ot underlying earnings.
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FINANCIALREVIEW continued

INCOME STATEFMENT

Summaryinceme statement

Reported Group

The Group’s IFRS reported loss was £164.2m (2021: £429 1 loss), The most significant elements of the reduction were recduced valuation
losses of £82.7m (2021: £169.6m), where the key factors influencing this were the market driven yield shift inthe second half of the year of £68m,
areductionin the share of lossesin joint ventures to £41.5m {2021: losses of £171.3m) where again a reduced valuation deficit of £138.3m
(2021: £274.5m) was a key contributor and an adverse swing in the Group’s share of Value Retail of £25.3m again driven by valuation losses.

Proportionally consolidated

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

2022 2021
o - & _ ®eoportienallyconsolidated ______Proporionalyconsoidiated
Before Before
adjustments Adjustments Adjusted adiustments Adjustments Adjusted
Summaryinceme statement Em Em Em £m £m fm
Net rentalincome Y aT12 (24) 1748 1825 @81 1744
Netadministration expenses ] - (47.9) 5.1 42.8) 60.0y 86  (514)
Profit from operating activities 1 129.3 2.7 1320 1225 a.b 123.0
Revaluation losses — Managed portfolic T (221.0) 221.0 - (444.1) 4441 -
Disposals and assets held for sale (1.0) 1.0 - 10.3) 10.3 -
Fairvaluechanges andotherimpairments ) (o1 0.1 - ©3 o3 -
Other net{losses)/gains (1.1) 1.1 - (10.6) 10.6 -
Jointventure impairment — - - (11.5) 115 -
Share ofresulis of associates (ValueRetal) (5.3) 327 274 200 41 159
Operating (lass)/profit + (98.1) 257.5 159.4 (323.7) 4626 138.9
Net finance costs (65.6) 11.6 (54.0) (103.6) 31.8 (71.8)
Taxcharge S (125)} . _m  _a®m_ 02 _ 18
{Loss)/profit for the period 1 (164.2) 269.1 104.9 (429.1) 494.6 655
Reported Adjusted Reported Adjusted
LLoss)learnings pershare o ) pence pence pence . pence
Basic b (3.3)p 8.7)p
Adjusted T b 2.1p 1.3p

1T 2021 figures have beenrestated to reflect the IFRIC Decaision on Concessions with further information provided in notes 1B and 6 to the financial statements,
a Proportionally consolidated figures are set out in more detaitin note 2 and adjustments are described in mere detall in note 10Ato the financial statements,

b Inaddition tothe IFRIC Becision on Concessions, comparative figures for 2621 have also been restated to take account of the bonus element of scripdividends
as explainedfurtherin note 118 to the financial statements. Previously reported figures were: Reported Group: (9.8)p; Adjusted: 1.8p.



The table below bridges Adjusted earnings between the two periods.

Rzconciiiation ef movementsin Adjusied earnings
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* Adjusted

earnings

m

31 Decernber2021 T 65.5
Increasein net rentalincome excluding disposals 20.7
Decreaseinnetfinance costs 17.8
Decreasein gross administration costs 11.9
Decrease intax charge 1.1
Increase in Value Retail earnings 11.5
Decrease in net rentalincorme arising from disposals {20.3)
Dccreascin property fee income and managsienl lees 1eceivable ~ (3.3
31 December 2022 104.9

T 2021 figures have been restated to reflect the IFRIC Decision on Concessions with further information provided innotes 18 and 6 to the financial statements.
* Decreases and increases are all on an Adjusted basis and therefore exclude adjusting items as set outin note 10Ato the financial statements,

Rentalincome
Analysis of rentalincome

2022
Share of Property interests
Reported Joint Discontinued

Group ventures  Associates Subtotal  operations Total

Proportionally consolidated £m £m £m £m £Em £m

Grossrental income 90.2 119.4 5.6 125.0 - 215.2
Net service charge expenses and cost of sales (12.9) (23.9) (1.2) (25.1) — (38.0)

Net rentalincome 77.3 95.5 4.4 99.9 - 177.2
Changein provision for amounts not yet recognised in the income statement (249

Adjusted netrentalincome 174.8

o 2021

___Shareof Property interests
Reported Joint Discentinued

Group ventures Associates Subtotal aperations Total

Proportionally conselidated £m £m £m £m £m £m

Grossrentalincome t 30.3 143.1 6.0 1491 11.0 250.4
Net service charge expenses and cost of sales 231 (42.3) (1.3) (43.6) (12) (7.9

Netrentalincome T 67.2 100.8 4.7 1055 9.8 182.5
Changein provision for amounts not yet recognised in the Income statement 81

Adjusted netrentalincome T 174.4

T 2021figures have beenrestated to reflect the IFRIC Decision on Concessions with further informationis provided in notes 18 and 6 tothe financial statements.

