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HAMMERSON AT A GLANCE

Hammerson at aglance

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

LES 3 FONTAINES,
CERGY

Managed portfolio

Ownership:
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No. of tenants:
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Managed partfalio

o Birmingham Estate, Birmingham
Bishopsgate Goodsyard, London
Brent Cross, London
Bristol Estate, Bristol
Centrale and Whitgift, Croydon
Eastgate, Leeds
I he Oracle, Reading
Union Square, Aberdeen
Westquay, Southampton

&5 Dublin Central, Dublin
Dundrum Estate, Dublin

£%¥ Ilac Centre, Dublin

€% Pavilions, Swords

o Italie Deux, Paris

Les 3 Fontaines, Cergy
€) Los Terrasses du Port, Marseille
© O'Parinor, Paris

Vazlue Retail

Bicester Village, Bicester
Fidenza Village, Milan

Ingolstadt Village, Munich
Kildare Village, Dublin

LaRoca Village, Barcelana

Las Rozas Village, Madrid

| aVallée Village, Paris
Maasmechelen Village, Brussels
Wertheim Village, Frankfurt

Les Terrasses du Port, 30 Bristof Estate,
Marseille 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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CASESTUDY | .
Unlocking our prime
urban multi-use
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A ptime urban multi-use estate across 26 acres
in principal south Dublin location.

Dundrum Town Centre isIreland’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 to Brown Themas,
Penneys &Dunnas Stores

— This created momentum to leverage our international
relationships and attract firsts to Ireland brands
inclncling Nike Live Concept and Walchies of
Switzerland, as well as Treland’s largest Lush store

Successfuldiversification %

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

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

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

Unlacking Dundrum for generationstocome &

— Planning decision awaitad for residential led application
fore. 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 Connor Owens
mainstrest Managing Director Asset Management (Ireland & Scotland)
— Create contemporary and vibrant residential location
tadeliver a world class multi-use estate




OUR ASSEfS ANb DEVELOPMENTS

Located in Val d’Oise, Cergy, on the edge of Paris,
Les 3 Fontainesis the region’s leading urbanretait and
leisure destination.

Comprising of 25 acres Les 3 Fontaines sits at the
heart of the ‘New City’, a major reinvestment and
redevelopment area tointroduce 5,000+ new
residents, 20,000m? of office space and amain
transport hub to the city by 2025.

Leveraging the redevelopment of the area, its ‘New
City’ status, and publictransport links, Hammetson
has reinvented Les 3 Fontaines to hecome a city centre
inits ownright.

MAXIMISING OPPORTUNITIES

IS

Strength of core retail

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

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

Successful diversification

Diversified the accupier mixtoreflect the emerging needs
and expectations of ourwvisitors, customers, cccupiers and
the wider community. This includes:

— Introduction of education, healthcare providers and
citycentre retailers

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

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

Les 3 Fontaines extensicn was developed with

sustainabiiity in mind. This included:

— Useoflow carbon concrete alternative, 99% of the
steel used from recycled materials and operationally
75% of the waste s also recycled

— Les Fontaines de 'emploi was created to support the
community, in partnership with the Mayor and local
associations. Offering 1,300 local job seekers
employment workshops, recruitment companies
and interview training
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CASE STUDY

Maximising core
retail opportunities
and diversifying the
occupier mix

(14

We are proud ofthe Les 3
Fontaines transformation
and have created an
exciting destination at the
heart of the city. This sees
us become the new
reference for students,
families, employees and
the wider community.yy

Renaud Mollard
Managing Director France
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OUR ASSETS AND DEVELOPMENTS

Birmingham is one of the youngest and
most diverse cities in Europe, which
underpins its current and future growth,
including major nationalinfrastructure
and culturalinvestment.

Birmingham showcases Hammerson's
strategyin 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 Estateis at
the heart and provides social, cultural and
commercial opportunitiesthat engages
tens of millions of people each year.

Builring welcomes aver 30m visitors each
yearand is one of the most successful retail
destinations inthe UK.

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

Martineau Galleries completes our estate,
with seven acres positioned directly opposite
the new HS2 Curzon Station. This has outline
consentforafurther 93,000m2of commercial
and residential uses.

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 awhole.

MAXIMISING OPPORTUNITIES

Repurposing and successful diversification

— Repositioningand repurposing of the
former Debenhams to introduce a new
M&S and TOCA Social, reflecting a
combined investment from Hammerson,
CPP Investmentsand M&S of £28m

— Newsocialand entertainment investment
of £8m creating 7,200m# of repurpcsed
space tointroduce TOCA Social, Larne 7
and Sandbox VR

— Brand engagementand investment —
c.£15m inward flagship brand investment
from Nike, TAG Heuer and JD Sports

Placemaking — engaging our visitors in new,
smartand memorable ways

Atthe heart of the City, the Birmingham Estate
hosts and supporis events and activat'ons
across the year offering our visitors
entertainment, immersive moments,

food and socialand retail.

Including:

— Official sponsor of the Commaonwealth
Games, attracting 1.8mvisitors over
the event

— 220,000 visitors to the Birmingham
Carnival

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

Unlocking our estate for generations
tocome

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

Martineau Galleries —with planning obtained,
we continue towork with our partners to
deliveraworld class commercialand
residential district. Supported by outstanding
infrastructure connections and underpinned
by open, multi-use amenity and cultural
spaces, Martineau Galleries will see us
furtherleverage the benefit of the wider
Birmingham estate.

Further milestones achievad with land
assembly, phasing, enabling and vacant
possession, working towards initial demolition
andsiteenahbiing.

Harry Badham {pictured right, commenting
on Drum repurposing)
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Toby Tait (pictured left)
Directar, Asset Management

Chief Development and Asset Repositioring Officer
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Repositioning and
diversifying our 35 acre
prime Birmingham Estate
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CHAIR OF THE BOARD'S STATEMENT

Chair of the Board’s

Statement

Inflation was already embeddad in the supply
chain as the UK and Europe began to emerge
from Covid-19 restrictions. Then Russia's
invasion of Ukraine in February caused
devastation to millions of Ukrainians and an
energy crisis across Eurcpe. As governments
fought with these events, central banks
grappled with acceleratinginflation, lenders
became more cautious, borrowers became
incréasingly concerned and consumers faced
a cost of living crisis not seen in decades.

Although risk levels remained elevated, the
newHammerson team has a strong grip an the
business and has built a two-year track record
of consistent operational and financial delivery.
Today, I am pleased that Hammersonisa
better, more focused and resilient business
with astrengthened balance sheet: acore
portfolio of city centre estates that continue

to attract the bestoccupiers; rew ways of
working: asignificantly reduced cost base; and
unexploited value inits unique development
opportunities. Theteamis focused on
executing a clear strategy to deliver a path

to growth.

The retirement of Gwyn Burrand Andrew
Formicaatthe conclusion of the 2022 AGM
was covered inlastyear's annualreport.
Havingjoined the Board in June 2020,

Des de Beerstepped down as a Non-Executive
Directorin October. Des helped guide the
Company through some difficult challenges
during his time on the Board and we benefitted
fror his deep experience in both retail and
capital markets. He leaves with our thanks for
his pasitive contribution, and we wish him well.

The Board now comprises six Non-Executive
and two Executive Directors, with an average
tenure of 2.5 years. Nofurther changes are
currently planned.

Qur Board evaluation in 2022 was an

external review carried out by Board Alchemy.
The review of the effectiveness of the Board
and its Cornmittees included individual
interviews with ail Directors and various
regular attendees, observing a Board meeting
inJuneand discussing the resulis of tne
reviewwith the Board in October.

Hammersoh plc Annual Report 2022

Robert Noel
Chair of the Board

The review concluded that the Boardis
effective. Board Alchemy made varicus
recommendations including the emphasis
giventocertain topics. These have been
incorporated into our Board plan for 2023 and
progress against these recommendations will
be monitored duringthe year. The effectiveness
of Directors was also within the scope of the
evaluation andIam pleasedta report that
considerable progress has been made since
the last external review was undertakenin
201.%. All Girectars arefully engaged in offering
awide range of perspectives and relevant
skills. More information on the review can be
found onpages 70and 71,

The Board values its diversity. I'm pleased
toreportthat 37.5% of the Board are female
and we exceed the target set outin the Parker
Review to have at least one director from
aminority ethnic group. Further detalls are
contained in the Nomination and Governance
Committee Report an pages 72 to 75.

‘Birmingham Estate, .
Birminghidm




Robert Noel
Chair of the Board

Hammerson is committed toreaching

Net Zero by 2030. The Board is also fully
committed tothe Group’s continuing
recognition as a sustainability leader in the
rourd, ensuring the highest standards of
operational performance and corporate
governance. To achieve our aims we need
tomaintain the support of aur occupiers,
customers, partners, the communities
affected by our operations, our cotleagues, and
our equity and debt investors. Collectively our
stakeholders have numerous and changing
demands on the waythe business conducts
itself. We endeavour to maintain the right
balance as these demands continue to evolve,
and totreat everyone inline with our values.

Lastyear we set out aur response to the Task
Force on Climate-related Financial Disclosures
(TCFD). This year we have set out our path
tobe anetzerocarbon business by 2030.
Details of our plans and our sustainability
performance are setout on pages 25to 31,
with mare detail available in our ESG Repart
2022, whichis available an our website at
www.hammerson. com.

During the year, the Group provided assistance
to colleagues inresponse to the emerging cost
ofliving crisis. A salary supplement was
awarded toall colleagues on annual salaries
oflessthan £/€60,000. This was paid in four
egualinstalments from November to February
inthe UK and Ireland, and as a one-offfor
French calleagues. The Group has also made
differentiated pay awards in March 2023
benefitting those in lower salary bands,
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Asexplained inlast year's annualreport, the
Board continued to satisfy our REIT and SIIC
distribution requirements through offering an
enhanced scrip dividend during the year. At the
AGMon 28 Aprit 2022 shareholders approved
afinal 2021 cash dividend of 0.2p per share
with anenhanced scrip option of 2p pershare,
entirely paid as a PI, and then ata General
Meetingon 25 October 2022 shareholders
approved aninterim 2022 cash dividend of
0.2p pershare, also with an enhanced scrip
optionof 2p pershare.

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

As previously announced, the Board
anticipates recomrmending the reinstatement
of acash dividend for 2023. Itis expectedthis
willbe at least the minimum required to
continue to meet our REIT/SIIC distribution
obligations. Further information will be given at
the Company’s half year results announcement.

Since the yearend, Hammerson has moved

its London head office to new, smaller offices.
Notonly does this save significant costand
give increasad flexibility, it gives us closer
proximity to key partners. It also coincides with
arefresh of the Group's values and new ways of
working, marking a new chapterfor colleagues
who have faced upto the challenges of the last
three years with stoicism and significant effort.
Lwouldlike tothank them againfor their
contribution and commitment.

The leadershipteam have achieved a great
dealin 25 months. Hammerson is a better
business today thanitwasin 2020. The Board
is confident the strategy isthe rightone —
focused on city centre estates with an
attractive development portfolio. 2023 willbe
another mportanlyear in Gurtranstarmation
withthe Board and executive leadershipteam
remaining laser focused on delivering long
term value creation for all stakeholders.

Robert Noel
Chairof the Board



CHIEF EXECUTIVE'S STATEMENT

Chief Executive’s

Statement

We have delivered another strong year

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

We donctyetknow the fullimpact of the cost
of living crisis, a period of higher inflation and
interestrates, and continued supply chain
disruption. Moreover, this year highlighted

the value of sustainable sources of energy.
Our commitment to ESG and Net Zero remains
absolute, and we finished the year with fully
costed Net Zero Asset Plans for every flagship
assetin the managed portfolio.

We setoutaclearstrategy n June 2021 and
our performancein 2022 underscores our
belief that we are strangly positioned to deliver
attractive totalreturns over the medium term.
Overthelasttwoyears, the new management

teamn and I have focused on two key objectives:

— Simplifying the business to stabilise the
careincome streamand toreturn itto
underlying growth reflected in like-for-like
GRIgrowingin 2022 by 8%

— Starting torebuild value in our existing
portfolic whilst at the same time creating
optionality on how we unlock the deep
development value in our portfolic

We wiltcontinue to be disciptined allocators
of capital and select the best returns for
shareholders, mindful of our own cost of
capitaland all options for capital deployment
including debt retirement, and distributions
for shareholders.

Despite this uncertain andvolatile backdrop,

we have been disciplined in the executian

against these object.ves focusing on what

we can control. Our operational and financial

perfarmance is proof positive that our

strategyis working:

— Weare enlivening and reinvigorating our
assets by introducing new cccupiers,
uses and concepts. Inrecognition of the
irnportance of placemaking, we attracted
asenior leaderin a newly-created rolewho
has already broughtanincreased emphasis
oncommercialisation, marketing, and
advertising tocreate exceptional spaces
for our customers and occupiers. We are
actively repurposing our destinations and
creati~g a sense of place that brings peopte
and experiences together

Hammerson plc Annual Repart 2022

Rita-Rose Gagné
Chief Executive

— Wesigned 317 leasesrepresenting £45m
of headline rent (£25m at our share)
demonstrating the attractiveness of our
destinations and the continuedilight to
quality by occupiers

— We havere-alignedthe organisationto
be asset-centric, more agile and focused
oncccupiers and customers, The rapid
progress on the re-set of our operational
model delivered a 17% reductionin gross
administration costs. We have already
taken steps that will deliver further
efficiency gainsin 2023 and 2024

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

— Ourresulting financial positionis stable,
with netdebtdown 4% 10 £1,732m,
headline LTV 39% and fully proportionally
consolidated LTV 47%. Our net debtto
EBITDA improved to 10.4x from 13.4xin
2021. We have ampile liguidity in cash and
undrawn committed facilities of c£1bn

— Underpinning allthis progress, we are
evolvirgtoa sustanable high-performance
cuiture, with increased focus ontraining
and talent development



Les 3 Fontaines,
Cergy "

Adjusted earnings were up 60%to £165m
reflecting a strong operating performance
across the board.

Like-for-like GRI increased 8% following two
strongyears of leasing performance, and
reduced vacancy resulting in some teasing
tension returning in our destinations.
Significant impravements in collections
performance, and the growth in GRIresulted in
like-for-like NRIimproving 29% year-on-year.

Tn 2021 wecommitted to reduce aur gross
administration costs by 15—20% by 2023
which we have already delivered witha 17%
reduction year-on year. There are more
efficiencies to come from the digitalisation
of ourbusiness.

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

Ourfinancial position is stable. Net debt was
£67m lower, reflecting disposals completed
during the year. Headline LTV was unchanged
at 39%, while fully proportionally consolidated
LTV, including the Group's proportionate share
of Value Retail debtwas 47% (2021: 46%).
Netdebtto EBITDAwas 10.4xdown from
13.4xin 2021, reflecting both lower debt

and the improved earnings performance.

EPRANTAwas £2,634m at 31 December
2022 (2021:£2,840m), adecline of 7%
year-on-year, predominantly due to the
impactof market wide yield expansionand
ERV decline on property valuations, reflecting
higher base interestrates in the second half.

Overall, the Group recorded an IFRS loss
of £164m (20271 £429m loss), largely due
toa £282m revaluation deficit, of which
96% wasin(Q4.

The guality of our destinations and our
stronger asset-centricfocus means that
footfaltand sales in our destinations continue
1o exceed national averages.
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During 2022 we saw a sustained recovery

in footfall and sales perfermance. Footfall for
the whole of 2022 was 39% up year-on-year
(UK +419%, France +36% andIreland +35%),
and finished the year at around 90% of 2019
Irvels. Footfall recovered steadily throughout
the year with the Group seeing an 11% paint
improvement between January and
December. On the ground activity remains
rabust with strong footfall, sales and leasing
trends continuing into the first few maonths

of 2023.

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

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

Our core portfoliois well positioned to benefit
fromtheincreasing polarisation inthe market
and theflight ta quality. Vacancy levels remain
low across our assets with the UKand France
at 4% and Ireland at only 2%. We are
beginningtosee leasing tension returninthe
core portfolio. Having some vacant space
allows us to trial new concepts as wellas
initiate our longer term strategic plans to make
our destinations mere relevant to evolving
customer behaviour andspend.

Rent collections, both in terms of overall
proportion collected and pace after the due
date have continued toimprove as trading
normatised post the pandemic. As at February
2023,2022 Group collections were 95%,
with the UK and Lreland irgaly back w
pre-pandemic norms and France slightly
behind. For 1 2023, Group rent collections
were 30%. This compares with 90% for 2021
and 83%for Q1 2022 atthistime last year.

Value Retail saw the performance of the
Villages recover close to pre-pandemiclevels.
Brand sales increased by 34% year-on-year
andwere only 5% lower than 2019 levels.
Footfallacross the Villages was resilient;
down only 9% on 2019. Spend per visit
increased by 5% on 2019 following improved
digital marketing of domestic high net worth
customers. Value Retail expects to benefit
fromthe return of the international traveller
in 2023. These trends continue into 2023,



CHIEF EXECUTIVE'S STATEMENT continued

Rita-Rose Gagné
Chief Executive

Overall, Value Retail signed 332 leases during
the year, showcasing the attractiveness of the
premium outlet sector. Occupancy for the
yearwas at 94%. There have been 96 new
openingsin 2022; Dolce & Gabbanaopened
theirfifth Value Retail store in Las Rozas,
Christian Louboutin opened a new stare at

La Vallée and Cecconi's opened at Bicester.

The Group's share of adjusted earnings were
£27.4m,up 72%on 2021. GRI has increased
due tothe recovery of turnover rents from

12 months of full trading. At 31 December
2022, the Group's interest in Value Retail’s
property portfolio was c£1.9bn and the net
assetswere £1.2bn; thedifference is
principally due to £0.7bn of net secured debt
withinthe Villages which is non-recourse to
the Group. Value Retail also successtully
refinanced over £1bn of debt facilities
principallyinrelationtoLavallée and Bicester.
The average LTV across the Villages is 36%.

Nearterm

Whilst we remain very mindful of the uncertain
macroeconomic cutlook, we have astrong
operational grip onthe business and are
targeting afurther 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 underiying earnings
and cashflow and anticipate a return to cash
dividends during the year,
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Mediumterm

Best-in-class occupiers recognise the
importance of city centre locations and the
symbiotic nature of their physicaland online
channels, and we are working in partnership
to deliver our proposition to this new reality.
This integrated experience is the Hammerson
offeringand willcontinue to attract the very
best occupiers during the ongeing flight to
quality. We are well placed to benefit from
these trends. Rents and rates have been
largely re-based, vacancy is tight, and we have
long term certainty in our lease expiry, and
attractive yields in our managed portfolio,
that offer the potential to deliver attractive
totalreturns.,

Qur unigue development opportunities provide
adistinctive opportunity to create furthervalue
bybringing a broader mix of uses to the existing
estate throughintegral and complermentary
repurposing and development whichwill
enhancethe proposition of the whole estate.
Meanwhile, we will also create option value

on stand alone projects.

We have astrong platform and over the
medrium term we sec multiple cpportunities
tacontinue tounlack deepvalue.
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We own city centre flagship destinations and
adjacent land around which we can reshape
entire neighbourhoaods. Our strategy
recognises the unique position that we have
in oururban locations and the opportunities
toleverage our experience and capabilities
to create and manage exceptional city centre
destinations that realise value forall our
stakeholders, connects our communities
and detivers a positive impact for generations
tocome.

Quraimisstmple and clear—tachartapath
to growth that delivers total returns for
shareholders through consistent execution
againstour strategic goals:

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

— Deliverasustainable and resilient
capital structure

Underpinning our strategy is our commitment
to ESG. We refreshed our strategy inthefirst
half of 2022 to demonstrate our commitment
toNet Zera by 2030 to deliver benefits to our
stakeholders, including comprehensive asset
by asset plans to achieve our commitments.

We have made significant progress towards
allour goals as follows:

The quality and location of ourassetsisa

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

There are bath nearand mediumterm
opportunities to grow incomea through the
repositioning of our assets. For example we
see opportunities to re-purpose department
stores for hoth retail, experience and multi-use
such as residential or office use which willin
turn benefit the whole destination. Under-
utilised space can also be re-purposedfor
alternative uses with new income streams
suchas creating new and engaging spaces,
with a greater focus on placemaking and a
fresh approach to marketing and reach into
social media channels, and attracting new
occupiers and services. Ourcity centre
locations are also attractive focal points far
click and collect and last mile logistics.

In 2022, itwasimportanttobuild onthe
momentum from the strong performance in
2021 and itwas gratifying to see the strategy
inaction with 317 leasessignedin 2022,

2% more than 2021 excluding disposals.
Invalue terms, we secured £45m by value
(£25matourshare)up 10%an alike-for-like
basis and our strongest leasing performance
since 2018.

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

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

Shartterm leasing of less than one year

(2022: 74 deals) remains important to maintain
vibrancy, trial new concepts, mitigate annual
void costs of £2m and allow time to secure
longer term deals with the best occupier for
agivenunit,

Placemaking not only continues to enliven
space and enhance the experience for
customers and cccupiers, but also contributes
meaningfully inits own right. Our resulting
commercialisationincomeisup13%ona
like-for-like basis. Indeed, as we look forward
to an occupational market with a greater
technological and social media integration
inaurspaces, we are movingfrom a stage

of stabilisation and initial reinvigoraticn

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

maore focused and sophisticated marketing
and advertising, and completing our

planned repurposing.

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

— Woehave re-geared four Apple storgs across
the portfolio, bringing in new concepts, with
afurther twounder discussion

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

— Wehave signed two new Nike concepts into
Rudlring (Rise) and Mindrmim (1 ive)

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

Hammerson plc Annual Report 2022

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

Atthe sametime, we incubated digitally native
brands into white-hoxed and permanent units
acrossthe portfolio, including further openings
for Gym & Coffee in Ireland, LaCogue
Frangaise in our Colab project in France, and
Kick Gametaking permanent space at Bullring.

Commercialisation and placemaking aften
gohandin hand boosting footfall and revenues
for occupiers, and enhancing the customer
experience. Itis worth highlighting in particular:

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

— The Commanwealth Games with events
and pop-ups across the Birmingham Estate
which attracted an estimated television
audience in the hundreds of millions and
footfall averthe 11 weeks of the games
of 1.8m

— QOursupercarweekendin Dundrum
attracting mare than 30% additional footfall

— Les Cabanons des Terrasses during the
summer in Marseille

— OQurusualstellarroster of seasonal outdoar
bars and restaurants

We shifted cur approach tomarketing,

switching agencies and usingaur spendina

more focused and higher-returning manner,
generating asignificant improvementin
impressions and engagement from our
customers, specifically:

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

— Shifting our marketng dway trom geénéaral
brand awareness toleveraging cur datato
target more catchment specific marketing

— Bringing awareness of the local offer at
ourassets

— Woarking with localinfluencers and
celebrities to build and enhance our
brand equity



CHIEF EXECUTIVE’S STATEMENT continued

In terms of the repurposing of department
stores, we successfully completed the
repurpasing of theformer House of Fraser unit
in Dundrum to Brown Thomas and Penneys,
with the backfill of the latter affording the
opportunity to bring Dunnes Stores into
Dundrum forthefirsttime. In the UK, we have
completed the feasibility studies and submitted
a planning application fora major repurposing
of former retail space, predominantly
department store, at New Street Station,
Birmingham, to create anamenity rich
workspace-led proposal, ‘Druny, directly
served by the UK's most connected rail station.

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

In Reading, we have worked with the local
councitto submit aplanning application for the
major regeneration of the eastern quarter of
The Oracle; to demolish absolete department
store space, and develop around 450 rental
apartments alongside renewed landscaping
and commercial uses. At the same time, 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*
extensionin Les 3 Fantaines, with new units
foraselection of majorinternational brands
including Lego, Lacoste, Rituals, Inditex and
H&M. As part of the broader repositioning of
the asset, we brought in aflorist, bakery and
improved restaurant and food options to the
adjacent Rue des Galeries, elevating the tone
ofthisimportant thoroughfare into our asset.
We continue to investigate the potential to
complete a final phase of the redevelopment
and bringin a major new retail ofer.

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

The Ironworks, a 122 unit residential
development, thefirsto®itskind on the
Dundrum Estate and amajaor proof of concept
for the future of the wider Dundrurm Estate.

Toacknowledge the breadth of the
sustainability agenda, we have realigned
ourstrategyto Environmental, Sacial and
Governance. Interms of the Environmental,
ourcommitment to Net Zeroby 2030 is
absolute, and we achieved a 12% reduction
in like-for-like emissions in 2022. Duringthe
year we invested in an independent
assessment of our assets to align to the Paris
agreement. We developed detailed asset-level
plans with a clearly defined pathway to Net
Zero, with an interim stage at 2025, aligned
with the targets for our sustainability-linked
bondissuedin 2021. These plans are fully
costed as part of the Group's annual business
planning process, with total expenditure over
the pericd to 2028 of under £40mon the
currentasset base. During 2022 we alsa
delivered arange of projects from EV charging,
upgraded lighting and property management
systems to PV arrays on our assets.

Tomatch our asset-centric operating model,
we revised our approach to Social with a new
Board-approved strategy that determined that
all sacial value activities would deliver for our
local communities, acknowledging that each
community in which we operate and support
has diverse and specific needs. During the
year, the Group provided assistance to
colleagues inresponse tothe emerging cost of
living crisis. A salary supplement was awarded
toall colleagues on annual salaries of less than
£/E£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
to Marble Arch House aligned with arefresh of
the Group’s values and approach to ways of
working, whichwas well received by colleagues.

Rita-Rose Gagné
Chief Executive
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Interms of Governance, we revised our
structures with the ambition to operatein a
more diligent way, with allelements of ESG
embedded across the business, Acentral part
of this isrecognition that Diversity, Equality and
Inclusion is more than a box ticking exercise,
butratherencourages ways of warking that
foster better decision-making processes
through inclusion and apen dialogue. Valuing
this, itis pleasing to reportthat our senior-
management spansored Affinity Groups
continue to attract broad engagement acrass
the Group. We recognise that evolvingand
improving our Governance structures will
remain afocus forHammerson.

Ourstrategy is to accelerate the development
ofthe land and opportunities we owninthe
centre of some of Europe’s highest growth and
rmost exciting cities, particularly inand around
London, Birmingham, Bristoland Dublin.

Overthelast 12 months, we have further
segrmented our development oppartunities
between those that are integral to our existing
assets such as departrent store repurposing;
those that are complementary to our existing
destinations and the development of which
will benefitthe 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
Birmingham. In addition, we have a broad
pipeline of complementary opportunities;
which are projects adjacent orin close
proximity to our existing assets and which have
potentialtoincrease ourscale and eritical
mass and unlock development returns, as welt
as further halo and diversification effect on the
retained estate.

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

to potentially bring in retevant partners with
secteoral expertise or aligned capital, orto
seek liquidity andfocus on those projects
withthe highestreturns and impacton our
retained estate.




At Dublin Central, we have received further
planning consents, which endorse our
proposals toregenerate thisimportant site
and have begun discussions with potential
operators and occupiers as part of plans to
commence the first phases of development.
We have also cuntinued to work with Iransport
for Ireland to integrate a new metro station
within the site.

At Martineau Galleries, part of the wider
Birmingham Estate, we have continued to
work with Birmingham City Council and the
West Midlands Combined Autharity tofinalise
details forthe schemeand prepare forthe
first phases of demolition and developmant
adjacentto the new Curzon Street HS2 station
and the newtram connections.

At Brent Cross, we are working with the Londan
Borough of Barnet to develop a holistic brief for
long term regeneration, which includes inthe
short term reactivating the surrounding land
for complementary uses that support the asset
and local customer and will integrate with local
infrastructure and the development of Brent
Cross Town.

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

In Bristol, 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 patential uses and
phasing of development on our land holdings,
potentially to inctude residential, student,
office and life science uses alongside
additional customer facing city centre uses.

Turning to our stand alane projects, inthe UK
we signed the s106 agreement for Bishopsgate
Goodsyard, which has allowed us to commence
the next stages of design, enahbling and
marketing for this development working with
nnir partner Rallymore 1o et up tho projact
managementand delivery. In Leeds we are
progressing the master planning process for
ourremaining c.10acres ¢f land and
censidering our next steps.

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

As aresult, we achieved a 17% year-on-year
reduction in gross administration costsin
2022, achieving our initial target of a 15-20%
reduction by 2023.

We have taken further steps including more
ethcient ways of working, increasing speed of
leasing, collections and prompt payments to
our suppliers, and the consolidation of our
property management suppliers in the UK,
which formally started in February 2023, At
the sametime, we continue toimplerment
more integrated, connected, and automated
systems to drive further efficiency.

Necessatily, 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 beenimmunetothe
challenges of navigating hybrid working, the
‘Great Resign’ and pressures from anincrease
incostofliving, and indeed we saw higher
voluntary colleague turnover during the year.
We continue toinvestin and promote key
talent for the future, however, most notably this
yearin leasing, asset management, ESGand
placemaking and marketing, Overall, we are
targeting a further 20% reduction in gross
administration costs by the end of 2024,

We have also made some progress in
simplifying our asset structures. For example,
we were delighted to expand our partnership
in Birmingham with CPPIB, forming anew
50/50joint venture at Bullring in the second
half of the year, following their acquisition of
Nuveen's onethird stake, There is more to do.

Caphed agd e

We have continued to re-align our portfolio
through adisciplined programme of disposals
of non-care assets, re-focusing the Group on
acore portfolio of prime city centre estates,
reducingindebtedness and generating
capital for redewtuyent niu ot dssels

and developments.

Generating total gross proceeds of £195m,
we completed the sale of Victoriafor £120m
and our 50% share of Silverburn for £70m,
plus other non-core land. Net debt reduced by
4%to £1./bn. The Group remains committed
tototal disposal proceeds of c. £500m over
2022 and 2023. Ourtrack record of exccuting
£628m of salesinthe last twoyearsin
challenging conditions and the attractiveness
of our assets gives us contidence we will
deliver this target.
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:
We refinanced £820m of expiring RCFsin late
Aprilintoanew £463mfacilityona 3+1+1
maturity with a smaller group of banks reducing

cost. In December, we redeemed the remaining
€235mofthe 2023 eurchond at par.

In addition, we completed the triennial review
of the defined benefit pension plan and moved
ta afull buy-in basis completed on 9 December
2022 with £nil contribution from the Company,
a £2msurplus, and the reduction of the
£120mHammerson plc guarantee, to £10m.

We remain committed toan IG credit rating.

I am pleased toreport that Fitch reaffirmed
ourratingand revised our outlook to stable in
May, as did Moody's alsawith a stable outlook
in December.

At 31 December 2022, the Group had liquidity
of £1.0bn in the form of 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.

Asevidenced above, a significantamount of
changehas taken place overthe last twoyears,
hutthereismore to do. Delivering that change
whilst progressing our strategic, operational
andfinancial KPls against achallenging
backdropis atestamenttothe strength of the
management team, the Beard and the support
of all ourstakeholders. Tam sincerely grateful.

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

Rita-Rose Gagnhé
Chief Executive
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Market Overview

Hammerson is well placed in affluent
cities with young, fast-growing
populations. These cities are all major
national and international transport
hubs with leading universitiss.
AllHammerson development
locations are expected to see their
GDP grow by £.15% in the next
decade, with London, Dubtinand
Reading set to grow their GDP

by c.20%.

London, Dublin, Bristol, Birmingham
and Southamptonare expectedio
see large population growth by 2032:
London 8%, Dublin 796 and 5% for
Bristol, Birmingham and Southamptaon.

Bristol, Birminghamand
Sauthampton allhave maore than
50% of their population under
34vyearsold, withall our other cities
over 40%.

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

We continue to bengfit from rnajor

infrastructure and inward investment

projects into cities:

— Birmingham: H52

— Marseille: Medusa Project
(superfast datainterconnection)

— Bristol: Brabazon Park
Neighbourhoad

— Dublin: City Edge urban expansion

Allour assets are graded B+ and
above by the investment market. The
Bullring, Dundrum and Les Terrasses
du Port being notabile as A+ centres.

Qurflagship destinations are easily
accessible to 25m people.

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 onthe following trends:

Consumers are increasingly looking for a convenient and frictionless experience as the lines belweenwork, lifeand
leisure become blurred:

— 7% of affice workers anticipate their future being hybrid. Workers are now visiting the office less frequently but
use the space for collaboration and will combine a visit with social activities. When workers docometo the office,
spend is up by 15% vs. pre Covid-19*

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

_ F&Band leisure is becoming a larger part of discretionary spend as people prioritise socialising and experiences
over owning things —accounting for 156 of monthly spend in late 2022:

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

Cffice, reta'\l,rhosp'\talltyand residential formats are all evolving in line with changing consumer demands and
technological innovations:

— Offices are blending with sacial spaces (WeWork, Greenspace), Retailis blending with leisure (Southside),
Hospitality is blending with meeting spaces (Brewdeg), and Residentialis blending with lifestyle & wellness
{Quintain)

— City centres bring together people and the latest technology to create smart, seamiess and more ststainable
environmentse.g. 5Gand HS2

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

— 65% of occupiers say that demand for sustainable buildings has risen since 20210
— Globally, 34% of occupiers have green leases, with afurther 40% planning to sign by 2025¢
_ 64% of consumers are mare likely post-pandemic to choose a brand based on their ethics and sustainability*

— 619% of people consider travel, sustainability and environmentat factors when shopping, and twa thirds of people
are likely to seek local brands®

— 0% of GenZ say using independent shaps and restaurants makes them feel part of their com munity’

By 2020, up to 50% of clothing bought online was beingreturned, costing businesses around £7bn every year®,
As aresult, brands like Zara, Uniglo and Next now allcharge for online returns, unless a customer returnstoastore.

Reobots and drones are set toimprove logistics and operations. The European delivery robot market is estimated
to grow more than 20% CAGR from 202310 2032°.

Leisure spend continues to grow as we move to prioritising physical and mental wellbeing. 59% of peoplein Britain

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

_ Retail enviranments have animportant role to playin the discovery and advice around wellness products
(health, fitness, sleep, appearance, nutrition, mindfulness)

— Thewellness industryis currently growing at c.5-10% p.a. 79% of people believe that wellnessisimportant,
and 42% consider itatop priofity™!

— When purchasing a product or a service 66% of consumers are influenced by how a product or service impacts
their health and wellbeing, more sothan ease and affordability?

— Over40% of consurners feel they become more loyalto brands after attending their events and experiences’”

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

Sources:
L CACI 2 BazaarVoice, * Savills, *Knight Frank, *RICS, * JLL, " The Property Marketing Strategists
SKPMG, ? Yahoo Finance, 12 Mintel, *1McKinsey, ** Global Data, Event Track



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

Assetsin prime locations, with strong ESG credentials will continue
to be 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 meanthat the
spread between prime and secondary yields is likely taincrease,
with secondary assets potentially repricing to levels which become
economical to be upgraded or converted.

Clear long term megatrends around ESG, demographics and
technology should mean investors stay focused

i

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

The French market is expected to remain resilient especially inthe
Paris region. A combination of relative economic stability and a
strong domestic investor base who understand the market well
meansthat France enjoys a stable real-estate market.

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

Digitaltraﬁsformation ofthe property industry--top proptech

trends forthe next year;

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

— ESG practices: sensors to monitor air quality, auto-dim lights,
energy-usage monitering

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

Sources:
JLL, Knight Frank, CBRE

Cabot Circus,
Bristol
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OURBUSINESS MODEL

Our Business Model

[EERSERTS FTats

We crééte'outstanding experiences
in unique city locations.

-

How we create valu
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The value we create for our stakeholders

coupiers
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

Cusiomers

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 employment and events

Create optionality for

our devetopment
opportunities and the H Partners
wider porifolic : We create partnerships with our debtinvestors, suppliers,
De-riski ! : local authorities and communities based on collaboration where
- De-risking . L h -
— Underwriting each partner benefits from the relationship

- Unlocking value

Investors

We aim to generate attractive returns for our investors 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 strategy is focused
on delivering a path to growth, from
repositioning our assets, delivering
exceptional placemaking and unlocking
value by accelerating development.

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

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




@

Reinvigorate
our assets

FAY

Adjusted earnings increased by 60% to £1.05m

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

Treland 98%)

— Sustained footfall recovery to araund 90% of 2019 lovels

Collection rates back to 95%

Leasing highlights:

~— Strongleasing volurmes with 317 deals signed

— £25.4mleasing by value (at our share)

— Improved mixthrough leasingwith 53% of 2022 teases
non-fashion

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

— Secured key occuplers with portfolio 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 conceptinto
Bullring, Reserved at Brent Cross and EL&N at Bullring

— Secured keytenants e.g. 7araat Westquay, H&M at
CabotCircus

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

Redevelopment and repurposing:

— Department store repurpaosing .. Penneys, Brown Thomas
and Dunnesin Dundrum

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

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

— Majorextension of Les 3 Fontaines opened inMarch, 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 iniine with our corporate ESG agenda
e.g. LED lightinstallation at Brent Cross car park, EV charging
inBullring

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

— Trialled ESG innovations toimprove operational and energy
efficiency through buildingimanagement software

— Retained EPRA Gold Standard

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

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

Placemaking:

— Curated new content, working withinfluencers and celebrities
to build brand equity. Launched channels on TikTok and
Snapchat for the first time.

— Elevated events programme e.g. Official provider for
Birmingharm 2022 Commonwealth games, Skate Park
and Jobs Fair at Cabot Circus, Supercar event at Dundrum,
Ice Rink at Westquay
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Shiftfocus from stabilisation and reinvigoration to
placemaking and repurposing

High leasing momentum to further reduce low vacancy
levels, renew key occupiers and bringin new and

relevant brands

Continue to attract and develop new occupiers through
longterm deals and pop-ups

Complete repurpasing of former Debenhams unitin
Buflring with M&S and opening of new leisure offer TOCA
Further leverage SOOK partnership tobring in new brands
Monetising previously non-income generating space
e.g.Garden Centre and Tesla customer collection hubin
Brent Cross

Furtherimprovements to Brent Cross placemakingvia
landscaping projects

Deliver calendar of super events to delight visitars 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 data and innovation
Build on sacial value programme to deliver initiatives
which suppart the local communities in which we aperate
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@

Accelerate
development

®

Create an
agile platform

®

Delivera
sustainable
andresilient
capital structure

— Repurposing:

— Completed feasibility studies and develaped plans for major
repurposing at Grand Central

-— Submitted planning application for the major regeneration of
The Oracle in Reading including 449 rental apartments and
8,700 m? of reconfigured retail, entertainment and workspace

— Construction started an The Ironworks, Dundrum, with 122
homas, co-working space and onsite gym

— Successfutopening of Les 3 Fontaines (Phase I} extension
inMarch 2022

— Land promaotion;

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

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

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

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

Investment in people management, developmentand talent
attraction

Simplified property management supply chaininto consolidation
of suppliers

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

- New asset-centric team structures and authorities, combined

with better use of data and analytics

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

Broughtin new talent, teams, ways of working, with focus on
placemaking and marketing, asset managementand leasing

New Chief People Officer appointedin February
New General Counsel and Company Secretary appointed in May

1T Transformation programme provided foundational support
tobusiness transformation delivery

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

Netdebt 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 outlock improved from negative to stable
inMay 2022

£628mdisposals of non- core assets and French minarity
interesls exchanged or contracted since start of 2021,
strengthening the balance shestwith £195m completedin 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,
refinanced with anew E463m RCF maturing 2025 (3+1+1 year),
resulting in interest cost savings of £0.8m p.a.
Atotalequivalentof £149m RCFs extended by oneyearto anew
maturity date in 2025

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

No significant unsecured maturities until 2025 not covered by
existing cash

Deployed capital into the existing portfolia —repasitioning,

consolidating, accelerating development —to balance earnings
and NTA dilution from disposals

Planning permission to transform Grand Centralinto
‘Drum’, anamenity rich, workplace led proposal, directly
served by the UK's most connected rail station submitted
January 2023

Progress integral opportunities through residential
developments in Reading and The Ironworks in Dundrum

— Bishopsgate Goodsyard progressing design, enabling

works and marketing, working with our partner Ballymore

— Discuss with potential operators and occuplers as part of

plans to commence the first phases of development at
Dublin Central

With planning consent obtained will continue working
closely with all partners to deliver awaorld class
commercial and residential district to enhance the
City centre at Martineau Galleries

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

— Working with the tocal council to develop atlong term

holistic regeneration at Brent Cross which will integrate
with the development of Brent Cross vitlage

Progress master planning process for ¢.10 acres of land
inLeedscily centre

Targeting a further 20% reduction in gross admin costs
by 2024

Drive further efficiencies through supplier consolidation
with more integrated, connected and automated systems

Delver evalutionary 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

— Focusonfurtherinvestmentinretaining and bringingin

new skills and talent
Encourage innovative, fail fast mindset

New Diversity, Inclusion and Engagement manger role
to support the ongoing fucus oncolleagues e.g. through
affinity groups activities and partnerships

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

Start to deploy capitalinto the existing portfolio—
repositicning, consolidating, accelerating development
—tobalance earnings and NTA dilution from disposals

Extend RCFstaanewmaturityin 2026

Retain1G Credit Rating

Following clearance of SIIC abligations, Board anticipates
returningtocash dividendin 2023

Priaritised capital investrment into key high return
development projacts



2020
2021

2022 104.9

T 2021and 2020 figures havs been restated to reflect the IFRIC Decision an Concessions
withfurther information providedin notes 18 and 6 ta the financial staterments,

Calculation as set outin note 10A ta the financial statements.

Total propertyreturnt % @@

-

2020

2021 ERE

2022 0.7 |}

T 2021and 2020 figures have been restated to reflest the IFRIC Decision on Cancessions
with further information provided in notes 1B and & tathe financial staterments,

Caleulated on a monthly time-weighted basis consistent with MSCI rmethodology.

Passingrent £m (D
&y

2020
2021

t 2021and 2020 figures have been restated to reflect the IFRIC Decision on Concessions
with f.rther information provided in notes 18 and 6 to the financial statements. Further
detail can be fourd in Table 2 of the Additional infarmation.

Globalemissions kgCO,s/CommonParts Area (@

2020
2021 i

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

Like-for-like footfall % DG

2020

2021
2022

Adjustedtor newandclosed stores Allthree years use 2019.as base datats exclude
Covid-19 effects.
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Netdehtt £m @

2020 .. L.
2021 o . & B :
2022 1,732.1

T 2021 and 2020 figures have been restated toreflect the IFRIC Decision on Deposits
with further irformation provided in note 16 to the financial staterments and Tables 13
and 14 of the Additional information.

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

(RIololo)

EPRA NTA per share pence

2020

2021 | e ;

Calculationas set outinnote 108 tothe knancial statements,

Leasingactivity £fm (D
2020
2021
2022

income secured across theflagship portfolio, including new lettings and lease renewals,

Voluntary colleague turnover % &)

2020

2021 : ; N

Number cfcolleagues whohave left the business voluntarily, taken as a percentage of the
number of employees attha beginning otthe year.



OUR COLLEAGUES

Our Colleagues

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

Following the holistic organisational review
which took placein 2021, the Group's
structure continued to evelve overthe course
af 2022, embedding the asset-centric
operating model. The priority has beento
simplify the business, enabling colleagues
to focus on twao key objectives:

— 5tabilising the core income stream and
returning it to underlying growth

— Starting to rebuitd value in our existing
portfolio while also creating optionality on
how we unlock the substantial value in our
development pipeline

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

The effects of Covid-19 continued taimpact
the employment landscape as companies
navigated hybrid working, the ‘Great Resign’,
and pressures resulting frarm an increase in the
cost of living, While we were notimmune to
thesechallenges, andindeed saw anincrease
involuntary turnover, the Group was able to
successfully recruit, retain and promote top
talentin keyvalue creation areas, e.g. asset
management, leasing, placemaking and ESG.

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

The operational and financial progress made
in 2022 isunderpinned by theincreased
priority and focus given to effective peaple
management. The stretching targets set by
the Board for 2022 were translated intc afull
cascade of team and personal goals for
individuals. These were manitored durirgthe
yvearwith formal personal reviews undertaken
at both the mid and fullyear. This is reirfarced
through animgroved and expanded intermal
communications rhythm and routine which
engages colleagues in the business strategy
and therole they play in delivering this.

The most successful businesses from both
acolleague and value creation perspective are
those that champion diversity. Ttcan deliver
greatinnovation, a far deeperunderstanding
of custamers, and calleagues developamore
varied range of skills and outlooks as a result.
Continuing on our journay to shape a mare
diverse andinclusive culture at Hammerson
is a priority for both the Group Executive
Committee (GEC) and the Board. We are
committed to accelerating progress in this
importantareaand ourwork overthe past12
months continues toshape our colleague and
DE&I strategy.

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

AGEC memberspansers each Affinity Group
to drive further momentum and action on
matters of importance to our colleagues,
partners and communities.

We continue to welcome and fully consider
allemployment applications irrespective of
gender, race, ethnicity, religion, age, sexual
arientation or disability. Support also exists for
colleagues who become disabled to continue
intheiremployment orto be retrained for other
suitableroles. Training, career development
and promaction opportunities are equally
appliedforall ouremp oyees, regardless

of disability.

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

Proportion of male colleagues who received sanus pay
Propartion of female colleagues who received bonus pay
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In response tothe emerging cost of living
crisis, inlate 2022 the Group provided
assistance to colleagues across the Group on
annual salaries less than £/€60,000 through
the award of a salary supplement. The Group
has also made differentiated pay awards

in March 2023 benefitting thase in lower
salary bands.

The gender representation across the Group
asat31December 2022 was 160 (50.0%)
female (2021:52.3%) and 160 (50.0%) male
(2021:47.7%).

Asat 31 December 2022, gender
representation at senior manager level as
defined inthe Companies Act 2006 (being,
forthis purpose, the GEC excluding Executive
Directors) was 1 (16.7%) female (2021:
20.0%) to 5 {83.3%) male {2021: 80.0%).
Inforrmation relating to the Board’s diversity
and the gender diversity of those at senior
management level and theirdirect reports
as defined by the UK Corporate Governance
Code can befound on page 75.

As an organisation we are clearon our
commitmenttoall aspects of eguality and fair
nay, and reward is a key element of this. For
many years we have undertaken an internal
nay audit to ensure that cur reward practices
arefairtoall colleagues, particularly those
undertaking like-for-like work.

Theresults of our 2022 audit continued to
demaonstrate the fair reward practices in place,
with areduction inour gender pay gap for the
fourth yearinarow. Withregard to our UK
Gender Pay Gap, the table below shows the
latest data. The mean hourly pay has reduced,
demaonstrating progress has been made.
Whilst the downward trendis encouragng,
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 managementroles
overtime.

2020 2027
3577 34.9%
314+ 34.7%
60.0%4 38.6%
4774 50.1%
9014 87.1%
87.3% 91.3%
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Environmental, Social and Governance (ESG)

Corhinn genissions (LFL YWY g

=12%

2021 +11%

Flagshin destinations with NZARS

Yo

2021 0%

Sociatvalue investment

£2.

2024 £2.0in

Benchmarks

GRESE
MSCI
ISS ESG

Sustainalytics I

ESG underpins 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 Zerc by 2030.

Hecoming Met Zere

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

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

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

The NZAPs contain multiple projects ateach
asset overthe period to 2028. Each project
has a specific forecast emissions reduction
and the totalimplementation costis c.£40m,
aproportion of which will be funded from
sarvice charges. Alsowith a viewto the future
we revised our leasing policy, development
atandards and tenant fit out guides. These
governance changes ensure both us and our
tenants are continuously challenged to de
better than before ta drive down emissions.

Net Zero Pathway Hierarchy

Improve controls and invest
inenergy efficiency

Onsite renewables

Offsite
renewables

Understanding minterialimpacts

In 2022 we undertook our three-yaarly
rmateriality review, engaging with debt and
equity investors, and also key brand and joint
venture partners. OurSLB target of a 50%
reduction in Scope 3 GHG emissions has been
welcomed by stakeholders who have
increasing expectations on this topic. We have
identified opportunities with a number of key
brand partners to collaborate toreduce these
emissions and hope to drive positive change
across the sector through ourinitiatives.

We participate in all benchmarks identified

by our stakehalders as key to their decision
making and continue to evolve our approach
toreporting, with adrivefortransparency
when providinginformationto all stakeholders.
We rank as one of the top property companies
inISSESGwithascoreof C+.In2022, we
maintained our AA rating from MSCI and low
risk rating by Sustainalytics. After maintaining
GRESB 4 starsforanumber of years, we were
disappointed to see ourscare drop to 3 stars.
On review, this was in the most part driven by
shortcomings in our submission. We have
madeanumber of changes to address this
issue and are therefore targeting areturn io
adstarrankingthis year.

Manazing climaterisk

We continue to stay focused onidentifying and
responding to both the risks and opportunities
that climate change presents, Inresponse to
ourclimate risk work, ESG responsibilities
have been takenfurtherinto all areas of the
business, with reparting now linked inta our
assetmanagement, leasing, insights,
placemzking and marketing teams. We are
alsoexploring internal carbon pricing as a way
to both drive down the carbon attached to our
developments and to direct funding into
carbon and cnorgy reguction activitio.

Deliveding socialvatun

Alongside carbon reduction, delivering social
value is our second key ESG strategic goal.
Ourapproach hereis also asset, and therefore,
community centric. We aimto respond to

local needs and build relationships at both a
national and loca! level ta achieve our material
social ohjectives of:

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

— Encouraging and supporting local
investment and enterprise



ESG continued

Carbon emissions (Scope % and 2}

2019
2020
2021
2022

Gtubal emissionsintensity, kglo e/’

37.

2023:40.0

Operadionntwastie recycted

U R S

Water consumiption (LFL Yo¥ changs)

+30%

20020 +8%

Yot UK portfeliowith Fand GEPC ratings

2%

2024:12%,

Reducing carbon emissions

In 2022 we continued toreduce cur carbon
emissions, which for Scapa 1 and 2 emissions
on a proportionally consalidated basis, were
8,0701C0, e, a 12% reduction on a like-for-like
portfolio basis. Our GHG emissions, shown
onthe next page and calculated ona 100%
basis, including Scope 3 emissions, were
15,6421C0,e (2021: 18,195tC0.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 fotus on energy radue
Recognising that energy use is our greatest
operationalimpact, we have renewed our
focus onenergy reduction. This allows us to
better engage those cperating cur assets
tobe as efficient as possible and support the
delivery of energy saving initiatives. This
approach alsoensures we are seeing a true
reduction inimpacts, and not just reflecting
reductions made from grid decarbonisation.

e
RS

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

MatZero Assel Plane (HZAPS)

In 2022 we undertock a deep dive inta how
olr Net Zero ambitions could be delivered on
an asset by asset basis. We have developed
NZAPs farall ourflagship assets. Thesefactor
inthe lifecycle 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
landscapeis changing and how we can best
respond. For example, our Dundrum Town
Centre plan identifies and addresses needs
as per the incorming EU taxonomy regulations,
andin France we are able to ensure our assets
can meet more demanding energy legislation.

Tackling Scape 3emissions

Our materiality review demonstrated a
significant increase in expectations around
Scope 3 emissions and the need for solid plans
toreduce these. Ourstakeholders have also
highlighted the need for industry leaders to
build solid examples of how totackle these
emissions. Through our stretching Scope 3
SLB 50% reduction target we have already
shown cur commitment to driving down our
emissions. In 2022 we launched anengagement
campalign to reach out to our key brand
partners to collaborate to tackle Scope 3
emissians such as travel to our destinations
and tenant sourced/managed goods.

feducingwatsr andwasie impacts

We remain committed to reducing our
water use and diverting waste from landfill.
For 2022 weincreased ourrecyclingto 70%
of operational waste while our water
consumption rose by 30%, largely dueto
increased footfall across the portfolio. We
continue toimprove our ability to manitor
water use andimplement projects toreduce
usage, and during 2022 we installed smart
flow metering at Dundrum Town Centre. We
established a new waste contract with Mitie,
with aview to revising our national waste
strategyin 2023, particularly concerning the
management of food waste at our assets.

Progressive development standards

As part of our revised ESG strategy we updated
aurdevelopmentstandards to ensure they
coverallthree ESG pillars. We have also

begun o explore internal carbon pricing as
amechanism fordriving down emissions at
our developments and as a way to ring-fence
fund’'ng for carbon reduction projects.
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OUR REPORTING

Basis of reporting — Mandatory Greenhouse Gas data

Voluntary non-financial data

Qut E3Greputling cumplies will buth GRI
Core Standards and the EPRA Sustainability
Best Practice Reparting Gold Standard. Key
metrics reported under these standards are

Standards Caleulated and recorded in accordance with the Greenhouse Gas
{GHG) Protacol and ISO 14064, this guidance codities using both
market and location-based methods for Scope 2 accounting

included in our non-financial disclosuresinour Baseline year ) 2019 )

separate 2022 ESG Re’por‘rand Databook Boundary summary All assets and facilities under Hammerson's direct operaticnal
avajlable onthe Group’s WEb?-‘Te control are included, where we have authority to introduce and
www hammerson.com. Section 1 of the implement operating policies; this includes properties held with
Databook contains our basis of reporting. The third-parties where both Hammerson and partner approvalis
2022 ESGreport also discusses our approach required. We have reported 100% of GHG emissions data forthese
to ESG, our performance, and shares examples assets. The reporting excludes the Value Retail portfolio where we
of our delivery model during the year. donat have authority ta introduce ar implement operating policies
Mandatory Greenhouse Gas data Consistency with financial Consistency and reporting period are as set out above

In line with requirements set outinthe statements

Companies Act 2006 (Strategic Reportand - : ’ :

Directors’ Report) Regulations 2013, and in Emissions factor datasource 2022 DEFRAGHG Canversion Factors for Company Reportingand

reporting sourcesincluding, butnot limited to, International Energy

accordance with the Streamlined Energy and
Agencyand Equans

Carbon Reporting (SECR}, this statement
reports the Company’s GHG emissions for
2022, including the previous year’s data to
provide a year-on-year comparison. Our GHG

Assessment methodotogy GHG Protocal and ISO 14064 {2006)

Materiality threshold Selected activities generating emissions of <5% relative to total

f?nme:iscEZTrserggr?;géepaerr:ailcsc:g}rz:ircﬂeemﬁr:he Graup emissions have been excluded. This principally relates to
. ' . : i h rission mad immaterial
the DEFRA Environmental Reporting Guidance. ) . . Scope 3 Fategorles W Ereemissio _s aredee _edl atena
Intensity ratio Denaminator is commaon parts area of 412,579m? (2021:
455,067m?)
Emissions disaggregated by country (tCO,e) o 2021

o Global

int intensity

Seereoe U¥ Franco brstad kel o/ UK France  Ireland Global  kgCl,efm?)
TotalGHG_el_‘nissions tonnes (market based) 3908 2,352 935 RARE 17.2 5,029 3,458 348 8,835 19.4
Total GHG emissions tonnes 16,487 2,353 2,802 156842 379 11,862 3,367 2,966 18195 400
a. Stationary operations 24442 502 188 3132 7.8 2,317 872 247 3,436 7.6
b. Mobile combustion 3 25 - 30 3.3 - 3 - 3 -
. Fugitive sources N o 3 - - 73 0.2 854 - - 854 1.9
Total 2,520 2% 188 Z.333 7.9 3171 875 247 4,293 3.5
a. Electnicity (market based) 255 623 2,052 4.9 1,076 1,132 13 2,221 .

a. Electricity 6,873 2,490 10,497 5.4 7,909 1,041 2,631 11,581 25.5
b. Steam - - - - - - - - -
2. Heating 227 277 - 304 1.2 257 1,274 - 1,531 33
d. Cooling ki 247 239 a7 49 49 - 98 0.2
Total {(market based) 56l 0B e S o ¢4 1,382 2,455 13 3,850 8.4
Total 7AE 1 FA0G 44,2580 273 8215 2364 2631 13,210 29.0
Business travel G4 43 21 2 66 0.1
Waste 1.4 369 78 64 511 1.1
Water 0.4 64 29 22 115 0.3
Total 2.7 476 128 88 692 1.5

SECREnergyconsumption(MWh) = 22,406 32,701 10,257 95364
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Social value invesiment

2019
2020
2021
2022

Charities, organisations and groups that
Henefittert from the Group'sdirect and
indirect contribiutions

Minnber of individuals sngaged in Group
organisad or supported activities

8,641

22T 22,283

Chavitable cash donations (£400°s)

Material socialimpacts
We focus our social value wark on four
key areas:

— Employment and skills

— Healthandwelibeing

— Dewelopingyoung people

— Localinvestment and enterprise

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

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

Charby partnerships and donations

We remain committed to charitable activity,
suppaorting 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 respondto needs ata
locallevel. Intotal, during the year we donated
£107,000(2021:£129,000).

Inthe UK, we have a continuous corporate
charity partnership with LandAid, the property
industry charity working to end youth
homelessness. Throughaout the year,
colleagues have supported a number of
fundraising events for the charity including the
LandAid 10k run, Tourde LandAid and a Sisep
Qutrais'ng over £6,000. Our employee charity
partnership with The Outward Bound Trust has
continued with five colleagues volunteeringa
week tosupportthe Ambassador Programme.
This pregrammeis far young people from
deprived urban environments across the UK
toincrease their skills, confidence and
aspirations. Overone week, our colleagues
acted as positive role models ‘or young people,
helpingthe groupbond as ateam, identifying
strengths anc weaknessesin orderto
overcome aseries of mental and prysical
challenges in the remote Scottish Highland's.

Across the UK, Ireland a~d France, our asset
charity bursaries continue to provide valeable
financialsupport to charities operating inthe
communities adjacentto cur destinations. In
addition ta receiving a cash donation, our asse*
teams collabaorate with the selected charities
to maximise the partnership through co'league
volunteering, fundraising, providing unit, malt
and advertising space.
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Helping cuy colleagues support the

{ocal community

We continue to deliver arange of innovative
volunteering opportunities that positively
angage and benefit local communities, whilst
providing supplementary benefits to both
colleagues and the Group. During 2022,128
colleagues across the Group volunteered with
arange of charities, groups and organisations
throughout the yeario supportsome of the
rost disadvantaged members and droups

of society.

Through collaboration with Opening Doors
llondan, a LGBTQ+ charity, colleagues
organised and hosted at our London head
office a lunch event for socially isolated
older members of the LGBTQ+ community.
InIreland, our colleagues volunteered with
Sanas, adomestic violence support charity
totransform external areas atawomen’s
refuge into a welcoming environment.

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

further information on colleagues is in the
OurColleagues section an page 24.
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ESG continued

E

Managing climate risk

Our climate risk approach has been guided by
the TCFD recommendations since 2018,
reparting publiciyin line with them since 2020.
In 2021 we built on our approach with climate
scenariowork that helped us ta identify 12 key
risks and 13 key opportunities far our business.
We alsoinvested in bespoke training for our
Executive and Non-Executive Directors, ensuring
those leading our business both understand
therisks and opportunities presented by
climate change and are able torespondto
climate-related disclosure requirements.

Inthe first half of 2022 wereassessed the

key climate-related risks and opportunities
identifiedin 2021, using our revised impact/
ltkelihood matrix. We focused on climate
scenarios 1 and 2 of the three modelled
climate scenarios and identified existing
mitigations or planned actions forthose risks.
Four new actions have been plannad because
of ourrecentrisk 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 portfolioto ensure bestin
class ESG operations

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

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

wWe plan to review the risks twice ayear in line
with our Group nsk methodology with the
output presentedtothe Audit Committee.

feguirement Fiog ess
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Assetspecific planning

Cur histaric work towards reducing ourenargy
use and carbon footprint, with investments in
onsite renewables and energy-efficient
technologies, has positioned our assets well in
terms of responding to net zero transition risks
identified. We have delivered a 31% reduction
in the energy intensity for our portfolio on
alike-for-like asset basisin 2022 compared
to2019.

In 2022 wefocused further on the application
of our approach at an asset level, undertaking
an audit of each asset to identify historicand
current performance, oppartunities forenergy
reductions and onsite renewables. The
findings of our earlier physical climate risk
assessments were also taken into account,
although these confirmed our portfolio to have
alow exposure, a view supported by our low
risk Sustainalytics rating. We identified three
different scenarios for each asset, aligned with
CRREM pathways, and selected the most
impactfulinterventions todetermine a
decarbonisation pathwayfor each. These
findings informed our new flagship destination
NZAPs and the transition actions identified
above will helpembed the outputs of thase
across our opoerations.

The designteamsworking on our
development opportunities are targeting net
zerp carbon, looking closely at embodiad
carbon and adopting Passivhaus principles

in all theirwork. Our design standards were
reviewedin 2022, and we continue to strive
for BREEAM Excellent, We will continue to
increasethe challenges we setourselves as
our knowledge and material options broaden.
Alive examplein this areais at The Ironworks
projectat Dundrum Town Centre which isane
of the first Irish residential schemes to have

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

Onir response to Task Farce on Climate-
Related Financial Disclosures

We have considered our ‘comply orexplain’
abligation under the UK’s Financial Conduct
Authority's (FCA) Listing Rules, and confirm
that we have made disclosures consistent with
the TCFD recommended disclosures. We will
continue to refine our approach in line with the
FCA's requirements.

Inourassessment of the risks underthe
TCFD reguirements, we did not identify any
materia! financialimpacts on the Group's 2022
financial statements, We will continue to
review the risks for new impacts each year
as part of our standard ESG governance.

The Board can therefore confirm thatit has
consideredthe relevance of climate and
transition risks associated with the transition
to netzeroas part of the preparation of the
AnnualReport 2022.

The table below provides an overview of
headline points in response to the TCFD
recommendations and provides links to
further information inthe Annual Report 2022
andalso inour separate 2022 ESG Report and
Databookwhich is available on the Group’s
website www.hammerson.com.

Further intarmation

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

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

delivering the strategy.

2 Describe management’srolein
assessing and managing
climate-related risks and
opportunities.

The delivery of ESG intiatives and the monitoring of risks and targets is
undertaken by the GEC. Thereis also ESGrepresentation on the Group
Management Committee and the Group Investment Committee to

ensure that ESG is embedded across the Group’s activities.

Risks and Uncertainties (page 50)
Caorporate 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

Inline with our Group risk methodology, climate risks and opportunities,
including transition risks, are reviewed by the Audit Cammittes twice
ayear. The reviews inform our transition plans at both a Group and

asset level.
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Furtherinforimation

3

Describe the climate-related
risks and opportunities the
organisation hasidentified
overthe short, medium and
longterm.

Describe the impact of
climate-relatedrisks and
opportunities onthe
organisation’s businesses,
strategy and financial planning.

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

The Group performed a detailed review in 20271 to assess and plan for
climate change risks and identified 12 key risks and 13 key opportunities.
These were across three key areas: the identification of specific physical
and transition risks; a physical risk deep dive; and a stranding risk
assessment. These were reassessedin 2022.

Acommitment to mitigate or manage climate risks which threaten
strategic objectives underpins the Group’s strategy. Following our warkin
2021 toidentify risks and opportunities, in 2022 we enhanced our focus
on climaterisks and the application of the energy hierarchy across our
assets to ensure we minimise energy use, our greatest carbon impact.
Qur half-yearly review of climate risks and opportunities willinform
continuous review of our Group level and asset level transition plans.

The Group has reviewed its climate risk for three separate scenarios:
1.59C, 2°C and 4°C increase, the first two of which are relevant to TCFD.
For the first scenario (Steady Path to Sustainability), risks are assessed
as materialising steadily through the 2020s with a generally slow onset,
such thatthe Group can adapt its strategy accordingly. For the second
scenario {Late Policy Action), risks are assessed as crystallising in quick
successionin the early tomid-2030s. Almost atl the risks have a higher
impact and likelihood under this scenario,

ESG Report {(page 30)

Section 1 of our 2022 ESG Report

ESG Report {(page 30)
Risks and Uncertainties (page 54)

Non-financial Information Statement

{page 62}

Section 1 of our 2022 ESG Report

Section 1 of our 2022 ESG Report

Full ctirmate change scenarioreport
available onrequest

Risks and Uncertainties {page 50} 7
Audit Committee Report (page 77)

The Group has an overall risk management framework for all
operational, financial, reputational and regulatory risks, which allows
the Board toidentify, assess and manage the Group’s key risks including
climate-related risks. Short, medium and long term risks are also

6 Dééc ribe the organisation’s
processes foridentifying and

assessing climate-relatedrisks.
Section 1 of our 2022 ESG Report

7 Describethe organisation’s The GEC and Board, supported by the Audit Committee, have oversight  Risks and Uncertainties {page 50)
process for managing ofthe 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 Describehow processesfor Our climate-related risks are fed into the Group’s Risk Framewark, 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 structure for clirnate-related risks.
risks are integratedinto Section 1 of our 2022 ESG Report
the organisation’s overall
risk managemant,

9 Disclosethe metricsused The Group uses arange of metricsto assess exposure to short term ESG Review (pages 25-27)
by g uiganisabun lu dassess chimate retated risks and opportuniticainciuding cnergy consumption
climate-related risks and and Scope 1, 2 and 3 carbonemissionsin line with market practice. Sections Land 2 ofour 2022
opportunitiesin line 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 Scopel, Scope 2, We report extensively on our Scape 1, 2 and 3 emissions andtoprovide  ESG Review {pages 25—27)
and if appropriate, Scope 3 greater prominence we have incorporated the GHG emissions table
greenhouse gas (GHG) within the ESG section of this Annual Report 2022, Section 2 of our 2022 ESG Report
emissions, and the and supporting Databiook
related risks.

11 Describe the targets used by We are targeting to be Net Zero by 2030 and have emissions targets in Directors’ Remuneration Report

the organisationto manage
climate-related risks and
opportunities and performance
againsttargets.

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

our 2021 sustainability-linked bond. At a Group level we also set annual
targets which are underpinned byindividual asset level targets. The
Group level targetisincluded in the Group's annual incentive plan.

(page 83)

Note 18 tothe financial statements

{page 167}

Section 1 of our 2022 ESG Report



OUR STAKEHOLDERS

Our Stakeholders

Occupiers

Customers

Colleagues

Communities

Partners

Investors

We create a platform that fosters success for adiverse and
evolving mix of accupiers to deliver unrivalled customer
experiences and thrive.

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

QOurcolleagues are fundamentalto achieve our strategic
goals. We support our peopte and empower our operations
teams to deliver best-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 partnerwith a wide range
of partners that enable us to deliver our strategy.

We have a broad range of institutional investors and private
shareholders. We actively engage with them throughout
the year and undertake regular communication to ensure
they understand the performanca of the business.
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Shared commercial objectives; attracting
consumers

Vibrantand well-operated destinations
ESG
Occupancy cost

Vibrant destinations with engaging occupier
mix

Future winning brands

Continuous improvementto enhance
consumer engagement and experience

ESG

Strategy
Colleague engagement

— Reward

Diversity, equality and inclusion
Training and development
Health and wellbeing

ESG

High performance

Measurable positive impact in socio-
economicissues relevant to the communities
inwhich we operate

ESG
Community projects focus on four areas:
~— Employment and skills

— Localinvestmentand enterprise

— Developing young people

— Healthand wellbeing

Current and future financial performance
Operational excellence

Corporate governance

Innovation

Consumer trends and insight

ESG

Currentand future financial performance

— Strategy
— Corporate governance

ESG

Regular and transparent communication
andreporting
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Ourdedicated leasing team has a leasing strategy for each asset, underpinnad by the Group’s strategic objectives

We hold regular executive management meetings with our occupiers

The Board receives reports from the senior managementteam on the performance of our occupiers, which are discussed atits meetings

We have atargeted programme of engagement for future occupiers and partners

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

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

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

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

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

The Colleague Forum was establishad 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, LGRTQ+, Women's and Wellbeing. These groups
drive our diversity, equality and inclusion calendar of colleague engagement activations.

Our comprehensive programme for new joiners includes an online training programme

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

Ourlocal community impacts are positive, and our husiness activities attract significant additional investment into localeconomies
We estahlish a clear placemaking strategy for each asset, that reflects the needs of our local communities, delivered through our asset
rmanagement programme

We set community engagement plans that address issues identified as relevant 1o local communities

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

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

OurESG group considers donations to suitable charities in line with our four focus areas, including charities locat toour assets,
complementing oursustainability goals

We hold quarterly joint venture board meetings to approve asset business plans annually, setting parameters for the next year and over
the longerterm
Adhovmeetngs with partners are organised to highlight key areas of focus, including ESG, customer experience and innovation

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

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

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

The AGM provides the opportunity to engage with shareholders and allows all shareholders to attend and vote on resolutians. 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 Serip Dividend Alternative and to cancel the
Company's capital redemption reserve,



OUR STAKEHOLDERS continuad

We seek to delivervalueforall cur
stakeholders. The Board is also aware that its
actions and decisions impact our stakehctders
including the communities in which we
operate. Effective engagement with
stakeholdersis importanttothe Board as it
strengthens the business and helps to deliver
a positive result for all our stakeholder groups.

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

to take into consideration the interests of
stakeholders and include a statement setting
out the way inwhich 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 consider them during deliberations
and as part of the decision-rmaking process.
It reviews the long-term consequences of
decisions on each stakeholder group by
ensuring thatthe Graup builds and nurtures
strong working relationships with aur
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 averseeing the work undertaken by
managementto maintain and seektoenhance
these relationships. The Board receives
detailed reports and when relevant these
include assessments of the impactofa
proposal or project on stakeholders, and if
required, the Directors receive appropriate
input from the senior managementteam.

The Directors of the Company have actedin
awaythat they considered, in good faith, to be
most likely to promaote the success of the
Company for the benefit of its membersasa
whole and, in doing so, had regard, amongst
other matters, to those matters setoutin
section 172{1)(a) to (f) of the Companigs Act
2006, being:
— Thelikely consequences of any decisionin
thelongterm

— Theinterests of the Company’s colleagues

— Theneed tofosterthe Company’s business
relationships with partners, consurrers
andothers

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

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

— Theneed toactfairly as between members
of the Company

The Board has identified its key stakeholders
as heingits: occupiers; customers; colleagues;
communities; partners; and investors. Building
and nurturing these relaticnships based or
professionalism, fair dealing and integrity is
criticalto our success.

Ourextensive engagement efforts help to
ensurethat the Board can understand,
consider and balance broad stakeholder
interests when making decisions to deliver
long-term sustainable success.

While the Board will engage directly with
stakeholders on certain issues, stakehalder
engagement will often take place atan
operational levelwith the Board receiving
regularupdates on stakeholder views from
the Executive Directors and the senior
managementteam, Directorsreceivea
briefing regarding their duties under s172(1).
Board papers for al. key decisions are required
toinclude aspecific section reviewing the
impactof the proposal onrelevant stakeholder
groups aswell as others172(1) considerations.
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The Board is responsible for establishing and
overseaing the Company's values, strategy
and purpose, all of which centre around the
interests of key stakeholders and other factors
section outin s172(1). The Directors remain
conscious that their decisions and actions
have an impacton stakeholders, including
occuplers, customers, colleagues,
communities, partners, andinvestors, and
they have had regard tostakeholder
considerations and atherfactors ins172(1)
during the year.

Whilst 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 to its duty toactin away
thatit considers would be most likely to
promote the success of the Company for the
benefit of its members as a whole, having
regard to the balance of factors setoutin
s172{1). Considerations relatingto s172(1)
factors are an important part of governance
processes and decision-making both at Board
and management level, and more widely
throughoutthe Company. Necessarily ina
large group, some decisions are taken by
management. These decisions are taken
within parameters set by the Board and there
isarobust framework that ensures angoing
oversight and monitoring.



FINANCIAL REVIEW

Financial
Review

Overthe last two years, the Group has made
significant financial progress in re-basingits
gross rentalincome, reducing costsand in
strengthening the balance sheet.

IFRS reported losses decreasedto £164m
comparedwithalossof £429min 2021,
predominantly duetothe impact of market-
wide yield and ERV expansion cn property
valuations, reflecting higher base interest
ratesinthe second half.

Adjusted earnings for the year ended

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

model and from automation and digjtalisation.

We also reduced finance costs as aresult of
the continued deleveraging of the balance
sheet, and we saw animproved recavery from
Value Retail.

EPRANTAwas £2,634m at 31 December
2022, adecline of 7% year-an-year
(2021:£2,840m}, and EPRANTA per
share was 53p (2021:64p).

Himanshu Raja
Chief Financial Officer

Net debt reduced by 4% to £1,732m at
31 December 2022 (2021:£1,799m)
benefittingfrom £166m of cash generated

from operations and gross disposal proceeds

of £195m bringing total disposals since the
beginningof 2021t0 £628m. These were

partially offset by capital expenditure of £76m

and adverse foreign exchange movements
of £131m.

Headline LTV was 39% and LTV on afully
proportional consolidation basis was 47%.
Ournetdebt: EBITDA improved to 10.4x
from 13.4x%in 2021. The Group has ample
liguidityin cash and undrawn committed
facilitiesof c. £1bn.

During the year, Moody’s and Fitch's senior
unsecured investment grade credit ratings
were re-affirmed as Baa3 and BBB+,
respectively and outlooks from both rating
agencies were changed from negative to

stable reflacting the significant improvements

inthe business, debtreduction and the
recoveryfrom the Covid-19 pandemic.
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FINANCIAL REVIEW continued

i

The Group's property portfolio comoprises
properties that are either wholly owned ar
co-owned with third parties.

Whilst the Group prepares its financial
statements underIFRS (the ‘Reported Group’),
the Group evaluates the perfarmance of its
portfoliofor internal management reporting
by aggregating its wholly owned businesses
together with its share of joint ventures and
assaciates which are under the Group’s
management {'Share of Property interests’)
on aproportionally consolidated basis, line by
line, including, where applicable, discontinued
operations {in total described as the Group's
‘Managed portfolio’).

Boththe IFRS and Management reporting
bases are presented in the tinancial
statermnents.

Management reporting
Managed portfolia
_Value Retail
IFRS
Managed portfolio:
— Reported Group

—Share of Property interests

— Discontinued operations*
Value Retail

—Held as an associate

The Group's investment in Value Retailis

not proportionally consolidated becauseit

is not under the Group's management, is
independently financed and has differing
operaiing metrics to the Group’s managed
portfolio. Accordingly, it is accountedfor
separately as share of results of associates as
reported under IFRS and is also excluded from
the Group’s graportionally consolidated key
metrics such as net debt or like-for-like net
rentalincame growth.

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

Comprising propertieswhichare

— Wholly owned and Share of Property interests

— Whaolly owned

— Jointly owned

— Heldin jointventures
—Heldin associates

— UK retail parks portfolio
— Held as an associate

Hammerson plc AnnualRepart 2022

Following the full impairment of our sharein
theHighcross joint venture as at 31 December
2021,the Group has ceased to recoghise the
results of this joint venture in the income
staterment, however, the Group’s share of

its assets and liabilities continue to be
incorporated in note 13 to the financial
statermnents. Since the yearend, it was agreed
that it was in the best interests of the lenders
inthe longartermtoappoint areceiver to
administer the asset far the benefitof the
creditors. Accordingly, owing to control being
inthe hands of the receiver, going forward,
Highcross will cease to be incorporated into
the Group’s financial statements.

Accountingtreatment

Proportionally consolidated

Single line — results/finvestment in ass\cEiates

Fully consolidated

Consolidation of Group's share
Singleline—results/investment injoint ventures
Single line —results/investment in associates
Single line — discontinued operations

Single ling — resultsfinvestment in associates

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



Duringthe year, tha following agenda decisions

wereissued which have been considered
asfollows:

— InAprii2022,theIFRICissued an agenda

The Group uses a number of APMs, being
financial measures not specified under IFRS,
to monitor the performance of the business.
Many of these measures are based onthe
EPRA Best Practice Recommendations (BPR)
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For 2022, adjusting items additionaltc EPRA
adjusting items comprised:
— Exclusionofachargeof £5.1m

(2021:£8.6m) in respect of business
transformation as the Group continues its
implementation of strategic changr and

decision inrespect of the presentation of
‘Demand deposits with restrictions on use
arising from a contract with athird party’
(‘the IFRIC Decision on Depaosits’) with
furtherinformation providedin note 1B
tothe financial statements. The impact

is tachange the classification of certain
amounts held 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 eguivalents.

The effects of the restatement are set out
in note 16 to the financial statements.

InQctober 2022, the IFRIC issued an
agendadecision in respect of ‘Lessor
forgiveness of lease payments (IFRS 9 and
IFRS 16)' {('the IFRIC Decisionon
Concessions”). This concluded that losses
incurred on granting retrospective rent
concessions should be charged tothe
income statement on the date that the legal
rights toincome are conceded {i.e.
immediate recognitioninfull). Historically,
the Group's treatment of such concessions,
which arose as aresult of the Covid-19
pandemic, was to recognise these as tease
modifications such that the impact was
initially held on the balance sheet and then
spread forward into the income statement
overthe lease term or periodtofirst break,
Theimpactisthat 2021 figures have been
restated whereby Reported Group revenue,
gross rentalincome, net rentalincome and
revaluation losses are affected although
operating profit and inccme statement
figures below are unaffected The equivalent
Adjusted figures are alsc affected including
those down to Adjusted earnings. Amaore
detailed analysis of the effects is set outin
note 6 to the financial statements.

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

reporting framework which aims to Impraove
the transparency, comparability and relevance
of the published results of listed European real
estate companies. Detalls onthe EPRABPR
can be found onwww.epra.comandthe Group's
key EPRA metrics are shown in Table 1 of the
Additionalinformation.

camprises mainly non-capitalisable costs
associated with digital transformaticn as
well as severance costs following the
regrganisation which occurred mainly
inthe second half of 2021.

— Acreditof £2.4m (2021 :creditof £8.1m)
to reverse expected credit losses charged
tothe income statement but where the
related income is deferred on the balance
sheet such that the exclusion of this
rermnoves the distortive mismatch
thiscauses.

— Income of £1.6m from assets held for
sale which relates tothe Group's 50%
jointventure investment in Silverburn
soldin March 2022, The IFRS and EPRA
accounting treatment is to offset the
operating income until disposal against the
loss on sale, therefore it is excluded from
Adjusted earnings. As aresult we have
added the income back in order to reflect
the fact that the property remained under
the Group's joint ownershipand
managerment up until completion of the
disposal and is considered to stitl be part
of underlying earnings.

We presentthe Group'sresults onan IFRS basis
but also on an EPRA, Headline and Adjusted
basis as explained in note 1B to thefinancial
statements. The Adjusted basis enables us

to manitor the undertying operations of the
business on a proportionally consolidated
basis as described in the basis of preparation
and excludes capital and non-recurringitems
such as revaluation movements, gains or
losses onthe disposal of properties or
investments, as well as otheritems which the
Directors and management do not consider
tobe part of the day-to-day operations of the
husiness. Such excluded items are inthe main
reflective of those excluded for EPRA earnings,
but additionally exclude certain cash and
non-cash iterns 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 tofacilitate a fuller understanding of
performance from period to period. These
iterns, together with EPRA and Headline
adjustments are set cutin more detailin

note 10A tothe financial statements.
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FINANCIALREVIEW continued

ﬁeportéci Group
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The Group’s IFRS reported loss was £164.2m (2021: £429.1m loss). The most significant elements of the reduction were reduced vatuation
losses of £82.7m (2021 £169.6m), where the key factors influencing this were the market driven vield shift in the second half of the year of £68m,
areductionin the share of losses in joint ventures to £41.5m (2021 losses of £171.3m) where again aredused valuation deficit of £138.3m
(2021: £274.5m) was a key contributor and an adverse swing in the Group’s share of Value Retall of £25.3m again driven by valuation losses.

Proportionally consolidated

The Group evaluates the performance of its portfolio forinternal management reporting by aggregating its wholly owned businesses together with
its share of joint ventures and associates which are underthe Group’s management {'Share of Property interests”) on a proportionally consclidated
basis, line by line, including, where applicable, discontinued operations. A detailed reconciliation from Reparted Group to the proportionally

consolidated basis is set outin note 2 to the financial statements and a summary recanciling to Adjusted earnings 1s set out below:

2022 ) 2021
_ a o Proportionally cons_gl[dated i Proporrﬂpilw c_;_c_)_n__s_o_t_i_dated_
Refore Befare

adjustments Adjustments Adjusted acjustmerts  Adjustmierts Adjusted

Summaryincome statement £m £m £m £m £m m
Netrentalincome t 177.2 (24) 174.8 182.5 81 174.4
Netadministration expenses B {47.9) 51 42.8) {60.0 8.6 (51.4)
Profit from operating activities T 129.3 27 132.0 1225 a.b 123.0
Revaluation losses—Managed portfolio T {221.0) 221.0 - 444.1) 4441 -
Disposals and assets held forsale 1.0 1.0 - 10.3) 10.3 -
Fair value changes and ather impairments (0.1 01 - (0.3) 63 -
Othernet(losses)/gains (1.1) 1.1 - (10.6) 10.6 -
Jointventureimpairment - - - (11.5) 11.5 -
Share of results of associates (Value Retail) o {5.3) 32,7 27.4 200 (4.1) 159
Operating {loss)/profit 1 (98.1) 257.5 159.4 323.7) 462.6 1389
Net finance costs (65.6) 11.6 (54.0) (103.6) 318 (71.8)
Taxcharge ) (0.5) - (0.5) a8 0z (1.6
(Loss)/profit for the period T {164.2) 269.1 104.9 (429.1) 494 .6 65.5
Reported Adjusted Reported Adjusted

{Lass)/earnings per share ) “pence pence pence .. pence

Basic b 3.3)p 8.p

Adjusted T b 2.1p i.3p

T 2021 fHgyres have beenrestated to reflect the IFRIC Decisionon Concessions with further information provided innotes 1B and 6 to the financial statements.
a Proportionally cansclidated figures are set out in more detailin note 2 and adjustments are descrbed in maore detailin note L0Atothe financial statements.

b Inadditiontothe IFRIC Decision on Concessions, comparative figures for 2021 have also been restated to take account of the bonus element of scrip dividends
as explained further in note 118 to the financial statements. Freviously reported figures were: Regorted Group: (3.8)p; Adjusted: 1.8p.



The table below bridges Adjusted earnings between the two periods.
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* Adjusted

earnings

£m

31 December 2021 Tm 65.5

Increasein netrental income excluding disposals 20.7

Decrease innet finance costs 17.8

Decrease in gross administration costs 11.9

Decrease intax charge 11

Increase in Value Retail earnings 11.5
Decrease innetrental income arising from disposals (20.3)
Decrease in property fee income and management fees receivahle (3.3)

31 December 2022 104.9

T 2021 figures have been restated tareflect the IFRIC Decision on Concessions with further information provided in notes 1B and étothe financial statements.
* Decreases and increases are all on an Adjusted basis and therefore exclude adjustingitemns as set out innote 10Ato the financial statements.

¥ L
R

Analysis of rentalincome

.02
Share of Property interests
Reported Jaint Discontinued

Group ventures  Associates Subtotal operations Total

Propartionally consolidated £m £m £m £m £m £m
Gross rentalincome 0.2 119.4 5.6 125.0 - 2152
Net service charge expenses and cost of sales {12.9) (23.9) 1.2) (25.1) - (38.0)
Net rentalincome 77.3 95.5 4.4 99.9 - 177.2
Change in provision for amounts not yet recognisedin the income statement o £
Adjusted net rental income 174.8
i 2021

. Share of Property interasts }
Reported Joint Discantinusd

Group ventures Assaciates Subtatal cparatians Total

Proportionally consolidated £m £m £m £m £m £m
Gross rentalincome o - 503 143.1 60 1491 110 2504
Net service charge expenses and cost of sales (23.1) {42.3) {(1.3) {43.6) 1.2) (679
Net rental income T 67.2 100.8 47 105.5 9.8 1825
Change in provision for amounts not yet recognised in the income staternent ~ 8.1
Adjusted netrentalincome 1 174.4

1 2021 frigures have been reslated to reflect the IFRIC Decision on Concessions wath further informationis provided in notes 18 and 6 to the financial statements.

Gross RentalIncome (GRI)

GRIdecreasedto £215.2m from £250.4m, reflecting the impact of disposals and lower surrender premiums than in 2021. These were partly
offset by increased turnover and car park income, lower coneessions and income from completion of the extension at Les 3 Fontaines.

2022 2021 Changein

Proportionally consolidated £m £m like-far-lixe
L.i;_é;br-hke managed portfalio: -

— UK 1 86.8 78.4 10.8%

—France + 41.2 388 6.1%

—Ireland o L 1 374 353 5.1%

165.1 152.5 8.3%

1 2021 hgures have been restated toretlect the IFRIC Decision an Concessions with further nformalion provided innotes 18 and 6 Lo the financial statements,
* Like-for-like GRIfor the managed portfolio 1s calculated based on properties owned throughout both current and prior periods, calculated on a constant currency

basis such thatthe comparatives have been restated accardingly.
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FINANCIAL REVIEW continued

Net Rental Income (NRI)

NRIdecreasedto £177.2m from £182.5m. Adjusted NRIwas broadly unchanged at £174.8m (2021: £174.4m}. In addition to the GRI
movemants highlighted above, NRI benefited from a significant improvementin collections enabling release of provisions for bad debts and
tenantincentive impairments together with growth invariable income streams. This resulted in animprovement of the Adjusted NRI:GRI
{after ground rents payable) raticto 81.2% (2021: 69.6%).

2022 2021 Changer

Proportionally consolidated £m £m like-for-like
Like-for-like managed portfolio: a
—UK T 70.8 54.0 31.3%
—France T 36.3 26.8 35.4%
—Ireland ) B T 33.6 28.2 19.3%

140.7 109.0 __ 29.2%
Disposals 35 23.8
Develepments and other T 30.6 41.8
Foreign exchange § . ] - 02
Adjusted netrentalincome T 174.8 174.4
Change in provision for amounts not yet recognised in the income statement . o b 24 81
Netrentalincame T 177.2 182.5

T 2021 figures have been restated to reflect the IFRIC Decision on Concessions with further information providedin notes 1B and 6 tothe financial statements.

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

b Relatestothe changein provision for amounts notyet recognised in the income statement for expected creditlosses whereby the related income is deferred on
the balance sheet. The amount has been excluded from Adjusted net rental income to eradicate the distortion of cost being recognised in one accounting paricd
and the related revenue being recognised in a different accounting period as further described in note 10A to the financial staternents.

Like-for-like NRI increased by £31.7m (299%) against 2021 reflecting strong leasing performance, improved collections, increased variable
turnover rent and netincome from car parks and commercialisation.

The drivers of the like-for-like increase were consisient across ali of the Group's geographies, offset by the loss of NRIfrom disposals inthe UKin
2021 and 2022 being £20.3m, of which £10.5m came from the sale of Victoria and Silverburn in the first half of 2022 and £8.4m from the 2021
sale of UK retail parks.

Further analysis of net rental income by segment is provided in Table & of the Additionalinformation.

2022 2022
Proportianally consolidated £m £m
Employee costs —excluding variable costs 29.2 375
variable employee costs 9.6 9.6
Qthercorporate ¢osts ) N - ! B 21,0 246
Gross administration costs 59.8 717
Property fee income {11.5) 13.2)
Jointventure and gssociate management fee income (5.5) sy
Otherincome (17.0) (20.3)
Adjusted netadministration expenses 42.8 514
Business transformation costs . ) 3 ) 514 86
Net administration expenses 47.9 60.0

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

reduction, principally relates to:

— Employee costsfollowing the reset of the arganisation to an asset-centric structure which occurred inthe second halt of 2021, Average
headcount during the year reduced from 494 10 37D with headcount at 31 December 2022 being 320.

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

During 2022, we raised gross proceeds of £195m, relating mainly to the disposals of Silverburn and Victoria. Taken togetherwith other smaller
disposals and adjustments to istunital dispusals, an overall profit from disposals of £0./m was generated.

ReportedGroup

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

Proportionally consolidated

On an Adjusted basis, because the Group’s managed portfolio of joint ventures and 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-year improvement principally reflects higher GRI from increased sales resulting from the easing of Covid-19
restrictions where lockdowns in 2021 meant that Villages were closedforpart of the year.

Reported Group
Reported Group net finance costs were £63.0m, adecrease of £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 financeincome o B ) 261 Ei
Finance costs
Grassinterast costs (81.3) (92.2}
Interest capitalised o 1.2 5.3
Adjusted finance costs N 3 (80.21) (869
Adjusted net finance costs (54.0) (71.8}
Debt and loan facility cancellation costs (1.3) (22.00
Changein fair value of derivatives ) . {103 @8
Net finance costs (65.6) {103.6)

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

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

interestincome from cash deposits. Key components comprised:

— afa.8mreduction infinance costs driven by areduction ininterest on cross currency swaps and areduction as aresult of repayment of private
placement notes and eurobonds

— £11.0m higherinterestincome resulting from both increased cash balances in the year following disposals and asharp rise in prevailing
interestrotesinthe sccond half of the yea

Propartionally consclidated net finance costs decreased by £38.0mto £65.6mcompared to 2021, with £20.7m of the decrease relating ta lower
debtand loan facility cancellation costs partly offset by changes in the fair value of derivatives, both of which are treated as adjusting items and
are described further in nate L0A to the financial statements. The debt and loan facility cancellations costs relate to unamartised facility feesin
respectof revolving creditTacilities which were extinguished and replaced with a new £463m facility as set outin the cash flow and net debt
section below.

The Group's tax charge on a proportianally consclidated basis was £0.5mwhich compares to £1.8m for 2021, with the reduction being due to
certainchanges in the Irish capital structure. The tax charge remains low as the Group benefits from being a UK REIT and French SIIC and its Irish
assets are held ina QIAIF. The Group is committed to remaining in these tax exempt regimes and further details on these regimes are given in note
8tothefinancial statements.

Inorder tosatisfy the REIT conditions, the Company is required, on an annual basis, to pass certain business tests. The Grodp has met all
requirements for mainta'ning its RELT status for the year ended 31 December 2022,
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The payments of cash and enhanced scrip dividends approved by sharehotders and made in 2022 have satisfied our REIT and SIIC distribution
requiremments. The Board is not recommending a further paymentin respect of 2022 but continues to anticipate re-instating a cash dividend for
2023, expected tobe 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 companydividend. As setout in note 22 to the financial statements, the interim dividend of £77.1m was settled during the year, of which
£1 . 4mwassettledin cash.

Adetailed analysis of the balance sheet on a proportionally consolidated basis 1s set outin Table 1.2 of the Additional information with a summary
reconcilingto EPRANTA set outinthe table below:

2022 2021
Share of ) Shareaf T
Repaorted Property EPRA Resorted Praperty EPRA

Group interests adjustments EPRANTA Group interests  adjustments EPRANTA

Summary netassets £m £m £m £m £m £m £m £m
Investment and trading properties 1,497 1,723 - 3,220 1,595 1,883 - 3,478
Investmentinjointventures 1,342 {1,342) - - 1,452 (1,452) - -
Investmentin associates — Value Retail 1,189 - 52 1,241 1,141 — 95 1,236
—Italie Deux 108 (108) - - 106 (106) - -

Assets held for sale - - - - 7L {(71) - -
Nettrade receivables 24 20 - 44 27 19 — 46
Net debt T a (1,458) (274) (1) (1,733) {1,559} (240) 8 (1,791)
Other netliabilities T {116) {19) 3) (138) 87 (33 {9) (129)
Net assets ) 2,586 - a3 2,634 27746 - 94 2,840
EPRA NTA per share o] 53p 64D

T 2021 figures have beenrestatedto reflect the IFRIC Decision an Depasits with further information provided innote 16 tathe financial statements and Tables 13
and 14 of the Additionalinformation.

a Comprisescash andcash equivalents, (ans, fair value of currency swaps and cash and cash equivalent held within assets held for sale.

b EPRAadjustmentsinaccordance with EPRA best practice, principallyin relation to deferred tax, as shown in note 10B to the 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, or53 pence pershare, areduction of 11 penca compared to 31 Cecember 2021 principally due to revaluation lasses of £282m, partly
offset by Adjusted earnings of £205m, 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 movermentin Reported Group netassets and EPRANTA are as follows:

Reported EPRA
Group adjustments EPRANTA
Proportionally consolidated including Value Retail £m £m £m

1January 2022 ' 2,746 94 2,840
Property revaluation —Managed portfolio (221) - (221)
—Value Retail (61) - {61)
Adjusted earnings 105 - 105
Changein deferred tax {9) 5 (4)
Dividends (13) - (13)
Foreign exchange and other movements ) ) ) 39 (Sgl Q.Z)

31 December 2022 2,586 48 2,634
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The improvementin fhe investment market seen in the first half of 2022 stalled inthe second half due torising interest rates, continuing high
inflation, soaring energy prices and the ongoing warin 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 sizas, for example, CPP Investments' acquisition of Nuveen's
one third stake in Bullring. Investment volumes slowed in the second half of the year with a number of targer schemes failing to transact due to lack
of debtfinance. Second halfinvestment activity was primarily at the discount/convenience end with lot sizes between £10—£30m (Source: JLL).
Prime shopping centre yields moved cut by 50 basis points inthe last quarterof 2022.

InFrance, retail investment activity reached €4 5bn with over 207 transactions and strong volume growth in large transactions with 13 deals
above E100m (Source: JLL). Prime shopping centre yields increased slightly towards the end of the year.

InIreland, therewas limiled 1elail investrment activity with retail representing just 8% (£0.4m) of total transactions and no transactions of
significance (Source: C&W).

IR T PPV

The Group’s externalvaluations continue to be conducted by CBRE Limitad (CBRE), Cushman & Wakefield (C&W) and Jones Lang LaSalle Limited
(JLL}, providing diversification of valuation expertise across the Group. At 31 December 202 2 the majority of our UK flagship destinations have
beenvalued by JLL and CBRE, the French pertfolic by JLL, and the Irish portfolio, Value Retail and Brent Cross have been valued by C&W. Thisis
unchangedfrom 31 December 2021.

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

Develop-

ments and Managed Value Graup

Flagships other portfelio Retail portfolia

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

At 1 January 2022 2,784 694 3,478 1,894 5,372
Revaluation losses (168) (53) {221) (61) {282)
Revaluation losses of impaired joint venture - (26) (26) - (26}

Capitalexpenditure 51 22 73 6 79

Reclassifications 206 (206) - - -

Capitalised interest - 1 1 - 1
Disposals (1s87) )] (194) - (194)

Foreign exchange 102 7 109 48 - 157

At31December2022 a 2,788 432 3,220 1,887 5,107

a Valuations and revaluation losses are further analysed in Table 9 of the Additionalinformation.
b The Highcross joint venturais excluded owing to the Group’s share of net losses after revaluation being restricted to £nilas described in note 13 tothe
financial statements.

During the year, capital expenditure on the managed portfoliowas £73mand related mainly to the Les 3 Fontaines extension at Cergy, which
opened in March 2022, cladding works at Bullring and works to repurpose the former House of Fraser anchor unit at Dundrum, in additionto £15m
spent at Whitgift on acquiring the long teasehold and freehold interests. Table 11 of the Additional information analyses the spend between the
creation of additional area and that relating to the enhancement of existing space.

The | es 3 Fontaines extension expenditure was recorded in the Developments and ather portfolio prior to the extension being reclassified tothe
Flagship partfolio upan opening.
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Excluding Highcross, we recognised a total net revaluation loss of £282m across the Group portfolio, comprising £221min respect of the
managed portfolic and £61min Value Retail. £272m of the revaluation loss occurred in the second half of the vear, the majority of which came
from a market driven yield shift of £154min the second half of the year as a result of higher interest rates which mastly occurred in the last quarter
of 2022. The balance was principally dueto the valuers reducing selective ERVs across the portfolio.

UK flagship destinations reported a revaluation deficit of £90m where half was due to an cutward yield shiftaveraging 50 basis points with
the remainder due to selected ERV reductions. In France, yields were maore stable with a 10 basis point outward movement, equivalent to
arevaluation deficit of £12m with the balance of £45m mainly due to ERV reductions. Ireland saw a positive movement in ERV most notably
at Dundrum, however this was more than offset by a 20 basis paint outward yield shift which resulted in a net revaluation deficit of £20m.

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

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

Further valuation analysisis included in Tatle 9 of the Additional information.

2022 2021

Flagship destinations % %
UK (3.8) (10.6)
France (1.6) {1.5)
Ireland . N = SR 1)
(2.2) ©.7)

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

Like-for-like ERVs fell 2.2% during 2022 with most of the decrease occurring in the second half of the year following a broadly flat performance
inH1 where the decrease was only 0.3%.

UK ERVs were 3.8% lower, reflacting the investment to attract ‘best in class’ occupiers in certain of cur managed partfolio, while ERVs in France
were marked down less at 1.6%.

InIreland, ERVSs were up 0.3%, with Dundrum Town Centre reporting a 0.4% increase driven by the opening of Brown Thomas inthe former

House of Fraser unitin February, with Penneys relocating into the remaining space in the first half of 2023, offset by small decreases at the
other destinations.
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The Grodp’s managed property portfolio generated a total property return of =2 3%, comprising an income return of +5.4% offset by a capital
return of ~7.3%. Incorporating the incorme and capital returns from the Value Retail portfolio, this brought the Group’s income returnto +5.3%and
the capital return to —5.8%, to generate a total return of —0.7% (2021: -3.9%).

- 2022

Davelop-
Flagship ments and Managed Value Group
UK France Treland destinations ather portfotio Retail portfolio
Proportionally consolidated % % Yo % % % % %
Incomereturn 7.9 4.8 5.2 6.0 2.3 5.4 53 5.3
Capitalreturn (9.4) {4.6) (3.0) {5.9) (14.8) (7.3) (3.1) {5.8)
Total return (21) - 2.1 0.2) (12.8) (2.3) 2.0 .7
2021

Develop-
Hlagship ments and Managed Vilue Group
UK france freland  destinations other portfolio Retail portfolio
Propaortionally consolidated ke Y Y 9% % % Y Y
Incomereturn t Y 3.6 4.2 5.0 29 a7 27 4.0
Capital return t (16.3) {6.4) (7.8) (11.2) (9.1) (10.9) (0.6} (7.7)
Tatalreturn t (1.0.8) {3.1) (3.9) (6.8) 6.6) (6.7) 2.1 (3.9

1 2021 figures have been restated toreflect the IFRIC Decision on Deposits with further information provided in note 16 to the financial statements and Tables 13

and 14 ofthe Additionalinformation.

Totak Total
shareholder shareholder
return return
Cashbasis  Scripbasis Benchmark
a a b
Returnperannumover % % %
Oneyear (262)  (15.1) (34.3)
Threevyears {44.0) (37.7) {12.4)
Five years (35.2) {30.8) 6.7

a Cashand scrip bases represent the return assuming investors opted for either cash or scrip dividends with the assumption that thase opting for scrip dividends

continued to hold the additional shares issued.
b Benchmarkisthe FTSE EPRA/NAREIT UKindex.

Hammerson’s total shareholder return over one year for 2022 was -15.1% on a scrip basis (-26.2% on acash basis), outperforming the FTSE
EPRA/NAREIT UK index of -34.3%. Over five years however the Group underperformed comparedto the benchmark of -6.7% with shareholder

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

Details of the Group’s joint ventures and associates are shown in notes 13 and 14, respectively to the financial statements,

Jointventures

During the year, our investment injoint ventures decreased to £1,342m (2021: £1,452m) where the most significant movements were the
Group's share of net rental income of £96m offset by revaluation losses of £232m and cash distributions to the Group of £63m.

Associates

Ourinvestmentin associates increased to £1,297m (2021: £1,247m) of which the Group's investment in Value Retallwas £1,1.89m. Key
movements were in Value Retail where the Group’s share of earnings were offset by revaluation losses of £61m together with foreign exchange

gainsof £35m.
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During 2020 and 2021, the intermittent closures of the majority of non-essential retail across all regions as aresult of the Covid-19 pandemic,
coupled with the UK government’s restrictions on landlords’ ability to enforce collections, impacted collection rates and conseguently, the level
of trade receivables was high. To address these challenges, the Group putin place more rigorous procedures and clearer tracking of our trade
receivables combining invelvement of ourasset management, leasing and finance teams to maintain clear focus on collections.

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

Gross trade (tenant) receivables on a proportionally consolidated basis totalled £74.2m {2021 £99.5m) against which a provision of £32,3m
(2021:£53.3m) has been applied. This provision represents 60% (2021: 76%) of trade receivables of £563.9m (2021: £70.5m) after excluding
tenant deposits, guarantees and VAT, although this alsoincludes a provision of £1.6m (2021: £4.0m}in respect of income not yet recognised in
the income statement owing to a technical interpretation of IFRS 9 as explained in nate 10A to the financial statements. Furtheranalysis 1 set out
below and in note 15 to the financial statements,

2022 2021

Trade I Trade

receivables receivables

netof retof

depasits, deposits,
Gross trade | guarantees Nettrade  Grosstrade guarantees Net t-ade
receivahles and VAT Provision receivables recevables and VAT Provision  rece vables
£m £m £m £m cm £m £m £m
UK T 294 25.0 (12.5) 16.6 463 384 27.2) 191
France 40.0 24.6 (17.2) 22.8 45,2 256 {21.7) 235
Ireland 5.0 4.3 (2.6) 2.4 8.0 6.5 (4.4) 3.6
Managed portfolio 74.1 53.9 (32.3) 41.8 Q95 705 (53.3) 46,2
Share of Propertyinterests i (33.1) {27.3) 14.7 {18.4) (44.6) {36.8) 259 {18.7)
Reported Group 41.0 26.6 (17.6) 23.4 54.9 337 27.4) 27.5

On 8 December 2022, the Company and the Trustees of the Group’s principal defined benefit pension scheme (‘the Scheme’) entered into a bulk
purchase annuity policy (‘buy-in’) contract with Just Retirement Limited for a premium of £87 3min respect of insuring all future payments to
existing pensioners of the Scheme at 9 December 2022. The pension buy-in transaction was funded through the existing investment assets held
by the Trustees on behalf of the pension scheme and the impact of this transactionis reflected in the IAS 19 valuation.

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

Ourfinancing strategy is to borrow predominantly on an unsecured basis to maintain flexibility. Secured borrowings are occasionally used,
mainly in conjunction with joint venture partners. Value Retail also uses predominantly secured debst in its financing strategy. All secured debt
is non-recourse tothe rest of the Group.

The Group's barrowings are arranged to maintain access to short term liquidity and long term financing. Shortterm funaing is principally

through syndicated revolving credit facilities. Long term debt camprises the Group's fixed rate unsecured bonds and private placement notes.

At 31 December 2022, the Group also had secured borrowings inValue Retail and three of the Group’s joint ventures, although following the
placing of Highcross into receivership in February 2023, this has since reduced to two. Acguisitions may initially be financed using short term funds
befare being refinanced with langer term funding depending an the Group's financing position in terms of maturities, future commitments or
disposals, and market conditions.

Dervative inancialtnstruments are used to manage exposure to fluctuations in foreign currency exchange rates and interest rates but are not
employed for speculative purposes.
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The Board reviews regularly the Group's financing strategy and approves financing guidelines against which it menitors the Group's financial
structure. Where there is any non-compliance with the guidelines, this should not be for an extended period but the Group always strivesto
maintain aninvestment grade credit rating. The key financing metrics are set out below.

Lalculatron

(References

to Additional
Proportionally consolidated unless otherwise stated information) 2022 2021
Net debt T Table13 £1,732m £1,799m
Liquidity T £996m £1478m
Weighted average interest rate 2.4% 3.0%
Weighted average maturity of debt 3.4years  4.1years
FX hedging 21% 89%
Net debt: EBITDA T Table 16 10.4x 13.4x
Loantovalue —Headline a Table 18 39% 39%
Loan tovalue —Full propertional consclidation of Value Retail . i b Table 18 17% 46%

Metrics with associated financial covenants e Covenant " o

Interest cover T >1.25% Table 17 3.24x 2.30x
Gearing—Selected bonds T ¢ <175% Table 19 68% 665
—Other borrowings and facilities T <150% Table 19 68% &6%
Unencumbered asset ratio T >1.5% Table 20 1.74x 1.84x
Secured borrowings/equity shareholders’ funds <50% 15% 14%
Fixed rate debt as a propertion of total debt n/a 84% 85%

t 2021 figures have been restatad to reflect the IFRIC Decrsion on Deposits with further information provided in notes 1B and 16 tothe financial statements and
Tables 13 and 14 of the Additional information.

a Headline: Loan excludes Value Retall netdebt and Value includes Value Relall net assets.

b Fullproportional consolidation of VR: Loanincludes Value Retail net debt and Value includes Value Retail property values.

¢ Applicable to honds maturingin 2023, 2025 and 2027 (as set outin note 18 to the financial statements;.

In recogmtioh of the Group’s strengthened financial position, Moody's and Fitch’s senior unsecured investment grade credit ratings were
re-affirmed during the year as Baa3 and BBB+ respectively and outlooks from both rating agencies were changed from negative to stable.

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

The Group's share of net debtin Value Retail totalled £675m (20211 £680rm). Fully proportionally consalidating Value Retail's net debt, the Group’s
loantovalue ratiowas 47% (2021; 469%).

Calculations for loan tovalue and gearing are setoutin Tables 18 and 19 of the Additionat information, respectively.

The len1s ol Lhe Group's unseclred borrowings contain anumber of covenants which provide protection to the lenders and bondholders as set
outinthe Key financial metrics table above. At 31 December 2022, the Group had significant headroom against these metrics.

In addition, some joint ventures and associates have secured debt facilities which include covenants specific to those properties, including
covenants forioan to value and interest cover, hawever, there is no recourse to the Group. At 31 December 2021, certain covenants on the secured
loan atthe H:ghcross joint venture were in breach and an impairment of the full equity value was recognised at that time with the position
remaining at 31 December 2022, but as described inthe averview above, going forward, Highcross will cease to be incorporated into the financial
statements following the appointment ¢f arcceiver on 9 February 2023,

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

AR I P IR

Mavement in proportionally censolidated net debt £m

1,900

1,800

1,700

1,600

1,500

1,400

1,300

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

t Metdehtat? January 2022 has been restated to reflect the IFRIC Decision on Beposits with further information provided in notes 18 and 16 to the financial
statements as well asin Tables 13 and 14 of the Additional informatiorn.

Ona proportionally cansolidated basis, net debt decreased by 4%10 £1,732m (2021: £1,799m). This comprised loans of £2,038m and the fair
value of currency swaps of £31m), less cash and cash equivalents of £336m, of which £219m is held by the Reported Group. Dispaosals during the
year generated net cash proceeds of £192m. Cash generated from operations of £166m comprised profitfrom operating activities of £129mand
£37mof movements in working capital and othar non-cash items.

The Group completed significant refinancing during 2021, reinforcing the Group's capital structure, including the refi nancing of €1bn nearterm

hond maturities with a new £700m sustainability-linked bond and proceeds from disposals. Asat 31 December 2021, the Group had a number

of Revolving Cradit Facilities (RCFs) in place with atotalof £1,030m com mitments expiring between April 2022 and April 2024, During 2022,

the following activities were undertaken to refinance and extend these facilities:

— £820m of facilities, comprising a £420m RCF with commitments expiringin 2023 and a £400m RCF with commitments expiring between
2073 10 2024 were refinanced with a new £463m RTF expiringin April 2025, which may be extended to April 2027 atthe latest, subject to
both lender and borrower consent. Afurther £10m of commitments expired in Aprit 2022

— £100m and JPY7.7bn (£45m) of RCF commitments expiring in June 2024 were extended toa new expiry in June 2025. The remaining £50m
of commitments with an expiry of June 2024 remain unchanged

— E£235.5m eurobonds due 2023 were repaid on 16 December 2022 using available cash

Fo'lowing these changes, committed facilities were reduced by £368m from £1,030m at 31 December 2021 to£662m at 31 December 2022
with £2m utilised to support ancilary facilities. This will resultin aninterest cost saving of £0.8m per annurm inundrawn commitment fees whilst
maintaining a strong balance sheet and extending the maturities of remaining commitments.

In addition, furtherto the £ 297m of private placement notes repaid in 2021, notes sotalling £4 2m were repaid early at parin April 2022, saving
£0.9m of interest on anannualised basis.

The Group's liquidity at 31 Decernber 2022, calculatedona proportionaly consalidated basis comprising cashof £336m and unutilised committed
facilities of £660m, was £996m, £482m lower than at ihe beginning of the year. This was primarily due to the £368m reductionin RCF committed
facilities, the £236m early repayment of the Group’s 2023 eurobond being partially offset by the retention of cash proceads from disposals.
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Maturity profile of loans and facilities
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The Group's weighted average maturity is 3.4 years (2021: 4.1 years). The rmaturity of 2024 private placements are covered by existing cash with
the Group having no further unsecured debt maturities until 2025,

Maturity analysis of loans and reconciliation to net debt

2022 2021
Loan Maturity £m £m
Sterling bonds 2025-2028 V 846.4 845.4
Sustainability linked eurobond 2027 612.3 578.3
Eurobonds 2023 a - 197.4
Bank loans and overdrafts 2023 b (3.1) (2.7
Senior notes (US Private Placements) 2024-2031 N 190.8 2184
Total loans— Reported Group 1,646.4 1,834.8
Shere of Property interests 2023-2024 B 391.6 3743
Totalloans — proportionally consolidated 2,038.0 2,209.1
Cash and cash equivalents {336.5) (454.4)
Fairvalue of currency swaps A - 306 441
Net debt 1,732.1 1,798.8

a Redeemedin December 2022 using available cash resources, following the exercise of an early redemption option.
b Debit balance comprises unamortised fees for RCFs against which no funds had been drawn at the year ends,



RiSKS AND UNCERTAINTIES

Risks and Uncertainties

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

chain pressures.

Throughout the year, the Board maintained its
focus onensuring the Group was effectively
managing its risks. This included a thorough
review exercise involving the Audit Committee
andsenior management, covering the Group’s
risks and the associated mitigations. This
resulted in a number of changes to the Group's
principal risks tc better reflect how the Group's
strategy and markets are evolving. It also
invalved splitting some existing principal risks
into separately identifiable new risks where it
was deemed that each risk was significantly
material to the Group on a stand-alone basis.
The outcome of the exercise was subseguently
reviewed and approved by the Board.

Given the changing risk environment, the
residual risk level of each principal risk was
alsore-assessed. This resuited in anincreased
residual risk assessment for three principal
risks and areduction for three risks. Work was
also undertaken to develop a stronger
assurance programme aligned to the principal
risks. The programme will be expanded in
2023 along with greater efforis to promote
risk awareness across the Group.

The Board confirms that during 2022 ithas
carried outa rchust assessment of the Group's
emerging and principal risks, including
mitigations, which are presented in this section
of the Annual Report.

The Group’s approach torisk management is
designed toenable the businessto deliverits
strategic objectives while effectively managing
d'ffering levels of uncertainty which directly
impact the Group's activities.

The Group adopts a top-down and battom-up
approach to ensure comprehensive risk
identification and risk appetite is clearly
defined. This allows the Group to respond
quickly tochangesinitsrisk profite and
ensures risk managementis factared into

strategic decision making whilstembedding
astrongrisk management culture amongst
colleagues with clear roles and accountability.

Top-down

The key roles and responsibiliiies forthe
Group'srisk management are shown in the
Risk governance structure chart.

The Board has overall responsibility for risk
oversightand determiningthe Groups
approach to managing financial, regulatory,
operational and reputational risk. [tensures
that effective risk management s integrated
throughout the business and embedded
within the Group's policies, processes, culture
and values,

The Board also sets the Group's risk appetite
toensure that risks are managed within certain
parameters with efficient use of resource.
Where controllable risks are outside the
Group's risk appetite, the Board seeks to
manage these down by implementing
appropriate mitigations wherever possible.
The Board ensures each year that its risk
appetiteis consistent with its strategy.

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

The Group Executive Committee has overall
accountability for the management of risks
acrossthe business.

Bottom-up

The effective day-to-day management of risk
is embedded within our operational business
teams. This aligns risk managerment with
operational responsibility. It also allows potential
new risksto be identified at an early stage and
escalated as appropriate, such thatrequired
mitigating actions can be put in place.

Internal Audit acts as an independert
assurance function by evaluating the
effectiveness of our risk managementand
internal control processes.

Throughthis approacn the Group operates
a‘three lines of defence’ model of risk
management, with operat' onal management
forming the firstline, the Risk Management
team forming the second line, and finally
Internal Audit asthe third line of defence.
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The Group’s key risks are derived from a
systematicreview of the Group's strategic
priorities, and recurring work with senior
managementand business teams to identify
and quantify key risks. These are reviewad
and monitored during the year by the Group
Executive Committee, the Audit Committee
and approved annually by the Board.

The Group's principal risks are defined as
those likely to significantly affect the Group’s
strategic objectives, operations, orfinancial
performance if not effectively managed.
Therisks are classed as either ‘external’ risks,
where market factors are the main influence
onchange, or ‘operational’ risks which, while
subjecttoexternalinfluence, are more inthe
control of management. The level of residual
risk for each principal risk is assessed taking
account of the likelihood of occurrence and
potentialimpact onthe Group, and also
applicable mitigating actions. The assessment
of the Group's principal risks at the date of this
reportis shown on the Residual Risk heat map.

Tosupport the assessment process, the Group
produces a quarterly Risk Dashboard which
comprises several key risk indicators, both
historic and forward-looking, far each principal
risk. The risk indicators help identify whether
those risks are changing and hence whether
mitigating actions need to he amended.

In 2022, the annual exercise to formalise the
Board's risk appetite found that the Board and
senior management were aligned in their risk
appetiteforeach principalrisk. Itis noted that
there are twa principal risks where the current
residualriskrating is deemed 'high’ as shown
orthe Residual Risk Heat Map. This assessment
islargely due to externalfactors beyond
management’s control, although there are
clear mitigating actions to complete which
will reduce the current risk assessment.

New and emerging nsks are a particular area of
focus, and are explicitly considered as part of
the regularrisk review process explained above.
Furtheridentification work is undertaken by
the Risk team by reviewing internal activit'es
and external msights, covering both the real
estate and wider commercial sectors. During
theyear a numberof potentialemerging risks
were highlighted including catastrophic
events, the development planning process,
politicalrisk, the ongaingwar in Ukraine and
Tnancial crime compliance.
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On review, it was determined that these were
appropriately captured by the Group's existing
principal risks, or were not significant encugh
to be deemed anew principal risk.

As partofthe annual risk review, the Board
therefore concluded that no significant
emergingrisks have beenidentifiad in 2022,

As explained in the Audit Committee Report,
the Audit Committee approves the annual
Internal Audit plan. The planis designed to
cover anumber of the Group’s principal risks,
with afocus on those with an elevated
residual risk relative torisk appetite or where
activities are undergoing significant change.
In addition it includes cyclical reviews of key
financial controls.

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

—Sets risk culture and appetite

—1stline of defence

5 —Embeds risk appetite

—2ndline of defence

and emerging risks

—3rdline of defence

As explained above, following a detailed
review it was decided that three of the existing
principal risks should be separated outinto six
individual risks. This was because each new
risk was deemed to be significantly materialte
the Group on astand-alone basis to warrant
being separately identified. The changes were
as follows;

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

The ‘Catastrophic event’ risk was gplitinto:
‘Health and safety’ and ‘Cybersecurity’

— The Taxand regulatory' risk was splitinta:

Tax' and 'Legal and regulatory compliance’

Other changes in the residual risk assessment

farthe Group’s principal risks during 2022 were:

Increaseinrisk

Macroeconamic {risk A): The near term
macroeconomic autlook worsened during
2022 dueto geopolitical issues, primarily
related to the ongoing war in Ukraine.
Thisresulted inrising inflation and interest
rates and supply chain pressures, which
had an adverse impact on both consumers
andbusinesses.

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

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

—Reviews effectiveness of risk management framewarks
—Oversight of system of internal control

— Approves 3rd line assurance activity by Internal Audit
—Reviews going concern and viability

~Reviews climate risk and TCFD compliance

Ys —Manages risk day-to-day through policy, process and paople

—Works with management t¢ identify principal risks, considering current

—Manitars and reports on key risk indicators
—Manitors risks and mitigations against risk appetite

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

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

Non-retail/multi-use markets {risk G): Higher
costs, interest rates and softer valuation yields
have adversely impacted non-retail sectors,
which are targeted as key components of a
numberof the Group's future developments/
asset repurposing plans.

Capital structure (risk 3): The macroeconomic
challenges explained above and UK political
issues resulted in financial market instability,
particularly inthe second half of 2022. This
saw increased bond spreads and restrictions
onthe availability of borrowing, particularly
tor retail property. 1 hese adverse changes
have been partly mitigated through refinancing
activity and disposals, and the Group has

no unsecured refinancing required until

2025 which are not covered by available

cash balances.

Decreaseinrisk

Climate {risk D}: ESGremains a high area of
focus for the Graup's stakeholders. During
2022 we made significant progress to address
this risk with the key achievement being the
completion of Net Zero Asset Plans (NZAPs)
for each of the Group’s flagship assets.

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

by 2030,
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RISKS AND UNCERTAINTIES continued

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

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

peaple {risk N): 2021 saw an elevated People
risk as a result of the Covid-19 pandemic and
significant organisational restructuring
towards the end of the year. These 1ssues were
actively managed during 2022 with new team
structures embedded and strong progress
made towards the Group’s strategic objective
of creating an agile platform.

These changes are shown on the Residual Risk
HeatMap above.

Furtherdetails onthisimportantrisk area are
inthe detailed risk section below, inthe ESG

section on page 25 and the Group’s separate
2022 ESG Report and Databook available on
the Group’s website www. hammerson.com.

The impact of external factors continues to be
the main concern forthe Group, particularly
giventhe heightened levels of macroeconomic
uncertainty towards the end of 2022.

Nonetheless, the successful delivery of the
Group’s strategic objectives will act to reduce
the level of residual risk and ensure the longer
term success and viability of the Groupfar the
benefit of all stakenclders.



Link to strategy Risk movement

t Ca . . S

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

Risk Mitigations

— Diversified portfolio {sectors, geography and occupiers)

— Flagship destinations inthe heart of major European cities

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

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

— Value Retail Villages in affluent areas with strong tourist appeal
— Monitoring of macroeconomicresearch andforecasts
— Economic outlookincorporated into annual Business Plan

— Continue strategic divestmentand development programme
to decrease market and sector risk as well as increase balance
sheetstrength

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

Changeinyear '

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

This backdrop has resulted in weaker consumer confidence andfalling
disposal incomes associated with the cost of tiving crisis and these
challenges aretorecast to continueinto 2023.
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In the context of the ever evolving retail market place, the Groupfails
to anticipate and address structural market changes. This willimpair
leasing performance, result in a sub-optimal occupier mix and thus
impact our ability to attract visitors, maximise footfall/spend, and grow
incame at our properties.

Risk Mitigations

— Diversified portfolio limits impact of downturn or major market
changein asingle market

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

— Disposal programme tofocus core portfolio on key city centre
destinations and provide capitalfor repurposing space away from
challenged retail categories

- Greater datainsights and analytical capabilities including regular
catchment and occupier analysis

— Improved leasing process and policy to betteralign to occupier and
visitor requirements

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

— Recruited newtalentto accelerate initiatives around placemaking,
marketing and repaositioning of our assets

— Asset-centric organisational structure to ensure leasing team
fully aligned with asset management team with approved
property strategies

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

— Digitalinnovation strategy to provide detailed custamer insight and
communication with our customers

— Useofshortterm ‘temporary’ leases to enhance tenant mix, reduce
vacancy costs and incubate new brands

— Active engagement with key brand partnersto collaborate on
reducing environmentalimpacts

Changeinyear

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

2022 hasseen avery strong leasing performance, with £25m of rent
secured and over half ot leases signed with non-fashion brands.

While the macroeconomic backdrop is adversely impacting consumers,
the UK business rates revaluation has been favourable for the vast
maijority of ourtenants who continue to seek the optimal trading
locations. Overall, our strong leasing pipeline and primeflagship
portfolio gives us confidence inthe future of physical retail.



RISKS AND UNCERTAINTIES continued

€ INVESTMENT MARKET AND VALUATIONS (NEW)

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

Risk Mitigations
— Diversified portfolio limits impact of downturn in asingle market

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

— Value Retail aperate best-in-class premium outlets across Western
Furope with hightourist appeal

— In-flight disposals programme of non-core assets

— Strong leasing performance and pipeline to maintain security
ofincome

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

— Maintenance of solid capital structure prevents forced sales

Changeinyear

The value of the Group’s property portfolia was broadly unchanged
inthe first half of the year. However, in the second half of the year the
heightened level of macroeconomic uncertainty and the asscciated
increasein interest rates and rising costs far consumer and
business adversely impacted the Group’s valuations. This adverse
macroeconamic backdrop is forecast ta hamper investor sentiment
and hence near term property valuation performance. Therefore,
the level of residual risk for this newly created stand-alone risk
remains elevated.
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Climate risks, particularly the reduction in carbon emissions and
compliance with ESG regulations, are not appropriately managed
and communicated. This is likely to adversely impact valuations and
investor sentiment and may resultin an increased final year bond
coupon if the Group's sustainability linked bond targets are not met.
Also, extrermne weather events may impactour properties.

Risk Mitigations
— Clearactionplan and quarterly updates provided to Group Executive

Committee and regular updates provided to Audit Committee
and Board

— Net Zero Asset Plans in place for all flagship assets

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

— Senior management and Board provided with TCFD training

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

— Regular engagement with investors and across the wider property
industry cn ESG matters

— IS0 accredited Energy and Environment Management System
implemented across the Group (IS0 14000 everywhere and
IS0 50001 inthe UK and Ireland)

— Insurancein place to cover property damage

Changeinyear )

ESGremains ahigh area of focus forthe Group's stakeholders and
significant progress was made during 2022 to enhance the execution
of the Group's ESG strategy. The keyimprovernent was the completion
of Net Zero Asset Plans (NZAPs) for each of the Group's flagship
destinations which contain a clear pathway to net zero for each asset
and have been included inthe 2023 Business Plans.,

Ourclimate risk approach has been guided by the Task Force on
Climate-related Financial Disclosures {TCFD) recommendations since
2018, reporting publicly in line with them since 2020.

During 2022, the Group's physical and transitional climate risks and
mitigations were reviewed against three different climate scenarios
aligned with CRREM pathways for future global temperature increases
of 1.5°C, 2¢C and 4°C. The reviewfocused primarily on the 1.5*Cand
25C scenarios with updated mitigatiors including four new risks added
tothe Group’stransition plans.



Link to strategdy Rislcmovement

TAX (NEW)

The Group suffers financial loss and reputational damage from anew or
increased tax levy or due to non-compliance with local tax legislation.

Risk Mitigations
— Focus on maintenance of the Group’s low risk tax status

— Regularmeetings with key officials and local tax authgrities,
including from HMRC and government

— Regulartax compliance reviews and audits across the Group
— Monitoringand advanced planning forfuture tax changes

— Potential amendments ar re-interpretations to tax laws and their
application tothe Group are regularly monitored and, if relevant,
appropriately reflected in the financial statements. Any necessary
actions are taken to ensure ongoing efficiency while remaining fully
incompliance with regulations

- Participation in policy consultations and in industry led dialegue with
policy makers through bodies such as REVO, BFF, EPRA

Changeinyear ;

Thisrisk was previously included with “Tax and regulation’ and judged
to be aMedium risk and the new Tax' risk has also been judged at this
risk level,

Tax laws that apply to the Group’s businesses continue ta be subject to
amendment or change by the relevant authorities and in 2022 the UK
Governmentintroduced business rates changes which benefits the
majority of the Group’s UK tenants.
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F LEGAL AND REGULATORY COMPLIANCE (NEW)

The failure to comply with existing laws and regulations relevant to the
Group, orto adapt tochangesinthese requirements in a timely fashion,
could resultin the Group suffering repiitational damage and/or financial
penalties. These laws and regulations cover the Group'srole as a
multi-jurisdiction listed company; an owner and operator of property;
anemployer; and as adeveloper.

Risk Mitigations

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

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

— Internal systems and processes for the monitoring of compliance
with legal and regulatory requirements and for the escalation of
relevant items

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

— Advanced warning of regulatory changes likely to impact the Group
together with ongoing engagement with external advisers on the
relevant regulatory horizon

— Advanced monitoring and planning for future regulatory changes
andresponding in a risk-based and proportionate manner to any
changestothe legal and regulatory environment as well as those
driven by strategic or commercial initiatives

— Whereappropriate, participation in policy consultations and in
industry led dialogue with policy makers through bodies such as
REV(Q, BPF, EPRA

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

Changeinyear  : :

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

Thelegaland regulatory landscape has remained broadly stable
throughout the year. We continue to closely monitor the regulatory
environment and respond to newrequirements to ensure compliance.
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DUNCERTAINTIES continued

RISKS Al

G NON-RETAIL/MULTI-USE MARKETS

o s

The Group fails to target the optimal (non-retail) property sectors
forfuture developments or repurpasing, or has insufficient access
tocapital and the skills required to deliverits urban estates vision.
Occupier or investor demand for non-retait sectors weakens or
evolves such that the Group's development and repurposing plans
are sub-optimal.

Risk Mitigations

— Engagementwith experts and/or advisors to gain adeeper
understanding of alternative sectors and systematically identify
which developments will resultin the greatest return and alignment
with the assets

— Asset-centric visions developed for key urban estates to ensure new
development complements existing flagship assets and enhances
local communities

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

— Development plans include monitoring of macro and local econamic
research andtrends

— QOperational activities, talent and systems aligned with the delivery
of the Group's future strategic objectives and a diversified portfolio

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

Changeinyear )

Theresidualrisk profileis judged 1o have increased to a Medium level
of risk during 202 2 due to the adverse macrogconomic environment,
particularly the increased cost of borrowing. This has seen an increase
invaluation yields and to a lesser extent a decrease in occubier dermand
inthe office, logistics and residential sectors.

Nonetheless, we remain confident that we have clear steps to realise
value fromthe Group's development pipeline and existing properties
through both development and repurposing activity andin the longer
termthrough integration across the broader urban estates.
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H CYBER SECURITY (NEW)

ke

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

Risk Mitigations

— Cyber contrals framewark and cyber strategy implemented and
validated by EY

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

— Implementation of Cisco Umbrella software to enabie same level
of security inremote working locations

— Cybertraining for all colleagues and advancedtraining far higher
risk individuals, as well as periodic cyber awareness campaigns

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

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

Changeinyear

Cybersecurity is a new stand-alone risk in the year, having previausly
been captured in ‘Catastrophic event' risk. The residual risk has been
determined ta be Medium,

This assessment recognises the multiple mitigations the Group has
inplace to detect and prevent cyber attacks. Nonetheless it is reflective
of the high level of cyber attacks occurnng globally as a resutt of the
rapidly evolving technological landscape and uncertainty in the
geapolitical sphere.



Linktostrategy Risk movement

Thereis aserious work related injury, death and/orillhealth to our
colleagues, customers or contractors, and anyone else who visits our
properties or premises. This may be due to the Group's actions or
activities, or from externalthreats snirh as terroricim. In addition an
incident or public health issue, such as a pandemic, is likely to have an
adverse operationalimpact. Also, there s insufficientinsight into health
and safety risks and mitigations with a failure to embed a strong safety
culture which increases the Group's exposure to reputational damage,
fines and sanctions.

Risk Mitigations

— Health and safety IS0 45001 management system with annual
external compliance audits

— Physical security measures implemented and regularly reviewed

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

— Onlineincident and risk management toolfor UK and Ireland and
incident managementin France

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

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

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

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

— Onsite quarterly health and safety meetings. Monthly operational
meetings with weekly reports to senior managerment and an annual
updatetothe Board

— Appropriate insurance cover, including for terrorism and
property damage

Changeinyear

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

Whilst we remain confident that we have appropriate mitigation actions
in place to effectively manage this risk, the residual risk has been
determined to be Meditkn This reflects the potential seiivusriess that
amajor hiealth and safety incident ocourring at ane of our properties
could have for the Group.
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I HEALTHANDSAFETY (NEW) J CAPITAL STRUCTURE

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

Risk Mitigations
— Board approves and monitors key financing guidelines and metrics
and allmajor investment approvals supported by afinancing plan

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

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

— AnnualBusiness Plan includes afinancing plan, scenaric modelling
and covenant stress tests

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

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

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

Changeinyear :

The residual risk assessment has increased during 2022, although
remains ata Medium level. This moverent reflects the heightened
volatilityin financial markets with higher band spreads and interest
rates, particularly in the second half of the year.

These adverse external factors have been partly offset by actions taken
duringthe yearincluding the renewal of the Group’s revolving credit
facilities and £195m of disposals. This hasresulted ina £67m, or 4%
reduction in netdebt overthe course of 2022 and the Group has no
unsecured refinancing required until 2025 which is not covered by
existing cash halances,



RISKS ANb UNCERTAINTIES continued

K PARTNERSHIPS

Asignificant proportion of the Group’s properties are held in conjunction
with third parties which hasthe potentiat to limit our abitity to
implement the Graup’s strategy and reduces our controt and therefore
liguidity if partners are not strategically aligned.

Risk Mitigations

— Trackrecord of working effectively with diverserange of partners

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

-- Annual joint venture business plans ensure operational anad
strategic alignment

— Regutar repartingand meetings with joint venture pariners ta track
performance and maintain alignment

— Proactive covenant monitaring and negotiations with securad
lenders to manage covenant stress and breaches

— The Group operates significant influence through governance rights
and Board representation for its Value Retail investments

— Value Retailis subject to local external audit and valuations, with
oversight by the Audit Committee and the Group's Externial Auditor

— Value Retail provide prescribed reporting to the Group on a monthly
and quarterly basfs

Changeinyear

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

This position is contrary to the Group’s strategy of simplification and
creating an agile operating platform focused on aselect number of core
urban estates and development apportunities. The overall residualrisk
assessment remains as High given the high cancentration of jofntly held
assets, and the size of the Group's holding in Value Retail.
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Property development is inherently risky due to its complexity,
managementintensity and uncertain outcomes, particutarty for major
schemes with multiple phases and long deliverytimescales. Unsuccessful
projects resultin adverse financial and reputational outcomes.

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

~ Development plans and expasure included in annual business
planning process

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

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

— Capital expenditureis subject toa strict appraisal process which
definesthe key investment criteria, the risk assessment process,
key stakeholders, and appropriate delegations of authority

Change inyear

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

In 2022, we commenced works on The Tronworks, a1 22-unit
residential scheme directly adjacent to Dundrum. We also achieved
key milestones at schemesin Dublin, Reading and Birmingham.



Linkto strategy

Risk movement

M TRANSFORMATION

The Groupfalls todeliver its strategic objective of creatingan agile platform
dueto sub-optimal transformation projects. Other issues could arise due
totransformation initiatives being deliverad late, overbudget ar causing
significant disniptinnto business-as usual activity.

Risk Mitigations

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

— Implementation of a strong change management programme

— Fullmanagement and communications engagement to motivate
colleagues todrive transformation agenda

— Useofexternal expertisatolrverage best practizc and suppan L
existing teams to deliver various initiatives

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

— Engagementwith process and business owners to scope and deliver
optimalsolutions

Changeinyear .

Substantial progress on the transformation programme has been made
in 2022. Key achiavements included the consolidation of UK property
management services toa single supplier and the planning and
selection of a number of IT projects which will go-live In 2023. This
pragress has reduced the impact of this risk.

However, as key projects commence or go-live, change management
becomes a critical element of the transformation pregramme toensure
success and the likelihood of transition issues increases.
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Afailure to retain or recruit key management and other colleagues to
build skilled and diverse teams could adversely impact operational and
corporate perfarmance, culture andvltimately the delivery of the
Group’s strategy. As the Group evolves its strategy it must continue

to motivale and retain people, ensure it offers the right colleague
proposition and attract new skills in a changing market.

Risk Mitigations
— Recentrefresh of the Group's purpose, vision and values

— Annualbusiness planning process includes peaple plans covering
team structures, training, and talent managementinitiatives
suceession plarming undertaken across the senior management
team and direct reports

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

— Active colleague forum to enable formal Board engagement with
feedback incorporatedin managementplans

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

Changeinyear :

2021 saw anelevated People risk as aresult of the impact of the
Covid-19 pandemic and significant organisational rastructuring
towards the end of the year. The effects of the restructuring have been
actively managed during 2022 with enhanced activity on colleague
engagement and communications.

This has led to a decrease in the level of residual risk, although the risk

rermains as Medium reflecting the elevated level of voluntary colleague
turnover and risks asscciated with the Group’s transformation agenda

with the continuing facus on cost reduction.
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VIABILITY STATEMENT

The Directors have assessed the future viability
ofthe Group.

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

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

— Reinvigorate our assets
— Accelerate development
— Create anagile platform

— Deliver a sustainable and resilient capital
structure

These pillars are underpinned by the Group’s
cammitment to ESG and the Group has made
progress in allthese areas during 2022, Details
ofthis progress, including details of 2023
strategic priorities and outlook, are explained
in the Chief Executive’s Statement and inthe
Qurstrategy and KPIs section.

To assess the Group’s viability the Directors
have considered the strong operationaland
financial performancein 2822, the Groun's
current capital structure, strategy and future
prospects, and principal risks.

2022 financial and operational
performance

The Groupincreased its year-on-year adjusted
earnings by 60%, through improved revenue,
lower property costs boosted by the reversal of
credit losses from stranger collections. Footfall
also steadily improved over the caurse of the
vear, and tenant sales were back at pre-
pandemic levels.

Administration and net financing costs were
alsolawer by 17% ana 25% respactively.
Reducing administration costs continues o
be akey area of focus with costs reduced due
tolower headcount, IT, insurance and
professionalfees, Finance costs were lower
due to recent refinancing activity, reduced net
debtand higherinterestincome from cash
deposits and derivatives.

Value Retail has achieved a strong operational
recovery in 2022, with the Groug's share of
adjusted earnings being £27m, 72% higher
than 2021.

Capital structure

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

At 31 December 2022, the Group's net debt,
excludingValue Retail, was £1,732m, £E67mor
A% lower than atthe start of the year, with an
average debt maturity profile of 3.4 years. The
Group has liquidity of £996m, reflecting cash
of £336m and unutitised committed revolving
creditfacilities (RCFs) of £660m meaning that
the Group has no unsecured debt maturities
not covered by available cash balances until
2025.The RCFs currently mature over the
periodteJune 2025 and contain options,
subject tolender consent, which could extend
theminto 2026 and 2027.

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

Strategy and prospects

The Board annually reviews the strategy and
alsoin December of each year considers and
appraves a rolling five-year Business Plan
(‘the Plan’). The Plan sets cut haw the Group
willachieve its strategic objectives and contains
financialforecasts, financing strategies and
portfolio plans, including disposals, asset
management initiatives and develcpment
projects. It also includes forecasts of financing
and debi covenant metrics including reverse
stress headroom ¢alculations.

Another important factor to considerin

the viability assessment is the diversity

and security of the Group's income.

At 31 December 2022, only 17% of passing
rentisderivedfromthe toptentenants,
Alsg, 40% of the Group’s passingrent is
subject to a tenant break orexpiry overthe
nextthree years and the corresponding
average unexpired lease termwas 4.3 years.
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Principalrisks and Viability period
conclusion

The Group’s performance and financial
position cantinues to significantly improve
compared with 2020 and 2021. However,
levels of uncertainty remain high, particularly
those asscciated with the macroeconomy, and
two of the Group's principal risks are currently
judged as having high levels of residual risk.

Having considered all of the ahove factors,
the Directors have concluded not to change
thethree year timescale for the Group's
viability assessment. This means that for the
yearended 31 December 2022, the Group's
“Viability period’ covers the period to

31 December 2025.

Toenablethe Board to understand the Group’s
projected resilience toadverse changes tothe
Group’s principal risks, a downside Viability’
scenaria has been derived from the Plan based
onweaker consumer, occupier andinvestment
market conditions.

Adverse assumptions have been adaptedfor
areas which mostly impact the Group’s capital
structure and debt covenants and hence
viahility. These include changes torental
income and property values with mitigating
actions to preserve liquidity, although no
non-contracted disposals have been
assumed. These adverse assumptions, which
are outlined in the table on the following page,
are consistent with those adopted inthe
Severe but plausible scenariointhe Group's
going cancern assessment explained in note
1Dtothefinancial statements.

The Directors also considered climate-related
risks as part of the Viability assessment. The
Graup's climate risk is currentty judged to have
amedium level of resicual risk and during
2022 the Group has developad asset level
project plans which provide a clear pathway
tothe Group achieving Net Zero by 2030.The
total expenditure to deliver these assetlevel
plans over the three year Viability periodis
c.£30m, and there remains aptionality over
the phasing of this expenditure if market and
operating conditions are worse than expected.

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

risk does nethave asignificantimpact on the
Viability assessment overthe three year
Viability period.



Income: NRI and Value Retail earnings
Weaker occupier and consumer demand
resultingin lower sales and fantfall, wonker
leasing demand, reduced collections and
increased tenantfailure.

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

Link to principal risks: oe@
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NRI mare than 25% lower than 2022 over Viahility period due to higher vacancy; lower
variable rent {turnaver rent, car park and cornmercialisation income}; and increased credit
loos provisions.

The Group's share of Adjusted earnings from Value Retail are an average of 25% lowerthan
2022 over the Viability period. Value Retail management decide to retain cash to suppaert
future refinancing requirements and therefore no d'stributions have been assumed.

Property valuations

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

Link to principal risks: oe 00@@

The Group's property portfolio, including Value Retail, i1s assumed to suffer acapital return
of -16% over the three year Viability period.

Liquidity and refinancing

Limited lender appetite for retail properties
resultsinmaturing loans being refinanced on less
attractive terms (higher borrowing costs, lower
LTvsforsecured ioans).

Link to principalrisks: OO@®

Refinancing is undertaken inthe ordinary course of business, with the options to extend the
Group’s RCFs assumed to be exercised moving the maturities beyond the Viability period.
Ttis also assumed thatthe £350m 3.5% bond due in October 2025 is refinanced with anew
£350mbondissue at 5.5% in mid-2025.

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

To avoid the risk of a breach of the Group’s unsecured unencumbered asset covenant caused
by the forecast lower property values, itis assumed that the outstanding £191m of private
placement notes are redeemed in 2023,

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

Basad on the above Viability assumptions, the
Groupisforecast to retain sighificant liquidity
and is able to meetits obligations as they fall
due overthe thres year Viability pariod. Itis
also forecast taremain compliant with the two
remaining key unsecured debt covenants,
gearingand interest cover.

The strength of the Group's farecast viability is
shown inthe adjacent table which sets out the
current and minimum forecast unsecured
horrowing covenant stress tests over the
Viability period:

Levelof reductionin key variable yntil

covenantbreach

310Dsc  Viability
Covenant Variahle 2022 period
Gearing Group property  28% 17%

e vAlue
Interest cover Netrentalincome 61% 38%

Based on their detailed assessment of the
Viability scenario, the Directors confirm that

While the \fiability scenario does not assume
any future disposals, the Group remains

focused onits disciplined disposal programme
of non-core assels.

Even in challenging markets, the Group has
completed disposals with gross proceads of
£628msincethe beginningof 2021, andthe
diversity of the Group's portfolio, in terms of
location and sector, provides access toarange
of investment markets. Disposals would be
expectedtoimprove the financial forecasts,
howevertheir precise impact on the financial
projections and Group's debt covenantsis
dependent on the timing of a sale; the level of
proceeds relative to book value; the ownership
structure; and whether any debt is secured
against the pronerties sold. In addition,
disposal proceeds would provide additional
liquidity to support the refinancing
requirements over the Viability period.

they have a reasonable expectation that the
Groupwillbe able to continue in operationand
meetits liabilities as they fall due over the three
year period to 31 December 2025.
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NON-FINANCIAL INFORMATION STATEMENT

Non-financial
Information Statement

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

The Groupalso applies arange of policies
and procedures relating to colleagues,
environmental and social matters, human

This information can be found in the following fmn financiat information o jgj rights and anti-bribery and corruption.

locations within the Strategic Report (orare Business model ~ 18-19 Adescription of these polices, the due

incorporated into the Strategic Report by Princ'\pa1 rgks £o-5g  diligencemeasures we undertake toimplement

reference forthese purpases): Nonfinancial ke key performance themandthe resuy lts of applying these policies,
indicators 53 are allsetoutinthe table below.

Policy

Energy policy

Environmental
policy

Climate change
policy

Biodiversity
policy

Code ofconcuct

Edua.
apportunities
palicy

Description

Sets aut the Group's commitment to
endeavour to use bast practice in the
design and operation of the Group’s
assets to minimise energy demand across
muitiple time harizons and procure energy
inaresponsible manner

Includes the Group's overarching
commitment to design and build
properties using sustainable materials
and practices, andto manage asssts
underthe Group's control efficiently
taensure compliance and continually
irnprove environmentalty

Sets out the Group's commitment to
developand implerment climate change
management and mitigation strategies
at cusiness and asset level. Recognising
three climatic scenarios and the risks
and opportunities that arise from

these scenarios

Aims to ensure that opportunities
to protect, enhancs and restore
biodiversity are maximised while
ensuring that any negative impacts
resulting ‘romthe Group’s business
operations are mirimised

Palicy application and cutcomes

Associated
reporting
requirement

Inthe UK and Ireland, the Group procures 100% renewabie electricity in 2022, aswell
asundertaking audits and compliance reviews within the IS0 50001 compliant energy
management system. To transition the Group to Net Zero by 2030 we completed Net
Zerg Assat Plans fareach destination. These plans address each asset’s significant
energy users by identifying projects to address building contrals, energy efficiency and
onsite renewable through the applicat.on of the energy hisrarchy. Alsosee the
Enviranmental section of the Group's ESG Report 2022,

—Environmental
matters

In 2022, we maintained our 150 14001 and 1S0 50001 accreditation across the UK
ana Ireland. To ensure we continue to improve and embed proactive environmental
management we Fave also implemented an 1SS 14001 compliant management
systern in Chateaudun {our orincipal office in France}, O'Parinor and Les Terrasses du
Port in France. Also see the Environmental section af the Group's ESG Report 20232,

The Group identified cotleagues in corg roles within the business to participate ina
Climate Scenarios workshopin 2021, To build on thisthroughout 2022, we reviewed
risks and opportunities and mapped these across the assets toconfirm deliverables
10 positively manage the areas identified. To suppart this we have revised our
developmaent standards with aview to ensuring that they address climate risks and
oppartunities by addressing climate change within the aesign process. Also seethe
Environmentaland Governance sections of the Group’s ESG Report 2022.

— Environmental
matters

— Enviranmentat
matters

In 2022, we acknawledged that in ordertz address our operatignal impacts we need
torot anly focus on c.imate change but mare robustly wark on biodiversity net gain

o ensure we mimimise our contribution to the global b odiversity crisis. We continue
toinstzll bee hives, pollinator planting ragimes and del'ver education programmes ta
position aur assets as supporters of lacal biodiversity ir the areas in which we cperate.
Inaddition tothis, Italie Deuxwas awarded the BiodiversCity Life labeland in The
Oraciz we planted 1,330 aguatic plants on floating river banks on the River Kennetard
Avon Canalin partnershipwiththe Canal & River Trust and the Reasing Abhey Quarter
BID. Also seethe Environmental section of the Group’s ESG Renort 2022,

Sats out expectations for colleagues’
personal behaviourincluding treating
athers with respect, acting fairly in
dealing with stakehaolders, complying
with laws and maintainingintegrity in
finanzialreporting

Canfirrs tha Group’s corrmitmzntto
equal oppartunities and diversity and
the Group’s sppzsitiar to all forms of
unlawful discriminat on

The Codeof canduct s issued 1o all colleagues across the Group and supported by
traning during new calleague induction, as well as being reinfarced by the Board's and
serior leadership's actiors and communications. Na material breaches were alleged
oridentifiad during 2022, Alss see page 24 for more information on our colieagues.

The pzlicy s avallable teali coleaguesand apphed in relation o all hirirgan<
promcton decisions atall levels. Na breaches ofthe policy were alleged or identified
during 22022, The ethas af thz palicy is supoartad by four colleague led afinity groups
{LGBTQ+, Race and Ethnicity, Women znd Wellbeing), each of which mas aspanso-
on the Group Executive Commitiee and partners with Group Communications ard
HR todeliver relevant news, events andinitiatives to colleagues across the Group.
Also see page 24 for mores information an our col.gagues and ahinity groups.

— Enviranmental
rmatters

--Employees
— Social matters

— Anti-bribery and
carrupzion

— Human rights
—Employees

— Social metters



Policy

Description
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Policy application and outcomes

Assaciated
reporting
requirement

Health, safety
and security
statement of
intent

Setsout measurasdesigned toensurea
culture of health and safety best practice
that leads to the elimination or reduction
in risks to health, safety and security of all
assoctated with the Graup

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

31 December 2022, thars were no intolerable risks autstanding and no Environmental
Health Officer notices were received during the year. By integrating the nien-care
portfolio into the management system, we saw areduction in the number of open risks.
Acontinued improvernent in health and safety culture was reflected ininternal audit
scores with the entire portfolio scoring abave 95%. Also see page 57 for more
information on health, safety and security matters.

— Employees

—Social matters

Modern slavery
andhuman
trafficking
statement

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

Modern slavery awareness is maintained across the Group's aperational teams and
speciiictraiming is provided to colleagues through the Group's online training system.
Key risk araas identified are within the Group's supply chain and relate to construction
activities and low skilled suppor services — both areas remained low as part of the
Group's overall risk assessmant in 2022. By incorporating modern slavery declarations
in aur Scurce to Contract activities, wa have increased compliance and reduced the
risks of using supplier and third-party suppliers who do not comply with this legistation.
No incidents of modern slavery or human trafficking were identified or alleged during
2022.The Company's 2022 Modern Slavery and Human Trafficking Staterment was
approved by the Board in June 2022,

- Humanrights
—Sacialmatters

Responsible
procurement
palicy

Sets outthe Group's objectives to promote
responsible procurement through the
nurchase ofenvironmentally and socially
sustainable goods and services and
engage with key suppliers toencourage
batter performance and effective
management of environmentaland social
risks within the Group's supply chain

The policy was applied to procurement activities undertaken across both operational
and development activities in 2022 Supplier adherence to this policy is manitared and
enforced at the Request for Informatian stage of procurement with the most compliant
suppliers being progressed to the next stages of the procurement process. The pelicy
isalso linked to the due diligence process necessary to approve third party consultants,
contractors and suppliers. No material breaches were alleged or identified during 2022.

—Human rights

— Social matters

— Anti-tibery and
carruption

— Environmental
matters

Supply chain
code of conduct
and procurement

Qutlines a set of best practice standards
that apply to all Group suppliers (covering
legal requirements, labour standards,
health and safety and environmental
responsibility) and explains howthe
Group measures and monitors supplier
adherenceto such standards

Thisis fully embedded in the new procurement process — each new supplier tothe
Graup must subscribe to the cade of conduct and complete the accompanying
questionnaire in arder ta gain Approved Supplier status. Suppliers must be fully
cempliantwith health and safety, ESG regulations and must be fully insured. RIDDOR
{Reporting of Injuries, Ciseases and Dangerous Occurrences Regulations) issuad by
the Health and Safety Executive must be fully resclved and disclosed befare we can
use such suppliers. This has resulted in only the mast compliant suppliers being
selected to reduce risk exposure and associated costs. Thisis also linked to the due
dil gence pracess necessary to approve third party consultants, contractors and
suppliers. No material breaches were alleged or identified during 2022

-—Human rights

— Social mattars

— Anti-bribery and
corruption

—Environmental
matters

Anti-bribery and
corruption policy*

Sets out the Group's zero talerance policy
in relation to bribery and corruption,
including prohibitions onimpraper and
facilitation payments, and penalties for
breach of policy

The policy is issued to all colleagues across the Group alongside the Gifts and
Entertainment Policy and supported by training delivered during the colleague
induction programme. The Cempany has also made available ta all colleagues an
Anti-Biribery and Corruption Risk Assessment, which pravides gutdance en carrying
cut due diligence whan appointing third party consultants, contractors and suppliers.
Noincidents of bribery or corruption were alleged or identified during 2022.

—Employees

— Anti-bribery and
corruption

Whistleblowing
policy*

Encourages colleaguesto report any
cancerns they may havein relationto
health and safety matters, the envircnment,
or any other unethical, unfair, dangerous
or itlegal Dehaviour, sets out the process
fardaing soand canfirms that
whistieblowers will not be victimised

The policy is issuedta all colleagues across the Group and supported by training during
new colleague inductions. Nowhistleblowing concerns were raised by collzagues
during 2022.

— Employees

— Anti-bribery and
carruption

Giftsand
entertainment
policy™

Explairsthe forms of, and circumstances
in which, gifts arentertainment might be
acceptable and the reportingand approval
procedures to follow where colleagues
wish to offer, or receive, haspitality

The policy is issued to all colleapues across the Group and supported by training as part
of new collgagJe inductions.

Gifts and entertainment registers are maintained acrass the Group and reviewed
periodically. No breaches were alleged or identificd dunng 2022,

— Employees

— Anti-bribe-yand
corruption

All policies are available on the Company's website at www.hammerson.com save for those marked with a* which are available toall colleagues
through the Company’sintranet.

Pages1to 63 of this Annual Report constitute the Strategic Report which was approved and signed on behalf of the Board on 8 March 2023

Rita-Rose Gagné

Director

Himanshu Raja
Director



CORPORATE GOVERNANCE
BOARD OF DIRECTORS
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Chief Executive
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Himanshu Raja
Chief Financial Officer

Appointed to the Board
2 November 2020

Appointed to the Board
26 April 2021

Rita-Rose has a wealth of experience in global real estate investment,
asset management, M&A and strategy. She has warked in property
markets across the world and her expertise spans across various asset
classes and multi-use assets, including residential, retall, office and
logistics. Prior to Hammerson, she held various executive roles at the
global real estate company, Ivanho& Cambridge. Most recently,
Rita-Rose was President of Growth Markets, where she managed
over $7.6bn of real estate assets plus development projects across
markets in Asia and Latin America. Sheis a Non-Executive Director

of Value Retail ple.

NON-EXECUTIVE DIRECTORS

Habib Annous
Independent Non-Executive Director

e

Himanshu brings to the Board strong financial, strategic and leadership
qualities as well as extensive experience of debt and equity markets
and in business transformation. Himanshu has served as CFO of listed
companiesinthe FTSE 100 and FTSE 250 for over 12 years as CFO of
Logica plc, G4S ple, Countrywide plc, and served as CFO of Misys under
private equity ownership. Himanshu has previously held senior roles
covering finance, IT, procurement and capital and cost transformation
largely inthe telecoms sector. Himanshu qualified as a Chartered
Accountant with Arthur Andersen.