Gross Rental Income (GRI)

GRIdecreasedto £215,2m from £250.4m, reflecting the impact of disposals and lower surrender premiums than in 2021. These were parily
offset by increased turnover and car park income, lower concessions and income from completion of the extensionat Les 3 Fontaines.

2022 2021 Change in

Propaortionally consolidated £m £m like-for-like
Like-for-like managed portfolio: B ) *

—UK 1 86.8 78.4 10.8%

—France 1 41.2 388 6.1%

—Ireland - 1 37.1 35.3 - 51%

165.1 152.5 83%

T 2021 hgures have been restated to reflect the IFRIC Becisionon Concessions with further infarmation provided in notes 18 and 6 to the financial statements.
* Like-for-like GRI for the managed portfolicis calculated based on properties owned throughout both current and prior periods, calculated onaconstant currency

basis such that the comparatives have been restated accordingly.
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Net Rental Income (NRT)

NRI decreasedto £177.2m from £182.5m. Adjusted NRIwas broadly unchanged at £174.8m (2021: £174.4m). In addition to the GRI
movements highlighted above, NRI benefited from asignificantimprovement in collections enabling release of provisions for bad debts and
tenant incentive impairments together with growth in variable income streams. This resulted inanimprovement of the Adjusted NRL:GRI
{after ground rents payable) ratio to 81.2% (2021: 69.6%).

2022 2021 Changen
Proportionally consolidated £m £m  like-for-Like
Like-for-tike managed portfolio: ' a '
—UK t 70.8 54.0 31.3%
—France T 36.3 268 35.4%
—Ireland B T ) 33.6 282  193%
140.7 109.0 ﬂ
Disposals 35 238
Developments and other t 30.6 41.8
Foreign exchange . - (02
Adjusted net rentalincome T 174.8 174.4
Change in provision for amounts not yet recognised in the income statement b 24 81
Net rentalincome t 177.2 182.5

T 2021 figures have beenrestated to reflect the IFRIC Decision on Concessions with further information provided in notes 18 and 6to the financial statements.

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

b Relates tothe change in provision for amounts not yetrecognised in the income statement for expected credit losses whereby the related income is deferred on
the balance sheet. The amaunt has been excluded from Adjusted net rentalincome to eradicate the distortion of cost being recognised in one accounting period
and the related revenue being recognised in a different accounting peniod as further described innote 10Atothe financial statements.

Like-for-like NRI increased by £31.7m (29%) against 2021 reflecting strong leasing performance, impreved collections, increased variable
trnover rent and net income fram car parks and cammercialisation.

The drivers of the like-for-like increase were consistent across all of the Group’s gecgraphies, offset by the loss of NRI from disposals in the UKin
20271 and 2022 being £20.3m, of which £10.5m came from the sa'e of Victoria and Silverburnin the first half of 2022 and £8.4m from the 2021
sale of UK retail parks.

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

Administration expenses

2022 2021
Froportionaliy consolidated £m £m
Employee costs —excluding variable costs 29.2 375
Variable employee costs 9.6 9.6
Other corporate costs ) o 21.0 24.6
Gross administration costs 59.8 71.7
Property fee income (11.5) (13.2)
Jointventure and associate management fee income ) - (5.5} (7.1)
Otherinceme (17.0) (20.3)
Adjusted net administration expenses 42.8 51.4
Business transformation costs ) i . 512 86
Net administration expenses 47.9 60.0

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

reduction, principaliy relates to:

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

— Other corporate costs {comprising mainly professional fees, office rent and software licenses), where the most significant etement was a
decrease of £2.7min Directors and Officers insurance premiums reflecting the strengthening of the Group's financial position. The remainder
ofthe decrease was pradominantly in professional fees,
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Business transformation costs comprised mainly fees for contractors and consultants trom the Group’s digitalisation programme, which were
not eligible for capitalisation, and severance costs relating to the ongoing strategic re-organisation initiated in the secand half of 2021 (2021:
comprised mainly consultancy fees and severance costs).