Méka Brunel
Independent Non-Executive Director

oe

Appointed to the Board
5 May 2021

Appointed tothe Board
1 December 2019

Habib brings to the Beard 30 years’ experience ininvestment
rmanagement across a range of sectors. Most recently, he was a partner
at Capital Group, from 2002 to 2020, where he was responsible for the
European Real Estate sectoras well as a number of otherindustries.
He started his careeras an equity analyst in 2988 with responsibility
for UK Real Estate. He became a Fund Managerin 1989 at Lazard
Investors and then maved to Barclays Global Investors and
subsequently to Merrill Lynch Investment Managers. Habib is an
adviser tothe Investor Forum.

Meéka has broad experience in the Furopean real estate sectar which,
together with her knowledge and skills in property outside of retail,
strengthens the Board’s expertise. Her previous roles include Directar
of Strategic Development at Gecina in 2003 and CEOQ of Eurosicin
2006.In 2009, she joined Ivanhoé Cambridge as European President
before returning to Gecinain 2014 as a Non-Executive Directar and
was CEQ from 2017 to 2022.Méka is Chair of the European Public Real
Estate Association and amember of the supervisory board at CDC
Habitat. She alsc chairs University of the City of Tomarrow (UVD)
achapter of Palladio Foundation, a non-profit organisation.
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NON-EXECUTIVE DIRECTORS

Robert Noel Mike Butterworth
Chairofthe Board Q Senior Independent Director 0@
Appointed tothe Board Appointed to the Board

1 September 2020 and appointed as Chair on 7 September 2020

1 January 2021

Robert brings extensive property industry knowledge and experience
tothe Board having built a long and successful career spanning over
30yearsinthe real estate sector, including at other listed companies.
Most notably, Robert was Chief Executive at Land Securities Group Pl
(Landsec) from 2012 until March 2020. Prior tojoining Landsec in
2010, Robert was Property Director at Great Portland Estates Plc from
2002102009 and from 1992 15 2002 he was a Director of Nelson
Bakewell, the property services group, Rabertis a past president of the
British Property Federation, He will become Chair of Taylor Wimpey plc
atthe conclusionof its AGM in April 2023.

External Listed Directorships
Senior Independent Director at Taylor Wimpey plc.

Adam Metz
Independent Non-Executive Director

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

ExternalListed Directorships
Non-Executive Director of Pressure Technologies plc and Focusrite ple.

CarolWelch

®e

Independent Non-Executive Director

Appointed to the Board
22 July 2019

Appointed to the Board

1 March 2019

Adam brings to the Board wide-ranging knowledge in retailand
commercial real estate, and extensive investment exparience gained at
Blackstone Group, TPG Capital and the Carlyle Group. His comprehensive
experience in real estate investment and strategy in the US, Europe and
Asia, through listed companies and private equity, enables him to make
avaluable contribution to our Board, Adam sits onthe boards of a
number of Morgan Stanley fund entities,

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

Carolbrings deep experience in commercial, marketing, innovation
and digital gained while working in senior roles at global businesses,
such as PepsiCo, Cadbury Schweppes and Associated British Foods.
She also brings insightful operations and tenant experience from the
leisure, retail and hospitality sectors gained through her previous rotes
as Chief Marketing Officer at Costa Coffee and Managing Director UK &
Ireland and European Commercial Officer at ODEON, From 17 April
2023, Carol will become CEO of A F. Blakemore & Son Ltd, Carclisour
Designated Non-Executive Director for Colleague Engagement.
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DEAR SHAREHOLDERS

Iampleasedto present the Corporate
Gavernance Report for 2022, The Companyis
subject tothe UK Corporate Governance Code
2018 (the Code), whichis available on the
website of the Financial Repariing Council at
www.fre.org uk, The purpose of the Code is to
promote the highest ethical and governance
standards for UK premium listed businesses
tocontribute to long term sustainable success.
The Board considers that the Company has
applied all of the principles and complied with
all of the provisions of the Code during 2022
with the exception that Habib Annous had
served on the Remuneration Committee for
aweek shart of 12 months when he hecame
Chairof the Committee on 28 April 2022
(having heen appointed as a member of the
Committee on 5 May 2021) rather than the

12 manths required by the Code. However,
the Beard was satisfied that Habib had
appropriate skills and experience ta serve

as Chair given his time as a member of the
Committee and otner relevant experience.
The Company’s compliance with the Code is
reported against each of the five main sections
of the Code: Board leadership and Company
purpose; division of responsibilities;
composition, succession and evaluation; audit,
risk and internal control; and remuneration.

The Company's disclosures onthe way it has
applied the principles of the Code can be
found throughoutthis Annual Report onthe
following pages:

Codesection Paga
Board leadership and Company

purpose
Therole of the Board 66
Purpose and strategy 66
Culture and values 56
Stakeholder andworkforce engagement 67
Division of responsibilities
Theroles ofthe Directors &8
Director commitment 69
Board Committees 70
Board support ) 70
Compasition, succession and

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

assessment 71
Audit Committee Report ) I -

Remuneration
Directors’ Remuneration Report 82

BOARD LEADERSHIP AND COMPANY
PURPOSE

Therale of the Board

The primary duty of the Board is to promote
the lang term success of the Company through
settingaclear purpose and strategy which
creates long term value forits shareholders
and other stakeholders. It aligns the Group's
culture with its strategy, purpose and values
and satsthe strategic direction and governance
ofthe Group. The Board has ultimate
responsibility forthe Group's management,
strategic direction and performance and
ensuring that sufficient resources are available
o enable management to meet the strategic
objectives set.

The Company has a Schedule of Matters
Reserved forthe Board (Matters Reserved),
which was reviewed and updatedin
December 2022, and is available to view at
www.hammerson.cam. The Board undertakes
various duties in accordance with the Matters
Reserved, including approving major
acguisitions, disposals, capital expenditure
and financing. The Board also overseesthe
system of internal controls and risk
management, including climate-related
risks and opportunities, and approves and
monitors performance against the annual
Business Plan.

Details of the Board of Directors of the
Company as at the date of thisreport are set
outon pages 64 to 65 and furtherinformation
on each Director can befound onthe
Company’s website at www.hammerson.com.
Details of the various Director roles are setout
in the ‘Division of respansibilities’ sectionon
page 68 and details of Board and Committee
changes during the year can be found ir the
Nom nation and Governance Committee
Reportonpages 72t075.

Key activities of the Board in 2022

During 2022, among other things, the Board

spenttime on:

— Strategic aims and thefinancialand
operating peformance of the Company

— External economicdevelopments and
other trends relevant to the Company

— Stakeholdermatters, inciuding
consideration of developments relevant
tocolleagues, shareholders, partners and
other stakeholders

— Irvestment and disposal proposals and
planning

— TheCompany's annualandhalf year
reporting, including considerations relating
todividends

— Strategic projects and initiatives affecting
the Company
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— Thereview and appraval of the Company’s
business plan

— The Company's purpose, vision and values
— Sustainability and the wider ESG agenda

— Mattersrelatingto risk and the internal
control framewaork together with IT and
cyber matters

— Theexternal Board and Committee
effectiveness evaluation.

Purpose and strategy

The Board discharged its respansibilities in
relation to strategy and purpose through a
number of activities in the year. These included
the annual Board strategy session heldin
October 2022, which covered a wide range
of strategicissues with input from senior
management from across the business.
Inaddition, the Board considers strategic
matters as part of regular meetings through
the year. At each scheduled meeting,
managernent provide updates on
performance against strategic goals and
initiatives, together with relevant updates
on externa! developments.

During 2022, the Company has evolvedits
purpose and strategic objectives. The Group
has a clear purpose; we create outstanding
experiences inunique city locations, The Board
spent time discussing and approving the
purpose statement, including consideration

of feedback provided by colieagues.

Throughout 2022, the Board focused on
providing leadership and supportto the
Executive team as well as an objective,
independent and constructive viewon the
Company’s strategy and business model,

to ensurethey adaquately reflect the core
capabilities of the business and the changing
externalenvironment, particularly during
apeniod of chalienging macroeconomic
conditions. This includes the refresh of the
Company's sustainability strategy which was
launched during the first half of the year.
Further detail on how the Company generates
and preservesvalue overthe long termis set
outinthe Chief Executive's statement an
pages1Ctol5and Ourbusiness modelon
pages 181019

Culture and values
The Board recagnises the importance that
culture andvalues play in the long term
success and sustainability of the Company,
andthe role of the Boardin establishing,
manitoring and assessing culture. During
022, the contribution of culture and values
hasbeen animportant focus farthe Board.



Following the strategic review and the
organisaticnal changes during 2021,

the senior leadership team worked with
colleagues in 2022 tareview and refine
Harmmerson's values to reflect our new
strategy, with appropriate oversight and input
[tom the Board. The new valuas are Aribitious,
Connected and Respect,

The Groupis committed to fully complying with
allapplicable laws and regulations and has
high standards of governance and compliance.
The Code of Conduct has been prepared to
help colleagues and Directors to fulfil their
personal respansibilities to investors and
wider stakeholdars The Code of Conduct
covers the following areas:

— Compliance and accountability

— Therequired standards of personal
behaviour

— The Group's dealings with stakeholders

— Measuresto prevent fraud, briberyand
corruption

— Sharedealing
— Securityofinformation

The colleague induction programme includes
compulsory modules on health and safety,
anti-bribery, cyber security, sustainability,
protection of confidentialand inside
information and data protection, which are
delivered in the UK, France and Ireland via the
Group’s online Learning Management System.
The content far these modules was reviewed
andrefreshedin 2022 inadvance of aplannad
relaunch with colleagues during 2023,

The Directors remain committed to zero
tolerance of bribery and corruption by
colleagues and the Group's suppliers. The
Audit Committee receives annual Anti-Bribery
and Corruption, Fraud and Whistleblowing
Reports and reviews the arrangements in
place forindividuals to raise concerns. The
Board reviewed and, on the Committee's
recommendation, approved updatesto the
Company’s Arti-Briliery and Corruptian Policy,
Anti-Fraud Policy and Respanse Pian and
Whistleblowing Policy. There were no
allegations of fraud detected or reported
duringthe year.

The Group’s Modern Stavery and Human
Trafficking Statement is submitted to the
Board forapproval each year, and the
statementis published on the Company's
website at www.hammerson.com.

Engagement with stakeholders
Stakeholder engagemeant remains a priority for
the Board. In order to comply with Section 172
of the Companies Act 2006 (the Act), the
Boardtakes inta consideration the interests

of stakeholders when making decisions and
nicludes astatement setting out the way in
which Directors have discharged this duty
duringthe year. Furtherinformationonthe
actions carried outin 2022 by the Board to
comply with its obligations to the Group's
stakeholders is detailed on pages 32t0 33 and
the statement of compliance with Section 172
ofthe Actis setouton page 34.The
identification of our key stakeholders and the
continuing engagement efforts helptoensure
that the Board can understand, consider and
balance broad stakeholder interests when
making decisions to deliver long term
sustainable success. While the Board will
engage directly with stakeholders on certain
issues, stakeholder engagement will often
take place at an operational level with the
Board receiving regular updates on
stakeholder views from the Executive
Directors and the senior management team.
Board papers requesting a decisionfromthe
Board are required to include aspecific section
reviewing the impact of the proposal on
relevant stakeholder groups.

Engagement with colleagues
Ourcolleagues are central to the business and
theirperformance is critical to its long term
sustainable success. Colleague engagement
inour business is therefore high on our agenda
at both Board and senior management levels.

The Colleague Forum (the Forum) enhances
two-way dialogue between the Board and
colleagues, offering a structured environment
forthe Board to listentofeedback from our
colleagues, allowing issues to be highlighted
and informs future Board decision making.
Carol Welchis our Designated Non-Executive
Director for Colleague Engagement. The
purpose of the role 15 to:

— Actasthe Board's cyes and earsto
understand eolleagues’ views on Company
culture, and the degree to which behaviours
andvalues inthe business are aligned with
culture and values agreed by the Board

— Provide guidance and feedback, with
insight gained from the Forum and from
separate sessions held with colleagues, on
achieving effective internalcommunication

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

— Assist the Beard inunderstanding
colleagues’ views based an insightfromthe
Forum and colleague sessions, and provide
guidance tothe Board an how thnir
decisions may impact colleagues

Carol attends quarterly meetings with the
Forum in addition to separate discussions with
its Chair and the Chief People Officer, and
maonthly sessions with the Chief People Officer.
In October 2022, Caroland Habib Annous,
Chair of the Remuneration Committee, carried
out an engagement session with the Forum
specifically to explain the proposed changes
to the Company’s Remuneration Policy and
how the proposals aligned with colleague pay.
The Forumwas supportive of the proposed
changes and comments raised were shared
with the Remuneration Committee. During the
year, Carot also held engagement sessions
with colleagues based at asset locations.
Carol'sannual reporton colleague engagement
in 2022 included an assessment of progress
made against 2022 objectives and her
recommendations forengagement priorities
for 2023, which were reviewed by the
Nomination and Governance Committee and
discussed by the Boardin December 2022,

In 2022, the Forum's focus has been to listen
toand support colleagues throughout the
organisational review process, increasing
communications and engagement, andto
facilitate positive change aligned tothe
Company'sstrategy. The Company alsa has
four colleague affinity groups (L GBTQ+,
Women, Race & Ethnicity, Wellbeing) which
are integrated with the Forumto support
colleague engagement and diversity and
inclusion activities throughout the year. Each of
the groups has a designated GEC sponsorta
pravide seniar leadership supportforits work.
Ta further support a culture of diversity and
inclusion throughout the business, the
Company established anew Diversity, Inclusion
and Engadernent Managerrole In February
2023, Finally, the Forum provided colleague
feedback on workplace culture and other
developments during the year tothe GEC.

Further details on colleagues, including

our approachtoinvestingin and rewarding
ourworkforce as wellas the policies and
procedures applicable to colleagues, can be
found onpages 24 and 6210 63.
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Engagement with shareholders

The Company undertakes investor relations
(IR) activity to ensure that current and
potential shareholders, as well as financial
analysts, are keptinformed of performance
and have appropriate access to management
to understand the Company's busingss and
strategy. The Board is regularly updated on
IR matters andfeedback received from
shareholders. The Board believesitis
important to maintain open and constructive
relationships with sharehaolders and for them
to have opportunities to share their views with
the Board. The Chief Executive and Chief
Financial Officer engage with the Company’s
major institutional shareholders onaregular
basis. As Chair of the Board, I meet with
shareholders to discuss matters such as
COrporate governance and succession
planning. Separately the Senior Independent
Directoris available to shareholders. The Chair
of the Remuneration Committee takes part
in consultations with majorinstitutional
shareholders on remuneration issues from
time to time, Including an extensive
consultation in recent months as part of

the Committee’s review of the Directors’
Remuneration Policy. The Board also regards
the Company's AGM as an important
opportunity for shareholders to engage
directly with Directors.

Board and Committee meetings attendance -

Conflicts of interest and concerns

The Board has awell-established and detailed
process for the management of conflicts of
interest. The Directors are required 1o avoid
asituation where they have, or could have,
adirect orindirect conflict with the interests of
the Company. Prior to appointmentand during
their termin office, Directors are required to
disclose any conflicts or potential conflicts
torme, as Chair, and the General Counseland
Company Secretary. At each scheduled
meeting of the Board, a governance report is
reviewed, containing details of conflicts of
interestfor each Director noting any changes
ormatters for authorisation. As part of the year
end reporting, each Director reviews the
Conflict of Interest Register in respect of their
disclosed conflicts and confirms its accuracyto
the General Counseland Company Secretary.

Thereisregular dialogue between Directors
outside Board meetings on any impaortant
issues that require discussion and resolution.
If necessary, any unresolved matters thatare
raised with the Chair of the Board, the Senior
Independent Director and the General
Counseland Company Secretary would be
recorded inthe minutes of the next Board
meeting. As Chair of the Board, I encourage a
culture of apen and inclusive debate, challenge
and discussion at meetings and cutside of the
formal environment. This helps to ensure that
any concerns can be considered and resolved.

2022
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DIVISION OF RESPONSIBILITIES

Role of the Chair of the Board and the

Chief Executive

The Chair ofthe Board and the Chief Executive
have separate roles and respansitilities which
are clearly defined, set out in writing and
available onthe Company’s website.

As Chairofthe Board, Tamresponsible forthe
overall effectiveness of the Board in directing
the Campany and for ensuring that the Board
racelves accurate, timety and clear information.
The conclusion of the 2022 Board effectiveness
review was that Board meetings were chaired
well, that the views of all Directors are sought
and that all members of the Board participated
inand contributed to Board discussions
equally. Theresults and actions arisingfrom
the Board effectiveness review carried out in
2022 are summarised on pages 7010 71.

The Chief Executive leads and manages the
business in line with the strategy, policies and
parameters setbythe Board,. To ensure the
effective day-to-gday running of the business,
autharity for operational management of the
Group has been delegated tothe Chief
Executive and sorne powers are further
ceedated by herto senior managers across
the Group.

Inves ment and

Adaitional, Normination Remuneraticn Disposal
Scheduled Board  unscheccledBoard  AuditCompmittee Committee Committee Commuttee
Note meetings meetings meetings meetings (note f) meetings meetings (nate g
Rabert Noel 717 1/1 N/A 2/2 N/A 717
Rita-Rose Gagné 717 /1 N/A N/A N/A N/A
Himanshu Raja h 6/ 7 1/1 N/A N/A N/A N/JA
Hahib Annous e 7/7 1/1 5/5 2/2 5/5 1/1
Méka Brunel h 67 0/1 N/A 2/2 4/5 5/7
Gwyn Burr [ 2/2 NJA N/A N/A 2/2 N/A
Mike Butterwaorth 7]7 1/1 5/5 2/2 N/A N/A
Des de Beer a, b, d 474 NJA N/A 1/1 N/A 474
Alan Olivier a,b,d 1/1 NJA N/A N/A N/A 1/1
Andrew Farmica c 212 N{A 2/2 N/A N/A N/A
Adam Metz 7/7 1/1 5/5 1/2 N/A 717
Carol Weich 77 1/1 N/A 2/2 5/5 N/A
a Alan Olvierwas appointed as an alternate tc Des de Beeron 22 February 2022.
b For Marcn Board and Committes meetings, Alan Olivier attended in place of Des de Baer.
c Gwyn Burrard Andrew Farmica -esigned fram the Board 01 28 Acnl 2022,
d Desde Bear (and his zlternate Alan Olivier) resigned from the Board on 11 Octeber 2022,
e Habib Annous became amember of the Investrrent and Cisposal Committee starting cn 19 October 2022,
f TheNom nation Committee was reconstituted as the Namination and Governance Committee an 8 December 2022,
g Thelnvestrent and Dispasal Committee was disbanded on 8 December 2522,
h Where Directors are Indicated as not having attended Board or Committee meetings, tnisis attributable to pre-existing and unavoioable commitments ordue to

illness. Ineach case, the Director was provided with all Board papers and the oppartunity tc provide comments to the Chair of the Board or Committee, as appropriate.



Forfurther detail of the division of
responsibilities amongst Board Committees
see page 68.

Role of the Non-Executive Directors and
the Senior Independent Director

The Non-Exect tive Directors are idunilicd in
their biographies onpages 64 to 65andplaya
key role in providing constructive challenge to
management and offering strategic guidance
through their participation at Board and
Committee meetings. The Non-Executive
Directors hold a meeting without me present
annually, led by the Senior Independent
Director, to discuss my performance, in
addition to playing a key role in appointing and
removing Executive Directors and scritinising
management performance against objectives.
L also hold meetings with the Non-Executive
Directors as part of every Board meeting
without the Executive Directors present.

All Non-Executive Directars are considered to
be independent as at the date of this Report,

in accordance with the provisions of the Code.
Iwasindependent on appcintmentto the
Board in September 2020 for the purpose of
the Code. The Company has therefore complied
with the Code provision that atleast half of the
Board, excluding the Chair, should comprise
independent Non-Executive Directors,

Mike Butterworth succeeded Gwyn Burr as
Senior Independent Director in April 2022 and
is available to discuss shareholders’ concerns
on governance and other matters,. He can
deputise as Chair of the Board in my absence,
actasasocundingboard and servaasan
intermediary for other Board members. His full
roleisclearly defined in writing and available
on the Company’s website.

Directors’ time commitment and additional
appointments

All Directors are thoroughly engaged with the
waork of the Group, as evidenced by their
attendance at Board and Board Committee
meetings during the year, which is disclosed
in the Board and Committee meetings
attendance tabte, set out on page 68.

In addition to Board and Board Committee
meeting attendance, anumber of the
Non-Executive Directars also visited the
Company’s assets during tha year.

As part of the selection process for any
potential new Directors, any significant
external time commitiments are considered
before anappointmentis agreed. In 2020,
the Board adopted aDirectors’ Overboarding
Policy (Overboarding Policy) to set limits onthe
number of external appointments which can
be held by Directorsin line with the guidelines
published by Institutional Shareholder
Services (I85). The Overboarding Policy was
reviewed and updated in December 2022 ta
reflect best practice requirements in the Code
and latest guidance issued by ISS. Directors
are required to consult with the Chair ofthe
Board and obtain the approval of the Board,
before taking on additional appointments.
Executive Directors are not permitted to take
on merethan ane externat appointment as a
director of a FTSE 100 listed company or any
othersignificant appointment.

The Cverboarding Policy states that Non-
Executive Directors may hold up tofive
mandates on publicly-listed companies
(including their role as a Director of the
Company). For the purpose of calculating
this limit:

Board and Commiittee Governance Structure as at 31 December 2022
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— Anon-executive directorship counts
asone mandate

— Anon-executive chair counts as
two mandates

— Aposition as executive director
{or comparable role) is counted as
three mandates

None of the Directors’ external directorships
exceed the limitin the Overboarding Policy. The
QOverboarding Policy is available to viewon the
Company's website at www.harmmerson.com.

In line with the Cade, during the year the Board
considered significant external appointments
propased to be undertaken by certain Directors.
These were (i) Adam Metz's appointment as
anon-executive director, and subsequently

as chair, of Seritage Growth Properties and {ii)
my proposed appointment as chair of Taylor
Wimpeay plc with effect from its AGM to be held
in April2023. Foreach appointment, the Board
considered (among otherthings) the time
commitment and whether it presenteda
conflictof interest. In each case, the Board
approved the proposed appointments and
was satisfied that none of them would restrict
the relevant Directorfrom carrying out their
duties as a Director of the Company, The
relevant Director did not participate in the
decision or discussion with respect to their
awn proposed appointments,
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Board Committees

The Board has delegated certain
responsibilities toits Audit, Remuneration,
and Nomination and Governance Committees,
each of which reports regularly to the Board.
Each of these Committees’ terms of reference
is available on the Company’s website at
www.hammerson.com. During the year, the
Board undertook a review of its Committee
structure following feedback received during
ihe Board effectiveness review process.
InDecember 2022 itresolved fo disband the
Investment and Disposal Committee and to
transferits responsibilities to the Board.
Priortothe disbanding of the Investment and
Disposal Committee, the Committee was
responsible for overseeging the Group’s
acquisitions, capital expenditure and
disposals, and assisted the Board in fulfilling
its oversight responsibilities to deliver the
strategy. The Committee met seven times
during the year and the agenda foreach
meeting reflected the status of investment
and disposal projects under consideration by
management. The Committee also reviewed
progress by receiving update reports and
received regular updates on market
conditions. Both of these responsibilities
now reside with the Board, which will be
responsible for scrutinising proposals and
recommendations to proceed with
transactions valued over £30m.

InDecember 2022, the existing Nomination
Committee was reconstituted asthe
Nomination and Governance Committes with
abroadened remitincluding certain additional
governance related responsibilities, previously
the responsibility of the full Board. This change
willenable enhanced focus on corparate
governance matters whilstensuring that
relevantiterns are escalated to the full Board
where appropriate.

Further detail onthe work of each of the Audit,

Nomination and Governance, and Remuneration
Committees can be found on pages 76, 72 and
82, respectively.

The Board is also supported by three further
committees, the principal of which is the GEC,
which provides executive management of the
Group within the agreed strategy and Business
Plan. The GECis chaired by the Chief Executive
and comprises the senior leadershipteam.
The members of the GEC and their biagraphies
are available to view on the Group’s website at
www.hammersaon.com. The GEC manages the
operation of tne business on a day-1o-day
basis, sets financial and operational targets,
oversees the Group’s risk management and
has responsibility for the Company's

sustainability objectives. The GEC s supported
inturn by the Group Investment Commititee,
which supports the GEC and the Board inthe
execution of their respective capital allocation
responsibilities, and by the Group Management
Committee which supportsthe GECinthe
execution of its operational duties.

Board support

On 9 May 2022, Alex Dunn was appoinied as
General Counsel and Company Secretary.
The General Counseland Company Secretary,
whose appointment or removalis decided by
all Directors, provides independent advice to
the Board on legal and governance matters
and ensures that the Board has the policies,
process, information, time and resourcas it
needsin order tofunction effectively. This
includes ensuring that the Board regularly
receives trainingand updates on relevantlegal
and governance developments aswell as
assisting with the induction of new Directors.

COMPOSITION, SUCCESSION AND
EVALUATION

Compaosition and succession

Appointments to the Board are subjecttoa
formal, rigorous and transparent procedure
based on merit and objective criteria, which

is overseen by the Board's Nemination and
Governance Committee. The Nomination and
Governance Committee alsc oversees the
eftective succession planning of the Directors
and the process for succession planning tothe
senior management team.

Foliowing a review of the composition of the
Board and its Commiittees, it was determined
that the Board and its Committees have an
apprapriate and diverse combination of skills,
experience and knowledge thatarerelevant to
the Group in its operating context, For further
detail of each Director’s skills, experience and
knowladge, see the Board Skilis Matrixon page
73.Tha Nomination and Governance Committee
also promotes diversity on the Board and
throughout the Group.

The Board has confirmea that each Director
continues ta be effective and demonstrate
commitment totheir role. On the
recommendation of the Nomination and
Governance Committee, the Board will
therefare be recommending that all serving
Directors be reappointed by sharehoders
atthe 2023 AGM.

Further information on composition,

succession and the work of the Nomination

and Governance Committee can befound in

the Nomination and Gavernance Committee
cporfon pages 721075,
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The Board acknowledges the benefits that
diversity and inclusion can bring tothe Board
andtoalllevels of the Company's operations.
As such, the Board is commiitted ta the
promaotion of diversity and inclusion across
the Company and ensuring that all employees
aretireatedfairly. Furtherinformation onthe
Board's approach to diversity and inclusion,
and the consideration of relevant matters
during 2022 can be found inthe Nomination
and Governance Committee Report.

Board and Committee effectiveness review
The process

The Board undertakes aformal and rigorous
evaluation of its effectiveness and the
performance of the whole Board, its individual
Directors and its Committees annually.

The Baard's policy, inline with the Code,
istocarry out an externally facilitated Board
effectiveness review every three years and
this year, the Board appointed an external
evaluatorto carry out an independent review
of its effectiveness and performance.

The Board considered a shortiist of potentiat
external evaluators following a selection
process led by the Chair. It appointad Hanif
Barma of Board Alchemy to undertake the
effectiveness review. Board Alchemyhas no
otherconnection with the Company. The
Board discussed the scope and timing of the
review, and the Chair and the General Counsel
and Company Secretary thenagreed the
process to be foliowed with Board Alchemy.

Each of the Directors, the General Counsel and
Company Secretary, and the Chief Operating
Officer held confidential one-to-onginterviews
with Board Alchemy. In advance of these
sessions, Board Alchemy was provided with a
wide range of documentation and information
inresponse to an information request they
submitted, Mr Barma also obsenved a Board
meetinginJune 2022.

The scope of the evaluation was broad and
focused onarange of different areas relevan®
toBoard and Committee effectiveness, and
corporate governance, having regard tothe
FRC’s guidance on board effectiveness,
including:

— Board compaosition, skills and diversity
— Board behaviours and dynamics

— Oversight of business performance
and strategy

— Boardresponsibilities and independence
— Board meetings and information

— The operation and contribution of
Committees

— Stakeholderengagement



Board Alchemy presented adetailed report
setting out the results of their review for
discussion at the Board's meeting in October
2022 Followingthat initial discussion,

the Chair and the General Counsel and
Company Secretary subsequently prasented,
for discussion and appraoval by the Board,
afoliow-up report atthe Board’s meeting

in December 2022 setting out proposed
actions andtimelinesin response to the
recommendations in Board Alchemy’s report.

The averall conclusion of the evaluation

was that the Board and its Committees are
effective. Thereport identified many strengths,
including clear remits for the Board and its
Committees with Directors possessing a good
understanding of the distinction between the
role of the Board and that of management.
Board Alchemy found that a good range of
relevant skills and experiences are
represented on the Board, and that the
composition demonstrates good diversity

in terms of gender and ethnicity.

Interms of the operation of the Board, the
evaluation concluded that the Chair leads the
Board well with aninclusive style, and that
non-executive members have constructive
relationships with the executives whilst
maintaining an appropriate level of challenge.
Board Alchemy found that independence and
management of conflicts of interestare taken
seriously by the Board. The evaluation also
foundthat the Board shows positive dynamics,
operating in an open and transparent manner
with contributions to discussion from around
the board table.

Board Alchemy concluded that Board
meetings operate well with high-quality
discussion facilitated by thorough planning,
good papers and comprehensive
management presentations.

The Board welcomes the positive conclusions
of the evaluation and will focus during 2023
onthe recommendations made by Board
Alchemy with the aim of further improving the
effectiveness of the Board and its Committees.
The recommendations madein this year’s
evaluationinclude: following the pandemic,
continuing to create opportunities forinformal
interaction between Board mambers; creating
additional opportunities for Directors to meet
awiderrange of management and staffin
astructured way; holding private sessions of
the Non-Executive Directors before a board
meeting ratherthan at its conclusion;
continuing tofocus onthe Company's long
term strategy includingin relation to ESG
mallers; and enabling ongoing Bodrd oversighl
oftechnclogy and systems changesinthe
yearsahead.

The Board considers that improverments
have been made inthe areasidentified for
improvement in the internal evaluations
undertaken in the previous two years,
includingin relation to Board and senior
management succession planning, the
Board’s involvement in culture and values,
and the Board's ongoing consideration of
the evolving retail environment.

Director performance

Duringthe year, as Chair, I hold meetings
with individual Directors at which, among
other things, their individual performance
is discussed. Informed by my ongoing
observation of individual Directors, these
discussions form part of the basis for
recommending the reappointmeant of
Directars atthe AGM,

Chair performance

Asin previous years, the Senior Independent
Director led an annual assessment process in
respect of my performance as Chair. This
involved meeting with other members of the
Board and the Company Secretary without me
being presentand consideration of relevant
findings from the external Board Effectiveness
Evaluation. The Senicr Independent Director
subsequently provided feedback to me.

AUDIT, RISK AND INTERNAL CONTROL

Financial statements and audit

The Board has established formal and
transparent policies and procedures in relation
tothe production of the financial statements
and the audit functions. The Audit Committee
oversees the Group's financial reporting and
maonitors the independence and effectiveness
gftheinternat and external audits. The
Committee oversees the valuation of the
property portfolio and is responsible for

the relationship with the External Auditor,
Furtherinformation can be found in the Audit
Committee Reportonpages 76 to 81

Fair, balanced and understandable
assessment

The Boardis responsible for presenting afair,
balanced and understandable assessment of
tha Company’s position and prospects. The full
staterment confirming this can be found in the
Statement of Directars’ responsibilities on
page 116. Additionally, the Group's Viahility
Statement can be found on pages 60to 61 and
the going concern statement can be foundon
page 133,
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Risk management and internal controls
The Board recognisesthat it has overall
respansibility formonitoring risk management
andinternal control systems so as to protect
the assets of the Group and ensure risks are
appropriately managed. Further information
anthe Group’s approach torisk can be found
onpages 5010 59 andin the Audit Committee
Reporton pages 76tc 81,

REMUNERATION

Remuneration Committee

The Remuneration Commitiee is responsible
forestablishing aremuneration policy which is
designedto support the Company’s strategy
and promoteits long term sustainable success.
The Committee sets the remuneration for the
Chairofthe Board, Executive Directors and
members of the GEC. Tt also oversees
remuneration policies and practices across the
Group. The Committee is responsible forthe
alignment of reward, incentives and culture
and approves bonus plans and long term
incentive plans for the Executive Directors

and members of the GEC. Akeyfocus of the
Committeein 2022 was the triennial review of
the Company’s Remuneration Policy, which
will be presented to shareholders for approval
atthe 2023 AGM. This included extensive
consideration of feedback received during the
Committee Chair’s consultation with major
sharehotders and institutional shareholder
bodies. Further information can be foundin the
Remuneration Commitiee Report on pages
82t0113.

Robert Noel
Chair of the Board
8March 2023



CORPORATE GOVERNANCE

NOMINATION AND GOVERNANCE COMMITTEE REPORT

Nomination and Governance
Committee Report

Robert Noel
Chair of the Nomination and Governance
Committea

Overseeing mattersrelated to corporate
governance and ensuring the Board and
its Committees have the right combination
of skills, experience and knowledge -
with engaged Directors and suitable
succession planning.

DEARSHAREHOLDERS

Iam pleased to present the Report of the
Nomination and Governance Committee
(the Committee) covering the work of the
Committee during 2022,

InDecember 2022, the existing Nomination
Cormrittee was reconstituted as the
Namination and Governance Committee with
a broadened remit, which now includes certain
additicnal corporate governance related
respansibilities, previausly the responsibility
of the full Board. This change willenable
enhancedfocus on corporate governance
matters whilstensuring that relevant items are
escalatedto the full Board where appropriate.

The Committee comprises all our Non-
Executive Directors and its terms of reference
can befound onthe Company's website at
www.hammerson.com. The Chief Executive
and Chief People Officer attend meetings

by invitation, together with the General
Counseland Company Secretary, whoacts as
Secretary to the Commitiee. The Commitiee is
responsible for recommending appointments
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Committee members
Robert Noel {Chait)

Habib Annous
Méka Brunel

Mike Butterworth
Adam Metz
CarolWelch

tothe Board and its Committees and ensures
that plans have been putin place forthe
orderly succession iothe Board, its
Committees and the senior management
team. This includes the development of a
pipeline of potential candidates to the Board
andthe senior managerent teamwith the
necessary skills and experience, while a's0
taking inte account diversity and inclusion.
Tha Committee is now also respaons: ble for
overseeing the Board effectiveness review and
monitering developments relating ta corporate
governance, bringing any 1ssues to the
at:ention of the Board.

Key activitiesin 2022

Buring the year the Committee met twice and

its activities included:

— Considering Board compaosition and
succession

— Assessing the compostition of the Board's
Committees

— Reviewing talentand executive
management succession planning

— The annual review of the Board's Diversity &
Inclusion Policy and Overboarding Policy
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Board Skills Matrix

Rita-Rose  Himanshu Robert Habib Mike Méka Adam Carol

Gagné Raja Noel Annous  Butterworth  Brunel Metz Welch

Risk Management; Audit ' N N N -
Finance, Banking; Financial Services; Fund Management N N N
TvesUMEnT; Mergers & Acquisitions N N N N N
Assetand Property Management, Regeneration & Davalopment ‘ N N N
Business Transformation; Strategy N N N
Retail N N N
Media; Marketing N
Digital, Customer Service & Customer Behaviours N
International Business & Markets N N N
Environmental, Social & Governance N N N N

- —Executive Director
N —Non-Executive Diractor

— Assessingthe Directors’ skill sets,
knowledge and experience to ensure that
an appropriate balance of skills, knowledge
and experience has been maintained

— Reviewing the Nan-Executive Directors’
independence

Board balance, composition and skills

The Board currently comprises eight Directors:
the Chair of the Board, two Executive Directors
and five Non-Executive Directors. During the
year and in accordance with its usual practice,
the Committee reviewed the composition and
balance of the Board and its Committees,
having regard to requirements under the UK
Corporate Governance Code {the Code).

The review considered: each Director’s skills,
experience and knowledge; the membership
of the Committees of the Board; the balance
on the Board between Executive and Non-
Executive Directors; the tenure of individual
Directors and the Board as a whole; multiple
forms of diversity on the Board; and the
independence of tha Non-Exacutive Directors.

Asdemonstrated by the skills and experience
summarised in the biographies of the Directors
onpages &4 and Ak, andthe Rnard Skills
Matrix above, the Board members have awide
range of relevant skills gained in diverse
business environments and different sectors
and gecgraphies. This gives the Board varying
perspectives during discussions and enhances
its decision-making and oversight of
management, The Committee is satisfied that
the Board has the necessary mix of skills and
experience to fulfilits role effectively (as
confirmed by the externally facilitated Board
effectiveness review conductedin 2022 —

see pages 70and 71).

The Committee is also satisfied that the Board
is comprised of an appropriate combination of
Executive and Non-Executive Directors, and
thatthe overall size of the Board remains

appropriate given the complexity and scale of
the Company’s operations. All Non-Executive
Directors are currently considered to be
indepandentforthe purposes of the Code as at
the date of this Repart. On appointment to the
Board, I was considered to be independentin
accordance with the terms of the Code.

On 28 April 2022, Gwyn Burr and Andrew
Formica stepped down following the conclusion
ofthe 2022 AGM. Hahib Annous, Non-
Executive Director, succeeded Gwyn as Chair
of the Remuneration Committee and Mike
Butterworth, Non-Executive Director,
succeeded Gwyn as Senior Indepandent
Director.On11 October 2022, Des de Beer,
Nan-Executive Director, stepped down from
the Board. The appointment of Alan Olivieras
alternate directorto Des de Beer also ceased
with effect from that date. Once again, I'would
like tothank Gwyn, Andrew, Des and Alan for
their positive contributions to the Board over
anumber of years.

All Directors are subject toannual re-election
by shareholders at the AGM. Prior to the
Cormpany's AGM each year, the Committee
considers, and makes recommendations to
the Board concerning, the reappointment of
Directors having regard to their performance,
suitability, time commitment and ability to
continue to contribute to the Board. Following
this year’s review in advance of the 2023 AGM,
the Committee has recormmended to the Board
that all Directors be reappointed at the AGM.

The biographies of the Directors, sefout on
pages 64 and 65, contain moreinformation on
the reasons whythe Board recommends the
re-election of each Director. Directors are
expected to devote sufficient time to the
Company’s affairs to enable them to fulfil their
duties as Directors effectively. The attendance
atthe meetings foreach Director during 2022
is showninthe Board and Committee

Meetings Attendance on page 68. Details

of the Company’s Overboarding Policy and
decisions made during the yearin relation to
Directors’ additional external appointments
aresetout on page 63. The Committee
remains satisfied that each Director continues
to devote an appropriate amount of time to
the Companyand totheir responsibilities as

a Director.

Board Diversity & Inclusion Policy

and objectives

Diversity and inclusion remain a key focus of
the Committee. In December 2022, the Board
Diversity and Inclusion Policy was reviewed by
the Committee and subsequently approved by
the Board. It sets out the Company’s approach
todiversity and inclusion in respect of the
Board and senior management team.

The Board recognises the benefits of diversity
andinclusion intheirbroadest sense inthe
boardroom and that the skills, knowledge

and backgrounds collectively represented on
the Board should raflect the environmentin
which the business operates. The policy can
be read in full on the Group’s website at
www.hammerson.com.

The Board continues to make progressin
achieving the objectives of its Diversity and
Inclusion Policy as set out in the table below.
The Directors believe that the benefits of
adiverse and inclusive Board, and wider
workforce, will bring different perspectives and
build a broad range of capabilities necessary
for the Company to achieve its strategic
objectives. Atthe end of 2022, three of the
Board's eight members were women {37.5%)
and the Board exceeded the Parker Review
target of havingat least one Director from
aminority ethnic group.
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NOMINATION AND GOVERNANCE COMMITTEE REPORT continued

BOARD DIVERSITY & INCLUSION POLICY OBJECTIVE

Consider diversity and inclusion, including gender and ethnicity,
when reviewing the composition and balance of the Board and when
conducting the annual Board effectivenass review.
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PROGRESS UPDATE

Diversity and inclusion is carefully considered as part of the Board's
annual review of both Board and Committee compasition. Diversity and
inclusion on the Board was an area of consideration for the externally
facilitated Board effectiveness review during the year, which concluded
that there is good diversity represented on the Board.

Aim to maintain female representation on the Board of atleast 33%
and, over time as opportunities arise, seek to achieve female
representation of at least 40%. Specifically, the Board willaim to
maintain the current position where atleast one of the Chalr of the
Board, the Senior Independent Director, CEQ or CFQisfemale.

Atthe date of thisreport, the Board comprises 37.5% women Directors
and the Chief Executive Officeris female. The composition of the Board
inthis regard is in line with the requirements of the policy.

Aim atall times to have at least ohe non-~-white director onthe Board.

Atthe date of thisreport, the composition of the Board excesds the
requirement of the policy and the Parker Review. The Company
responded to the BEIS “Parker Review ~ FTSE 350 Ethnic Diversity
Survey” in December 2022 and continues to monitor wider
developmentsinthis area.

Encourage and maonitor the development of internalemployeesto help
support the internal talent pipeline for succession at hoth Board and
seniormanagement level.

This continued to be a key focus tor the Committee and Board in 2022
with detailed updates on the Company’s plans presented for discussion.
Colleagues below managerment level attend and present at Board and
Committee meetings and meet the Directors during visits to assets.
Internal successors for GEC members have been identified.

Oversee succession plansto ensure that they meet currentand future
needs of the business having due regard to diversity and inclusion.

The Committee will continue to review Board and management
succession plansin 2023, ensuringconsideration of relevant matters
relating to diversity and inclusion.

Oversee plans for diversity and inclusion and assess progress annually
by monitoring gender and ethnic diversity of the members of the
Company's GEC and direct reports to GEC (excluding executive
assistants).

With additional input from the Designated Non-Executive Directortor
Colleague Engagement, the Committee has reviewed plans tofurther
improve diversity andinciusion in 20232, This has included updates on
inttiatives across the Company in this area, including the wark of the
Company's Affinity Groups.

For Board appointments, only engage executive searchfirms who
have signed up to the Voluntary Code of Conduct on gender diversity
and best practice.

The Board only uses accredited executive search firms and will
continue to dosoforfuture appointments.

Ensure that candidate lists for Board positions are compiled by drawing
from a broad and diverse range of candidates (including for Non-
Executive Director positions, candidates who may not have previous
listed company board experience but who possess suitable skills,
experiance arqualities).

The Committee will continue to ensure candidate lists for future Board
positions meet the criteria, as itdid so when compiling the candidate list
forthe most recent appaintments of Mike Butterworth, Hahib Annous
and Himanshu Raja.

In their discussions on Board compasition and appointments, continue
to have regard torelevant best practice and the recommendations of
relevantindustry reviews in the areas of diversity andinclusion.

The Committee has received updates on developing market practice
and regulatary requirerments in this area from the General Counsel and
Company Secretary, and the Chief People Officer. These will continue
in2023.




Board: Gender diversity
%

M Male 625 (B)
‘Female 37,5 (3)
Senior management and direct
reports*: Gender diversity %
# Male 69.8 (30)
-Female 302 (13)

Alldataas at 31 December 2022

* asdefinedinthe UK Corporate Governance Cade
(exctuding executive assistants)

Other Committee work: Workforce
diversity, colleague engagement, and
succession planning

Inits December 2022 meeting, the
Committee considerad the Company’s Annual
HR Report, including areport on progress with
diversity andinclusion objectives across the
Group, the UK gender pay gap and wider HR
initiatives for 2023. The Committee takes
sertously its role in overseeing the development
of a diverse pipeline for senior management
positions and the link between diversity and
inclusion, and delivery of the Company’s
purpose, values and strategic aims. It received
updates during the year on diversity and
inclusion initiatives across the Company,
including management’s wark with diversity
and inclusion campaign groups, and the
activities of the Company’s Affinity network.

Inline with the Code, the Commiittee discloses
that the gender balance cfthose in senior
management {beingthe members ofthe GEC)
and their direct reports (excluding executive
assistants) at 31 December 2022 was 30.2%
{13)female (2021:32.49% (12)) and 69 8%
{30) male (2021: 67.6% (25)). Further details
of gender diversity at senior manager level

{as definedinthe Companies Act 2006) and
across the workforce can be found on page 24.
The above charts illustrate the gender diversity
at Board level and with respectto senior
management and theirdirect reports level {as
definedinthe Code) asat 31 December 2022.

The Committoe continues to be involved in
overseeing colleague engagemeant activities.
InJune 2022, the Company gathered
feedback from colleagues, which was shared
with the Committee for discussion. In July and
December 2022, Carol Welch, as Designated
Non-Executive Director for Colleague
Engagement, also reported to the Committee
onheractivities during 2022 and onher
engagement with colleagues andin particular
with the Colleague Forum {the Forumy). In July
2022, the Chair of the Forum presented an
update on the work of the Forum, including its
focus areasfor 2022 and priorities forthe
period ahead. You canread further details on
thison page 6.

During the year, the Committee considered the
impact of, and the Company’s response to, the
cost of living crisis for employees. It received
imput from Carol Welch, as Designated
Non-Executive Director for Colleague
Engagement, and management, informed
{amongst otherthings) by engagement with
members of the Forum.

Governance

With effect from December 2022, the
Committeg’s remit was broadened to include
certain governance related responsibilities
fwhichwere previously the responsibility of the
full Board). Additional responsibilities of the
Commiittee now include:

— Monitoring the Board’s corporate
governance arrangementstaensure that
poththe Companyandthe Board operate
inamanner consistent with corporate
governance best practice

— Monitoring director conflicts of interest

— Reviewing and approving the process for
the annual effectiveness review of the
Board and its Committees, including
approval of the appointment of any external
evaluator and monitaring pragress against
any relevant recommendations arising from
any such effectiveness review

— Monitoring training and developrment
needs of the Board and individual Directers

- Reviewingthe Campany's delegation of
autharity policy and making such
recommendations as required to the Board
forapproval

— Considering the process to befollowed for
the annual appraisal of the Chair
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During 2023, the Committee will monitar
external governance developments, including
relevant aspects of the UK Government's audit
and corporate gavernance reforms, and new
diversity reporting requirements under

the Listing Rules which wilt first apply tathe
Companyinits 2023 Annual Report.

Committee effectiveness

As described in more detail on pages 70and
771, an external evaluation of the effectiveness
of the Board and its Committees was
undertaken during the yearin line with the
requirements of the Code. The Committee
considersthat during the year it continued to
have access to sufficient resources toenable
it to carry cut its duties and has continued to
perform effectively. In 2022, the Committee
reviewed its terms of reference to ensure that
they remain appropriate.

RobertNoel

Chairof the Nomination and Governance
Committee

8March 2023



CORPORATE GOVERNANCE
AUDIT COMMITTEE REPORT

Audit Committee Report

Mike Butterworth
Chair of the Audit Committee

Supporting the Board and acting in the
long-term interests of stakeholders by
thoroughly reviewing and monitoring the
integrity and accuracy of the Group’s
financial and narrative reporting; its
compliance with laws and regulations,
the internal control and risk management
systems; and managing the externaland
internal audit processes

DEAR SHAREHOLDERS

As Chair of the Audit Committee (the
Committee), Iam pleased to present my
report for the yearended 31 December 2022.

Thisreport sets out the activities undertaken
by the Committee during the year and offers
insightinto how the Committee has discharged
the responsibilities delegated to it by the Board
and the key areas of focus it has considered
indoing so.

COMMITTEE GOVERNANCE

The Commitiee plays a key governance role for
the Group and in meeting its responsibilities,
the Committee continues to consider the
provisions of the UK Corporate Governance
Code (the Code) and the FRC Guidance on
Audit Cornmittees. The Committee’s terms

of reference are available toview at
www.hammerson.com.

Membership and meetings

The Committee continues to be comprised
exclusively of independent Non-Executive
Directors. There were no changes inthe
mernbership of the Committee during the year,
otherthan the retirement from the Board

and the Committee of Andrew Formicaon
28Ap-il 2622,
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Commitiee ine
Mike Butterworth (Chair)

Hahib Annous

Adam Metz

The Committee met five times during the year.
The agenda foreach meeting s planned
arcund the Group's annuaireporting cycle and
includes particular matters forthe Committee's
consideration. Following each meeting,

the Board is appraised of matters arisingfrom
the Committee.

The Chair of the Board, the Chief Executive, the
Chief Financial Officer and other members of
the senior finance team, together with senior
representatives of the Company’s External
Auditor, PricewaterhouseCoopers LLP (PwC),
are invited to attend all or part of meetings as
appropriate. Inorder tofulfilits duties as set out
intsterms of reference, the Audit Committee
receives presentations and reviews reports
from the Group's senior managementand from
the Group'sincependent valuers, cansulting as
necessary witn PwC.

The Committee meets, with no Company
management present, atleast once a year with
PwC, and at least cnce with the Group's
member of management responsible for
internal audit, enterprise risk and £5G.



Thevaluers {CBRE, Cushman & Wakefield and
JLL) and Pw(C have full access te one anather,
and I personally spoke with the valuers and
PwC separately to discuss the half year and
yearend valuation process and ensured each
is satisfied that there has been a full and open
exchange of information and views.

Independence and experience

The Board continues to be satisfied that the
Committee members provide an appropriate
depth of financial reporting, risk management
and commercial experience across different
industries including commercial real estate
and in listed companies. This combined
knowledge and experience enables the
Committee to undertake its duties properly
and actindependently of management. The
Board has also confirmed that it is satisfied
that being achartered accountant and having
held other senior finance appointments,

I meetthe Codarequirament that at least
onemamber has recent and relevant
financial experience.

More information about the Committee
members’ skills and experience are set outin
the Board of Directors and Nomination and
Governance Committee Report sections of this
Annual Report.

Annualreview of effectiveness

For 2022, the review of the Audit Committee’s
affectiveness was carried out by an external
arganisation, Board Alchemy. I can confirm
that this review concluded that the Committee
continues to perform its role effectively with no
significant concerns. The private sessions of the
Committee also provide further opportunities
todiscuss matters in connection with its
effectiveness and to highlight any areas for
improvement or change.

External advice

The Board makes funds available to the
Committee to enable it to take independent
legal, accounting or other advice if orwhen the
Committec believes it necessarytodo so.

KEY COMMITTEE ACTIVITIES IN 2022

Core duties

The Committee assists the Board infulfilling
its oversight responsibilities by acting
independently from the Executive Directors.
There s an annual schedule ofitems which
are allocated to the meetings across the year
toensure that those items within the
Committee’s terms of reference are covered
fully. These items are supplemented
thraughout the year as key matters arise.
The principal duties of the Committee are to:

Accounting and financial reparting matters

— Monitorthe integrity of the Annual Report
and Accounts, the Interim Statement and
anyformal announcements relating to
financial performance, to ensure clarity and
completeness of disclosures, including
lliose relating to alternative performance
measures

— Review matters of accounting significance
including financial reporting issues,
restatements, judgements and estimates

— Reviewthe Group’s vatuation process and
valuations of the Group's property porifalio

— Advise the Board on whether, as a whole,
the Annual Report and Accounts arefair,
balanced and understandable

— Considerand review the basis for the going
concern and longer term viability
statements inlight of financial plans and
reasonably possible scenarios

Risk managementand internal contral

— Reviewthe Group'sfinancialcontrols and
internal control effectiveness and maturity

— Review and monitor the Group’s risk
management systems, pracesses and risk
appetite, includingthose to identify
emerging risks, to ensure the Group has an
effective internal controls environment and
complies with laws and regulations

— Ensure that management has systems and
procedures in place to ensure the integrity
and accuracy of financial information

— Debate and agree any changeto
principal risks

— Reviewed the impact of climate risk on
the financial statements and the Group’s
TCFD disclosures

Internal audit

— Monitor and review the effectiveness and
independence of the Internal Audit and
Risk functions

-— Considerwhistleblowing arrangements by
which employres may raiss concerns
about possible improprieties in financial
reporting or other matters

— Consider the majorfindings cf internal
auditinvestigations

Externalaudit

— Consider recommendations of the External
Auditor’s appointment and approving
theirremuneration

— Review and monftoring the relationship
with the External Auditor, including their
independence, objectivity, effectiveness,
terms of engagement and level of fees

— Reviewthe results and conclusions of work
performed by the External Auditor
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General matters

— Refer matters to the Board which, inits
opinion, should be addressed at ameeting
ofthe Board

RISK MANAGEMENT AND INTERNAL
CONTROLS

Risk management

The Audit Commitlee continued to review the
heightened risks and challenges to the Group
arising from market conditions and the macro
economy. The Committee uses a number of
tools to review the Group's risk management
processesincluding the Group's Risk
Management Framework, Residual Risk Heat
Map and Risk Dashboard, These tools are
reviewed regularly by the senior management
teamtoensurethatrisks, both existingand
emerging, are propetly identified and managed
and the patential impact onthe Group
assessed, The Committee also supported

the Board in its annual review of the Group’s
risk appeatite.

Internal control

The Committee assists the Board in fulfilling its
responsibilities relating to the adequacy and
effectiveness of the controlenvironment and
compliance systemsinthe Group.

Throughout the year, the Committea received
regularupdates on the Group’s internal control
systems, including matarial financial,
operational and compliance controls. The
Group's internal controis provide reasonable
but not absolute assurance against material
misstatement orloss. The review of the controls
involves analysis and evaluation of the key risks
tothe Group, including areview of all the
material controls. This includes the plans for
the continuity of the Group and its operations
inthe event of unforeseen interruption.

In addition, the Committee reviewed the
Group's approach to campliance with
legistation and the prevention of fraud,
anti-bribery and corruption. During 2021, ona
allegation of fraud was raised, which following
further detailed investigation during the
currentyear, included areview by an
independent firm of accountants, was not
substantiated. There were no allegations of
fraud raisedin 2022,

The Committee confirms that its review
was able todemanstrate that the Group
continuestoaperate an effective internal
control environment.
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Significantissues, judgements and estimates
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The Committee received reports from management and the External Auditor setting out the significant accounting and financial reporting matters
and judgements in respect of the financial staternents as well as how these matters were addressed. Thefollowing sets out the main areas of
judgement considered by the Committee. For sach area, the Commitiee was satisfied with the accounting and disclosures in the Annual Repart

and Accounts.

MATTER CONSIDERED THE COMMITTEE’'S REVIEW AND CONCLUSION

Valuation of the Group’s property portfolio
The valuation of the Group's property portfolio
is akeyrecurring judgement duetoits
significance in the context of the Group’s net
assetvalue.

Valuations are inherently subjective dueto the
assumptions and judgements made by the
valuers and these include those relating to
capitalisation yields, market rentalincome
(ERV) and otherfactors including the lacation,
physical attributes of the property, and
environmental and structural conditions.

Valuations are undertaken by the Group's
three externalvaluers and are thoroughly
reviewed by management.

The external valuers each presented their year end valuations to the Committee in January
2023 . These were scrutinised, challenged and debated with afocus on the key judgements
adopted, recognising that while lower than long term averages, the leasing avidence on which
10 base the valuation compared with 2020 and 2021 was greater, although offsetin partby
reduced reliance on transactional evidence given macroeconomicvolatility experienced in the
second half of the year.

The Committee atso discussed the RICS Guidance Note, Sustainability and ESG in Commerciat
Property Valuation, which took effect from 31 January 2022, and the recommendations in the
RICS Independent Review of Real Estate Investment Valuations. The latter recommendations
have bean accepted infull by RICS and an Implementation Roadmap was publishedin

August 2022 which indicated that the recommendations would be adopted by the second
quarterof 2024,

The Committee Chair also held private meetings with each valuerto discuss and challenge the
valuation process and asked the valuers to highlight any disagreements with management
during the valuation process. This allowed the Committee to satisfy itself that the valuation
process was independentand objective.

The Committee was satisfied that the valuations had been carned out in an appropriate manner
with reference to the widest range of available evidence and was therefore suitable forinclusion
inthe Group’s financial statements.

Impairment of trade receivables

In 2021, the intermittent closuras of the
rmajarity af non-essential retail as aresult of
the Covid-19 pandemic, coupled with the UK
government’s restrictions on landlords’ ability
to enforce collection, adversely impacted
collectionrates.

Overthe course of 2022, conditionsimproved
across all regions and in the UK were further
aided by government restrictions on
coliections being lifted. The resulting improved
collection rates have led to a reappraisat of
provisioning rates.

The estimation of pravisions against arrears
and capitalised tenant incentives requires
estimation about future eventsandis therefore
inherently subjective, particularly against the
current backdrop of macroeconomic
uncertainties.

The Committee reviewed management’s approach to the impairment of trade receivables
based on the expected creditloss methad to assess the appropriate level of provisioning,

Management’s approach is to use a provisioning matrix which groups receivables dependent
o risk level, taking into account anumber of factors consistent with prior periods and which
are explained further in note 190 to the financial statements. The mest recent collections
experience was a key factorin reassessing the provisioning rates, in particular the rates applied
to more recently aged receivables.

Applying the assessment criteria set out above, the Group has reduced 11s provisioning rates
tareflact the improvements in recent collections experience but has maintained a degree of
prudence to reflect ongoing macroeconomic uncertainties.

The Committes was satisfied with the approach and concluded that the resulting provision
is appropriate.
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MATTER CONSIDERED THE COMMITTEE'S REVIEW AND CONCLUSITON

Accounting for property transactions

The accounting treatment of property
transactions is a recurring judgementfor the
Group because of the financial significance
and potential comploxity of such transactions.

For property transactions, judgement can be
required to determine the point at which
assets are held forsale and subsequently
when a sale should be recognised.

The Commitiee reviewed management's accounting treatment and disclosures for the twa
property disposals completed during 2022 as well as ongoing property transactions. The
principal areas of discussion included the sales which completed during the year and an
assessment as to whether there were any further potential Lansactions reguiring disclosure,
lorinstance, whether any of the Group's properties fell under the definitions of assets held for
sale atyearend or required disclosure as a post balance sheet event.

The Committee reviewed and challenged management’s proposed accounting treatments
andwas satished that the treatment and disclosures adopted in the financial statements
were appropriate.

Going concern and longer term viability
Assumptions underlying going concern and
the longer termn viability statements are based
on the Group’s budget and five year plan,
These include appropriate scenario analysis

andtake account of the Groups' principal risks.

The work undertaken then affects the Group’s
related disclosures.

The Committes, in conjunction with the Board, reviewed the plans, scenarios and other key
assessment factors and was satisfied that in respect of the longer termiviability statement,
apertod of three years was suitable. The Committee reviewed and challenged the financial
forecasts and their underlying assumptions, considering the Group’s current position,
strategy, future prospects and risk assessment including a separate paper an climate risks.
Thisincluded the Group's liquidity position and projected financial covenants within the
Group's barrowing facilities.

The Committes was satishied that management had conducted arobust assessment and
concurred with management’s conclusions that the viability statement as set out inthe Annual
Report was appropriate. The Committee further concluded that the evaluation and related
disclosures in the Annual Report in respect of going concern were appropriate.

Fair, balanced and understandahle

The Graup usaes anumber of Alternative
Performance Measures (APMs), being
financialmeasures not specified under IFRS,
ta monitor the perfarmance of the business.
Management principally reviews the Group on
aproportionally consolidated basis, except for
Value Retail.

Judgementis required to ensure disclosures
and associated commentary explain clearly
the performance of the business and provide
reconciliations to IFRS.

During the year, management undertock an exercise to redesign and simplify its Annual Report
and financial statements with the objective of enhancing clarity and users’ understanding. The
Committee reviewed the revised presentation and considered whether the report remained fair,
balanced and understandable, but alsc remained focused on the relevant disclosures and
reconciliations in the accounts, including ensuring that APMs:

— are not given more prominence than measures under IFRS

— are properly explained, including the rationale for their use

— whererelevant, are recanciled to IFRS

The Committee noted that the material adjustments are not cashitems, and that, as a REIT,
there were no material taximpacts.

Following its review, the Committee was satisfied that the Annual Reportandfinancial
staterments was fair, balanced and understandable and recormmended the same to the Board.




CORPORATE GOVERNANCE
AUDIT COMMITTEE REPORT continued

INTERNAL AUDIT

The Internal Audit function provides
independent and objective assurance over
the design and operating effectiveness of the
system of internal control though a risk-
focused approach. Thefunction reports into
the Deputy CFO, but has anindependent
reporting line directly into the Committes.

Foranumber of years, the internal audit
function and its activities have been carried
outinternally, but with assorted co-source
providers for specialist assurance activities.
During the year, a new co-sourcing
arrangementwith BDO was enteredinto to
ensdrethatthefunction hasaccesstoa
dedicated resource pool and specialist skills.

Priortothe start of eachfinancial year, the
Committee reviews and approves the annual
internal audit plan. Afurther review occurs
during the yeartotake accountof any need to
refocus. The plantakes account of the Group’s
Risk Management Framework and in particular
any heightened prinzipal risks affecting the
Group with audits split between a cychical
annuat plan and a risk based audits. Other key
factors for consideration are key areas of change
forthe Group which have not been subject to
recentaudit. Internal audits completed during
theyear included, but were natlimited to:
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Cyclical

Territory
Accountsreceivable - UK s
Capital expenditure controls o - _ France o
Controls on supplier selection and ongoing management - UK .
Monitoring of controls for workundertaken by outsourcers Treland
Risk based

Territory
Suicidedetetrence - WK
Busihess continuity planning . e France
Cybersecyrty . Uk
Lease management Ireland

Recommendations forimprovement are
agreed with management with clear timelines
and responsibilities for implementation.
Progress updates on actions arising from
currentand prior reports are and have been
provided at each Committee meeting. The
Committee Is satisfed that the internal audit
programrme remains risk focused, is
functioning satisfactorily across the Graup,
that management is open 1o reviews and takes
action on recommendations cnatimely basis.

Accordingly, it has been concluded thatthe
Group'sinternal audit arrangerments provide
effective assurance over the Group's risk and
caontrol environmearit. The Committee
continues to review how the internal audit
function will need to evolve infuture years.



EXTERNAL AUDITOR

Independence and ohjectivity

Both the Board and the External Auditor (PwC)
have safeguardsin place to protect the
independence and objectivity of the External
Auditor. The Committee receives details of
anyrelationships between the Company and
PwC( that may have a bearing on their
independence. These were reviewed by the
Committee during the year and remain
satisfactory. In accordance with International
Standards on Auditing (UK), PwC formally
confirmed tothe Board its independence as
auditor of the Company.

Auditor effectiveness

The effectiveness of the audit process is subject
toongoing monitoring and the Committee has
considered this as part of the 2022 yearend
process. The Committee considered a number
of factors, including the quality and scope of
the audit planand reporting.

The Committes also sought the views of key
members of the inance team, senior
management andthe Directors regarding the
auditprocess and the quality and experience
of the audit partner engaged in the audit.
Their overall feedback was positive and that
the External Auditor provides an apprapriate
level of challenge to management. Tt was
agreed that the audit team had continued to
be responsive and cooperative and had
demonstrated flexibility and adaptability in
working with management day-to-day to
address anyissues arising during the year.
Confirmationwas also soughtthatthefee
payable forthe annual auditis sufficient to
enable PwC to performits obligationsin
accordance with the scope of the audit.

The Committee has concluded that taken as
awhole, PwChas carried outits auditfor 2022
effectively and efficiently.

The FRC’s review of audit quality

The FRC's Audit Quality Review Team (AQRT)
routinely monitcrs the quality of the audit work
of certain UK auditfirms through inspections

of sample audits and retated quality processes.

The AQRT carried out a review of the audit
of the Groupfor the financial year ended
31 December2021.

As Chairof the Committee, I held discussions
with the FRC priorto the review commencing.
The reportissued on the quality of the audit
bythe AQRT was circulated to the Committee
and an update on the process and review of
the outcome was communicated tothe
Committee by Pw(.

T am pleased toreport that there ware no
significantrecommendations made by the
FRC but certain lirnited improvements were
suggested to the audit process and these have
already beenimplemented.

Auditor appointment

PwC has served as the Group's External
Auditor since being appointed at the AGM in
April 2017 afterafulltender process was
undertaken in 2016. The current audit
partner, Sonia Copeland, hasservedforthree
years. The external audit contract will be put
outtotender at least every 10 years and the
Committee considers that it would be
appropriate to conduct an external audil
tender by no later than 2026. Thereare no
contractual obligations thatrestrict the
Committee's choice of External Auditor.

PwC’s objectivity, independence and
performance remain strong and accordingly,
the Committee has recommended to the
Board that PwC be re-appointed as External
Auditor for the 2023 financial year, subject to
approval atthe AGM tobe held on 4 May 2023,

The Committeeisin compliance with The
Statutory Audit Services for Large Companies
Market Investigation (Mandatory Use of
Competitive Processes and Audit Committee
Respensibilities) Order 2014, published by the
Competition and Markets Authority.

Non-audit services

The Committee has putin place arobust
auditorengagement policy to ensure that

the External Auditor remains objective and
independent. It considers how such abjectivity
might be, orappear to be, compromised
through the provision of non-audit services

by the External Auditor.

The Group’s non-audit services policy

can be found onthe Company’s website at

www.hammerson.com and reflects the

requirements of the Financial Reparting

Council’s (FRC) Revised Ethical Standard 2019

suchthat;

— The External Auditor may only provide
services which areincluded onthe FRC's
‘whitelist’ of services

— Nan-audit services withfees upto £50,000
are assessed and, as appropriate,
authorised by the Chair of the Committee.
Services with fees above this level are
considered by the Committee as awhole.

— The provision of non-audit services is
monitored closaly to ensure compliance
with the 70% non-audit services cap
calculated as the average of the fees paid
forauditservicesinthe lastthree
cansecutive financial years.
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During the year, PwC received insignificant
amounts in relation to non-audit services
(2021: £0.1m), representing 196 of the
Group’s audit fee for the year (2021: 7%)
andfurther analysis of fees paid to the
External Auditoris set outinnnte SE tothe
financial statements.

CONCLUSIONS

The Committee’s oversight of financial
reporting, external and internal audit, and the
furtherdevelopment of the risk and control
envircnments have continued to be key areas
of focus. These are likely toremain soforthe
2023 financial yearasthe Group developsin
line with its strategy.

The Committee remains focused on ensuring
that finance and risk capability is appropriate
to the scale of the business, whilstalsa
acknowledging an increasingly regulated
environment. As the UK's regulatory landscape
continues to evolve, the Committee will
continue to monitor developments from the
reviewled by the Department for Business and
Trade (previously part of the Departmentfor
Business, Energy and Industrial Strategy
(BEIS))into restoring trustin auditand
corporate governance, and the impact the
recommendations may have onthe Group.
While atthe time of writing, the degree and
structure of these changes is becoming
somewhat clearer, itis still not yet certain what
exactformthe regulations willultimately take
northe precise timing of theirmandatory
implementation compliance (although certain
elements could potentially become effective
in 2024 with others no earlierthan 2025).

The Committee and management are
committed to ensuring that we respond
positively to these changes in the regulatory
environment, particularly in the context of the
Group'sdigital transformation programme,

Mike Butterworth
Chair of the Audit Committee
8March2023
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Directors’ Remuneration Report

Habib Annous
Chair of the Remuneration Committee

Aligning remuneration with our
strategy and stakeholder interests

Ensuring our remuneration reflects
market conditions and supporis the
ongoing focus on transforming and
strengthening our business

DEAR SHAREHOLDERS

Thisis myfirstreport as the Chair ofthe
Remuneration Cernmittee (the Committes)
and I am pleased to present our Directors’
Remuneration Report {the Report) forthe
year ended 31 December2022.

Context for the Committee’s decisions
Attheend of 2021 as we planned for 2022,
the macroeconomic debate focused on the
impacts of transitory inflation and how we
would emerge from the Omicron variant
increase in Covid-19 cases. In early 2022,
the warin Ukraine increased macroeconom.c
headwinds, with the accompanyingrise in
energy and food costs contributing to

inflationary pressures and a subsequent cost
of living crisis. The second half of the year saw
UK politicalinstability add to the volatile
econcmic landscape and the Central Banks
have raised interest rates much higherthan
previously expected in responsetathe
entrenched inflationary pressures.

Notwithstanding extreme volatiity and
unicertainty, management continued tomake
significant operational and financial progress
towards achieving the strategic goals outlined
in 2021, focused on ourfourkey pillars:
Reinvigorate our assets

Accelerate development

Create an agile platform

Deliver asustainable and resilient

capital structure

|

!

!

These goals are underpinned by our
commitrment to sustainability which cortinaed
to be apriorty for the management team.

_Commiﬂee memhbers
Habib Annous {Chair)

rMéka Brunel

CarolWelch

Remuneration Policy and stakeholder
engagement

The current Remuneration Palicy was
approved at the AGM on 28 April 2020 with
91.3% of shares voted in favour, The last
Report, which explained how we applied that
policy in 2021 and intended tc dosoin 2022,
was also approved with 82.7% of shares voted
infavour,

As required under the regulations, the policy
issubjecttorenewal at the 2023 AGM.

The Commitiee reviewed the aperation and
impactof the policy, actively engaging with
approximately 60% of the share registerand
the principal proxy advisory firms. We aporeciaie
the time shareholders took to consider and
provide feedback on the proposals. As is often
the case, shareholder perspective onthe
policy and its implementation was varied. In
addition to the written responses we received,
we alsc had the opportunity to meetwith our
largest shareholders. All the feedpack rece ved
was reviewed and discussed extensively at our
Remuneration Committee meetings.



The Committee tock account of the current
economicuncertainty and the needto
cantinue to transform the business alongside
sharehalderfeedback. Given all thefactors,
the Committee has concluded that the current
AIP performance measures continue to
provide the right framewark for the busingss
atthis stage. However, these will stay under
active reviewto ensure they remain
appropriate to Hammerson'’s evolution.

Having listenedtoshareholders and considerad
allthefeedback received, we have decided to
make some changes to how we proposeto
implementthe policy inthe future, There was
aconsensustcfocuson ‘pershare’ mefrics
and therefore we have moved to Adjusted
Earnings Per Share for 2023 targets. There
was alscastrong demand for anincreased
emphasisin ESGrelated measures and as
aresult, we have increased the proportion of
environmentalfactars in the annualbonus
calculation and added social and stakeholder
related measures to the personal/ strategic
objectives. Additionally, we committed toan
increased level of transparency and enhanced
disclosures associated to these objectives.

Shareholders approved the introduction of
aRestricted Share Scheme (RSS) in 2020.
Although the currenttrend across UK listed
companies is towards restricted share
schemes, versus LTIPs, some of our
shareholders expressed a preference for more
traditional LTIPs. These views were notin the
majority, with differing perspectives among
shareholders. Gn balance, the Committee
resolved toretain the existing RSS at this stage.
As aresult, the proposed new Policy is largely
unchanged, with minor updating ofthe share
ownership guidalines to ensure they aperate
asiniended along with slightly updated malus
and clawback provisions. However, rather than
necessarily waling a further three years before
reviewing the Policy again, the Committee

will continue to engage with our shareholders
on the developrent of the Policy. We are
committed to ensuring the Policy reflects the
avolution of the new Hammerson toensure it
supports the development of the strategy
agreed bythe Board and remains alignedto
stakeholderinterests.

Furtherinformation on the application of the

policy during 2022 is detailed on pages 109

to113. The Policy is shaped by the following,

underlying principles that aim to achieve:

- Alignment of remuneration with strategy
and stakeholder interests

— Thelong-term, sustainable success of
the Company

— Consistency and transparency

— Thereward of performance with
competitive remuneration

— Supportforthe Company’svalues

— Amixture of fixed remuneration, shart-term
and long-term performance-related
incentives

We communicate with, and receive feedback
from, the Company's colleagues through a
variety of channels, notably through The
Colleague Forum (the Forum) which you can
read abouton page 67. Carol Welch, amember
of the Committee and Designated Non-
Executive Director for Colleague Engagement,
andImet the Forum in October 2022 to
discuss executive remuneration and explain
how italigns with the wider Company pay
policy. Culleagues, in particular, supported the
more explicitinclusion of Sustainability and
Social ESG based measures inthe Executive
Directors' Personal/Strategic Objectives.

Long term incentive arrangements
Consistent with the policy, Rita-Rose Gagné
and Himanshu Raja received annual RSS
awards equivalent to 100% and 75% of base
salary respectively on 22 March 2022.

Short term incentive arrangement

The Strategy and Business Plan for 2022

was approved by the Board in late 2021,

The AnnualIncentive Plan (AIF) is made up of
acombination of financial and non-financiat
performance measures based on the Strategy
and Business Plan. The financial performance
measures in 2022 remained focused on
Adjusted Earnings, Group net debt and Gross
administration costs {22.3% of AIP each).

Adjusted Earnings performance was fully
achisved with performance significantly
ahead of thetarget range. This was a result of
improvemeants across many elements of the
group’s operations. Net rentalincome was up
£21m, supported by a successful year for our
leasingand an improvement in occupancy.
Netinterest costs were lower, benefitting from
the proactive management of our debtand
higherinterest rates an the Group's cash
balances. Additionally, we saw an fmproved
contribution from Value Retail. Thesefactors
combined, culminatedin a 60% growthin
adjusted earnings and a 100% pay-out.

Interms of the net debt target, the Group
committed to completz £500m of disposals
in 2022 and 2023. The disposal of Silverburn,
and Victoria Gate were achieved inQ1 2022
with proceeds of £195m but liquidity in
investment markets dried up for the rest of the
year. Whilst net debt reduced by 496 to £1.7bn,
the management team were not able tofully
achisve the ambitious targets set by the
Remuneration Committee and the resulting
pay-outwas 29.1% against this measure.
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Finally, forfinancialmeasures, the Committee
settargetsfor managementto addressthe
cost base whilst maintaining operational
excellence. The Group committed to a reduction
in gross administration costs of 15-20%
compared with the 2019 base by 2023 The
2022 element of this was for a cost reduction
of 11%. Management delivered the two year
targeta year early with gross administration
costsreducedto £59.8m,a17% year-on-year
reduction and 18% against 2019, The target
was, therefare, achieved infull, after absorbing
inflation on pay, and an additional costof living
allowance granted to lower-paid colleagues.

The reduction in CO,,emissions of 12%
resulted ina 100% outturn underthe
Environmental performance measure. The
strong performance is due tathe delivery of
enargy efficiency works at several assats
and anincreased focus onenergy saving
actions and controls inthe light of the volatile
energy market.

Personal/Strategic Objectives were based
on the Business Plan and Strategy with
substantial progress made across the

four strategic pillars as detailed on Page 99.

Particular achievements included updating
and resetting of a clear value add strategy,
filling key skill and capability gaps at the GEC
and across the value creation teams,
organisational restructure and conselidation
of our property management services whilst
maintaining operational excellence, digital
transformation and improved automation,
demanstrable progress annetzero asset
plans, renewal and extension of the Group’s
RCF facilities, credit collections and debt
management, and de-risking of the Defined
Benefit Pension Scheme.

Performance against the Personal/Strategic
Objectives was assessed at 90% for the Chief
Executive and 85% for the ChiefFinancial
Officer, reflecting the significant progress
achiwvedin 202 2 apaingt the Strategy and
Business Plan, approved by the Board. As
detailed above, this progress was focused on
the four key strategic pillars which support the
building of alang-tarm sustainable, high
performing business.

No LTTF or RSS award was due to vest or to have
its underpin assessed for any Executive Director
in 2027 Thefirstsuch RSS assessment isdue
inNovember 2023 and will be reported inthe
next Annual Report.
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Remuneration alignment to strategy
Allaspects of remuneration are regularly
considered by the Committee toensure they
supportand are aligned to strategy.

Tosupport the continued focus on
transforming and strengthening the business,
the Committee has determined that the 2023
AIP financial performance measures continue
to be based on an equal weighting of Adjusted
Earnings Per Share, reduction of net debt, and
reductionin the cost base. The non-financial
compongnt willinclude anincreased 10%
weighting on carbon reduction alongside the
25% for Personal/Strategic objectives.

Adjustedearningspershare  21.67%
Netdebt . 2187%
Gross administration costs 21.67%
Carbonreduction = _ 1%
Personal/Strategic '
{inclusive of sustainability} 25%

Asdiscussed elsewhere, the Committee has
sought to explain the achievement of the
Parsonal/Strategic objectives for 2022 more
fully. The Committee also plans to include
more focus on allstakeholders alongside our

strategic business priorities and greater
objectivity to the assessment for 2023 . Inline
with shareholder feedback, for 2023, the
personal/ strategic objectives willinclude
distinct and measurable objectives for the
CEQand CFOthatare aligned to the new
Board-aporoved Business Plan, delivering long
tarm shareholder and social value. Further
information on the 2023 AIP performance
measures and targets (s on page 84.

2023 payapproach

The Cornmittee approved a 4% salary increase
for each of the Executive Directors, noting that
this is below the average (5.59) to be awarded
tacolleagues generally.

Exercise of discretion and judgement

The Remuneration Committee considered the
AIPoutiurnto be approoriate and to reflect
astrang performance against the majority of
objectives despite the challenging backdrop.
As such, the Remuneration Committee did not
exerciseits discretion to override formutaic
variable pay outturns inthe year.
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Conclusion

Hammerson is a materially stronger business
tharn this time tast year and this is reflectedin
the remuneration outcomes. In summary:

— The AIP delivered between 80.4% and
81.7% ofthe maximum for the executive
directors, with 40% of this deferred in
shares foriwoyears

— The CEO and CFQ received RSS awards
over shares worth 100% and 75% of salary
raspectively

— Recognisingthe need to balance the impact
of high inflation with the continuing focus on
cost control, a 4% salaryincrease has been
awarded tothe Executive Directors whichis
below the average awarded to colieagues
more generally.

Atthe 2023 AGM, both the Remuneration
Pclicy and the Remuneration Report wilt be
submitted to shareholders. Tam grateful for
the engagement and support provided by
shareholders during the yearand I look
forward to receiving your continued suppaort
atthe AGM.

Habib Annous
Chair ofthe Remuneration Committee

ACTIVITIES AND DECISIONS OF THE COMMITTEE IN 2022

Salary and henefits — 2022 review of Executive Directors’ pay and thefee for the Chair of the Board
-— 2022 review of GEC members' salaries
Annual Incentive Plan — Coensideration of AIP 2021 outturn
g“g Long Term Incentive — Reviewand approval of 2022 ATP structure, performance targets and personal objectives
chemes — Consideration of 2019 LTIP performance outturn and approval of vesting cutcomes
— Review of likely 2022 AIF outturn and potential targets for 2023
— Reviewand approval of the RSS award levels
— Review of RSP awards for GEC members
— Review of AIPfar GEC members
Palicy renewal — Consideration of the palicy against developments inmarket and best practice
— Consideration of changes tothe policy
— Engagementwith shareholders and proxy agencies on proposed changes to the policy and
axtensive discussion of feedback received
Governance — Review of AGM season remuneration report results, and shareholders’ and proxyagencies’
views on remuneration.
— Review of the Remuneration Committeg’s terms of reference
Other — Review of Directors’ Remuneration Report

— Employee share plan award activity

— Review of remuneration consultant costs and re-apnointment

— Review of emerging remuneration practice

— Consideration of the treatrent of share awards to reflect the Enhanced Scrip Dividend in line

with the previously established practice

— Inconsultation with the Designated Non-Executive Director for Colleague Engagement,
engagement with the wider workforce on how executive pay aligns with pay farthe

wider workforce
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DIRECTORS’ REMUNERATION POLICY

The Directors” Remuneration Policy as set

out below (Policy) will take effect from the
conclusion of the AGM to be held on 4 May
2023, subject to approval by the shareholders
atthatmeeting, This Policy would remain
applicable forthe following three years.
However, the Committee willkeep a watching
brieftoensure that it remains appropriate for
the bestinterests of the business ateach
stage inits evolution and in the broader
remuneration landscape and may revisit the
Policy earlier. The Committee consulted
extensively with shareholders and took into
account theirvarying views when making
adjustmentsto the Policy. Further details of
the consultation process are setautin the
Chair’s letter on pages 82 and 83.

Remuneration Policy for Executive Directors

The Committee has received clear advice that
formal limits are requiredin the Palicy and has
retained sufficient flexibility toenable itto
continue to actintheinterests of the Company
andits shareholders. The limits will not lead to
pressure on reward levels and the Committee
19 satisfied that it has adopted asuitably
conservative approach to date and will
continue o do so.

Hammerson plc Annual Report 2022 B5

Na significant changes tathe Policy are
proposed and, otherthan minorupdating ta
remove legacy items, the only changes are
tothe malus and clawback provisions to add
insolvency and to limit reputational damage

to malus fand not clawback) consistentwith
developments in practice over the last three
years, and to ensure that the share cwnership
guidelines referto the RSSinadditiontolegacy
L'TIP grants.

SALARY

— Tocontinue to retain and attract guality leaders.
— Torecognise accountabilities, skills, experience and value.

Purpose and link to strategy

Operation

— Paid monthly in cash.

— Reviewed but not necessarily increased annually by the Committee.

— Inundertaking reviews, the Committee will take into account a variety of factors, including
Company and individual performance, market conditions, the level of salary increases
awarded to other employees of the Group, and a comparison against both arelevant property
peer group and a group of entities of comparable size selected by the Committee {currently
the larger REITs and an appropriate pan-sector group of companies with acomparable

market capitalisation and/or portfolio size).

— The Committee is aware of the limitations of benchmarking and of the need to avoid
inflationary upward trends. However, benchmarkingis considered at both base salary and
total remuneration level, and the Committee generally considers that pay will be withina
range of +/- 10% of amedian benchmark but also takes into account such other factors as
itconsiders appropriate and is not constrained by this default.

Maximum potential vatue

— Thebase salaryfor any existing Executive Director shall not exceed £850,000 (or the
equivalent if denominated in adifferent currency), with this limit increasing annually at the

rate of UK CFI from the date of the 2017 AGM.

Performance measures

— Notapplicable.
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BENEFITS

Purpose and link to strategy — Provide arange of benefits in line with market practice.
— Tocantinue to retain and attract quality leaders.

Operation — Executive Directors may receive such contractual and non-contractual benefits as the
Committee considers to be appropriate and consistent with market practice in the relevant
market inwhich the Executive Directoris based.

— These benefits currently include a car allowance, enhanced sick pay, private medical
insurance (forthe Executive Director and their spouse/life partner), permanent heaith
insurance and lite assurance.

— Whilst the Committee does not considerit to form part of benefits in the normal sense,
Executive Directors can participate in corparate hospitality {including travel and, where
appropriate, with afamily member), whether paid for by the Company or another, withinits
agread policies with any tax liability met on the Executive Directors’ behalf.

— Inaddition, Executive Directors will be paid any statutory entitlements.

Maximum potential value — The aggregate value of such benefits received by each Executive Director {based on the value
included in the individual's annual P11 D tax calculation or a broadly equivalent basis fora
non-UK based Executive Director) shall not exceed £100,000 or the equivalent if
denominated in a different currency {with this maximum increasing annually at the rate of UK
CPlfromthe date of the 2017 AGM).

— Inaddition to the benefits outlined, where Executive Directors are relocated to work in a
different country, the Company may pay global relocation support {up to a maximurm of
£400,000) or the equivatentif denominated in a different currency; and/or provide tax
equalisation arrangements in relation to all elements of remuneration.

Performance measures — Notapplicable.

Purpose and link to strategy — Provide market competitive retirement benefits.
— Tocontinue toretain and attract quality leaders.

Qperation — Inline with all UK employees, where either annual or lifetime pension allowances are
exceaded Executive Directors may receive a cash aliowance {Pension Cholce) to be paid as,
oras acombination of: () an employer contribution to the Company's defined contribution
pension plan; {ii} a payment to a personal pension plan; or (il a salary supplement.

— The levelof contribution will not exceed the average level paid to staff in the relevant country
{currently 10%in the UK).

Maximum potential value — Seeabave, currently 10% but this may change if the all-employee level changes.

Performance measures — Notapplicable.
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ANNUAL BONUS (ANNUAL INCENTIVE PLAN OR AIP)

Purpose and link to strategy

— Align Executive Director remuneration with annualfinancialand Company strategic targets

as determined by the Company’s Business Plan for the relevant financial year.
Todifferentiate appropriately, in the view of the Committee, on the basis of performance.
Partial award in shares aligns interests with shareholders and supporis retention,

Operation

Awards are subject tocontinued employment, save in the leaver circumstances described in
the Payment far loss of office sectian of this Palicy.

Awards are paid in amix of cash and deferred shares, with the deferred shares element being
at least 40% of tha total award.

The Committee reserves discretion tareduce any formulaic outcome if itis not considered
appropriate in all the circumstances,

Subject to clawback and malus provisions in situations of personal misconduct and/or where
accounts orinformation relevant to performance are shown to be materially wrong and the
bonus paid was higher than should have been the case and/or, in the case of malus, where the
individual's actions contributed to a significant adverse impact on the reputation of the
Company or Group or a group insolvency.

The recovery and withholding provisions also apply to the deferred element of the ATP
delivered underthe Deferred Bonus Share Scheme (DBSS).

Maximum potential value

The maximum bonus opportunity is 200% of base salary (CEQ) and 150% (CFO).

Performance measures

The annual bonus aperates by reference tofinancial and persenal performance measures set
and assessed over one year. The weighting of the financial measures will be at least 60% of
the total opportunity. It is expected that the financial performance measures may include
some ¢rall of the following:

— Absolute net debt

— Administrative expenses

— Adjusted Earnings PerShare

These measures are aligned tothe Company’s financial KPIs, as explained inthe Company’s
Strategic Report, and reflect effective delivery of the business model. The Committee

reserves the rightto change, remove orinclude these or such other measures as it considers
to be an appropriate means of assessing the performance of the Executive Directors.

The level of vesting at entry/threshold performance foreach performance measure is set
annually, but will be between 0% and 25% of maximum {with vesting normally then being on
a straight-line or stepped basis from the threshold to the stretch level setfor full vesting).
On-target and maximum performance levels will alsobe set. See page 96 of the
implementation report.

The Committee retains discretion to amend the vesting level (up or down) where it considers
it to be appropriate, but not so as to exceed the maximum bonus potentialand will fully
disclose the exercise of any discretion in the Annual Remuneration Report that follows such
exercise of discretion.

Onee set, performance measures and targets will generally remain unchanged for the year,
ureupllargets ry be adjusted by the Committee to take account of significant transactions
such as acguisitions and/or disposals, changes in accounting standards, or in other exceptional
circumstances such as timing of transactions that have amaterialimpact on the Business Plan.
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ANNUAL BONUS (DEFERRED SHARE ELEMENT)

Purpose and link to strategy — The AIPaward is split between cash and a substantial deferred award of shares which aligns
interests with shareholders and supports retention.

Operation — The deferred shares element is currently awarded under the Deferred Bonus Share Scheme
(DBSS) {but may be delivered under adifferent plan with equivalentterms).

— Thedeferral period is currently two years, and may notbe shorter,

— Thedeferred shares are subject to the leaver conditions as setout in the Payment for loss of
office section of this Policy.

— Theawards are typically structured as nil-cost share options, but can take other forms such
as aconditionataward of shares.

— Participants are entitled ta a dividend equivalent for the period from grant until the vesting
date, delivered as additional shares when the shares are transferred to the participant.

— Subjectto clawback and malus provisions in situations of personal misconduct and/orwhere
performance in the year to which the bonus relates is shown to be materially different from
thatassumed and, in the case of malus, where there has would atherwise be material
reputational damage and/ or a group insolvency.

Maximum potential value — Awards under the DBSS are granted to deliver the deferred element of the annual bonus,
and so no separate maximum applies.

Performance measures — Naofurther performance targets apply to the deferred shares element of the AIP as these
represent previously earned bonuses.

RESTRICTED SHARE SCHEME (RSS)

Purpose and link to Strategy — Incentivise the creation of long term returnsfor shareholders.
-— Aligninterests of Executive Directors with shareholders and support retention.
— Tocreate alignment with the workforce,

Operation — Executive Directors are eligible to participate in an annual award under the RSS.
— Awards are subject to athree-year underpin period.

— Awards are subjectto continued employment for three to five years from grant {with
one-third of awards contingent on employment to each such anniversary) and only released
onthefifth anniversary of grant), save as set outin the Payment for loss of office section of
this Policy.

— Participants are entitled to a dividend equivalent for the period from grant untit the date
of release of the shares or, where a holding period applies, to the end of the holding period,
delivered as additional shares when the shares are transferred to the participant,

— TheCommittee has discretion to settle awards as a cash paymentin place of the transfer
of shares,

— The Cammittee reserves discretion to reduce any formulaic cutcome if itis not considered
appropriate in allthe circumstances.

— Subjectioclawback and malus provisions in situations of personal misconduct and/forwhere
performanceinthe year prior to grant s shown to be materially different from that assumed
andjaor, in the case of malus, where there has would otherwise be material reputational
damage and/ oragroup insolvency.

Maximum potential value — Adiscretionary annual award up toa value of 100% of hase salary.

— The Cammittee reserves the discretion taincrease the maximum award ta 150% of base
salary in exceptional circumstances.
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Performance measures — Awards will narmally vest in full, subject to the following underpin:

— thatthe Group's underlying performance and delivery againstits strategy and plans {which
may change in response to structural and cyclical changes over time) is sufficient to justify
the level of vesting having regard to such factors as the Committee considers to be
appropriate inthe round.

— innormalcircumstances, such factors willinclude consideration of absolute and relative
TSR, netdebt and Total Property Return (TPR).

— when considering these factors, the Committee will assess overall performance inthe
round, with a default to full vesting unless there has been material underperformance.

— The Committee retains the discretion priorto making the award to amend the underpin.

— Onceset, the Committee may only amend the underpin in respect of outstanding awards
in the event that exceptional circumstances occur which make it appropriate to do so,
provided that the amended underpin is not, in the view of the Committee, materially less
difficult ta satisfy.

COLLEAGUE ARRANGEMENTS

Purpose and link to strategy — Inordertobeable to offer participation in these plans to employees generally, the Company
isrequired by the relevant UK legislation to allow Executive Directors to participate on the
same terms, or chooses sotodo.

Operation — Executive Directors are eligible to participate in all-employee incentive arrangements onthe
sameterms as other employees. This currently comprises the following arrangements:

— Eligible UK employees may participate in the Sharesave and Share Incentive Plan (SIP).

— Allemployees of Hammerson France are eligible to participate in a profit share plan,
which rewards performance against such measures as the Cammittee considers to
be appropriate.

Maximum potential value — Maximum participation levels for Executive Directors are the same as apply to allemployees.

Performance measures — Not generally applicable. An award of free shares under the SIP can be made to all
participants and may be subject toa Company perfermance target.

For details regarding remuneration of other Company employees, please refer to the Employee pay and conditions elsewhere in the Group section
of this Policy.

The Payment for loss of office section of this Policy contains details of the impact of a change of control on awards made under AIP, the DBSSand
the RSS.

The Committee wil| determine companents of remuneration for new Executive Directors, as outlined in the Recruitment section of this Policy.

Performance measures for the AIP and RSS are set by the Committee taking into consideration a number of factars, including alignment to
strategy, the Business Plan, need for consistency between years, changes tothe Group's portfolic, market conditions, and need to ensure that
targets are sufficicntly challenging but also provide mmotivalion Lo suceeed.

Itis a provision of this Policy that all pre-existing obligations and commitments that were entered intc priorta this Policy taking effect and/or prior
toanindividual joining the Board will continue and can be honoured on their existing terms. In particular, these may include continued participation
in legacy defined benefit pension arrangernents together with other abligations and commitments under service contracts, incentive schemes,
pension and benefit plans, This includes payments from any outstanding awards other incentive plans provided they were consistent with the
Policy atthe time they were awarded.

Asummary of key changes to the Policyis included in the Committee Chalr’s letter.



CORPORATE GOVERNANCE
DIRECTORS' REMUNERATION REPORT

DIRECTORS’ REMUNERATION POLICY continued

Share ownership guidelines

All Executive Directors are expectedto
accumulate and maintain a holding in ordinary
shares inthe Company equivalentto no less
than 250% of base salary.

Executive Directors are normally required
to achieve the minimum shareholding
requirement within seven years of the date
of appointment.

Shares to be included in the calculation are:

— Shares held beneficially by the Executive
Director and the Executive Director’s
spouse/life partner.

— Shares held underthe DBSS {on anet of
tax/ NI basis),

— Shares held underthe RSStathe extent
that they have satisfied the performance
underpin but are subject toa holding period
{onanetoftax/NIbasis).

— Shares held by the Executive Director under
the Share Incentive Plan.

An annual calculation as a percentage of salary
is made againstthe guidelines for each
Executive Directoras at 31 Decembereach
year based on the closing middle market
quotation of ashare price on the last business
day in December. The closing exchange rate as
at 31 Decemberis used for Executive Directors
whose salaryis denominated in a currency
otherthan sterling. Noformalsanctions exist
for non~compliance.

Post-cessation share ownership

On cessation of employment, Executive
Directors are expected to maintain a
shareholding equivalent to 250% of base
salary for a period of two years. The Committee
has discretion to reduce this guideline if itis
no longer appropriate. Shares will be valued
at the higher of the value on cessation and
subsequently. Vesting of RSS grants and DBSS
awards will be lodged in escrow to provide an
enforcement mechanism.

Recruitment

Statement of Principles

The Company will pay total remunerationtar
new Executive Directors that enables the
Company to attract appropriately skilled and
experienced individuals, butis not, inthe
opinion of the Committee, excessive.

The Company will not pay new Executive
Directors any inducementstojoin the
Company over and above buy-outs of existing
forfeited awards, as outlined in this section of
the Policy.

The Company will disclose tothe marketon
its website in a timely manner the basis cfa
package agreed with a new Executive Director.

Approach and limits

Annualsalary, pension, contractual and
non-contraciual benefits, annual bonusand
long termincentive arrangements (including
performance measures and/or conditions and
maximum award levels), as described in the
Rermuneration Policy Table, will be the starting
point for the structure of any package. The level
of variable remuneration that may be awarded
to a new Executive Director will not exceed the
maximum AIP and RSS limits that can be
awarded in line with the principles set outin
the Remuneration Policy Table, with the
exception of any compensation for variable
remuneration forfeited, Consistent with the
regulations; the limits contained within the
Remuneration Policy Table for base salary or
any other element offixed pay doapplytoa
new Executive Director either an joining or for
any subsequent salary review within the period
of this Policy unless the Committee considers
there are exceptional circumstances. However,
the Committee would seek to avaid exceeding
thase limits in practice.

The Company may provide a new Executive
Director with global relocation support and/or
tax equalisation arrangements as setoutin the
Remuneration Policy Table.

Foranew Executive Director who isaninternal
appointment, the Company may alsa continue
ta honour commitments made priortothe
appointment as Exacutive Director even if
those commitments are otherwise inconsistent
with the Policy in force when the commitments
are honoured. Any relevant existingincentive
plan participation may either cortinue onits
ariginal terms or the performance conditions
and/or measures may be amended toreflect
the individual’'s newrole, as the Commitiee
considers appropriate.
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Compensation for variable remuneration
forfeited by a new Executive Director

The Company may, where appropriate,
compensate a pew Executive Director for
variable remuneration that has been forfeited
as aresult of acceptingthe appointment

with the Company. Where the Company
compensates a new Executive Director inthis
way, it willseektodosounderthetermsof the
Company’s existing variable remunearation
arrangements as set out in the Remuneration
Policy Table.

The Company may ccmpensate onterms

that are more hespoke than the existing
arrangements where the Committee considers
thatto be appropriate.

The Committee may also make awards under
alang termincentive schema that does not
require shareholder approvalif it falls within
Listing Rule 9.4.2 (an arrangement established
faradirectorspecifically tafacilitate, in
unusual circumstances, the recruitment of an
individual). Insuchinstances, the Company
will disclose afuli explanation of the detailand
rationale for such recruitment-related
compensation.

In making such awards, the Commitiee will
seek to take into accountthe nature {including
whetherawards are cash orshare-based),
vesting period and performance measures
and/or conditions for any remuneration
forfeited by the individual when leaving
aprevious employer. Where such awards
had cutstanding performance or service
conditions fwhich are not substantially
completed;, the Company will generally
impose equivalent conditions.

In exceptional cases, the Committee may reiax
those requirements where it considers this to
beintheinterests of shareholders, forexample
through asignificant discount to the face value
of the replacement awards.

Service agreements for anew

Executive Director

The Committee’s approach is for the service
agreements of new Executive Directors 1o have
due regardto market practice at the date of
appointment, the Company’s current Policy
and the service agreements in place far
existing Executive Directors.
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The key termination provisions for service agreements for newly appointed Executive Directors willbe:

Notice period Nogreater than 12 months’ notice (either notice to or from the Executive Director) for UK-based Directors.

For non UK-based Directars, contracts are designed to meet local laws and have a similar overall effectin
terms of the patential cost to the Group.

Alonger period of notice from the Company may apply to new appointments for alimited time if the
Committee considersthis is appropriate, but would then reduce to no more than 12 months.

Paost-termination restrictions Compensation in respect of restrictive covenants will be paid as required for enforceability reasons under
applicable tocal statutory {or collective bargaining) requirements. Appropriate post-termination
restrictions to protect the Group's confidantiatinformation, its customer and supplier connections and/or
toprevent poaching of its senior warkforce will be included.

Payment in lieu of notice {PILON) Employment can be terminated by the Company with immediate effect (for any reason) by making a
pnaymentinlieu of the vutstanding period ot notice (PILON]. The PILON comprises base pay, and the
value of employer's pension contributions, private madical insurance and car allowance.

The Company will have discretion to make any PILON on a phased basis, subject to ritigation. No PILON
willhe made inthe event of gross misconduct.

Expiry date There will be no fixed expiry date. The appointment of new Executive Directorswillbe terminablein
accordance with the notice period.

Change of control and liquidated damages The Executive Director will not have aright toliquidated damages, whether triggered by a change of
control of the Company or otherwise.

The terms summarised above will be subject to any local statutory (or collective bargaining) requirements where applicable. Fortreatment
of incentive awards in connection with termination please see the Payment for loss of office section of this Policy.

Payment for loss of office
Committee considerations on leaving office
Tha Committee considers the circumstances under which an Executive Directoris leaving the Company’s employment. In circumstances where

aDirectoris terminated for cause, the Committee typically has limited discretion in connection with remuneration payments. In other
circumstances, arange of discretions is available to the Committee.

The following tables set outa summary of obligations contained in the Executive Directors’ service agreements which could give rise 1o, or impact
on, remuneration payments for loss of office.

Service agreements and notice periods for current Executive Directors

Rita-Rose Gagné Himanshu Raja
Date of service contract 29 September 2020 19 Aprit2021
Netice period o 12 months' notice (hoth from and to the Executive Director).
Paymentin lieu of notiée (PILON) Employrment can be terminated by the Company withimmediate effect by making a PTI (N inrespect

of the uulstanding natice period comprising base salary and the value of benefitsin respect of pension,
private medicalinsurance and car allowance.

No PILON in event of gross misconduct.

The Campany has the discretion tomake any PILON on aphased basis, subject to mitigation.

Rita-Rose Gagné and Himanshu Raja will be eligibile to be considered at the Committee's discretion for payment of an award under the AIP even
if the Company or Director has served notice of termination provided that the Director is employed as at the benus award date. The treatment of
leavers under the AIP, DBSS and RSS arrangements is in accordance with the relevant plan's rules. The Company will pay any additional statutory
entitlements where applicable.
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Annual bonus and long term incentives
The following table describes the provisions which apply to leavers who are Executive Directors and the discretions available under the AIF, DBSS
and RSS. Further detail as to the potential exercise of discration by the Committee s set outin the Use of discretion section of this Policy.

Leavingreason

Redundancy,
sale of
li-health, Companyor
injury, business Termination
disability Death resignation  Retirement  Voluntaryresignation for cause ghange of cantrol
AIP a  Remainseligible for Remains eligible for full Norighttoreceive Nobonus Bonuses may be
Inallcases, anyhbonus bonus. Any bonus payment of the bonus for — any honus. payable. awarded underthe AIP
payable is subject to payable willbetime acompleted performance atthetime ofthe
the normal deferral pro-rated unlessthe period. In addition, the Committee has change of contral.
arrangements, unlessthe Committee decides Committee has discretion  discretion to pay
Committee determines otherwise. tomake pro-rated abaonus providedthe Unlessthe Committes
otherwise payments for any Executive Directoris determines ctherwise,
performance period not inemployment at the abonuswill be time
completed. honus payment date. pro-rated.
DBSS Fullvesting on normal vesting date. Committee Awards iapse, save Awards lapse. Awards vestin full,
{Deferred share element may accelerate vesting. that the Committee
of AIP) has discretion to allow
uptofulivestingon the
normal vesting date or
the Committee may
accelerate vesting.
RSS Awards remain capable of vesting, subjectto Awards lapse, save Awardslapse.  Awardsvest, subject
the underpin. that the Committee tothe underpin and,
has discretion for unless the Commitiee
Awards will vest on the normal vesting date subject  awardstoremain determines otherwise,
tothe underpin, save that the Committee may capable of vesting willbe time pro-rated.
accelerate vesting. (subjecttothe
underpinjon atime
Unlessthe Committee determines otherwise, nro-rated basis and
vesting will betima pro-rated. may accelerate
vesting.

a Where the date of notice and the date of cessation fall in different performance periods, the provisions retating to AIP as stated above applyin respect of the AIP
award foreach performance period separately.

b Onacorporate event affecting the Company, bonuses and awards under the AIF, DBSS and RSSwillbe governed by the rules of these plans. The information given
hereisforsummary purposes.

Inrespect of all-employee plans, ncluding the Company’'s HMRC-approved, all-employee share plans, the Sharesave and the SIP, and the profit
share plan foremployees of Hammerson France, the Executive Directors are subject tothe same leaver provisions as all other participants.



Use of discretion

The Committee can exercise discretion in
various areas of the Policy as set cutin this
Report. In addition, the Committee has
discretion toamend the Policy with regard
tominar or administrative matters where it
would be, inthe opinion of the Committes,
disproportionate to seek ar await shareholder
approval. The Committee retains the
discretion to override the formulaic outcomes
ofincentive schemes. Inexercising discretion
inrespect of the AIP or RSS, the Committee will
take into account allfactors it determines to be
appropriate atthe relevant time, including but
not limited to the duration of the Executive
Directar’s service and its assessment of the
contribution towards the success of the
Company during that period; whether the
Executive Director has worked any notice
period orwhether {and if so, the extent that)
aPILONis being made; the need toensurean
orderly handover of duties and continuity in the
husiness operations of the Company; and the
need to settle any claims which the Executive
Director may have. In exercising any discretion,
the members of the Committee will take
accountof their duties as Directors.

Other

If the Company terminates an Executive
Director’s employment by reason of
redundancy, the Company willmake
aredundancy payment to the Executive
Directorin line with any applicable Company
redundancy policy (which includes any
entitlement to statutory redundancy pay) and
any applicable collective bargaining agreement.

Payment toa departing Executive Director may
be made inrespect of accrued benefitsand
accrued untaken holiday.

In connection with an Executive Director
reasing employment, the Company may,

if the Committee determinesitis in the bast
interests of the Company, enter into new
contractual arrangements with the departing
Exacutive Director including (but not limited to)
settlement, confidentiality, restrictive
covenants and/or consultancy arrandements
onsuchtermsasitconsiders appropriate. In
such case, the Company will make appropriate
disclosures of such terms. If a settlement
agreementis entered into with the Executive
Director, the Company may make payments
thatit considers reasonable in settlement of
potential legal claims, for example unfair
dismissal, orwhere agreed under the
settlement agreement. This may include any
entitlement to compensationinrespect of
statutory rights under employment protection
legistation in the UK or in otherjurisdictions.

Adeparting gift may be provided (and any tax
liability met on the Executive Director's behalf)
uptoavalue of £5,000 {plus the related taxes)
per Executive Director on termination of office.
The Company may agree to provide other
ancillary or non-material benefitsin
cannection with (including in adefined period
following) termination, not exceeding avalue
of £5,000 in aggregate.

Legalfees

Consistent with market practice, the Company
may pay reasonable legal fees (and any
associated tax costs) on behalf of the
Executive Director for entering into a statutory
settlement agreement and may pay a
contribution of up to £50,000, plus VAT,
towardsfees foroutplacement services as
part of a negotiated settlement.
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In the case of a corporate transaction, the
Company may agree to pay reasonable legal
fees (and any associated tax costs) on behalf of
the Executive Director for advice on the effect
of the corporate transaction on the Executive
Director's personal positicn as a dircctor
(including, where appropriate, as to the terms
of theiremployment).

The Company may agree to pay reasonable
legal fees {and any associated tax costs) on
behalf of the Executive Director for advice
related to any proposed changes to theirterms
and conditions of employment during their
period of employment.

Onrecruitment of an Executive Director,
the Company may make a contribution
towards legal fees in connection with
agreeing employrment terms and drawing
up aservice contract.

Other appointments: new and existing
Executive Directors

Executive Directors are able to accept, with the
consentof the Company’s Board of Directors,
non-executive appointments outside the
Company {provided that such appointments
donotlead toa conflict of interests) on the
basis that such external appointrents can
enhancetheirexperience and skills and add
value tothe Company.

Anyfees received by an Executive Directorfor
such external appointments can be retained
by the individual (except where the Executive
Directoris appcinted as the Company's
representative).
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Chair and Non-Executive Directors’ remuneration
Remunetration Policy for Non-Executive Directors

Purpose and link to strategy
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Ensure the Company continues to attract and retain high-quality Chair
and Nen-Executive Directors by offering market-competitive fees.

Cutrent fees (perannum)asat Aprit 2023 are: c
Chair 300,000
Non-Executive Director 61,500
Senior Independent Director _ 110,000
Chair of Audit Committae 15000
Audit Commitiee member ) 5,000
Chair of Remuneration Committee ~ 15,000
Remuneration Committee member 5000
Designated Non-Executive Director for Colleague Engagement 8,000

Operation

The Chair'sfee is determined by the Commiittee. Other Non-Executive
Directors’ fees are determined by the Board on the recommendation of
the Executive Diractors.

Fee levels ara reviewead periodically taking into account independent
advice and the time commitment required of Non-Executive Directors.

Fees paid aim to be competitive with other listed companies which
the Cammittee (in the case of the Chalir) and the Board (inrespect of
Nan-Executive Directors) consider to be of equivalent size and
complexity but are not set by reference to a prescribed benchmark,
Feesare paid monthlyin arrears.

The Chair does notreceive any additional fee in respect of membership
ofany of the Committees.

Other Non-Executive Directors mayreceive additional fees for
membership and/or chairmanship of the Remuneration and Audit
Committees. No additional fee is currently paid to the Chair or members
of the Nomination and Governance Committee. There isalsoan
additional fee for the Senior Independent Director and the Designated
Non-Executive Director for Colleague Engagement. The level of
additionalfees is set tareflect the responsibilities of the role.

Maximum limit

Aggregate total fees payable annually to all Non-Executive Directors are subject
to the limit as stated in the Company’s Articles of Association {currently
£1,000,000). The Committee reserves the right to provide additional fees within
the stated lirnit, including for membership of any additional Committee the
Board may establish.

Other benefits
There are no ather benefits currently available to any of the

Non- Executive Directors. Whilst the Company does not consider that
reimbursing travel and accommaodation expense (includingtothe
Company's Londan office) is a benefitin the normal sense, should
any assessment totax be made on such reimbursement, the
Company reserves the ability tosettle such liability on behalf of the
Non- Executive Directar.

Non-Executive Directors are not eligible for performance-related
bonuses or participation in the Company's share plans, nordo
Non-Executive Directors receive any pension benefits,

Whilst the Company does not consider itta form part of benefits inthe normal
sense, Non-Executive Directors can participate in corporate hospitality
{including travel and, where appropriate, with afamily member}, whether
paid for by the Company or another, within its agreed policies.

Adeparting gift may be provided (and any tax Lialility met on the Non-Executive
Director’s behalf) up to avaiue of £5,000 (plusthe related taxes) per
Non-Executive Director on termination of office.

The Chair ardthe Non-Executive Directors do nothave service agreements with the Company. Their appointments are governed by letters of
appointment, which are available for inspection on request. The letters of appointment of Non-Executive Directors are reviewed by the Chairand

the Executive Directars every three vears.

Appointrrents of Non-Executive Directors are for aterm of three years, subject to the right of either party to terminate the appaintmentonrot
less than three months’ notice or immediately should a conflict of irterest arise. If any Non-Executive Birecoris notre-elected at the Company’s

AnnualGeneral Meeting, the appaintment will cease automatically.

On termination of an appantmeant, a Non-Exacutive Dizector is only entitled to such fees as may have accrued to the date of termination,
together with the reimbursement in the norma. way of any expenses properly incurred prior to that date.
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The dates of the appointments of the Non-Executive Directors in office as at 31 December 2022 are set out below.

Dateof origina.  Commencement date  Unexpired termas at

appaintment to Baard af currentterm Aprit 2023
RobertNoel o ' 1 September 2020 1 September 2020 5months
Habib Annous 5May 20 EMay 2021 1year, 1months
MEkn Drunel 1 December 2019 1 December2022 2vyears, 8 months
Mike Butterworth 1 January 2021 1 January 2021 9months
Adam Metz 22 July 2019 22July 2022 2years, 3months
Carol Welch 1 March 2019 1March 2022 1year, 11months

Employee pay and conditions elsewherein the Group

Consideration of the remuneration of the wider workforce forms an important part of the policy review. Set out below is a summary of employee
pay and conditions. Remuneration packages for all Greup employees may comprise both fixed and variable elements. Generally, the maore senior
the individual, the greater the variable pay offer as a proportion of uver all pay due to the ability ot senior managers to impact more directly upon the
Group's performance. As well as assessing the remuneration packages of the Executive Directors, the Committee reviews the remuneration of the
senior management team and is kept informed of remuneration developments across the Group, including the salary increases and employee
benefits of the wider employee population.

The Committes has regard to market data and to internal relativities when considering the appropriatenass of pay levels forits Executive Directors
and members of the Committee bring their own experience and knowledge in considering any proposals.

In 2022, Habib Annous (as Chair of the Committee) and Carol Welch (as Designated Non-Executive Directorfor Colleague Engagement) met with
the ermployee forum to discuss executive remuneration and explain how it aligns with the wider Company pay policy. The consultation was
supportive, in particular, of the increased weighting on sustainability fram 8% to 10%. The forum requested that the Committee consider including
anelement on Social within the 25% attributable to personal performance for the AIP. The Committee has welcomed the feedback and intends to
incorporate this for the 2023 AIP targets.

Summary of 2023 remuneration structure for employees helow Board level

Element Approach/Policy

Base salary An assessment is made each year on pay increases across the Group. The assessment may include
benchmarking exercises for different roles. Other factors taken into consideration are the Group’s
performance, competition in the marketplace and general economic climate, specifically rates of
inflation and wage growth. Pay increases are expected tobe in line with market rate and any increase
awarded to anindividual will reflect competence and experience. Exceptional pay increases are
sometimes awarded to bring pay in line with market practice or recognition of an individuat’s
developmentwithin arole or on pramation. More usually exceptional personal performance is
recaghised through variable pay.

Annualbhonus An annual cash bonus scheme is operated throughout the Group. Although there are some minor
differencesin application of the scherme according to jurisdiction of employment, the same principle
applies to all employeesin that there is an opportunity to receive abonus based on personal, teamer
Group performance or a mixture of both. Generally, the more senior the employee the more the
weighting istowards Company performance. The maximum cash bonus opportunity varies according to
seniority, In addition to Executive Directors, Group Executive Committeae members have a proportion of
their award deferred into shares.

Pension The pension offering forms an important part of the reward package across the Group. Allemployess
may participate in one of a number of defined contribution pension arrangements across the UK and
Ireland. Employee and employer contribution structures vary depending an the scheme.

Share schemes Avariety of all-employee and discretionary share schemes are in operation across the Group. Generally,
where local legislation allows, etigible employees, including Executive Directors, may participate in an
all-employee share scheme such &s the Sharesave scheme operated inthe UK and Ireland. In addition,
anumberof UK employaes have the opportunity to join the UK Share Incentive Plan (SIP), with the
potential for an annual SIP Frae Share Award based on Group stretch performance. Employaes of
Hammerson Mrance are eligible to participate in a profit share plan which rewards performance against
certain performance measures. Senior employeesin the UK may participate in restricted share awards
on asimilar basis to the Executive Directors and in France in the Free Shares Award Scheme,

Employee henefits Benefits offered by the Group include life assurance, private medical care, car allowances, permanent
health insurance and health checks. The offer of a particular benefitto an employee willdepend an
location within the business, their role and seniority.
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Shareholder engagement

During 2022, the Company consulted with its major shareholders together with the principal proxy advisory firms and again received feedback

on the proposals. Following that consultation, the Committee concluded that there was nosignificant majority view to change the current
arrangements and believes the current approach and the proposed 2023 Policy is the most appropriate at this stage in the Company’s evolution.
Positive feedback was received on the inclusion of social matrics within the personal objectives. Despite the current trend away from more
traditional LTIPs to Restricted Share Schemes (R5S) as adopted by the Company in 2020, some shareholders retain an inherent preference across
their portfolios formaore traditional LTIPs. While seeking torenew the current policy at the 2023 AGM including the use of the RSS, the Committee

agrees that each form of long-term incentive has merits and plans to keep this under review for the future, Further details are set outinthe Chair’s
letter at the start of this report.

Illustration of application of the Policy
Set out belowis an illustration of the reward mix for the Executive Directars at minimum, on-target and maximum performance under the Policy.

Illustration of application of the Policy (£000s)

Rita-Rose Gagné

2023 maximum ‘ ERRI k . £3,304

+ share price growth
(based on value of award)

M Fixed - Annualvariable W Long-termincentives  E50% Share price growth

Illustraticn of application of the Policy (£000s)

Himanshu Raja

2023 fixed 527 (100%) £527

2023 maximum 342 (20%) are £1,724
+ share price growth

(based on value of award)

M Fixed Annual variable W Long-term incentives 8B 50% Share price growth
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Assumptions: Executive Director remuneration scenarios 2023

Element Approach/Policy
Fixed Consists of base salary, contractual and non-contractual benefits, pension and participation in the UK
all-employee share plans.
Base salaryisthe salary to apply after salary increases take effect on 1 April 2023.
Benefits are as shown inthe Single Figure Table for 2022 inthe Annual Remuneration Report.
Pension contributions are based on salary after salary increases take effect on 1 April 2023.
Base Sa'ary Benefits Pension Taotal Fixed
£C00 £000 £000 £000
Rita-Rose Gagné 713 25 71 809
[limanshiu Raja 456 25 46 527
On-target Based onwhat the Executive Director would receive if performance was in line with expectation
{excluding share price appreciation and accrual of dividend equivalent payments):
AIP: cansists of on-target levels (50% of maximum bonus opportunity).
RSS: Assumes maximum vesting of awards (100% of salary for the CEQ and 75% for the CFO).
Maximum Based onthe maximum remuneration receivable {excluding share price appreciation and accrual of

dividend equivalent payments):

AIP: consists of the maximum bonus oppartunity in 2023 (200% of base salary for CEQ, 150% of base
salary forthe CFO).

RSS: assumes maximum vesting of awards (100% of salary for the CEQ and 75% for the CFO;.

Impact of share price appreciation

50% of maximum RSS award value.
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The Annual Remuneration Report (Report) sets out how the Directors’ Remuneration Policy (Policy) was putinto practice in 2022 and how
we intend to implementitin 2023. Itisdivided into three sections:
— Section 1: Single figure tables
— Section 2: Further information on 2022 remuneration
— Section 3: Implementation of Remuneration Policy in 2023
The Group’s External Auditors have reported on certain sections of this Report and stated whether, in their opinian, those sections have been
properly prepared.
The Poticy was approved by shareholdars at the AGM held on 28 April 2020 and is avaflable ta view on the investar relations section of the
Company’s website atwww.hammerson.com. A summary of the key provisions for each element of the Remuneration Policy is set outin
this Report.
SECTION 1: SINGLE FIGURE TABLES
This section contains the single figure tables showing 2022 remuneration for the Executive Directors and Non-Executive Directors, and
information that relates directly to the composition of these figures.
Allfigures highlighted in GREEN in the Reportrelate directly to a figure thatis found in the Single Figure Table below.
Executive Directots’ remuneration: Single Figure Table (audited)
Restricted
Annual Share
Bonus Scheme Variable
Salary Benefits Pension  Fixed Total {AIP) {R5S} Total Total
£000 £000 £000 £000 £000 £000 £000 £000
RiaRoseGagné  a 2022 &8 25 68 755 14w - 4120 1E¥
2021 672 421 &7 1,160 346 - 946
Himanshu Raja b 2022 436 28 2 503 52O - 529
2021 295 16 30 341 311 - 311
Total 2022 1243 5% 112 3,280 1.649 - 1.6.18
2021 967 437 a7 1,501 1,257 - 1,257

a Rita-Rose Gagné receivad a relocation allowance of £400,000in 2021 which was a one-off beneft.
b Himanshu Raja was appointed as a Director of Hammerson plowith effect ram 26 Aprnil 2021,

Commentary on the Single Figure Table {(audited)

Fixed Remuheration

Salary

This represents salary earned in respect of the year. Frorm 1 Aprit 2022, salaries increased by 2%,

Benefits

The taxable benefits shown in the Single Figure Table include a car aliowance (E16,000), private health insurance and permanent health
insurance. In addiiion, the Company paid for tax advice for Rita-Rose Gagne.

Himanshu Raja’s benefits amount received in respect of his participation in the Company's all-emp.oyee share plan arrangements (SIP and
Sharesave) in which he participated in 2022.

UK Executive Directors are eligible Yo participate in the Company's all-employee share plan arrangements (SIP and Sharesave). Himanshu Raja
particioated in both the SIP and Sharesave scheme in 2022,

Pension

Executive Oirectors receive a salary supplement in lieu of pension benefits. Rita-Rose Gagne and Himanshu Raja each received a salary
supplement of 10% of base salary which is consistent with the rate available 1o new joiners and below the ratefor longer-serving employess.
Allsalary supplarments paid to Executive Directors in lisu of pensio~ benefits are subject to deductions required for ircome tax and employees’
nationalinsurance contributions in the UK.



Variable Remuneration (audited)

Annual bonus for 2022
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The Annual Incentive Plan (AIF) is the Company's annual bonus scheme. The bonus awards are based on performance conditions that were
approved by the Committee. For 2022, the AIP bonus was split 67% for performance against financial measures, 8% for sustainability and 25%
for performance against personal abjectives. The Committes has the ahility to override the indicative formulaic outturn if it considers that not to be
appropriate giventhe Company’s performance during the year,

i he performance targets were notdisclosed in advance of the year, as they were considered by the Board to be commercially sensitive
information, but full details of the conditions and performance against them are now set out below.

Financial ESG Personal AIP amount

measures measures measures Totalvesting {Shownin

(% ofbonus  (%ofbonus (%ofhopus  percentage Vesting Single

achieved, achieved, achieved, {%, max amountas % Figure Table)

max 67%) max 8%)  max25%) 100%) of salary £000

Rita-Rose Gagné 51.2% 8.0% 22.5% 81.7% 163.3% 1,120

Himanshu Raja 51.2% 8.0% 21.3% 80.4% 120.6% 529
AIP outturn

Performance against targets Bonus achieved

a
o Vesting  Weighting

Entry thresho'd On-target Full vesting percentage (% of max 9% of max

(% vasting at {50% target{100% Rasult against bonus honus

threshold) vasting) vesting) achieved target available) achieved

Adjusted eamnings £58.6m {0%) 65.1m £71.6m  £104.9m 100.0% 22.33% 52,33%

Net debt £1.875bn{0%) £1.62%n £1.383bn £1.732bn 29.10% 22.33% 6.50%

Gross administration costs £66.1mM{0%) £63.7m £61.2m £59.8m 100.0% 22.33% 22.33%

Reductionin CO, Emissions 3% {95) 5% 7% 12% 100% 8% 89

Personal objectives Rita-Rose Gagné See below S0% 25% 22.50%

Personal objectives Himashu Raja See below 85% 25% 21.3%

Total CEO Rita-Rose Gagné 25% 81.7%

Total CFO Himashu Raja 25% 80.4%

a Fachofthe AIP perfarmance conditions is subject to a straight-line payment scale between threshold, on-target and full vesting points.

b Consistent with established practice, the original performance targets for Adjusted Earnings adjusted for variances in the timing of planned disposals.

¢ Netdebtis as shown in Table 13 of the Additionalinformation. Again, consistent with established practice, the original targets were adjusted to reflect changes
inforeignexchanga ratas in the year and the impact of a change in IFRS as explained in note 1B of the financial statements.

d Personal/Strategic Objectivesfor the CEQ and CFQwere based onthe Business Plan and Strategy with substantial progress made across thefour strategic pillars.
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Reinvigorating our assets —~ Continued to strategically refocus the portfolio on city centre destinations and to simplify the portfolio,
disposing of £195m of non-core assets in 2022

— Thesuccess of the reinvigoration of our assets and placemaking activities, resulted in the signing of
317 leases, with £45m of headline rent (£25m at our share] at 2% above ERV and an improvement
in occupancy

-~ Reduced flagship vacancy rates 10 3. 7%

Accelerating development -~ Created value and optlonahty ateach stage ofthe ear Eydeveiopment cycle atkey assets e g
Dundrum, Bullring, Grand Central, Reading and Dublin Centrat

~ 5106 signed for Bishopsgate Goodsyard

~ Ironworks onsite at Dundrum

~ Majority of initial planning permissions obtained for Dublin Central

- Plann]ngsubmjﬂedforReadm RNer‘-‘\de and Drum, B\rmmgham NewStreet

Create an agile platform — Realighmenttoasimplified, asset- centr!coperatmgmodel removmgmefﬁmencxes aﬂd leveraging the
strength of the Group's portfolio through a cansolidation of property management suppliers in the UK
tobest support occupiers and customers

— Simplification of the business to stabilize the core income stream and ta return it to underlying growth
reflected in like-for-like GRI growing at 8%

— Significant prograss made in reducing the cast base with headcount reducing by 25%in 2022
— Gross admnmstraﬁon costs reduced by 17% yearon-year

Deliver a sustainable and resilient — Refinanced c£80m of RCFWlth anew £463m facility on a 3+1+1 basis with a smaller group of lenders
capital structure anchored by Tier 1 lenders

— E236meurobonds due in 2023 were repaid in December 2022 using available cash

— Buy-inofthe Group's Defined Benefit Pension Plan resulting in the removal of significant balance
sheet risk and liability, and areduction of the ple guarantee from £120m to £10m

— Retained Group's Investment Grade (1G] rating as Baa3 and BBB-+ respectively with bath Maody’s and
Fitch outlooks changed from negative to stable

Against this backdrop, a scarecard out-turn of 8§21.7% of maximum far the CEQ and 80.4% of maximum for the CFO was propased to the
Committee which, following due consideration, was approved without adjustment. 40% of the out-turn is deferred into shares for two years,
generally contingent on continued employment.

Long Term Incentive Plan
The LTIP was replaced by the Restricted Share Scheme (RSS) in April 2020 for future awards. In 2022, no RSS award was due tovesttoany
Executive Director. In addition, no LTIP awards vested inrespect of any former directars and all prior LTIP awards have now lapsed.

Non-Executive Directors: Single Figure Table (audited)

The table below shows the remuneration of Non-Executive Directors for the year ended 31 December 2022 and the comparative figures for the
yearended 31 December 2021, Thefigures for 2021 only include directors who servedfor part of 2022 and, therefore, do net equate to the totals
for 2021 asreportedin lastyear’'s report.
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Non-Executive Directors’ remuneration for the year ended 31 December 2022

Committee membership and other responsibilities Fees Benefits Total

- Audit  Remuneration - " T2022 2c21 2022 2021 2022 20%1

Cammittee Committee Other £000 £000 £000 £0C0 £000 £000

Robert Nog! a ' Chairofthe Board 300 300 S 4 303 304

Crayry Bury b 29 88 - - 29 as

Habib Annous [N Ve 78 47 — 78 47

Méka Brunel d 4 67 67 . - 62 87

Mike Butterworth e v Senior Independent Director 83 73 - - a3 73

Desmond de Beer H 48 62 2 1 50 63

Andrew Formica g 22 67 - 22 67

Adam Metz h &7 &Y iy 2 137 69
CarolWelch v Designated Nan-Executive Director

far Colleague Engagernent 75 75 - - 7m0 75

Total i h TGO 846 77 7 846 853

a Robert Noelceased to be a member of the Remuneration Committee on 31 Oecember 202 1.

Gwyn Burr stepped down asamember of the Audit Committee with effect from 5 May 2021 and retired asa Directoron 28 Aprl 2022, She served as Chair ofthe

Remuneration Committee until 28 April 2022.

¢ Habib Annous was appointed as a Director and a member of the Remuneration, Auditand Nominationand Governance Committees on 5 May 2021 and was
apnointed Chair of the Remunaration Committee on 28 April 2022.

d MékaErunelis based n France. Thisis reflected in her benehts figure — see Benefits note below.

Mike Butterworth was appointed as Audit Committee Chair with effect from 4 May 2021. On 29 Apnl 2022, Mike Butterworth was appointed as Seniar

Independent Directaor.

f Desmand de Beer resigned asa Directoron 11 October 2022,

Andrew Farmica retired as a Director on 28 April 2022, He served as a member of the Audit Committee until 28 April 2022,

Adam Metzis basedinthe USA. This is reflected in his benefits figure — see Benefits note below.

i Al'Non-Executive Directors are members of the Nomination & Governance Committee, Nofee is payable for being Chair or amember of that Committee.

o

0]

=

Benefits

Benefits disclosed relate to the reimbursement of travel and accommadation expenses incurred in attending Beard meeatings at the Company's
head office. Forthose Non-Executive Directors based outside of the UK, this includes the cost of international travel and accornmodation. The
grossed-up value has been disclosed. In accordance with the Policy, any tax arising is settled by the Company. Robert Noel is entitled to private
medicalinsurance which is taxed as a benefitin kind.

Fees payable to Non-Executive Directors (audited)

The Chair of the Board's fee was reviewed by the Committee in January 2023 and the Non-Executive Directors’ fees were reviewed by the Board in
March 2022, Although fees are subject to periodic review, the NED fees {other than the Chair of the Board on appointment and the introduction of a
fee payable to the Designated Non-Executive Director for Colleague Engagementin 20271) have notincreased since 2018, Noincrease was made
to Non-Executive Director fees ortothe Chair’s fee in 2022. The annual fees payable to Non-Executive Directors are set aut in the table below.
Thereis nofee for the Chair, or membership, of the Nomination and Governance Committee.

Chair of the Board and Non-Executive Directors’ 2022 annual fees

£
Chairofthe Board 300,000
Non-Executive Director 61,500
Senior Independent Director 10,000
Audit Cormnmittee Chair 15,000
Remuneration Committee Chair 15,000
Audit/Remuneration Committee member 5,000

Designated Non-Fxecutive Director for Colleague Engagement 8,000
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SECTION 2: FURTHER INFORMATION ON 2022 REMUNERATION

Directors’ shareholdings and share plan interests (audited)
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Summary of all Directors’ shareholdings and share planinterests as at 31 December 2022 (including Persons Closely Associated)

Outstanding scheme interests at

o 32 December 2022 Actual shares held
Total of all
scheme
Unvestad Total shares interests
Unvested  {notsubject Vested but subject to and share-
{subject to ta uhexercised gutstanding At At holdings at
performance performance scheme scheme 1January 31 December 31December
measures) measutes) interests interests 2022 2022 2G22
a b c de e 2
Executive Directors
Rita-Rose Gagné 12,843,189 1,380,568 - 14,223,757 306,748 322,201 14,545,958
Himanshu Raja
(appointed as a Directoron 26 April 2021) 2,291,310 551,364 - 2,842,674 211,060 263,357 3,106,031
Non-Executive Directors
Robert Noel - - - - 911,189 1,206,177 1,206,177
Gwyn Burr - - - - 30,646 30,646 30,646
Habib Annous - - - - 281,697 842,002 842,002
MékaBrunel - - - - 27,266 31,514 31,514
Mike Butterworth - - - - 86,422 211,317 211,317
Desmond de Beer - - - - 44,821,071 47,155,794 47,155,794
Andrew Formica - - - - 267,281 267,281 267,281
Adam Meiz - - -~ - 975,010 1,126,950 1,125,950
CarolWelch - - ~ - 45,497 52,587 52,587
a RSSawards.
b D355 and Sharesave awards,
¢ DBSSawartds that have vestad but remain unexercised plus any national dividend shares.
d Orjomningdate #earlier.
e Orleavingdateifearlier,
f GwynBurrand Andrew Formica retired as Directors on 28 April 2022, Desmond de Beer resigned as a Director on 11 October 2022, Their interests are

accordingly shawn as at the relevant leaving date.

g DBSSand RSSawards are nil cost options, satished through market purchase. The DBSS awards are exercisable fromthe second annwversary of grantuntil the
seventh anniversary of grant. The RSS awards are subject ta anemployment contingency vesting one third on each of the third, fourth and fifth anniversaries
of grant (tothe extent the performarnce underpinis rmet fallowing the third anniversary of grant). The RSS awards are exercisabte onthe hith anniversary of grant

and ceases to be exercisable onthe seventh anniversary of grant,

Between 1 January 2023 and 6 March 2023 (being tha latest practicable date prior to publication of this document) the Executive and

Non-Executive Directors’ beneficialinterests in the table above remained unchanged.
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Directors’ share ownership guidelines (audited)

The chart below shows the Executive Directors actual share ownership compared with the current share ownership guidelines. Executive
Directors are normally expected to achieve the minimum shareholding guidelinas within seven years of appointment. Non-Executive Directors are
alsoencouragedtoacquire a shareholdingin the Company.

Directors’ share ownership guidelines

Shareholding*

Shareholding*

. i Actual Shares held as at 31 Dec 2022 M Shares due to count towards the limit by 31 Dec 2023
& Shares due to count towards the limit after 31 Dec 2023

* The shareholding as a percertage of salary 1s as at the share price of 23.8p on 31 Decemnber 2022, Share awards are AWARDED on a gross basis but only credited
tothe ownership requirement on anet of tax basis, as shown above.

Rita-Rose Gagné was appointedon 2 November 2020 and is required to achieve the share ownership guideline by Novermber 2027. Himanshu
Rajawas appointed on 26 Aprit 2021 and is required to achieve the share ownership guideline by April 2028, In practice, it is currently anticipated
that the guideline should be met earlier than this. For example, assuming no change in share price from the price as at 31 December 2022 and
with na credit for further dividends, Rita-Rose Gagné's holding by the end of 2023 would be worth 2099 of salary, reflecting the 2023 DBSS award
inrespect of the 2022 bonus out-turn andthe vesting of the 2020 RSS grant in November 262 3 (ineach case onanet of tax basis). This suggests
that the guideline should be fully matin 2024. Himanshu Raja’s holding by the end of 202 3 would be worth 50% of salary, reflecting the 2023
DBSSaward inrespectofthe 2022 honus aut-turn an a net of tax basis.

Rita-Rose Gagné and Himanshu Raja are both currently on track to meet the share ownership guidelines ahead of the policy timeframe,
as setout above.

Executive Directors’ share plan interests (including share options) {audited)
The table below set out the Executive Directors’ interests under the Deferred Banus Share Scheme (DBSS) and the Restricted Share Scheme

(RSS). NoExecutive Director holds awards under the LTIP.

Performance conditions and form of awards (audited)

Awards underthe DBSS are not subject to any performance conditions (other than continued employment on the vesting date). The RSS awards
are subject to amaterial underperformance underpin, RSS awards were made on 22 March 2022 over shares worth 100% of salary to Rita-Rose
Gagné and over shares worth 75% of salary toHimanshu Raja. These awards were granted subject to a broad underpin in respect of the entire
awards sothat the Remuneration Committee may reduce the level of vesting if it feels that 1t 1s not appropriate in all the circumstances and may
have regard to the various factors mentioned in the policy in so determining.

Aawards to UK based Executive Directors under the RSS and DBSS are made in the farm of nil-cost options.,

Accrual of dividend shares
DBSS and RSS awards accrue notional dividend shares to the date of vesting {including any holding period).

Face values (audited)
Face values for the DBSS and RSS awards are calculated by multiplying the number of shares granted dusing 2022 by the average share price

forthe five business days preceding the awards. Notional dividend shares are not included in the face value caloulations.
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Dilutian limits

Currentinflight DBSS awards are satisfied using market purchased shares. RSS awards are aiso satisfied using market purchased shares {whether
viaatrustortreasury). Itis expectedthat the 2023 RSS and DBSS awards will be satisfied in a similar way. SAYE grants are typically satisfled using,
newissue shares. The Committee may grant awards with newissued shares and willcomply with the dilution limits as setoutin the rules of the
Company's share incentive plans during the vear. The Company operates within the Investment Assaciation’s guidelines with referenceto share
dilution not exceeding 10% of the issued ordinary share capital in any rolling 10-year period under all-employee plans and 8% under its
discretionary ptans (counting both new issue and treasury shares).

Executive Directors’ share plan interests 2022 (audited)

Face value

Number of Number of of awards

awards held National awards held graned/

at dividend at31 Grant purchased

Date of Vesting 1 January Awarded/ shares  Exercised/ December price  during 2072

award date 2022  purchased accrued vestad Lapsed 2p22 pencg £000

ﬁ;rﬁose Gagné - T

RSS . a O02Naov 2020 02 Naov2023 6,733,598 ~ 1049346 =@ - ~ 7,782%44 17710 -

"Ré‘iﬁﬁﬁ ﬁ_ﬁaﬁjgﬁ*@rﬁ?&?}ﬁSﬁlmar 20%__243"_1;129;_ o —ﬁ7344,908 - - 2,558,171 '33\59_0_ o

RSS a4 22Mar2022 22Mar2025 = 2,164,729 337,345 - - 2,502,074 31660 685

D855 b 22Mar 2022 22Mar 2024 - 1,194,432 186,136 - - 1,380,568 31640 378
HimanshuRaja ‘“ T -

RSS & 27Apr2021 27Apr2024 943,506 000 347033 0~ - 1090539 37810 =

RSS & 22Mar2022 20Mar2025 - 1,038876 161895 = - - 4200771 31680 329

EB_ELk b 22Mar2022 22Mar2024 - 392,354 61,142 - ) - 453,496 31.63& 24

Sharesave ¢ 07Jul2022 01Aug2025 - 97,868 -~ - - 97,868 21.894 21

w

RSS awards vest asto one third on each of the third, fourth and fifth apniversanes of the date of award. The performance period farthe purpose of the performance
conditions is the same as the vesting period. RSS awards were made on 22 March 2022 over sharesworth 100% of salary to Rita-Rose Gagné and over shares
worth 75% of salary to Himanshu Raja.

DBSS awards vest onthe second anniversary of the date of award. DBSS awards were made on 22 March 2022 over shares worth 40% of the priaryear bonus
toRita-Rose Gagne and Himanshu Raja

The exercise price for the Sharesave award is 18.39p. Ihe grant price refers to the average share price in the final guarter of the year ending 31 December 2022.
The grant price refers to the average closing price over the 5 days prior to grant consistent with the general approach 1o determining the awards.

o

a o

Executive Directors’ SIP interests (audited)
The Executive Directors’ interests in ordinary shares of the Company under the Share Incentive Plan (SIP) as at 31 December 2022 (oratther
leaving date if earbier) are shown in the table below. The shares are held in a SIP trust.

Total SIP TotalSIP
shares Partnership Matching Dividend shares 31

1 January shares shares Freeshares shares December
2022  purchased awarded awarded awarded 2022

Himanshu Raja -~ 13,856 13,856 - - 27,712
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Total Shareholder Return

The chart below shows the Total Shareholder Return (TSR) inrespect of the Company’s ordinary shares of 5p each forthe 10 years ended
31 December 2022 againstthe return of the FTSE EPRA/NAREIT UK Index, which comprises shares of anumber of the Company's peers.
The totalsharehalder returnis rebased to 100 at 31 December 2012, The other points shown on the chart are the values atintervening
financial yearends.

Total Sharehalder returnindex

250
200
150

100 /

50

c o

31Dec2012 31Dec2013 31Dec2014 31Dec2015 31Dec2016 31Dec 2017 31Dec2018 31Dec2019 31Dec2020 31Dec2021 31Dec 2022

== Hammerson - FTSE EPRA/NAREIT UK - -~ Hammerson (Enhanced Scrip Dividend Basis)

Remuneration of the Chief Executive over the last 10 years
The table below shows the remuneration of the holder of the office of Chief Executive.

Chief Executive’s remuneration history

A5 a % of maximum

Total
remuneration Annual LTIP
£000 banus vesting
2022 Rila-Rose Gagné - ) 1895 817% n/a
2021 Rita-Rose Gagné 2,106 70.4% n/a
2020 (Rita-Rose Gagné) from 2 Navember 2020 148 0.0% n/a
2020 (David Atkins) to 2 November 2020 617 0.0% 0.0%
2019 David Atkins 1,408 371% 29.7%
2018 David Atkins 1,109 n/a 51.5%
2017 David Atkins 1,725 47.5% 56.4%
2016 David Atkins 2,681 65.3% 64.9%
2015 David Atkins 2,147 77.3% 0.0%
2014 David Atkins 1,568 £5.3% 0.0%
2013 David Atkins 2,216 56.2% 51.6%

Relatlve Inportance of spend on pay
Thetable below shows the Company’s total employee costs compared with dividends paid.
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Total employee costs compared with dividends paid

E_mhloyee costs
Dividends
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2022

Note” £m
5B 42.8
22 140.3

2021
£m Change
530  —19.2%
135.7 3.4%

* Notereicrences are tothe inancial statements

Remuneration for the Executive Directors and Non-Executive Directors compared with UK employees of the Hammerson Group

The tables show the percentage change from 31 December 2021 to 31 December 2622 in base salary, taxable benefits and bonusforthe
Executive and Non-Executive Directors compared with allother employees of the Hammerson Group in the UK. Hammerson Ple does not have
any employees. This data has been prepared using the employees of the UK subsidiaries only. The Executive Directors have been excluded from

the UK employees’ calculation,

Given the number of Directors who had not served for the whole of the twe years being compared, any part vear has been annualised on the basis
ot days served on the Board. While this is slightly simplistic, it provides a fairer overall position of the year-on-year changes than taking the

unadjusted carnings in each year.

Percentage change in the Executive Directors’ base salary, taxable benefits and bonus

 Change % (202110 2022)

Change % (2620 ta 2021)

Change % (2019 to 2020)

Annual An-ual Annual

Salary Benefits bonus Salary Benefits Bonus Salary Bznefits horus

Rita-Rose Gagné (CEQ) 1.5% -94.1% 18.4% — 180.5% nfa n/a n/a nfa

Himanshu Raja {CFQ) 1.4% 5.4% 13.4% n/a n/a n/a nfa n/fa nfa

Total UK employees 12.3% 15.5% 32.1% 9.5% 18.6% 324.7% 3.7% -5.3% =73.8%
Percentage change in the Non-Executive Directors’ fee and taxable benefits

- change%{2021102022) _ Chanpe%(2020152021) Crange % (20190 2020)

Annual Annual Annual

Salary Benefits bonus Salary Benafits bonus Salary Benefits Bonus

Robert Npel - -20.2% N/A 3.8% 19.0% n/a nfa n/a nfa

Gwyn Burr wntil 28 April 2022)* -1.1% N/A N/A 1.5% n/a nfa —5.2% ~50.0% n/a

Habib Annous 11.1% N/A N/A nfa n/a n/a n/a nja nfa

Méka Brunel 0.0% N/A N/A 7.4%  -100.0% N/A -1.9% ~87.7% n/a

Mike Butterworth 13.9% N/A N/A nfa n/a nfa nfa nja nja

Desrmond de Beer (until 11 October

2022y 0.15% 470.2% N/A 1.3% n/a nfa nfa nfa nja

Andrew Formica (until28 April 2022)* ~3.1% N/A N/A 53% nfa nfa ~6.0% - n/a

Adam Metz -~  3271.5% N/A 7.4% =93.7% nfa -1.7% —77.8% nja

CarolWelch - N/A N/A 17.5% n/a n/a —4.3% - nfa

Total UK employees 12.3% 15.5% 32.1% 9.5% 18.6% 3247% 37% —5.3% -73.8%

* Dateatwhich ceased tobe adirector.



Hammerson plc Annual Report 2022 107

The table below shows the ratio of Chief Executive pay to that of the UK employees whose payis at the 25th percentile, median and
75th percentile.

Chief Executive payratio

25th 75th

percentile  Mediznpay percantile

Year Mathaod pay ratio ratic pay ratio

2022 o - ‘ Option A 41:1 26:1 15:1

2021 Option A 48:1 30:1 18:1

2020 Option A 21:1 13:1 7:1

2019 Option A 36:1 221 12:1
Total UK employee pay and benefits figures used to calculate the 2022 Chief Executive Pay Ratio

25th 75th

percentile percentile

pay Median pay pay

Year £000 £000 £000

Salary 40 55w 77972

Total UK employee pay and benefits 44 73 124

Supporting information for the Chief Executive Pay Ratio
The Company has chosen the Option A methodology to prepare the pay ratio calculation as this is the most statistically robust method andisin line

with the general preference of institutional investors.

As ratios could be unduly impacted by joiners and leavers who may not participate in allremuneration arrangements in the year of joining and
leaving, the Committee has modified the statutory basis to exclude any employee not employed throughout the financial year.

Employee pay data is based on full-time equivalent (FTE) pay for UK employees as at 31 December 2022. Fareach employee, total pay is
calculated in ine with the single figure methodology {i.e. fixed pay accrued during the financial year and the value of performance-based incentive
awards vestingin relation to the performance year). Leavers and joiners are excluded. Employees on maternity or other extended leave are
included on the basis of their FTE salary and benefits and pro-rata short-termincentives. No other calculation adjustments or assumptions have

beenmade,

The primary reason for the decrease in the Chief Executive pay ratiofrom 2021 to 2022 was that Rita-Rose Gagné received a relocation allowance
of £400,0001n 2021 which was a one-off benefit.

Each of the three individuals identified was a full-time employee during the year and received remunerationin line with the Policy.

Generally, the Remuneration Policy supports a greater variable pay opportunity the more seniar the employee as these employees are able
toinfluence Company performance more directly. Executive Directors participate in the RSS linked to long term strategy whilst otheremployees
may participate in the Restricted Share Pian (RSP). The three individuals identified this year all are not participants in either the RSS or RSP but
did receive an annual bonus for 2022. The median pay ratio is consistent with the pay, reward and progression policies for the Company’s UK
emplovess, reflectingthe Company's policy to pay market-based levels of fixed rewards to its emplayees with an opportunity to benefit from the
annual bonus plan. With a significant proportion of the Executive Directors’ pay linked to performance and share price over the longer term, it is
expected that the ratio will depend to a significant extent on RSS and RSP nutcames each year, and accordingly may fluctuate from year to year.

Payments to past Directors {audited)
NoLTIP awards vestedin 2022 to former Executive Directars. There were no payments to past Directors.

Payments for loss of office (audited)
There were no payments to past Directors for loss of office.
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Externalboard appointments
Where Board approval is given for an Executive Director to accept an external non-executive directorship, the individualis entitled fo retain any
fees received. Rita-Rose Gagné and Himanshu Raja do natcurrently hold any external non-executive directorships.

Comumittee process

I order to avoid any canflict of interest, remuneration is managed through well-defined processes ensuring noindividualis involved in the
decision-making process related to their own remuneration. In particular, the remuneration of all Executive Directorsis set and approved by the
Committee; none of the Executive Directors are involved inthe determination of their own remuneration arrangements. The Committee also
receives support from external advisors and evaluates the support provided by those advisors annually to ensure that advice is independant,
appropriate and cost-effective.

Committee membership and meetings

The Committee continues to be comprised exclusively of independent Non-Executive Directors and its terms of reference can be found on the
Company’s website at www. hammerson.com. Gwyn Burr stepped down as Non-Executive Director and Chair of the Commitiee following the
conclusion of the AGM on 28 April 2022 and Habib Annous, Non-Executive Director, succeeded Gwyn as Chair of the Cammittee. The members
of the Committee are shown at the start of this report.

The Committee met five times during the year. The agenda for each meeting is planned around the Group's reporting cycie and includes particular
matters forthe Committee’s consideration. Following each meeting, the Board is appraised of matters arising from the Committee. The Chief
Executive, Chief Pecple Officer and external remnuneration consultant attend meetings by invitation, together with the General Counsel and
Company Secretary, who acts as secretary to the Committee.

Committee effectiveness

Inline with the 2018 Code’s requirements, an external evaluation of the effectivenass of the Board and its Committees was undertaken in 2022,
The Cammittee considers that it continues to function affectively and in accordance with its terms of reference. In 2022, the Commitiee reviewed
its terms of reference to ensure that they remain appropriate.

Advisors

The Committee appointed FIT Remuneration Consultants (FIT) Augustin 2011, FIT has ncother connection with the Company or its Directors.
Directors may serve on the remuneration committees of other companies for which FIT acts as remuneration consuitants. The Commitiee is
satisfied that all advice given was objective and independent having regard to their experience of warking with advisors. FITisa member of the
Remuneration Consultants Group and subscribes to its Code of Conduct. Fees paid for services to the Committee in 2022 totalled £87,283
(2021: £67,040). FIT does not provide any other services to the Company. Terms of engagement (available on requestto shareholdsrs) specify
that FIT will anly provide advice expressly authorised by oron behalf of the Remuneration Committee.

Herbert Smith Freehills LLP provides legal advice and Lane Clark & Peacock LLP provides actuarial advice to the Company. The Committee may
saek advice from both firms where itrelates to matters within its remit. In addition, the Chief Executive, CFO and Chief Peaple Cfficer attend
Committee meetings by invitation.

Statement of vating at Annual General Meeting
The table below shows votes cast by proxy at the AGM held on 28 April 2022 in respect of the Directors” Remuneration Report.

Statement of voting on remuneration

Votas or Votes against

_ Voteswithheld
N.mbar Namber nJamoer
2021 Remuneraticn Report (afthe 2022 AGM) 3.206,979,255 62.73% 51,383,588 797% 2,934,478

2020 Remuneration Policy (a2 the 2020 AGM) 562,593,919 91.34% 53,325,844 B.66% 4,438,298
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SECTION 3: IMPLEMENTATION OF REMUNERATION POLICY IN 2023

This section sets out information on how the Remuneration Policy will be implemented in 2023 if approved by shareholders atthe 2023 Annual
General Meeting.

Shareholder approval for the Remuneration Policy was tast received at the 2020 Annual General Meeting. Following consultation with
shareholders (described in the Remuneration Committee Lhair's letter an page 82), the Company has proposed changes to the Remuneration
Policy, and will present the revised Policy {(set out on pages 8510 97) to shareholders for approval at the 2023 Annual General Meeting. If the new
Remuneration Policy is approved by shareholders, the Companyintends toimplement the new Policy in 2023 as shown below. If the new Policy
is not approved by shareholders, then the existing Remuneration Policy would instead remain in place and continue to operate.

Inimplementing the Remuneration Policy, the Committee will continue to take into account factors such as remuneration packages available
within comparable companies: the Group's overall performance; internal relativities; achievement of corporate objectives; individual performance
and experience; published views of institutional investors; and general market and wider economic trends.

summary of planned implementation of the Remuneration Policy during 2023

Salary

Palicy

Purpose and link to strategy Performance measures Operation

To continue to retain and attract quality leaders Not applicable Reviewed but not necessarilyincreased annually by

the Committee

Torecognise accountabilities, skills, experience

and value The base salary for any existing Executive Director will not
exceed £850,000 (orthe equivalent if denominated ina
different currencys, with thislimit increasing annually at the
rate of UK CPI fram the date ofthe 2017 AGM

Implementation
Anincrease of 4% was approved far each of the Executive Directorsto take effecton 1 April 2023.

2023 Executive Directors’ salaries £000

Rita-Rose Gagné 713
Hirmanshu Raja 456

Benefits
Policy

Purpose andlink to strategy Performance measures Operation

To provide arange of benefitsin linewith Not applicable The aggregate value received by each Executive Director

market practice Te continue toretain and attract (hased onvalue of P11Dtax calculations or equivalent basis

qualityleaders for anon-UK based Executive Director) willnot exceed
£100,000, with this maximum increasing annually at the
rate of UK CPI fram the date ofthe 2017 AGM

Implementation
In 2023, these benefits will continue toinclude a car allowance, enhanced sick pay, private medical insurance, permanant healthinsurance and

life assurance,

Pension

Policy

Purpose and link to strategy Performance measures Operation

To provide market competitive retirement Notapplicable Executive Directors receive a 10% non-contributery allowance
benefits to continue toretain and attract {Pension Choice) ta be paid as, or as a combination of:

quality leaders — anemployer contribution to the Group's defined

contribution pension plan;
— apaymentto apersanal pension plan; or
— asalarysupplement.

Implementation
Executive Directors will continue to receive a 10% salary supplement by way of pensicn provision.
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Annual Incentive Plan {AIP)}and deferral under the Deferred Bonus Share Scheme {(DBSS)

Policy

Furpose and link to strategy Performance measures Operation

Toalign Executive Director remuneration with The annual bonus operates by Awards are paid in a mix of cash and deferred shares, with
annual financial and Company strategic targets referencetofinancial and personal thedeferred shares element being at least 40% of the total
as determined by the Company’s Business Plan performance measures assessed award. The deferral period is at least twoyears. Awards are
Todifferentiate appropriately, in the view of over oneyear. The weighting of subject to clawback and malus provisions

the Committee, on the basis of performance. financial measures will be atleast

The partial award in shares alignsinterests with 60% ofthe tatal opportunity
shareholders and supportsretention

Implementation
The AIP maximum will remain at 200% of base salary for the Chief Executive and 150% of base salary for the CFO.

Performance measures forthe AIP for Executive Directarsin 2023 will be subject to slightly different weightings to reflect the increased focus on
ESGmetrics.

Adjusted Earnings Per Share o 21.67%
Net Debt - 21.67%
Gross Administration Costs _21.67%
Carbon Reduction o 10%
Personal/Strategic (including Sustainability) 25%

The personal/strategic objectives will be focussed an five key areas, all of which will have demonstrably measurable targets.