Disposals and assetsheld forsale
During 2022, we raised gross praceeds of £195m, relating mainly to the disposals of Silverburn and Victoria. Taken together with other smaller
disposals and adjustments to historical disposals, an overall profit from disposals of £0.7mwas generated.

Sharecfresults of jointventures and associat2g, including Value Ratail

Reported Group

Afulllisting of ourinterests in joint ventures and associates is set out in Tahle 22 of the Additional information. Our Reported share of results under
IFRS wasacombined loss of £48.6m (2021: loss of £155.7m). This year-on-year change was due to lower revaluation losses in 2022 compared
with 2021.

Proportionally consolidated

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

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

2022 2021
Proportionally consolidated £m £m
Adjusted ﬁnanceﬁi'ﬁ'come__ o o 261 175771
Finance costs
Grossinterest costs {81.3) (92.2)
Interest capitalised 1.2 53
Adjusted finance costs o (801) (869
Adjusted net finance costs {54.0) (71.8)
Debt and loan facility cancellation costs (1.3) (22.0)
Changein fair value of derivatives o o (10.3) (9.8}
Netfinance costs {65.6) (103.6)

Adjusted netfinance costs were £54.0m, adecrease of £17 8m compared with 2021. The decrease was driven by the benefits of deleveraging

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

interestincome from cash deposits. Key compenents comprised:

— afé.8mreduction in finance costs driven by a reductionin interest on cross currency swaps and a reduction as a result of repayment of private
placement notes and eurobonds

— £221.0m higherinterest income resulting from both increased cash balances in the year following disposals and a sharp rise in prevailing
interest rates in the second half of the year

Praportionally consolidated net finance costs decreased by £38.0mto £65.6m compared to 2021, with £20.7m of the decrease relating to lower
debtand loan facility cancellation costs partly offset by changes in the fair value of derivatives, both of which are treated as adjusting items and
are dascribedfurther in note L0A to the financial statements, The debt and loan facility cancellations costs relate tounamortised facility fees in
respect of revolving credit facilities which were extinguished and replaced with a new £463m facility as setout inthe cash flow and net debt
section below.

Tax

The Group's tax charge on a proportionally consolidated basis was £0.5m which comparestc £1.8m for 2021, with the reduction being dueto
certain changes inthe Irish capital structure. The tax charge remains low as the Group benefits from being a UKREIT and French SIIC and Tts Irish
assetsare heldin a QLAIF. The Groupis cornmitted to remaining in these tax exempt regimes and further details on these regimes are given innote
8tcthefinancial statements.

In ordertosatisfy the REIT conditions, the Company is required, on an annual basis, to pass certain business tests. The Group has met all
requirements for maintaining its REIT status for the yearended 31 December 2022,
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Dividantds
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The payments of cash and enhanced scrip dividends approved by shareholders and made in 2022 have satisfied our REIT and SIIC distribution
requirements. The Board is nat recommending a further payrment in respect of 2022 but continues to anticipate re-instating a cash dividend for

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

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

£1.4mwas settled in cash.

Ad
bt

{ET ASSETS

[l

Adetailed analysis of the balance sheet on a proportionally consolidated basis is set outin Table 12 of the Additionalinformation with a summary

reconcilingto EPRANTA set out inthe table below:

2022 . 2021
Share of Shareof
Reported Property EPRA Reported Property EFRA
Group interests adjustments EPRA NTA Group interests  adjustments EPRA NTA
Summary netassets £m £m £€m £m £m £m £m fm
Investrent and trading properties 1,497 1,723 - 3,220 1595 1,883 - 3478
Investmentin joint ventures 1,342 (1,342) - - 1,452 (1,452) - -
Investrment in associates — Value Retail 1,189 - 52 1,241 1,141 - 95 1,236
— Italie Deux 108 (108) - - 106 (106) - -
Assets heldforsale - - - - 71 (71} - -
Net trade receivables 24 20 - 44 27 19 - a6
Net debt T a (1,458) (274) (1) (1,733) 1,559) (240) 8 (1,791
Other net liabilities T (116) (19) (3) {133) (87 (33) (9) - (129)
Net assets 2,586 - 48 2,634 2,746 - 94 2,840
EPRA NTA per share b 53p 64p

T 2021 figures have been restated to reflect the IFRIC Decision on Deposits with further information provided innote 16 tothe financial statements and Tables 13

and 14 of the Additionalinformation.