— Value Creation: Delivery of non-core asset disposals and development prajects in line with the Strategy and Business Plan

— Cost Management: Continued reduction of costs whilst maintaining operational excellence

— Sustainability: Increasing the focus on the full breadth of sustainability inclusive of environment and social across the business

— Organisation: Agile, high performing organisation underpinned by the Group’s Purpose, Vision & Values

— Digitisation: Technology transfarmation to support more effective and strearlined ways of working

The Committee designs the financial targets and personal/strategic objectives toalign with the Group'’s strategy, as well as to the Business Plan
and the priorities for the coming year. Itis therefore felt that the specific financial targets and important personal objectives are commercially
sensitive such that, having considered this carefully, the Board is of the view that it is in the Company’s interests not ta disclose this information
inadvance.

Further details of the specific targets and key personal/strategic objectives set will be disclosedin the 2023 Annual Report.

40% of the 2023 AIP vesting will ba deferred by making an award of shares under the DBSS, with a deferral period of two years. No change
to current arrangements is proposed for 2023.
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Restricted Share Scheme

Policy
Purpose and link to strategy Performance measures Operation
Toincentivise the creation of long term returns Subject to underpin as described A discretionary annual award up toavalue of 100% of base
for shareholders infullinthe Remuneration Policy. salary. The Committee reserves the discretion to increase
The underpin requires that the the maximum award to 150% of base salaryin exceptional
To align interests of Executive Directors with Group's performance and delivery circumstances Awards are subject to clawback and
shareholders and supportretention To create of strategy is sufficient to justify malus provisions
alignment with the workforce vesting againstthe consideration of
absolute and relative TSR net debt
and TPR

Implementation
Annual award of 100% of base salary for the Chief Executive and 75% of base salary forthe CFO. Vesting of the award is subject tothe underpin

described above,

Participation in all-employee arrangements

Policy

Purpose and link to strategy Parformance measures Operation

In orderta be able to offer participationin Not generally applicable. Anyaward  Executive Directars are eligible to participate in ail-employee
all-employee plans to employess generally, of free shares under the SIP may incentive arrangements on same terms as other employees
the Companyis either required by the relevant he subject to aCompany

UKandFrench legislation to allow Executive performance target

Directors to participate on the same terms or

choosestodoso

Implementation
All-employee arrangements currently offered in the UK are Sharesave and SIP share awards. The opportunity to participate in all-employee
arrangements continues onthe same basis as for all staff in the UK. No change to current arrangements is proposed for 2023,

Share ownership guidelines

The Company has in place a share ownership policy for the Executive Directors. Executive Directors are normally required to achieve the minimum
shareholding requirament within seven years of the date of appointment. An annual calculation as a percentage of salary is made against the
guidelings as at 31 December each year based on the middle-market value share price on the last business day in December. Executive Directors
are expected to accumulate and maintain a holding in ordinary shares in the Company equivatent to no less than 250% of base salary. The
Company has a post-cessation share ownership guideline of 250% of salary for twa years after termination of employment. This includes vested
shares and shares which are unvested but have met the performance conditions or underpins on anet of tax basis.

Implementation
250% of base satary for the Chief Executive and all other Executive Directors.
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Chair of the Board and Non-Executive Directors’ Fees
Policy

Purpose and link ta strategy Performance measures
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Operation

To ensure the Company continues to attract and Notapplicable
retain high-quality Chair and Non-Executive
Directors by offering market competitive fees

The Chair of the Board's fee is determined by the Committee.
Other Non-Executive Directors’ fees are determined by the
Board onthe recommendation ofthe Executive Directors.
Aggregate totalfees payable annually to all Non-Executive
Directors are subject to the limit stated in the Company’s
Articles of Assaciation {currently £1,000,000)

Implementation

Chairand Non-Executive Directors’ 2023 annualfees

jslels)

Chairofthe Board

Naon-Executive Director

Senior Independent Director

Audit Committee Chair

Remuneration Committee Chair

Audit/Remuneration Committee Member

Designated Non-Executive Director for Colleague Engagement

300,000
61,500
10,000
15,000
15,000

5,000
8,000

These remain unchanged from 2022 levels and are expected to next be reviewed for 2024,

Remuneration for employees helow Board levelin 2023

Remuneration packages for all Group employees may comprise both fixed and variable elements. Generally, the more senior the individual,

the greater the variable pay offer as a proportion of overall pay due to the ability of senior managers toimpact more directly upon the Group’s
performance. As well as assessing the remuneration packages of the Executive Directors, the Cormmittee reviews the remuneration of the senior
management team and is kept informed of remuneration developments and principles for pay and reward across the Group. Thisincludes any
salary increases and benefits of the wider employee population and considers themin relation to the implementation of the Remuneration Policy
for Exacutive Directors, ensuring there is an appropriate degree of alignment throughout the Group. The Designated Non-Executive Director for
Colleague Engagementis amemberof the Remuneration Committee and held a number of employee forums in the year, including one specifically
focused on discussing executive remuneration to explain how executive remuneration aligns with the wider company pay policy, as required by

the UK Corporate Governance Code,
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2018 UK Corporate Governance Code{Code) considerations
The Committee has considered the factors set out in provision 40 of the Code. In the Committee’s view, the Policy addresses thosefactors

assetoutbelow:

Factar How addressed

Clarity ~remuneration arrangementsshouldbe  Remuneration policy and arrangements are clearly disclosed each year inthe Annual Report.
transparent and promote effective engagement  The Committee proactively seeks engagement with sharehotders onremuneration matters

with shareholders and the workforce ‘see description of consultation on proposed Policy above), and is regularly updated on workforce
pay and benefits across the Group during the course of its activity.

Simplicity— remuneration structures should Qurremuneration structure is comprised of fixed and variable remuneration, with the performance
avoid complexity and their rationale and conditions forvariable elements clearly communicated to, and understood by, participants. The RSS
operation should be easy tounderstand provides a mechanism for aligning Executive Director and shareholder interests, removes the difficutt

challenge of setting robust, appropriately challenging and easily understandable performance targets
inavolatile market which coutd lead to potentially unintended remuneration outcomes and
significantly reduces the maximum pay available to Executive Directors.

Risk—remuneration arrangerments should Therules ofthe AIP and RSS provide discretion to the Committee to reduce award levels and
ensure that reputational and other risks from awards are subject to malus and clawback pravisions. The Committes alsc has overriding discretion
excessive rewards, and behavioural risks thatcan  toreduce awards to mitigate against any reputational or other risk from such awards being

arise from target-based incentive plans, are considered excessive. The RSS reduces the risk of unintended remuneration outcomes associated
identified and mitigated with complex performance conditions.

Predictability — the range of possible reward The RSSincreases the predictability of reward values {(removing the risk of potentially unintended

values to individual directors and any otherlimits  outcomes). Maximum award levels and discretions are set outin the Illustration and application
or discretions should be identified and explained  of palicychart on page 96.
atthetime of approving the policy

Proportionality — the link between individual variabte performance-related elements represent a significant proportion of the total
awards, the delivery of strategy and the longterm  remuneration opportunity for the Executive Directors. The Committee considers the appropriate
performance ofthe Group should be clear. financial and personal performance measures each yearto ensure that thereisaclearlink to

Qutcomes should not reward poor performance  strategy. Discretions available to the Committee ensure that awards can be reduced if necessary
to ensure that outcomes do not reward poor performance.

Alignment to culture — incentive schemes The Committee seeks to ensure that persanal performance measures under the AIPincentivise
should drive behaviours cansistent with company  behaviours consistent with the Group’s culture, purpose andvalues. The RSS clearly aligns
purpose, values and strategy Executive Director interests with those of shareholders by ensuring a focus on delivering against

strategyto generate long-termvalue for shareholders.

By order of the Board

Habib Annous
Chair of the Remuneration Cornmittee
8March 2023
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The Directors of the Company present their
report together with the audited consolidated
financial statements for the year ended

31 December 2022_Thisreport has been
prepared inaccordance with requirements
outlined within The Large and Medium-sized
Companies and Groups (Accounts and
Reports) Regulations 2008 and the Directors’
Report forms part of the management report
as required underthe Disclosure Guidance
and Transparency Rules (OTR).

The Campany has chasen, in accordance with
Section 414C(11) of the Companies Act 2006
{the Act), toinclude certain information inthe
Strategic Report that would otherwise be
required tobe included in this Directars’
Report, as follows:

Information Pages
Likely future developmentsinthe

Company 20-22
Information about dividends 9
Employment of disabled persons 24
Engagementwith colleagues 24

Engagement with customers,
suppliers and other external

stakeholders 32-34
Gaing concern and viability
statements 60-61

The Strategic Reportis setoutonpages 11063
and isincorperated into this Directors’ Report
by reference. Otherinformation, which forms
part of this Directors’ Report by reference, can
befoundin the following sections:

Intarmation Pages
Carporate Governance 64116
Financialinstruments and risk

management 168-173
Statament of Directors’

responsibilities, inctuding

confirmation of disclosure of

information tathe Auditors 116

Subsidiaries and other related
undertakings outside the LK

Disclosures concerning greenhouse
gas emissions and energy
cansumption 27

Shareholder information 204-205

184-189

Articles of Association

The Company’s Articles of Association
(Articles) may be amended by special
resolution in accordance with the Actand
are available at www.hammerson.com.

2023 Annual General Meeting

The Company’s 2023 Annual General Meeting
{AGM) will be held at 9:00 arn (UK time) on

4 May 2023. The resolutions to be proposed at
the AGM will be set outin the Notice of AGM
sent tothe Company’s shareholders.

Auditars

PricewaterhouseCoopers LLP (PwC) has
indicated its willingness to remain in office
and, onthe recommendation of the Audit
Commitiee, aresolution to reappoint PwCas
the Company’s Auditer will be praposed at
the AGM.

Authotity to allot shares in the Company
Atthe 2022 AGM, the Company was granted
authority by shareholders to allot sharesup to
an aggregate nominalvalue of £73,529 431,
This authority will expire on the earlier of

28 July 2023 orthe conclusion of the 2023
AGM, at which a resolution will be proposed for
its renewal. Under this authority, the Company
allotted a total of 194,637,920 ordinary shares
on 10 May 2022 as part of the Company’s
enhanced scrip dividend alternative in relation
to thefinatdividend forthe financial year
ended 31 December 2022, and a tatal of
388,170,526 ordinary shares on 3 November
2022 as part of the Company’s enhanced scrip
dividend alternative in relation ta the interim
dividendfor the financial year ended

31 December 2022.

Colleagues

Colleagues receive regular briefings and
updates fram the Board and management,
including via all-employee meetings, email
and the Group’s intranet, to informthem of the
perfarmance of the husiness and apportunities
to part cipate in employee share schemes.
Further details of engagement with colleagues
can befoundon pages 24, 32and 67.
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Carporate Governance Statement

The Directors’ Report {including the
information specified as forming part of this
Report} fulfils the requirements of the
Corporate Governance Statement for the
purposesof DTR 7.2,

Directors and their share interests

Details of the Directors who served during the
yearended 31 December 2022 and continue
to serve atthe date of approval of the Directors’
Reportare setouton pages 6410 65. Gwyn
Burrand Andrew Formica stepped down as
Directors an 28 April 2022. Des de Beerand
his alternate, Alan Olivier, stepped down as
Director and alternate Director, respectively,
an11 October 2022,

Girectars are appointed and replaced in
accordance with the Articles, the Act and the
UK Corporate Governance Code. The powers
af the Directors are set aut in the Articles and
the Act.

The Directors’ interests in ardinary shares in
the Company are set outinthe iable on page
1.02 of the Directors’ Remuneration Report.

Indemnification of and insurance for
Directors and officers

The Company has in place directors’ and
officers’ liability insurance, whichis reviewed
annually. The Company’s Directors and officers
are appropriately insured in accordance with
standard practice. Directars are indemnified
underthe Articles and through a Deed Pall

of Indemnity.

Political danations

Ttis the Company’s policy not to make palitical
donations and no political donations,
contributions or political expenditure were
made in the year ended 31 December 2022.

Post balance sheet events
Details of post balance sheetevents canbe
found in note 28 to the financial statements.



Provisions on change of control

Achange of control of the Comipany,
following a takeover, may cause anumber of
agreements to which the Company is party to
take effect, alter or terminate. These include
certain insurance policies, financing
arrangements and employee share plans.

The Company's share plans contain provisions
which could resultin options and awards
vesting or becoming exercisable onachange
of control, in accordance with the rules of the
plans. There are no agreements between

the Company and its Diractors or employees
providing for compensation for loss of office
or employment ar atherwise that occurs
specifically because of a takeover.

The Group has a number of borrowing facilities
provided by various lenders. These facilities
generally include provisions that may require
any outstanding borrcwings to be repaid or
the amendment artermination of the facilities
uponthe occurrence of a change of control of
the Company.

Purchase of own shares

Atthe 2022 AGM, the Company was granted
autharity by shareholders to purchase up to
441,176,591 ordinary shares of 5 pence each
{representing approximately 10% of the
Company’sissued ordinary share capital as at
14 March 2022). This authority will expire at
the conclusion ofthe 2023 AGM, at which a
resolution will be proposed for its renewal,

or, if earlier, on 28 July 202 3. Further detaits
onshare purchases can be foundin note 21A
tothefinancial statements. The Company
made no purchases of its own sharesinto
treasury during the year pursuant to the above
authority. As at 31 December 2022, the
Companyheld 7,691,247 ordinary shares
intreasury.

Interests disclosed under DTRS

Asat 31 December 2022, the fallowing
information had been received by the
Company, inaccordance with Chapter 5 of the
OTRs, from holders of natifiable interests in the
Company's issued share capital. It should be
nnter that these holdings thay have changed
since they were notified to the Company.
Substantial shareholders do not have different
voting rights from those of other shareholders.

% of issued

share capital

Number of voting
rights vutingright:

Lighthouse Capital

Limited 927,628,656 22.07%
APG Asset

Management

[AYA 1,046,181,300 20.84%
BlackRock, Inc. 289,466,153 6.55%
Resilient 2

Proprietary

Limited 143,000,000 3.10%
Richmond Group 139,445,066 3.02%

carrying

* Percentage based onordinary sharesinissue,
excluding treasury shares, as at the date the
notification was received bythe Campany.

QOn 6 March 2023 (the latest practicable date
before the publication of this Report), the
Company received an additional notification of
intergsts in accordance with Chapter 5 of the
DTRsfram APG AssetManagement NV. of a
decrease invating rights from 1,046,181,300
t0 997,468,698 (representing 19.97% of the
Company'sissued share capital carrying voting
rights as at the date of that notification).

The Carnpany received no other notifications
inthe period between 1 January 2023 and

6 March 2023.

Research and development activities
During the normal course of business, the
Group continues ta invest in newtechnology
andsystems and to develop new products
and services to improve operating etficiency
and strengthen its propositicn for pccupiers,
customers and partners.

Share capital

Details of the Company’s share capital and
structure are setout in note 21Atothe
financial statements. The rights and
obligations attached to the Company’s shares
are setoutinthe Articles, in addition to those
conferred on shareholders by law. The Articles
and applicable legislation provide that the
Company can decide to restrict the rights
attaching toshares in certain circumstances,
including where a person has failed (o comply
with a notice issued by the Company under
section 793 of the Act.
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There are no restrictions on the transfer of
sharesexceptthe UK Real Estate [nvestment
Trust restrictions and certain restrictions
imposed by the Articles, lawand the
Company’s Share Dealing Policy. The Articles
setoytcertain rircumstances wowhich tha
Directors of the Company can refuse to register
atransfer of shares. The Companyisnotaware
of any agreements between holders of
securities that are known to the Company and
may result in restrictions on the transfer of
securities oron voting rights. No dividends are
paid inrespect of shares held in treasury.

Shares held in the Employee Share
Ownership Plan

The Trustees of the Hammerson Employes
Share Ownership Plan hold Hammerson ple
shares in trust to satisfy awards under the
Company’s employee share plans. The
Trustees have waived theirright to receive
dividends on shares held in the Company. As
at 31 December 2022, 25,512,208 ordinary
shareswere held in trust foremployee share
plans purposes.

Listing Rule 9.8.4R disclosures

Thetable below sets cut where disclosures
required by Listing Rule 9.8.4R are located and
these disclosures are incorporated into this
Directors’ Report by reference.

LR 9.8.4Rrequirement Page
Interest capitalised and taxrelief S 148
Detalls of long term incentive

schemes 145
Shareholderwaivers of dividends 115
Sharehoclderwaivers of future

dividends 115
By order ofthe Board
Alex Dunn

General Counsel and Company Secretary
8March 2023



CORPORATE GOVERNANCE

STATEMENT OF DIRECTORS' RESPONSIBILITIES

Directors’ responsibilities in respect ofthe
preparation of the financial statements

The Directors are responsible for preparing the
Annual Reportand the financial statementsin
accordance with applicable law andregulations.

Company law requires the Directors to prepare
financial statements for each financial year.
Under that law the Directors have prepared
the Group financial statementsin accordance
with UK-adopted international accounting
standards and the Company financial
statements in accordance with United
Kingdom Generally Accepied Accaunting
Practice (United Kingdom Accounting
Standards, comprising FRS 101 “Reduced
Disclosure Framework”, and applicabie law).
The Group has also prepared financial
statements in accordance with international
financial reporting standards adopted
pursuant to Regutation (ECY Na 1606/2002
asitapplies in the European Union.

Under Company law, Directors must not
approve the financial statements unless they
are satisfied that they give a true and fair view
of the state of affairs of the Group and
Campany and of the profit orloss of the Group
forthat period. In preparing the financial
statements, the Directors are required to:

— Selectsuitable accounting policies and
then apply them consistently

— State whether appiicabie UK-adopted
international accounting standards and
international financial reporting standards
adopted pursuant to Regulation (EC) No
1606/2002 as it applies in the European
Union have beenfollowed forthe Group
financial statements and United Kingdom
Accounting Standards, comprising FRS1.01
have been followed far the Company
financial statements, subjecttoany
rmaterial departures disclosed and
explained in the financial statements

-— Make judgements and accounting
estimates that are reasonabie and prudent

— Preparethefinancial statements onthe
gofngconcern basisunlessitis
inappropriate to presume that the Group
and Company will cantinue in business

The Directors are responsible for safeguarding
the assets of the Group and Company and
hence for taking reasonable steps for the
prevention and detection of fraud and other
irregularities.

The Directors are also responsible forkeeping
adequate accounting records thatare
sufficient to show and explain the Group's and
Company's transactions and disclose with
reascnable accuracy atany time the financial
position of the Group and Company and enable
themio ensure that the financial statements
and the Directors’ Remuneration Report
comply with the Companies Act 2006.

The Directors are respansibie for the
maintenance and integrity of the Company’s
website. | egislation in the United Kingdom
governing the preparation and dissemination
of financial statemeants may differ from
legislation in other jurisdictions.

Directors’ confirmations

The Directors consider that the Annual Report
and financial staterments, taken as a whole,

is fair, batanced and understandabte and
provides the information necessaryfor
shareholders to assessthe Group'sand
Company’s position and perfarmance,
business mode! and strategy.

Each of the Directors, whose names and
functions arelisted in the Corporate
Gavernance Repart, confirms that to the best
of their knowledge:

— The Groupfinancial statements, which
have been prepared in accordance with
UK-adopted international accaunting
standards and internationalfinancial
reporting standards adopted pursuant to
Regulation (EC) N0 1606/2002 asitapplies
tn the Eurapean Union, give a true and fair
view of the assets, liabilities, financial
position and loss of the Group

~ TheCampanyfinancial staternents, which
have been preparedin accordance with
United Kingdom Accounting Standards,
comprising FRS 104, give atrue and fair
view of the assats, liabilities and financial
position of the Company

— The Strategic Report includes afair review
ofthe development and performance of the
business and the position of the Group and
Company, together with a description of the
principal risks and uncertainties that it faces
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Provision of information to the Auditor
Inthecase of each Directorin office at the date
the Birectors Reportis approved:

— SofarastheDirectoris aware, thereis no
relevant audit information of which the
Group and Company’s Auditors are unaware

— Theyhave taken all the stepsthatthey
ought to have taken as a Director in order
to make themselves aware of any relevant
audit information and to establish that the
Group's and Company’s Auditors are aware
of that information

This confirmation is given, and should be
interpreted in accordance with, the provisions
of Section 418 of the Companies Act 2006,

By arder of the Board

Rita-Rose Gagné
Chief Executive

Himanshu Raja
Chief Financiat Officer
SMarch 2023
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INDEPENDENT AUDITOR’S REPORT TO THEMEMBERS OF HAMMERSON PLC

REPORT ON THE AUDIT OF THE
FINANCIAL STATEMENTS

Opinion

In our opinion:

— Hammerson plc’s Group financial
statements and Company finangin
statements (the ‘financial statements”)
give atrue and fairview of the state of the
Group’s and of the Company’s affairs as
at 31 December 2022 and of the Group's
loss and the Group's cash flows for the year
thenended

— the Groupfinancial statements have been
properly prepared in accordance with
UK-adopted international aceonnting
standards as applied in accordance with
the provisions of the Companies Act 2006

— the Companyfinancial statements have
been properly prepared inaccordance
with United Kingdom Generally Accepted

cecounting Practice {United Kingdom
Accounting Standards, including FRS 101
‘Reduced Disclosure Framework’, and
applicable law)

— thefinancial statements have been
prepared in accordance with the
requirements of the Companies Act 2006

We have audited the financial statements,
included within the Annual Report, which
comprise: the Consolidated and Company
Balance Sheetsasat 31 December 2022;

the Consolidated Income Statement and the
Consolidated Statement of Comprehensive
Income, the Consolidated Cash Flow
Staternent, and the Consolidated and
Company Statements of Changes in Equity for
the year then ended; andthe notes to the
financial statements, which include a description
of the significant accounting policies.

Our opinion is consistent with gur reporting to
the Audit Committee.

Separate opinionin relation to international
financial reporting standards adopted
pursuant to Regulation (EC)}No 1606/2002
asitappliesin the European Union
Asexplained innote 1B to the financial
statements, the Group, in addition to applying
UK-adopted internationalaccounting
standards, has also applied international
financial reporting standards adopted
pursuant toRegulation {EC) No 1606/2002
asitappliesinthe European Union.

Inourapinion, the Group financial statements
have been properly prepared in accordance
withinternationalfinancial reporting standards
adopted pursuant to Regulation (EC) No
1606/2002 asitapplies in the European Union.

Rasis for opinion

We conducted our auditin accordance with
International Standards on Auditing {UK) (ISAs
(UK)) and applicable law. Our responsibilities
under ISAs {(UK) are further described in the
Auditors’ responsibilities forthe audit of the
financial statements section of our report.

We believe that the audit evidence we have
cbtainedis sufficientand appropriate to
provide a basis for our epinion.

Independence

we remained independent of the Group in
accordance with the ethical reguirements that
are relevant to our audit of the financial
statements in the UK, which includes the FRC's
Ethical Standard, as applicable to listed public
interest entities, and we have fulfilled ourother
ethical responsibilities in accordance with
these requirements.

Tothe best of our knowladge and belief, we
declare that non-audit services prohibited by
the FRC’s Ethical Standard were not provided.

Other than those disclosed in note 5E, we have
provided no non-audit services to the Company
orits controlled undertakings in the period
under audit.

Our audit approach

Overview

Audit scope

— Tha UK, French, Irish and Value Retail
components were subjectto afullscope
audit. Together these components account
for 100% of the Group's total assets

Key audit matters

— Valuation of investment property, either
held directly orwithin joint ventures (Group)

— Accounting for thenvestinent inValue
Retail and valuation of investment property
held by value Retail (Group)

— Valuation of investments in subsidiary
companies and amounts owed by
subsidiaries and other related undertakings
(Company?}
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Materiality

— Overall Group materiality: £34.0m
(2021:£36.8m) basedon 0.75% of
Group’stotal assets

— Specific Group materiality: £5.3m
{2021:£5.7m) haned on D% of the Group's
average adjusted earnings

— Overall Company materiality: £44.5m
{2021:£47.77m) based on 0.75% of the
Company's total assets

— Overall performance materiality: £25.5m
(2021: £27.6m) (Group); Specific
performance materiality: £3.9m (2021:
£4.3m) {Group) and Campany performance
materiality: ©233.4m (2021 £35.8m)
{Company)

The scope of our audit

As part of designing our audit, we determined
materiality and assessed the risks of material
misstatementin the financial statements.

Key audit matters

Key audit matters are those matters that, in
the auditors’ professional judgement, were of
most significance in the audit of the financial
staterments of the current period and include
the most significant assessed risks of material
misstatement (whether or not due to fraud)
identified by the auditors, including those
which had the greatest effect on: the overall
audit strategy; the allocation of resources in
the audit; and directing the efforts of the
engagement team. These matters, and any
comments we make on the results of our
procedures thereon, were addressed in the
context of ouraudit of the financial statements
as awhole, and in forming our opinion thereon,
and we do not provide a separate opinion on
these matters.

This is not acomplete list of all risks identified
by our audit.

Expected Credit Losses on accounts receivable
and unamortised tenant incentives, which

was a key audit matter last year, is no longer
included because collection levels have
improved and the judgement in estimating

the level of provisioning, and therefore the risk
of material misstatement, has reduced.
Otherwise, the key audit matters below are
consistentwith last year.
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INDEPENDENT AUDITOR’S REPORT TO THE MEMBERS OF HAMMERSON PLC continued

KEY AUDIT MATTER HOW QUR AUDIT ADDRESSED THE KEY AUDIT MATTER

Valuation of investiment property, either held directly or within
jointventures (Group)

Referto page 78 (Audit Committee Report), page 136 (Principal
accounting policies), pages 138 and 139 (Significant estimates —
Property valuations) and pages 156 to0 162 (Notes to the consolidaied
financial statements —note 12 and 1.3).

The Group directly owns, orowns viajoint ventures orassaciates, a
property portfolio which includes shopping centres, developments and
premiumn outlets. The total value of this portfolio as at 31 December
2022 was £5,107.1m (2021: £5,372.2m) and has beenimpacted by
the uncertainty in the macroeconomic environment.

Of this portfolio £1,461.0m (2021: £1,561.4m} is held by subsidiaries
within Tnvestment properties’, and £1,6 20.0m (2021: £1,712.2m)is
held by joint ventures within ‘Investment injaint ventures'. Additionally
the portfolio inciudes £nil (2021 £69.1m) held within *Asssts held for
sale’, and £36.2m (2021: £34.3m) held within ‘Trading properties’.
Properties held within ‘Assets held for sale’ and “Trading properties’

de notform part of this key audit matter. Together these preperties are
spread across the UK, French and Insh components.

The remainder of the portfoliois held within associates, £1,989.9m
(2021:£1,995.2m), primarily in respect of Value Retail with the balance
held in Italie Deux. The Group's share of Value Retail’s investment
propertyis £1,887 0m (2021: £1,893.5m). The valuation of value
Retail's propertyis discussed within the subsequent key audit matter.

This was identified as a key audit matter given the valuation of the
investrent property portfoliois inherently subjective and complex
dueto, among other factors, the individual nature of each property,

its location, and the expected future rental streams for that particular
property, together with considerations around the impact of climate
change. The wider challenges currently facing the retaii real estate
occupier and investor markets, including the relative lack of comparable
transactions and macroeconomic uncertainty, has further cantributed
to the subjectivity. As a result significant subjectivity remains within
thesevaluations forthe yearended 31 Decemnber 2022,

The closing valuations were carried out by CBRE, Jones Lang LaSalle
and Cushman & Wakefield (the ‘externalvaluers”), in accordance
with the RICS Valuation — Professional Standards and the Group
accounting policies which incorporate the requirements of
International Accounting Standard 40, ‘Tnvestrnent Property’ and
IFRS 13 ‘Fairvalue measurement’”.

Whilst no material valuatior uncertainty clauses were includedin the
external valuations of the propertias in the Group’s portfolio as at

31 December 2022, the valuers continue to include wording suggested
by the RICS to describe market uncertainty and highlighting the
importance of the valuation date.

The properties’ fairvalue is primarily determined by theirinvestment
value reflecting the fact that the properties are largely existing

operational properties currently generating rental income. Shopping
centres are primarily valued using the income capitalisation methad,

Given the inherent subjectivity involved inthevaluation of investment
properties, the need for deep market knowledge when determining
the most appropriate assumptions and the technicalities of valuation
methodology, we engaged our internal valuation experts (qualified
chartered surveyors) to assist us in our audit of this matter,

Assessing the valuers’ expertise and obfectivity

We assessed each of the externalvaluers’ qualifications and expertise
and read theirterms of engagement with the Group to determine
whetherthere were any matters that might have affected their
objectivity or may have imposed scope limitations upon their work.

We also considered fee arrangements between the external valuers
and the Group, and other engagements which might exist between

the Group and the valuers. We found no evidence to suggest that the
objectivity of the externat valuers, in their performance of the valuations,
was compromised.

Data provided to the valtiers

We checked the accuracy of the underlying lease data and capital
expenditure used by the external valuers in their valuation of the
portfolio by tracing the data back to the relevant component accounting
records and signed leases on a sample basis. No exceptions were
identified from this wark.

Assumptions and estimates used by the valuers

We read the external valuation reports for the praperties and confirmed
that the valuation approach for each was in accordance with RICS
standards and suitable for use in determining the final value for the
purpase of thefinancial statements.

wWe held discussions with each of the externalvaluers to challenge the
valuation process, the key assumptions, and the rationale behind the
more significant valuation movements during the year. It was evident
from our interaction with the external valuers, and from our review of
the valuation reports, that clase attention had been paid to each
property’s individual characteristics at a detailed, tenant by tenant level,
as well as considering the property specific factors such as the latest
leasing activity, ienant mix, vacancy levels, the impact of CVAs and
administrations, geographic location and the desirability of the asset
asawhole. We also questioned the externalvaluers asta the extent to
which recent market transactions and expected rental values which
they made use of inderiving theirvaluations took into account the
impact of climate change and related ESG considerations.

In addition we performed the following procedures for each type of
property. We were able to obtain sufficiert evidence to support the
valuation and did notidentify any materialissues during our work.
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KEY AUDIT MATTER HOW OQUR AUDIT ADDRESSED THE KEY AUDIT MATTER

Valuation of investment property, either held directly or within
jointventures (Group) continued

Those development properties that are subject to active angoing
development are valued using the residual valuation approach. Certain
operational properties, whirh have development pulential and are
included in developments, are valued under the income capitalisation
method but adjusted to account for development potential. Development
landis valued on a value per acre basis.

Shopping centres

Indetermining the valuation of ashopping centre the valuers take into
account property specific information such as the current tenancy
agreements and rental income. They then apply judgemental
assumptions such as estimated rental value (ERV) and vield, which are
influenced by prevalling market yields and where available, comparable
markettransactions and leasing evidence, to arrive at the final
valuation, Duetothe unique nature of each property the judgemental
assumptions to be applied are determined having regard to the
individual property characteristics ata detailed, tenant by tenant level,
as well as considering the gualities of the property as awhole.

Developments

Indetermining the valuation of development property under a residual
valuation method the valuers take into account the property specific
information such as the development plans for the site. They then apply
anumber of jJudgemental assumptions including ERV and yield within
the gross development value, estimated costs to complete and
developers profit to arrive at the valuation. Due to the unique nature of
anongoing development the judgemental assumptions to be applied
are determined having regard to the nature and risks associated with
eachdevelopment.

In determining the valuation of operational properties with
development potential the valuers initiatly follow the same
methadology as described previcusly toarrive atanincome
capitalisation value. Having regard te the unique nature of each
property, the likelihood of the development progressing and the status
of planning consents for the development, the valuers then make
adjustments to the valuation to reflect development potential.

In determining the vatue of development land the valuers primarily
have regard for the value peracre achieved by recent comparable
land transactions.

— Shopping centres
For shopping centres we obtained details of each property and
setanexpected range for yield and capital value movement,
determined by refrrence ta published benciinnarks and using our
experience and knowledge of the market. We compared the yield
and capital movement of each property with our expectedrange.
We also considered the reasonableness of other assumptions that
are not so readily comparable with published benchmarks, in
particular ERVwhere, for asample of units, we challenged the
valuers to support how they had determined their ERV. Where
assumptions were outside the expected range or otherwise
appeared unusual we undertook furtherinvestigations and, when
necessary, obtained corroborating evidence to support explanations
received. This enabled us {o assess the property specific factors that
had animpact onvalue, including recent comparable transactions
and leasing evidence where available, andto conclude on the
reasonableness of the assumptions utilised.

— Developments
Faorsignificant ongoing developments valued via the residual
valuation method we obtained the development appraisal and
assessed the reascnableness of the valuers' key assumptions.
This included comparing the yield to comparable market
benchmarks, comparing the costs to complete estimates to
development plans and contracts, and considering the
reasonableness of other assumpticns that are not so readily
comparable with published benchmarks, such as ERV, cost
contingencies and developers profit. Where assumptions appeared
unusualwe undertook further investigations and, when necessary,
obtained corroborating evidence to support explanations received.

For operational properties with development potential we performed
the same procedures as described previously for shopping centres.

We also consideredthereasonableness of any additional value
recognised for development potential by reviewing the stage of
progress of the proposed development including verifying any planning
consents obtainad.

For development land valued on a per acre basis we obtained details of
the comparable land transactions utilised by the valuers. We verified
the value of these transactions to supporting evidence and considered
their comparability to the asset being valued.

Overall findings

We found that the assumptions used in the valuations were
predominantly consistent with qur expectations and comparable
benchmarkinginformation for the asset type, and that the assumptions
were applied appropriately and reflected available comparable market
transactions and leasing evidence. Where assumptions did not fall
within our expected range we were satisfied that variances were due to
property specific factors such as location and tenant mix. We cancluded
that the assumptions used in the valuations by the external valuers
were supportable.
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INDEPENDENT AUDITOR’S REPORT TO THE MEMBERS OF HAMMERSON PLC continued

KEY AUDITMATTER HOW QUR AUDIT ADDRESSED THE KEY AUDIT MATTER

Accounting for the investment in Value Retail and valuation of
investment property held by Value Retail {Group)

Referto page 136 (Principal accaunting policies), pages 138and 139
{Significant estimates ~ Property valuationsy and pages 162 and 163
{Notes to the consolidated financial statements — note 1.4).

The Group has aninvestrnentin Value Retail, a separate group owning
anumber of premium gutlets in the United Kingdom and across Europe.
The Group equity accounts farits interest in Value Retail as an assaciate.
The Group'sinvestment as at 31 December 2022 was £1,189.4m
(2021:£1,140.8m).

Investment praperty valuation

Thevaluation of the Group's investment in Value Retailis predominantly
driven by the valuation of the property assets within the Value Retail
partfolio, The total value of the properties was £5,151.0mas at

31 December 2022{2021: £5,055.6m). The Group's share of the Value
Retail property, which is included within the wider Group portfolio of
£5,107.1m (2021:£5,372.2m), was £1,887.0m (2021:£1,893.5m)
and has also been impacted by the macroeconomic environment.

The closing valuation was carried out by Cushman & Wakefield, in
accordance with the RICS Valuation — Professional Standards and the
Group accounting policies which incorporate the requirements of
International Accounting Standard 40, Investment Property” and
IFRS 13 Fairvalue measurement’ The premium outlels’ fairvalueis
determined by theirinvestment value utilising a discounted cash flow
(DCFYbasis.

Indetermining the valuation of a premium outlet, the vatuers take

into account property specific information such as current tenancy
agreements, rentalincome generated by the asset, as wellas property
operating costs. They then apply judgmental assumptions such as
yield, discountrate and expected rental income levels and subseauent
growth rates, which are influenced by prevailing market yields and
where appropriate comparable market transactions, toarrive at the
final valuation. Due to the unigue nature of each property the
judgmental assumptions to be applied are determined having regard
totheindividual property characteristics at a detailed, unit by unitlevel,
as well as considering the qualities of the property as a whole.

Accaunting for the investment in Value Retail

Value Retail has a complex ownership structure wherehy each invasting
party owns differing proportions of each of the entities, and hence
properties, within the Value Retail group. As suchthis creates significant
complexity in determining the overall investment in Value Retail held
within the Group consolidated financial statements.

Therefore, on the basis of the significant judgement and estimation
uncertainty within the investment property valuation, and the
complexity in determining the overallinvestrment in Value Retall,
we identified this as a key audit matter.

Investment property valuation

As Group auditors we formally instructed the componant auditors of
Value Retail to performn a full scope audit aver the financial informatian
of Value Retail. This included audit work over the valuation of investment
property within Value Retail.

Ourcomponentauditers obtained details of each property. They
assessed the reasonableness of each property’s key assumptions
comparingits yield, discount rate and expected rental income and
subsequent growth rates to comparable market benchmarks. Indeing
sothey had regard to property specificfactors and knowledge of the
market, including comparable transactions and leasing evidence where
appropriate. They obtained corroborating evidence to support
explanations received from the valuers where appropriate.

The Group audit team participated in the meeting held between
Cushman & Wakeficld and the component auditors. We have obtained
reporiing from the component auditors and have reviewed the resuits
and underlying working papers over investment property valuation.

We have noissuestoreportand we are satisfied that we have obtained
sufficient audit comfort over the investment property balances within
the Value Retail financialinformation.

Accounting for the investment in Value Retail

Inrespect of the complexity withinthe calculation of the Group's
investment in Value Retail, we obtained the ownership structure for
Value Retait as at 31 December 2022, We instructed the component
auditorto verify the Group's perceitage ownership of each entity within
the Value Retail group. Wa have abtained reporting from the comiponent
auditors on this procedure and have reviewead the results and their
underlying working papers.

We have tested the adjustments made within the Group consolidation
inaccordance with JAS 28 ‘Investments in assaciates and joint
ventures', in arriving atthe Group's equity accounted invesiment in
Value Retail to determine whetherthey are appropriate.

We have noissues to report in respect of this work.
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KEY AUDIT MATTER HOW OUR AUDIT ADDRESSED THE KEY AUDIT MATTER

Valuation ofinvestments in subsidiary companies and amounts
owed by subsidiaries and other related undertakings (Company)
Refertc page 183 (Principal accounting policies) and pages 183 and
184 (Notes tothe Company financial statements —note C3 and C4).

The Company has investments in subsidiary companies of £1,322.4m
(2021:£1,279.3m) and amounts owed by subsidiaries and other
related undertakings of £4,395.0m (2021:£4,727 5m) as at

31 Decemnber 2022, This is following the recognition of a £42.5m
(2021:£1,136 1m loss) revaluation gain on investments in subsidiary
companies and an Expected Credit Loss provision of £595.9m (2021:
£471.6m) recognised onamounts owed by subsidiaries and other
related undertakings as at year end.

The Company's accounting policy for investments is to hold them at
fairvalue, while amounts owed by subsidiaries and other related
undertakings are carried at amortised cost but subject to the Expected
Credit Loss impairment requirements. Given the inherent judgement
and complexity in assessing both the fair value of a subsidiary company,
and the Expected Credit Loss of amounts owed by subsidiaries and
otherrelated undertakings, this was identified as a key audit matter for
our audit of the Company.

The primary determinant and key judgement within both the fair value
of each subsidiary company and the Expected Credit Loss of amounts
owed by subsidiaries and other related undertakings is the value of the
investment property held by each investee/counterparty. As suchitwas
aver this areathat we applied the most focus and audit effort.

We obtained the Directors’ valuation for the value of investments held
insubsidiary companies and their Expected Credit Loss assessment of
amounts owed by subsidiaries and cther related undertakings as at
31 December 2022,

We assessed the accounting policy for investments and amounts owed
by subsidiaries and other related undertakings to verify they were
compliant with FRS 101 ‘Reduced Disclosure Framawork’,

We verified that the methodology used by the Directars in arriving at
the fair value of each subsidiary, and the Expected Credit Loss ‘general
approach’ provision far amounts owed by subsidiaries and other
related undertakings, was compliant with FRS 101 ‘Reduced
Disclosure Framawaork’.

Wae identified the key judgement within both the valuation of
investments held in subsidiary companies and amounts owed by
subsidiaries and other related undertakings to be the valuation

of investment property held by each investee/counterparty. For details
of our procedures over investment property valuations please refer to
the related Group key audit matter above.

We have noissues tareportinrespect of this work.

How we tailored the audit scope

We tailored the scope of our audit to ensure
that we performed enough work tobe able to
give an opinion on the financial statements as
awhole, taking into account the structure of
the Group andthe Company, the accounting

componentteams.

The UK and Irish components were audited
bythe Group team. The French and Value
Retail components were audited by

Detailed instructions were sent to both

In respect of the audit of the Company, the
Group audit team performed afull scope
statutory audit.

The impact of climate risk on our audit
The Directors have made commitments for

processes and controls, and the industry in
which they operate.

The Group owns and invests in a number of
shopping centres, developments and premium
outlets across the United Kingdom and
Europe. These are held within a variety of
subsidiaries, joint ventures and associates,

Based on ourunderstanding of the Granpwe
focussed our auditwork primarily on four
components being: UK, France, Ireland and
Value Retail.

Allfour components were subject to afull
scope audit given theirfinancial significance
tothe Group.

The UK, French, Irish and Value Retail
components account for 100% (20271 UK,
French, Irish and Value Retail components
accounted for 100%) of the Group’s
totalassets.

componentteams. These instructions covered
the significant areas that should be addressed
by the component auditors {which included
the relevant risks of material misstaternent)
and setout the information required to be
reported back to the Group audit team. In
addition, regular meetings were held with the
component audit teams, with the Group audit
team attending the clearance meeting for all
component audits. Finatlythe Group audil
team performed a detailed review of the
working papers of allcomponentteams to
ensure the work performed was appropriate
and in line with our instructions.

These procedures, together with additional
procedures performed at the Group level
(including audit procedures averthe
consolidation and consolidation adjustments),
gave us the evidence we needed for our
opinion an the Group financial statements

as awhole.

the Group to be Net Zero by 2030 and have
developed Net Zero AssetPlans foreach
shopping centre within the Hammerson
portfolio (excluding Value Retail).

The keyareas of the financial statements
where management evaluated that climate
risk could have a potential significant impact
are: the valuation of investment preperties, the
eoupon rate on its €700m sustainability-linked
bond and cash flowassumptions in the going
concern assessment.

Using our knowledge of the business, we
evaluated management's risk assessment, its
astimates as set out in note 1F of the financial
statements and resultant disclosures where
significant. We considered the following areas
to potentially be matenally impacted by
climaterisk and canseguently we facused our
audit werkon climate change in these areas:
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— Valuation of investment properties

— Thecouponrate onthe £700m
sustainability-linked bond

— Cashflowassumptionsinthe going
concern assessment

Torespondtothe auditrisks identifiedin these
areas we tailored ourauditapproachto
address these, in particular:

— We made enquiries of management to
understand the process management
adopted ta assess the extent of the
potentialimpact of climate risk on the
Group's financial statements and support
the disclosures made within the
financial siatements;

— Wechatllengedthe completeness of
management’s climate risk assessment
by challenging the consistency of
management’s climate impact assessment
withinternalclimate plans {including the
Net Zero Asset Plans), and reading the
entity's external communications for
details of climate related impacts

— We evaluated, with assistance from
ourinternal valuation experts, how
management’s external experts had
considered the impact of ESG and climate
change within the valuations of the Group’s
investment properties (refertaourkey
audit matter over the valuation of
investment properties)

— We performed independent sensitivity
analysis to determine the financial impact
of notcomplying with the sustainability
requirements linked to the £700m bond

— We challenged whether the impact of
climate risk, and the Group's Net Zero by
2030 commitment, had been factored
intathe Directars’ assessments and
disclosures surrounding going concern
and the viability statement

We also considered the consistency of the
disclosures in relation to climate change
(including the disclosures in the Task Force on
Climate-related Financial Disclosures (TCFD)
section) within the Annual Report with the
financial statements and our knowladge
obtained from ouraudit.
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COurprocedures did nat identify any material
impactin the context of our audii of the financial
staternents as awhale, orourkey audit matters,
forthe yearended 31 Decermber 2022.

Matetiality

The scope of our audit was influenced by
ourapplication of matenality. We set certain
quantitative thresholds for materiality. These,
together with gqualitative considerations,
helped us to determine the scope of our audit
andthe nature, timing and extent of our audit
procedures on the individual financiat
statementline items and disclosures and in
evaluating the effect of misstatements, both
individually and in aggregate on the financial
statements asa whole.

Based on our professionaljudgement,
we determined materiality for the financial
statements as a whole as follows:

[ W FINANCIAL STATEMENTS - GROUP FINANCIAL STATEMENTS —COMPANY

Overall materiality

£34.0m (2021:£36.8m).

£44.5m (2021: £47.7m).

How we determinedit

Based on 0.75% of Group’s iotal assets

Rationale for
tenchmark applied

of the Group's value.

We determined materiality based on total assets given the
valuation of investment properties, whether held directly or
through joint ventures and associates, is the key determinant

Based on 0.75% of the Company’s total assets

This materfality was utilised in the audit of investing and

financing activities

Given the Hammerson plc entity is primarily a holding
Company we determined total assetsto be the
appropriate benchmark.

Specific materiality £3.3m {2021 £5.7m).

How we determined it

Natapplicable.

Based on 5% ofthe Group’s FY22 adjusted earnings

(2021 5% of the Group's weighted average adjusted
garnings from 2018 ta 2021).

Notapplicable,

Rationale for
benchmark apnlied

Indetermining this materiality we had regard to the fact
that adjusted earnings is a secondary financialindicator of

the Group (refer tonote 104 of the financial statements
which includes a reconciliation between IFRS and

adjusted earnings).

This materiality was utilised inthe audit of operating actvities.

Notapplicable.




Foreach componentinthe scope of our Group
audit, we allocated a materiality thatis less
than our overall Group materiality. The range
of overall materiality allocated across
components was £18.0mto £32.0m. The
range of overallmateriality allocated across
curnpunents for aperating aclivities was
£2.4mto£4.3m.

We use performance materiality to reduce to
anappropriately low level the prabability that
the aggregate of uncorrected and undetected
misslaternents exceeds overall materiality.
Specifically, we use performance materiality
indetermining the scope of our auditand the
nature and extentof qur testing of account
balances, ctasses of transactions and
disclosures, forexamplein determining sample
sizes. Our performance materiality forinvesting
andfinancing activities was 75% (2021: 75%)
of overall materiality, amounting to £25.5m
(2021:£27.6m) for the Group financial
statementsand £33.4m (2021: £35.8m)

for the Company financial statements.

Our performance materiality foroperating
activities was 75% (2021: 75%) of Specific
materiality, amountingto £3.9m {2021:

£4 3m)forthe Group financial statements.

In determining the performance materiality,
we considered anumber of factors —the
histary of misstatements, risk assessment and
aggregation risk and the effectiveness of
controls —and concluded that an amount at the
upper end of our normalrange was appropriate.

We agreed with the Audit Committee that we
would report tothem misstatements identified
during ouraudit above £1.7m (Group audit)
{2021: £1.8m) forinvesting and financing
activities, £0.5m (Group audit) (2021; £0.6m)
for operating activities, and £2.2m {Company
audit) (2021: £2.4m) as well as misstaterments
belowthose amounts that, in cur view,
warranted reporting for qualitative reasons,

Conclusions relating to going concern
Our evaluation of the Directors’ agsessment
of the Group's and the Company’s ability to
continue to adopt the going concern basis of
accounting included:

— Weagreed the underlying cash flow
projections to Board approved farecasts
and assessed how these forecasts were
compiled. We compared the prioryear
forecasts toactual performance to assess
management’s ability toforecast accurately

— We evaluated the key assumptions within

the projections, namely forecast property
valuations and the levels of forecast net
rentalincome, under both abase scenario
and severe but plausible scenario. We did
sowith reference to available third party
datasources, contractual rentalincome,
together with the most recent data on levels
of expected rental concessions/tenant
failure. We considered whether the severe
but plausible scenario included apprapriate
sensitivities to factor in severe but plausible
variances fromthe base scenarinin respect
of both forecast property valuations and

net rentalincome. We also considered how
lhe Group's Net Zero by 2030 climate
commitment had been factored into the
cash flow projections

We exarmined the minimum committed
facility headroom under the base and
severe but plausible scenarios, and
evaluated whetherthe Directors’
conclusion, that sufficient liquidity
headroom existed to continue trading
aperationally throughoutthe period to
30 June 2024, was appropriate

We reviewed the terms of financing
agreements to determine whether forecast
covenant caleulations were in line with those
agreements and to determine whetherthe
maturity profile of the debtincluded within
the projections was accurate

We obtained and reperformed the Group’s
forecast covenant compliance calculations,
under both the hase and severe but
plausible scenarios to assess the Oirectors’
conclusions on covenant compliance. We
reperformed the covenant compliance
modelling both excluding the impact of
refinancing challenges in the associates,
andthenincluding the impact of these
secured debt challenges

We abtained reporting fromourcompanent
auditorsin respect of going concernand
considered theimpact of thefr conclusions
inour procedures. One component auditar
within their reporting to us, drew attention
toamaterial uncertainty in respect of going
concern far their component that had been
identified by the component management
team. We verified Group management
appropriately factored this conclusioninto
their Group going concern assessment

We reviewed the disclosures relating to the
going concern basis of preparation and we
foundthat these provided an explanation
of the Diractors’ assessmentthat was
consistent with the evidence we obtained
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Based onthe work we have performed, we
have notidentified any material uncertainties
relatingto events or condttions that, individually
or collectively, may cast significant doubt an
the Group’s and the Company's ahility to
continue as a going concern for a pernod of al
least 12 months from when the financial
statements are authorised forissue.

Inauditing the financial statements, we have
concluded that the Directars’ use of the going
concern basis of accounting in the preparation
of the financial stalements is appropriate.

However, because nnt all future events or
conditions can be predicted, this conclusion

is notaguarantee astothe Group's andthe
Company’s ahility to continue as a going concern,

Inrelation to the Directors’ reporting on how
they have applied the UK Corporate Governance
Code, we have nothing material to add or draw
attentionto inrelation to the Directors’
statement inthe financial staterments about
whether the Directors considered itappropriate
to adopt the going concern basis of accounting.

Our responsibilities and the responsibilities of
the Directors with respect to going concern are
describedinthe relevant sections of this report.

Reporting on other information

The otherinformation comprises all of the
informationin the Annual Report otherthan
the financial statements and our auditors’
report theraon. The Directors are responsible
forthe otherinformation, Qurapinion onthe
financial statements does not cover the other
informatian and, accordingly, we do not
express an audit opinion or, except to the
extentotherwise explicitly stated in this report,
any form of assurance thereon.
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In connection with our audit of the financial
statements, our responsibility istoread the
otherinformation and, in doing so, consider
whetherthe ather informatian is materially
incansistent with the financial statements

or our knowledge obtained in the audit,

or otherwise appears to be materially
misstated. If we identify an apparent material
inconsistency or material misstatement, we are
requiredto perform procedures to conclude
whetherthere is a materiai misstaternent of
the financial statements or a material
misstaiement of the other information.

If, based on the work we have performed, we
conclude that thereis a material misstatement
of this ather information, we are required to
report that fact. We have nothing to report
based on thase responsibilities.

With respectto the Strategic Report and
Oirectors’ Report, we also cansidered whether
the disclosures reguired by the UK Companies
Act 2006 have beenincluded.

Based on ourwork underiaken in the course of
the audit, the Companies Act 2006 requires us
alsotoreport certain opinions and matters as
described below.

Strategic Report and Directors’ Report

In ouropinion, based on the work undertaken
inthe course of the audit, the information given
inthe Strategic Report and Directors’ Report
for the yearended 31 December 2022 s
consistent with the financial statements and
hasbeen prepared in accordance with
applicable legal requirements.

Intlight of the knowledge and understanding
of the Group and Company and their
environment obtained inthe course of the
audit, we did notidentify any material
misstatements in the Strategic Reportand
Directors’ Report.

Directors’ Remuneration

Inouropinion, the part of the Directors’
Remuneration Report to be audited has been
properly prepared in accordance with the
Companies Act 2006.

Corporate governance statement

The Listing Rules require us to review the
Directors’ statermnents inrelation to going
concern, longer-termwviahility and that part of
the corporate governance statement relating
tothe Company’s compliance with the
provisions of the UK Corporate Governance
Code specified for ourreview, Our additional
responsibilities with respect to the corporate
governance statement as other information
aredescribed inthe Reportng on other
inforrmation section of this repo-t.

Based on the work undertaken as part of our
audit, we have concluded that each of the
following elements of the corporate
governance statement, included within the
Corporate Governance report is materially
consistent with the financiai statements and
our knowledge obtained during the audit, and
we have nothing material to add or draw
attentiontoin relation to:

— TheDirectors’ confirmation that they have
carried out a robust assessment of the
emerging and principal risks

— Thedisclosuresinthe Annual Report that
describe those principal risks, what
procedures are in piace to identify emerging
risks and an explanation of howtheseare
being managed or mitigated

— The Directors’ statementin the financial
statements aboutwhether they considered
it appropriate to adopt the going concern
hasis of accounting in preparing them, and
theirigentification of any material
uncertainties tothe Group’s and Company's
ability to continue to do se over a period of
at least 12 maonths from the date of
approval of the financial statements

— The Directars’ explanation as to therr
assessment of the Group’s and Company’s
prospects, the period this assessment
covers and why the period is appropriate

— TheDirectors’ statement as towhether
they have a reasonable expectation that
the Company will be able to continuein
operation and meet its liabilities as they fall
due over the period of its assessment,
including any related disclosures drawing
attention toany necessary qualifications
orassumptions

Qur review of the Directors’ statement
regarding the longer-term viability of the Group
and Company was substantially less in scope
than an audit and only consisted of making
inquiries and considering the Directors’
process supparting their staterment; checking
that the statementisin alignment with the
relevant provisions of the UK Corporate
Governance Code; and considering whether
the statement is consistent with the financial
statements and ourknowledge and
understanding of the Group and Company
andtheirenvironment obtained in the course
of theaudit.
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In addition, based on the work undertaken as
part of our audit, we have concluded thateach
of the following elements of the corporate
Bovernance statement is materially consistent
with the financial statements and our
knowledge obtained during the audit:

— The Directors’ statement that they consider
the Annual Report, taken as a whole, is fair,
balanced and understandable, and provides
the information necessary for the members
to assess the Group’s and Company’s
position, performance, businass model
and strategy

— The section of the Annual Report that
describesthe review of effectiveness of risk
management and internal control systems

— The section of the Annual Report describing
the work of the Audit Cornmittee

We have nothing to reportinrespect of our
responsihility to report when the Directors’
statement relating to the Company’s
compliance with the Code doas not properly
disclose adeparture from a relevant provision
of the Code specified underthe Listing Rules
for review by the auditors.

Responsibilities for the financial
statements and the audit

Responsibilities of the Directors forthe
financial statements

As explained more fully in the Statement of
Directors' responsibilities, the Directors are
responsible forthe preparation of the financial
statements in accordance with the applicable
frarmework andfor being satisfied that they
give atrueandfairview. The Directors are also
responsible for such internal cantrol as they
determine is necessary to enable the
preparation of financial statements that are
free from material misstatement, whether
duetofraud orerror

In preparing the financial statements, the
Directors are respansible tor assessing the
Group's and the Company’s ability to continue
as agoing cancern, disclosing, as applicable,
matters related to going concernand using
the going cencern basis of accounting unless
the Directors eitherintend to liguidate the
Group or the Company or to cease operations,
orhave narealistic alternative but to do so.



Auditors’ responsibilities for the audit of the
financial statements

Our objectives are to obtain reasonable
assurance about whether the financial
staterments as awhole are free from material
misstatement, whether due tofraud orerror,
and Lo issue an auditors” repart thal includes
our opinicn. Reasonable assuranceis a high
levelofassurance, butis nota guarantee

that an audit conducted in accordance with
15As (UK) will always detect a material
misstatement when it exists. Misstatements
can arise fromfraud or errorand are considered
material if, individually or in the aggregate, they
couldreasonably be expected toinfluence the
ecaonomicdecisions of users talken on the basis
of these financial statements,

Irregularities, including fraud, are instances

of non-campliance with laws and regulations.
We design proceduresin ling with our
responsitilities, outlined above, to detect
material misstatements in respect of
irregularities, including fraud. The extent to
which our procedures are capable of detecting
irreguiarities, including fraud, is detailed below.

Based on our understanding of the Group and
industry, we identified that the principal risks
of non-ccmpliance with laws and regulations
related to tax legislation including the Real
Estate Investment Trust {(REIT) requirements,
UK Companigs Act 2006 requirements and
listing requirementsincluding the UK FCA
Listing Rules, and we cansidered the axtent ta
which non-compliance might have a material
effect onthe financial statements. We
evaluated management'sincentives and
opportunities forfraudulent manipulation of
the financial staterments (including the risk of
override of contrals), and determined that the
principal risks were related ta posting
inappropriate journal entries to increase
revenue, and managementbias inaccounting
estimates. The Group engagement team
sharedthis risk assessmentwith the component
auditors sothat they could include appropriate
audit proceduresinresponseto suchrighksin
their work. Audit procedures performed by the
Group engagementteamandfor componeant
auditors included:

— Discussions with management, internal
auditand those charged with governance,
including consideration of known or
suspectedinstances aof non-compliance
with laws and regulation and fraud

— Reviewing minutes of meatings of those
charged with governance

— Evaluation of management'’s controls
designedto preventand detect
irregularities

— Designing audit procedures toincorporate
unpredictabilityinto our testing

— Evaluation of the Group’s compliance with
the REIT requirements

— Challenging assumptions and judgements
made by managementin their significant
accounting estimates, in particularin relation
tothe valuation of investment property
{seerelated key audit matters above)

— Identifying and testing journal entries,
in particular any journal entries posted to
revenue with unusual account combinations
or posted by senior management

— Reviewing financial statement disclosures
and lesling to supporting documentation to
assess compliance with applicable laws
andregulations

There are inherent limitations in the audit
procedures described above, We are less
likely to become aware of instances of
non-compliance with laws and regulations
that are not closely related toevents and
transactions reflected in thefinancial
statements. Also, the risk of not detectinga
material misstaternent due to fraud is higher
than the risk of not detecting ana resulting
from error, as fraud may involve deliberate
concealment by, forexample, forgery
orintentional misrepresentations,

or through collusion.

Our audit testing might include testing
complete populations of certain transactions
and balances, possibly using data auditing
techniques. However, it typically involves
selecting alimited number of items for testing,
rather than testing complete populatians.
We will often seek to target particular items
fortesting based on theirsize orrisk
characteristics. In other cases, we willuse
auditsamplingtoenable us todraw a
conciusion about the population from which
the sampleis selected.

Afurther description of aur responsibilities for
the audil of thefinancial statements 1stocated
onthe FRC's website at: www.fre.org.uk/
auditors responsibilities. This description
farms part of our auditors' report.

Use ofthisreport

This report, including the apinions, has been
prepared farand only forthe Company’s
members as a body in accordance with
Chapter 3 of Part 16 of the Companies Act
2006 and for no other purpose. We do not,

In giving these opinions, accept orassume
responsibility for any ather purpose or to any
other person towham this report is shown
orinto whose hands it may come save
where exprassly agreed by aur prior consent
inwriting.
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Other required reporting

Companies Act 2006 exception reporting

Underthe Companies Act 2006 we are

required to report to you if, in our opinion:

— wehave notobtained all theinformationand
explanalivns we require for our audit; or

— adequate accountingrecords have not
heen kept by the Company, orreturns
adequate for our audit have not been
received from branches not visited by us; or

— certain disclosures of Directors’
remuneration specified by law are not
made; or

— theCompany financial staterments and the
partaf the Directors’ Remuneration Report
to be audited are nat in agreement with the
accounting records and returns.

We have no exceptions to report arising from
this responsibility.

Appeintment

Following the recommendation of the Audit
Committee, we were appointed by the
members on 25 Aprit 2017 to audit the
financial statements for the yearended

31 December 2017 and subsequent financial
periods. Tha period of total uninterrupted
endagementissix years, coveringthe

years ended 31 December 2017 to

31 December 2022,

Othermatter

In duecourse, as required by the Financial
Conduct Authority Disclosure Guidance and
Transparency Rule 4.1.14R, these financial
statements willform part of the ESEF-
prepared annual financial reportfiled onthe
National Storage Mechanism of the Financial
Conduct Authority in accordance with the ESEF
Regulatory Technical Standard {ESEF RTS).
This auditors’ report provides no assurance
overwhetherthe annualfinancial report will
be prepared using the single electronic format
specifiedinthe ESEFRTS,

Sonia Copeland (Senior Statutory Auditor)
forandon behalf of

PricewaterhouseCoopers LLP

Chartered Accountants and Statutory Auditors
London

8March 2023
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2022 2021
(Res-ated)
Notes £m £m
Revenue _ - - f 241314 1372
Profitfrom operating activities T a 2 29.7 8.0
Revaluation loss on properties T b (82.7) {169.6)
Other netgains 2 0.6 187
Share of results of joint ventures 138 {41.5) (171.3)
Impairment of joint ventures 104, - 11.5)
Share of results of associates 148 (7-2) 156
Operating loss {101.0) (310.1)
Finance income 7 264 151
Financecosts ] ) 7 (89 [(113.0)
Loss before tax (164.0) {(408.0)
Tax charge ] - 3 2 02y (13
Loss from continuing operations {164.2) {409.3)
Loss from discontinued operations B ) ) EE) - 98
Loss for the year attributable to equity shareholders ) ) - (164.2) (42\911)
Basic and diluted loss per share b
Continuing operations 118 (3.3)p 8.3)p
Discontinued operations 119 - _ ©4p
Total (3.3)p 8.7p

T 2021 figures have been restated to reflect the IFRIC Decision on Concessions with further information provided innotes 1Band 6.
a Includesacharge of £4.0m{2021: £13.5m) and an equivalent credit of £10.7m (2021 credit of £16.6m) relating to provisions for impairment of trade (tenant)

receivables as set outin nate 150.

b 2021 loss per share figures have been restated toincorporate the bonus element of serip dividends
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2022 2021
£m £m

Loss farthe year from continuing operations (164.2)  (409.3)
Lossfor the year from discontinued operations L - (198}
Laossforthe year . (164.2) (429.1)
Recycled through the profit or loss on disposal of cverseas property interests
Exchange gain previously recognised in the franslation reserve - {55.2)
Exchange loss previously recognised in the netinvestment hedge reserve . - - 442
Netexchange loss relating to equity shareholders - (11.0
Items that may subsequently be recycled through profit or loss
Foreign exchange translation differences 130.6 (139 7)
(Lose)/gainon netinvestment hedyge (103.4) 112.2
Netloss on cash flowhedge (1.9} (.7
Share of other comprehensive gain of associates 233 13

48.6 (27.9)
Items that wilt not subsequently be recycled through profit or loss
Net actuarial {losses)/gains on pension schemes (26.7) 18.9
Total other comprehensive income/{loss) 21.9 (27076)
'?;ialcomprehensiue loss for the year {142.3) (44?91)

a 2021:Relates tothe sale of the Group's 25% interest in Espace Saint-Quentin and 10% interest in Nicetoile.
b Allitems within total other comprehensive income/{loss) relate to continuing operations.
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Noh-current assets
Investment properties
Interests in leasehold properties
Right-of-use assets

Plant and equipment
Investment in jointventures
Investmentin associates
Otherinvestments

Trade and other recewables
Derivative financial instruments
Restricted monetary assets

Note

Current assets

Trading properties

Trade and ather receivables
Derivative financial instruments
Restricted monetary assets
Cash and cash equivalents

Assets held for sale

Totalassets

Current liabilities

Trade and other payables
Obligations under head leases
Tax

Derivative financialinstruments

-+ -

Non-current liabilities

Trade and other payables
Obligations under head leases
toans

Deferredtax

Derivative financial instruments

Total liabilities
Netassets

Equity

Share capital

Share premium
Mergerreserve

Capital redemption reserve
Gtherreserves

Retained earings
Investmentin own shares
Equity shareholders’ funds
Non-controllinginterests
Total equity

EPRA net tangible assets value per share

12

130
14¢

154
194

16A

17
20
184

194
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2022 2021
{Restated and
re-presented)

£m £m

1,461.0 1,561.4

34.0 329
9.5 3.8
1.4 1.4

1,342.4 1,451.8
1,297.1 1,247.0

9.8 9.5
3.2 19.5
7.0 18.6
234 214

41868  4,367.3

362 34.3
85.9 84.8
0.1 7.3
8.6 23.7
2188 3151
3496 2752
= 714
349.6 5466

45364 45129

(168.3) (1794
0.2 -
(0.3) 0.6

161y -

(185.1)  {180.0)

(56.3) (56.6)

(38.0) (36.4)
(1,646.4) {18348
(0.4) ©.4)
(23.7) (59.7)

(1,764.9) (1,987.9)
{1,950.0)  (2,167.3)

25864 27460

21A

2132

250.1 2210
1,563.7 15932
- 3741

- 207.6
135.4 110.0
646.0 2435
88 (35

2,586.4  2,745.9

= 0.1

53p 64p

T 2021 figures have been restated to reflect the IFRIC Decision an Depasits with further infarmation provided innotes 18and 16.
* Certain reserves for 2021 marked * have been re-presented as set out in the cansstidated statement of changes inequ ty.

Thesefinancial statements were approved by the Board on 8 March 2023 and signed on its behalf by:

Rita-Rose Gagné Himanshu Raja
Chief Executive Chief Financial Officer
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CONSQLIDATED STATEMENT OF CHANGES IN EQUITY
Year ehded 31 December 2022

Capital Invest- Equity Non-
redemp- - 'ment share- con-
Share Share  Merger tion Qther Retained inown holders’ trolling . Total
capital premium  reserve reserve eserves earnings  shares funds interests = equity
MNote Erg £m Erﬁ Er: £nﬁ £m. £r: £m £m £m
AtlJanuary 2022 221.0 1,593.2 3741 207.6 110.0 2435 (3.5)/2,745.9 0.1 2,746.0
Reclassification . d - = - (9.4) - 9.4 - - = -
At January 2022 ~re-presented 221.0 1,593.2 3741 198.2 1100 2529 (3.5)|2,745.9 0.1 2,746.0
Fareign exchange translation differences - - - - 1360.7 - - 130.7 (0.1} 130.6
Lossonnet investment hedge - - - - (103.4) - -1 (103.4) - {103.4)
Gainon cash flow hedge - - - - 6.3 - - 6.3 - 6.3
Gain on cash flow hedge recycled to net
finance costs - - - - {8.2) - - (8.2) - (8.2)
Share of other comprehensive gain of
associates - - - - - 23.3 - 23.3 - 23.3
Net actyarial losses on pension schemes 23C - - - - - (26.T) - (26.7) -  {26.7)
Loss forthe year - - - = - {(164.2) - | (164.2) - {(164.2)
Totalcomprehensive income/(loss) - - - - 25.4 (167.6) - | (142.2) (0.1) (1423)
Transfer be - - (374.1) (198.2) - 5723 - - - -
Share-based employee remuneration - - - - - 3.0 - 3.0 - 3.0
Costof shares awarded to employees = - - - - (1.4) 1.4 - - -
Purchase of own shares - - - - - - (6.7) (6.7 - (6.7)
Dividends 22 - - - - - (140.3) - | (140.3) - (140.3)
Seripdividend related share issug 291 {29.1) - - - 1274 -| 1271 - 1271
Scripdividend related share issue costs - {0.4) - - - - - 0.4) =~ (04
At31December 2022 250.1 1,563.7 - - 1354 6460 (8.8)2,586.4 - 2,586.4

o

O

Share capital includes shares held in treasury and shares held inan employee share trust, which are held at cost and excluded from equity shareholders' funds
thraugh Tnvestment in own shares' with further informationset outin note 21A.

The capital redemption reserve comprised £14.3m relating to share buybacks which arose overa numberof years upto 2019 and £183.9m resulting from the
cancellation of the Company’s shares as part of the reorganisation of share capitalin 2020. Following approval by the Court on 22 November 2022 this reserve
has beenreclassified as available for distribution to shareholders in accordance with ICAEW Technical Release 02/1.7BL section 2.8Aand asaresult has been
transterred to retained earmnings.

Fram 1 January 2022, ‘Other reserves’ now comprises Translation, Net investment hedge and Cash flow hedge reserves as set out innote 218.

The share-based employee rernuneration reserve was previously segregated separately within ‘Other reserves’ and for the purposes of presentation in this
report, forthe yearended 31 December 2021 has been renamed ‘Capital and share-based reserves’. This share-based employee remuneration reserve has now
been reclassified into retained earnings to reflect that it forms part of this reserve. The remaining component of the previousty named ‘Otherreserves’ was the
capital redemnption reserve and has accordingly been renamed as such.

Themerger reserve arose in September 2014 from a placing of new shares usmg a structure which resulted in mergerreliaf being taken under Section 612 of the
Companies Act 2006. Following receipt of the proceeds in 2014 and the relevant criteria enabling use of the reserve having been satisfied, the amountsinthe
merger reserve are deemed distributable and accerdingly the balance of this reserve has been transferred to retained earnings.
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CONSOQLIDATED STATEMENT OF CHANGES IN EQUITY
Yearended 31 December 2021

Capital
and Invest- Equity
share- ment share- Non-con-
Share Share Merger tased Other  Retained inown  holders’ trolling Total
capital  premium TESSTVE  [ESeryes reserves earnings shares funds interests equity
Note £m £m £m Erﬁ En’ﬁ £m Erg £m £m £m
At 1 January 2021 - ' 202.9 i,éll.‘) 3741 2071 1502 4630 (0.4)3,208.8 0.1 3 208.9
Racycled exchange gain on disposal of
overseas property interests — - - - (11.0) - - (11.0) - (11.0)
Foreign exchange translation differences - - - - {139.7) ~ —j (a39.7 - (1397
Gain on netinvestment hedge - - - - 1122 ~ - 112.2 - 1122
Loss on cash flow hedge —~ - — - 1.3 - - I {1.9) - (1.9)
Losson cash flow hedge recycled tonet
finance costs - - - - 0.2 - - - 0.2
Share of other comprehensive gain of {
associates - - - - - 1.3 - - 13
Net actuarial gains on pension schemes 23C - - - - - 18.9 - ‘ 18.9 - 189
Lossforthe year S - = - - - (4291) ~1 @290 - (429.1)
Totalcomprehenswe loss -~ - - - (40.2) (408.9) I {449.1) ~  (449.1)
Share-basaed employee remuneratian - - - 33 - - J 3.3 - 33
Costof shares awarded to employees - - - (0.4) - - 0.4 l - - -
Transfer on award of own shares to employees - - - (2.4) - 2.4 - -
Purchase of own shares - - - - - - (3. E)J (3. S)V - (3.5)
Dividends 22 - - - - - {1357 ~ | (1357 - (1357)

Scrip dividend related share issue 181 18.1) — 1227 — 1 1227 - 1227
{0.6) - (0.8

Scrip dividend related share issue costs ) - 0.6) - - - - -1 . =
At31December 2021 221.0 1,593.2 3741 2076 1100 24356 (3.5)|2,745.5 | 0.1 2, 746.0
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2021
2022 (Restatedand
re-presented)

Note £m £m

Profit fram operating activities T T 29.7 8.0
Net movements in working capital and restricted monetary assets T 24A 2.6 4.3
Non-cashiterns I 247 08 (03
Cash generated from operations 1 315 3.0
Interestreceived 18.1 20.5
Interest paid (69.1) 101.4)
Redemption premiums and fees from early repayment of debt - {15.8)
Debt and loan facility issuance and extension fees (2.8) (5.2)
Premiurng on hedging derivatives (3.9} (20.8)
Taxrepaid/(paid) 03 (2.0
Distributions and other receivables from joint ventures 89.5 457
Distributions from joint venturas raclassified as assets held for sale ~ 6.0 -
Cash flaws from operating activities T 69.6 (800
Investing activities
Capital expenditure (36.4) {76.2)
Sale of properties 124.0 7.0
Sale of investments in joint ventures 67.9 48.5
Sale ofinvestmentsin associates R 21.2
Advances to joint ventures (4.0) (14.0)
Distributions and capital returns received from associates B 26 21
Cash flows from investing activities i 1541~ {11.4)
Financing activities
Share issue expenses (0.5) (2.5)
Proceeds from award of own shares 01 0.1
Purchase of own shares {6.7) (3.5
Proceeds from new Borrowings - 596.5
Repaymant of Borrowings (302.4) (929.4)
Equity dividends paid o 22 (13.2) (249
Cash flows from financing activities - N (322.7) (363.7)
Decrease/(increase)in cash and cash equivalents
— continuing operations t (99.0) (455.1)
— discantinued operations * _9C = 3548

T (99.0) (100.3)
Opening cash and cash equivalents T 248 3151 417.5
Exchange translation movement 248 2.7 2.1
Closing cash and cash equivalents T 248 218.8 3151

t 2021 figures have been restated toreflect the IFRIC Decision on Concessions with further infarmation provided in notes 1B and 6 and the IFRIC Decision on

Deposits with furtherinformation provided in nates 1Band 16.

* Cashflows forthe year ended 31 December 2021 were previously presented to include discontinued operations allocated into each individual line item.
The figures above have been re-presented to shaw only cash flows arising from continuing operations {consistent with the presentation used inthe consalidated
income statement). Further detail oncash flaws from discontinued operations broughtinas a single line item are set outin note 9C.
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1. BASIS OF PREPARATION, CONSOLIDATION AND PRINCIPAL ACCOUNTING POLICIES

A.GENERAL INFORMATION

Hammersan pleis a UK public company limited by shares incorparatad
underthe Companies Act and is registered in England and Wales.

The address of the Company'sregisiered office is Marble Arch House,
66 Seymour Street, London W1H 5BX.

The Group's principal activities are as an owner, operator and developer of
sustainable prime urban real estate whereby the Group owns and invests
in flagship dastinations, developments, and premium outlets across the
United Kingdom (UK) and Europe.

B. BASIS OF PREPARATION AND CONSOLIDATION

Basis of preparation

The consolidated financial staterents have been prepared in accordance
with both UK-adopted international accounting standards and International
Financial Reporting Standards adopted pursuant to Regulation (EC)

No 1606/2002 as it applies in the European Union, (IFRS adopted by the
European Union as at 31 December 20207, as well as SAICA Financial
Reparting Guides asissued by the Accounting Practices cormmittee and
those parts of the Companies Act 2006 as applicable to companies
reporting under IFRS,

New accounting standards, amendmenis to standards and IFRIC
interpretations which became applicable during the year or have been
published but are not yet effective, were either not relevant or had no, orng
materialimpact on the Group's results or net assets, except for the following
IFRIC agenda decisionsthat were issued during the year which have
resulted in accounting policy changes as follows:

— InApril 2022, the IFRIC issued an agenda decision in respect of the
presentation of ‘Demand deposits with restrictions on use arising from
acontract with athird party’ (the TFRIC Decision on Deposits’). The
conclusions were that restrictions on use which arise fram a contract with
athird party donetalone change the nature of amounts being classified
as cash and cash equivalents. Inlight of this, areview has been
undertaken of amounts disclosed as ‘restricted monetary assets’. It has
been determinedthat the use of certain tenant deposit and service
charge amounts are restricted only by a contract with athird party. Asa
result, in applying the agenda decision, such armounts for 2021 have
been restated to reflect this change with analysis set outin note 16.

— InOctober 2022, the IFRIC finalised an agenda decision in respect of
‘Lessor forgiveness of lease payments (IFRS 9 and IFRS 16) (the TFRIC
Decision on Concessions'). This concluded that where forgiven amounts
are already pasi due and recagnised as operating lease receivables,
these should be accounted for by charging to the income statement on
the date that the [egal rights are conceded. Histarically, the Group's
treatment of such concessions, which arose as a result ofthe Covid-19
pandemic, has been to recagnise these as lease modfications such that
the impact was initially held onthe balance sheet and then spread
forward into the income statement over the lease term or period to first
break. Incentjves classified within investment properties resultedin
movements in tenant incentives which were recognised with an equal
and opposite offsetin revaluation losses. As aresult ofimplementing
the change, 2021 figures have been restated whereby Reported Group
revenue, gross rentalincome, net rentalincome and revaluation lasses
are atfected although aperating profit andincome staterment figures
below are unaffected. The equivalent Adjusted figures are also affected
including those down to Adiusted earnings. More detailed analysis of the
financial statement effects are set outin note 6.

Wherefigures have been restated, these aremarked T.

The financial statements are prepared on the historical cost basis, except
that investrment properties, other investmenis and derivative financial
nstruments are stated at fair vatue. Other than the effects of the agenda
decisions, accaunting pelicies have been applied consistently, however,
inordertoenhance and aid the users’ understanding, certain figures have
been re-presented as described inthe applicable parts of the financial
statermnents, together with certain other presentational changes made with
the objective of sirplification.

Basis of consolidation

The consolidated finangial statements incarporate the financial statements
of the Company and entities controlled by the Company {jits subsidiaries).
Cantrol is achieved where the Company has the power overthe investee,

is exposed, or hasrights, tovariahle return from its invalvement with the
investee and has the ability to use its power to affect its returns.

The results of subsidiaries, joint ventures or associates areincluded inthe
consolidated incame statement when controlis achieved, which is usually
fromthe effective date of acquisition, or uptathe effective date of disposal
whichis usually on completion of the transaction. Allintragroup transactions,
balances, income angd expenses are ebminated on consolidation. Where
necessary, adjustments are made to bring the accounting policies used into
line with those used by the Group.

Business cambinations are accaunted for using the acquisition methad
where any excess of the purchase consideration over the fairvalue of the
assets, liabilities and contingentliabilities acquired and the resulting
deferrediaxthereon is recagnised as goodwill which is then reviewed
annually for impairment. Acquisition related costs are expensed.

Joint operations, joint ventures and associates

The accauntingtreatment for joint aperations, joint ventures and associates
requires an assessment to determine the degree of control or influence that
the Graup may exercise over them and the form of that control.

The Group's interestin joint arrangements s classified as either:

— ajointoperation: not operated through an entity but by joint controlling
parties which have rights ta the assets and obligations far the liabilities; or

- ajointventure: wherebyihe joint controlling parties have rights tothe net
assets of the arrangement.

The Group's interests in its joint arrangements are commonly driven by the
terms of parinership agreements, which ensure that controlis shared
between the partners.

Associates are those entities over whichthe Groupisin apasitionto exercise
significantinfluence, but not control or jointly contrel.

The Group’s share of interests in joint operations s proportionally
consolidated into the Group financial statements.

The results, assets and liabilities of jointventures and associates are accounted
for using the equity methad. Investments in joint ventures and associates
are carried inthe consolidated balance sheet at cost as adjusted far post
acquisition changes inthe Group's share of the net assets of the jaint
venture or associate, less any impairment. Loans to joint ventures and
associates are aggregated intothe Group’s investment in the consolidated
balance sheet The Group eliminates upstream and downstrearn transactions
withitsjontventures, includinginterest and management fees.
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Any losses of jointventures or associates are initially recognised against
the equity investment, however, if in excess of the Group's equity interest,
losses are recognised only to the extent that the Group hasincurred legal
or constructive obligations or made payments on behalf of the other entity.
If the Group's equity investment is £nil, the share of losses is recognised
againstotherlongterminterests orif such interests are not available,
losses are simply restricted to leave the Group’s equity investment
rernaining at £nit.

Distrinutions and othet income received from joint ventures are included
within cash flows from aperating activities owing to their association with
the underlying profits of the joint venture whereas all other cash flows are
recognised as investing activities. Distributions reduce the carrying value
of the Group’s investments in joint ventures and associates.

C. ALTERNATIVE PERFORMANCE MEASURES (APMs)

The Group uses anumber of performance measures which are non-IFRS.
The key measures comprise the following:

— Adjusted measures: Used by the Directors and management to monitar
business performance intemally and exclude the same iterns as for EFRA
earnings, but also certain cash and non-cash items which they believe are
notreflective of the normal day-to-day operating activities of the Group.
Furthermore, the Group evaluates the performance of its portfolic by
aggregatingits share of joint ventures and associates which are under the
Group's management {"Share of Property interests’y on a proportionally
consclidated basis including, where applicable, discontinued operations.
The Directors believe that disclosing such non-IFRS measures enables
areadertoisolate and evaluate the impact of such items on results and
allows for afuller understanding of performance from yearto year.
Adjusted performance measures may not be directly comparable with
other similarly titled measures used by other companies.

— EPRAearnings and EPRA net assets: Calculated in accordance with
guidance issued by the European Public Real Estate Association
recommended bases.

— Headline earnings: Calculated in accordance with the requirements of
the Johannesburg Stock Exchange listing requirements,

Areconciliation between reported and the above alternative earnings and
netasset measuresis set outinnate 10.

D. GOING CONCERN

Introduction

The Directors have undertaken a detailed going concern assessment,
considering the Group’s principal risks arn Lurrent and projected financial
position over the period to 30 June 2024 (‘the going concern period’).

This period has been selected asit coincides with the first six monthly
covenant test date for the Group’s unsecured borrowing facitities falling
due afterthe minimum 12 months going concern period. The assessment
processinvolved the preparation of two scenarios: a'Base’ scenariocand a
‘Severe but plausible’ scenano. In addition the Directors reviewed covenant
reverse stress tests over the going concern period.

The two scenarios take account of the latest economic and trading outlook,
including geopolitical uncertainty, primarily related tothe ongoing war

in Ukraing, and the associated economic challenges on both consumers
and businesses from high inflation, risinginterest rates and supply

chain pressures.
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Financing position

At 31 December 2022, all borrowings in the Reported Group were
unsecured and subject to covenants relating to the Group's gearing, interest
cover, secured borrowings as a propartion of equity shareholders' funds,
and unencumbered asset ratio, the latter covenant only being applicable
tothe private placement notes. As explainedin the Financial Review,

there was significant headroom under each of these cavenants and the
Group also had liquidity of £996m. This position results in the Group having
nounsecured refinancing required until 2025 whichisnot covered by
available cash.

The Group alsohas exposure to secured borrowings Inthree of itsjoint
ventures (Dundrum, Highcross and O'Parinor) and its assaciate, Value
Retail. These secured facilities are subject to covenants, principally relating
toloan tovalue and interest cover and are non-recourse to the Group.

This means that the lenders only have security aver the property assets
held by the joint venture or Value Retailand the Groupis nat liable forany
repaymant shortfall. Also, a covenant breach or acceleration of any of these
facilities would not cause a cross-default under any of the Group’s
unsecured barrowings or any of the other secured loans,

At 31 December 2022 the Group's share of secured borrowings inits joint
ventures was £392m and in Value Retail, accounted for as an associate,
£762m, The loans secured against Highcross and O'Parinor and three loans
held by Value Retall mature over the going concern period. The Group's
share of these loans was £234m at 31 December 2022. The loan secured
against Dundrum, Group's share £266m, matures in September 2024, just
outside of the going concern period. During 2022, Value Retail successfully
raised over £1.0bn by refinancing three secured loans, the largest being a
£693m five year loan secured againgst Bicester Village which was completed
in December 2022.

Scenarioassumptions

Base scenario

The going concern scenarios, which exclude disposals and refinancing
assumptions, were constructed from the Group’s Business Plan (‘the Plan’),
whichwas approved by the Board in December 2022 and took into account
the challengesin the market outlook referred to above andrisk of recession.
Nonetheless, the Plan assumed a stable near term operational performance
supported by the Group's strong leasing pipeline and the recovery in
collections and footfall seen over the course of 2022, Recognising the
heightenaed macroeconomic uncartainty and pressures, investrent
markets were forecast to remain chatlenging with property values farecast
tofallin 2023, before growing in 2024. The assumptions and projections

in the Plan have beenincorporated into the Base scenaric.

Severe but plausible scenario

Tndeveloping the Group's Geven o Lul plausible scenario the Board has

assumed anumber of connected adverse impacts tothe Group's aperating

metrics and valuations which directly effect the Group’s unsecured

horrowing covenants. The assumptions in the Severe but plausible scenario,

have beendetermined using available benchmarks and external forecasts,

and are based on a more severe economic downturn than anticipated inthe

Base scenario and include over the going concern periad;

— A5 percentage points increase in forecast vacancy above the Base
scenanoduetotenant failure and a weaker leasing performance

— A10% reduction invariable income from turnover rent, car parks and
commercialisation relative to the Base scenaric associated with lower
forecast footfall

— Anallowance forincreased credit loss pravisions from lower collections
and tenant failure

— Nocashdistributions from Value Retail

— Dividends imited to match minimumREIT requirements based on the
revised earnings projections in the Scvere but plausible scenario
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D.GOING CONCERN continued

Scenario assumptions continued

~ Reductionin capital expenditure to a total of £100m over the going
concern period

— Weakerinvestment markets with lower valuations

These adverse assumptions, result in forecast net rental income (NRT)
over the gaing concern period being €.70% of 2022 NRIand the Group's
property portfolio reporting a capital return of -13% equivalentto a
revaluation loss of almost £700m.

Treatment of private placement notes

Due to the forecast valuation reductions in bath scenarios, the headroom
underthe Group's unencumbered asset ratio covenant is fully eroded by the
end ofthe going concern periad in the Base scenario. This covenantis only
applicable tothe private placemeant noteswhich totalled £191m at

31 December 2022, and for going concern modelling purposes to avoid the
risk of breach, both scenarios assume that the notes are fully redeemedin
2023 using existing iquidity.

Secured borrowing refinancing risks

Inrelation tothe £234m of secured loans held by two joint ventures and
Value Retailwhich mature over the going concern period, since the year end
areceiver was appointed by the lenders an Highcross and refinancing
planning or lender discussions are ongoing on the other loans. However, as
at the date of this report, no contractual refinancing agreements have bean
reached. Therefore, for going concern modetling purposes, ithas been
assumed that the lenders enforce security over these assets with the Group
recagnising animpairment of its net investment in these assets.

Scenario outcomes and reverse stress tests

Having prepared the two scenarios on the basis of the assumptions
explained above, under both scenarios, the Group is forecast to retain
significant liquidity and s able to meet its obligations as they fall due ovar
the course of the going cancern periad. Itis also farecast toremain
compliant with all the remaining unsecured debt covenants over the going
concern penod, with gearing and interest cover being the most critical for
the going concern assessment.

Thekeyvariablesimpacting these two covenants are valuation movements
for the gearing covenant, and changes in netrental income faor the interest
cover covenant. Net interest cost also impacts the interest caver ratio,
however as at 31 Decembear 2022, 84% of the Group’s debt (included ini this
covenant) is at hixed interest rates, which lirits the near term volatility of this
element of the covenant. The percentage of fixed debt is forecast toremain
broadly unchanged over the going concern period.

Asat 31 Decernber 2022, the gearing ratio could withstand areductionin
the value of the Group's property portfolio of 28%, and far the interest cover
covenant, areduection in NRI (relative to 2022 netrental income) of 61%.
Given the adverse assumptians adopted in the Severe but ptausible
scenario, the level of cavenant headroom s forecast to diminish over the
going concern period such that, atits lowest point, in June 2024, the
covenant headroomta furthervaluation fallsis forecast as ¢ 1534 forthe
gearing covenant and ¢, 45% for lower net rental income under the interest
cover covenant.

The Board considers that these levels of valuation and net rental income
reductions over the going cancern per.od, which are significantly in excess
of those assurned in the Group's Severe but plausible scenaric, are remate.
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Mitigating actions

The successful delivery of the Group's strategy will continue to strengthen
the Group's financial pasition. From a going concern perspective, akey
element of thisista deliver aresilient and sustainable capital structure, and
additional actions which have nat been factored into the going concern
assessmentare:

— The completion of the Group's disciplined disposals programme of
c.£500mover 2022 and 2023

— Refinancing of maturing loans in the ordinary course of business,
particutarly by Value Retail, where following the successful refinancing
activities in 2022, their management remain confident of refinancing
future maturing loans

Conclusion

Having undertaken the assessment described abave, over the going
concern period, under both scenarios the Group is forecast to retain
significant liquidity and s able to meet its obligations as they fall due.

The Group is also forecast to retain significant headrocom under the gearing
and interest cover covenants in its unsecured borrowings. This includes the
impact of afullimpairment of the netinvastment in relation to secured loans
maturing over the going concern period. This cutcome demonstrates the
Group’s ability to withstand such an adverse outcome, evenin the Severe
but plausible scenario.

The Oirectors are therefore able to conclude that they have areasanable
expectation that the Group has adequate resaurcesto cantinue in
operational existence and meetits iabilities as they fall due for at least the
next 12 monthsand have accordingly prepared the financial statements
onthe going concern basis.

E.PRINCIPAL ACCOUNTING POLICIES

Revenue

Revenue comprises gross rental income (consisting of base and turnaver
rents, income from car parks, lease incentive recognition and other rental
income), service charge income, property fee income and joint venture and
associate management fees, Thesaincome streams are recognised inthe
period to which they relate as set out below.

Rentalincome frominvestment property is recognised as revenue on
astraightline bagsis over the lgase term. Lease incentives and costs
associated with enteringinto tenant leases are amartised aver the lease
term asareduction inreniatincome. Lease modifications are accounted for
as anew lease from the effective date of the madification, cansidering any
prepaid or accrued lease paymentsrelating tothe original lease as part of
thelease payments for the new lease. On enteringinto alease medification
anyinitial direct costs associated with the lease, including surrender premia
previously paid, are derecognised through rental expense inthe year. Rent
reviews are recognised whan such reviews have been agresd with tenants.

Contingent rents, being those lease payments that are not fixed at the
inception of alease, for example increases arising on rent reviews and
turnover rent, are variable consideration and are recorded asincome using
the most reliable estimates of such consideration in the periods inwhich
they are earned and based on tre most reliable estimates of the value of
such consideration.



Under IFRS 15, the Group’s revenue from contracts with customers
includes service charge income, property fee incorme, car park income
andjointventure and associate management fees and is recognised in
accordance with the following performance obligations:

— Service charge inrnme, property foe e e dnd joint venture and
associate managementfees are recognised over the period the
respective services are provided

— Car park incomeisraecognised at the point in time when the custormer
has completed use of their car parking space

Retirement benefit costs

Defined contribution pension plans

The cost of defined contribution schemes is expensed asincurred.
The Group has ng further payment obligations once the contributions
have been paid.

Defined benefit pension plans

The Group has one funded plan where assets are held in separate trustee
administered funds. The Group also providas other unfunded pension
benefits to certain members,

The Group’s net obligation comprises the amount of future benefit that
employees have earned, discounted todetermine a present value, less the
fair value of the pension plan assets. The cost of praviding benefits under
defined benefit arrangements are determined separately for each plan
using the projected unit credit method, with valuations being carried out
by external actuaries.

The present value of the defined benefit obligation is determined by
discountingthe estimated future cash outflows using interest rates of high
quality corporate bonds that have terms to maturity approximating to the
terms of the related penston obligation. A net pension asset is only
recognisedtothe extentthatitis expected to be recoverable in the future
and the assetislimited to the present value of any future refunds from the
plan ar reductionin future contributions to the plan. In accordance with
IFRIC 14, the Group recognises a pension surplus on a defined benefit
pension plan ifithas alegalright to receive that surplus onwinding up.

The netinterest costis calculated by applying the discountrate to the net
balance of the defined benefit obligation and the fair value of the plan
assets. Actuartal gains and losses arising from experience adjustments and
changesin actuarial assumptions are charged or credited to other
comprehensive income in the period in which they arise.

Share-based payments

Equity settled share-based emplayee remuneration is determined with
reference to the fair value {excluding the effect of non-market-based vesting
conditians) of the equity instruments at the daie of grant and is exponsed
gver Lhe vesting penod on a straight line basis.

Thefairvalue of share options which are subject only to internal
performance ¢riteria or service conditions are measured using input factors
including the exercise price, expected volatility, option life and risk-free
interestrate. For all schemes, the number of options expected tovest is
recalculated ateach balance sheet date, based on expectations of leavers
priertovesting, The fair value of the market-based etement of the Restricted
Share Planis calculated using the Monte Carlo model which is dependent
onfactorsincluding the expected volatility, vesting period and risk-free
interestrate.
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Finance costs

Netfinance costs

Net finance costs include interest payable on debt, derivative financial
instruments, interest on head leases and nther loase obligatiuns, debl and
loan tacility cancellation costs, net ofinterest capitalised, interest receivable
onfunds invested and derivative financial instruments, and changes inthe
fairvalue of derivative financial instruments.

Capitalisation of interest

Interestis capitalised ifitis directly attricutable to the acquisition,
construction or production of development properties or the significant
redevelopment of investment properties. Capitalisation commencaswhen
the activities to develop the property start on site and continues Until the
property is substantiaily ready for its intended use, normally practical
completion. Capitalised interestis calculated with reference to the actual
rate payable on laans for development purpases or, for that part of the
development cost financed out of general funds, at the Group's weighted
average interestrate.

Tax

Tax exempt status

The Company has elected for UKREIT, French SIIC and Irish QIAIF status.
To continue to benefit from these tax regimes, the Grounis requiredto
comply with certain canditions as outlined in note 8A. Managerment intends
that the Group will continue as a UK REIT, a French SIIC and an Irish QIAIF
forthe foreseesable future.

Currentand deferredtax

Taxisincludedin the consolidated Income statement except to the extent
that it relates ta items recognised directly in equity, in which case the related
taxisrecognhised in equity.

Currenttaxisthe expected tax payable on the non-tax exemptincome for
the period, net of allowable expenses and tax deductions, using the tax
rate(s) prevailing during the accounting period, togetherwith any adjustment
inrespect of previous periods.

Deferred taxis provided using the balance sheet liability method, praviding
for temporary differences between the carrying amounts of assets and
liabilities for financial reporting purposes and the amounts used for tax
purposes. The following temporary differences are not provided for:

— Goodwill not deductible for tax purposes
— Theinitial recognition of assets orliabilities that affect neither accounting
nortaxable profit

- Differencesrelating toinvestmentsin subsidiaries to the extent that they
will probably not reverse in the foreseeable future

I'he amount of deferred tax provideds based on the expected manner of
realisation or settlement of the carrying amount of assets and liabilities,
usingtaxratesthat are expected to apply in the period when the liability is
settled orthe assetis realised.

Adeferredtax assetis recognised only to the extent that it is probable that
future taxable profits will be available against which the asset can be utilised.
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E.PRINCIPAL ACCOUNTING POLICIES continued

Foreigh currency

Income statement

Transactionsin fareign currencies are transtated into sterling at exchange
rates approximating to the exchange rate ruling at the date of the fransaction,

The operating income and expenses of foreign operations are translated
inta sterling at the average exchange rates for the year. Significant
transactions, such as property sales, are translated at the foreign exchange
rate ruling at the date of each transaction.

Transactions with jointventures inclucing distributions, interest and
management fees are eliminated on a proportionate basis. The Group’s
financial performance is not materially impacted by seasonality.

Balance sheet

Monetary assets and liabilities denominated in foreign currencies at the
balance sheet date are translated into steriing at the exchangerate ruling
atthat date and, unless they relate to the hedging of the netinvestment in
foreign operations, differences arlsing on translation are recognised inthe
consolidated income statement,

The assets and liabilities of foreign operations, including goodwill and fair
value adjustments arising on consolidation, are translated into sterling at
the exchange rates ruling at the balance shest date,

Net investment inforeign operations

Exchange differences arising fram the translation of the net invastmentin
fareign operations are taken to the translation reserve. They are released to
the consolidated income statement upon disposal of the foreign operation.

Exchange rates
The principal foreign currency denominated balances arein eurowhere the
translation exchange rates used are:

Consolidated income statement

Yearended
31 December

Yearandes
31 December
Average rate 2021

€1.295

Quarterl ‘éﬁ 125

Quarter 2 €1.179 £€1.160

Quarter 3 €1.168 €1.169

Quarter4 €1.150 €1.179
Consolidated balance sheet

31 December 31 December

2022 2021

Yearendrate €1.128 R Ell‘i

Investment properties and trading properties

Investment properties are stated at fair value, being market value
determined by professiorally qualified externalvaluers, and changes

infair value are included inthe consolidated income statement. Accordingly,
nodepreciation is provided.
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Expenditure ingurred on investment properties is capitatised where tis
probable that the future economic benefits associated with the investment
property will flow tothe entity, and the cost can be reliably measured. This
includes the recognition of capitatised tenant incentives, less amortisation
andimpairment, capitalised interest and other capital expenditure.

Investment properties held for future sale are transferred to Trading
properties within current assets at the fair value at the date of transfer and
subsequently measured atthe lower of cost and net realisable value.

Interests in leasehold properties

The Group owns anumber of properties an long leaseholds under operating
leases from freeholders or superior leaseholders which are depreciated
overthe lease term. Atthe commencement of alease, the Group recognises
lease liahilities for the buildings element of the leasehold, disclosed as
obligations under head leases, at the presentvalue of the minimum lease
payments to be made over the term of the lease. Paymentstothe freeholder
or superior (easehoider are apportioned between afinance charge and a
reduction of the outstanding liabitity. The finance charge is allocated to each
period during the lease term so as 1o produce aconstant periodic rate of
interest onthe remaining balance of the liability.

Contingent rents and variable rents payable which are net dependent on an
index, such asrentreviews or those related torental income, are expensed
inthe periodtowhich they relate. Where at inception or at some pointduring
the course of the lease, rents are fixed, or are in substance fixed, a right-of-
use assetis created and a carrespanding liability for the present value of the
minimum future lease payments recognised on the balance sheet.

Right-of-use assets

The Group has leases for each of its offices. Leased assets are capitalised
oninception of the lease as right-of-use assets and depreciated over the
shorter ofthe non-cancellable lease period and any extension aptions that
are consideted reasonably certain to be taken or the useful tife of the asset.

Acarresponding lease liability, representing the present value of the lease
paymentsis alsorecognised. The discounted lease lability is calcutated
where possibla using the interest rate implicit in the lease or where thisis
not attainable the incremental borrowing rate 15 utilised. The incremental
barrowing rate isthe rate the Group would have to pay to borrow the funds
necessary to obtain a similar asset under similar conditions. The Group
calculates the incremental borrowing rate using the risk free rate of the
country where the asset is held, adjusted forlength of the lease and

arisk premium.

Lease payments are allocated against the principaland finance cost.
Finance costs, representing the unwinding of the discount onthe lease
liahility are expensed to produce a constant perigdic rate of interest on the
remaining tiahility.

Cloud software license agreements and intangible assets

When the Group incurs configuration and customisation costs as part of
aclaud-based software-as-a-service (Saas, agreement, and where this
does not resultin the creation of an asset which the Group has controlover,
such costs are expensed. Licence agreements touse cloud software are
treated as service contracts and expensed, unless the Graup has both a
contractual right to take possession of the software at any time without
significant penalty, and the ability to run the software independently of the
host vendor In such cases the licence agreement is capitalised as software
withinintangible assets.



Software and licenses which are capitalised include costs incurred to
acquire the assets aswell as anyinternalinfrastructure and design costs
incurred inthe development of software in order to bring the assets into
use. Capitaiised software costs include external direct costs of goods and
services, as well as directly attributable internal payrall related costs for
ernpleyees who are associated with the project. Computer software under
developmentis held at cost less any recognised impairment loss.

Software is stated at cost less accumulated amortisation and, where

appropriate, provision far impairment invalue or estimated loss on disposal.

Amortisationis provided to write off the cost of assets on astraight line basis
between three and sixyears, and is recorded in administration expenses.

Plantand equipment

Such assets are stated at cost less accumuilated depreciation and, whe ¢
appropnate, provisionforimpairment invalue. Depreciationis charged
tathe consolidated income statement on astraight line basis aver the
estimated useful life, generally between three and five years.

Otherinvestments

Otherinvestments are initially recognised at fairvalue and
subsequently remeasured, with changas recognised in the
consalidated income statement.

Disposals, discontinued operations and assets held for sale
Disposals

Properties are treated as disposed when contraltransfers to the buyer
which typically occurs on completion.

Gainsorlasses an the sale of properties are calculated by reference to
the carrying value at the end of the previous year, adjusted for subseguent
capitalexpenditure, unless reclassified to assets held for sale priorto
disposal. Where a corporate entity, whose primary asset is a property,

is disposed, the associated gains or losses onthe sale of the entity are
disclosed as profit or loss on sale of properties.

Discontinued operations and assets held for sale

A discontinued operation is a component of the Group whichrepresents
asignificant separate line of business, either through its activity or
geographical area of operation, which has been sold, is held for sale or
has been closed,

Where atthe balance sheet date the sale of a component of tha Group,
which caninclude a property, is considered highly probable and is available
forimmediate sale in its present condition as well as taking into account
atherrequired accounting criteria, itis classified as held for sale, Such
classification assumes the expectation that the sale will complete within
oneyearfrom the date of classification. Assets and liahilities held for sale
are measUred at the lower of carrying amaount and fatrvatue tess custs
tosell.

Ifan investmantin ajoint venture or associate isreclassified to assets held
for sale, equity accounting ceases on the date of reclassification and any
subsequent mavements in the fair value are recognised as impairment
gains or losses, however, the Group includes earnings generated after
reclassification to assets held for sale as part of its Adjusted earnings as
describedin note 10A.

Trade and other receivables

Trade and other receivables are initially measured at fair value,
subsaquently measured at amortised cost and, where the effect is material,
discounted tg reflect the time value of money. Trade and other receivables
are shown nat of any loss allowance provision. In orderto calculate any loss
allowance, the Group applies the simplified approach under IFRS S to
determine the Expected Credit Loss (ECL).
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In addition the Group makes provisions against receivablesin the current
period in respect of income natyet recognised in the income statement,
butinstead deferred on the balance sheet to be released tothe income
statement in afuture period, to match the period towhich the income relates,

Other receivables include loans receivable which are financial assets and
are initially measured at fair value, plus acquisition costs, and are
subsequently measured at amartised cost, using the effective interest
method, less any impairment.

Cash and cash equivalents and restricted monetary assets
Cash and cash equivalents comprise cash and short term bank
deposits with an original maturity of three months orless which are
readily accessible.

Restricted monetary assets relate to cash balances which legally belong to
the Group but which the Group cannot readily access owing to restrictions
imposed by law or legislation and inctude cash and maonies held in escrow
accounts for a specified purpose. These donot meet the definition of cash
and cash equivalents and consequently are presented separately in the
consolidated balance sheet.

Financial liahitities
Financial liabilities are those which involve a contractual obligation to deliver
cash to external parties at a future date.

Loans

Loans are recognised initially at fair value, aftertaking account of any
discount onissue and attributable transaction costs. Subsequently, loans
are held at amaortised cost, such that discounts and costs are charged as
finance costs ta the consolidated income staterment over the term of the
borrowing at a constant return on the carrying amount of the liability.

Trade and other payables
Trade payables (exciuding derivative financial liabilities) are non-interest
bearing and are stated at cost which equates totheir fair value.

Derivative financialinstruments

The Group uses derivative financialinstruments to economically hedge its
exposure to fareign currency maovements and interest rate risks, Hedge
accountingis applied in respect of netinvestments in foreign operations and
of debt raised in non-functional currencies. Derivative financialinstruments
are recognised initially at fairvalue, which equates to cost and subsequently
remeasured at fairvalue, with changes in fair value being included in the
consolidated incorme statement, except where hedge accountingis applied.

Derivative financial instrurments are presented as current assets or liabilities
if they are expected to be seffled within 1 2 months after the end of the
reparting period, otherwise they are held as non-current assets or liabilities.

The fairvalue gain or loss on remeasurement of derivative financial
instruments and the exchange differences on non-derivative financial
instruments that are designated inanet investment hedge are recognised
inthe netinvestment hedge reservein total comprehensive income, tothe
extent they are effective, and the ineffective portionis recognised in the
consolidated income statement within net finance costs. Amounts are
reclassified from the net investment hedge reserve to the consolidated
income statement when the associated hedged itemis disposed of.
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E.PRINCIPAL ACCOUNTING POLICIES continued

Derjvative financial instruments continued

The fair value gain or loss on re~measurement of derivative financial
instruments that are designated in a cash flow hedge are recognised in the
cash flow hedge reserve in total comprehensive income, to the extent they
are effective, and the ineffective porticn is recognised in the consolidated
income statement within net finance costs. Amaunts are reclassified
fromthe cash flow hedge reserve to the consolidated income statement
when the associated hedged transaction alfects the consolidated

income statement.

Inline with the Group's definition of Borrowings which includes
currency swaps, disclosuresin the cash flow statement are consistent
with this definition,

F. SIGNIFICANT JUDGEMENTS ANDESTIMATES

The preparation of financial statements requires management to
make judgements, estimates and agsumptions about the application
of its accounting poticies which affect the reported amounts of assets,
liabilities, income and expenses, Actual amounts and results may differ
fromthose estimates.

Judgemients and estimates are evaluated regularly and are based on
historical experience and other factors, including expectations of future
eventsthat are believed ta he reasonable under the circurnstances.
Any revisions to accounting estimates are recognised in the period in
which the estimateis revised.

Significantjudgements

Assets held for sale and discantinued operations

2022

There were no assets qualifying as held for sale nor discontinued aperatians.

2021

On 14 December 2021 the Group exchanged contracts forthe sale af all of
its 50% investment in Sitverburn whereby completion occurred in March
2022, Atthe date of exchange, it was concluded that all of the accounting
criteriawere metto classify thisinvestment as an asset held for sale.
Foliowing this reclassification, equity accounting ceased and the assetwas
subsequently re-measured to £7 1.4m at 31 December 2021, being the
lower of the carrying amount and fair value less costs of disposal.

In February and May 2021, the Group sold several UK retaill parks forming
substantially all of anidentifiable segment of the business. As aresult af this,
the UK retail parks were disclosed as discontinued operations. Residual
retained UK retail parks, reclassified as ‘Developments and other’, formed
only avery small proportion of the segment and consequentty their
retention did notimpact the conclusion on the treatment as discontinued.

Impairment of non-financial assets and liabilities

Maost of the Group's non-financial assets are investrment properties and

are aiready carried at their fair value under TAS 40. Investmentsinjoint
ventures and associates fall within the scope of IAS 28 and are therefare
only assessed for impairment where one or more events cause an indicator
of impairment versus the original investment.
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Jointventures and associates are accounted forunder the equity methed,
which equates to the Group’s share of the entity's Net Asset Value (NAV).
NAV is based on the fair value of the assets and liabilities where the principal
asset, the investrnent property, is already carrfed at fair value being the
higher of value in use and fair value less cost of disposal and as such, NAVIS
areasonable approximation farthe recoverable amount of the investrent.
There are noindicators falling outside of NAV which are considered to be
grounds far furtherimpairment review.

Significant estimates

Propertyvaluations

Backdrop

Thevaluation of the Group's portfolio of properties is the most material area
of estimation due toits inherent subjectivity, reliance on assumptions and
sensitivity to market fluctuations. The property portfoliois valued by
external valuers in accordance with RICS Valuation — Global Standards

and during the year all Covid-19 related assumptions from the valuations
were removed.

The 31 Decernber 2022 reparts include a general commentary on wider
issuesincluding uncertainty caused by the war in Ukraine and associated
cost, supply chain, rising interest rates and inflationary pressures. Key areas
of estimate highlighted included:

— Estimation of market rents based on an increased level of activity
— Consideration of aporopriate levels of void costs and rent-free period
— Thaimpact of shorteninglease lengths

— The basis of yleld assumptions recognising the selective return of investor
appetite towards the retail sector

Methodology

Investment properties, excluding properties held for development, are
valued by adopting the ‘investrment method’ of valuation. This appreach
involves applying capitalisation yields to estimated future rentatincome
streams reflecting contracted income reverting to ERV with appropriate
adjustments forincome voids ansing from vacancies, lease expiries or
rent-freg periods. These capitalisation yields and future income streams
are derived from comparable property and leasing transactions and are
considered tobe the keyinputs tothe valuations. Where comparable
evidence of yield movementis lacking, valuers are reliant on sentiment or
the movement of less comparable assets. Factors that have beentaken into
accountinclude, but are nat limited to, the location and physical attributes
of the praperty, tenure, tenancy details, lease expiry profile, rent collection,
local taxes, structural and environmental conditions. With regards tothe
latter factor, the valuers currently make limited explicit adjustment to their
valuationsin respect of ESG matters. However, both the Groupandthe
valuers anticipate that ESG wilt have a greater influence on valuationsin the
future asinvestment markets place a greater emphasis on this topicand
valuers comply with the RICS Guidance Note Sustainability and ESGin
Commercial Pronerty Valuation, whizh took effect from 31 January 2022,

Ataitored approachis taken tothe valuation of the Group’s development
properties due to theirunigue nature, Inthe case of on site developments,
the approach applied Isthe residual method’ of vatuation, which is the
investment method of valuation as described above with adeduction for
all costs necessary to complete the development, together with a further
allowance for remaining risk and developers’ profit. Properties held for
future development are valued using the highest and best use methad,

by adapting the higher of the residual methed of valuation altowing for

all assaciated risks, and the investment method of valuation for the
existing asset.
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31.BASIS OF PREPARATION, CONSOLIDATION AND PRINCIPAL 2.PROFIT/(LOSS)FOR THEYEAR
ACCOUNTING POLICIES continued

Valuations of the Groug's premium outlets held by Value Retail are calculated
on adiscounted cash flow basis, utilising key assumptions such as net
operatingincome, exit yield, discount rate and forecast sales density growth.

Inputsta the valuations, some of which are 'unabservable’ as defined by
IFRS 13, include capitalisation yields {nominal equivalent yield) and
market rentalincome (ERV). These are dependent onindividual market
characteristics. With other factors remaining constant, an increase in rental
income would increase valuations, whilst increases in capitalisation yields
anddiscount rates would resultin a fall in values and vice versa. However,
there are interrelationships between unobservable inputs as they are
determined by market conditions. For example, anincrease in rents may
be offset by an increase inyield, resulting in no netimpact on the valuation,
A sensitivity analysis, showingthe impact on valuations of changes in yields
andmarket rental income is set out in note 12A.

Impairmentof trade receivables

Estimates made in assessing the provisions forimpairment of trade {tenant)
receivables require consideration of future events which therefore make the
provisions inherently subjective. The Group applies the simplified approach
under IFRS @ by adopting a provisicning matrix to determine the Expected
Credit Loss {(ECL), grouping receivables dependent onrisk level. In making
these assassments, key factors the Group takesinto accountinclude:

- Creditratings

— lLatestinformation on occupiers’ financial standing including the relative
risk of the retail subsector in which they operate

~ Historical default rates

- Ageing

~ Rentdeposits (included as part of payables)
— Guarantees held

— The probability that tenants will serve out the remainder of the
contractual terms of their leases

In assessing the currentyear provision, consideration has bheen given tothe
outturn of the prioryear provision. Specific higher provisioning levels may be
applied where informationis available which suggests this is required, for
instance, if the likelihood of default or tenant failure is deemed to be very
high, afuli provision is applied. Trade receivables are written off when there
is no feasible possibility of recovery and enforcement activity has ceased.

Overthe course of 2022, conditions affecting collections improved,
espedially as most of the government restrictions on caltactions in the UK
were lifted in March 2022 and final restrictions were iifted in September
2022. Although restrictions differed in France and Ireland, similar
improvements have also been seen. Improved collection rates have
resulted in a rediction in pross trade recelvables and areappraisal of
provisioning rates. Applying the assessment criteria set out above, the
Group hasreduced its provisioning rates to reflect the improving trend and
thereduction inthe loss allowance provision in 2022 relates partly to
utilisations of the provision for amounts now written off as well as the
reversal of loss allowances brought forward no longer required, reflecting
collections and concessions agreed.

Some small ditferences in provision rates across segments exist which
reflect the typically experienced local collection rates by age category,
however, the effect on overall provisioning rate on the total gross balance by
segment is not material. Sensitivities to provisioning rates on trade (tenant)
receivables are set outin note 15E.

Asdescribedin note 3, the Group evaluates the perfarmance of its portfolio
by aggregating its share of joint ventures and associates which are under the
Group’s management {'Share of Property interests’) an a proportionally
consolidated basis and including, where applicable, discontinued
aperations. Discontinued operations for 20211 comprised UK retail parks.

Adjusted earnings, which is also calculated on a proportionally consolidated
basis, is the Group'’s primary profit measure and this is the basis of infermation
whichis reported to the Board. The following table sets out areconciliation
from Reported earnings to Adjusted earnings.



FINANCIAL STATEMENTS
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS continued
For the year ended 31 Dacember 2022

2.PROFIT/(LOSS)FORTHE YEAR continued

Hammerson plc AnnualReport 2022

140

Prapartianallyégn;t; d
Share of Sub-total ] }
Reported Property before Capitaland
Group interests | adjustments other Adfusted
Note £m £m £m Ema £m
Revenue s 13a 1436 2750 - 2@
|
Gross rentalincome b 3A.4 20.2 125,0 | 215.2 - 215.2 ‘
Service chargeincome 24.2 18.6 428 = - 428
114.4 143.6 258.0 - 258.0 [
Service charge expenses {27.8) {22.5} (50.3} - (50.3)‘(
Costofsales 54 {9.3) {(21.2) {30.5) (2.4) {32.9)
Net rentaiincome 77.3 59.9 ] 177.2 (24)  174.8
(
Gross administration costs 5a (64.6) (0.3){ (64.9) 51 (59.8)’
Otherincome - 4 O - 470 000 - 170
Net administration expenses {47.6) (0.3} {47.9) 5.1 (112.8)<
Profit from operating activities 29.7 99.6 129.3 2.7 132.0 ’
Revaluation losses on properties 12 82.7) (138.3); (221.0) 221.0 - )
Disposals and assets held for sale G
—Profit/{loss) on sale of properties 94 0.7 (0.1) 0.6 (0.6) -
—Recycled exchange gains on disposal of overseasinterests - - - - -
- Impalrment on reclassification to assets held for sale - - - - -
—Income from assets held for sale SA,20A - {1.6) (1.6} 1.6 -1
Jaintventure related I }
—Impairment of receivables due to the Group - - i - -~ -
Change in fairvalue of ather investments (0.1) - (0.1) 0.1 -~
Loss on sale of joint ventures and associates o - - - =~
Other net gains/(losses) 0.6 (1.7)' (1.1} 14 - ;
Share of results of joint ventures 13B (41.5) 41.5 ‘ - - - /
Impairment of joint venture - = - - - j
Share of results of associates ) o o 1248 (1.1) 1&_ {53y 327 27.4 ]
operating (loss)/profit (101.0) 2.9 (98.1) 257.5 159.4 |
| i
Net finance costs e 830)  (2.8) (65.6) 116 (54.0)
{Loss)/profit before tax (164.0) 03] (837 2691 105.4 |
Tax charge 8A {0.2) (0.3), (0.5) - (0.5)1[
(Loss)/profitfor the year attributable to equity shareholders (164.2) - ‘L (164.2) 269.1 104.9

a Adjustingitens, described above as ‘Capital and other’, are set outin note 10A

b Proportionaly cansalidated figure includes £13.7m {2021: £8 2myj of cantingent rents calculated by reference tatenariis’ turnover.
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2.PROFIT/(LOSS)FORTHE YEAR continued

Proportionally consotidé{ewdw

Share of Sub-tatal
Reported raperty  Discontinued hefore Capitaland
Group Interests aperations | adjusiments ather Adusted
Note £m £m £m £m Engwl £m
Revenue T 4 137.2 172.8 12.3 3223 - 3223
Grossrentalincome T.b 34,4 30.3 1491 11.0 250.4 - 250.4
Service chargeincome 4 26.6 236 13 51.5 - 51.5
T 116.9 1727 123 3019 - 3015
Service charge expenses (2G9.5) (28.3) (2.1) (59.9) — (55.9)
Cost of sales I LA (20.2) (38.4) 0.4) {59.5) 8.1 (67.6)
Netrentalincome + 67.2 105.5 9.8 182.5 (8.1) 174.4
Gross administration costs 5A (79.5) ©7 1) {80.3) 8.6 (71.7)
Otherincome 4 20.3 - - 20.3 — 20.3
Net administration expenses (59.2) 0.7) 01 (60.0) 86 (51.4}
Profit from operating activities T 8.0 104.8 9.7 1225 05 123.0
Revaluation losses on properties T 12 (169.6) (274.5) - 444.1) 4441 -
Disposals and assets held for sale
- Profit/{loss) on sale of properties t 9A 9.8 0.9) (29.3) (20.4) 204 -
- Recycled exchange gains on disposal of overseas interests “0A 11.0 - - 11.0 11.0) -
- Impairment on reclassification to assetsheld for sale {0.9) - - {0.9) 0.9 -
—Incomefrom assets held for sale - — - — — -
Jointventurerelated
—Impairment of receivables due tothe Group {0.7) - - 0.7 0.7 -
Changeinfair value of other investments 0.4 - - 0.4 0.4 -
Loss on sale of joint ventures and associates (0.9) 0.9 - - - -
Other net gains/(losses) 18.7 - {29.3) (10.6) 10.6 -
Share of results of jaint ventures 13R (171.3) 171.3 - - - -
Impairment of joint ventures {11.5) - - (11.5) 11.5 -
Share of results of agsociates 14B 15.6 4.4 - 20.0 4.1 15.9
Operating (loss)/profit T (310.1) 6.0 (15.8) {323.7) 462.6 138.9
Net financa cnsts o (97.59) (5.4 {103.6) 31.8 (71.0)
{Loss)/profit before tax t (408.0) 0.3 (19.6) (427.3) 494.4 671
Taxcharge N aA 3 {0.3) 0.2) (1.8 0.2 (1.6
(Loss)/profit after tax T (409.3) - (19.8) (4291 494.6 6b.5
Lossfor the year from discontinued operations - {19.8) - 19.8 - - =
(Loss)/profit for the year attributable to equity
shareholders T (429.1) - - (429.1) 494.6 65.5
Attributable to:
Continuing operations T (409.3) - - {409.3) 4665 57.2
Discontinued operations t 19.8) - - (12.8) 281 8.3
T (429.1) - - @291 494.6 65.5

T 2021figures have heen restated to retlect the IFRIC Decision on Concessions with further information provided innotes 18 and 6.
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3, SEGMENTAL ANALYSIS

The Group's reportable segments are determined by the internal performance reported to the Chief Operating Decision Makers which has been
determined to be the Chief Executive Officer and the Group Executive Committee (together, the Chief Operating Decision Makers). Such reporting is both
by sector and geographic location as these demonstrate different characteristics and risks, are managed by separate teams and are the basis on which
resources are allocated.

The Group evaluates the performance of jts portfolio by aggregating its share of joint ventures and associates which are under the Group’s management
('Share of Propertyinterests’) on a proportionally consolidated line-by-line basis including, where applicable, discontinued operations. The Group does not
proportionally consolidate the Group’s investment in Value Retail as thisis not under the Group's management, and instead monitors the performance of
this investment separately as its share of results of associates as reported under IFRS,

The Group's activities presented on a proportionally consolidated basis including Share of Property interests are:
— Flagship destinations

— Developments and other

— UKretail parks {to date of disposal in 2021)

Onie of the Group's primary income measures was amended in the second half of 2021 from Net rental income to Adjusted netrental income which

excludes the ‘change in provision for amounts not yet recognised in the income statement’ as explained in note 1OA. Comparative datais for this new
maasure where the Group's primary income statement measures are therefore now:

— Grossrental income
— Adjusted netrentalincome

Total assets are not monitored by segment and resource allocation is based an the distribution of property assets between segments.

A.INCOME BY SEGMENT

Grossrentalincome Adjusted net rentalincome

2022 2021 2022 2021
Em £m £m £rm
Flagship destinations
UK T 90.5 119.3 74.3 83.6
France + 61.8 54.4 53.8 37.0
Ireland T 37.3 35.6 33.6 282
T 189.6 20%.3 161.7 148.8
Developments and other T 25.6 301 13.1 17.2
Discontinued operations (UK retail parks) T - 11.0 - 8.4
Managed portfolio— proportionally consolidated T 215.2 250.4 174.8 174.4
Less Share of Property interests — continuing operations t (125.0) 148.1)
Less discontinued operations (UK retail parks) 1 - (11.0)
Reported Group B 90.2 90.3

T 2021 figures have heean restated to reflect the IFRIC Decision on Concessions with further information provided in notes 1B and 6
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3.SEGMENTAL ANALYSIS continued

B.INVESTMENT AND DEVELOPMENT PROPERTY ASSETS BY SEGMENT

. 2022 20

Property Capital Revaluation Froperty Capital  Rewvalualion

valuation expenditure losses valuation  expenditure losses

Nate £m Em £m Em Fm Em

Flagship destinations

UK 1 871.0 12.8 (90.2) 1,135.3 85 (247.5)
France 1 1,241.0 33.3 (567.2) 9897 227 (61.0)
Treland T 676.4 4.9 (20.1) 659.3 4.4 __(5_62)
T 2,788.4 51.0 {167.5) 2,784.3 356 (365.4)
Developrments and other T 431.7 21.9 (53.5) 6944 50.8 (78.7)
Discontinued operations (LK retail parks) T - - - - O
Managed portfolio T 3,220.1 72.9 (221.0) 34787 86,7 {444.1)
Value Retail ) 1,887.0 6.6 {60.7) 1,8935 412 _(lQQ)
Group partfolio T 5,107.1 79.5 (281.7) 53722 1279 (456‘1_)
Less Value Retail {1,887.0) (6.6) 60.7 {1,893.5) (41.2) 12.0
Less Share of Property interests T a (1,722.9) (35.2) 138.3  (1,813.9) (13.1) 274.5
Less discontinued operations (UK retait parks) T - - - - 0.3 -
Lesstrading properties b {36.2) - - (34.3) (6.2) -
Less assets held for sale 9A - - - (69.1) - -
Reported Group 1 1,461.0 37.7 (82.7) 1,561.4 67.1 169.6)

1 2021 figures have beenrestated tareflect the IFRIC Decisionon Concessions with further information provided innotes 1B and 6.
a Propertyvaluation comprises UK: £1,011.6m (2021: £1,121.0m); France: £1656.8m (2021: £165.9m) and Ireland: £544.5m (2021 £527.0m).

b InDecember 2019, the Group exchanged contracts for the forward sale of [talik, subject to completion of the development which was openedin 2021, resulting
in the sale becoming unconditional although in accordance with a contractually allowed option and subsequent agreement, the purchaser has deferred
completionto 2023, At 31 December 2022, the 75% of [talik contracted for sale was included within trading properties at the agreed sale price less forecast costs
tocomplets,

C. ANALYSIS OF NON-CURRENT ASSETS

2022 2021

£m £m

UK o o - a 11354 14288
Continental Europe * 2,518.0 2,418.2
533.4 520.3

Ireland

4,186.8 4,367.3

* Includes the Group's associate stake in Value Retailwhich hasinterests across Europe, including Uk and Tretand.
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4. REVENUE

2022 202;
Note £m £m
Base rent 68.2 62.1
Turnover rent 5.5 27
Car park income * 10.8 2.6
Lease incentive recognition T 2.7 11.3
Otherrentalincome - . o - 30 46
Gross rental income T 2 90.2 90.3
Service chargeincome * 24.2 26.6
Otherincorne
—Property feeincome * 11.5 13.2
—Jointventure and associate management fees o 3 * 55 71
o o e 178 203
Revenue - continuing operations i 131.4 137.2
Revenue — discontinued operations ) . t 98 - 122
T 131.4 149.4

t 2022 hgures have been restated to reflect the IFRIC Decision on Concessions with further information provided in notes 1B and 6.

* Revenueforthose categories marked *amounted ta £52.0m (2021: £56.5m) and isrecognised under IFRS 1.5 ‘Revenue from Contracts with Customers’.
All other revenue is 1ecognised in accordance with IFRS 16 Leasas’

5.COSTS

A.PROFITFROM OPERATING ACTIVITIES IS STATED AFTER CHARGING:

2022 2021
Costof sales Nore £m £m
Ground and equity rents payable 0.7 11
[nclusive lease costs recovered through rent 31 27
Other property outgoings 6.4 180
Changein provision for amounts not yetrecognised inthe income statement .~~~ (09 18
9.3 20.2
2022 2021
Gross administration costs Note £m £m
Employee costs 53 420 514
Depreciation of plant and equipment 1.0 11
Depreciation of right-of-use assets 3.1 33
Business transformation costs 104 5.1 8.6
Other carporate costs o L _ 134 _ 151
64.6 795

+ 2021figures have heen restated to reflect the IFRIC Decision on Concessions with furtherinformation provided in notes 18and 6
a Includescharges and cred ts inrespect of expected credit losses as set cutinnote 150,
b Comprises predominantly professional fees (mainly valuation, legal and audit), office rent and software licence fees.
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5.COSTS continuad

B.EMPLOYEE COSTS

2022 2021

Note £m £m

Wages and salaries including bonuses) 313 335
Social security 5.5 7.1
(ther pension costs 3.0 3.0
Share-based remuneration B 50 30 33
* 42.8 K29
Capitalised into properties under development - (0.8) {LB)
Total 42.0 51.4

* Share-based remuneration comprises the share element ot pertormance related bonuses {where the other element is paid in cash) and longer term share-plans,
some of which contain parformance conditions and where further information is provided in the Directors’ Remuneration repart.

C.EMPLOYEE NUMBERS
2022 2021
number numaer
Average number of employees 370 o 494
Number of employees whose costs are recharged to tenants, included above 145 195

D.SHARE-BASED PAYMENTS

Share-based remuneration charge comprises a number of equity settled share schemeswhich the Group operates for certain employees of the Group.
At 31 December 2022, there were ha shares exercisable under any of these schemes (2021: none). Detalls of each scheme are ag follows:

Deferred Bonus Share Scheme {DBSS)

The DBSSis open to Executive Directors and senior managerent where a deferred element of theirannual performance related incentive plan is settled in
shares which are deferred for a period of two years from the date of the award and where the cther element of this plan is settled in cash. The share awards
are satisfied through the grant of £nil cost options.

2022 2021

number number

13January y 714,478 767,558
Granted 2,761,940 117,508
Exercised {714,478) (62,483)
Forfeited —-  {108,105)
31December 2,761,940 714,478
Weighted average 2022 2021
Fair value of awards granted o 32p 34 p
Share price at date of exercise 31p 32p

Remaining contractual life 1.3years 0O.lyears
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B.COSTS continued

D.SHARE-BASED PAYMENTS continued

Restricted Share Schemes (RSS) and Long Term Incentive Plan (LTIP)

The RSS appliesto the Executive Directors, through the grant of £nil cost options, which vest ane third each anthe third, fourth and fifth anniversaries of the
date of the award. There is avesting performance underpin which is measured at the end of the third anniversary. The RSS superseded the Company’s LTIP
in2019.

2022 2021

number number

1 January - h - 11,100,742 10541218
Granted 5,244,132 4,698,892
Lapsed (768,801) (1,218,572)
Forfeited ) - (3,320,796)
31December 15,576,073 11,100,742
Weighted average 2022 2021
Fair value of awards granted 4 32p " 34p
Share price at date of exercise nfa nfa
Rermaining contractual life 2.3years 3.0years

Restricted Share Plan (RSP)
UK eligible employees are granted £nil cost options which have avesting period of three years fram the date of the award. There are na performance criteria
to be satisfied for the awards to vest, the employee only needs to bein employment on the third anniversary from the date of the award.

2022 2021
number number
1 January o . " 16,570,535 13,772,858
Granted 7,273,007 8,762,770
Exercised (1,210,999) (764,288)
Forfeited ] N {4,221,790) (5,200,815)
31 December 18,410,753 16,570,635
Weighted average 2022 2021
Fairvalue of awards granted 32}5 34p
Share price atdate of exercise 32p 33p
Remaining contractuallife 1.3years 18years
Otherschemes
French share scheme

Eligible employeesin France are granted £nil cost aptions which have avesting period of twoyears, and afurther halding period of two years, from the date
of the award. There are noperformance conditons to be sat sfied for the awards tovest, the employee only needs to be in emplayment on the secend
anniversary of the date of the award.

Share Incentive Plan (SIP)
Eligible UK amployeeas areinvited to invest up to £1,800 perannum tax free in SIP partnership snares. As an incentive to participants, the Campany will
match each partnership share with one matching share. The vesting period s three years from the date of the award.

Savings related share option scheme

UK eligible employees may participate in this scheme by choosing to enter into one or more contracts for a thrae or five year term and save up to atotal of
£500 per month. Atthe end of the contract employees may exercise an option to purchase shares inthe Company at the option price, whichis set at the
beginning of the contract at adiscount of up to 20% of the prevail ng share price at the time the invitation is launched.
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5.COSTS continued

E.AUDITOR REMUNERATION

2022

£m

Audit of the Group and Company financial statements 0.9
Audit of subsidiaries 0.5
Auditrelated assurance services, including interim review 0.3
1.7

Non-audit services a -
Totalauditor remuneration b 1.7

a 2021:Related to reporting accountant work inrespect of the E700m bond issue.
b kxcludesthe additional amaunts ot £U.2m (2021: £0.2m) incurred inrespect ot the Group’s share of audit services undertaken on behalt of its joint ventures.

6. RESTATEMENT OF 2021 IN RESPECT OF THEIFRIC DECISION ON CONCESSIONS

Asdescribed in note 1B, the IFRIC Decision on Concessions has resulted in arestatement of 2021 results. LAS 8 *Accounting policies, changes in
accounting estimates and errors’ requires that for current and prior periods, to the extent practicable, the amount of adjustment relating to arestatement
should be disclosed for each financial line item affected. Whilst those financial ine items which have been restated are marked T, owingtathe very
significant number of line items affected, it has not been considered practicable to disclose the effects for each one because such presentation woukd
become misleading and thus conflict with the objective of financial statements as set out in IAS 1 *Presentation of financial statements’. Accardingly, only
the adjustrments which affect key financial line tems are presented below:

A.KEY INCOME STATEMENT ITEMS

Reported
Group Adjusted
As originally As ariginally
reparted  Adjustment As restated reported  Adjustrrent Asrestated
£m £m £m £m £m £m
Revenue 1348 2.4 137.2 3134 8.8 3222
Grossrental income 87.9 24 90.3 241.6 88 250.4
Costofsales {13.7) (6.5 (20.2) (43.4) (24.2) (67.6)
Net rental incomes 713 4.1) 67.2 189.8 (15.4) 174.4
Profit from operating activities 121 (4.1) 8.0 138.4 (15.4) 123.0
Revaluation losses on properties (173.7) 41 (169.6) - - —
Operating (loss)/profit (310.1) - (310.1) 154.3 {15.4) 138.9
{Loss)/profit for the year attributable ta equity shareholders * (429.2) - (429.1) 80.9 {15.4) 65.5
* EPRAearnings and Headline earnings have been restated by the same amount.
B.INCOME ANALYSIS BY SEGMENT
Gross rentalincome Adjusted netrentalincome
As anginally As onginally
reported  Adjustment  Asrestated reported  Adjustment  As-estated
£m £m m £€m £m £m
Flagship destinations
UK 114.3 5.0 119.3 90.1 {6.5) 83.6
France 52.5 1.9 54.4 394 (2.4) 37.0
Ireland 34.5 11 35.6 324 4.2) 28.2
2013 8.0 209.3 161.9 (13.1) 148.8
Developments and other 28.6 0.5 301 17.5 (0.3) 17.2
Discontinued aperations (UK retail parks) 10.7 0.3 11.0 104 (2.0) 84
Managed portfolio 241.6 8.8 2504 189.8 (15.4) 174.4
Less Share of Property interests — continuing operattons {143.0} 6.1) (149.1) (109.7) 9.3 {100.4)
Less discontinued cperations (UK retail parks) N 0.7 0.3) (11.0) (10.4) 20 B4

87.9 2.4 0.3 69.7 (4.1) 65.6
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6.RESTATEMENT OF 2021 IN RESPECT OF THE IFRIC DECISION ON CONCESSIONS continued

C:INCOME ANALYSIS OF JOINT VENTURES AND ASSOCIATES

Gross "entalincome Netrentalincome
Asoriginaly Asoriginally
reported  Adjustment As restazed reparted  Adjustment Asrestated
£m m £Em £m £m £m
Jointventures 1372 5.6 1431 110.0 (3.2) 100.8
Associates 1025 0.1 102.6 715 0.1) 71.4

D.BALANCE SHEET DISCLOSURES
Share cf Property interests

and discontinued operations ) Reoerted Group
As ariginaly As originally
reparted  Adjustment As restated renorted  Adjastment As rastated
Investment properties Note £m £m £m £m £m £m
Revaluation losses * 3/12 283.8 (9.3) 2745 1173.7) 41 ' (716‘;6)
Capital expenditure * 3/12 (24.7) 11.3 (13.4) 71.2 (4.1) 67.1
Dispaosals * 3 2.3 (2.0) 0.3

* Figures for Share of Property interests and discontinued operations are as setout in note 3 and Reported Group figures are set cut in note 12 as stated above.

E.IMPACT ON 2022

Had the restaternent not been applied, the income measures for 2022 set out below would have differed by the following amounts.

Reparted
Group Adjusted
Amount by whichincome would have been {lower)/higher £m £m
Revenue (2.9) 8.7
Gross rental income (2.9) {8.7)
Netrentalincome 0.5 {1.9)
Profitforthe year attributable to equity shareholders - {1.9)
2022 2021
Note £m £m
Financeincome
Bankand atherinterest receivable 261 15.1
Finance costs
Interest on bank loans and overdrafts (4.6) (5.8)
Interest onbonds and related charges {61.4) 62.0)
Interest on seniornotes andrelated charges {6.0) 11.4)
Interest on obligations under head leases (2.1) (2.2)
Interest on other lease obligations {0.1) 0.1
Other interest payable (0.4) (1.2)
Gross interest costs (74.6) 82.7)
Interest capitalised in respect of properties under development 1.2 53
(73.4) 77.4)
Debt and loan facility canceliation costs * 10A {1.3) 216
Fair value losses an derivatives o 10A (14.4) 14.0)
e (89.1) {113.00
Net finance costs (63.0) 97.9)

* Comprising redemptian premiums and fees from early repayment of debt or cancellation of facilities.
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7.NETFINANCE COSTS continued

Further analysis on a proportionally consolidated basis is set out below:

. 2022
Proportionally consolidated
Share of Sub-tatal
Reported Property before Capitaland

Group interests |adjustments other Adjusted

Note £€m £m £m £m £m

Financeincome i 26.1 - 26.1 - 26.1
Grossinterest costs (74.6) 6.7 (81.3) - (81.3)
Interest capitalised in respect of properties under development 1.2 - 1.2 - 1.2
{73.4) (6.7) (80.1} - (80.2)

Debt and loan facility cancellation costs 10A {1.3) - {1.3) 1.3 -
Fairvalue (losses)/gains on derivatives 10A (14.4) 4.1 {10.3) 10.3 -~
Finance costs o (89.1) (2.6) (91.7) 11.6 (80.1)
Netfinance costs T (63.0)  (2.6)  (65.6) 116 (54.0)
S - 2021

Propartionally censaolidated

Share of Sub-total
Reported Property hefore Capital and

Group interests | adjustments othar Adjusted

Note £m £m £m £m £m

Financeincome L B 15.1 = 151 - 151,
Grossinterest costs (82.7) (9.5) (92.2) - (92.2)

Interest capitalised in respect of properties under development 5.3 - 5.3 - 5.3
(77.4) (9.5 (86.9) - (86.9)

Debt and loan facility cancellation costs 10A (21.6) {0.4) (22.0) 22.0 -

Fairvalue {losses)/gains on derivatives 10A (14.0) 4.2 (2.8) 9.8 -
Finance costs {(113.0) (5.7) (118.7) 31.8 (86.9)
Netfinance costs (97.9) (5.7) {103.6) 31.8 {71.8)

8.TAXCHARGE

A.TAX CHARGE
2022 2021
Nate £m £m
Foreign current tax ‘ 3 0.2 13
Tax charge — continuing operations 0.2 1.3
Taxcharge - discontinued operations N n ¢ 9B - 0.2
0.2 1.5

Tax charge—total

* Included within ‘Capital and other " in note 2.
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8. TAX CHARGE continued

A.TAXCHARGE continued
The Group's tax charge remains low because it has tax exempt status in its principal operating countries.

Inthe UK, the Group has been a REIT since 2007 and a SIIE in France since 2004, These tax regimes exempt the Group’s preperty income and gains from
corporate taxes, provided anumber of conditions in relation tothe Group’s activities are met. These canditionsinclude, but are not limited to, distributing
atleast 90% of the Graup's UK tax exempt profits as property income distributions (P1D) with equivalent tests of 35% on French tax exempt property
prafits and 70% of tax exempt property gains. Based on preliminary calculations, the Group has met the REIT and SIIC conditions for 2022, The residual
businesses in both the UK and France are subject to corporation iax as normal. The Lrish assets are held in a QIAIF which provides similar tax benefits to
those of a UK REIT but which subjects dividends and certain excessiveinterest payments to a 20% withhelding tax.

The Group is committed to remaining in these tax exempt regimes.
The Group operates in a number of jurisdictions and is subject to periodic challenges by local tax authorities an arange of tax matters duringits normal
course of business. Taxumpacts can be uncertain until a conclusion is reached with the relevant tax authority or through alegal process. The Group uses

in-house expertise when assessing uncertain tax positions and seeks the advice of external professional advisors where appropriate. The Group believes
that its accruats for tax liabilities are adequate for all open taxyears based onits assessment of many factors, including tax taws and prior experience.

B. TAX CHARGE RECONCILIATION

2022 2021
Nate Em £m
Loss beforetax - 2 (163.7) (427.3)
Loss after tax of joint ventures 138 41.5 170.4
Loss/(profit) after tax of associates - o is8 7 {158)
Lossonordinary activitiesbeforetax 0 (151 (2725
Tax atthe UK corporation tax rate of 19% (2021: 1994) (21.9) 51.8)
UKREIT tax exemption 6.2 20.4
French SIIC tax exemption 6.4 89
Irish QIAIF tax exemptian 1.2 125
Losses for the year not utilised 7.1 101
Nan-deductible and ather items e o e 1.2 14
Tax charge - total o o o gz 15
Tax charge — continuing operations 0.2 1.3
Tax charge —discontinued operations e B2
Tax charge —total 0.2 15

C.UNRECOGNISEDDEFERRED TAX

Adeferred tax assetis not recagnised for UK revenue losses or capital losses where their future utilisation is uncertain. At 31 December 2022, the total of
such losses was £601m (2021 £599m) and £650m {2021 £570m) raspectively, and the potential tax effect of thase was £150m (2021: £150m) and
£162m {2021: £143m) respectively.

Deferred tax is not provided on potential gains on investments in subsidiaries and joint ventures when the Group can control whether gains crystallise and
itis probable that gains will not arise in the foreseeable future. At 31 December 2022, the total of such gains was £133m (2021: £212m) and the potential
tax effect before the offset oflasses was £33m (2021: £53my).

If a UK REIT sells a property within three years of completion of development, the REIT exemption will not apply, however, the Group had no completed
properties falling within this timeframe but also has available capital losses to cover taxes arising if the circumstance were o arise.
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2. DISPOSALS, ASSETS HELD FOR SALE AND DISCONTINUED OPERATIONS

A.DISPOSALS AND ASSETS HELD FOR SALE

2022
The profiton sale of properties of £0.7mincludes several post completion adjustments arising mainty from historical disposals in prier periods and the
disposal of Victoria, whicl was suld un 25 Febiudty 202 2, when e Lroup exchanged and completed the sale for gross proceeds of £120m.

Inaddition, on 15 March 2022, the Group completed the sale of itg joint venture investment in Silverburn for gross proceeds of £140m (the Group's share
being £70m). The Group had exchanged contracts for this sale on 14 December 2021 such that this investment was classified as assets held for sale at

31 December 2021 at £71.4m, whichincluded investment properties of £69.1m. A £nil gainjloss on disposal was recognised, however, income generated
during the year of £1.6mhas been included in Adjusted earnings as explained furtherin note 10A.

2021
On E February 2021, the Group sold its 4 1% joint venture interest in Brent South Shopping Park for gross proceeds of £22m which formed part of the UK
retail parks disposals which were sold on 19 May 2021 and are treated as discontinued operations as set out in note 9B helow

On 1 April 2021, the Group sold its 25% interest in Espace Saint-Quentin for gross proceeds of €31m (£26m) and its 10% interest in Nicetoile for€25m
{£21m) wherebyresults are included within Share of Property interests up to the point of disposal.

As daescribed above, the Group exchanged contracts for the sale of its joint venture investment in Silverburn on 14 December 2021 and as aresult was
classified as an asset held for sale,

B. DISCONTINUED OPERATIONS
2021

Cn 19 May 2021, substantially all of the remaining UK retail parks segment was disposed of with the profits and losses arising on these properties being
classified as discontinued operations.

2021
Share of Praportion-
Reparted Property ally
Group interests  consolidated
£m £Em £m
Revenue T 122 01 12.3
Gross rentalincome T 10.9 0.1 11.0
Servicechargg income ) 13 - 13
o o + 12.2 01 12.3
Service charge expenses (2.1 - (21)
Cost of sales _ } T (0.5} 01 048
Net rentalincome T 9.6 0.2 9.8
Administration expanses o 0.1 - o
Profitfrom operating activities t 5.5 0.2 3.7
(Loss)/profiton sale of properties T {(30.0) 0.7 (29.3)
Share of results of joint ventures .09 ©s =
Loss befare tax (19.6) - (19.6)
Taxcharge _ ) 0.2) - 0
Loss from discontinued operations (15.8) - (19.8)
T 2021figureshave been restated tareflect the IFRIC Decisian on Concessions with further information provided in note 18,
C.CASHFLOWS FROMDISCONTINUED OPERATIONS
2021
£m
Cash flows from operating activities 7.1
Cash flows from investing activities A 3477

Total cash flows from discontinued operations 354.8
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10. KEY ALTERNATIVE PERFORMANCE MEASURES

Headiine earnings has been calculated in accordance with the requirements of the Johannesburg Stock Exchange listing requirements. EPRA earnings
and EPRA net assets are calculated in accordance with guidance issued by the Eurapean Public Real Estate recommended bases. Reconciliations from
Reported Group (IFRS) earnings after tax and Net assets attributable to equity sharehalders tothese measures ara set aut below.

A.ALTERNATIVE EARNINGS MEASURES

2022 2021
£m £m
ReportedGrowp
Loss after tax — centinuing operations {164.2) {409.3)
Loss after tax —discontinued operations 3 - (198
Loss aftertax forthe year {164.2) 429.1)
Adjustments:
Revaluation losses on managed portfolio t 221.0 1441
Disposals and assets heldforsale
— (Profit)/loss on sale of properties T a (0.6} 20.4
— Recycled exchange gains on disposal of overséas propértyinterests b ~ (11.0)
- Impairment recognised on reclassification to assets held for sale c ~ 0.9
Jointventure related
— Impairment of investment d ~ 115
— Impairment of receivables Juetothe Group d -~ 0.7
Assaciates {Value Retail):
— Revaluation losses k 60.7 12.0
— Defarredtax ek 0.1 1.2)
— Change infairvalue of financial assets k ©2) _ 1)
Sub-total: Adjustments for Headline earnings + 281.0 4773
Associates (Value Retail):
— Changeinfairvalue of derivatives fk (18.1) 9.3}
— Changein fair value of participative loans fk (9.8) {5.5)
Includedin Financing:
— Debt and loan facility cancellation costs g 1.3 220
— Change infair value of derivatives g 10.3 9.8
Change in fairvalue of other investments h 0.1 {0.4)
Tax charge on discontinued operations e - 02
Sub-total: Adjustments for EPRA earnings 1 264.8 494.1
Includedin profit from operating activities:
— Businesstransformation casts i 5.1 86
-~ Change in provision for amounis notyet recognised in the income staiement j {2.4) (8.1)
— Income from assets held for sale L .6 =
Total: Adjustments for Adjusted earnings T 269.1 494.6
Headline earnings T 116.8 48.2
EPRA earnings - 100.6 65.0
Adjusted earnings T 104.9 65.5

1 2021 figures have been restated to reflect the IFRIC Decision on Concessions with furtherinformation provided innatas 1Band 6.

a Comprises severa. post completion adjustmens on historicat disposa.s in prnor periods ardthe lass on sale of Victoria {2021 comprised the 'oss on sale
of Bren* South Shopping Park, the cuerseas praperty interests in Espace Saint-Quentin arg Nicetzile, the portfolic of seven retail parks and the sale of sixother
nan-core assets).

b Exchange gains previously recognised in equity untildisposal.
c Relatestothe sale af Siiverburn which completed on 15 March 2022,
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10.KEY ALTERNATIVE PERFORMANCE MEASURES continued

d Impairment ot Highcross joint venture: at 31 December 2021, the secured loan within the Highcross joint venture was in breach of its covenants whereby the
Directers of thejoint venture have been in discussions with the lenders to find a mutually acceptable solution. Inthe event that agreement is not reached with the
lenders, there is a riskthat the lenders accelerate the loan repayment, which would precipitate the loan falling due immediately, or the lenders could seek to
enforce their rights over the joint venture's assets. Taking this into account, an impairment review concluded that bath the valug intise and tha Fairvalus loss wasl
of dispasalwere £nil. Consequently, both the Group's investment inthe jointvonture as wellus the Group s recevable were fully impaired. As set out innote 28,
inFehriiang 2003 arcociver wds dppoinled by the lenders to administer the asset.

& Inaccordance with EPRA guidance, the tax effects of EPRA adjustments (including those for disposals) are excluded.

f Changein fairvalue of derivatives and participative loans: such items are excluded because they represent gains and lasses arising from market rather than
settlement revaluation methedologies which differ fram the aceruals basis uponwhich all other non-investment propety related assets and liabilities are
measured. Such a treatment is a form of revaluation gain or loss created by an assumption that the deivatives or loans will be settled befare theirmaturity.

Such gains and losses are excluded from Adjusted earnings as they are unrealised and conflict with the commercial reasons for entering inta such arrangements
and are expectad to be held ta maturity.

g Financing items comprise:

3022 2921

o Share of Share of

Reported Property Reportad Broperty
Group interests Tatal Group interests Total
m £m £m £m £m £m

Feeson cancellation of facflities/reaemption premiums and fees from

early repayment of debt 1.3 - 1.3 21.6 0.4 22.0
Change in fair value of derivatives f 14.4 (4.1) 10.3 14.0 42 2.8
15.7 (4.1) 11.6 356 (3.8) 31.8

The write off af up-front fees arising on early cancellation or early repayment redemption premiums are considered outside of day-to-day financing activities and
are accordingly excluded from Adjusted earnings.

h Relatestothe fairvalue movement in asmall residual investment.
i Business transformation costs comprise:

2022 2021
fm £m
Employee severance 3.4 2
System related costs 1.7 -
Consultancy costs B - A4
5.1 8.6

Such costs relate tothe strategic and operational review undertaken by the new management team and whichis an integral part of the Group’s new strategy
announced during 2021, The related casts are incremental and do not form part of underlying trading and comprise mainly employee severance and system
based costs associated with digital transformation which do not qualify for capitalisation. Whilst a significant proportion of the expected costs were incurred in

2021 and 2022, further transformation activities wilt take place in 2023 and beyand.

| The Group makes acharge for expected credit losses in accordance with the technical interpretation of IFRS G irrespective of whether the income towhich the
provision relates has been recognised in the Income statement oris deferred on the balance sheet. Because of the mismatch this causes between the cost of
pravision being recognised in one accounting period and the related revenue being recognised in adifferent accounting period, the adjustment eradicates this
distartion,

Adjustmentsin respect of associates.

=

2022 2021
£m £m
327 (41

Totalin respect of associates (Vatue Retall)

Income from assets held for sale relatesto the Group's joint venture investment in Silverburn, which was transferred to assets held for sale as at 31 December
2022 and whera the sale completed in March 2022, A £nil gain/loss was generaled on the sale which comprised certain additional costs and accruals of £1.6m
whichwere offset by net income generated in the period up to the point of disposal (after taking account of distributions; of £1.6m. The Group excludes losses on
disposal from its EPRAand Adjusted earnings, and because this affset of income generated in the period against the loss causes the inceme to be excluded, the
incomeis added back as an adjusting item in order to reflect the fact that the property remained under the Group's ownership and management up until
completion of the disposal and is therefore considered to form part of underlying earnings
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10. KEY ALTERNATIVE PERFORMANCE MEASURES continued

B_ALTERNATIVE NET ASSET MEASURES

The Group uses the EPRA best practice guidelines incorporating three measures of net asset value: EPRA Net Tangible Assets (NTA), Net Reinstatement
Value (NRV) and Net Disposal Value (NDV). EPRA NTA s considerad fo be the most relevant measure for the Group.

Areconciliation between IFRS net assets and the three EPRA net asset valuation metrics is set out below.,

2022
- T T Share of S
Repotted Property
Graoup interests  Value Retail Tatal
£m £m £m £m
Reported balance sheet netassets (equity shareholders’ funds) 2,586.4 - - 2,586.4
Change in fair value of borrowings 8 2262 0.7) - 2155
EPRANDV 2,801.9
Deduct change infairvalue of horrowings a {216.2) 0.7 - (215.5)
Deferred tax - 50% share o] 0.2 0.1 99.4 99.7
Fairvalue of currency swaps as a result of interest rates o {0.9) - - 6.9}
Farvalieofinterestrateswaps . 21 (63 @13) __ (519)
EPRANTA 2,633.7
Deferred tax—remaining 50% share b Q.2 - 99.4 99.6
Purchasers costs L - ¢ 3 - - 3300
EPRA NRV 3,063.3
I B - _ 20
Share of
Reoorted Froperty
Group nterests  Malue Retall Tatal
£m £im £m £m
Reported balance sheet net assets (muity;w;’eholders' funds) 2,7459 - - 27459
Changeintairvalueofporrowings S N 2c21%) N € Y0 S -t
EPRANDV 2,650.5
Deduct change in fairvalue of borrowings a 94.0 1.4 - 954
Deferredtax—50% share b 3.2 - G4.0 94.2
Fairvalue of currency swaps as aresult ofinterest rates c 75 - - 7.5
Fairvalueofinterest rate swaps e (103 16 12 75
EPRANTA 2,840.1
Deferred tax ~remaining 50% share b 02 0.1 939 94.2
Purchasers'costs o o d 3464 - - 3464
EPRANRV 3,280.7

a Applicable for EPRANDY calculation only and hence the adjustmentis reversed for EPRANTA and EFRANRVY
b EPRA guidance stipulates exclusion of 50% of deferred tax for EPRA NTA purposes.
c Exciudes impact of foreign exchange.

d Represents property transfer taxes and fees payable shauld the Group's entire property portfolio (mcludimg Value Retall’ be acquired at year end market rates.
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11.(LOS5)/EARNINGS PER SHARE AND NET ASSET VALUE PER SHARE

The galculations of the {ioss)fearnings per share (EPS) measures set out below are based on profit after tax, Headline profit after tax, EPRA profit after tax
and Adjusted profit after tax attributable to owners of the parent and the weighted average number of sharesin issue during the year.