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

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

Movamentinnetassets

Reported EPRA

Group adjustments EPRANTA

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

Adjusted earnings 105 - 105
Change in deferred tax 9 5 @)
Dividends (13) - (13)
Foreign exchange and other movements 39 (51) (12)

31 December 2022 2,586 48 2,634




Hammerson plc Annual Report 2022 a3

BROPERTY PORTFOLIO ANALYSIS

Investmentinarkets
The improvementin the investment market seen in the first half of 2022 stalled in the second half due torising interest rates, continuing high
inflation, soaring energy prices and the ongoing war in Ukraine,

In the UK, there were 58 shopping centre transactions totalling £1.9bn, the majority of which were agreed in the first half of the year including
transactions involving non-managed stakes in prime shopping centres and larger lot sizes, forexample, CPP Investments’ acquisition of Nuveen’s
onethird stake in Bullring. Investment volumes slowed in the second half of the year with a number of larger schemes failing to transact dueta lack
of debtfinance. Second half investment activity was primarily at the discount/convenience end with lot sizes between £10-£30m (Source: JLL).
Prime shopping centre yields moved out by 50 basis points in the last guarterof 2022,

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

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

Portiolicvaluation

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

At 31 Decermber 2022, the Group’s portfolio was valued at £5,107m, a decline of £265m (4.9%) since 31 December 2021, This mavement was
primarily due to revaluation losses of £282m and net disposals totalling £194m comprising mainly Silverburn and Victoria, being partly offset by
capital expenditure of £79m and favourable foreign exchange gains of £157m. Movements in the portfolio valuation are shown in the table below.

Movementsinproperty vakiation

Develop-

ments and Managed Value Group

Flagships other portfolio Retail portfolio

Proportionally consplidated including Value Retail £m £m £m £m £m

At1January 2022 w o 2,784 694 3,478 1,894 5,372
Revaluation losses a (168) {53) {221) (61) (282}
Revaluation losses ofimpairedjoint venture b - {26) (26) - (26)

Capital expenditure 51 22 73 6 79

Reclassifications 206 {206) - - -

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

Foreign exchange 102 7 109 48 157

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

a Valuations and revaluation losses are further analysed in Table § of the Additionalinformation,

b The Highcross joint venture is excluded owing to the Group’s share of net losses after revatuation being restricted to £nilas described in note 13to the
financial statements.

During the year, capital expenditure an the managed portfolio was £73m and related mainly to the Les 3 Fontaines extension at Cergy, which
openedinMarch 2022, cladding works at Bullring and works to repurpose the former House of Fraseranchorunitat Dundrum, in additionto £15m
spentat Whitgift on acquiring the long leasehold and freehold interests. Table 11 of the Additional information analyses the spend between the
creaticn of additional area and that relating to the enhancerment of existing space.

The Les 3 Fontaines extension expenditure was recorded in the Developments and other portfolio priar ta the extension being reclassified tothe
Flagship portfolic upon opening.
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Revaluationiosses

Excluding Highcross, we recognised a total net revaluation loss of £282m across the Group portfolio, comprising £221min respectofthe
managed portfolio and £61m in Value Retail. £272m of the revaluation loss occurred in the second hatf of the year, the majority of which came
from a market driven yield shift of £154m in the second half of the year as a result of higher interest rates which mostly occurred in the last guarter
of 2022, The balance was principally due tothe valuers reducing selective ERVs across the portfolio.

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

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

Adeficit of £53m was recognised on the Developments and other portfolio of which £11m related 1o Croydon associated with lower income and
£13m related to the future development schemes in Dublin due to inflationary concerns over development costs.

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

Further valuation analysis is included in Table 9 of the Additional information.

Lilke-for-like ERV«

2022 2021
Flagship destinations % k)
UK - (3.8) (10.6)
France (1.6) (1.5)
Ireland . - S ¢ 2
(2.2) 6.7

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

Like-for-like ERVs fell 2.2% during 202 2 with most of the decrease occurring in the second half of the year following a broadly flat performance
in H1 where the decrease was only 0.3%.

UK ERVs were 3.8% lower, reflecting the investment to attract ‘bastin class’ occupiers in certain of our managed portfolio, while ERVs in France
were marked down less at 1.6%.

In Ireland, ERVs were up §.3%, with Dundrum Town Cent