Headline earnings pershare has been calculated in accardance with the requirernents of the Johanneshburg Stock Cxchanige listing requirements. EPRA
has issued recommended bases for the calculation of certain per share intormation which includes net assetvalue per share as well as earnings per share.
The calculation of Headline, EPRA and Adjusted earnings which includes areconciliation to Reported IFRS earnings is set out in note 10A,

Basic EPS measures are calculated by dividing the earnings attributable to the equity shareholdérs of the Company by the weighted average number of
shares outstanding duringthe year. Biluted EPS measures are calculated on the same basis as basic EPS but with afurther adjustment to the weighted
average number of shares outstanding to assume conversion of all potentially dilutive ordinary shares, Such potentially dilutive ordinary shares comprise
share options and awards granted to colleagues where the exercise price is less than the average market price of the Company's ordinary shares during the
yearand any unvested shares which have met, or are expected to meet, the performance conditions at the end of the year. Tothe extent that thereisno
dilution, this arises due to the anti-dilutive effect of all such shares.

Net assets per share comprise net assets calculated in accordance with EPRA guidelines, as set outin note 10B, divided by the number of shares inissue.

A.NUMBER OF ORDINARY SHARES FOR PER SHARE CALCULATIONS 3029 2021

million millicn
50023 44195
49389 43929

Sharesinissue (for pdrposes of net asset per share calculations) .
Weighted average number of shares for purposes of basic EPS

Adjustment a - 5246
Weighted average number of shares for purposes of basic and diluted EPS — Reported Group ab 4,938.9 4917.5
Effect of potentially dilutive shares (share options) — Headling, EPRA and Adjusted 63 76
Weighted average number of shares for purposes of diluted EPS - Headline, EPRA and Adjusted a 4,949,2 4,925.1

a 2021 weighted averaga nurnber of shares tiave been restated to reflect the adjustment required taincorparate the banus element af scrp dividends follawing
confirmation of the level of take up.
b Therewere no potentially dilutive ordinary shares for the purposes of caleulating EPSfarthe Reported Group {2021: none)

B. {LOSS)/EARNINGS PER SHARE

(Loss)/earnings ~ (l_'.“,isyf"""inﬁiﬂ‘irf‘har?

] Basic _ Diluted

2022 2021 2022 2021 2022 2021

Note £m £m pence pence pence pence

Continuing operations {(164.2) (409.3) (3.3)p 8.3)p (3.3)p (8.3)p
Discontinued operations - (19.8) - [0.4p - ©ap
Reported Group (164.2)  (429.1) (3.3p 8.7)p 33p __B7p
Headline 1 1CA 116.8 48.2 2.4p 1.0p 2.4p 1L.0p
EPRA T 10A 100.6 65.0 2.0p 1.3p 2.0p 13p
Adjusted T 1C0A 104.9 65.5 2.1p 1.3p 2.1p 1.3p

T 2021 (loss)/earnings per share figures have been restated to reflect the adjustment described above to the weighted average number of shares. Inaddition, 2021
figures have been restated to reflect the IFRIC Decision on Concessions with further information provided in notes 1B and 6. Previously reported basic and diluted

hgures were: Reported Group: (9.8)p, Headline: 1.4p, EPRA: 1.8p and Adjusted: 1.8p.

C.NETASSET VALUE PER SHARE

Netassetvalue  Netassetvalue pershare

B i 2022 2021 2022 2021

Note £m £m pence pence

EPRANDV o 108 2,80L9 26505 56p 60p
EPRA NTA 108 2,633.7 28401 53p 64p

EPRA NRV 108 3,063.3 3,280.7 61p 74p
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12. PROPERTIES

2022 2021

- T Investment —gﬁing ¥Imves(memiﬁ Trading T
properties proeperties Tatal propertes properties Total

£m £m £m £m £m £rn

Atlldanwary T T 1614 343 15957 21528 R ETIY
Revaluation losses i (82.7) - 82.7) {16%.6) - 1169.6)
Capital expenditure 1 37.7 - 372.7 671 6.2 73.3
Capitalised interest 1.2 - 1.2 5.3 - 5.3
Disposals {125.3) -~ (125.3) (382.2) — (382.2)
Transfer totrading properties * - -~ - {28.7) 28.7 -
Exchange adjustmgnt - 687 19 706 (833)  ©e&) __(839]
At 31 December 1.461.0 362 1,497.2 1,561.4 34.3 1,695.7

t 2021 investiment property tigures have been restated to reflect the IFRIC Decision on Concessions with further information provided in notes 18 and 6.
* Relatestothe forward sale of lialik as described in note 3B.

e 2022 2021
Long Long

Freehold leasehold Total Fresghoid leazehold Total

£m £m £m £m £m £m

Valuation analysis by tenure 805.3 691.9  1,497.2 5804 7063 15957

Properties are stated at fair value, valued by professionally gualified external valuers in accordance with RICS Valuation — Global Standards as follows:

Valuer Praperties e e
CBRE ___ UKHagships, Developments and other prODel’t\GS e o
JonestanglaSalle (JLL) _ UKflagships, Developments and other properties, French porﬁoho e
Cushman and Wakefield (C&W) Brent Cross, Irish portfolio, Value Retail it (not included inthetable above)

As detailed in note 1F due tothe eshimation and judgement required in the valuations which are derjved from data that is not publicly available, consistent
with EPRA’s guidance, these valuations are classified as Level 3 inthe IFRS 13 fair value hierarchy. Arecongiliation of the Group portfolio valuation to
Reparted Groupis shown in note 38.

A.INVESTMENT PROPERTIES -~ SENSITIVITY ANALYSIS ON VALUATIONS

Estimated rental value
Valuation _ Nominal squivalentyleld R

-1a6bp +1G0bp +10% -10%
Praportionally consoligated - including Value Retait £m £m £m £m £m
Flagship destinations T T T T
—UK 871 124 97 87 {87
—France 1,241 309 (206) 124 (124)
—Ireland 676 151 (105) 68 {68)
Value Retail o * 1,887 307 (213) 186 {186)
Group partfalio (excludmg Deuelopments andothe) 4,675
Developmentsandother 432
Group portfolio 5,107

* Nominaleguivalent yvield and ERY are not key observable inputs. Exityields and net operating income have therefore been used as proxias,

— . Nominaleuivalentyleld _ __ _____ FRvp/m
Minimum Maximum Average Minimum Maximum Average
Key unobservable inputs k) Yo % £ £ £
Flagship destinations
-UK 7.2 9.5 8.0 191 B56 324
—France 4.7 6.4 5.0 357 547 425
—Ireland 53 6.0 3.5 351 484 456
Value Retail * 53 6.5 5.9 900 5,000 2,100

* Nominalequivalent yield and ERV are not key observable inputs for Value Retail. Exit yields and net operating income have therefore beenused as proxiss.
Valuations are performed an a discounted cash flow basis with discount rates used ranging from 8.5% to 11.0% (average of 9.74).
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12.PROPERTIES continuecl

B.TENANT INCENTIVES

Unamortised tenant incentives are included within capital expenditure and impaired as appropriate wherebythe provision is calculated in accordance with
the considerations describedin note 190,
Proportionally

- - _ Reported Group coggoliqated

2022 2021 2022 2021

£m £ £m £m

Unamortised tena;t incentives T 13.2 18.9 29.4 370
Provision B T {2.4) (3.9 (53 B8
t 10.8 15.0 24.1 304

T 2021 figures have beenrestated toreflect the IFRIC Decision oh Concessions with further information povided in notes 1Band 6.

A10 percentage point increase in the provision rate would increase the impairment charge and hence reduce Reported earnings and Adjusted earnings by
£1.3mand £2.7m, respectively.

C. JOINT QPERATIONS

Investment propertiesincluded a 50% interest jn the Ilac Centre and a 50% interest in Pavilions, totalling £151.4m (2021 £149.8m). These properties
are jointly contralled in co-ownership with Irish Life Assurance plc.

13.INVESTMENT IN JOINT VENTURES

The Group's investments in joint ventures form part of the Share of Property interests to arrive at management's analysis of the Group on apropartionally
consolidated hasis as explained in note 3 and set outin note 2.

The Group and its partnersinvest principally by way of equityinvestment, however, non-equity {loan) balances have been included within nan-current
other payables as a liability of the joint venture. Joint ventures comprise prime urban real estate consisting of ‘flagship destinations’ and ‘developments and

other’ properties.

A.PERCENTAGE SHARE

Joint venture Partner Principal property Share
United Kingdom

Bishopsgate Goodsyard Regeneration Limited Ballymore Properties Bishapsgate Goodsyard 50%
Brent Cross Partnership AberdeenStandard Investments BrentCrass 4194
Bristol Alliance Limited Partnership AXA Real Estate Cabot Circus 509%
Croydon Limited Partnership/Whitgift Limited Partnership  Unibail-Rodamco-Westhield Centrale/Whitgift 509%
Grand Central Limited Partnership CPP Investments Grand Central 50%
Highcross Leicester Limited Partnership Asianinvestorintroduced by M&G Real Estate Highcross 509
The Bull Ring Limited Partnership CHRInvestmernls Bullring 50%
The Uracle Limited Partnership ADIA The Cracle 50%
The West Quay Limited Partnership GIC Westquay . 50%
Ireland

Dundrum Retail Limited Partnership/Dundrum Car Park Allianz Dundrum 50%
__Limited Partnership ~ o
France

SCIRC Aulnay 1 and SCTRC Aulnay 2 Client of Rockspring Property Investment Managers — C'Parinor . 25%%

Theresults of disposals ofinterests injoint ventures are included up to the point of disposal except for where such disposals form part of assets held for sale
or discontinued aperations whereby they are excluded for the whole year. Disposals in the year are set out innote 9A,

Figuresinthe following tables include, where applicable, adjustments to align to the Group's accounting policies and exclude balances which are
eliminated on consolidation. Bishopsgate Goodsyard, Fspace Saint-Quentin (up to date of disposal in 2021) and O'Parinar are includedin ‘Other .
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13.INVESTMENT IN JOINT VENTURES continuag

B.RESULTS

BrentCross CahatCircus
£m

£m
Grossrentalineome T as0 w18
Netrentalincome T T 26,5 23.9
Administration expenses o o o o - - _
Profit from operating activities 26.5 23.9
Revaluationlosses on properties {35.8) (30.0)
Adjustmentforincome from assetsheldforsate o a - - _
Operating (loss)/profit (9.3) 6.1)
Finance income - -
Financecosts e R ) J 1) I
{Loss)/nrofit before tax (9.6) (6.6)
Taxcharge S A S -
(Loss)/profitfor the year ' ) d (9.6} (6.6)
Share of distributions received by the Group 11.8 15.8

C.ASSETS AND LIABILITIES

Brent Cross Cabot Circus
£ €m

Non-current assets

Investrment properties 396.6 237.3
Othermon-currentossets 128 485
409.4 250.8

Currentassets

Cash and cash equivalents 13.0 24.1

Ofhereurrentassets b a2 74
- 17.2 312

Current iabilities

Loans—secured - -

Ciher payables o (13.6) (21.3)

Non-~current liabilities

Loans~secured - -
Obligations under head leases (12.8) {14.1)
Other payables - due to Group companies c - -
— other parties and deferred tax __(08) (0.6)
T (13.6) 14.7)
Cumulative lossesrestricted - - =
Net assets/(liahilities) c 399.4 246.0
a Comprisesincome inrespect of Siiverbum as described in note LOA.

o

Croydan ather current assets include restricted monetary assets of £41.8m (2021: £61.8m) relating to cash held n escrow for specified development costs.

The Group’slong termloan due from Westquay of £348 2m (2027 £348.2m) has beenimpaired by its share of the net liabllities of Westquay of £201.1m
{2021:£180.8m). The Group's 1ctal loans due from jpint ventures set out in notes 1 9A and 27 A are shown net of this impayment.

d Following the impairment of Higincross to £nil in 2021, the Group ceased to eguity account for itg investrment in this joint ventuqe such that although gross balance
sheet items on a proportionally consoiidated basis remain included in the Group's figures, itis excluded from all income staterment metrics including revaluation
losses. The effect of this is that the Group’s share of results ‘s £nit and the cumulative losses restricted shown on the balance sheet therefore represents the
Group's share oflosses which exceed the Group's investment of £nit

(o
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2022
100% share -
Grand -
Bullring Central  The Orarle Westquay Croyilon Higheross Dundrum Other Total Group share
£m £m £m £m £m £m £m £m £m £m
45.2 9.9 221 291 14.3 20.6 55.0 21.4 2734 1194
37.2 6.4 15.7 24.5 0.5 14.3 48.1 22.6 219.7 95.5
0.1 {0.1) - — {0.2) (0.3) (0.4) {0.2) (1.0) {0.3)
373 6.3 15.7 24.5 0.3 14.0 47.7 225 218.7 952
(35.0) {4.6) {44.1) (29.3) (54.2) {52.1) (34.2) {12.5) (331.8) {132.31)
N - - - - - - - {3.2) {3.2) (1.6)
23 1.7 (28.4) (4.8) (53.9) (38.1) 13.5 A8 {116.3) (38.5)
0.3 - 0.1 - 0.2 7.4 - - 8.0 0.3
_ - {0.1) - (0.2) - (5.0) {1.9) {5.7) (3.7 ( _3.0)
26 1.6 {28.3) (5.0) (53.7) (35.7) 11.6 1.1 (122.0) {41.2)
. - - - - (0.5) - - - (0.5) ©3)
2.6 1.6 (28.3) (5.0) {54.2} (35.7) 11.6 1.1 {122.5) {41.5)
23.9 - 9.2 - - - 2.6 - 63.4 63.4
2022
o 100% share T 7
. - Grand o
Bullring Central  TheOracle Westquay Croydon Highcross Dundrum Cther Total Group share
£m £m £m £m £m £m £m £m £m £m
540.5 78.5 201.1 285.3 108.9 125.7 1,088.9 379.3 3,442 1,620.0
- 2.7 2.6 - 4.2 0.6 6.1 8.9 - 514 26.7
543.2 81.1 2011 2895 109.5 131.8 1,097.8 379.3 3,493.5 1,646.7
18.0 24.7 11.6 16.5 13.9 22.2 73.3 13.9 231.2 110.9
L 9.8 19.0 3.6 3.9 65.4 5.0 3.7 19.5 141.2 o 61.3
27.8 43.7 T45.2 20.4 79.3 27.2 77.0 334 372.4 172.2
- - - - - {158.8) - (186.4) (345.2) (126.1)
(20.9) (7.3) 9.7 {10.9) {16.0} (35.7 {14.9) {11.8) (162.1) _ (80.7)
(20.9) {7.3) 9.7 (10.9) (16.0) {194.5) (14.9) {198.2) {507.3) (206.8)
- - - - - - (530.9) - (530.9) (265.5)
- (2.8) - (4.2 - - - - (33.9) (15.8)
- - - (R4R ?) (25.3) - (21.3) {4b.4) {440.2) -
{1.0) (0.6) 0.7)  {348.8) {43.3) {0.2) {22.4) {55.8) {474.2) (6.3
(1.0$) (3.4) 0.7 (701.2) {68.6) (0.2) {574.6) (101.2) (1,479.2) (287.6)
- - - - - 35.7 - - 35.7 17.9
549.1 11432 205.9 {402.2) 104.2 - 585.3 113.3 1,915.1 1,342.4
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13.INVESTMENT IN JOINT VENTURES continued

B.RESULTS continued

BrentCross  Cabot Circus

£m £€m
Grossrentalincome i 28.2 26.0
Netrentalincome 1 24.3 18.6
Adrministration expenses e (0.1) -
Profit from operating activities T 242 186
Revaluation {losses)/gains on properties T (78.5) (56.0)
Adjustment forincome from assetsheldforsale a - -
Operating (loss)/profit (54.3) (37.4)
Finance income - -
Finance costs ) - 04 o8
{Loss)/profitbefore tax (54.7) 38.2
Taxcharge e o ) = -
{Loss)/praofitfor the year — continuing operations (54.7) 38.2)
Profit for the year—discontinued operations - - 2.2 ] -
{Loss)/profit for the year (52.5) {38.2)
Share of distributions received by the Group 12.6 50
C. ASSETS ANDLIABILITIES continued
BrentCross  Cabot Circus
£m £m
Non-cutrent assets T
Investment properties 431.1 263.5
Othernon-current assets 13.1 14.0
T 4442 2775
Currentassets
Cash and cash equivalents T 16.1 334
Othercurrent assets T 4.2 56
T T T T ) 203 39.0
Current liabilities
Loans—secured - -
Otherpayables ) - - - - ) {13.9 {14.8} o
{13.9) (14.8)
Non-current liabilities
Loans—secured -~ -
Derivative inancial instruments - -
QObligations underhead leases (12.8) 14.1)
Other payables — dueto Group companies c ~ ~
—other partiesand deferredtax {0.5) 0e)
o . R, v - X ) aarn
Net assets/(liabilities) 4373 287.0

t 2021 income statemeant figures have been restated to reflect the IFRIC Gecision on Concessians and kalance sheet figu-es have been restated to refiect the
IFRIC Decision on Depasitswhere £31.0mand £15.0m on a 100% and Group share basis, respectively, has been reclassified from restricted monetary assets

fwhich formed part of Other current assets) to cash ard cash equivalents, Further information on bath IFRIC decisions s set cutin note 18.
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2021
- B ) 100% share o
Grand
Bullring Central The Oracle Westquay Sihverburm Croydur! Higheross Dundrum Other Total Greup share
£m m £m £n £m £m £m £m £m £m £m
408 281 216 24.4 15.7 25.2 185 51.5 23.0 303.0 _. 1431
30.2 21.9 12.6 16.8 121 121 11.7 40.1 134 213.8 100.8
3 {0.1) 0.1 - B - 0.1 0.2) 0.3 (0.5) (0.1} (1.5) 0.7)
30.1 218 12.6 16.8 12.0 11.9 11.4 39.6 13.3 2123 100.1
(78.4) (45.3) (35.6) (19.5) (18.7) {55.5) (75.4} {89.3) 13.0 {539.2) (265.4)
(48.3) (23.5) (23.0) 2.7 6.7 {43 A) (64.0) 49.7) 263 (326.9) (165.3;
- - - - - - 6.1 2.4 - 8.5 4.2
- ©.1 -~ e - - (5.0 (11.2) 4.1 (22.0) 99
(48.3) (23.6) 23.0) (3.1) ) (43.6) (62.9) (58.5) 222 (340.4) (171.0)
o - - - - - (c.6) ~ - - 0.6 _ 03
(48.3) (23.6) (23.0) (3.1) 6.7) (44.2) (62.9) {58.5) 22.2 (341.0) (171.3)
] = - - - - - - - - 22 0.9
(48.3) {23.6) (23.0) 3.1 6.7) (44,2} {62.9) (58.5) 222 (338.8) (170.4)
- - 6.0 1.7 9.5 - - 2.8 - 376 37.6
. - — e 207
100% share
o “Grand -
Buliring Central Tre Oracle Westquay Silverburn Craydon Highzross Durdrum Other Total Group share
£m £m £m £m £m £m £m £m £m £m m
561.0 88.3 243.3 3125 - 132.2 176.2 1,054.0 3719 3,634.0 1,712.2
24 27 - 42 - 0.4 - 2.4 - 39.2 i 18.3
563.4 91.0 243.3 316.7 - 132.6 176.2 1,056.4 3719 3,673.2 1,730.5
457 258 16.2 30.7 - 24.2 14.2 48.9 11.0 266.2 128.7
o 9.2 5.1 4.5 4.9 - 897 4.3 27 11.9 ) 1421 QQQ
54.9 30.9 20.7 35.6 - 113.9 185 51.6 22.9 408.3 188.7
- - - - — - {158.6) - - (158.6) (79.3)
oy B {10.3) (12.8) - (18.4) (11.0) (10.4) (99 (1289 (722
(20.4) 6.3) (10.3) (12.8) - (18.4} (169.6) (10.4) (5.9) (286.8) {151.5)
— - - - - - (502.2) (A75.7} (677.9) (295.0;
_ - - - - - 1.0} (2.1) - 3.1 (16)
- (2.8) - (4.2) - - - - - (33.9) (15.8)
- - — {348.2 - (24.6) - {20.2) (43.2) (436.2) -
B ©.9) (0.6) 07) {3488 - (42.0) 1) (211) (53.0)  (469.3) 35
©9 34 ©7)  (701.2) - (66.6) 21 (5456)  (2719) ({1,620.4)  {315.9)
597.0 1122 253.0 (361.7) - 1615 23.0 552.0 113.0 2,174.3 1,451.8
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13. INVESTMENT IN JOINT VENTURES continued

D. RECONCILIATION OF MOVEMENTS IN INVESTMENT IN JOINT VENTURES

2022 2021

£m £

At1Jameary T 14518 18136
Share of results of joint ventures (41.5) (1704)
Impairment of investment in joint ventures a - (11.5)
Advances 4.0 14.0
Cash distributions (including interest) b {84.0) (38.9)
Other receivables {5.3) (4.9
Transferto assets heldfor sale - (72.3)
Dispasal - 53.9)
Exchange andothermovements o . 114 (239
At 31 December 1,342.4 1,451.8

a Comprised the fullimparrment of the Group's fnvestmeant in Highcross as descrihed m note 10A.
b Compnsesdistributions of £63.4m (2021: £37.6m) and interest previously accrued of E20.6m (2021; £1.3m).

14, INVESTMENT IN ASSOCIATES

A.PERCENTAGE SHARE 2022 2071

Principal property Share Share
Value Retail T T T T Various Vi!lagé?a?:%oss Europe a 0% 40%
Ttalie Deux Ttalie Deux, France 25% 25%
Nicetolle Nicetoile, France b - 10%

a Interestis catculated based on the share of profits to which the Group is entitled and excludes individual interests which are loss making.
b The Group disbosed of its L0% interest i Nicetaile on 1 April 2024 for€25m (£21m).

Associates comprise prime urban real estate cansisting of flagship destinations and premium oputlets across Europe. Analysis of the results and assets and
liabilities of the Group's investment in associates is set out beiow and with the exception of Value Retail, these results form part of the Share of Property

imterests to arrive at management’s analysis of the Group on a proportionally consolidated basis as explained in note 3 and set outin note 2.

B.RESULTS 2022 2071
T T T T T Taoovestare.  a00%shwe
Value Italie Group value Italie Group
Retail Deux Total share Retail Nicetaile Deux Toiat share
£m £m £m £m £m £m £m £m £m
Grassrentalincome ¢ 4344 224 4565  153.6 3055 3.4 23.0 3316 1026
Netrentalincome T 288.5 17.8 306.3 105.7 2049 2.7 17.3 224.9 714
Administration expenses (144.3) (0.1) (144.49) (48.0) (116.3) - 01 (1164) {338
Profitfrom operating activities 1 144.2 17.7 161.9 57.7 88.6 27 17.2 108.5 37.6
Revaluation (losses) /gains on
properties .t {98.1)  (24.8) (122.9) (66.9)  (33.0) 0.2 (35.8) (e8.6) (211
Operating prafit/({loss} 46.1 (7.1} 39.0 (9.2) 55.6 29 (18.6) 35.9 16.5
Interest costs (79.6) {0.1) (79.7) @17 55.1) - 1556.1) (18.7,
Fairvalue gains on derivatives 57.0 - 57.0 18.1 18.2 - ~ 18.2 9.3
Fairvalue gains on participative
_legns - 0= 0~ 6 @ - - T T
Netfinance(costs)fincome ____ (226) (0.0  (27) 54 (369 - - Ben
Profit/(loss) before tax 23.5 {7.2) 16.3 (3.8) 187 2.9 (28.6) 3.0
Currenttax charge {15.3} - (15.3) (3.2) (8.5) - 0.1} 8.6)
Deferred tax (chares)/credit 88 - @® Oy 60 - - 6D
{Loss)/profit for the year {G.6} (7.2} (7.8} (7.1} 16,2 2.9 {18.7) 0.4

+

T 2021 figures have been restated to reflect the IFRIC Decision on Concessions with further information provided in note 1B,
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14, INVESTMENT IN ASSOCIATES continued

C.ASSETS AND LIABILITIES

2022 2021
o 100% share L 100% share T
Value Italie Group Value Italie Group
Retail Deux Tatal share Retail Deux Tatal share
£m £m £m £m £m £m £m £m
Non-current assets
Investment properties 5,151.0 411.6 5,562.6 1,989.9 5,055.6 406.7 54623 1,995.2
Other non-current assets 370.7 - 370.7 114.2 236.6 - 236.6 63.3
5,621.7 411.6 5,933.3 2,104.1 52622 406.7 5,698.9 2,058.5
Currentassets
Cash and cash equivalents 288.6 27.4 316.0 93h 2336 239 2575 83.0
Othercyrrent assets 98.9 11.8 110.7 40.7 70.1 13.1 83.2 328
- o 387.5 39.2 426.7 134.3 303.7 37.0 340.7 115.8
Totalassets 5,509.2 450.8 6,360.0 2,238.4 5,595.9 443.7 6,039.6 21743
Current liabilities
Laans (314.7) — (314.7) (108.1) (1,0901) - {(1,090.1) (465.1)
Other payables (148.4) (17.0) {165.4) (104.6) (121.0) (15.4) (136.4) {82.8}
o _ {(463.1) {17.0) (480.1) 2127y (1.211.1) (15.4) (1,226.5) (557.9)
Non-current liabilities
Loans (2,787.1) - {(4,787.1) {653.6) (934.6) — (934.6) (292.2)
Farticipative (oan (387.1) - (387.1) {(35.7) (347.8) - (347.8) (86.0)
Other payables, including deferred tax {650.7) (3.1) (653.8) (185.2) (609.3) (3.3) (6126)  (176.0)
- (2,824.9) (3.1) (2,828.0) {(934,5) (1,891.7) (3.3) (1,895.0)  (554.2)
Totalliabilities (3,288.0) (20.1) (3,308.1) (1,147.2) (3,102.8) 87 (81215 (1,112.1)
Net assets 2,621.2 430.7 3,051.9 1,091.2 2,4931 425.0 2,918.1 1,062.2
Reverse participative loans 387.1 - 387.1 205.9 347.8 - 347.8 184.8
3,008.3 430.7 3,439.0 1,297.1 28409 4250 3,265.9 1,247.0
D. RECONCILIATION OF MOVEMENTS IN INVESTMENT IN ASSOCIATES
2022 2021
T - - Value Italie Value Italhe T
Retail Deux Total Retail Nicetoile Deux Total
£m £m £m Em £m £m £m
At1 January ) 1,140.8 106.2 1,247.0 11541 238 1205 1,2984
Share of results of associates (5.3) (1.8) (7.1) 200 0.3 4.7 15.6
Capital return - (2.0) (2.0 - - 2.0 (2.0
Distributions {4.4) 0.6) {5.0) (2.4) - 0.1 {2.5)
Share of other comprehensive gain of associate a 23.3 - 23.3 13 - 13
Dispasals - - - - (23.2) - (23.2)
Exchange and other movements _ 35.0 5.9 40.9 (32.2) 0.9 (7.5,  40.6)
At31December b 1,189.4 107.7 11,2971 1,140.8 - 106.2 1,247.0

a Relates tothe changein fair value of derivative financial instruments in an effective had ge relationship within Value Retail.

b Inciudes accumulatedimpairment to the investment in Value Retail of £94 3m {202 1: £94.3m) which was recognised inthe year ended 31 December 2020 and
is equivalent to the national goodwill on thisinvestment,
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15. TRADE AND OTHER RECEIVABLES

A.TRADE AND OTHER RECEIVABLES ~ NON-CURRENT

2022 2021
£m £
Net pension asset ’ T 23C 1.4 16.8
Ctherreceivables o _ 18 27
3.2 1956
B. TRADE AND OTHERRECEIVABLES — CURRENT
2022 2021
£m £m
Trade receivables * 23.4 27.5
VAT receivahble 16.7 157
Balances due from joint venture entities 8.3 7.5
Accrued interest receivable 11.6 11.0
Otherreceivables 239 17.6
Corporation {ax 0.1 0.7
Prepayments ) o 19 45
85.9 B84.8
* Creditriskis explainedfurtherin note 19D.
C.TRADE (TENANT) RECEIVABLES — AGEING ANALYSIS AND PROVISIONING
S 2022 5
Grosstrade Nettrade  Grosstrade Nettrade
receivables Provision receivables receivables Prav'sion  recenables
£m £m £m £m £m £m
Notyetdue 3.2 (0.6) 2.6 5.6 (1.9) 37
0--3 months overdue 4.0 (0.8) 3.2 8.2 (3.6 4.6
3-12 months overdue 8.1 {2.3) 5.8 139 (6.3) 7.6
More than 12 months overdue 25.7 {13.9) 11.8 27.2 115.6) 11.6
41.0 (17.6) 23.4 54.9 (27.4) 27.5
D. ANALYSIS OF MOVEMENTS IN PROVISIONS
2022 2321
Loss allowance £m £m
;\tlJanuary e 274 T -3 5_8
Additions to provisions charged tothe income statement 40 135
Disposals > {1.3) 2.1
Release of provisions (10.7) 16.6}
Utilisation (2.8) 2.1
Exchange e D
At 31 December 17.6 274

* 2021 Related to UK retail parks
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15.TRADE AND OTHER RECEIVABLES continued

E. TRADE (TENANT) RECEIVABLES - SEGMENTAL ANALYSIS AND PROVISIONING

2022 2021

Gross trade Nettrade  Grosstrade ‘Nettrade

receivables Provision receivables receivables Provision receivables

Praportionally consolidated £m £m £m £m £m £m
UK o 29.1 (12.5) 16.6 46.3 (27.2) 19.1
France 40.0 (17.2) 228 45.2 21.7) 235
Ireland - 5.0 (2.6) 2.4 8.0 4.4y 3.6
Managed portfolio 74.1 (32.3) 41.8 39,5 (53.3) 46.2
Less Share of Property interests L {33.1) 14.7 7'(18.4) (44.6) 25.9 {18.7)
Repotted Group 41.0 {17.6) 23.4 549 {27.4) 27.5

Provisions against trade receivables includes £0.2m (2021: £1.0m) against receivables whereby the income which has been deferred on the balance
sheet. On a proportionally consolidated basis, a further £1.4m (2021 £3.0m) relates to Share of Property interests. The charge made for making these

provisions is excluded from Adjusted earnings as described in note 10A.

Net trade receivables do notinclude deposits (which are included in payables), but taken together with VAT, do form part of the assessment of the required

provision.

A10 percentage pointincrease in the provision rate weould increase the provision and hence reduce Reported earnings by £2.7mand Adjusted earnings

by£2.2m.

16.RESTRICTED MONETARY ASSETS AND CASH AND CASH EQUIVALENTS

A.RESTRICTED MONETARY ASSETS

2022 2021

Current Non-current Current NOH'CU reent

£m Em £m £m

Cash heldin respect oftenants and co-owners T Ta 8.6 - 13.7 -
Cash held inescrow _— b ) - 214 20.0 214
8.6 21.4 33.7 21.4

T 2021 current figures have been restated ta reflect the IFRIC Dacision on Deposits where further information is provided in note 1B. The effect is that £5 Am held
by third party managing agents in respect of tanant deposits and service charges have been reclassified to cash and cash equivalents as these amounts are not

restricted by law orregulation. The previously reported figure for 2021 was £19.1m.

a Comprises amounts held to meet future services charge costs and related expenditure such as maiketing expenditure, where local laws ar regulations restrict the

use of such cash.

o

Comprises funds held to satisfy potential obligations under indemnities granted in favour of Directors and officers to the extent that such obligations are not

already satisfied by the Company or covered by Directors’ and Officers’ liability insurance. The funds will remain in trust until the later of December 2026, o, if
there are outstanding claims at that date, the date onwhich all claims are resolved (2021:the current portion related to a deposit received in respect of the sale of

Silverburn prior to completion on 15 March 2022, upon which the amounts were released from escrow).

B.CASHAND CASHEQUIVALENTS

Cash and cash equivalentsincludes £4.4m (20271: £5.4m) in respect of cash held by third party managing agents which was previously disclosed as
restricted monetary assets as describedin notes 16A and 1B and where the previously reported 2021 cash and cash equivalents figure of £309.7mhas

beenrestated.
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17.TRADE AND OTHER PAYABLES

2022 2021

Current  Non-current Current ) Nonkcurreht

Note £m £m £m £m

Trade payabies 22.7 - 17.0 -
Pension liability 23¢ 0.9 7.8 0.9 9.2
VAT payable 17.8 - 18.8 -
Balances due tojoint venture entities 23.1 - 5.3 -
Balances due to co-owners a 8.7 - 13.7 -
Accryals—interest 37.6 - 38.9 -
- capital expenditure 14.0 - 14.2 -

—other 33.6 - 30.7 -
Deferred income 11 - 23.5 -
Distributions receivedin advance from associates (Value Retail) - 18.1 - 215
Guarantee andtenantdeposits - 11.1 - 95
Lease liabilities b 2.7 6.9 2.5 1.5
Other payables 61 = 124 9.5 149
168.3 56.3 179.4 56.6

a Comprises restricted monetary assets held on behalf of co-owners in order to meet future service charge costs and related expenditure.

b Ofthe nan-current portion, £1.8m (2021: £1.2m) is payable between one totwo years, £2.4m (2021 £0.3m) from twa to five years and £2.7m (2021: £nil)
in more than five years.
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18.LOANS

A.LOANPROFILE
2022 2021
£m £m

Unsecua

£200.0m7.25% sterlingbonds due 2028 199.0 198.8
£700.0m 1.75% eurobonds due 2027 a 6123 578.3
£300.0m 6% sterlingbonds due 2026 299.1 298.8
£350.0m 3.5% sterling bonds due 2025 348.3 347.8
£235.5m 1.75% eurohondsdue 2023 - 157.4
Bank loans and overdrafts o (31) (2.73
Senior notes due 2031 5.1 4.9
Senior notes due 2028 11.3 13.3
Senior notes due 2026 62.0 58.8
Senior notes due 2024 1124 1354
d 1,646.4 1,834.8

a Couponislinked totwo sustainability performance targets, both of which will be tested in December 2025 against a 2019 benchmark. Ifthe targets are not met,
atotalof 75 basis points per annum, representing acost of £5.25m, will be payable in addition tothe finalyear's coupon. The Group has made certain assumptions
which support not increasing the effective interest rate, asa result of the possibility of failing to meet the targets. Planned future initiatives which will assist the
Groupin achieving the targets include the introduction of energy efficient projects, the generation of additional on or offsite energy and driving compliance with
relevant energy performance legislation. The Group continues to make steady progress against both targets,

On 16 Decernber 2422, following the exercise of an early redemption option, the Group redeemed allaf the €235 5m 1. 75% eurobonds dua 2G23 usingavailable
cashresources.

¢ Debithalance comprises unamaortised fees for revolving credit facilities against which no funds had been drawn at the yearends.

o

d Maturity anatysis is setout innote 19G.

B.UNDRAWN COMMITTED FACILITIES

The Group has the following revolving credit facilities {(RCF), which are allin sterling unless otherwise indicated, expiring as follows:

2022 2021

£m £m

2017 RCF expiring 2022 - - 10.0
2017 RCF expiring 2023 a - 30.0
2016 RCF expiring 2023 a - 420.0
2017 RCF expiring 2024 a - 370.0
2021 RCF expiring 2024/2025 b 150.0 150.0
2021 JPY7.7bn RCF expiring 2025 c 48.9 41%.8
2022 RGF expiring 2025 a 4630 -
d 6619 1,025.8

a On29April 2022, the 2016 RCF expiring 2023 and the unexpired elements of the 2017 RCF expiringin 2023 and 2024 were extinguished and replaced with
anewthree year £463m RCF expining April 2025, but containing two one-year extension options. The exishing two facil'ties were cancelled on 9 May 2022,

b Contained two one year extension aptions wherehy during the year, the first of these extension aptions was exercised such that £100m was extended
to June 2025 with the remaining £50m left to expire atits existing term in June 2024,

¢ Contained two one year extension options whereby during the year, the first of these extension aptions was exarcised such that the full facility was extended

t0.June 2025.

d £2.1m (2021: £2.1m) of RCFs have heenutilised (although not drawn) to support ancillary facilities leaving £659.8m (2021: £1,027.7m) avallable to the Group.

C.MATURITY ANALYSIS OF UNDRAWN COMMITTED FACILITIES

2022 2021

Expiry £m £m
Within ohe year S - 10.0
Withinone totwoyears 50.0 450.0
Withintwao to five years — 6119 5698
h 661.9  1,029.8
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19. FINANCIAL INSTRUMENTS AND RISK MANAGEMENT

A:FINANCIAL RISK MANAGEMENT AND STRATEGY

The Group's financial risk management strategy seeks ta set financial limits for treasury activity to ensure they are in line with the risk appetite of the Group.
The Group’s activities expose it to certain financiai risks comprising liguidity risk, market risk (comprising interest rate and foreign currency risk), credit risk
and capital risk.

The Group's treasury function, which operates under treasury policies approved by the Board, maintains internal guidelines for interest cover, gearing,
unencumbered assets and other credit ratios and both the current and projectedfinancial position against these guidelinesis monitored regularly.
Tormanage the risks set out above, the Group uses certain derivative financial instruments to mitigate potentially adverse effects on the Group's financial
performance. Derivative financial instrurments are used ta manage exposure to fluctuations in foreign currency exchange rates and interest rates but are
notemployed for speculative purposes.

Financialinstruments are grouped and accounted for as set cutin the table below.

o o - 2022 - 2
Current Non-current Total Current  Nen-current Total
Note £m £m £m £m £m £m
Balancesduefromjointventures P - 2394 239.1 - 2554 355.4
Trade and otherreceivables a 15A/158 67.2 1.8 69.0 63.9 2.7 66.6
Restricted monetary assets T 16 8.6 21.4 30.0 33.7 21.4 55.1
Cash and cash equivalents T 218.8 - 218.8 3154 - 3151
Assetsheld forsale ~ad - - - 41 - A1
Financial assets at amortised cost 556.9 £96.3
Investment in agsociates: participative loans 14C - 205.9 205.9 - 184.8 184.8
Other investments e - 98 98 = - 95 95
Assets at fair value through profit and loss b 215.7 1943
Derivative financialinstruments — assets 0.1 7.0 7.1 7.3 18.6 259
Derivative financial instruments —liabilities {16.1) {23.7) {39.8) — (597 597
Derivatives at fair value through profit and loss c {(32.7) {33.8)
Trade and other payables d 17 (148.5) {48.5) {197.0) (136.2) A7.4) (183.6)
Loans 18 - (1,646.4) (1,646.4) - {1,8348) (1,8348)
Obligations under head leases 20 (0.2) (38.2) (38.3) - 364)  (354)
Financial liabilities at amortised cost (1,881.7) (2,054.8)

T 2021 figures have been restated to reflect the IFRIC dacision on Deposits where further infarmation s provided in notes 18 and 16.
a Excludesnet pension asset, VAT, corporation tax and prepaymnents

b Gainof£15.0m (2021 £9.5m) recognised inincome statement.

¢ Gamof£15.2m (2021 £43.9m lass) recagrised in incame statemen.

d Excludes pension liabilities, VAT and deferred income.

B.LIQUIDITY RISK

Cash levels are monitored to ensure sufficient resources are available to meet the Group’s operational requirements. Short term maney market deposits
are used to manage cash resources to maximise the rate of return, givng due consideration to risk.

Liquidity requirements are met with an appropriate mix of short and longer term debt whereoy the Group borrows predomimantly on an unsecured basisin
order to maintain operational flexibitity at a low operational cost. Loans and facilities are arranged to maintain short term liguidity ard ensure an appropriate
maturity profile. Long term debt comprises mainly the Group's fixed rate unsecured bonds and private placement seniar notes. Short term funding 'sraised
orincipally through syndicated revolving credit facilities from arange of banks and financial institut ons withwhich the Group maintains strong working
relationships. Analysis of the Group’s loans and facilities together with their maturity is set out in note 18
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19.FINANCIAL INSTRUMENTS AND RISK MANAGEMENT continued

L. INTEREST RATE AND CURRENCY RISK

Interestraterisk

Interest rate swaps are used to manage the interest rate basis of the Group's debt, allowing changes from fixed to floating rates or vice versa Clear
guidelines exist for the Group's ratio of hixed to floating debt, interest cover, gearing, unencumbered assets and other credit ratios. Theinterest rate profile s
measured regularly against these guidelines.

The Group hasinterest swap agreements totalling £300m which mature in February 2024. Interestis paid at a rate linked to SONIA, and received at a fixed
rate of 6% per annum. The Group defines Borrowings as loans and currency swaps and excludes the fair value of the interest rate swaps as the fair value
crystallises aver the life of the instruments rather than at maturity. The Group does not apply hedge accounting to its interest rate swaps.

2022 R 2021

Sterling Us Dollar Euro Total Sterling US Dollar Euro Total

Interestrate profile £m £m £m £m £m Em £m £m
Borrowings (loans and currency swaps)

— Fixedrate 2271 - 1,136.9 1,364.0 226.0 - 1,362.9 1,588.9

— Floating rate. (495.9) {4.9) 813.8 323.0 (170.5) (5.2) 465.7 - 290.0

(268.8) (4.9) 1,950.7 1,677.0 5h.5 (5.2) 1.828.6 1,878.9

Offsetting

After taking into account the netting impact included within the Group’s International Swap and Derivatives Assaciation (ISDA) agreements with each
counterparty (which are enforceable on the occurrence of future credit events such as a default), the net positions, including accrued interest, would be
derivative financial assets of £6.2m (2021: £6.3m) and derivative financial liabitities of £29.3m (2021: £29.5my). The combined value of derivative financial
instruments was therefore aliability of £23.1m (2021 liability of £23.2m),

Currencyrisk
The currency profile of the Group'sloans s as follows:

3 2022 202
Sterling US Dollar Euro Total Sterl'ng US Dollar Eura Total

£m £m £m £m £€m £m £m £m

Bonds 846.4 - 6123  1,458.7 845.4 - 7757 16211
Bank loans and overdrafts (3.1) - - 3.1) 2.7 - - (2.7}
Senior notes 309 63.9 96.0 190.8 30.8 84.8 1008 2164
874.2 63.9 708.3 1,646.4 8735 84.8 876.5 1,834.8

Hedging

The Group enters into cash flow hedge and net investment relationships to mitigate its exposure to currency risk, The ratio for hedging instruments
designated in both netinvestment and cash flow hedge relationships was 1:1. Ineffectiveness could be recognised on either hedging relationship due to
significant changes in counterparty credit risk or areduction inthe notional amount of the hedged item during the designated hedging period, however,
noineffectiveness wasrecognisedin 2022 or 2021.

B 2022 2021

Current Non-current Total Current  Nan-carrent Total

Maturity of fair value of currency swaps £m £m £m £m £m £m

Assets b 7.0 7.0 7.3 8.3 156
Liabilities B (16.2) (21.5) (376 - (59.7)  (89.7)
(16.1) (14.5) (30.6) 7.3 (51.4) (44.1)

Cash flow hedges

US dollar loans comprise elements of the Graup's Seniar notes as set out above, To manage the impact of foreign exchange movements onthese loans,

the Group has used derivatives at an average hedged exchange rate of £1 = $1.387 (2021: £1 = $1.439), to swap all the cash flows to either euro or sterling
where the sterling element is designated as a cash flow hedge with the critical terms of the loans being the same as the related derivatives.

The carrying value of derivatives designated in a cash flow hedge was an asset of £8.3m (2021: £6.7m;. This designation allows exchange differences on
hedginginstrumentsto be recognised in the cash fiow hedge reserve and then recycled to net finance costs in the cansolidated income statement, to offset
against the exchange differences on US dollar loans also recognised in net finance costs.

The cash flow hedge reserve includes aloss of £0.2m (2021: £1.7m gain} in respect of continuing cash flow hedges. The cash flows are expected taoccur
between 2023 and 2024.
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19. FINANCIAL INSTRUMENTS AND RESK MANAGEMENT continued

C.INTERESTRATE AND CURRENCY RISK continued

Net investment hedges
Tomanage the foreign currency exposure on its net investrments in euro-denominated entities, the Group has designated all euro loans or syntheticeuro
loans, including euro-denominated bonds, seniar notes and currency swaps, as netinvestment hedges.

This designation allows exchange differences on hedging instruments to be recognised directly in equity which acts as an offset against the exchange
differences on netinvestments in euro-denominated entities which are alsorecognised in equity. The notional and carrying amount of such euro-
denominated liabilities and the average hedged rate is set out below.

2022 2021

- Average Average

Euro hedged Euro hedged

notional carrying exchange nctional Carrying exchange

amaount amount rate aMmaount amount rate

Em £m € Em £m £

Bonds ' " 7000 612.3 1163 9355 7757 1189

Seniornotes 108.5 96.0 1.152 120.4 100.8 1.152

Cross currency swaps 484.0 222 1.194 570.2 459 1.352

Foreigﬁ_{_g_?(change swaps ] 918.0 16.4 1.151 554.6 (7.2} 1.173
Total 2,210.5 746.9 2,180.7 915.2

The euronotional amount represents the amount due at maturity without netting any receivable of different currency under the same instrument.

The netinvestment hedge reserve includes £60.8m (2021 £45.1m) In respect of continuing net investment hedges whereby these are due to maturc
between 2023 and 20371,

Sensitivity analysis

Interest risk sensitivity analysis

Inmanaging interestrate and currency risks, the Group aimsto reduce the impact of shart term fluctuations on the Group’s earnings. Changes infareign
exchange and interest rates may have an impact on consoltdated earnings over the longerterm. The sensitivity has been calculated by applying the interest
rate change to the loans net of their related interest rate swaps.

2022 2021

Changeininterestrate Change ininterestrate

+ 1% —-1% +1% —1%

Interestrate sensitivity onearnings £m £m £m £m
Income staterment 6.2 (6.3) 6.4 (6.5)

Other comprehensive income - - — —

Currency risk sensitivity analysis

The sensitivity of the Group’s financial instruments to changes in exchange rates shows the impact on profit and other comorehensive income of a 10%
changeinthe sterling exchange rate against euro by retranslating the year end euro-denominated financialinstruments, taking into account forward
foreign exchange contracts. 10% represents management’s assessment of areasonably possible change in foreign exchange rates overa 12 montn
period. The analysis does not reflect the exposure and inherent risk during the year.

2022 2021

) Change inexchange rate Change in exchange rzte

+10% -10% +10% —10%

Eurocurrency sensitivity impact on earnings £€m £m £€m £m
Income statement (0.4} 0.5 (4.5} 55
Other comprehensive income 177.2 (216.6) 165.5 202.3)

The effect on the net gains taken te equity would be more than offset by the effect of exchange raze changes onthe eurc-denominated assetsincluded
inthe Group’s financial statements.
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19. FINANCIAL INSTRUMENTS AND RISK MANAGEMENT cantinued

D.CREDIT RISK
Creditnsk refers to therisk that a counterparty will default on its contractual obligations resulting in financial loss.

I he Group's credit risk anses from trade and other receivables, unamortised tenant incentives, restricted monetary assets, cash and cash
equivalents, balances due from joint ventures and associates, other investments, loans receivable, participative loans to associates and derivative
financialinstruments.

Trade (tenant) receivahles

The Group's greatest exposure to credit risk arises principally from trade {tenant) receivables which all have due dates within 12 manths. The Group
determines and maonitarsregularly the level of risk associated with trade receivables and applies the IFRS 9 simplified approach to measuring expected
creditlosses applyingthe methodology, judgements and estimates set outinnote 1F and by reference to changesin the levels of default experienced,
tenant credit ratings and wider macroeconomc factors. Analysis of the provision and sensitivities thereon are setout in notes 15D and 15E.

For most trade receivables, the Group obtaing security in the form of rental deposits or guarantees which can be called upon if the counterparty is in default.
Both of these serve to limit the potential exposure to credit risk.

Unamortised tenant incentives

Provisioning rates against unamortised tenantincentives are lower than those against trade receivables as the credit risk of tenants not paying rent for
future periods, and hence unamortised tenant incentives not being recovered, is lower than the credit risk on trade receivables currently overdue, including
residual aged amounts still outstanding from the pandemic. The Group determines and monitors regularly the level of risk and assesses impairment of
such balances accordingly and by reference to changes in the levels of default experienced, tenant creditratings and wider macroeconomic factors, Details
of the provision and sensitivities therecn are setoutin note 128,

Other balances
The creditrisk associated with restricted monetary assets, cash and cash equivalents, derivative financialinstruments and amounts due from joint
ventures and associates {including loans and participative loans receivable, which are carried at fair value based on the underlying assets) is considered

low, with an assessment of each category set out as follows:

Restricted monetary assets, cash and cash equivalents and derivative financialinstruments
Such balances are held with caunterparties which are banks that are commitied lenders to the Group with high credit ratings assigned by international
creditrating agencies.

Amounts due from joint ventures and associates

Balances due fromjoint ventures comprise loans fromthe Group to establish and fund the partnerships which form part of the totalinvestment in joint
ventures. The credit risk of loans due from joint ventures and also associatesis monitored by reference to changes in the underlying assets, principally
driven by investmeant property valuation changes, The most material balance, relating to loans due fromWestquay Limited Partnership, isrepayable on
demand, atthough the Group does not expect this loan to be recalled in the foreseeable future. Consequently, the expected creditloss has been calculated
by discountingthe outstanding loan balance over the period untilitis anticipated that the cash will be realised at the Interest rate implicitin the loan,

The resultant expected credit loss was not material to the Group accordingly no loss has been recognised.

Investments

The carrying value of investments in joint ventures and associates equates tothe Group’s share of the underlying net assets of the investment, The most
significant companent of underlying net assets is investment properties, which are carried at fair value meaning that there is no residual credit risk other
than for at Highcrosswhere in 2021, abreach of secured loan covenants resulted in afullimpairment to £nil of that investment.

Other receivables

Nither receivahles aro groupod baced on type, contraciual terms, agen g and lnancidlstanding of ¥ie debtor using the same methodologies and
considerations as for trade receivables. Depandant on the nature of the receivable the credit risk ranges from low to moderate, however, the resulting
provisions are not significant.

E: CAPITAL RISK
The capital structure of the Group comprises of equity and debt, including cash and cash equivalents. The Group's financing policy s to optimise the

weighted average cost of capital by using an appropriate mix of debt and equity. Further information on loans is provided in nete 18 and information on
share capital and reservesis set out in note 21 and the statement of changes in equity. The Groupreviews regularly its loan covenant compliance.
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19. FINANCIAL INSTRUMENTS AND RISK MANAGEMENT continued

F. FINANCIAL INSTRUMENTS HELD AT FAIR VALUE

Definitions
The Group's financial instruments are categorizsed by level of fair value higrarchy prescribed by accounting standards, The different levels are defined
asfollows:

— Level 1:quoted prices (unadjusted} in active markets for identical assets or liabilities

— Level 2:inputs other than quoted pricesincluded within Level 4 that are ohservable for the asset or liability, either directly (actual prices) or indirectly
{detived from actual prices)

— Level 3:inputs for the asset or liability that are not based on abservabie market data (from unobservable inputs)

Fairvalue valuation technique

Finapcialinstrument Valuation technique for determining fair value

Unsecured bonds Quoted market prices

seniorpotes Present value of cash flows discounted using prevailing marketinterest rates
Unsecured bank loans and overdrafts Present value of cash flows discounted using prevailing market interest rates
Fairvalue of currency swaps and interest rate swaps Present value of cash flows discounted using prevailing market interast rates
Otherinvestments including participative loans to associates Underlying net asset values of the interestsin Villages/centre *

* Assets of Villages comprise mainly investment properties held at professionat valuation.

Fairvalue hierarchy analysis

2022 2021
Carrying Carryingg B N
amount Fair value amaunt Fairvalue
Herarchy £m £m £m £m
Unsecured bonds Level 1 1,458.7 1,249.5 1,621.1 1,707.0
Seniornotes Level 2 190.8 180.7 2164 221.8
Unsecured bank loans and averdrafts Level 2 (3.1) - 2.7 -
Fairvalue of currency swaps ] level 2 30.6 30.6 44.1 441
Borrowings 1,677.0 1,460.8 1,878.9 1,972.9
Fairvalue of interest rate swaps Level2 2.1 24 (10.3) {10.3}
Participative loans to associates Level 3 205.9 205.9 184.8 184.8
Fairvalue of other investments Level 3 9.8 9.8 9.5 95
Analysis of movements in Level 3 financial instruments
2022 2021
Participative Other Fartcipative Other
loans investments Tatal loans  nvestmerts Taoral
Level 3 financial instruments £m £m £m £m £m £m
At January 184.8 9.5 194.3 189.9 9.7 199.6
Total gains/{losses)in
— share of results of associates 15.0 - 15.0 91 - 91
— consolidated income staterment - - - - 0.4 0.4
— other comprehensive income 10.5 0.3 10.8 (11.8) {0.6) {12.4)
Other movements~ advances (4.4) - (4.9 {(2.4) - (24
At31December 205.9 9.8 215.7 184.8 9.5 194.3

Allother factors remaining constant, an increase of 5% in the net asset values of the Villages/centre would increase the carrying amount of the Level( 3
financialinstruments by £11.3m. Similarly, adecrease of 5% would decrease the carrying amouJnt by £11.3m. Thefair values of all other financial assets
and liabilities equate to their book values.
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19. FINANCIAL INSTRUMENTS AND RISK MANAGEMENT continued

G. MATURITY ANALYSIS OF FINANCIAL LIABILITIES

The remaining contractual non-discounted cash flows for financial liabilities are as follows:

N , _._ 2022
Less than Onete Twoto Five to More than

oneyear two years five years 25 years 25 years Total

Note £m £m £m £m m £m

Trade and other payables 148.5 10.2 33 35.0 - 197.0
Derivative financial liability cash inflows {13.3) (30.8) (362.3) - - {406.4)

Derivative financiat liability cash outflows 34.7 18.7 380.9 - - 434.3

Loans - 112.6 1,332.6 216.4 - 1,661.6

Interest 61.1 59.6 127.2 15.1 - 2563.0

Obligations under head leases 20 2.3 23 6.8 45.2 69.4 126.0

2021

Lessthan Oreto Twoto Five to Mare than T

one year twoyears five years 2byears 25 years Total

Note €m £m Fm £m £m £m

Trade and othar payables 136.2 101 49 324 - 183.6
Derivative financial liability cash inflows (13.2) {13.2) (405.9) — - (432.3)

Derivative financial liability cash outflows 10.5 10.5 4534 - - 474.4

Loans - 197.7 848.6 805.9 - 1,852.2

Interest 651 65.1 162.0 40.2 - 3324

Obligations under head leases 20 2.1 21 6.9 457 68.3 1251

a Asdefined in note 19A.

b Beforetaking inta account unamortised borrawing costs of £15.2m {2021: £17.4m).

20. OBLIGATIONS UNDER HEAD LEASES

2022 2021

Present
value Present value
Minimum of minimum Minimam of mirimum
lease Effect of lease leass Effect of lease
payments discounting payments payments  discounting payments
Due £m £m £m £m £m £m
W\'th\n oneyear 2.3 2.1 0.2 2.1 (2.1) -
Between one and twoyears 23 {(2.1) 0.2 21 (2.0) 0.1
Between twa and five years 6.8 (6.4 04 6.9 (6.5) 0.4
Betweenfiveand 25 years 452 (20.0) 8.2 ant {40.7) 5.0
Mare than 25 years 69.4 {37.1} 32.3 68.3 {(37.4) o 30.9
More than one year 123.7 {85.6) 384 123.0 (86.6) 36.4
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21.SHARE CAPITAL AND OTHER RESERVES

A, SHARE CAPITAL

- 2022 20
numhber £m number £m

Called up, allottedand fully paid

Orginary shares of 5p each 5,002,265,607 2501 4,2419457,161 2210

Duringthe year, 582,808,446 shares were issued in respect of scrip dividends.

Share capitalincludes 7,691,247 shares (2021 7,691,247 shares) held in treasury and 25,512,208 shares (2021: 2,290,410 shares) held in an
amployee share trust whereby during the year, purchases of 27,301,546 shares were made with the balance beingissued to employees.

B, OTHER RESERVES

Net

Translation investment Cashflow  Totalother

reserve hedge hedde reserves

£m £m £m £m

At1 January 2021 ' 6660 (51920 34 1502
Recycled exchange gain on disposal of overseas property interests (55.2) 442 - {11.0)
Foreign exchange translation differences {(139.7) - - (139.7)

Gainonnetinvestment hedge - 112.2 - 1122
Loss on cash flowhedge - - 1.9 (1.9)

Loss on cash flow hedge recycled tonet finance costs ) - - 0.2 _ 02
Total comprehensive loss (194.9) 156.4 1.7) (40.2)
At31December2021 4711 (362.8) 1.7 110.0

Foreign exchange translation differences 130.7 - - 130.7
Loss onnetinvestment hedge - (103.4) - (103.4)

Gainon cash flowhedge - - 6.3 6.3
Gain on cash flow hedge recycled to net finance costs ] - - 82y = (82)
Totalcomprehensive loss 130.7 {103.4) a9y _ 254
At 31 Decemher 2022 601.8 (466.2) {0.2) 135.4

The translation reserve comprises fareign exchange differences ansing from the translation of the financial staterments of foreign operations and also
includesthe translatior of liabilities that hedge the Company’s net investmentin aforeign subsidiary.

Hedging reserves compnse currulative gaing and logses representing the effective portion of the cumulative net change in the fai- value of cash flow and

foreign currency hedging instruments.



Hammerson plc Annual Report 2022 175

22.DIVIDENDS

Enhanced
Cash sCrip
dwidend per alternative 2022 2021
share per share £m £m
Priorperiods
2020final dividend —Cash a 0.2p - 11.7
—Enhanced scrip alternative b 2.0p B 51.0
2021 interimdividend  —Cash 0.2p - 1.3
—Enhanced scrip alternative b 2.0p - 717
2021 final dividend —Cash a 0.2p 11.8 -
—Enhanced scrip alternative b 2.0p 51.4 —
2022interim dividend -~ Cash 0.2p 1.4 -
. — Enhanced scrip alternative b 2.0p 5.7 =
) 140.3 135.7
Cash flow analysis:
Cashdividend c 26 2.6
Withholding tax:
— 2020 interim dividend - 11.9
— 2020 final dividend - 10.4
— 2021 final dividend 06 0 -
13.2 24.9
Total cash dividends per share in respect of the year 0.2p 0.4p

a Dividends paid as a PID are subject towithholding tax which is paid approximately two months after the dividend itselfis paid.
b Calculated asthe market vatue of shares issued to satisfy the enhanced scrip dividend alternative.
¢ Comprises cash payments after deduction of withholding tax, where applicable.
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The Group operates anumber of defined benefit and defined contribution schemes where the principal schemeis a funded defined benefit scheme
('the Scheme’) where assets are held in aseparate trustee administered fund. The Scheme is valued by a qualified actuary at least every three years and
contributions are assessed in accordance with the actuary’s advice. Since 31 December 2002, this scherne has been closed to new entrants and on
30June 2014 was closed to future accrual, As described furtherin note 23D, on 8 December 2022, the Company and the Scheme’s Trustees entered
into abulk purchase annuity palicy (buy-in) in respect of insuring all future payments to existing pensioners of the Scheme.

The Group also operates three Unfunded Unapproved Retirement Schemes. Two schemes provide pension benefits to twa former Executive Directars,
the other meets pension commitment obligations ta former Us employees.

A.DEFINED CONTRIBUTION PENSION SCHEME

The charge in respect of the Group's UK funded defined contribution pension schemewas £3.0m (2021: £3.0m).

B. PRINCIPAL ASSUMPTIONS USED FOR THE SCHEME

2022 2021
Financial % U
Discount rate for accrued benefits o ' 48 T 20
Inflation (retail price index) 3.2 33
Rate of increase in pensions in payment 3.2 33
Demographic } Years  Years
Life expectancy from age 60:
— Pensioner aged 60 * 28.7 280
— Non-pensionercdrrently aged 40 * 30.1 295
Weighted average matutity o o . ) o Years ~ “ears
The Scheme 14.0 18.0
Otherschemes Upt010.8 Upto11.6

* The Group uses demographic assumpgtions underlying the most recent formal actuaralvaluation of the Scheme as at 31 December 2021. The base maortalty
assumptions are based onthe S3NA tables, with adjustments ta reflect the Scheme’s population. Future martality improverments for 2023 are CMI 2021
projections with along term rate of impraovement of 1.25% p.a. together with weighting parameters ‘w2020 and ‘w2021 of 10% which adjusts for evidence of
negative impacts of nor-Covid-19 maortality expected to continue in the future (2021: CMI 2020 projections with a long term rate of improvement of 1.25% p.a.
alsowith just the w2020 weighting parameter of 109).
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23.PENSIONS continued

C.DEFINED BENEFIT PENSION SCHEMES -~ CHANGES INPRESENT VALUE

2022 2021
Ohbligations Assets Net  Oblgations Assets - Net
MNote £m £m £m £m £m 'm
AtlJanuary (115.9) 122.6 6.7 {132.5} 98.0 {34.5}
Recognised in the consolidated income statement:
— interest {cost)/income (2.2) 25 0.3 {1.6) 1.3 (0.3)
Recognised in other comprehensive income— actuarial
{losses)/gains:
— experience adjustments (7.5) - {7.5) 2.5 — 2.5
— changes in financial assumptions 34.4 - 34.4 4.3 - 4.3
— changesindemographic assumptions 1.7 - 1.7 11 - 1.1
— actualreturnon plan assets - (55.3) (55.3) - 110 11.0
28.6 (55.3) (26.7) 7.9 11.0 18.9
Employer contributions - 12.4 12.4 - 21.3 21.3
Benefits paid 7.9 (7.1) 0.8 101 2.0) 1.1
Exchange (losses)/gains (0.8) - {0.8) 0.2 - Q.2
At 31December _ {82.4) 75.1 {7.3) {115.9) 122.6 67
Analysed as:
— Presentvalue of the Scheme 154 {73.3) 74.7 1.4 (105.8) 122.6 16.8
- Presentvalue of Unfunded Retirement Schemes 17 (9.1) 0.4 (8.7) {10.1) - (10.1)
(82.4) 75.1 (7.3) 115.9) 122.6 6.7
a Includedin net finance costs.
b Owingtothe buy-indescribedabove andin ngte 230, the Group does not expect to make contiibutions to the Schemein 2023.
¢ Aspermitted by [FRIC 14 the Group has recognised the pension surplus onthe Scherne as it has alegal right to receive that surplus on winding up.
D. ANALYSIS OF THE SCHEME ASSETS
2022 2021
”61:"6?&& Unquoted Total Quated - Unguoted o Total
Note £m £m £m £m £m £m
Diversified Growth Funds - - - 50.5 3.9 54.4
Short dated credit fund - - - 16.7 0.8 17.5
Liability driven investments (LDI) - - - 0.2 48.9 491
Cash and other net current assets - 1.4 1.4 - 1.6 1.6
Buy-ininsurance policy - 73.3 73.3 - - -
- 74.7 74.7 67.4 55.2 122.6

a For?021, assets noted are allinvested in pooled funds as opposed to equity funds.

b UngLlecember 2022, the Company and the Scheme’s Trustees entered into a bulk purchase annuity policy (buy-in) contract with Just Retirement Limited for
apremiumof £87 3minrespect of insuring allfuture payments to existing pensioners of the Scheme at 9 December 2022. The pension buy-in transaction was
funded through the existing investment assets held by the Trustees on hehalf of the pension scheme and the impact of this transactionis reflected inthe IAS 19

valuation.

E.SENSITIVITY ON PRINCIPAL ASSUMPTIONS USED TO MEASURE THE SCHEME'S L IABILITIES

Positive/{negative) effect

Discount rate
Inflation

Longtermimprovementsinlongevity +1lvyear

2022
Em

1.0
(0.9)
(2.4)

2021
£m

1.8
@7
(5.0)
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24.NOTES TO THE CASH FLOW STATEMENT

A.ANALYSIS OF ITEMS INCLUDED IN OPERATING CASH FLOWS

2022 2021
£m Em
Net movements in working capital and restricted monetary assets
Movementsinworking capital:
—~ {Increase)/decreasein receivables (6.0) 273
~ Pecreasein payables (17.4) _{6.5)
(23.4) 20.4
Decrease/(increase) inrestricted monetaryassets o t 260 (161
T 2.6 43
t 2021 figures have beenrestated to reflect the IFRIC Decision on Deposits with further information provided in notes 1Band 16,
2022 2821
£m £m
Non-cash items
Increase in accrued rents receivable 1 {3.5) (11.6)
Decrease in loss allowance provisions * (2.6) (6.2)
Amartisation of lease incentives and other costs 1.2 59
Depreciation 4.1 4.4
Othernon-cashitemsincluding share-based paymentcharge e ¥ -
e t (0.8) (5.3)
1T 2021 figures have been restated to reflect the IFRIC Decisian an Cancessions with further information provided in notes 1Band 6.
* Comprises movementin provisions against trade (tenant) receivables and unamaortised tenant incentives.
B. ANALYSIS OF MOVEMENTS IN NET DEBT
- - - 2022 v
Cashand Cashand
cash cash
equivalents Borrowings Netdebt  equivalents  Borrowings Netdett
£m £m £m Em £m £m
AtlJanuary ’ T 3151 (1,878.9) {(1,563.8) 417.5 2.3 3@; (1,912.5)
Cash flow T (99.0) 3024 203.4 (100.3) 3329 2326
Change in fairvalue of currency swaps - 8.4 8.4 - (14.2) 14.2)
Exchange i - 27 (1089) (106.2) (21) 1324 1303
At31December T 218.8 (1,677.0) (1,458.2) 3151 1,878.9) (1,563.8)
Amountsin respect of assets heid for sale 3 - - - 4.6 - 46
T 218.8 (1,677.0) (1,458.2) 3197 1,878.9)  (1,559.2)

1 2021 cashand cash equivalents figures have been estated 1 reflect the issuance dunng the year of the IFRIC Decision on Deposits with further information

provided in notes 1Band 16.
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25.CONTINGENTLIABILITIES AND COMMITMENTS

A.CONTINGENTLIABILITIES

2022
£m

The Group exctuding joint ventures:
—guarantees given ®
—claims arising in the normal course of business 34
Group’s share arising in joint ventures ) 7
86

2021
£m

52
27
14

23

In addition, the Group operates in anumber of jurisdictions and is subject to periodic challenges by local tax authorities on a range of tax matters during the
normal course of business. The tax impact can be uncertain until aconclusion is reached with the relevant tax authority or through a legal proress The
Group addressesthis by closely monitoring these patential instances, sceking independent advice and maintaining transparency with the authorities it
deals with as and when any enquiries are made. As aresult, the Group has identified a potential tax exposure attributable to the ongoing applicability of tax
treatments adopted in respect of the Group's tax structures. The range of potential outcomesis a possible outflow of minimuem £nil and maximum £145m
(2022 minimum £nil and maximum £143m). The Directors have not provided for this amount because they donot believe an outflow is probable,

B. CAPITAL COMMITMENTS ON INVESTMENT PROPERTIES
2022

£m
TheGroupexdudmgjointmventures -
Group’s share arisingin joint ventures ; 52
52

2021
£m

19
40
59

26.0PERATINGLEASES ASALESSOR

The Group leases its investment properties to tenants under operating leases with a weighted average lease term of 3.2 yaars (2021: 4.0 years).

2022
Future minimum rentals receivable under nan-canceliable leases £m
Within one year ¢8.8
Between one and two years 58.9
Between two and five years 46.9
7.7

More than five years

246.3

2021
£m

56.3
478
63.9

. 1418

309.8
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27.RELATED PARTIES

A, JOINT VENTURES AND ASSOCIATES

Transactions between the Group’s subsidiary undertakings, which are related parties, have been eliminated on consolidation and are accordingly not
disclosed. Related party transactions with the Group had the following transactions with its joint ventures and associates, which comprise primarily
management fees, interest receivable, loan balances and other amounts due.

o o 2022 o 20_21
Joint Jaint
ventures  Associates vantures Associates

Note £m £m £m £m
Income statement
Managementfees 4.9 0.5 104 Q.7
Net interest recelvable 11.0 0.1 1.3 0.1
Share of distributions 13D/14E 63.4 5.0 37.6 2.5
Capitalreturn 14E - 20 - 2.0
Balance sheet — amounts due from/{to)
Loans * 13C 239.1 1.8 7554 17
Advances 130 4.0 - i4.0 -
Participative loans 14C - 205.9 - 184.8
Balances due from joint ventures 158 8.3 - 7.5 -
Balances due tojoint ventures 17 {23.1) - 9.3} -
Balances due to co-owners 17 (8.7) - {13.7) -
Distributions received in advance 17 - {18.1) - (21.5)

* Loans duefrom associates comprise €2.0m (£1.8m) (2021: £2.0m (£1.7m)) due to an intermediate holding company of Value Retail which is secured against
anumber of Value Retail assets and matures on 30 November 2043,

B. KEY MANAGEMENT
Full details of the Directors’ emoluments, as required by the Companies Act 2006, are disclosed inthe audited sections of the Directors” Remuneration
repart on pages 98 ta 107. The Company did not grant any credits, advances or guarantees of any kind to its Directars during the current and

preceding years.

The remuneration of the Directors and ather members of the Group Dxecutive Committee {(GEC), who are the key management of the Group, is set out
belowin aggregate.

2022 2221

£m £m

Salaries and short term benchits 5.9 6.4
Post employment benefits 0.3 0.5
Share-based payments 20 A
' 8.2 8.4

28.POSTBALANCE SHEET EVENTS

Inrespect of the Highcross joint venture, on 9 February 2023, it was agreed that it was in the best interests of the lenders in the fongerterm to
appoint & receiver 1o administer the asset for the benefit of the creditors.
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COMPANY BALANCE SHEET
Asat31 December 2022
2021
2022 (Re—presenled}
Note £fm £€m
Non-current assets
Investmentsin subsidiaries c3 1,322.4 1,279.3
Trade and otherreceivables 4 4,396.8 47292
Denvative financial instruments ca 2.0 18.46
Restricted monetary assets i 16A 214 214
5,747.6 60485
Current assets
Trade and other receivables 16.2 27.4
Derivative financialinstruments cé 0.1 7.3
Cash and cash equivalents - 1729 2740
R , , 189.2 3087
Total assets 59368 63572
Current liabilities
Trade and other payables cs  (2,276.5) (2295.0)
Derivative financial instrurnents co (1e1) -

(2,292.6) (2,295.0)

Nan-current liabilities

Loans Ch {1,034.1) {(1,256.5)
Derivative financialinstruments B o . cé (23.7)  (59.7)
o (1,057.8) (1,316.2)
Total liabilities 7 , (3,350.4) (3,611.2)
Netassets 2,686.4 2,746.0
Equity
Share capital 21A 250.1 221.0
Share premium 1,563.7 1,593.2
Merger reserve - 374.1
- 198.2

Capitalredemption reserve

Revaluation reserve (794.6) (837.1)

Retained earnings 1,576.0 1,200.1

Investmentin own shares e (8.8) {3.5)
Equity shareholders’ funds 2,586.4 27460

Thesefinancial staterments were approved by the Board an 8 March 2023 and signed on its behalf by:

Rita-Rose Gagné Himanshu Raja
Chief Executive Chief Financial Officer
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Equi
Capital Investment shar&g
Share Share Merger redemption Revaluation Retained inown holders’
capital premium reservs reserve reserve earnings shares funds
< a
Nate {na: £m £m £m Em £m £m £m
Ar1 January 2022 222.0 1,593.2 374.1 198.2  (837.2) 1,200.1 (3.5} 2,746.0
Revaluation gains on investmentsin
subsidiaries c3 - - -~ - 42.5 - - 1425
Foreign exchange translation
differences on netinvestmentin
subsidiaries C3 - - - -~ - 0.6 - 0.6
Loss for the year attributable to equity
shareholders - - - - - (183.8) - (183.8)
Total comprehensive income/{loss) - - - - 42,5 (183.2) - {140.7)
Transfer b - - (374.1) {198.2) - 572.3 - -
Costof shares awardedto employees - - - - - - 1.4 1.4
Purchase of own shares - - - - -~ - {6.7) 6.7)
Dividends 22 - - - - - {(1240.3) - {140.3)
Scrip dividend related share issue 291 (29.1) - - - 127.1 - 127.1
Scripdividend related share issue
_gosts — =y - - - R (U0
At 31December 2022 250.1 1,563.7 - - (794.6) 1,576.0 (8.8) 2,586.4
Year ended 31 December2021 Equiy
Capital Investmern: share-
Share Share Merger  rederption  Revaluation Retained inown holders’
capital premium reserve reserve reserve 23rnings shares ‘unds
a < E
MNote £m £m £m £m £m £m £m £m
AT January 2021 2029 16119 3741 1982 2990 5232 04 32085
Revaluation logsses oninvestments
In subsidiaries c3 - - - - {11361} — - {11351
Faoreign exchange translation
differences on netinvestment
in subsidiaries ok - - - - - 4.0) - (4.0)
Profitfor the year attributable to
equity shareholders - - - - - £593.9 - 6939
Total comprehensive (lossiincome - - - - 1,1361) £86.9 446.2)
Cost of shares awarded toemployees - - - - - - 0.4 0.4
Purchase of own shares - - - - - - (3.5) (3.9
Dividends 22 - - - - - {135.7) - (135.7)
Scrip dividend related share issue 18.1 (18.1) - - - 1227 - 1227
Scripdividend related share issue
_Costs - ©.6] - e S e S £ )
At 31 December 2021 221.0 1,593.2 3741 7198.2 (837.1) 1,200.1 (3.5) 27460

a Sharecapitalincludes shares held in treasury which are then excluded from equity shareholders' funds through ‘Tnvestment in own shares’, which are stated at

cost and are held inthe employee share trust.

b The mergerreserve arese in September 2014 frem a placirg of new shares using a structure which resulted in merder relief being taken under Section 612 of the
Companies Azt 2006, Foliowing receipt of the praceeds in 2014 anathe relevant criteria enabling use of the reserve having been satisfied, the amounts inthe
merger resarve are deemed distributable and accordingly the balance of this reserve has beentransferred to retained earnings.

lal

The capital redemption reserve comprised £14.3m relatngto share buybackswhich arose averanuriber of years up to 2019 and £183 9mresutting fromthe

cancellation of the Company's shares as part of the reargan’sation of share capitai in 2020. Following aoproval by the Court on 22 November 2022, this reserve
has beenreclassified as available far distribution to share~olders in accordance with ICAEW Techmcal Reiease 02/17BL section 2.8Aand as aresult hasbeen

transferredto retained earnings.
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A.GENERALINFORMATION

The Company is incorporated inthe United Kingdom and the separate
financial statements of the Company have been presented as required by
the Companies Act 2006.

The financial statements are prepared on the histarical cost basis, except
thatinvestmentsin subsidiaries and derivative financial instruments are
stated at fairvalue. The accounting policies have been applied consistently
year anyear, however, n order to enhance the users’ understanding, certain
figures have beenre-presented as described inthe applicable parts of the
financial statements as well as certain other presentational changes.

The Company meets the definition of 2 qualifying entity under FRS 100
{Financial Reporting Standard 100) issued by the Financial Reporting
Council. Accardingly, the financial statements have been prepared in
accordance with FRS 101 ‘Reduced Disclosure Framework’ and in
accerdance with the Campanies Act 2006 as applicable to companies
using FRS101.

Aspermitted by FRS 101, the Company has taken advantage of the
disclosure exemptions available under that standard in relation to:

— Astatement of cash flows

— Certain comparative information as otherwise required by IFRS

- Certaindisclosuresinrespect of financialinstruments

— Share-hased payments

- Theeffects of new butnot yet effective IFRSs

— Certainrelated party transactions including with those with subsidiaries

The above disclosure exemptions have been adopted because equivalent
disclosures are included in the consolidated financial statementsinto
which the Companyis consolidated.

B. GOING CONCERN

The Company has net current liabilities, due primarity to amounts payable to
its subsidiaries and other related undertakings. The Company from a going
concern perspective is inextricably linked tothe Group. As explained in note
1D tothe consolidated financial statements, the Directers have concluded
thatitis appropriate to prepare the consolidated financial statements on a
going concern basis. This conclusion also appliesto the preparation of the
Caompany’s financial statements for thereasons set outin that note.

C.PRINCIPAL ACCOUNTING POLICIES

The principal accounting policies relevant to the Company are the same as
those setoutin the accounting policies for the Groupin note 1, except for
significant judgements and key estimates and investments in subsidiaries,
which are included at fair value with mavements recognised within the
revaluation reserve.

C1.BASIS OF PREPARATION, CONSOLIDATION AND PRINCIPAL ACCOUNTING POLICIES
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D.SIGNIFICANT JUDGEMENTS AND ESTIMATES

The preparation of the Company financial staterments in conformity with
FRS 101 reguires management to make estimates and asstimptions that
affect the reported amounts of assets and liabilities, and the disclosure of
cantingent assets and liabilities at the date of the Company's financial
staterments and the reported amounts of revenue and expenses during the
reporting period. Actual results could differ from those estimates. The
estimates and underlying assurmptions are reviewed on an ongoing basis.
Revisions ta accounting estimates are recognised in the period inwhich
the estimate is revised.

There were no significant areas of judgement, but the Company’s key areas
ofestimation uncertainty are in respect of the valuation of investments in
subsidiaries, and the impairment of amounts due from subsidiaries as
detailed bietow.

The Directors determine the valuations of investmentsin subsidiaries with
reference tothe net assets of the entities. The principal assets of the entities
are the investment properties held either by the subsidiary or its fellow
group undertakings which are valued by professional external valuers.

The Directors ensure they are satisfied that the carrying amount of the
Company'sinvestmentin subsidiaries is appropriate. The basis of valuation
afthe Group'sinvestment properties is setout in the notes 1F and 12 tothe
consalidated financial staternents. Consistent with the Group's deferred tax
recognitiontreatment, as explained in note 8C, in calculating the net asset
values of the subsidiaries, no deduction is made for deferred tax.

Additionally, asrequired by [FRS 9, management has assessed the
recoverability of amounts due to the Company fromits subsidiaries and
otherrelated undertakings, including joint ventures by considering the value
of the underlying assets, incorporating any illiquidity impact in the event of
animmediate recovery bengrequired.

C2.INCOME STATEMENT

Inaccordance with the exemption permitted by sectron 408 of the
Companies Act 2006, the Company has elected not to presentits own
income statement or statement of comprehensive income for the year.

C3.INVESTMENT IN SUBSIDIARIES

2022 20___21

Cost Valuation Cost Valuatian

£m fm £m 30,

At January 2,082.5 1,279.3 20761 2,409.0
Additions - - 104 10.4
Exchange adjustment 0.6 0.6 £.0) “.0)

Revaluation gains/

{losses) - 42.5 ) — (1,136.1}

At 31 December 2,083.1 1,322.4 2,0825 1,279.3

Alist of the subsidiary and other related undertakings is included in note C7.
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C4.TRADE AND OTHER RECEIVABLES — NON-CURRENT

2022 2021

£m £m

Amaunts owed by subsidiaries and other related undertakings * 4,395.0 4;275
Loans receivable from associate 1.8 A7

43968 47292

* Includes anexpected creditloss impairment provision of £595.9m (2021: £471.6m). The movemeni inthe year comprises an additional impairment provision
of £124.3m (2021: £177.1m). There was no utihsation of the pravision in 2022 (2021: £15.9m).

Amounts owed by subsidiaries and other related undertakings are unsecured and bear interest at floating rates based on SONIA. This includes amounts
which are repayable on demand, hawever, there are no intentions to seek repayment of these amounts befare 31 December 2023,

C5.TRADE AND QTHER PAYABLES - CURRENT

2022 2221

Em £m

Kmounts owed tmsidianes an a_other related undertakings T T 2,244.9 i Z‘Qélg
Accruals o 31.6 _33.4

2,276.5 2,295.0

The amounts owed to subsidiaries and ather related undertakings are unsecured, repayable on dermand and bear interest at floating rates based on SONIA,

C6.LOANS AND DERIVATIVE FINANCIAL INSTRUMENTS

The Company’s loans are the same as those for the Group except for the £700.0m (£612.3m {2021: £578.3m)) 1.75% eurobonds due 2027 whereby
the borrower is a subsidiary undertaking, but where the proceeds were transferred to the Company such that the amount is included within amounts
owed to subsidiaries and other related undertakings. An analysis of the loans is set outin note 18Ato the consolidated financial staternents.

Details onthe Company’s derivatives, which are the same asthose for the Group, are set cutinnotes 194, 19C and 19F 1o the consolidated
financial statements,

C7.SUBSIDIARIES AND OTHER RELATED UNDERTAKINGS

A.Subsidiaries and wholly owned entities
The Company has a 100% direct oringirect interest in the ordinary share capital (unless a Limited Partnership where no shares are inissue) of the following
entities, which are registered/operate in the countries as shown:

England and Wales

280 Bishopsgate Investments Limited Hammerson (Brent South) Limited
Crocustord Uirmited Harmmerson (Bristol Invastments] Lirmnited
Gaverneffect Limited Hammerson (Bristol} Limited
Grantchester Develoorments (Birmingham; Limited Harnmerson {Cardiff) Limited
Grantchester Group Limited Hammerson (Coventry) Limited
Grantchester Holdings Limited Hammerson (Cramtington I} Limited
Grantchester Investments Limited Hammersan {Cricklewood) Limited
Grantchester Limited Hammerson (Croydon) Limited
Grantchester Properties (Gloucester; Limited Hammerson (Euston Square) Liruted
Grantchester Propearties (Luton) Limited Hammerson [Exater IT) Limited
Grantchester Properties (Nottingham) Limited Hammerson {Folkestane) Limited
Grantchester Properties (Port Talbot} Limited Hammerson (Leeds Develapments) Lirmited
Grantchester Properties (Sunderland) Limited Hammerson (Leeds GP) Limited

Hammerson (Brent Cross) Limited _ Hammerson (Leicester GP) Limited

|
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Regislered office: Marble Arch House, 66 Seymour Street, Londen W1H 58X, unless otherwise indicaten ) o

Harmmerson (Milton Keynes) Limited
Hammerson (Moor House) Properties Limited
Hammerson (Newcastle) Limited
Hammerson (Newtownabbey) Limited
Hammerson (Oldbury) Limited

Hammerson (Renfrew) Limited

Hammerson (Telford) Limited

Hammerson (Value Retail Investments) Limited
Hammerson (VIA GP) 1 imited

Hammerson (Victoria Gate) Limited
Hammerson (Victoria Investments) Limited
Hammerson {Victoria Quarter) Limited
Hammerson (Watermark) Limited
Hammerson {Whitgift) Limited

Hammerson Birmingham Properties Limited
Hammerson Bull Ring Limited

Hammerson Bull Ring 2 Limited
Hammerson Company Secréetarial Limited
Hammerson Croydon (GP) Limited
Hammerson Croydon (GP2) Limited
Hammerson Employee Share Plan Trustees Limited
Harmmerson Group Management Limited
Hammerson Group Limited

Hammerson Internaticnal Holdings Limited
Hammaerson Investments (No, 12) Limited
Hammerson Investments (No. 16) Limited
Hammerson Investments (No. 23} Limited
Hammerson Investments (No. 26) Lirmitad
Hammerson Investments (No. 26) Limited
Hammerson Investrmeants (No. 37) Limited
Hammerson Investments Limited
Hammerson Junction {No. 3) Limited
Hammerson Junction {(No. 4) Limited
Hammerson Martineau Galleries Limited
Hammerson MGLP Limited

Hammerson MGLP 2 Limited

Hammerson Maor House {LF) Limited
Hammersan Operations Lirnited
Hammerson Cracle Investments Limited
Hammerson Cracle Properties Limited
Hammerson Pension Scheme Trustees Limited

Hammerson Project Management Limited
Hammerson Renewable Energy Limited
Hammerson Retail Parks Haoldings Limited
Hammerson Share Option Scheme Trustees Limited
Hammerson Sheffield (NRQ) Limited
Hammerson Shelf Co 11 Limited

Hammerson Shelf Co 12 Limited

Hammerson Shetf Co 13 Limited

Hammerson Shelf Co 14 Limited

Hammerson UK Froperties Limited
Hammerson Via No 1 Limited

Hammerson ViaNo 2 Limited

Hammerson Wrekin LLP

Junction Nominee 1 Limited

Junction Nominee 2 Limited

Leeds {GP1) Limited

Leeds (GP2) Limited

London & Metropolitan Northern

LWP Limited Partnership

Martineau Galleries (GP) Lirmited

Martineau Galleries No. 1 Limited

Martineau Galleries No. 2 Limited

Precis (1474) Lirmited (Ordinary and Deferred)
RT Group Developments Limited

RT Group Property Investments Limited
SEVCO 5025 timited

Spitalfields Developments Limited
Spitalfields Holdings Limited {Ordinary and Preference)
The Junction (General Partner) Limited

The Junction {Thurrock Shareholder GP) Limited
The Junction Limited Partnership

The Junction Thurrock {General Partner) Limited
The Junction Thurrock Limited Partnership
The Martineau Galleries Limited Partnership
Thurrock Shares 1 Limited

Thurrock Shares 2 Limited

West Quay (No, 1) Limited

West Quay {(No. 2) Limited

West Quay Shopping Centre Limited
Westchester Holdings Limited

Westchester Property Holdings Limited

* Registered office: Riverside One, Sir John Ragerson's Quay, Dublin 2, D02 X576 Ireland.
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C7.SUBSIDIARIES AND OTHER RELATED UNDERTAKINGS continued

Scotland
Registered office: 1 West Regent Strest, Glasgow, G2 1AP

Union Square Developments Limited

France

Registered office: 36 Rug de Chateaudun, Paris 75009 e
Cergy Expansion 1SAS SCI Cergy Cambon SCI

Harmmerson plc—French branch SC1 Cergy Capucine SCI

Mamimerson SAS SCICergy Honaré SCI

Hammerson Asset Management SAS SCICergy Lynx SCI

Hammersan Centre Commercial [talie SAS SCI Cerpy Madeleine SC1

Hammearson Cergy SASU 5CI Cerpy Office 1SCI

Hammerson Cergy 1 5C1 SCICergy Office 2 SCI

Hammarson Cergy 2 SCT SCI Carpy Office 35CT

Harmmerson Cergy 4 5C1 5CICergy Office 45C1

Hammerson Cergy 55C1L SCI Cergy Office 55CT

Hammerson Développement 5CI SCICergy Office 6 5C1

Hammerson Fantaine SCI SCICergy OpéraSCL

Hammerson France SAS SCICergy Paix SCI

Hammerson Haolding France SAS SCI Cergy Royale 5CI

Hammerson Iconik SClCergy Trois SCI

Hammerson Marketing et Communication SAS SCICergy Tuileries 5CI

Hammerson Marseille 5CI SCI Cergy Vanddme SCT

Hammersaon Property Management SAS SCINewis SCI

Hammerson Troyes SCI SCI Paris Ttalik SCI

Les Pressing Réunis SARL SNC Cergy Expansion 2

RCAuUtnay3sct - Teycpac-H-Ttalie SAS - o
Ireland

Registerad office: Riverside One, Sir John Hogerson's Quay, Dubiin 2, 002 X576, uniess otherwise indicated o e
Dublin Central GF Limited Hammersan Group Management Limited —Irish branch

Dublin Central Limited Partnership Hammerson Ireland Finance Designated Activity Company

Dundrum R&O Park Management Limited Hammersen Ireland Investments Limited

Dundrum Town Centre Maragement Limited Hammerson Operatians (Ireland) Limited

Dundrum Viflage Management Company Limited The Hammerson [CAY *

* Registered ofice: 1-2Victoria Buildings, Haddington Road, Dublin 4, Trelara.

Jerse

R_eﬂstyered office: 47 Esplanade, St Heller, Jersey JE1 0BD, un'ess atherwise iIndicated e
Hammerson Birmingham investments Limited *  Hammerson VIA {Jersey) Limited

Hammerson Croydon Investments Limited Harmmerson VRE (Sersey; Limited

Hammerson Highcrass Investments Limited Hammerson Whitgift Investments Limited

Hammerzson Junction (No. 1) Limited The Junction Thurrock Unit Trust

Harnmerson Junction (No. 2) Limited ____Jhe Junction Unit Trust

* Registered office: 44 Esplanade, 5t Helier, Jersey 184 GWG.
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A. Subsidiaries and wholly owned entities continued

Isle of Man

Registered office: First Names House, Victoria Road, Douglas, Isle of Man, IM2 4DF

Hammerson (Silverburn) Limited

Northern Irefand

Registered office: 50 Bedford Street, Belfast, United Kingdorn, BT2 7FW

Abbey Retal Park Limited
Monesan Limited

Germany

Registered office: Schlossstrafie 1,12363 Berlin, Germany

BFN10GmbH

Netherlands

Registered office: Albatroshof 41, 2872 BG Schoonhaven, Netherlands

Hammerson Europe BV

Zweibrucken NLHoldco BY

* 66%interestinthe ordinary share capital. Registered office: Van Heuven Goedhartlaan 935 A 1181 LD, Amstelveen, Noord-Holland, Netherlands.

Luxembaourg

Registered office: 1 Rue Jean Piret, L-2350, Luxembourg

Victoria Quarter (Lux)

United States

Registered office: 2711 Centerville Road, Suite 400, Wilmington, Delaware 19808, United States; country of operation isthe United Kingdom

Hammerson LLC

B. Jointventures

Unless otherwise indicated, the Company has an indirect 50% interest in the ordinary share capital (unless a Partnership, Limited Partnership or Unit Trust
where nashares are in issue) of the following entities, which are registered/operate in the countries as shown:

England and Wales

Registered office: Marble Arch House, 66 Seymour Street, London WaH 5BX

Bishapsgate Goodsyard Regeneration Limited
Brent Cross Partnership

Bristol Alliance (GP) Limited

Bristol Alliance Limited Partnership
Bristol Alliance Nominee No. 1 Limited
Bristol Alllance Nominee No. 2 Limited
BRLP Rotunda Limited

Bult Ring (GP; Limited

BullRing {GP2) Limited

Bull Ring No. 1 Limited

Bull RingNo. 2 Limited

Croydon {GP1) Limited

Croydon {GP2) Limited

Croydon Car Park Limited

Croyden Limited Partnership

Croydon Management Services Limited
Croydon Property Investments Limited
Grand Central {GP} Limited

Grand Central Limited Partnership
Grand Central No 1 Limited

Grand Central No. 2 Limited

Highcross (GP) Limited

Highcross Leicester (GP) Limited

Highcross Leicester Holdings Limited
Highcrass Leicester Limited Partnership
Highcross Residential (Nominees 1) Limited
Highcross Residential {Nominees 2) Limited
Highcross Residential Properties Limited
Highcross Shopping Centre Limited

Oracle Nominees {(Na. 1) Limited

Oracle Nominees {No. 2) Limited

Qracle Nominees Limited

Oracle Shopping Centre Limited

Reading Residential Properties Limited
Silverburn Investment Advisor Limited

The Bull Ring Limited Partnership

The Highcross Limited Partnership

The Oracle Limited Partnership

The West Quay Limited Partnership

whitgitt Limited Partnership

* 41% imterestinthe ordinary share capital.
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C7. SUBSIDIARIES AND OTHER RELATED UNDERTAKINGS continuad

Treland

Registered office: Riverside One, Sir John Rogerson’s Quay, Dublin 2, DO2 X576 Treland i

Dundrurm Car Park GP Limited Dundrum Residential Owners Management Company Limited *
Pundrum Car Park Limited Partnership Dundrum Retail Limited Partnership

Dundrum Retail GP Designated Activity Company Trisketion Property Holding Designated Activity Company

* Limited by guarantee.

Jersey

Registered office: 47 Esplanade, St Helier, Jersey JE1 0BD, unless otherwise stated . ) . o ) o
Croydon Jersey Unit Trust Highcross (No. 1) Limited

Grand Centrat Unit Trust *  Highcross {No. 2} Limited

Higheross Leicester Limited

* Registered office: 44 Esplanade, St Helier, Jersey JE4A QWG.

France

Registered office: 7 Place d'Estienne dOrves - 2, Rue de Clichy~75001 Paris, unless otherwisestated
RC Aulnay 1 5CI 25%  RCAulnay 2 5CI 25%
Société Civile de Développement du Centre Cammercialde fa

_ PlacedesHalles SDPHSC * 65%

* Regislered office: 36 Rue de Chateaudun, Paris 75009,

C. Assaciates

Cauntry of

registration Classof  Ownership

or operation share held %
Bicester Investors Limited Partnership T Bermuda a N/A 25%
Bicester Investors 1l Limited Partnership Bermuda a N/A 25%
Master Holding BV Netherlands b Ordinary 44%
SNC Italie Theatre SNC France ¢ Ordinary 25%
SNC Reinventer ltalie Vendrezanne SNC France ¢ Ordinary 25%
SNC Vandrezanne SNC France ¢ Ordinary 25%
Value Retail Investors Limited Partnership Bermuda a N/A 79%
Value Retail Investors IT Limited Partnership Bermuda a NfA 89%
value Retail Investors 117 Limited Partnership Bermuda a N7A 50%
value Retaill PLC UK d  Ordinary 24%
VR European Haldings BV Netherlands b Ordinary 25%
Vatue Retail Barcelona SL Spamn e  Ordinary 58%
Vatue Retail Madrid SL Spain f Ordinary 5%
VR Franconia GmbH Germany g  Ordinary 5654
VR Ireland BV Netherlands b Ordinary 57%
VR La Vallée BV Netherlands b Ordinary 28%
VR Maasmechelen Tourist Outlels Comm. VA __Belgum 0 Bshares = 29%

Registered affices:

Victoria Place, 31 Victoria Street, Hamilton, HMA.0, Bermuda.

TMF, Luna Arena, Herikerbergweg 238, 1101 CM Arnsterdam, Netherlands.

36 Rue de Chateaudun, Paris 75008.

19 Berkeley Street, London W1J 8ED.

LaRocaVillage, Santa Agnésde Malanyanes, 08430 La Raca del Vallés, Barcelona, Spain,
Calle Juan Ramaon iménez, 3, Las Rozas Village, 28232 LasRozas de Madnd, Madrid, Spain
Almosenberg, 97877, Wertheim, Germany.

Zatellaan 100, 3630 Maasmechelan, Balgium,

om0 O 0 g oW
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C7.SUBSIDIARIES AND OTHER RELATED UNDERTAKINGS continued

D. Exemption from audit
The following subsidiaries are exempt from the requirements of the Companies Act 2006 relating to the audit of individual financial statements by virtue

of Section 4794 of that Act.

Campany Company

rEngtl’athﬂ regrstratlon

number number

Grantchester Developments (Birmingham) Limited 4295332 Hammerson Croydon {GP1) Limited 8230396
Grantchester Group Limited 1887040 Hammaerson Croydon {(GP2) Limited 8284202
Grantchester Holdings Limited 4035681  Hammerson Group Management Limited 574728
Grantchester Limited 2489293  Hammerson International Holdings Limited 666151
Grantchester Properties (Gloucester) Limited 3691896  Hammersen Investments (No. 23) Limited 4186905
Grantchester Properties (Luton) Limited 3691887  Hammerson Invastments Limited 3105232
Hammerson (Brent Cross) Limited 3377460  Hammerson Junction {No. 4) Limited 8218055
Hammerson (Brent South) Limited 6644658 Hammerson Martineau Galleries Limited 4161246
Hammerson (Bristol Investments) Limited 4663404  Hammerson MGLF Limited 3768311
Hammerson (Cardiff) Limited 6668272 Hammerson MGLP 2 Limited 9084398
Hammerson {Cricklewood) Limited 4789711  Hammerson Operations Limited 4125216
Hammerson {Croydan) Limited 4044457  Hammerson Oracle Investments Limited 3289109
Hammerson (Milton Keynes) Limited 6671304  Hammerson UK Properties Limited 298351
Hammerson (Qldbury) Limited 8218034  Hammerson ViaNo. 2 Limited 12279332
Hammerson {Renfrew) Limited 8180149  Martineau Galleries (GP) Limited 3744383
Hammerson {Value Retail Investments) Limited 6654800  RT Group Developments Limited 3699545
Hammerson {Victoria Investments) Limited 8047957  RT Group Praperty Investments Limited 4357520
Hammersan {Victoria Quarter) Limited 8230241  Spitalfields Developments Limited 2025411
Hammerson (Watermark) Limited 6763965  TheJunction (General Partner) Limited 4278233
Hammerson Bull Ring Limited 5447873  West Quay ShoppingCentre Limited 643320

The following partnerships are exempt from the requirements to prepare, publish and have audited individual financial statements by virtue of regulation 7
ofthe Partnerships (Accounts) Regulations 2008. The results of these partnerships are cansolidated within these consolidated financial statements.

The Junction Thurrock Limited Partnership The Martineau Galleries Limited Partnership
The Junction Limited Partnership i B}

C8. CONTINGENT LIABILITIES

The Company has subsidiaries andrelated parties that operate in anumber of jurisdictions and is subject to pericdic challenges by local tax authorities on
arange of tax matters during the normal course of business. The taximpact can be uncertain until a conclusion is reached with the relevant tax authority or
through alegal process. The Company addresses this by closely monitoring these potential instances, seeking independent advice, and maintaining
transparency with the authorities it deals with as and when any enquiries are made. As aresult, the Company has identified a potential tax exposure
aftributable ta the ongeing applicability of tax treatments adopted in respect of the Company’s tax structures. The range of potenttal outcomes is a possible
outflow of minimum £nil and maximum £345m (2021; minimum £nil and maximum £343m). The Directors have not provided for this amount because
they donot believe an outflowis probable.
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Tabile

Summary EPRA performance measures 1 Balance sheetinformation

Balance sheet
Portfolio analysis Net debt
Rentaldata 2 Movement in net debt
Gross rentalincome 3 Tatal acoounting return
Vacancy 4 Financing metrics
Lease expiries and breaks 5 Netdebt - EBITDA
Net rentalincome 5] Interest cover
Toptentenants 7 L.oan tovalue
Costratio 8 Gearing
Valuation analysis 9 Unencumbered asset ratio
Netinitialyield 10 Group sharein Value Retail
Capital expenditure 11 Key properties

Tatile

12
13
14
15

16
17
18
19
20
21
22

Hammerson is amember of the European Public Real Estate Association (EPRA) and has representatives who actively participate in a number of EPRA
committees and initiatives. This includes working with peer group companies, real estate investors and analysts and the large audit firms, toimprove the

transparency, comparability and relevance of the published results of listed real estate companiesin Europe.

Aswith other real estate companies, we have adopted the EPRA Best Practice Recommendations (BPR) and were again awarded a Gold Award for
compliance with the EPRA BPR foraur 202 1 Annual Report, Furthar information an EPRA and the EPRA BPR can be faund on their website wwawv.epra.com.

Details of our key EPRA metrics are shown in Table 1.

SUMMARY EPRA PERFORMANCE MEASURES

2024

£65.0m
1.3p
52.5%

Note/Table

104

11B
Table 8

_32.0%  472%  Tables

Tablel
Performance measure 2022
Earnings t £200.6m
Eamnings pershare (FPS) t 2.0p
Costratio (including vacancy costs) t 38.0%
Costratio (excludingvacancycosts) I S

2022
Net Disposal Value (ND\/) pé:h?e T 56p
Net Tangible Assetsvalue (NTA) per share 53p
Net Reinstaternent Value (NRV) per share 63p
Net Initial Yield (NIY) 5.8%
Topped-up Net Initial ield 6.0%
Vacancyrate 4.8%
Loantovalue T 50.5%

2024

640
74p
5.6%
5.8%
5.7%
50.1%

s0p

e
11C
11C

Table 10

Table 10

Table 4

Table 18

T 2021 hgures have been restated ta reflect the IFRIC Decision an Concessions with further infarmation provided in notes 1B and 6 to the financial statements.

* 2021 restated tc reflect the bonus element of scrip dwidends.
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As aresult of its fullimpairment at 31 December 2021, the Group’s investment in Highcross isincluded in ‘Developments and other’ and for 2022 is
included in all metrics except for those included in the consclidated income statement {gross rental income, net rentalincome and the revaluation losses in

theyear]. These reclassifications are reflected in the tables within this Additional information.

Where applicabie, the information presentad within the ‘Develnpment and other' segment anly s eflecls available data i relation to the nvestment

properties withun this segmerit,

Rental data
Table2
e 2022
Estimated
Adjusted net Average rentalvalue Reversion/
Gross rental rental rents Rents of vacant Estimated {over~
ncome income passing passing space rentalvalue rented)
Proportionally consalidated £111 £M EIn?’ £mh En: irﬁ "21
UK 90.5 74.3 420 84.0 2.3 77.6 {11.3)
France 61.8 53.8 430 65.9 3.2 71.3 3.1
Treland o 37.3 33.6 500 38.8 0.8 395 _(93_‘)
Flagship destinations 189.6 161.7 440 188.7 6.3 188.4 (3.6)
Developments and other 25.6 13.1 170 21.6 2.9 208 (117
Managed portfolio 215.2 174.8 380 210.3 9.2 209.2 (5.0)
. . 2021
UK T 119.3 83.6 4430 104.5 51 102.0 (7.3)
France T 54.4 37.0 4156 523 2.3 57.5 5.3
Treland T 3h.6 28.2 460 35.6 0.6 36.5 09
Flagship destinations 1 209.3 148.8 415 192.4 8.0 196.0 2.2
Developments and other T 30.1 17.2 195 224 3.2 234 Q5)
UK retail parks T 11.0 8.4 n/a n/a n/a n/a n/a
Managed portfolio T 250.4 174.4 370 214.8 11.2 219.4 (2.9}

T 2021figures have been restated to reflect the IFRIC Decision on Concessions with further information provided in nates 1B and 6 to the financial statements.
a Average rents passing at the year end hefore deducting head rents and excluding rents passing from anchor units, car parks and commarcialisation.
b Rents passing are the annual rental income receivable at the yearend from an investment property, after any rent-free periods and after deducting head rents and

car parking and commercialisation running costs totalling £14.2m.
¢ Theestimated rental value (FRV) at the year end calculated by the Group's valuers. ERVs in the above table are included within the unobservableinputs to the

porticliovalsations as defined by [FRS 13

d Thetotal of rents passing and ERV of vacant space compared to ERV.

Gross rentalincome
Table 3

2022 2021
Praportionally consalidated £m £m
Base rent B T 159.2 158.6
Turnoverrent 13.7 8.2
Car park income 27.9 223
Commercialisation income 9.5 10.3
Surrender premiums 0.8 20.1
Lease incentive recognition T 0.9 28.3
Otherrentalincome _ 3.2 26
Gross rentalincome B 1 215.2 250.4

1 2021 0igures have beenrestatedtoreflect the IFRIC Decision on Concessions with further information provided in notes 18 and 6 tothe financial statements,



OTHERINFORMATION Hammerson plc Annual Report 2022 192
ADDITIONAL INFORMATION - UNAUDITED continued

PORTFOLIO ANALYSIS continued

Vacancy
Table4
. 022 2021
ERV of ERVf
vacant TotalERVfor Vacancy vacant  Total ERV for Vacancy
space vacancy rate space Vacancy rate
a a
Proportionally cansolidated £m £m Y% £m £m %
IJK o - 2.3 ’ 645“__ 3.6 5.1 86.0 o 7_;3.9
France b 3.2 72.5 4.4 23 59.1 4.0
Irelangi ) ) B o o ) B 0.8 'm_'.?:ﬁ.'? ) 2.3 0.6 33.0 ) _‘_1:2
Flagship destinations b 6.3 172.4 3.7 8.0 1781 4.5
Developmentsandoether 29 179 160 = 32 = 204 157
Managed portfolio b 9.2 190.3 4.8 11.2 198.5 57

a Total FRV differs from Table 2 due to the exctusion of car park ERY and head rents payable, which distort the vacancy metric.

b Figuresinclude Les 3 Fontaines, Cergy extension which openedin March 2022, Vacancy rates at 31 December 2022 excluding the extension were France: 2.8%;
Flagship destinations: 3.0%; Managed por tfolio: 4.3%.

Lease expiries and breaks

Table5
Weighted average
Rental income based on passing rents unexpired
that expire/breakin ERV ofleasesthatexpire/breaki: leaseterm
T T T T T T T o 'Wﬁﬁ"i’\‘l*o‘m-— |
standing 2023 2024 2025 Total |standing 2023 2024 2025 Total | tobreak toexpiry
Prapaortionally consolidated £m £m £m £m m £m £m £m £m £m I years years
UK ' 3.8 128 137 82 385 36 116 108 67 327 59 77
France 3.5 5.9 10.1 2.6 221 } 31 5.9 9.5 3.0 215 i 1.9 4.8
Treland ) ) . 1.3 } 33 41 14 1043 ] 21 4.3 3.1 1.3 10.8 | j_i ‘7._4
Flagship destinations 8.6 220 27.9 12.2 70.7 ‘ 8.8 21.8 234 11.0 65.0 r— 4.3 6.5
Developments and other 2.5 4.1 2.7 3.5 128 2.6 3.1 22 2.2 10.1[ 4.2 &7
Managed portfolio 11.1 26.1 30.6 15.7 83.5_(_ 131.4 24.9 25.6 13.2 75.1 i 4.3 6.8

* Ignorestheimpact of rental growth and any rent-free periods
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Like-for-like net rentat incame (NRI) is calculated as the percentage change in NRI for investment properties owned throughout both the currentand prior
year, after taking account of exchange translation movements. Properties undergoing a significant extension project are excluded from this calculation

during the period of the works.

. . 2022
Properties

owned Change in Develop- Total
thraughout | like-for-like ments Adjusted Change in Total
2021/22 NRI Disposals and ather NRI provision NRI
Proportionally consolidated £m % £m £m £m £m £m
UK 70.8 313 3.5 - 74.3 1.7 760
France 36.3 35.4 - 17.5 53.8 - 53.8
Treland 33.6 19.3 - = 33.6 02 33.8
Flagship destinations 140.7 29,2 3.5 17.5 161.7 1.9 163.6
Developments and othet - n/a - 13.1 13.1 0.5 13.6
Managed portfolio * 140.7 29.2 3.5 30.6 174.8 2.4 177.2
202

Properties

owred Develop- Tatal
throughout ments Adjusted Changein Total
2071/22 Excnange Disposals and ather NRI provision NRI
Proportionally consalidated m £m £m £m £m £m £m
UK 1 54.0 - 140 156 83.6 64 900
France 1 26.8 0.2) 0.8 9.6 37.0 - 37.0
Ireland t 28.2 - - - 28.2 - 28.2
Flagship destinations T 109.0 0.2) 14.8 25.2 148.8 6.4 155.2
Developments and other t - - 0.6 16.6 17.2 0.3 17.5
UK retail parks T - - 8.4 - 84 14 5.8
Managed portfolio T * 109.0 0.2) 238 41.8 174.4 81 1825

T 2021 figures have been restated to reflect the IFRIC Decision on Concessions with further information provided in notes 18 and é tothe financial statements.
* Managed portfolio value onwhich like-for-like growthis based was £2,244m (2021: £2,605m).

Top ten tenants
Tahle 7
Ranked by passing rent
Passing rent % of total

Proportionally consalidated £m passingrent
Inditex - ) 7.6 . 36
HE&M 6.5 31
b Sports 3.3 1.6
Next 3.4 1.5
Rivar Island 2.8 1.4
Marks & Spencer 2.7 1.3
Boots 2.7 1.3
watches of Switzerland Company 2.4 1.1
CK Hutchison Hotdings 2.3 1.1
John Lewis Partnership 23 11

35.7 171
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PORTFOLTO ANALYSIS continued

Costratia
Table 8

2022 2021
Proportianally cansalidated £m £m
Gross admi histration costs T 0 h'T ~ T 64,9 T 80‘3
Property fee income {11.5) (13.2)
Managementfee receivable {5.5) (7.2}
Property outgoings 1 391 74.2
Lessinclusive lease costs recovered through rent ey, B
Total operating costs A 772.9 1262
Lessvacancy costs e 1y 2
Total operating costs excluding vacancy costs B 65.6 113.6
Grassrental income T 215.2 2504
Ground rents payahle {1.3) mne)
Lessinclusive lease costsrecoveredthoougheent . BY B
Gross rentalincome T C 204.8 240.6
Costratioincluding vacancy costs 7 A/C 38.0% 52.5%
Cost ratio excluding vacancy costs T B/C 32.0% 47.2%

T 2021 figures have beenrestated to refiect the IFRIC Decision on Concessions with further information provided in notes 1B and 6 to the financial statements.

* Includes £5.1m {2021 £8.6m) of husiness transformation costs which are excluded from Adjusted earnings as set out in note 10Ato the financial staterments.
Excluding these costs, the 2022 cost ratio including vacancy costs would reduce from 38.0% 10 35.5%.

The Group's business madel for developrnents is ta use a combination of in-house resaurce and externat advisors. The cost of external advisors is
capitatised to the cost of develapments. The cost of employees warking on developments is generally expensed, but capitalised subject ta meeting certain
criteriarelated to the degree of time spent on and the stage of progress of specific prajects, Employee costs of £0.8m (2021: £1.5m) were capitalised as
development casts and are nat included within ‘Grass administration costs’



Valuation anatysis

Hammersonplc Annual Report 2022

195

Tahle 9
N 2022
Revaluation True Nominal
Properties (osses in the Income Capital Totai Initial  equivalent equivalent
. at valuation vear return return return yield yield yield
Proportionally consolidated —including a
Value Retail £m £ Yo % % Y% Ya %
UK 871.0 (90.2) 7.9 (5.4) 2.1) 7.7 8.4 8.0
France C 1,241.0 (57.2) 4.8 {4.6) - 4.4 5.2 5.0
Ireland ] 676.4 {20.1) 5.2 {3.0) 2.1 5.3 5.7 55
Flagship destinations 2,788.4 {167.5) 6.0 {5.9) {0.2) 5.7 6.3 6.1
Developments and other - 431.7 {53.5) 2.3 {14.8) {12.8) 7.0 103 2~ 9.7
Managed portfolio 3,220.1 (221.0) 54 (7.3) (2.3) 5.8 6.6 6.3
Value Retail 1,887.0 (60.7) 5.3 (21) 2.0
Group purtfolio e 5,107.1 (281.7) 5.3 (5.8) 0.7)
N o 202t
Revaluation True Nominal
Properties  lossesinthe Income Capital Total Initial equwvalent  equivalent
atvaluation year return return return yield yield yield
Em £m % % % % % %
UK + b 11353  {247.5) 6.5 16.3) (10.8) 7.0 81 7.7
France T = 9897 {61.0) 3.6 {6.4) (3.1) 4.4 5.2 5.0
Treland t 659.3 {56.9) 42 (7.8) (3.9) 4.9 5.4 53
Flagship destinations T 2,784 .3 (365.4) 5.0 (11.2) 6.8) 5.6 6.4 6.2
Developments and other 1 4944 (78.7) 2.9 (9.1) 6.6) 6.2 9.6 9.0
Managed portfolio 1 3,478.7 (444.1) 4.7 (10.9) (6.7 5.6 6.6 6.4
Value Retail 1,893.5 {12.0) 2.7 (0.8 2.1
Group portfolio t e 53722 (456.1) 4.0 7.7 (3.9)

T 2021 figures have beenrestated to reflect the IFRIC Decision on Concessions with furtherinformation provided in notes 1B and 6 tothe financial statements.

a Nominalequivalent yields are included within the unobservable inputs to the portfolio valuations as defined by IFRS 13. The nominal equivalent yield for the
Reported Group was 5.7%{2021: 6.2%).
b Includes Sitverburn which was classified as held for saleas at 31 December 2021

¢ Includes Ialik, 75% of which is classitied as a trading property.

d 2021returnsinclude UK retail parks up tothe point of their disposalin that year.

g Analysis of capital expenditure is in¢luded in Table 11.
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PORTFOLIO ANALYSIS continued
Net Initial Yield

Table10

Investment portfolio

Proportionally consolidated

Wholly owned a
Share of Propertyinterests

Trading properties
Assets held forsale
Netinvestment portfolio valuation on a proportionally consolidated basis
Less: Developments
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2022 2021

Note £m £m
33 1,461.0 1,561.4
33 1,722.9 1.813.9
33 36.2 343
33 - 681

38 3,220 34787
(249.0)  (469.4;

Completed investment portfclio 2,971 3,009.3
Purchasers’ costs ) ] ] b - 1972 2098
Grossed up completed investment portfolio o - - A ] 3,168.3 32191
Annualised cash passing rental income 2074 2144.7
Non-recoverable costs (21.1) (25.3)
Rents payable o - 3.8 38
Annualised netrept .~~~ 0000 B o 182.2 1318
Add:
National rent expiration of rent-free periods and other lease incentives o 3.2 30
Futurerentonsignedleases ) o o o 38 07
Topped-up annualised net rent C 189.2 185.5
Add back; Non-recoverable costs - o - 211 233
Passingrents - 2103 2148
Netinitial yield B/A 5.8% 5.6%
‘Topped-up’ netinitial yield C/A 6.0% 5.8%
a Includes 100% of Ttalik, 75% of which s part of trading properties.
b Purchasers’ costs equateto 6.7% (2021: 7.0%) of the value of the completed investment portfalio.
c ‘Weighted average remaining rent-free periad is 0.7 years (2021: 0 6 years).
Capital expenditure
Table11
2022 2021
- . _(Resiated)
Propor- Propar-
Share of tianally Share of tionally
Reparted Praperty consoli- Jesorted Property conseli-
Group interests dated Graup interests dated
Proportionally consolidated Note £m £m £m e £m £
Developments 5 10 15 49 2 51
Capiial expenditure— creatingarea 14 - 14 11 - 11
Capital expenditure — noadditional area 3 24 27 5 14 19
Tenantincentives T ) 16 1 17 2 4 6
Totai T 3B 38 35 73 &7 24G 87
Conversion fromaccruals 1o cash basis e ] 2 5 3 - 10 10
Total on cash basis ¥ 36 40 76 67 30 97

t 2021 Fgures have been restated 1o refectihe IFRIC Decision on Concessions with furtherinforration provided in notes 1B and 6 to tne inancial statements.
g
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Note 2 to the financial statements shows the Group’s proportionally consolidated income statement. The Group’s proportionally consolidated balance
sheetand netdebtare shownin Tables 12 and 13 respectively. As explained in note 3 to the financial statements, the Group’sinterest in Value Retail is not

proportionally consolidated as it is not underthe Group’s management.

Balance sheet

Tahle1? i 2022 2021
Prapor- Propor-
Share of tionally Srareo® tionally
Reported Property consoli- Reported Property consoli-
Group interasts dated Group interests dated
Note £m £m £m £m £m £m
Non-current assets
Investment properties 1,461.0 1,722.9 3,183.9 1,561.4 1,813.9 3,375.3
Interests in leasehold properties 34.0 15.4 49.4 329 154 48.3
Right-of-use assets 9.5 - 9.5 3.8 — 38
Plant and equipment 1.4 - 1.4 1.4 - 1.4
Investmentin joint ventures 1,342.4 (1,342.4) - 1,451.8 {1,451.8) -
Investment in assaciates 1,297.1 (107.7) 1,894 1,247 .0 106.2) 1,140.8
Otherinvestments 2.8 - 2.8 3.5 - 9.5
Trade and other receivahbies 3.2 5.0 8.2 195 29 22.4
Derivative financial instruments 7.0 6.3 13.3 1846 - 18.6
Restricted monetary assets N L 21.4 - 214 214 - 214
- 4,186.8 2995 4,486.3 4,367.3 274.2 46415
Current assets
Trading properties 36.2 - 36.2 34.3 - 34.3
Trade and other receivables 85.9 43.4 129.3 84.8 323 1171
Derivative financial instruments 0.1 - 0.1 73 - 7.3
Restricted rnonetary assets 8.8 21.0 29.6 337 309 64.6
Cash and cash equivatents 3 218.8 117.7 336.5 3151 1347 4498
- 349.6 182.1 531.7 475.2 197.9 673.1
Assets held for sale ~ B _ - - ~ 71.4 = 71.4
349.6 182.1 5317 5468 1579 744.5
Total assets 4,536.4 481.6 5,018.0 49139 4721 53860
Currentliabilities
Trade and other payables (168.5) (66.8) (235.3) (179.4) (75.9) (255.3)
Loans - {126.1) {126.1) - (79.3) {79.3)
Tax (0.5) (0.3) (0.8) (0.6) 0.2) 0.8)
Derivative financial instruments (16.1) - {16.1) - - -
{185.1) {193.2) {378.3) {180.0) {155 4) (335.4)
Non-current liabilities
Trade and other payahles {56.3) (7-0) (63.3) {h6 A 1.3 {€0.0)
Obligations under head leases {38.1) (15.8) {(53.9) (36.4) (15.8) (52.2)
Loans {1,646.4)  (265.5) (1,911.9} (1.834.8) (265.0)  {2,129.8)
Deferrad tax (0.4) (0.1) (0.5) (0.4) (0.1) {0.5)
Derivative financialinstruments _ (23.7) - (23.7) (59.7) e | {£1.3)
N L s (1,764.9) (288.4) (2,053.3) (1,987.9) (3167 (2,304.6)
Total liabilities N ) (1,950.0) (481.6) (2,431.6) (2,167.9) 4721) (2,640.0)
Netassets 2,586.4 - 2,586.4 27460 - 2,746.0
EPRAadjustments —excluding Value Retait 108 (4.8) 1.0y
~ - Valye Retail B 108 ~ 521 o 9k2
) 47.3 94.2
Non-controlling interests 3 - NN
EPRANTA 2,633.7 2,840.1

T 2021 figures have been restated toreflect the IFRIC Decision on Depaosits where further informatian is provided in note 1B to the financial statements and forthe
Reported Groupin note 16 to the financial statements. For Share of Property interests, £15.0m was reclassified from restricted monetary assetstocash and cash

eruivalents,
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BALANCE SHEET INFORMATION continued

Netdebt
Table 13
- w22 000 A
Share of Shareof
Reported Property Rencried Property
Group interests Totat Group interests Totat
Propartionally consolidared £m £m £m £m £m £m
Casnandcashequivalents R 2188 1177 3365 3197 1347 4544
Loans c  (1,646.4) (391.6) (2,038.0) (1.834.8) (3743) (22091
Fairvalue of currency swaps _ {30.6) - (30.6) (441} - (44D
Netdebt T (1,458.2) (273.9) (1,7321) (1,559.2) (239.6) (1,798.8}

T 2021 figures have been restated to reflect the issuance during the year of the IFRIC Decision an Depasits withfurther inforrmation provided innote 1B to the
financial statements and for the Reported Group innote 16 to tne financial staterments. Share of Property interestsis as described in Table 12.

a Cashandcash equivalentsin 2021 included £4.6m relating to assets held for sale,

Cash and cash equivalents for Share of Property interasts includes £10.0m (20271: £15.00m) Inrespect of cash held by managing agents and cash held ina ftoat

account for secured lenders, which was previously disclosed as restricted monetary assets as descnbed innote 1B and where the breviously reported 2021 cash
and cash equivalents figure of £119.7m has beenrestated.

¢ Loans for Share of Propertyintarests comprises £126.1m of current and £265 5m of non-current secured loans, respectively (2021 £72.3mand
£295.0m, respectivaly)

o

Movementinnet debt

Table 14

2022 2021
Proportionally consolidated £m £m
Openingnetdebt t (1,798.8) (2.215.4)
Profitfromoperating activities T 129.3 1225
Decrease in receivables and restricted monetary assets T 27.5 39.6
Increase/(decraase) in payables 8.2 (37.0)
Adjustmentfornon-cashiterns . f 087 _ (5
Cash generated from operations T 165.7 119.6
Interestreceived 16.8 19.0
Interest paid (73.5) (108.3)
Redemption premiums and fees from early repayment of delbit - 1%8)
Debt and loanfacility issuance and extension fees (2.8) -
Bondissue costs -~ 5.2
Premiums an hedging activities (3.9} 20.8)
Taxrepaid/(paid) e o 01 (22
Cashflowsfromoperatingactivities .~~~ t 1024 Q77
Capitat expenditure {76.3) {97.1})
Sale of properties o o e 1919 4252
Cashflows frominvestingactivites =~~~ . N 1156 3281
Shareissue expenses (0.5) 2.21
Purchase of own shares 6.7 (3.8}
Proceeds from awards of awn shares 0.1 01
Equity dividends paid o e (13.2) 249
Cash flows from financing activities o e (203 30®
Exchangetransiationmovement - - @310 1370
Closing net debt T (4,7321) (1798.8)

T 2021 figureshave beenrestated toreflect tne IFRIC Decision on Deposits with futherinformation prowded in note 1Bto the financial statemeants.
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Table 15
2022 2021
NTA per NTAper
NTA share NTA share
£m pence £ pence
EPRANTAat1January " 2,8401 643 33169 81.8
Scrip dividend dilution in NTA per shareinthe year 3 L - (750 - {67
EPRANTA at 1 January rebasedtoreflect scrip dividendsinthe year A 2,840.1 56.8 3,316.9 75.1
EPRANTA at 31 December 2,633.7 52.7  2,840.1 643
Movement in NTA (206.4) (4.1) A476.8) 110.8)
Cashdividends in tha year ] 13.2 0.3 130 03
B (193.2) (3.8)  (463.8)  (10.5)
Total accounting return B/A (6.8)% (14.0)%
FINANCING METRICS
Netdebt: EBITDA
Table 16
2022 2021
Proportionally consolidated Note £m £m
Adjusted operating profit ) T 2 159.4 138.9
Amortisation of tenant incentives and other items within net rentalincome t (0.1) (12.1)
Share-based remuneration 3.0 3.3
Depreciation 3 4,1 4.4
EBITDA - rolling 12 month basis A T 166.4 134.5
Net debt B T Table1s  1,7321  1,798.8
Netdebt: EBITDA B/A T 10.4x 13.4x

T 2021 figures have been restated toreflect the IFRIC Decision en Concessions where further information is provided in notes 1B and 6 tothe financial statements
and the IFRIC Decision on Deposits with further infarmation provided in note 1B to the financial statements.

Interest cover
Table 17
2022 2021

Proportionally consolidated Note £m £m
Adjusted netrentalincome t 2 174.8 174.4
Less net rentalincome in associatas: Nicetoile (2027 only) and Ttalie Deux _ t 140 44 @7

A ot i 1704 1697
Adjusted net finance costs 2 54.0 71.8
Lessinterest on lease obligations and pensions (2.6) (3.2)
Add capitalised Interest L _ 7 1.2 53
— B o 526 739
Interest cover A/B T 3.24x 2.30x

t 2021 figures have been restated to refiect the IFRIC Decision on Concassions with further information provided in notes 1B and 6to the financial statements and
the TFRIC Decision on Deposits where further information is provided in note 1B ta the inancial statements.
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ADDITIONAL INFORMATION —UNAUDITED continued

FINANCING METRICS continued

Loantovalue
Tablea8

2022 2021
Proportionally consolidated Note £m £m
Netdebt-toar T T T A1 bk 17321 17988
Managed property portfolio B 38 3,220.1 3,478.7
Investment in Vajue Retail - ) o 146 1,189.4 11408
“Value’ C 4,409.5 4,619.5
Loantovalue-HWeadtine  ~  AMc__ f_ 393% _ 389%
Net debt —Value Retail D Takle 21 674.9 680.3
Property portfolio - Value Retail E Taple2l 1,887.0 1,8935
@Mﬂl proportional consolidation of ValueRetail ‘::\ - ) (A+DE5D T o 47.1%_7__ '@’:j} °/£
Net payables —Managed Portfclio 360.3 176.6
Net payables — Value Retail e o o 4.2 130
Net payables ~ Group a4 1896
Loantovalue ~EPRA (A+D+F)/(B+E) + 50.5% 50.1%
1 20271 figures have been restated to reflect the IFRIC Decision on Deposits with further information provided innote 1B to the financial statements,
Gearing
Table 19

2022 2021
Proportionally consolidated Note £m £m
Net debt ¢ ramess  1,7321 17988
Add:
—Unamortised borrowing costs 15.9 18.9
—Cashheld withininvestmentsin associates: Italie Deux . e 6.8 60
Net debt for gearing A t 1,754.8 1,823.7
Equity shareholders’ funds — Consolidated net tangible worth o B . . 2,586.4 \ 47?15_9
Gearing A/B t 67.8% 66.4%

T 2021 figures have been restated to reflect the IFRIC Decision on Deposits vath farther information prowded inrote 18tothe financlal statements,
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Unencumbered assetratio

Table 20

2022 2621
Proportignally consolidated Nate £m £m
Managed property portfolin 3B 3,220.1 3,478.7
Adjustments:
- Propetties held in associates: Ttalie Deux (102.9) (101.7)
— Encumbered assets * (651.0) {651.9)
Totalunencumbered assets A 2,466.2 27251
Net debt—propartionally consolidated 1 Table13  1,7321  1,798.8
Adjustmeants:
—Cashheald within investments in agsociates: Italie Deux 6.8 6.0
- Cashhald within investments in encumbered joint ventures T 50.8 34.0
—Unamortised borrowing costs— Group Table 19 15.9 18.9
—Encumbered debt ) B * (352.3) (3757
Totalunsecured debt B 1 1,413.3 14820
Unencumbered asset ratio AB T 1.74x 1.84x

1 2021 figures have been restated to reflect the IFRIC Decision on Deposits with furtherinformation provided in note 1B to the financial statements.
* Encumbered assets and debt relate to Dundrum, Higherass and O'Parinor.

GROUP SHARE IN VALUE RETAIL

Table 21

2022 2021
Income statement £m £m
Grossrental income m — _— /1480 ,Vif’;é
Netrentalincome . ' o - 101.3 667
Revaluation losses on properties ) (60.7) ~ (12.0)
Operating {logs)/profit (7.4) 209
{Loss)/profit for the year (53) 200
Adjusted earnings 27.4 159
Balance sheet
Investment properties " 1,887.0 1_89_3_5
Total assets ) . 2,125.7 2,063.4
Netdebt N (674.9)  (680.9)
EPRANTA 1,241.4 1,236.0

Group share

Investment in associates: Value Retail 1,189.4 1,140.8
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KEY PROPERTIES

Key property listing
Table 22

Accoynting
classification
wharenot
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No.of Passingrent
£

Managed portfolio Location wholly-owned Ownership Area, m? tenants m
Flagshipdestinations o o
UK
Brent Cross London Jointventure 41% 87,000 113 12.5
Bullring Birmingham Jointventure e 50% 98,220 151 21.0
Cabat Circus Bristol Jointventure f 50% 109,590 113 11.6
The Oracle Reading Jointventure 50% 72,100 100 10,1
Union Square Aberdeen 100% 51,800 73 15.1
Wesiquay o Southampton __ Jointventure _ 80% 94,700 111 - 13.7
France
Ttalie Deux Paris Associate 25% 68,100 121 6.6
Les 3 Fontaines Cergy ab 100% 85,100 206 235
Les Terrasses du Fort Marszeilte 100% 62,800 155 29.8
OFarinor Aulnay-sous-Bois __ Jointventure  bc  25% 68,200 161 _ 60
Ireland
Dundrum Town Centre Dublin Jaint ventre 50% 128,760 152 272.2
Ilac Centre Dublin Joint operation 50% 27,900 66 4.0
Pavilons _ Swords ___ Jontoperaion __  50% 44100 94 76
Developments and other (key properties) - S e o ) .
Bristol Broadmead Bristol Joint ventura f 50% 34,600 60 3.0
Centrale Croydon Joint venture 50% 64,300 42 2.2
Dublin Central Dublin 100% n/a nfa n/a
Dundrum Phase IT Dublin Jointventure 50% n/a nfa nj/a
Grand Central Birmingham Jointventure e 50% 37,600 54 4.7
Highcross Leicester Jointventure 50% 100,100 122 9.3
Eastgale Leeds 100% n/a nfa n/a
Martineau Galleries Birmingham e 100% 36,000 49 2.4
Pavilions land Swords 100% nfa n/a n/a
Bishopsgate Goodsyard Londan Jointventure 50% njfa nfa n/a
Whitgift Croydon Joint venture 50% 96,900 82 nfa
. No. of Income
Valye Retail Associate d  Ownership Area, m? tenants £m
Bicestervillage  Bicester 7 s% 28000 160  69.8
LaRocavillage Barcelona 41% 25,900 146 21.7
Las Rozas Village Madrid 38% 16,500 99 13.4
Lavallée Village Faris 26% 21,600 111 23.9
Maasmechelen Vilage Brussels 27% 20,200 105 5.9
Fidenza Village Milan 34% 21,100 117 5.6
Werth&im Viillage Frankfurt 45% 20,900 115 10.3
Ingolstadt Village Muntich 15% 21,000 112 3.7
Kildare Village Gublin 41% 23,600 113 10.9
a Les 3 Fontaines, Cergy includes the new extersianwhich was reclassifiea from Developments ana cther to Flagshipdestinations upon apeningin March 2022,
b tleld under co-ownarship. Figures reflact Harmme son's awnéarstun interests.
¢ Inadditon, asmall proportionis wholly owned.
d Income represents annualised base and turrover rentat Hammerson's gwnership shae.
e Collectively kniown as the Birmingham Estate.
f Collectively known as the Bristol Estate.
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2022 2021 2020 2019 2058
£m £m Em Em £m

Income statement - Proportionally consolidated a ] . ) - o
Revenue B i 275.0 3222 368.2 457.8 506.4
Grossrentalincome o T 215.2 250.4 288.2 361.0 3588
Netrentalincome t 177.2 1825 148.5 3085 3475
Profit from operating activities T 129.3 1225 104 .4 260.2 3028
Other netlossesincluding revaluation and impairments + {222.1) {466.2) (1,598.6) (1,197.9) (517.9)
Share of results of joint ventures - - (20.7) 34.3 24.64
Share of results of associates (5.3) 20.0 {135.8) 210.6 56.8
Netfinance costs (65.6)  (103.6) (83.6) (86.2)  (132.9)
Loss before tax (163.7) (427.3)  (1,734.3) {(779.0} (266.6)
Tax charge (0.5) (1.8) (0.6) (2.2) 1.9
Loss after tax (164.1:) 4291y (1,734.9) (781.2) {268.5)
Adjusted earnings 1 104.9 655 27.4 2140 2403
Balance sheet - Proportionally consolidated
Investrent and development properties 3,183.9 3,375.3 4,413.8 5,667.7 7.479.5
Investment in joint ventures - - - 379.0 326.3
Investment in associates 1,189.4 1,140.8 1,1541 1,355.3 1,211.1
Cashand cash equivatents T 336.5 4498 521.7 123.1 132.1
Borrowings b (2,068.6) (2,253.2) (2,743.0) (2,939.9) (3,508.1)
Other assets T 299.0 4045 320.0 2501 250.7
Other labilities (353.8)  (3712) (457.7)  (4583)  (459.0)
Net assets 2,586.4 27460 32085 43770 54326
Movement in net debt - Proportionally consolidated
Opening net debt T (4,798.8) (22154) (2,816.8) (3,376.0) (3,462.2)
Cash generated from operations t 165.7 119.6 4523 260.7 3009
Cash generated from operating activities + 102.4 17.7) (40.9) 194.1 200.0
Cash generated from investing activities 415.6 3281 232.3 361.5 2720
Cash generated from financing activities (20.3) {30.8) 518.3 (202.0) {(348.7)
Foreign exchange {131.0) 137.0 {108.3) 1756  (37.0)
Closingnet debt T {1,732 (1,7988) (2,2154) (2816.8) (3,376.0)
Pershare data C
Basiclosspershare {3.3)p 8. 7p 62.4)p {46.6)p (15.6)p
Adjusted earnings per share T 2.1p 1.3p 1.3p 12.8p 14.0p
Dividend per share — cash basis 0.2p O.4p 0.4p 5.1p 11.8p
Nettangible asselvaile (N1A) per share d 53p 64p 82p  1lép 148p

T 2021and 2020income statement figures have been restated toretlect the IFRLC Decision on Concessions with further information provided in note 18 and for
2021, note 61othe financial staternents. Balance sheet igures for 2028t0 2021 have baenrestated to reflect the IFRIC Decision on Depasits with further

information provided in note 18to the financial statements,
Income statement for 2021 and 2020 includes discontinued operations.
Borrowings comprise loans and currency swaps.

oo

¢ Comparative per share data has been restated following the rights issue in September 2020. Earnings per share metrics for 2021 and 2020 have been restated

inrespect ofthe bonus element of scrip dividends.

d 20181sshown onanet asset value (NAV) par share basis with subsequent years being on an NTA basis following the replacement of EPRANAV by EPRAMNTA

asthe key net tangible asset parshare metric.
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Registered office and principal UK address
Hammerson plc

Martle Arch House

66 Seymour Street

London W1H 58X

Registeredin England No. 360632
+44 (01207887 1000

Principal addressin France
Hammerson France SAS

36 Rue ge Chatsaudun

Paris 75009

+33(0)156 653000

Principal address in the Republic of Ireland
Hammersen Group Management Limited
Buitding 10, Pernbroke District

Dundrum Town Centre, Dundrum

Dublin D16 A6P2
Advisers
Valuers CBRE Limited
Cushman and Wakefield LLP
Jones Lang LaSalle Limited
Auditor FricewaterhouseCoopers LLP

Joint Brokers and
Financial Advisers

Barclays Bank plc
Morgan Stanley & Co. International ple

Financial Adviser

l.azard Ltd

Primary and secondary listings

The Company has its primary listing on the London Stack Exchange and
secondary inward listings on the Johannesburg Stock Exchange and on
Euronext Dublin. Our secondary listing equity sponsors are Investec Bank
Limited in respect of the Johannesburg Stock Exchange and Goodbody
Stockbrokers UCin respect of the Euronext Dublin Uisting.

Shareholder administration

For assistance with queries about the administration of shareholdings,
such as lost share certificates, change of address, change of ownership or
dividend payrents, please contact the relevant Registrar or Transfer
Secretaries.

UK Registrar

Link Group

10th Floar, Central Square
29Wellington Streat
Leeds (51 4DL

shareholderenguines@linkgroup.co.uk
www.signalshares.cam
+44 (01371664 0300

Calls are charged at the standard geographic rate and will vary by provider.
Cails outside the UK wiilbe charged at the applicable international rate,
Lines are openbetween 9:00 ami ta 5:30 o, Monday to Friday excluding
publicholidays in England and Wales.
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South African Transfer Secretaries

Computershare Investor Services Proprietary Limited
Rosebank Towers

15 Biermann Avenue

Rosebank 2196

South Africa

or

Private Bag X5000

Saxonwold 2132

South Africa

0861 100 933 {localin South Africa)
web.queries@computershare.co.za

Annual General Meeting

The Annual General Meeting will be held at 9:00 am (UK time) on 4 May
2023, Details of the Annual General Meeting and the resolutions to be voted
upon can be found in the Notice of Meeting which is availabie on our website
atwww.hammerson.com.

Payment of dividends

UK shareholders who do not currently have their dividends paid direct to
abankor building society account and who wish to do so, should complete
amandate instruction available from the Registrar or register their mandate
atwww.signalshares.cam, Sharehotders outside the UK may be able tohave
dividendsin excess of £10 paid into thelr bank account directly in theirlocal
currency viathe Link Group international payments service, Details and
terms and conditions may be viewed at ww?2 linkgroup.eu/ips.

ShareGift

Sharenolders with a small numiber of shares, the value of which makes it
uneconomic tosellthem, may wish to consider donating themia charity
through ShareGift. aregistered charity (registered charity no: L052686).
Further nformation about ShareGift is available at www.sharegift.org, by
emailat help@sharegift.org, by caling on +44 (0)207 930 3737 or by
writing to ShareGift, PO Box 72253, London, SW1P 9LQ. To donate shares,
pizase contact ShareGift.

Strate Charity Shares

South African shareholders for whaomthe cost of selling their shares would
exceedthe market value of such shares may wish to consider donating
themto charity. Anindependent non-profit organisation called Strate
Charity Shares has been established to administer this process. For further
details or donations cantact the Strate Charity Shares’ toll-free helpline on
0800202 363 (ifcalling frorn South Africa) or+27 11 8708207 (if calling
from outside South Africa), email charityshares@computershare.co.za,
orvisitwww.strate.co.za.



Sharehalder security

Share fraud includes scams where fraudsters cold-call investors offering
them overpriced, worthless or non-existent shares, or offer tobuy shares
owned by investors at an inflated price. We advise shareholderstobe
vigilant of unsolicited mail or telephone calls regarding buying or selling
shares. For more information visit www.fca.org.uk/scams or call the FCA
Consumer Helpline on +44{0)800111 6768. Thisis afreephnne number
luniihie UR. Lines are open Monday to Friday, 8:00 am to 6:00 pmand
Saturday, 9:00 amto 1:00 pm.

Unsolicited mail

Hammersonis obliged by lawta make its share register available on request
to other organisations. This may result in shareholders receiving unsolicited
mail. Tolimit the receipt of unsolicited mail, UK shareholders may register
with the Mailing Preference Service, an independent organisation whose
services are free, by visiting www.rmpsonline.org.uk. Once ashareholder’s
fiame and address details have been ragistered, the Mailing Mreference
Service will advise companies and other bodiesthat subscribe to the service
not to send unsolicited mail to the address registered.

UK Real Estate Investment Trust {REIT) taxation

Asa UK REIT, Hammersan plcis exempt from corporatian tax on rental
income and gains on UK investment properties butis required to pay
Property Income Distributions (FIDs). UK shareholders will be taxed en
PiDs received at their full marginal tax rates. A REIT may in addition pay
normal dividends.

Formost shareholders, PIDs will be paid after deducting withholding tax at
the basicrate. However, certain categories of UK shareholder are entitled to
receive PIDs without withhotding tax, principally UK resident companies, UK
public bodies, UK pension funds and managers of ISAs, PEPs and Child
Trust Funds. Further information on UKREITs is avallable on the Company’s
website, including a form to be used by shareholders to certify if they qualify
toreceive PIDs without withholding tax.

PIDs paid to overseas shareholders are subject towithholding tax at 20%.
South African sharehalders may apply to His Majesty's Revenue and
Customs after payment of aPID for arefund of the difference between the
20% withholding tax and the prevaiting UK/South African double tax treaty
rate, Other averseas shareholders may be eligible to apply for similar
refunds of UKwithholding tax under the terms of the relevant tax treaties.

Notmaldividends paid to overseas shareholders are paid gross but may
be subject totaxation in the shareholder's country of residence. For South
African shareholders, dividends tax at 20% will be withheld and paid over
tothe South African Revenue Service on the shareholders’ behalf, Certain
sharehoelders, including South African tax resident companies, retirement
tunds and approved public benefit arganisations, are exempt from
dividends tax but it is the responsibility of each shareholder to seek their
awn advice. Dividends taxdoes not apply to scrip dividends, whether paid
asaPID or anormal dividend.
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Forward-looking statements

Certain statements made inthis Annual Report are forward-looking and are
based on current expectations concerning future events which are subject
toanumber of assurmptions, risks and uncertainties, Many of these
assumptions, risks and uncertaintigs relate to factors that are beyond the
Group’s control and which could cause actual results to differ materially
from any eapecled [ulldre events or results referred to orimplied by these
forward-looking statements. Any forward-looking statements made are
based onthe knowladge and information available to Directors on the
date of publication of this Annual Report. Unless otherwise required by
applicable laws, regulations oraccounting standards, the Group does not
undertake any obligation to update or revise any forward looking
statements, whether as aresult of new information, future developments
or otherwise. Accordingly, no assurance can be given that any particular
expectation will be met and reliance should not be placed on any forward
looking statement. Nothinginthis Annual Report shmild he regarded as

a profit estimate or forecast.
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Adijusted earnings Reported amounts excluding certain iterms in accordance with EPRA guidelinas and also certain cash and
non-cash items which the Directors believe are notreflective of the normal day-to-day operating activities of
the Group.

Annual Incentive Plan (AIP) Annual bonus plan for all employees, including Executive Directors

Average cost of debt or weighted The cost of finance expressed as a percentage of the weighted average debt during the period.
average interestrate (WAIR)

Borrowings The aggregate of loans and currency swaps but excluding the fair value of the interest rate swaps, as the fairvalue
crystallises over the life of the instruments rather than at maturity.

BREEAM Anenvironmental rating assessed under the Bullding Research Establishment’s Environmental
Assessment Method.

Capital return The change in property value during the periad after taking account of capital expenditure, calculated on

amonthly time-weighted and constant currency basis.

Cost ratio (or EPRA cost ratio) Total operating costs (being property outgoings, gross administration costs less property fee income and
management fees recewabile) as a percentage of grossrental income, after rents payable. Both property
outgoings and gross rentalincome are adjusted for costs associated with inclusive leases.

Compulsory Voluntary Alegally bindingagreement with creditors ta restructure liablities, inciuding future tease liabitities.
Arrangement {CVA)

Deferred Bonus Share Scheme The deferred elemeant of the AP, payable in shares, two years after the awards date.

{DBSS)

Dividend caver Adjusted earnings per share divided by dividend per share.

EBITDA Earnings before interest, tax, depreciation and amortisation.

EPRA The European Public Real Estate Association, a real estate industry body, ofwhich the Company is a member.

This organisation has issued Best Practice Recomimendations with the intention of improving the transparency,
cormparability and relevance of the published results of listed real estate companies in Europe.

Equivalent yield (true and The capitatisation rate applied to future cash flows ta calculate the gross property value. The cash flows reflect
nominal) future rents resulting from lettings, lease renewals and rent reviews based on current ERVS. The true equivalent
yield (TEY) assumes rents are received quarterly in advance, while the nominal equivalent yield (NEY) assumes
rents are received annually in arrears, These yields are determined by the Group's external valuers.

ERV The estimated market rental value of the total lettable space in a property (after deducting head rents, and car
parking and commercialisation running costs) calculated by the Group’s externalvaluers.

ESG Using enviranrmental, social and governance factors 1o evaluate companies and countries on how far advanced
they are with sustainability.

F&B Food and beverage.

Gearing Net debt expressed as a percentage of equity shareholders’ funds calculated as per the covenant definitioninthe
Group's unsecured bank loans and facilities and private placemerits.

Gross property value or Gross Property value before deduction of purchasers’ costs, as provided by the Group’s external valuers.

asset value (GAV)

Gross rentalincome {(GRI) Income fram leases, car parks and commercialisation, after amortising tease incentives.

Headlinerent The annual rentalincome derived from a lease, including base and turnover rent but after rent-free periads.

Inclusivelease Alease, ofenforashort pariod, under which the rentincludes costs such as service charge, rates and utilities.
Instead, the landlord incurs these costs as part of the overall commercial arrangement.

Income return Income derived from property taken as a percentage of the praperty value on atime-weighted and constant
currency basis after taking account of capital expenditure.

Initial yield {or Netinitial yield Annual cash rentsreceivable (net of head rents and the cost of vacancy, and, in the case of France, netof an

{NIY)) allowance for costs of anpraximately 5%, primarily for management fees), as a percentage of gross property

value, as provided by the Group's external valuers. Rents receivable following the expiry of rent-free pericds are
natinciuded. Rentreviews are assumed to have been settled at the contractual review date at ERV.
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Interest cover

Adjusted net rental income excluding associates, divided by Adjusted net finance costs before capitalised
interest and interest charges on lease obligations and pensions.

Interestrate or currency swap
{or derivatives)

An agreement with another party to exchange an interest or currency rate obligation for g pre-determined period.

Jointventure and assoclate
manageiment fees

Fees chargedtojnint wentures and ananriates for acvounting, secreldiial, asset and development
management services.

Leasing

Comprises new lettings and renewals.

Leasing vs Passing rent

Acompariscn of Headline rent from new leases and renewals to the Passing rent at the most recent balance
sheet date.

Like-for-like (LFL) NRI

The percentage change in net rental income for flagship properties owned throughout both current and prior
periods, calculated on a constant currency basis. Properties undergoing a significant extension project are
excluded from this calculation during the period of the waorks. Forinterimrepaorting periods properties sold
hetween the balance sheel dale and the date of the announcement are alsc excluded from this metric.

Loan to value (LTV)

Net debt expressed as a percentage of property portfotiovalue, The Group has three measures of LTV: Headline,
whichincludes the Group's investment in Value Retaill; Full proportional consolidation of Value Retail (FPC),
which incorporates the Group’s share of Value Retail's net debt and property values; and EPRA, which includes
an adjustmentfor net payables.

MSCI

Property market benchmark indices produced by Morgan Stanley Capital International.

Net effective rent(NER)

Annualrent from a unit calculated by taking the total rent payable over the term of the lease to the earliest
termination date and deducting all tenant incentives.

Netrentalincome (NRI)

GRI less net service charge expenses and cost of sales, Additienally, the change in provision foramounts not yet
recognised in theincome statement is also excluded te calculate Adjusted NRI.

EPRANTA

EPRA Nettangible assets: An EPRA net asseat per share measure calculated as equity shareholders’ funds with
adjustrnents made for the fair values of certain financial derivatives, deferred tax and any goodwill balances.

QOccupancy rate

The ERV ofthe areain a property or portfolio, excluding developments, which is let, expressed as a percentage
ofthe total ERV, excluding the ERV for car parks, of that property or portfolio.

Occupational cost ratio (OCR)

The proportion of retailer’s sales compared with the total cost of occupation, including rent, local taxes
(I e. business rates) and service charge. Calculated excluding department stores.

Over-rented

The amount, or percentage, by which the ERV falls short of rents passmg together wwth the ERV ofvacam Space.

Passingrents or rents passing

The annual rental income receivable from an investment property after rent-free periods, headrents, car park
costs and commercialisation costs. This may be more or lessthan the ERV (see over-rented and reversionary or

under-rented).

Pre-let

Alease signed with atenant prior to the completion of adevelopment or ather major project.

Principal lease

Aleasesigned with a tenant with a secure term of greater than one year.

Property fee income

Amounts recharged to tenants or co-owners for property management services including, but notlimited to
service charge management and rent collectian fees.

Property Income Distribution
(PID)

Adividend, generally subject ta withhalding tax, that a LW RCIT is1 eyuired to pay from its tax-exempt property
rentalbusiness and which is taxable tor UK-resident shareholders at their marginal tax rate.

Propertyinterests (Share of)

The Group's nan-wholly owned properties which management proportionally consolidate when reviewing the
performance ofthe business. These exclude Value Retaill which is not proportionally consolidated.

Property outgoings

Thedirect operational costs and expenses incurred by the landlord relating to property ownership and
management. This typically comprises void costs, net service charge expenses, letting related costs, marketing
expenditure, repairs and maintenance, tenant incentive impairment, bad debt expenserelatingtaitems
recognised in the income statement and other direct irrecoverable property expenses. These costs areincluded
wnhmthe Group s calculation of tike-for-like NRI and the cost ratio.

Proportional consolidation

The aggregation ofthe financial results of the Reported Group and the Group's Share of Property interests under
management (i.e. excluding Value Retail) as set outin note 2.

QIAIF

Qualifying Investor Alternative Investment Fund. A regulated tax regime in the Repu blic of Ireland which
exempts participants from Irish tax an property income and chargeable gains subject to certain reguirements.
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Rent collection Rent collected as a percantage of rent due for aparticular pericd after taking account of any rent concessions
granted for the relevant period.

REIT Real Estate Investment Trust. A tax regime which in the UK exempts participants from corporation tax both on UK
rental income and gains arising on UK investrnent property sales, subject to certain requirements.

Reported Group The financial results as presented under IFRS.

Reversionary orunder-rented The amount, or percentage, by which the ERV exceeds the rents passing, together with the estimated rental
value of vacant space.

RIDDOR Ahealth and safety reparting obligation to report deaths, injuries, diseases and ‘dangerous occurrences’ at work,
including near misses, under the Reporting of Iyjuries, Diseases and Dangerous Occurrences Regulations 2013,

Scope 1 emissions Direct emissions fromowned or controlled sources.

Scope 2 emissions Indirect emissions from the generation of purchased energy.

Scope 3 emissions Allindirect emissions (hot included in Scope 2) that occurinthe value chain of the reporting company, including
bath upstream and downstream emissions.

SAICA South African Institute of Chartered Accountants.

SIIC Sociétés d'Investissements Immobiliers Cotées. Ataxregime in France which exempts participants fromthe
French tax on praperty income and gains subject to certain requirements.

SONIA Sterling Overnight index Average,

Task Force on Climate-related An grganisation established with the goal of developing a set ofvoluntary climate-related financial risk

Financial Disclosures{TCFD) disclosures 1o be adopted by companies ta inform investors and the public about the risks they face relating
toclimate change.

Temporary lease Alease with a period of one year or less, measured to the earlier of lease expiry artenant break.

Tenantrestructuring CVAs and administrations,

Total accounting return (TAR) The growth in EPRANTA per share plus dividends paid, expressed as apercentags of LPRANTA per share atthe
beginning of the periad. The return excludes the dilution impact from serip dividends.

Total development cost Allcapital expenditure on adevelopment or other major project, including capitalised interest

Total property return (TPR) NRI, excluding the change in provision for amounts not yet recognised in the income statement, and capital

(ortotalreturn) srowth expressed as a percentage of the opening book value of property adjusted for capital expenditure,
calculated on amonthly time-weighted and constant currency basis.

Total shareholderreturn {TSR) Dividends and capital growth in a Company's share price, expressed as a parcentage of the share price at the
begnning of the penod.

Transitional risk Business risk posed by regulatory and policy changes implemented to tackle climate change.

Turnover rent Rental income which is linked to an occupier's revenues,

Vacancy rate The ERV of the areain a property, or portfolio, excluding developments, which is currently available for letting,

expressed as a percentage of the ERV of that property or partfolio.

WAULB/WAULT Weighted Average Unexpired Lease to Break/Term.

Yield on cost Passingrents expressed as a percentage of the total developmentcost of aproperty.
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